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FROM: Lisa Haage, Chief of Enforcement 
 
SUBJECT: ADDENDUM TO ITEM NOS. 18.3 & 18.5 – CONSENT CEASE AND DESIST 

ORDER CCC-12-CD-05 AND RESTORATION ORDER CCC-12-RO-05 
(UNITED WORLD OF THE UNIVERSE FOUNDATION) 

 FOR THE COMMISSION MEETING OF July 12, 2012  
 
 
Documents Received: 
 
Documents included in this addendum are: two letters in support of the Consent Cease and 
Desist and Restoration Orders, and the revised Mitigation Plan. 
 

1. Letter from Lorenza Fong, Acting Superintendent, National Parks Service, dated July 10, 
2012 in support of the proposed Consent Orders.  

2. Letter from Sarah Abramson Sikich, Coastal Resources Director, Heal the Bay, dated 
July 11, 2012 in support of the proposed Consent Orders.  

3. Conceptual Habitat Restoration Plan for the Mitigation of Development, which shall 
supersede and replace Attachment 11 to the Consent Cease and Desist and Restoration 
Orders.  

 
Changes to staff report / Recommendations and Findings for CCC-12-CD-05 AND CCC-
12-RO-05:  
 
Commission staff hereby revises its June 28, 2012 staff report and, thereby, its recommended 
findings in support of the Consent Cease and Desist Order & Restoration Order.  Language to be 
added is shown in italic and underlined, as shown below, and deletions are shown in strikeout: 
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1. Page 2, paragraph 1, sentence 1 should read as follows: 
 
“This matter pertains to development in the Santa Monica Mountains on 120 acres 
of property, all of which is considered environmentally sensitive habitat area, and 
which is currently used as a treatment facility.” 
 

2. Page 11, paragraph 4, sentence 1 should read as follows: 
 

“On the property, the hills rising northeast of the tributary streams are covered 
with a large swath of grassland and chaparral, which is designated as an 
environmentally sensitive habitat area in the LUP and has been protected by the 
Commission in past action. The Commission has found in past actions that large 
contiguous areas of chaparral in the Santa Monica Mountains constitute 
Environmentally Sensitive Habitat Areas.  

 
3. Page 19, paragraph 2, sentence 2 should read as follows:  

 
“Given the large contiguous coverage of chaparral and oak woodlands occupying 
much of the property not subject to this initial ESHA designation, it is probable 
that, pursuant to Policy 57 of the LUP, a current biotic review process would 
result in designation of much a portion of the remainder of the property as 
ESHA.” 
 

4. Page 19, paragraph 2, sentence 4 should read as follows: 
 
“Wildlife Migration Corridors and Significant Watershed Areas are both 
designated as ESHA Sensitive Environmental Resources under the Land Use 
Plan.”  
 
 

5. Page 25, finding #1, sentence 3 should read as follows and be supplemented by a new 
fourth sentence as follows: 

“The property is located within the Coastal Zone, and portions of it have which 
and has  been designated as containing various types of ESHA. It is probable that 
a current biotic review process would result in designation of a portion of the 
remainder of the property as ESHA.  
 
 

Changes to Consent Cease and Desist and Restoration Orders: 
 
 Replace Attachment 11 with the updated Conceptual Habitat Restoration Plan for the 
Mitigation of Development included herewith.  Respondents are in agreement with this change.  
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July 11, 2012 

 

California Coastal Commission 

45 Fremont, Suite 2000 

San Francisco, CA 94105-2219 

Via fax: (415) 904-5400 

 

Re: Support Cease and Desist Order No. CCC-12-CD-05 and Restoration Order No. CCC-12-RO-05   

 

Dear Coastal Commissioners: 

 

Heal the Bay has reviewed the Cease and Desist Order No. CCC-12-CD-05 and Restoration Order No. 

CCC-12-RO-05 (“Cease and Desist and Restoration Orders”) related to the unpermitted development 

located on the United World of the Universe Foundation and the Canyon at Peace Park properties in the 

Santa Monica Mountains.  Heal the Bay supports the staff report and proposed Cease and Desist and 

Restoration Orders, and urges the Coastal Commission to approve these enforcement actions.  

 

As stated in the staff report, the unpermitted development on this site conflicts with policies in the 

California Coastal Act, as well as the Malibu/Santa Monica Mountains Land Use Plan (“LUP”). We are 

particularly concerned about the unpermitted culverts and hardscape within the blue-line streams on 

the property which are tributaries to Ramirez Creek. These streams and associated riparian habitat are 

designated as environmentally sensitive habitat area (“ESHA”) in the LUP. 1  Section 30240 of the Coastal 

Act requires that both ESHA and ESHA buffers be protected from development and activities that cause 

degradation, and Section 30231 requires protection of the biological productivity of coastal waters.  

Streambank and in-stream hardening negatively impacts and changes a stream’s natural morphology, 

hydrologic balance, sediment regime, habitat provision, species composition, and natural chemical and 

biological processes.2  Armored streambanks are one of three major causes of downstream bank erosion 

and sedimentation, based on Heal the Bay’s Stream Team mapping efforts in the Malibu Creek 

Watershed. As such, we are supportive of the restoration order to remove the culverts and hardened 

streambank at this site. 

 

Furthermore, we are pleased that the property owners have been cooperating with Coastal Commission 

staff to address the unpermitted development on the site, and that they are in agreement to the terms 

                                                           
1
 Santa Monica Mountains Land Use Plan, certified on December 11, 1986. Available at: 

http://planning.lacounty.gov/assets/upl/data/pd_lup_malibu.pdf.  
2
 J. Craig Fischenich, 2003, “The Effects of Riprap on Riverine and Riparian Ecosystems” a report published by the 

US Army Corps of Engineers, Engineer Research and Development Center. 

http://planning.lacounty.gov/assets/upl/data/pd_lup_malibu.pdf
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of the Cease and Desist and Restoration Orders. We encourage the Commission to approve the 

proposed orders and move forward with restoration as soon as possible. 

 

Sincerely, 

 
Sarah Abramson Sikich 

Coastal Resources Director 
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Conceptual Habitat Restoration Plan, herein known as the "Mitigation Plan," outlines the 
revegetation activities and monitoring activities required by Consent Restoration Order CCC-12-
RO-05 (“CRO”) associated with restoration of chaparral, coastal sage scrub, and oak woodland 
as mitigation for impacts to native habitats associated with development installed at The Canyon 
at Peace Park to be removed and revegetated pursuant to the CRO.    
 
Site-specific restoration of the areas set forth below have been addressed in a series of site-
specific development Restoration Plans that address restoration for each area affected by the 
development including the following: 
 

• Guest House Road 13.1(A)1 
• Tree House 13.3(E), Bride and Footpath 13.3(J)2 
• A-Frame 13.3(H), A-Frame Road 13.2(A), and Women's House Northwest Road 

13.2(B)3 
• Parking Lot 13.3(C)4 
• Women’s House Landscaping 13.3(F)(7)5 
• Two Structures 13.3(I), Footpath 13.2(C), and Overlook Road 13.1(B)6 
• Pump House 13.3(B)7 

 
Each of these areas are located at The Canyon at Peace Park property located at 2900 South 
Kanan Dume Road near Malibu in unincorporated Los Angeles County, California [Exhibits 1 
and 2] (“Property”).  In addition to removal of each of the areas of development (i.e., structures 
and roads), the referenced Restoration Plans set forth detailed plans for restoring each area to the 
native habitat that occurred in each area prior to the development.   
 
In addition to the site-specific restoration requirements for each area, Section 8.10 of the CRO 
requires submittal of a “Mitigation Plan” to outline proposed mitigation to be undertaken onsite.  
The Guest House Road and the Overlook Road are not subject to the Mitigation Plan described 
herein because the Guest House Road and the Overlook Road development have already been 

                                                 
1 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Guest House Road.  Prepared for: 
The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265.  
2 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Tree House   Prepared for: The 
Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
3 Glenn Lukos Associates, June  2012.  Restoration Plan for the Removal of the A-Frame, the A-Frame Road, and 
Women's House Northwest Road.  Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, 
California 90265. 
4 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Parking Area Extension .  Prepared 
for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
5 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Women’s House Landscaping.  
Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
6 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Two Structures,, Footpath, and 
Overlook Road.  Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
7 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of a Portion of the Pump House Foundation 
and Concrete Slab.  Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 
90265. 
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mitigated pursuant to a mitigation program imposed by CDP 5-89-743.  As such, the Guest 
House Road and Overlook Road are not further discussed in this Mitigation Plan. 
 
The area of development subject to this Mitigation Plan totals 1.89 acres.  This Mitigation Plan 
includes six habitat Mitigation Areas totaling 3.16 acre, which collectively are referred to as the 
“Mitigation Area.” 
 
A. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Mitigation Plan.  Mr. Tony Bomkamp, Senior 
Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Mitigation 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Mitigation Plan.  The Project 
Biologist shall be onsite during all phases of the restoration. 
 



3 
 
 

B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in coastal sage scrub and chaparral habitat projects, shall perform restoration and 
maintenance activities within the Mitigation Area.  The Landscape Contractor shall possess a C-
27 contractor's license, and a California license Pest Control Advisor (PCA) for the application 
of herbicides and pesticides.  The Landscape Contractor will be supervised by the Project 
Biologist. 
 
C. Summary of Impacts to Resources Due to Development 
 
Table 1 below provides a summary of the impacts to native habitats according to habitat type 
(i.e., oak woodland, sycamore riparian, chaparral, etc.) for each of the areas subject to the 
mitigation requirement of the CRO.  The area covered by each development area were 
determined based on a combination of aerial photographs and onsite surveys of each of the 
subject areas.  Area totals were generated using GIS. 
 

Table 1: Development Requiring Mitigation 
 
Development 

Area 
Oak 

Woodland  
(square 

feet/acres) 

Oak 
Woodland 
Understory 

(square 
feet/acres) 

Sycamore 
Riparian 
(square 

feet/acres) 

Coastal 
Sage/ 

Chaparral 
(square 

feet/acres) 

Chaparral 
(square 

feet/acres) 

Non-
Native 

Grassland 
(square 

feet/acres) 

Total Impacts 
(square 

feet/acres) 

Parking Lot -- 871/ 0.02 1,742/ 
0.04 

-- 9,148/ 
0.21 

4,356/ 
0.10 

16,117/ 0.37 

Pump House 871/ 
0.02 

     871/ 0.02 

A-Frame and 
A-Frame 
Road 

-- -- -- 11,761/ 
0.27 

--  11,761/ 0.27 

Women's 
House 
Northwest 
Road 

-- -- -- 13,939/ 
0.32 

--  13,939/ 0.32 

Footpath -- -- -- 4,791/.11 -- -- 4,791/.11 
Two 
Structures 

-- -- -- 1,742/ 
0.04 

--  1,742/ 0.04 

Tree House 1,307/ 
0.03 

-- -- -- --  1,307/ 0.03 

Women’s 
House 
Landscaping 

-- -- -- 31,799/ 
0.73 

  31,799/ 0.73 

Total 
Impacts 
(square 
feet/acres) 

2178/ 0.05 871/ 0.02 1,742/ 
0.04 

64,033/ 
1.47 

9,148/ 
0.21 

4,356/ 
0.10 

82,328/ 1.89 
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D. Mitigation Area 
 
Based on a review of aerial photographs and site-specific surveys, a total of 3.16 acres comprised 
of six Mitigation Areas have been identified on the site as depicted on Exhibit 3 and summarized 
by Table 2 below.  Because the vast majority of the Property has been maintained as natural 
habitat, including coast live oak woodland, coastal sage scrub, and chaparral, opportunities for 
restoration and enhancement are limited, and only 3.16 acres of potential mitigation could be 
identified on the Property.  The Mitigation Area is located approximately 0.2 mile west of South 
Kanan Dume Road, approximately 3.0 miles north of Pacific Coast Highway. 
 

Table 2: Mitigation Areas 
 

Mitigation 
Area 

Square 
feet/Acres 

Habitat Type 

1 11,326/0.26 Mixed Coastal Sage Scrub/Chaparral Restoration 
2 19,809/0.45 Oak Woodland Creation 
3 56,192/1.29 Oak Woodland Enhancement 
4 4,792/0.11 Mixed Coastal Sage Scrub/Chaparral Restoration 
5 16,781/0.39 Mixed Coastal Sage Scrub/Chaparral Restoration 
6 19,602/0.45 Oak Woodland Creation 
7 9148/0.21 Oak Woodland Creation 
Total 137,650/3.16  

 
E. Existing Condition of Mitigation Area 
 
Mitigation Areas 1, 4, and 5, which are proposed for restoration of mixed coastal sage 
scrub/chaparral, and Mitigation Areas 2,  6, and 7, which are proposed for creation of oak 
woodland, support a predominance of non-native annual grasses and forbs including wild oats 
(Avena fatua), soft chess (Bromus hordeaceus), ripgut (Bromus diandrus).  Mitigation Area 3, 
which is proposed for oak woodland enhancement, consists of existing oak woodlands that lack 
native understory and that would benefit from introduction of native understory elements.  No 
native habitat would be converted to other types of habitat nor would native habitat be impacted 
to implement the onsite Mitigation Plan totaling 3.16 acres.   
 
F. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Mitigation Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Mitigation Plan within 120 days of the effective date 
of the CRO, or if Los Angeles County approval is necessary to undertake the Mitigation Plan 
Respondents shall inform Coastal Commission staff and this deadline shall commence within 
120 days of approval by Los Angeles County.  Respondents shall complete all elements of the 
Mitigation Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Mitigation Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Mitigation Plan, 
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but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Mitigation Plan’s schedule should be extended if 
additional time would benefit the success of the Mitigation Plan from an ecological or biological 
perspective pursuant to Section 19.0 of the CRO. 
 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless implementation of the Revegetation Plans for the site-specific 
Restoration Plans referenced above occurs outside of the optimal planting period, in which case 
planting of the Mitigation Area may occur concurrently.  Implementation of the Monitoring Plan 
shall begin immediately following planting installation. 
 
Habitat restoration at the Mitigation Area will include the following components: (1) site 
preparation including non-native species removal and installation of an irrigation system; and (2) 
restoration of coastal sage scrub and chaparral vegetation and enhancement of oak woodland 
vegetation. 
 
The restored mixed coastal sage scrub and chaparral and enhanced oak woodland will exhibit 
habitat functions consistent with adjacent areas of oak woodland and mixed coastal sage scrub 
and chaparral, including foraging and cover for birds, insects, and small mammals. 
 
G. Parties Responsible for Conducting the Mitigation Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 

 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

H. Parties the Respondents have Identified for Conducting the Mitigation Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
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Telephone: (818) 865-4168 
 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist. 
I. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tool use will be limited to a mechanized augering device, which may include either 
a handheld power auger or auger attachment mounted on a Bobcat, for excavating planting holes 
as described in the Revegetation Plan. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for equipment and materials would be located within existing developed areas 
depicted on Exhibit 3. 
 
The use of a mechanized auger, including a Bobcat with an auger attachment, within the limits of 
the environmental fencing, would not impact any sensitive biological resources within or 
adjacent to the Mitigation Area, as the Mitigation Area is disturbed and does not support native 
vegetation, with the exception of Mitigation Area 3, which supports some coast live oaks.  
Within Mitigation Area 3, care will be taken to ensure that planting hole excavation does not 
disturb the oak tree roots, and that the equipment does not damage overhanging branches.  No 
state or federally listed species occur within the vicinity; therefore, none would be affected. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and the 
disturbed Mitigation Area, and will not disturb the ground surface other than to dig holes for 
one-gallon container stock, there is no potential for impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
occurs, the areas will be remediated according to the terms of this Restoration Plan.  Any 
potential fuel spills or other hazardous releases that result from the use of mechanized equipment 
will be stopped immediately and contained within the site.  The Respondents will notify the 
Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) of any spills of fuel or other hazardous 
waste, and remove the contaminated materials according to current regulations for the type of 
waste.   
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J. Staging Areas and Storage of Construction Materials 
 
The staging areas for equipment and materials required for the Mitigation Plan will be located on 
areas devoid of vegetation, such as existing access roads that will not be removed and 
revegetated. 
 
No materials, debris, or waste shall be placed or stored where it may enter sensitive habitat, 
receiving waters, or a storm drain, or be subject to wind or runoff erosion and dispersion.  All 
stockpiles and construction materials will be covered, enclosed on all sides, be located as far as 
possible from drain inlets, and will not be stored in contact with the soil. 
 
K. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during implementation of the 
Mitigation Plan will be disposed of in a proper and legal manner at a sanitary landfill or other 
appropriate site outside of the Coastal Zone. 
 
L. Soil Stabilization Methods 
 
As no development will be removed and no grading performed, soil stabilization will not be 
necessary. 
 
M. Identification and Delineation of Mitigation Area 
 
Mitigation activities shall occur in all of the areas indicated on the Mitigation Areas Map 
[Exhibit 3].  Prior to initiation of the Mitigation Plan, the Project Biologist shall flag the limits of 
the Mitigation Area using temporary measures such as fencing stakes, colored flags, or colored 
tape.  All delineation materials shall be removed when no longer needed and verification of such 
removal will be provided in the annual reporting that corresponds to the reporting period during 
which the removal occurred. 
 
N. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, a biological monitor will conduct a survey to 
determine the presence of any nesting behaviors, nest building, egg incubation, or brood rearing 
activities within a minimum of 150 feet of proposed work limits.  If nesting birds are detected 
within 100 feet of proposed grading areas, nest monitoring will be initiated and use of 
mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
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III. REVEGETATION PLAN 
 
A. Natural Habitat Types to Be Revegetated 
 
1. Mixed Coastal Sage Scrub/Chaparral 
 
Existing vegetation in the vicinity of Mitigation Areas 1, 4, and 5 consist of a mix of coastal sage 
scrub and chaparral.  The relative abundance of each species within surrounding mixed coastal 
sage scrub/chaparral was estimated in the field in order to determine the appropriate abundance 
of each species in Mitigation Areas 1, 4, and 5 [see Tables 3, 6, and 7 below], which will be 
revegetated with the same species planted at the same relative abundance as in the surrounding 
mixed coastal sage scrub/chaparral. 
 
2. Coast Live Oak Woodland Enhancement 
 
Existing vegetation within Mitigation Area 3 consists of oak woodland from which the 
understory has been cleared.  The relative abundance of each understory species in adjacent 
intact oak woodland was estimated in the field in order to determine the appropriate abundance 
of each species in Mitigation Area 3 [see Table 5 below], which will be revegetated with the 
same species planted at the same relative abundance as in adjacent oak woodland. 
 
3. Coast Live Oak Woodland Creation 
 
Existing vegetation in the vicinity of Mitigation Areas 2 and 6 consist of a mix of coast live oak 
woodland and Area 7 consists of a mix of oak woodland and chaparral.  Because Mitigation 
Areas 2 and 6 currently consist of non-native grasslands but are adjacent to coast live oak 
woodland, habitat creation is appropriate.  Area 7 will include planting of oaks within disturbed 
areas dominated by mustard and non-native grasses with typical oak woodland understory.  The 
relative abundance of each species within surrounding oak woodland areas was estimated in the 
field in order to determine the appropriate abundance of each species in Mitigation Areas 2,  6 
and 7 [see Table 4 and 8 below], which will be revegetated with the same species planted at the 
same relative abundance as in the surrounding mixed coastal sage scrub/chaparral.  The "Sweat 
Lodge" facility is located in close proximity to the southwest edge of Mitigation Area 6, and as 
such, vegetation on the southwest edge of Mitigation Area 6 may need to be thinned and/or trees 
trimmed as requested by the Los Angeles County Fire Department to ensure the continued, safe 
operation of the Sweat Lodge. 
 
B. Mitigation Goals and Objectives  
 
The goal of the Mitigation Plan is to create, restore, and enhance native habitats that provide the 
full range of functions and values as the surrounding reference habitats.  Because vegetation 
within the Mitigation Area will be revegetated to conditions present previously at and/or adjacent 
to the Mitigation Area, it is fully expected that the mixed coastal sage scrub/chaparral and 
created and enhanced coast live oak woodland will thrive following restoration implementation.  
The proposed plant palette includes native species that exist adjacent to the Mitigation Area, and 
are known to favor the proposed physical conditions at the site.  The plant communities were 
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selected using information gathered during site visits and from general knowledge of local plant 
communities. 
 
C. Plant Palettes 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.  The plant 
palettes detailed in Tables 3, 4, 5, 6, 7, 8, and 9 are based on onsite observations of the adjacent 
areas of native vegetation, and the “percent per acre” provided in the plant palette tables are based 
on onsite estimates of relative abundance of native species on the adjacent slopes.  In some cases, 
the number of plants to be installed for a given species exceed the proportion observed in adjacent 
native vegetation to account for potential mortality.  Additionally, the percent per acre accounts for 
percent cover, so for small plants (i.e. bunch grasses), the number of plants does not correspond 
exactly with the percent per acre. 

 
TABLE 3 

MITIGATION AREA 1 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 
PALETTE -- 0.26 ACRE 

 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 8
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 62
Encelia californica bush sunflower one-gallon 8' o.c. 2 8
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 82
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 8
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 8
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 8
Juglans californica California walnut one-gallon 15' o.c. 2 8
Malosma laurina laurel sumac one-gallon 15' o.c. 10 40
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 8
Rhus ovata sugarbush one-gallon 15' o.c. 30 122
Salvia leucophylla purple sage one-gallon 8' o.c. 10 40
Salvia mellifera black sage one-gallon 8' o.c. 2 8
Total 100 410

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.6
Encelia californica bush sunflower seed 3 1.6
Eriogonum cinereum coastal buckwheat seed 5 2.6
Eriogonum fasciculatum California buckwheat seed 3 1.6
Hazardia squarrosa sawtooth goldenbush seed 3 1.6
Salvia leucophylla purple sage seed 5 2.6
Salvia mellifera black sage seed 3 1.6
Stipa pulchra purple needlegrass seed 3 1.6
Total Seed 28 14.8  
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TABLE 4 
MITIGATION AREA 2 -- COAST LIVE OAK WOODLAND CREATION PLANT 

PALETTE --45 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

CANOPY LAYER
Quercus agrifolia coast live oak one-gallon 16' o.c. 80 18
Platanus racemosa western sycamore one-gallon 16' o.c. 5 3
Juglans californica California walnut one-gallon 8' o.c. 5 3
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 3
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 3
Total 100 30

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 18

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 18
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 18
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 18
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 18
Malosma laurina laurel sumac one-gallon 15' o.c. 10 18
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 18
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 18
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 18
Total 100 162

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.4
Encelia californica bush sunflower seed 3 1.4
Eriogonum cinereum coastal buckwheat seed 5 2.2
Eriogonum fasciculatum California buckwheat seed 3 1.4
Hazardia squarrosa sawtooth goldenbush seed 3 1.4
Total Seed 17 7.8  
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TABLE 5 
MITIGATION AREA 3 -- COAST LIVE OAK WOODLAND ENHANCEMENT PLANT 

PALETTE -- 1.29 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 31

Rosa californica Califonia wild rose one-gallon 8' o.c. 20 62
Rubus ursinus California blackberry one-gallon 8' o.c. 20 62
Elymus condensatus giant wild rye one-gallon 8' o.c. 20 62
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 5 16
Lonicera subspicata honeysuckle one-gallon 8' o.c. 5 16
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 31
Malosma laurina laurel sumac one-gallon 15' o.c. 10 31
Total 100 311  

 
TABLE 6 

MITIGATION AREA 4 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 
PALETTE -- 0.11 ACRE 

 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 3
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 25
Encelia californica bush sunflower one-gallon 8' o.c. 2 3
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 33
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 3
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 3
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 3
Juglans californica California walnut one-gallon 15' o.c. 2 3
Malosma laurina laurel sumac one-gallon 15' o.c. 10 16
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 3
Rhus ovata sugarbush one-gallon 15' o.c. 30 50
Salvia leucophylla purple sage one-gallon 8' o.c. 10 16
Salvia mellifera black sage one-gallon 8' o.c. 2 3
Total 100 164

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 0.3
Encelia californica bush sunflower seed 3 0.3
Eriogonum cinereum coastal buckwheat seed 5 0.6
Eriogonum fasciculatum California buckwheat seed 3 0.3
Hazardia squarrosa sawtooth goldenbush seed 3 0.3
Salvia leucophylla purple sage seed 5 0.6
Salvia mellifera black sage seed 3 0.3
Stipa pulchra purple needlegrass seed 3 0.3
Total Seed 28 3.0  
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TABLE 7 
MITIGATION AREA 5 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 

PALETTE -- 0.39 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 12
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 90
Encelia californica bush sunflower one-gallon 8' o.c. 2 12
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 118
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 12
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 12
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 12
Juglans californica California walnut one-gallon 15' o.c. 2 12
Malosma laurina laurel sumac one-gallon 15' o.c. 10 58
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 12
Rhus ovata sugarbush one-gallon 15' o.c. 30 176
Salvia leucophylla purple sage one-gallon 8' o.c. 10 58
Salvia mellifera black sage one-gallon 8' o.c. 2 12
Total 100 596

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.2
Encelia californica bush sunflower seed 3 1.2
Eriogonum cinereum coastal buckwheat seed 5 2.0
Eriogonum fasciculatum California buckwheat seed 3 1.2
Hazardia squarrosa sawtooth goldenbush seed 3 1.2
Salvia leucophylla purple sage seed 5 2.0
Salvia mellifera black sage seed 3 1.2
Stipa pulchra purple needlegrass seed 3 1.2
Total Seed 28 11.2  
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TABLE 8 
MITIGATION AREA 6-- COAST LIVE OAK WOODLAND CREATION PLANT 

PALETTE -- 0.45 ACRE 
 

CANOPY LAYER
Quercus agrifolia coast live oak one-gallon 16' o.c. 80 18
Platanus racemosa western sycamore one-gallon 16' o.c. 5 3
Juglans californica California walnut one-gallon 8' o.c. 5 3
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 3
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 3
Total 100 30

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 18

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 18
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 18
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 18
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 18
Malosma laurina laurel sumac one-gallon 15' o.c. 10 18
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 55
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 36
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 15
Total 100 214

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.4
Encelia californica bush sunflower seed 3 1.4
Eriogonum cinereum coastal buckwheat seed 5 2.3
Eriogonum fasciculatum California buckwheat seed 3 1.4
Hazardia squarrosa sawtooth goldenbush seed 3 1.4
Total Seed 17 7.9
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TABLE 9 
MITIGATION AREA 7 -- COAST LIVE OAK WOODLAND CREATION PLANT 

PALETTE – 0.21 ACRE 
 

CANOPY LAYER
Quercus agrifolia coast live oak one-gallon 16' o.c. 80 8
Platanus racemosa western sycamore one-gallon 16' o.c. 5 2
Juglans californica California walnut one-gallon 8' o.c. 5 2
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 2
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 2
Total 100 16

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 8

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 8
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 8
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 8
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 8
Malosma laurina laurel sumac one-gallon 15' o.c. 10 8
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 8
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 8
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 8
Total 100 72

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 0.7
Encelia californica bush sunflower seed 3 0.7
Eriogonum cinereum coastal buckwheat seed 5 1.0
Eriogonum fasciculatum California buckwheat seed 3 0.7
Hazardia squarrosa sawtooth goldenbush seed 3 0.7
Total Seed 17 3.8

 
 
 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Mitigation Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for digging planting holes with a mechanical auger. 
Installation of irrigation and plant materials shall occur following removal of development, and 
during the optimal planting period (generally October 15th to March 1), unless implementation 
of the Revegetation Plans for the site-specific Restoration Plans referenced above occurs outside 
of the optimal planting period, in which case planting of the Mitigation Area may occur 
concurrently. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
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applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Mitigation Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Mitigation Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than onsite sources, the Project Biologist shall provide the 
Coastal Commission with a list of all such materials, and shall ensure that they are of local origin 
(i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
 
3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings.  
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One-gallon container stock shall be utilized for the revegetation of coastal sage scrub and 
chaparral and oak woodland plant communities.  All plant materials will be inspected by the 
Project Biologist and approved as healthy, disease free, and of proper size prior to planting.  
Overgrown, root-bound container stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palettes [Tables 3-9]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plan. 
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Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Contractor will remove the plant 
protection device after approximately six months or upon approval by the Project Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful revegetation 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Mitigation Plan is to substantially reduce or eliminate non-
native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Mitigation Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
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In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Sites 

 
Reference sites shall be established in adjacent areas that correspond with the habitat types to be 
restored, and sampled to provide a basis of comparison for the performance standards discussed 
herein.  The reference site shall be located within undisturbed sections of habitat adjacent to the 
Mitigation Areas.   
 
2. Standard Vegetation Monitoring Performance Standards 
 
Coastal Sage Scrub and Chaparral 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Mitigation Area (native recruit species not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Mitigation Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 65-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 
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Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
Coast Live Oak Woodland 
 
First-Year Monitoring 
Success Standard: 30-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the planted species will be represented in the Mitigation 
Area (native recruits not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 40-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will be represented in the Mitigation 
Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 55-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the planted species will each attain at least five-percent 
cover of the total native cover (native recruits not in the plant palette may be 
counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 70-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-percent 
cover of the total native cover (native recruits not in the plant palette maybe 
counted); 
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No more than five-percent coverage by non-native plant species. 
 
Fifth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-percent 
cover of the total native cover (native recruits not in the plant palette may be 
counted); 
No more than five-percent coverage by non-native plant species. 

 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Mitigation Area when natural moisture 
conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided for a 
maximum of 3 years from plant installation or until the revegetation has become established, 
whichever comes first.  Irrigation shall be phased out during the fall/winter of the second year 
unless unusually severe conditions threaten survival of the plants.  All plants must survive and 
grow for at least two years without supplemental water for the Mitigation Plan final success 
criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Mitigation Area and 
is of a temporary nature.  The goal of the irrigation program is to obtain germination and growth 
with the least amount of irrigation.  Frequent irrigation encourages weed invasion and leaches 
nutrients from the soil. 
 
The Mitigation Area will initially be supported by a short-term automatic irrigation system.  The 
container stock will be irrigated as long as necessary to establish the root systems in the native 
soils, usually through two or three summers.  All irrigation lines will be installed above-grade for 
ease of removal and inspection.   
 
The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Mitigation Area.  In the event irrigation system components are removed, 
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but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased. 
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is necessary to continue 
irrigation beyond three years, Respondents shall request an extension in writing, outlining the 
need for an extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
 
3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
IV. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the mitigation plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
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These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Mitigation Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Mitigation Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Mitigation Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Mitigation Area on a monthly basis for 18 months.  The plants 
and conditions at Mitigation Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Mitigation Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 
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3. Weed Control 
 

The Mitigation Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Mitigation Area on 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
 
4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Mitigation Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
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activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Mitigation Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
 
8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 9 below indicates the schedule of maintenance activities and inspections. 
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TABLE 10 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
protocol.8  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 

                                                 
8 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Mitigation Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Mitigation Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Mitigation Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Mitigation Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 
2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibits 4-8].  Photos 
shall be taken each monitoring period from the same vantage point and in the same direction each 
year, and shall reflect material discussed in the annual monitoring report.  The locations from 
which photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Mitigation Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibits 4-8; and  
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 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Mitigation Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Mitigation Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Mitigation Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the revegetation or a portion 
thereof is not in conformance with the Mitigation Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Mitigation Plan (“Revised Mitigation Plan”) for review and approval by the Executive Director.  
The Project Biologist shall prepare the Revised Mitigation Plan and shall specify measures to 
correct those portions of the restoration that have failed or are not in conformance with the 
original approved Mitigation Plan.  After the Revised Mitigation Plan has been approved, these 
measures, and any subsequent measures necessary to carry out the original approved Mitigation 
Plan, shall be undertaken by Respondents as required by the Executive Director until the goals of 
the original approved Mitigation Plan have been met.  Following completion of the Revised 
Mitigation Plan’s implementation, the duration of the monitoring period shall be extended for at 
least a period of time equal to that during which the project remained out of compliance, but in 
no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Mitigation Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Mitigation Plan, Respondents shall submit a Revised Mitigation Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Mitigation Area to confirm the adequate completion of 
the restoration effort. 
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E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described in the Revegetation Plan, the Project 
Biologist shall submit a written report for the review and approval of the Executive Director, 
documenting all restoration work pursuant to the each phase of the Mitigation Plan.  This report 
shall include a summary of dates when work was performed and photographs taken from the pre-
designated locations documenting implementation of the respective components of the Mitigation 
Plan, as well as photographs of each Mitigation Area before the work commenced and after it was 
completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 
With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
 
 
 
 
S:476-17/The Canyon_Compensatory_Restoration Plan_060412.doc 
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Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 8

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 62

Encelia californica bush sunflower one-gallon 8' o.c. 2 8

Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 82

Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 8

Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 8

Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 8

Juglans californica California walnut one-gallon 15' o.c. 2 8

Malosma laurina laurel sumac one-gallon 15' o.c. 10 40

Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 8

Rhus ovata sugarbush one-gallon 15' o.c. 30 122

Salvia leucophylla purple sage one-gallon 8' o.c. 10 40

Salvia mellifera black sage one-gallon 8' o.c. 2 8

Total 100 410

lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 1.6

Encelia californica bush sunflower seed 3 1.6

Eriogonum cinereum coastal buckwheat seed 5 2.6

Eriogonum fasciculatum California buckwheat seed 3 1.6

Hazardia squarrosa sawtooth goldenbush seed 3 1.6

Salvia leucophylla purple sage seed 5 2.6

Salvia mellifera black sage seed 3 1.6

Stipa pulchra purple needlegrass seed 3 1.6

Total Seed 28 14.8

MITIGATION AREA 1 -- MIXED COASTAL SAGE SCRUB/CHAPARRAL

PLANT PALETTE -- 0.26 ACRE

SEED SPECIES

Area 1
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Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

CANOPY LAYER
Quercus agrifolia coast live oak one-gallon 16' o.c. 80 18
Platanus racemosa western sycamore one-gallon 16' o.c. 5 3
Juglans californica California walnut one-gallon 8' o.c. 5 3
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 3
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 3
Total 100 30

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 18

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 18
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 18
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 18
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 18
Malosma laurina laurel sumac one-gallon 15' o.c. 10 18
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 18
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 18
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 18
Total 100 162

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.4
Encelia californica bush sunflower seed 3 1.4
Eriogonum cinereum coastal buckwheat seed 5 2.2
Eriogonum fasciculatum California buckwheat seed 3 1.4
Hazardia squarrosa sawtooth goldenbush seed 3 1.4
Total Seed 17 7.8  

6
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Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 3

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 25

Encelia californica bush sunflower one-gallon 8' o.c. 2 3

Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 33

Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 3

Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 3

Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 3

Juglans californica California walnut one-gallon 15' o.c. 2 3

Malosma laurina laurel sumac one-gallon 15' o.c. 10 16

Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 3

Rhus ovata sugarbush one-gallon 15' o.c. 30 50

Salvia leucophylla purple sage one-gallon 8' o.c. 10 16

Salvia mellifera black sage one-gallon 8' o.c. 2 3

Total 100 164

Seed lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 0.3

Encelia californica bush sunflower seed 3 0.3

Eriogonum cinereum coastal buckwheat seed 5 0.6

Eriogonum fasciculatum California buckwheat seed 3 0.3

Hazardia squarrosa sawtooth goldenbush seed 3 0.3

Salvia leucophylla purple sage seed 5 0.6

Salvia mellifera black sage seed 3 0.3

Stipa pulchra purple needlegrass seed 3 0.3

Total Seed 28 3

MITIGATION AREA 4 -- MIXED COASTAL SAGE SCRUB/CHAPARRAL

PLANT PALETTE -- 0.11 ACRE

Seed Species

Area 4
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MITIGATION AREA 5 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 
PALETTE -- 0.39 ACRE 

 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 12
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 90
Encelia californica bush sunflower one-gallon 8' o.c. 2 12
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 118
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 12
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 12
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 12
Juglans californica California walnut one-gallon 15' o.c. 2 12
Malosma laurina laurel sumac one-gallon 15' o.c. 10 58
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 12
Rhus ovata sugarbush one-gallon 15' o.c. 30 176
Salvia leucophylla purple sage one-gallon 8' o.c. 10 58
Salvia mellifera black sage one-gallon 8' o.c. 2 12
Total 100 596

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.2
Encelia californica bush sunflower seed 3 1.2
Eriogonum cinereum coastal buckwheat seed 5 2.0
Eriogonum fasciculatum California buckwheat seed 3 1.2
Hazardia squarrosa sawtooth goldenbush seed 3 1.2
Salvia leucophylla purple sage seed 5 2.0
Salvia mellifera black sage seed 3 1.2
Stipa pulchra purple needlegrass seed 3 1.2
Total Seed 28 11.2  

MITIGATION AREA 6-- COAST LIVE OAK WOODLAND CREATION PLANT 
PALETTE -- 0.45 ACRE 

 
CANOPY LAYER

Quercus agrifolia coast live oak one-gallon 16' o.c. 80 18
Platanus racemosa western sycamore one-gallon 16' o.c. 5 3
Juglans californica California walnut one-gallon 8' o.c. 5 3
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 3
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 3
Total 100 30

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 18

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 18
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 18
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 18
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 18
Malosma laurina laurel sumac one-gallon 15' o.c. 10 18
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 55
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 36
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 15
Total 100 214

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.4
Encelia californica bush sunflower seed 3 1.4
Eriogonum cinereum coastal buckwheat seed 5 2.3
Eriogonum fasciculatum California buckwheat seed 3 1.4
Hazardia squarrosa sawtooth goldenbush seed 3 1.4
Total Seed 17 7.9
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CANOPY LAYER

Quercus agrifolia coast live oak one-gallon 16' o.c. 80 8
Platanus racemosa western sycamore one-gallon 16' o.c. 5 2
Juglans californica California walnut one-gallon 8' o.c. 5 2
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 2
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 2
Total 100 16

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 8

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 8
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 8
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 8
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 8
Malosma laurina laurel sumac one-gallon 15' o.c. 10 8
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 8
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 8
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 8
Total 100 72

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 0.7
Encelia californica bush sunflower seed 3 0.7
Eriogonum cinereum coastal buckwheat seed 5 1.0
Eriogonum fasciculatum California buckwheat seed 3 0.7
Hazardia squarrosa sawtooth goldenbush seed 3 0.7
Total Seed 17 3.8
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STAFF REPORT: Recommendations and Findings for Consent Cease and 
Desist and Consent Restoration Orders 

 
Cease and Desist Order No.: CCC-12-CD-05 
 
Restoration Order No.:  CCC-12-RO-05 
 
Related Violation File:  V-4-08-054 
 
Property Owner:  United World of the Universe Foundation 
 
Location:  2900 Kanan Dume Road, Malibu, unincorporated Los 

Angeles County; Los Angeles County Assessor’s Parcel 
Numbers 4465-001-036, 4465-001-028, and 4465-002-021. 

 
Violation Description: Unpermitted development including, but not limited to: cut 

and fill of slopes; installation of two stream culverts and 
placement of concrete within a stream channel; placement 
of a bridge and hardscaped paths; construction of a parking 
lot and fire department access; construction of multiple 
residential structures without permits; installation of 
invasive, non-native vegetation; placement of structures; 
conversion of a pump house into a residence; and 
unpermitted grading and paving of roads in ESHA. 

 
Persons Subject to these Orders: United World of the Universe Foundation and The Canyon 

at Peace Park 
 
Substantive File Documents: 1. Public documents in the Cease and Desist and 

Restoration Order files No. CCC-12-CD-05 and CCC-
12-RO-05 
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 2. Appendix A, and Attachments 1 through 12 thereto, and  

Exhibits 1 through 12 of this staff report 
 
CEQA Status: Exempt (CEQA Guidelines (CG) §§ 15060(c)(2) and (3)) 

and Categorically Exempt (CG §§ 15061(b)(2), 15307, 
15308, and 15321) 

 
 

 
 

SUMMARY OF STAFF RECOMMENDATION 
 

A) OVERVIEW  
 
This matter pertains to development in the Santa Monica Mountains on 120 acres of property, all 
of which is considered environmentally sensitive habitat area, and which is currently used as a 
treatment facility.  Staff recommends that the Commission approve proposed Consent Cease and 
Desist Order No. CCC-12-CD-05 and Consent Restoration Order No. CCC-12-RO-05 
(collectively, the ‘Consent Orders’) to address development undertaken in violation of the 
Coastal Act on property located at 2900 Kanan Dume Road, Malibu, unincorporated Los 
Angeles County1 (‘the property’ or ‘the subject property’) (Exhibit #1).  The proposed Consent 
Orders, approved and executed by Robert Waggener for the lessee, The Canyon at Peace Park, 
and Michael Segal for the owner, United World of the Universe Foundation, are included as 
Appendix A of this staff report.  
 
The persons subject to the proposed Consent Orders (collectively ‘Respondents’) are the 
property owner United World of the Universe Foundation, and lessee The Canyon at Peace Park, 
which occupies the property and operates a treatment facility thereon.  The development at issue 
in this matter (hereinafter referred to as the ‘Unpermitted Development’) includes, but may not 
be limited to: failure to restore a road with native vegetation as required by CDP 5-89-743, and 
re-grading of a road previously restored pursuant to CDP 5-89-743; installation of an 
unpermitted structure adjacent to a riparian corridor; placement of a bridge and hardscaped 
paths; conversion of a previously-permitted pump house into a residential structure; grading, 
paving, and installation of  culverts to extend a previously-permitted parking lot into a riparian 
area; construction of a residence within an ESHA area designated as a Significant Oak Woodland 
(SOW); construction of an unpermitted residence with garage, guesthouse, and landscaping; 
changed nature of facility, use, and configuration of permitted barns; and construction of an 
additional unpermitted residential structure.  A significant portion of this unpermitted 
development, including three of the residential structures, is located on portions of the property 
covered by open space easements expressly designed for view preservation, habitat protection, 
and the protection of watershed and wildlife corridors.  
 

                                                      
1 The property subject to the proposed Consent Orders is identified as Los Angeles County Assessor’s Parcel 
Numbers 4465-002-021, 4465-001-036, and 4465-001-028.  
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As described more completely below, in Section V(B), unpermitted development on the subject 
property originally began in the 1980s.  Prior to the effective date of the Coastal Act, a dirt road 
had been pioneered across hillsides; unpermitted development in the 1980s expanded these roads 
by extending, paving, and widening them.  As part of the resolution of a prior enforcement 
action, the Commission issued CDP 5-89-743 in 1991 to comprehensively address unpermitted 
development on six contiguous parcels (including the three at issue here) totaling 240 acres, 
while simultaneously delineating the areas on each of those parcels within which future 
development could be undertaken, after the appropriate authorization (including a coastal 
development permit) had been secured.  Shortly after this CDP was issued, new unpermitted 
development was recommenced with the grading of roads and pads, and the construction of 
residences without permits.  The proposed Consent Orders pertain to the westernmost three of 
those six parcels, which comprise approximately 120 acres, or one half of the land to which CDP 
5-89-743 applied.  Unpermitted development on the eastern 120 acres will be addressed in a 
separate forthcoming action.  
 
Commission staff has worked closely with the Respondents to reach agreement on the proposed 
Consent Orders, attached to this staff report as Attachment #1, and appreciates their cooperation.  
Through the proposed Consent Orders, the Respondents have agreed to resolve all Coastal Act 
violation matters addressed herein, including resolving claims for injunctive relief, through 
restoration, mitigation, the payment of penalties, and an enforceable commitment not to 
undertake unpermitted development in the future and to comply with previously issued permits. 
 

B) DESCRIPTION OF PROPERTY 
 
The property subject to the Consent Orders is located at 2900 Kanan Dume Road in upper 
Ramirez Canyon within the Santa Monica Mountains, in unincorporated Los Angeles County, 
and is comprised of three parcels, each of which is approximately 40 acres (Exhibit #2).  The 
United World of the Universe Foundation owns the subject property, which The Canyon at Peace 
Park leases for the operation of a treatment center.  The Santa Monica Mountains comprise the 
largest, most pristine, and ecologically complex example of a Mediterranean ecosystem in 
coastal southern California.  California’s coastal sage scrub, chaparral, oak woodlands, and 
associated riparian areas have analogues in four other areas of the world with similar climate.  
Worldwide, only 18 percent of Mediterranean ecosystems remain undisturbed, with their 
specially adapted vegetation and wildlife having suffered severe loss and degradation from 
human development.  The Commission has thus found in past actions2 that the Santa Monica 
Mountains Mediterranean Ecosystem is rare and especially valuable because of its relatively 
undegraded character, physical complexity, and resultant biological diversity. 
 
The entire property is within a wildlife corridor, identified as a link between Malibu Canyon and 
Zuma Canyon in the certified Malibu/Santa Monica Mountains Land Use Plan (LUP).  
Connectivity among habitats within an ecosystem and connectivity among ecosystems is very 
important for the preservation of species and ecosystem integrity.  The species most directly 
affected by large-scale connectivity are those that require large areas or a variety of habitats such 

                                                      
2 See, e.g., Revised Findings for the City of Malibu Local Coastal Program (certified on September 13, 2002), 
adopted on February 6, 2003. 
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as gray fox, cougar, bobcat, badger, steelhead trout, and mule deer.  Whereas large spatially 
connected habitats tend to be more stable and have less frequent extinctions than habitats without 
extended spatial structure, fragmentation and disturbance can cause habitat conversion; 
unexpected and irreversible changes to new and completely different types of ecosystems. 
 
Two major state and national parks are situated on either side of the property: the Zuma Canyon 
portion of the Santa Monica Mountains National Recreation Area beyond a ridge to the west, and 
Malibu Creek State Park beyond a major ridge to the east.  The western portion of the property 
consists of a geologically unstable east-facing 2:1 slope, extending from Kanan Dume Road 
down to a blue line stream at the canyon floor.  This east-facing slope and the north-facing slope 
on the southern portion of the property are identified as Significant Oak Woodlands, in the 
Malibu/Santa Monica Mountains LUP.  
 
Flowing south on the property are three blue-line streams; tributaries to Ramirez Creeks, which 
enter the Pacific Ocean at Paradise Cove.  The lands immediately adjacent to these streams are 
identified as Environmentally Sensitive Habitat Areas (ESHAs) in the LUP and are comprised of 
a rich and diverse habitat, including willow, oak, and sycamore vegetation.  North and east of the 
streams are gently sloping hills, comprised mostly of grassland, which rise steeply into chaparral 
covered ridges.  
 

C) SUMMARY OF VIOLATION AND PROPOSED RESOLUTION  
 
Prior to the effective date of the Coastal Act, the sole development on the property was an 
unpaved road accessing the property’s major knolls from Kanan Dume Road.  Over time, 
unpermitted development was undertaken on the subject property, and the proposed Consent 
Orders address both unpermitted development and development that is inconsistent with a 
previously issued coastal development permit.  
 
As described more completely below in Section IV, unpermitted development on the subject 
property of which Commission staff is aware began in the 1980s.  Marking the culmination of an 
enforcement action, the Commission addressed this unpermitted development through the 
issuance of CDP 5-89-743, revised findings for which were issued on May 10, 1990.  As further 
explicated below, this permit was designed to bring the subject property into compliance with the 
Coastal Act, and outline how it could remain so by both delineating areas where permitted future 
development could occur, and by requiring restoration of several areas impacted by the 
unpermitted development, including restoration of roads not necessary to access extant or 
planned future development areas.  This permit additionally authorized the construction of a 
residence (now known as the ‘Men’s Facility’) and a guesthouse within two of the prescribed 
development areas. 
 
The violations currently on site, and which are the subjects of these Consent Orders, fall within 
three basic categories: previously undertaken unpermitted development which was to be restored 
pursuant to CDP 5-89-743, but which remains intact; new unpermitted development within areas 
delineated as open space, and therefore specifically precluding future development; and finally, 
new unpermitted development within areas which were previously delineated as potentially 
appropriate for development, yet lacking the required coastal development permits. 
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CDP 5-89-743 required that a substantial portion of the pioneered dirt road accessing the knoll 
overlooking the Men’s Facility be restored.  This road was not restored, and by 1994 an 
unpermitted structure was erected along the portion of the pioneered which was allowed to 
remain pursuant to CDP 5-89-743.  The unpermitted development at issue also includes the 
conversion of the previously-permitted pump housing, without permit, into a residential structure 
(Exhibit #3); the construction of a large unpermitted residence with garage, guesthouse, and 
landscaping (‘Women’s Facility’) approximately within what was delineated as Development 
Area 3 in CDP 5-89-743; re-grading of a previously-restored road on the slope beneath the 
permitted guest house; installation of a bridge and hardscaped paths; unpermitted extension, to 
the northwest, of a road which had previously terminated at the Women’s Facility; grading of a 
spur road to the northeast of the Women’s Facility; constructing a residence within the 
designated Significant Oak Woodland (SOW) (Exhibit #4); grading and paving within and 
adjacent to a riparian area to extend a parking area (Exhibit #5); and installation of a residence 
without permit northeast of the Women’s Facility.  All of the Unpermitted Development at issue 
herein remains on the property at present.  
 
By signing the proposed Consent Orders, Respondents have agreed to, among other things: 
1) cease and desist from conducting any further unpermitted development on the subject 
property; 2) remove specified Unpermitted Development; 3) restore the areas impacted by 
Unpermitted Development that is to be removed under these Consent Orders; 4) apply for a 
coastal development permit to obtain permanent authorization for limited, specified development 
that may be consistent with the Coastal Act and the prior permit issued for the property; 5) apply 
to amend CDP 5-89-743 to more accurately reflect the extant  ecological and developed 
condition of the property; 6) mitigate for the temporal habitat and ecosystem services losses 
brought about by the Unpermitted Development by undertaking onsite mitigation at a ratio of 
1.66:1 (area of restoration to area impacted by unpermitted development) and by purchasing 2.33 
acres in the Santa Monica Mountains Recreation and Conservation Authority’s Mitigation Bank; 
and 7) make payments of a penalty of $525,000. 
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ATTACHMENTS TO CONSENT ORDERS  
 
Attachment 1 Restoration Plan for the Removal of a Portion of the Pump House 

Foundation and Concrete Slab and the Restoration of the Oak Woodland  
Attachment 2 Restoration Plan for the Removal of the Tree House and the Restoration of 

Oak Woodland  
Attachment 3 Restoration Plan for the Removal of the A-Frame, A-Frame Road, and 

Women’s House Northwest Road and the Restoration of Coastal Sage 
Scrub and Chaparral 

Attachment 4 Restoration Plan for the Removal of the Two Structures, Footpath, and 
Overlook Road and the Restoration of Coastal Sage Scrub/Chaparral  

Attachment 5  Restoration Plan for the Removal of the Parking Area Extension, 
Reconstruction of the Previously Approved Loop Road, and the 
Restoration of Riparian Woodland, Native Grassland, and Chaparral  

Attachment 6 Restoration Plan for the Removal of Women’s House Landscaping and the 
Restoration of Grassland/Scrub Ecotone, Revegetation of Native Grasses 
and Shrubs, and Maintenance of the Fuel Modification Zones Associated 
with the Women’s House 

Attachment 7 Restoration Plan for the Removal of the Guest House Road and the 
Restoration of Chaparral  

Attachment 8  Unpermitted Development Identified in the Consent Orders  
Attachment 9  Unpermitted Development Identified in the Consent Orders 
Attachment 10  Unpermitted Development Identified in the Consent Orders   
Attachment 11  Conceptual Habitat Restoration Plan for the Mitigation of Development  
Attachment 12  Proposed Development Area Options  
 
 
I. MOTION AND RESOLUTION  
 
Motion 1: 

 
I move that the Commission issue Consent Cease and Desist Order No. CCC-12-
CD-05 pursuant to the staff recommendation.  

 
Staff recommends a YES vote on the foregoing motion.  Passage of this motion will result in the 
issuance of the Consent Cease and Desist Order. The motion passes only by an affirmative vote 
of a majority of Commissioners present.  
 
Resolution to Issue Consent Cease and Desist Order: 

 
The Commission hereby issues Consent Cease and Desist Order No. CCC-12-
CD-05, as set forth below, and adopts the findings set forth below on grounds that 
development, conducted and maintained by Respondents, has occurred on 
property owned and operated by Respondents without a coastal development 
permit and inconsistent with a previously issued permit, in violation of the 
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Coastal Act, and that the requirements of the Consent Order are necessary to 
ensure compliance with the Coastal Act.  

 
Motion 2:  
 

I move that the Commission issue Consent Restoration Order No. CCC-12-RO-05 
pursuant to the staff recommendation.  
 

Staff recommends a YES vote on the foregoing motion.  Passage of this motion will 
result in issuance of the Consent Restoration Order.  The motion passes only by an 
affirmative vote of a majority of Commissioners present.  
 
Resolution to Issue Consent Restoration Order:  
  

The Commission hereby issues Consent Restoration Order No. CCC-12-RO-05, 
as set forth below, and adopts the findings set forth below on the grounds that 1) 
development has occurred on the subject property without a coastal development 
permit, and inconsistent with a previously issued permit, 2) the development is 
inconsistent with the Coastal Act, and 3) the development is causing continuing 
resource damage.  

 

II. JURISDICTION 
 
While the postal address depicts the property subject to the proposed Consent Orders as within 
the City of Malibu, it is in fact located outside of the City limits within the Santa Monica 
Mountains, in unincorporated Los Angeles County.  As Los Angeles County does not have a 
certified Local Coastal Plan, the Commission retains primary enforcement and permitting 
jurisdiction, and the standard of review for development on the property is the Chapter 3 policies 
of the Coastal Act.  
 
The policies of the certified Malibu–Santa Monica Mountains Land Use Plan (LUP) serve as 
additional guidance in review of proposed development.  The LUP was certified by the 
Commission on December 11, 1986.  While an Implementation Plan has yet to be certified by the 
Commission for the Santa Monica Mountains, the LUP has been consistently used as guidance 
by the Commission for consideration of new development. 

III. COMMISSION’S AUTHORITY  
 
The Commission can issue a Cease and Desist Order under Section 30810 of the Coastal Act in 
cases where it finds that the activity that is the subject of the order has occurred either without a 
required CDP or in violation of a previously granted CDP.  The Commission can issue a 
Restoration Order under section 30811 of the Coastal Act if it finds that development 1) has 
occurred without a CDP, 2) is inconsistent with the Coastal Act, and 3) is causing continuing 
resource damage.  These criteria are all met in this case, as summarized briefly here, and 
discussed in more detail in Section V, below.   
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The unpermitted activity that has occurred on the subject property clearly meets the definition of 
“development” set forth in Section 30106 of the Coastal Act.  Development is defined broadly 
under the Coastal Act, and includes, among many other actions, the “placement of any solid 
material or structure; grading, removing, dredging, mining, or extraction of any 
materials;…change in the density or intensity of use of land;…construction, reconstruction, 
demolition or alteration of the size of any structure…; and the removal or harvesting of major 
vegetation other than for agricultural purposes…” (emphasis added).  All non-exempt 
development in the Coastal Zone requires a CDP.  No exemption from the permit requirement 
applies here.  The development was undertaken without a CDP and is also inconsistent with a 
previously issued CDP.  CDP 5-89-743 required specified roads to be restored, and additionally 
required the recordation of offers to dedicate open space easements on the property in all areas 
outside of the permitted development areas.  A number of roads to be restored were not restored 
or were re-graded after restoration, contrary to CDP 5-89-743.  Furthermore, numerous elements 
of the unpermitted development on the property are located in areas subject to the open space 
easement, which specifically forbade most types of development, and therefore are violative of 
Coastal Act Section 30600.  Furthermore, the Unpermitted Development is: 1) inconsistent with 
the policies in Chapter 3 of the Coastal Act, including Section 30231 (protecting the biological 
productivity of coastal waters), Section 30253 (minimization of adverse impacts of new 
development), Section 30240 (protecting environmentally sensitive habitat areas), Section 30250 
(limiting the location of new development), and Section 30236 (limiting alterations of rivers and 
streams), which require protection of coastal resources within the Coastal Zone; and 2) causing 
continuing resource damage, as discussed more fully in Section V below.  
 
Much of the Unpermitted Development subject to these Consent Orders is within and adjacent to 
riparian, chaparral, and oak woodland ecosystems in the Santa Monica Mountains, and has 
altered and adversely impacted the resources associated with these sensitive habitat-types.  Such 
impacts meet the definition of “damage” provided in Section 13190(b) of Title 14 of the 
California Code of Regulations (“14 CCR”), which defines “damage” as “any degradation or 
other reduction in quality, abundance, or other quantitative or qualitative characteristic of the 
resource as compared to the condition the resource was in before it was disturbed by unpermitted 
development.”  If the Unpermitted Development, including, but not limited to, grading and 
paving of roads, construction of residences, placement of culverts within a stream, removal of 
major vegetation, and placement of structures, is allowed to remain unrestored and unmitigated, 
further adverse impacts are expected to result (including the temporal continuation of the 
existing impacts) to resources protected under Chapter 3 of the Coastal Act.  
 
The Unpermitted Development and the impacts therefrom remain on the subject property.  The 
continued presence of the Unpermitted Development, as described below, will exacerbate and/or 
prolong the adverse impacts to riparian, chaparral, and oak woodland habitat and the water 
quality and biological productivity of this area.  The continued presence of the unpermitted 
development on the subject property is causing continuing resource damage, as defined in 14 
CCR Section 13190.  Thus, the Commission has the authority to issue both a Cease and Desist 
and a Restoration Order in this matter.  
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IV. HEARING PROCEDURES 
 
The procedures for a hearing on a Cease and Desist Order and Restoration Order are outlined in 
14 CCR Section 13185 and 14 CCR Section 13195.   

 
For a Cease and Desist Order and Restoration Order hearing, the Chair shall announce the matter 
and request that all parties or their representatives present at the hearing identify themselves for 
the record, indicate what matters are already part of the record, and announce the rules of the 
proceeding, including time limits for presentations.  The Chair shall also announce the right of 
any speaker to propose to the Commission, before the close of the hearing, any question(s) for 
any Commissioner, at his or her discretion, to ask of any other party.  Staff shall then present the 
report and recommendation to the Commission, after which the alleged violator(s) or their 
representative(s) may present their position(s) with particular attention to those areas where an 
actual controversy exists.  The Chair may then recognize other interested persons, after which 
time Staff typically responds to the testimony and to any new evidence introduced. 

 
The Commission will receive, consider, and evaluate evidence in accordance with the same 
standards it uses in its other quasi-judicial proceedings, as specified in 14 CCR Sections 13195 
and 13186, incorporating by reference Section 13065.  The Chair will close the public hearing 
after the presentations are completed.  The Commissioners may ask questions to any speaker at 
any time during the hearing or deliberations, including, if any Commissioner so chooses, any 
questions proposed by any speaker in the manner noted above.  Finally, the Commission shall 
determine, by a majority vote of those present and voting, whether to issue the Cease and Desist 
Order and Restoration Order, either in the form recommended by the Executive Director, or as 
amended by the Commission.  Passage of the motion above, per the Staff recommendation or as 
amended by the Commission, will result in issuance of the Cease and Desist Order and 
Restoration Order. 
 
  

V. FINDINGS FOR CEASE AND DESIST ORDER NO. CCC-12-RO-05 
AND RESTORATION ORDER CCC-12-RO-053 

 
A. DESCRIPTION OF PROPERTY 

 
The property subject to the proposed Consent Orders is located at 2900 Kanan Dume Road in the 
central Santa Monica Mountains within unincorporated Los Angeles County, and forms the 
westernmost half of a 240-acre compound of six parcels purchased by Fred Segal in the early 
1980s.  All properties have since been transferred to two separate not-for-profit organizations, 

                                                      
3 These findings also hereby incorporate by reference Section I of the June 28, 2012 staff report (“Staff Report: 
Recommendations and Findings for Consent Cease and Desist and Consent Restoration Orders”) in which these 
findings appear, which section is entitled “Summary of Staff Recommendation.” 
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the eastern portion having been transferred to The Scholarship Camp, and the western half to the 
United World of the Universe Foundation, which has leased those parcels to The Canyon at 
Peace Park for the operation of a treatment facility.  The western three parcels are the subjects of 
the proposed Consent Orders. 
 
Inland from the City of Malibu, and approximately four miles from the Pacific Ocean, the 
property is situated in sparsely developed upper Ramirez Canyon.  Immediately contiguous with 
the eastern boundary of the six-parcel compound as a whole is an approximately 40-acre lot held 
by the National Parks Service (NPS), for the protection of the wildlife migration corridor that 
traverses both the NPS property and the property subject to the proposed Consent Orders.  The 
expansive Zuma/Trancas Canyon National Park lies immediately west of the property, across 
Kanan Dume Road, while publicly held lands are additionally found to the north.  These 
parklands remain in a predominately natural state, with the native chaparral and riparian 
vegetation interrupted sparingly for visitor-serving amenities.    
 
Access to the property is afforded by Kanan Dume Road, from which a paved road navigates 
down a steep oak woodland-covered slope to a stream at the canyon bottom.  Riparian vegetation 
predominates along this stream, which follows the topography of the canyon bottom, and along 
the two streams that flow into it from the eastern portion of the property.  The willow, sycamore, 
and oak predominated riparian biota supports immense biodiversity and plays an essential role in 
filtration of water that subsequently flows into Ramirez Creek.  Ramirez Creek flows into the 
Pacific Ocean at Paradise Cove, an area home to sensitive kelp beds and heavily used for 
recreation.  Furthermore, Paradise Cove Beach is listed by the California Water Resources 
Control Board as a 303(d) impaired water body.  Improving water quality at Paradise Cove 
Beach and within Ramirez Creek, including through improving runoff filtration by 
reestablishment of degraded riparian corridors, therefore is considered an important objective to 
enhance nearshore biological productivity and recreation quality.  
 
On the property, the hills rising northeast of the tributary streams are covered with a large swath 
of grassland and chaparral, which is designated as an environmentally sensitive habitat area in 
the LUP and has been protected by the Commission in past action.  The entire property is in a 
wildlife corridor, identified as a link between Malibu Canyon and Zuma Canyon in the certified 
Malibu Santa Monica Mountains LUP.  The property subject to the proposed Consent Orders is 
therefore intrinsically valuable from an ecological standpoint in terms of the biodiversity 
supported and the ecosystem services provided, as well as in its proximity to publicly 
held/protected lands and downstream coastal resources.   
 

B. DESCRIPTION OF COASTAL ACT VIOLATION 
 

The development at issue in this matter (hereinafter referred to as the ‘Unpermitted 
Development’) includes, but may not be limited to: failure to restore a road with native 
vegetation as required by CDP 5-89-743, and re-grading of a road previously restored pursuant 
to CDP 5-89-743; installation of an unpermitted structure adjacent to a riparian corridor; 
placement of a bridge and hardscaped paths; conversion of a previously-permitted pump house 
into a residential structure; grading, paving, and installation of  culverts to extend a previously-
permitted parking lot into a riparian area; construction of a residence within an ESHA area 
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designated as a Significant Oak Woodland; construction of an unpermitted residence with 
garage, guesthouse, and landscaping; changed nature of facility, use, and configuration of 
permitted barns; and construction of an additional unpermitted residential structure.  A 
substantial portion of this development was undertaken on parts of the property subject to one of 
two conservation easements recorded on the property: an easement for open space, view 
preservation and habitat protection, which precludes all development except for development 
explicitly approved in CDP 5-89-743; and an easement for protection of watershed and wildlife 
corridors and view protection, which precludes ‘urban and residential development’ but allows 
for limited rural development including planting fruit trees, construction of trails and similar low 
intensity uses. 
 

C. HISTORY OF DEVELOPMENT AND COMMISSION ACTION ON SUBJECT PROPERTY  
 

1) HISTORIC DEVELOPMENT   
 
Prior to the effective date of the Coastal Act, the property subject to this enforcement action 
consisted for the most part of pristine native habitat; development was limited in both scope and 
nature.  By 1976, the sole development on the property was an unpaved access road that 
traversed the subject property from Kanan Dume road to the bottom of the south-flowing USGS 
blue line stream and from the stream bottom continued northeasterly to the major knolls.  This 
road was created before 1977 when the Commission assumed permitting jurisdiction in this area, 
at a time when no approvals were needed for roads that required no cuts deeper than three feet.  
At this time, roads and associated disturbance were limited to the southwestern reaches of the 
property – no disturbance was existent along the lower boundary of the oak woodland where it 
encountered the stream to the east, nor in the areas currently occupied by the women’s facility 
and A-frame. 
 
The parcels comprising the subject property were purchased by Fred Segal from 1984 to 1987.  
By 1986, without requisite permits, the aforementioned access road had been widened; a pad 
graded for the guest house; a road cut running north along and through the eastern periphery of 
the oak woodland; and the roads, with exception of the road along the lower bound of the oak 
woodland, had been paved.  The remaining dirt road is proximate to the oak woodland, which 
provides access to the extant locations of the Men’s and Women’s facilities, was cut and pad 
grading performed, all without coastal development permits.  
 

2) COASTAL DEVELOPMENT PERMIT 5-89-743 
 
An enforcement action was initiated by Commission staff in the late 1980s in response to the 
aforementioned unpermitted development, culminating in the Commission’s issuance of CDP 5-
89-743 to Fred Segal on May 10, 1990.  In an effort to address the violation and accommodate 
anticipated future development, this permit addressed the property as a whole and delineated a 
master development footprint for all of the six adjacent 40 acre lots.  Further, this CDP 
authorized specific, limited physical development in the form of a 7,346 sq ft single family 
house, pool, pond, pump house, three barns, stables and an 850 sq ft guest house on APN 4465-
002-021; and construction of an 800 sq ft caretakers unit and stables on APN 4465-002-012, 
which is immediately east of 4465-002-021.  Additional development identified and approved by 
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this permit included the installation of two cement picnic areas, grading and paving of a parking 
area adjacent to Kanan Dume Road, the drilling of wells, extending pads for the guest house, the 
building of culverts and the installation of rock facing on stream banks.   
 
However, the permit did not authorize any physical development beyond that noted above, 
including within any of the areas that it designated as potential future development sites.  In fact, 
Special Condition 6 expressly provided, “Prior to transmittal of the permit, the applicant shall 
record a deed restriction, in a form and content acceptable to the Executive Director, [sic]… The 
deed restriction shall also provide that Coastal Development Permit No. 5-89-743 is for the 
approved development only and that any future improvements or additions on the property 
including erecting fences, clearing of vegetation, brushing or grading (except as described 
below) will require a new Coastal Development Permit for its successor agency.” 
 
Development Areas  
 
In order to establish a long term development plan for the six contiguous 40 acre parcels, CDP 5-
89-743 identified six “development areas”, areas slated for future development, and restricted 
permissible development within each area to a maximum of one single family residence, one 
guest house, and appurtenant structures (Exhibit # 6).  More importantly, Special Condition 6 
prohibited residential development, pools, stables, tennis courts, fencing or other appurtenant 
structures from being located outside of development areas.  While the development areas were 
mapped, and construction within them was expressly limited, again, the permit also made it clear 
that any other permissible development was not to take place in the absence of a subsequent 
coastal development permit, as explicitly provided in Special Condition 6: “[a]ll development 
shall be subject to Coastal Development Permits.” 
 
Roads  
 
While approximately 2.5 miles of existing dirt roads had been widened and paved pursuant to the 
1989 permit, Special Condition 1 of CDP 5-89-743 also mandated that, “[a]ll roads that do not 
serve approved wells and residential development areas shall be restored [with native 
vegetation].”  It appears that restoration work was undertaken pursuant to Special Condition 1; 
however, two of the roads demarcated as ‘superfluous’ and slated for restoration pursuant to the 
permit remain unrestored or were restored and re-graded.  
 
Environmentally Sensitive Habitat and Open Space 
 
In light of the fact that the primary access road for the property begins at Kanan Dume Road and 
must necessarily cross at least one stream to access the expanse of the property, the Commission 
permitted culvert crossings.  However, as mitigation for the development authorized in the CDP, 
including the installation of culverts and rock work in Environmentally Sensitive Habitat Areas 
(ESHAs) and streams, the permit also provided that stream corridors on the subject property not 
then mapped as ESHA should be restored to ESHA on an acre for acre basis.  
 
The Commission-issued permit additionally required the recordation of offers to dedicate two 
open space easements: an easement over ESHA and Significant Oak Woodland, as mapped in 
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the LUP and including aforementioned restored ESHA areas, and an easement for protection of 
the watershed and wildlife corridors.  
 
The ESHA/SOW easement was to be for open space, view preservation, and habitat protection, 
and the permit condition restricted development (and required the easement to restrict 
development) within the easement area to only that which was explicitly approved in the CDP 5-
89-743.  Thinning of chaparral and removal of dead wood was to be allowed only within 100 feet 
of enclosed structures with hand tools – no thinning was to be allowed beyond 100 feet.  
 
The watershed and wildlife corridor easement was intended to protect watershed and wildlife 
corridors, and views, and it limited development: it specifically excluded urban and residential 
development, including mechanical grading, construction of roads, residential dwelling units, or 
appurtenant structures such as fences, tennis courts or stables or any other development within 
the area it covered.  The permit does provide that, if approved pursuant to a coastal development 
permit, limited types of rural development could be undertaken within the easement area, 
including removal of vegetation for agricultural purposes, planting of fruit trees, construction of 
trails, construction of public monuments or pubic or private picnic areas or similar low intensity 
uses.  These uses were to be permitted only upon a Commission finding that the development is 
consistent with the preservation of watershed cover and wildlife corridors and is otherwise 
consistent with the Coastal Act, and when authorized by a CDP.  
 
Public Access  
 
Special Condition 3 of CDP 5-89-743 further required that the offer to dedicate an open space 
easement over the land provide for controlled public pedestrian access from Kanan Dume Road 
along the primary access road through the Significant Oak Woodland, down the eastern slope, 
and over interior roads connecting to any public monument or picnic area approved by the 
Commission.  
 

3) EXISTING DEVELOPMENT AND EXTANT COASTAL ACT VIOLATIONS  
 
Unpermitted development addressed in the proposed Consent Orders commenced shortly after 
Commission action on CDP 5-89-743, and arose over a number of years as detailed below in 
roughly the same chronological order in which the violations were undertaken.  
 
By 1994 a number of the unpermitted roads were allowed to overgrow and return to a more 
natural state, however the spur road from to a knoll overlooking the Men’s Facility, which was to 
be restored under the prior CDP, remained unrestored.  The guest house, Men’s Facility, and 
caretaker’s trailers had been constructed and placed pursuant to the 1989 CDP.  Additionally, 
however, a structure was erected on the westerly spur road, which emanates from the east of the 
Men’s Facility and terminates on a knoll overlooking the Men’s Facility.  This construction is 
inconsistent with Special Condition 6 of CDP 5-89-743, which explicitly provides: “[t]he [future 
development] deed restriction shall also provide that Coastal Development Permit No. 5-89-743 
is for the approved development only and that any future improvements or additions on the 
property including erecting fences, clearing vegetation, brushing or grading will require a new 
Coastal Development Permit from the Commission or its successor agency.”  An unpermitted 
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path leading from the Men’s Facility to the aforementioned knoll was additionally cleared and 
hardscaped around this time.  
 
By 2001 the pump enclosure northwest of the guesthouse was converted into a two-story 1,250 
sq ft residential structure, and two trailers were placed on the road adjacent to Kanan Dume 
Road, where barns and corrals were to be located pursuant to the 1989 CDP.  Furthermore, by 
2001 a large unpermitted house, garage, and guesthouse were built approximately within the 
prescribed development pad, which lies to the northwest of the Men’s Facility (Exhibit #7).  An 
application for a house (‘Women’s Facility’) in this approximate location had been anticipated in 
the 1989 permit, which noted that, “[t]he applicant has…proposed a second house of 
approximately 4,000sq ft (to be approved by a subsequent action)....”  However, no such required 
permit action was ever undertaken however, and the Women’s Facility was constructed without 
Coastal Act authorization.  
 
An unpermitted road was subsequently graded to the west of the Women’s Facility, along the 
riparian corridor, with an additional unpermitted road graded to the north of the Women’s 
Facility.  In addition, a small residence (‘A-Frame’) was constructed at the terminus of this road 
and a water tower erected on the uphill slope of the road, both without permits (Exhibit #8).  
Surrounding the Women’s Facility, native vegetation was also removed and replaced with 
demarcated paths and non-native and invasive plant species.  
 
Recently, a small residence was also constructed without coastal permit; within the mapped 
Significant Oak Woodland in an area subject to an ESHA open space easement (‘Tree House’).  
An unpermitted bridge and path were installed to cross the stream and provide access this 
residence.  Lastly, approximately 16,000 sq ft of grading and paving were added to the permitted 
parking area adjacent to the Men’s Facility (at some point prior to 2008).  This unpermitted 
extension was added within and adjacent to a stream and riparian area, including the installation 
of two culverts in the stream, and within the protected area of several oak trees.  
 
Commission staff sent a Notice of Violation letter to Respondents on October 19, 2010, after 
being notified by Los Angeles County that development had been undertaken without the benefit 
of a permit within and adjacent to a stream (Exhibit #9).  After the lessee, The Canyon at Peace 
Park, indicated a desire to attempt to resolve the violations enumerated in the Notice of Violation 
letter through the permitting process, Commission staff suspended enforcement pending the 
permit processing.  As this permit application was not completed for filing, Commission staff 
again sent a notice of violation on June 2, 2011 (Exhibit #10), which included additional 
violations that staff had since discovered in the course of reviewing the property.  Staff, 
including a Commission biologist, met with Respondents on the property on June 14, 2011 and 
August 2, 2011 to discuss permitted and other existing development, as well as to review 
potential resource impacts associated therewith.  Staff followed these visits with letters 
confirming the meeting and the steps then to be taken towards resolution (Exhibit #11a & 11b).  
Staff sent Respondents Notice of Intent to Commence Cease and Desist and Restoration Order 
Proceedings on March 19, 2012 and has been working concertedly with Respondents for several 
months to resolve these violations and appreciates their commitment to restoration and agreeing 
to provisions ensuring current and future development on site is consistent with Coastal Act 
resource protection policies (Exhibit #12).  
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D. BASIS FOR ISSUANCE OF ORDERS  
 
1) STATUTORY PROVISIONS  

 
(a) Cease and Desist Order  

 
The statutory authority for issuance of this Cease and Desist Order is provided in Coastal Act 
Section 30810, which states, in relevant part: 

 
 (a)  If the commission, after public hearing, determines that any person or 
governmental agency has undertaken, or is threatening to undertake, any activity 
that (1) requires a permit from the commission without securing the permit or (2) 
is inconsistent with any permit previously issued by the commission, the 
commission may issue an order directing that person or governmental agency to 
cease and desist…. 

 
… 

(b)  The cease and desist order may be subject to such terms and conditions as the 
Commission may determine are necessary to ensure compliance with this 
division, including immediate removal of any development or material… 

 
(b) Restoration Order  

 
The statutory authority for issuance of this Restoration Order is provided in Section 30811 of the 
Coastal Act, which states, in relevant part: 

 
In addition to any other authority to order restoration, the commission… may, 
after a public hearing, order restoration of a site if it finds that [a] the 
development has occurred without a coastal development permit from the 
commission, local government, or port governing body, [b] the development is 
inconsistent with this division, and [c] the development is causing continuing 
resource damage. 

 
The following paragraphs set forth the basis for the issuance of the proposed Consent Cease and 
Desist and Restoration Orders by providing substantial evidence that the development meets all 
of the required grounds listed in Section 30810 and 30811 for the Commission to issue a Cease 
and Desist and Restoration Order.  
 
2) APPLICATION TO FACTS  
 

(a)  Development has occurred without a Coastal Development Permit and in 
violation of CDP 5-89-743, which the Commission Previously Issued  

 
As previously presented in Section III of this report, the activities at issue in this matter 
constitute ‘development’ as defined in the Coastal Act and are therefore subject to permitting 
requirements.  Staff has verified that the cited development on the subject property was 
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conducted without a CDP.  In addition, because CDP 5-89-743 required restoration of roads and 
the recordation of an open space easement over all areas outside of those specifically delineated 
for development, and the Unpermitted Development includes the failure to restore a road as 
required, the re-grading of a previously restored road, and a variety of development within the 
open space easement, the Unpermitted Development is also in violation of a permit previously 
issued by the Commission.   
  

(b)   The Unpermitted Development at Issue is Inconsistent with the Coastal Act  
 
The Unpermitted Development described herein is not consistent with Section 30231 (protection 
of biological productivity of coastal waters and water quality), Section 30240 (ESHA 
protection), Section 30236 (limiting alteration of waterways), Section 30253 (limiting adverse 
impacts of new development), and Section 30250 (limiting the location of new development) of 
the Coastal Act.  In addition, the Malibu/Santa Monica Mountains LUP provides policy guidance 
regarding the protection of environmentally sensitive habitats.   
 

i) Protection of Biological Productivity, Water Quality, and ESHA 
 

Coastal Act 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, minimizing adverse effects of waste water discharges and 
entrainment, controlling runoff, preventing depletion of ground water and substantial 
interference with surface water flow, encouraging waste water reclamation, maintaining 
natural vegetation buffer areas that protect riparian habitats, and minimizing alteration 
of streams.  

 
Coastal Act Section 30107.5:  

‘Environmentally sensitive area’ means any area in which plant or animal life or 
their habitats are either rare or especially valuable because of their special 
nature or role in an ecosystem and which could be easily disturbed or degraded 
by human activities and developments. 

 
Coastal Act Section 30240:  

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

 
 LUP Policy 79: 

To maintain natural vegetation buffer areas that protect all sensitive riparian habitats as 
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required by Section 30231 of the Coastal Act, all development other than driveways and 
walkways should be set back at least 50 feet from the outer limit of designated 
environmentally sensitive riparian vegetation. 

 
LUP Policy 67:  

Any project or use which cannot mitigate significant adverse impacts as defined in the 
California Environmental Quality Act on sensitive environmental resources (as depicted 
on Figure 6) shall be denied.  

 
LUP Policy 68:  

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… 

 
LUP Policy 69: 

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

  
The property subject to the Consent Orders occupies a canyon populated with oak woodlands, 
chaparral, and riparian vegetation associated with three blue-line streams which traverse the 
property.  Riparian habitats and their associated streams form important links in the Santa 
Monica Mountains by connecting biological communities from the highest elevation chaparral to 
the sea with a unidirectional flowing water system.  This flow carries nutrients through the 
ecosystem to the benefit of many different species along the way.   
 
Riparian communities are the most species-rich habitats to be found in the Santa Monica 
Mountains; the multi-layered vegetation, available water supply, vegetative cover and adjacency 
to shrubland habitats renders them attractive to many native wildlife species4.  During the warm 
dry Mediterranean-climate summers, these communities serve as a wildlife oasis, while the 
streams themselves provide refuge for sensitive species including: the coast range newt, the 
Pacific pond turtle, and the steelhead trout.  Meanwhile, the ecosystem health of the stream is 
dependent upon ecological functions of adjacent riparian woodlands.  
 
A substantial swath of the property subject to the Consent Orders is covered by riparian 
woodlands, mapped in the Santa Monica Mountains LUP, which are associated with the several 
streams also found on the property.  Much of the Unpermitted Development addressed in the 
proposed Consent Orders is located immediately within or adjacent to riparian corridors and oak 
woodlands.  This development interrupts the ecologically beneficial interface between the oak 
woodland and riparian area, which includes the provision of large woody debris for habitat, 
shading that controls water temperature, and the input of leaf detritus that provides the 
foundation for the stream trophic structure.  

 
4 Walter, Hartmut. Bird use of Mediterranean habitats in the Santa Monica Mountains, Coastal Commission 
Workshop on the Significance of Native Habitats in the Santa Monica Mountains. CCC Hearing, June 13, 2002, 
Queen Mary Hotel. 
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Not only are oak woodlands essential to maintaining salubrious riparian habitat; they additionally 
support a high diversity of birds5, and provide refuge for many species of sensitive bats6.  
Typical wildlife in this habitat includes acorn woodpeckers, scrub jays, plain titmice, northern 
flickers, cooper’s hawks, western screech owls, mule deer, gray foxes, ground squirrels, 
jackrabbits and several species of sensitive bats. 

                                                     

 
In the Santa Monica Mountains LUP, the creek beds on this property and portions of the oak 
woodland on the slope between the creek and the road are identified as Environmentally 
Sensitive Habitat Areas (‘ESHAs’).  Given the large contiguous coverage of chaparral and oak 
woodlands occupying much of the property not subject to this initial ESHA designation, it is 
probable that, pursuant to Policy 57 of the LUP, a current biotic review process would result in 
designation of much of the remainder of the property as ESHA.  Furthermore, the subject 
property is located almost entirely within a designated Wildlife Migration Corridor and partially 
within the Solstice Canyon Significant Watershed Area, as designated in the certified 
Malibu/Santa Monica Mountains Land Use Plan.  Wildlife Migration Corridors and Significant 
Watershed Areas are both designated as ESHAs under the Land Use Plan.  Section 30240 
Coastal Act and Policies 67-69 of the LUP severely limit development within and adjacent to 
areas designated as Environmentally Sensitive Habitat Areas.  These policies require 
development to be sited and designed to minimize adverse impacts on Environmentally Sensitive 
Habitat Areas.  
 
Furthermore, Section 30231 of the Coastal Act states that biological productivity and coastal 
water quality shall be protected and where possible restored.  The property subject to the 
proposed Consent Orders houses a critical mosaic of habitats required by many species of birds, 
mammals and other groups of wildlife.  Destruction of riparian, chaparral, and oak woodland 
vegetation through the Unpermitted Development damages the habitat available for wildlife, 
reduces ecosystem services, and can increase erosion of steep slopes found on the property.  The 
increased erosion resulting from hardscaping and vegetation removal impairs riparian corridors, 
streams and, ultimately, shallow marine waters by increased sedimentation.  Increased sediment 
loads in streams and coastal waters can increase turbidity, thereby reducing light transmission 
necessary for photosynthetic processes, reducing the growth of aquatic plants.  Deposition of 
sediment can additionally harm benthic organisms by changing the composition of the streambed 
habitat, burying invertebrates, and reducing feeding and nesting success by loss of nesting 
habitat and smothering of eggs.  
 
Therefore, Unpermitted Development on the subject property within and adjacent to riparian 
areas and associated oak woodland are inconsistent with the Coastal Act and causing continuing 
resource damage in contravention of the Coastal Act and the Santa Monica Mountains LUP 

 
5 Cody, M.L. 1977. Birds. Pp. 223–231 in Thrower, N.J.W., and D.E. Bradbury (eds.). Chile-California 
Mediterranean scrub atlas. US/IBP Synthesis Series 2. Dowden, Hutchinson & Ross, Stroudsburg, Pennsylvania. 
National Park Service. 1993. A checklist of the birds of the Santa Monica Mountains National Recreation Area. 
Southwest Parks and Monuments Assoc., 221 N. Court, Tucson, AZ. 85701 
 
6 Miner, K.L., and D.C. Stokes. 2000. Status, conservation issues, and research needs for bats in the south coast 
bioregion. Paper presented at Planning for biodiversity: bringing research and management together, February 29, 
California State University, Pomona, California.  
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policies protecting environmentally sensitive habitat areas, biological productivity, and water 
quality.  
 
Additionally, Unpermitted Development on the property additionally impacts chaparral, and is 
inconsistent with several sections of the Coastal Act.  In past Commission actions, contiguous 
swaths of chaparral in the Santa Monica Mountains has been found to rise to the level of ESHA.  
Chaparral within the Santa Monica Mountains provides critical linkages among riparian 
corridors, provides essential habitat for species that require several habitat types during the 
course of their life histories, provides essential habitat for sensitive species, and stabilizes steep 
slopes and reduces erosion, thereby protecting the water quality of coastal streams.  Therefore, 
removal of chaparral ESHA would inherently contradict Section 30240 of the Coastal Act, which 
protects ESHA, but would also deleteriously impact soil stability and habitat function, in 
contradiction of water quality and biological productivity protections afforded by Section 30231 
of the Coastal Act.  
 
Removal of unpermitted structures and roads, and revegetation of areas impacted by 
Unpermitted Development will be undertaken pursuant to the proposed Consent Orders.  This 
restoration work will ensure that habitat connectivity will be restored and ecosystem services re-
established.  
 
 

ii) Alteration of Waterways  
 
Coastal Act Section 30236  

Channelizations, dams or other substantial alterations of rivers and streams shall 
incorporate the best mitigation measures feasible, and be limited to (1) necessary water 
supply projects, (2) flood control projects where no other method for protecting existing 
structures in the flood plain is feasible and where such protection is necessary for public 
safety or to protect existing development, or (3) developments where the primary function 
is the improvement of fish and wildlife habitat.  

 
LUP Policy 76   

In accordance with Section 30236 of the Coastal Act, channelizations, dams or other 
substantial alterations of stream courses shown as blue line streams on the latest 
available USGS map should incorporate the best mitigation measures feasible, and be 
limited to  (1) necessary water supply projects, (2) flood control projects where no other 
method for protecting existing structures in the floodplain is feasible and where such 
protection is necessary for public safety or to protect existing  development, or (3) 
developments where the primary function is the improvement of fish and wildlife habitat. 

 
Unpermitted Development on the property subject to the proposed Consent Orders includes the 
installation of culverts and hardscaping within a stream.  Coastal Act Section 30236 and LUP 
Policy 76 both preclude the alteration of streams and rivers except under certain limited 
circumstances, not here applicable.  Development within the stream physically removes and 
obstructs available riparian habitat, and can lead to increased in-stream water velocity.  This can 
change the physical shape of the stream, increase sedimentation, and reduce detritus habitat and 
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food base for wildlife.  Streams on the subject property are tributaries to Ramirez Creek, which 
flows into the Pacific Ocean at Paradise Cove, which is heavily used for recreation and which is 
contiguous with an expanse of productive nearshore kelp forests.  
 
Restoration of the streambed and riparian areas impacted by Unpermited Development is 
required by the proposed Consent Orders.  
 

iii) Location of New Development  
 
Coastal Act Section 30250: 

(a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close proximity 
to, existing developed areas able to accommodate it or, where such areas are not able to 
accommodate it, in other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on coastal resources.  In 
addition, land divisions…outside existing developed areas shall be permitted only where 
50 percent of the usable parcels in the area have been developed and the created parcels 
would be no smaller than the average sized of surrounding parcels.  

 
Coastal Act Section 30253  
 New development shall: 

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

LUP Policy 74  
New development shall be located as close as feasible to existing roadways, services, and 
existing development to minimize the effects on sensitive environmental resources. 

 
LUP Policy 88  

In ESHAs and Significant Watersheds and in other areas of high potential erosion 
hazard, require site design to minimize grading activities and reduce vegetation removal 
based on the following guidelines: 

 
LUP Policy 82 

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

 
LUP Policy 91  

All new development shall be designed to minimize impacts and alterations of physical 
features, such as ravines and hillsides, and processes of the site (i.e., geological, soils, 
hydrological, water percolation and runoff) to the maximum extent feasible. 
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The Coastal Act and the Santa Monica Mountains LUP both require that development be sited so 
as to minimize grading and impacts to sensitive resources.  The property subject to the proposed 
Consent Orders is comprised in part of riparian woodlands, which are primary contributors to the 
high biodiversity of the Santa Monica Mountains.  The ecological integrity of those riparian 
habitats not only requires wildlife dispersal along the streams, but also depends on the ability of 
animals to move from one riparian area to another.  Such movement requires that the riparian 
corridors be connected by suitable habitat, a function fulfilled in the Santa Monica Mountains by 
coastal sage scrub and chaparral.  
 
As the interconnectivity of various habitat types is essential to sustaining wildlife populations, 
siting new development in a manner that least intrudes upon this connectivity is essential; 
structures should be clustered together and in proximity to extant infrastructure.  A number of the 
unpermitted structures were constructed in theretofore undisturbed areas of woodland or 
chaparral, outside of approved development areas and at a distance from existing approved 
development.  Furthermore, the grading for access roads to these structures appears to be greater 
than would likely be approved through a permit action.  As no permit was obtained for the 
development subject to the proposed Consent Orders, the Commission was deprived of the 
opportunity to ensure that development was clustered so as to minimize impacts to coastal 
resources.  
 
Through the proposed Consent Orders, Respondents will remove the majority of the Unpermitted 
Development, restore the impacted areas, and apply for a permit to retain select items of 
development potentially consistent with the Coastal Act.  This process will ensure that the 
Commission has the opportunity to review the development remaining on the subject properties 
for consistency with Chapter 3 of the Coastal Act.  
 

(c) Unpermitted Development is Causing Continuing Resource Damage 
 
The unpermitted development is causing ‘continuing resource damage’, as those terms are 
defined by Section 13190 of the Commission’s regulations.  
 

(i) Definition of Continuing Resource Damage 
 
Section 13190(a) of the Commission’s regulations defines the term ‘resource’ as it is used in 
Section 30811 of the Coastal Act as follows:  
 

‘Resource’ means any resource that is afforded protection under the policies of Chapter 3 
of the Coastal Act, including but not limited to public access, marine and other aquatic 
resources, environmentally sensitive wildlife habitat, and the visual quality of coastal 
areas. 

 
The term ‘damage’ in the context of Restoration Order proceedings is defined in Section 
13190(b) as follows:  
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‘Damage’ means any degradation or other reduction in quality, abundance, or other 
quantitative or qualitative characteristic of the resource as compared to the condition the 
resource was in before it was disturbed by unpermitted development. 

 
In this case, the resources affected include the habitat and ecosystem functions provided by the 
impacted native chaparral, oak woodlands, and riparian corridors; the biological productivity and 
water quality of the waterways; and the integrity of the existing waterways.  The damage 
includes the degradation and removal of the chaparral, oak woodland, and riparian habitat, 
including ESHA, which is caused by the unpermitted development on the subject property; the 
degradation of water quality and biological productivity; and the alteration of the waterways, as 
described in the Section V, above.    
 
The term ‘continuing’ is defined by Section 13190(c) of the Commission’s regulations as 
follows:   
 

‘Continuing’, when used to describe ‘resource damage’, means such damage,  
which continues to occur as of the date of issuance of the Restoration Order. 

 
As of this time, the unpermitted development that is the subject of these proceedings and the 
results thereof remain at the subject property.  As described above, the unpermitted development 
results in impacts to coastal resources, including the habitat provided by native chaparral 
vegetation, oak woodland habitat, and riparian corridors; the biological productivity and quality 
of waterways; and the physical integrity of those waterways.  The grading and fill of riparian 
corridors, removal of native chaparral, and placement of structures and roads continues to impact 
the coastal resources, both by continuing to prevent the native ecosystem from existing or 
functioning and thereby disrupting the biological productivity of these areas, and by continuing 
to introduce pollutants into the waterways.  
 
As described above, the unpermitted development is causing adverse impacts to resources 
protected by the Coastal Act that continue to occur as of the date of this proceeding, and 
therefore damage to resources is “continuing” for purposes of Section 30811 of the Coastal Act.  
The damage caused by the unpermitted development, which is described in the above 
paragraphs, satisfies the regulatory definition of “continuing resource damage.”  The third and 
final criterion for issuance of a Restoration Order is therefore satisfied. 
 

(d) Orders are Consistent with Chapter 3 of the Coastal Act 
 
The Consent Cease and Desist and Restoration Orders attached to this staff report as Appendix A 
are consistent with the resource protection policies found in Chapter 3 of the Coastal Act.  The 
Consent Orders require Respondents to remove unpermitted development from the subject 
property, apply for authorization to retain certain specified items of development that may be 
consistent with the Coastal Act, restore the subject property using restorative grading and 
planting of vegetation native to oak woodlands and Mediterranean type ecosystems, mitigate for 
temporal losses, and cease and desist from conducting any further unpermitted development on 
the subject property.  Respondents submitted the restoration and mitigation plans required by the 
Consent Orders in advance of this hearing, for staff review and approval, conditioned upon 
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approval of the Consent Orders; therefore, the approved plans are appended as attachments to the 
Consent Orders and will begin to be implemented upon Commission action on the proposed 
Consent Orders.  The Consent Orders require Respondents to plant native plant species to be 
compatible with the surrounding chaparral and oak woodland habitat, and to ensure that non-
native, invasive plant species do not colonize the newly restored site and spread from there to 
supplant the surrounding native habitat.  Failure to revegetate the site would lead to potential 
invasion of non-native plant species, thus decreasing the biological productivity of this habitat, 
inconsistent with the resource protection policies of the Coastal Act.  The primary function of the 
native vegetation project is the restoration and improvement of water quality, biological 
productivity, and environmentally sensitive resources; therefore the proposed use is consistent 
with Sections 30231 and 30240.  The proposed project will improve water quality and biological 
resources by removing physical development and thereby increasing ecosystem resource cycling.  
Further, by restoring native vegetation, the proposed project will increase environmentally 
sensitive habitat area and restore riparian ecosystem functions. 
  
Therefore, the Consent Cease and Desist and Restoration Orders are consistent with the Chapter 
3 policies of the Coastal Act. 
 

E. CONSENT AGREEMENT: SETTLEMENT 
 
Chapter 9, Article 2, of the Coastal Act provides that violators may be civilly liable for a variety 
of penalties for violations of the Coastal Act, including daily penalties for knowingly and 
intentionally undertaking development in violation of the Coastal Act.  Respondents have clearly 
stated their willingness to completely resolve the violations at issue herein, including any civil 
liability, administratively and amicably, through a settlement process.  To that end, Respondents 
have committed to comply with all terms and conditions of the Consent Orders, including the 
provisions regarding monetary penalties, and not to contest the issuance or implementation of the 
Consent Orders. 
 

F. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
 
The Commission finds that issuance of these Consent Orders to compel compliance with the 
Coastal Act, to restore resources impacted by the Unpermitted Development activities, and to 
mitigate the impacts that resulted from the Unpermitted Development are exempt from any 
applicable requirements of the California Environmental Quality Act of 1970 (CEQA), Cal. Pub. 
Res. Code §§ 21000 et seq., and will not have significant adverse effects on the environment, 
within the meaning of CEQA.  The Consent Orders are exempt from the requirement for the 
preparation of an Environmental Impact Report, based on Sections 15060(c)(2) and (3), 
15061(b)(2), 15307, 15308 and 15321 of CEQA Guidelines, which are also in 14 CCR. 
 

G. SUMMARY OF FINDINGS OF FACT 
 
1. The United World of the Universe Foundation is the owner of the properties located at 2900 

Kanan Dume Road, Malibu, CA 90265.  The portion of that property at issue herein is 
identified by the Los Angeles County Assessor’s Office as APNs 4465-002-036, 4465-001-
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028, and 4465-002-021.  The property is located within the Coastal Zone and has been 
designated as various types of ESHA.  

 
2. The Canyon at Peace Park are the lessees of the property specified in Finding 1 and have 

committed jointly with the United World of the Universe Foundation to undertake the 
removal, restoration, and payment of penalties pursuant to the Consent Cease and Desist and 
Restoration Orders.  

 
3. The United World of the Universe Foundation knowingly undertook development, as defined 

by Coastal Act Section 30106, without a coastal development permit, and in violation of a 
previously issued coastal development permit, on the subject property. 

 
4. The Canyon at Peace Park undertook, by placing and maintaining, unpermitted development.  
 
5. The Unpermitted Development is inconsistent with Chapter 3 of the Coastal Act and is 

causing “continuing resource damage” within the meaning of Coastal Act Section 30811 and 
Title 14, California Code of Regulations, Section 13190.  

 
6. Coastal Action Section 30810 authorizes the Commission to issue a cease and desist order in 

these circumstances.  Coastal Act Section 30811 authorizes the Commission to issue a 
restoration order in these circumstances.  

 
7. The work to be performed under these Consent Orders, if completed in compliance with the 

Orders and the plans required therein, will be consistent with Chapter 3 of the Coastal Act.  
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CONSENT CEASE AND DESIST ORDER CCC-12-CD-05 AND CONSENT 
RESTORATION ORDER CCC-12-RO-05 

 
1.0 Consent Cease and Desist Order CCC-12-CD-05. Pursuant to its authority 

under California Public Resources Code (‘PRC’) Section 30810, the California 
Coastal Commission (‘Commission’) hereby orders and authorizes the United 
World of the Universe Foundation and The Canyon at Peace Park and all their 
successors and assigns (hereinafter collectively referred to as ‘Respondents’) and 
those officers and employees of Respondents, or other individuals acting on 
behalf of Respondents to:  

 
1.1 Cease and desist from engaging in any further development, as that term is 

defined in PRC Section 30106, that would normally require a coastal 
development permit on any of the property identified in Section 12.0 
below (‘Subject Properties’), unless authorized pursuant to the Coastal 
Act, PRC Sections 30000-30900, which includes through these Consent 
Orders. 

 
1.2 Cease and desist from maintaining on the Subject Properties any of the 

following: (a) any Unpermitted Development (defined in Section 13.0, 
below), including any of the unpermitted physical structures and materials 
on the Subject Properties, or other unpermitted changes in the intensity of 
use to the Subject Properties, resulting therefrom; or (b) development 
inconsistent with Commission Coastal Development Permit (‘CDP’) 5-89-
743. 

 
1.3 Remove, subject to the terms in these Consent Orders and pursuant to an 

attached removal plan or a removal plan consistent with Section 8.0 
below, and pursuant to the terms and conditions set forth herein, all 
physical items placed or allowed to come to rest on the Subject Properties 
as a result of Unpermitted Development, including, but not necessarily 
limited to: 

 
Graded roads, non-native invasive vegetation, residences and 
appurtenant structures, accessory structures including water tanks, 
trailers, pavement, landscaping, culverts, and fill/paving within and 
along streams. 

 
Through the execution of Consent Cease and Desist Order CCC-12-CD-05, below, 
Respondents agree to comply with its terms and conditions. Respondents shall comply 
with this Order and shall cause its agents, contractors, and employees to comply with this 
Order, including by, among other things, distributing copies to any aforementioned 
parties undertaking activities relevant to this Order, and incorporating a provision in 
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contracts to undertake activities relevant to this Order requiring such parties to comply 
with the terms and conditions of this Order.  

 
 

2.0 Consent Restoration Order CCC-12-RO-05. Pursuant to its authority under 
PRC Section 30811, the Commission hereby orders and authorizes Respondents 
to restore the Subject Properties as described in Sections 4.0, 5.0, 6.0, and 8.0 
below. Through the execution of Consent Restoration Order No. CCC-12-RO-05, 
below, Respondents agree to comply with its terms and conditions.   

 
Provisions Common to Both Orders. CCC-12-CD-05 and CCC-12-RO-05 are 
hereinafter collectively referred to as ‘the Consent Orders’. 
 
3.0  Definitions. 

 
3.1 ‘Pump House’ The approximately 10 foot by 10 foot structure on APN 

4465-002-021, authorized pursuant to CDP 5-89-743 for the purpose of 
housing a pump, and which has since been converted into an 
approximately 1,500 sq foot unpermitted residence. Coastal Commission 
Waiver De Minimis Number 4-11-064 authorized the removal of the 1,250 
sq foot structure constructed around and on top of the authorized Pump 
House.  

 
3.2 ‘Tree House’ The unpermitted structure located in the southwestern 

portion of APN 4465-001-036, located within a designated Significant 
Oak Woodland and within an area subject to the easement for open space, 
view preservation, and habitat protection.   

 
3.3 ‘A-Frame’ The unpermitted structure on APN 4465-001-028, north of the 

Women’s Facility, located within an area subject to an easement for 
protection of watershed and wildlife corridors, and view protection.   

 
3.4 ‘Men’s Facility’ The 7,346 sq foot residence, and appurtenant garage, 

pool, and pond, which occupies the northwest portion of APN 4465-002-
021, and which was authorized by CDP 5-89-743.  

 
3.5 ‘Women’s Facility’ The 4,971 sq foot residence, constructed without the 

benefit of a CDP, and 500 sq foot garage, constructed in 1997 on APN 
4465-001-036, which is principally located within Development Area 3, as 
identified in CDP 5-89-743. 

  
4.0 Removal and Restoration of Impacted Areas. Respondents shall implement the 

applicable approved Restoration Plans, consistent with Section 8.0 of these 
Consent Orders and attached hereto, for removal and restoration of each of the 
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elements of unpermitted development enumerated in this Section.  Respondents 
shall commence implementation of each of the Restoration Plans within one 
hundred and twenty (120) days of the effective date of these Consent Orders, or if 
Los Angeles County approval is necessary to undertake any subject Restoration 
Plan, Respondents shall inform Commission staff and this deadline shall 
commence within one hundred and twenty (120) days of approval by Los Angeles 
County for any subject Restoration Plan requiring Los Angeles County approval. 
Respondents shall complete all elements of each Restoration Plan, excepting each 
associated Monitoring Plan, no later than one hundred and twenty (120) days 
from commencing implementation of any subject Restoration Plan. The 
Monitoring Plan shall be implemented consistent with the terms of each subject 
Monitoring Plan. The Executive Director may extend the deadlines or modify the 
approved schedule for good cause pursuant to Section 19.0 of these Consent 
Orders.  
 
4.1 The Pump House. The Pump House shall be removed and restored 

pursuant to the Attachment 1, the ‘Restoration Plan for the Removal of a 
Portion of the Pump House Foundation and Concrete Slab’. 
 
(A) Removal and restoration shall not apply to: the underlying 

permitted housing which covers the pump, an apron around the 
housing, and an access path to the propane tank as depicted in 
Attachment 1, the ‘Restoration Plan for the Removal of a Portion 
of the Pump House Foundation and Concrete Slab’.  

 
(B) Respondents agree that any repair and maintenance exemptions, 

including pursuant to Sections 13252 and 13250 of the 
Commission’s Regulations, that might otherwise apply will not be 
applicable to the retaining wall located adjacent to the Pump 
House. Any repair, maintenance, replacement, or redevelopment of 
said retaining wall shall require a CDP, and failure to obtain a CDP 
for such activities will constitute a violation of these Consent 
Orders.  

 
4.2 Tree House. The Tree House structure and surrounding impacted area, 

including the footbridge across the stream on APN 4465-001-036 and any 
physical development demarcating the footpath through the adjacent 
woodland, shall be removed and restored pursuant to Attachment 2, the 
‘Restoration Plan for the Removal of the Tree House’.  

 
4.3 A-Frame and Road. The A-Frame structure on APN 4465-001-028 and 

access road on APNs 4465-001-028 and 4465-001-036 shall be removed 
and restored pursuant to Attachment 3, the ‘Restoration Plan for the 



 
United World of the Universe Consent Cease and Desist and Restoration Orders 
CCC-12-CD-05 & CCC-12-RO-05 
Page 4 of 25 
 

Removal of the A-Frame, A-Frame Road, and Women’s House Northwest 
Road’.  

 
4.4 Structure, Footpath, and Overlook Road. The two structures located 

adjacent to the riparian corridor on APN 4465-001-028 north of the 
parking area, the spur road accessing the knoll on APN 4465-001-028, 
which provides access to overlook the ‘Men’s Facility’ from the riparian 
corridor to the east, and any physical development demarcating the 
footpath originating at the Men’s Facility and terminating at the knoll shall 
be restored pursuant to Attachment 4, the ‘Restoration Plan for the 
Removal of the Two Structures, Footpath, and Overlook Road’.  

 
4.5 Parking Area Extension. The parking area extension, including the 

paving and the installation of culverts placed within a stream, not 
approved by CDP 5-89-743 or existing prior to the Coastal Act, shall be 
removed and restored with native vegetation pursuant to Attachment 5, the 
‘Restoration Plan for the Removal of the Parking Area Extension’. 

 
4.6 Landscaping and Road. The road emanating to the northwest from the 

Women’s Facility along the riparian corridor on APN 4465-001-036 shall 
be removed and restored pursuant to Attachment 3, the ‘Restoration Plan 
for the Removal of the A-Frame, A-Frame Road, and Women’s House 
Northwest Road’, and the non-native landscaping around the Women’s 
Facility shall be removed pursuant to Attachment 6, the ‘Restoration Plan 
for the Removal of Women’s House Landscaping’. 
 

4.7 Guest House Road. The road originating at the guest house on APN 
4465-002-021, progressing east and then west along the hillside below the 
guest house shall be restored pursuant to Attachment 7, the ‘Restoration 
Plan for the Removal of the Guest House Road’.  

 
4.8 Peace Pagoda. Respondents shall submit for the review and approval of 

the Commission’s Executive Director, a Removal, Erosion Control, 
Restoration, Revegetation, and Monitoring Plan for the removal of the 
Peace Pagoda and associated paths if the permit amendment mentioned in 
Section 6.1(B), below, does not result in the situation of a development 
area within 200-feet of the Peace Pagoda and paths. This Restoration Plan 
shall be consistent with the provisions set forth in Section 8.0, below, and 
shall be submitted to Commission staff within ninety (90) days of final 
Commission action on the permit amendment mentioned below in Section 
6.1(B). 

 
5.0 Submittal of After-the-Fact Coastal Development Permit Application. 
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5.1 Communications Facility.   
 

(A) Within ninety (90) days of the effective date of these Consent 
Orders, Respondents shall submit, and shall not withdraw or 
impede final Commission action in any way on, a ‘complete’ 
coastal development permit application for after-the-fact approval 
of the Communications Facility situated on the knoll overlooking 
the Men’s Facility, should they wish to retain said 
Communications Facility. Where a Los Angeles County approval 
is required for the coastal development permit application to be 
‘complete’, Respondents are diligently working to obtain County 
approval, and County review is still pending, Respondents may 
request an extension, pursuant to Section 19.0, of deadlines 
necessarily affected.  

 
(B) Respondents shall comply with the terms and conditions of any 

permit issued pursuant to the application submitted under Section 
5.1(A), above, within two (2) years of final Commission action.   

 
(C) Within ninety (90) days of the effective date of these Consent 

Orders, Respondents shall submit, for the review and approval of 
the Commission’s Executive Director, a Removal, Erosion 
Control, Restoration, Revegetation, and Monitoring Plan for the 
removal of the Communications Facility if Respondents do not 
apply to retain in the permit application required by Section 
5.1(A), above. This Restoration Plan shall be consistent with the 
provisions set forth in Section 8.0, below.  

 
5.2 Women’s Facility. 

 
(A) Within ninety (90) days of the effective date of these Consent 

Orders, Respondents shall submit, and shall not withdraw or 
impede final Commission action in any way on, a ‘complete’ 
coastal development permit application for after-the-fact approval 
of any of the following development that Respondents wish to 
retain within APN 4465-001-036.  Where a Los Angeles County 
approval is required for the coastal development permit application 
to be ‘complete’, Respondents are diligently working to obtain  
County approval, and County review is still pending, Respondents 
may request an extension, pursuant to Section 19.0, of deadlines 
necessarily affected. 
 
(1) The Women’s Facility, garage guesthouse, solar panels, 

accessory structures, water tank, the road accessing the 
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water tank, and accessory development within or near 
Development Area 3; and  

 
(2) The climbing wall and the maintenance, trash, and 

recycling facility within or near Development Area 3 or 
which Respondents may seek to retain within or near 
Development Area 3, or to relocate within another 
Development Area on the Subject Properties.  

 
(a) Development in Section 5.2(A)(2) may be 

temporarily located to a previously disturbed 
area within the development area adjacent to 
Kanan Dume Road on APN 4465-002-021 
during the pendency of the above-mentioned 
permit application.  

 
(B) The permit application must include information necessary to 

evaluate all grading and landform alteration associated with the 
development mentioned in Section 5.2(A)(1-2).  

 
(C) Respondents shall comply with the terms and conditions of any 

permit issued pursuant to the application submitted under Section 
5.2(A), above, within two (2) years of final Commission action.   

 
(D) Within ninety (90) days of the effective date of these Consent 

Orders, Respondents shall submit, for the review and approval of 
the Commission’s Executive Director, a Removal, Erosion 
Control, Restoration, Revegetation, and Monitoring Plan for 
removal of any development listed in Section 5.2(A)(1 or 2) that 
Respondents do not apply to retain in the permit application 
required by that Section. This Restoration Plan shall be consistent 
with the provisions set forth in Section 8.0, below.  

 
6.0 Coastal Development Permit Amendment  

 
6.1 Concurrent with the permit application of Section 5.0, Respondents shall 

submit, and not withdraw or impede final Commission action in any way 
on, an application to amend CDP 5-89-743 in the following manner: 
 
(A) To include any portion of the two meditation trailers, shed, and 

associated development located east of Kanan Dume Road which 
they wish to retain.  
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(B) To amend the location of the development area on APN 4465-001-
028 to one of two approximate locations depicted on Attachment 
12.  

 
(1) Should the development area, as amended, be partially or 

wholly situated on APN 4465-001-036, Respondents shall 
submit, as part of the coastal development permit 
application discussed in Section 5.0, an application to 
adjust the lot line between APN 4465-001-036, and APN 
4465-001-028 such that each resulting lot contains one 
development area.   

 
(2) Respondents shall comply with the terms and conditions of 

the above-described amendment and permit within two (2) 
years of final Commission action.   

 
(3) Should the development area, as amended, be partially or 

wholly situated on APN 4465-001-036, and should 
Respondents fail to apply to the Commission for a lot line 
adjustment, or should the Commission deny the above-
described lot line adjustment,  Respondents shall submit, 
for the review and approval of the Commission’s Executive 
Director, a Removal, Erosion Control, Restoration, 
Revegetation, and Monitoring Plan for the removal of the 
Peace Pagoda and restoration of areas impacted by the 
development. This Restoration Plan shall be submitted 
within thirty (30) days of final action on said denial, or 
within ninety (90) days of the effective date of these 
Consent Orders.  

 
(C) To amend the location of the development area on APN 4465-001-

036. 
 
(D) To correct the legal description of the development area on APN 

4465-002-021 to render it consistent with CDP 5-89-743.  
 
(E) Respondents shall comply with the terms and conditions of any 

permit issued pursuant to the application submitted under Sections 
6.1(A-D), above, within two years of final Commission action.   

 
7.0 Denial of Development. Respondents shall submit, for the review and approval of 

the Commission’s Executive Director, a Removal, Erosion Control, Restoration, 
Revegetation, and Monitoring Plan for the removal of development and 
restoration of areas impacted by the development, for any development for which 
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these Consent Orders provide for application to the Commission, and for which 
the Commission denies authorization. This Restoration Plan shall be submitted 
within ninety (90) days of final action on said denial, and shall be consistent with 
the provisions set forth in Section 8.0, below.  

 
8.0 Restoration Plan. These Consent Orders require the preparation and 

implementation of a Restoration Plan to remove unpermitted development and to 
restore impacted areas on the Subject Properties. Respondents shall submit any 
Restoration Plan required by Sections 5.0, 6.0, and 7.0 of these Consent Orders, 
for review and approval of the Commission’s Executive Director, within the 
deadlines set forth in these Consent Orders. The Restoration Plans provided for in 
Section 4.0, and attached hereto, have been approved by the Executive Director as 
consistent with the requirements of Section 8.0 set forth below, and do not require 
further approval unless modified or amended. The Restoration Plan shall outline 
all proposed removal activities, proposed remedial grading, and proposed re-
vegetation activities and mitigation, in the subject area, as well as monitoring 
plans, and shall include the following elements and requirements.  

 
8.1 General Provisions. 
 

(A) The Restoration Plan shall be prepared by a qualified restoration 
ecologist(s), resource specialist(s), and/or engineer (‘Specialist’). 
Prior to the preparation of the Restoration Plan, Respondents shall 
submit for the Executive Director’s review and approval the 
qualification of the proposed Specialist, including a description of 
the proposed Specialist’s educational background, training and 
experience related to the preparation and implementation of the 
Restoration Plan described herein. If the Executive Director 
determines that the qualifications of Respondents’ resource 
specialist is not adequate to conduct such restoration work, he/she 
shall notify Respondents and, within 10 days of such notification, 
Respondents shall submit for the Executive Director’s review and 
approval a different Specialist.  

 
(B) The Restoration Plan shall include a schedule/timeline of activities, 

the procedures to be used, and identification of the parties who will 
be conducting the restoration activities.  

 
(C) The Restoration Plan shall include a detailed description of all 

equipment to be used. All tools utilized shall be hand tools unless 
the Specialist demonstrates to the satisfaction of the Executive 
Director that mechanized equipment is needed and will not impact 
resources protected under the Coastal Act, including, but not 
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limited to: geological stability, integrity of landforms, freedom 
from erosion, and the existing native vegetation.  

 
(1) If the use of mechanized equipment is proposed, the 

Restoration Plan shall include limitations on the hours of 
operations for all equipment and a contingency plan that 
addresses, at a minimum: 1) impacts from equipment use; 
2) potential spills of fuel or other hazardous releases that 
may result from the use of mechanized equipment and 
responses thereto; and 3) any water quality concerns. The 
Restoration Plan shall designate areas for staging of any 
construction equipment and materials, including receptacles 
and temporary stockpiles of graded materials, all of which 
shall be covered on a daily basis.  

 
(D) The Restoration Plan shall specify that no demolition or 

construction materials, debris, or waste shall be placed or stored 
where it may enter sensitive habitat, receiving waters or a storm 
drain, or be subject to wind or runoff erosion and dispersion.  

 
(1) All stock piles and construction materials shall be covered, 

enclosed on all sides, shall be located as far away as 
possible from drain inlets and any waterway, and shall not 
be stored in contact with the soil.  

 
(E) The Restoration Plan shall identify the location of the disposal 

site(s) for the off-site disposal of all materials removed from the 
Subject Properties and all waste generated during restoration 
activities pursuant to these Consent Orders. If a disposal site is 
located in the Coastal Zone and is not an existing sanitary landfill, 
a coastal development permit is required for such disposal. All 
hazardous waste must be disposed of at a suitable licensed disposal 
facility.  

 
(F) The Restoration Plan shall specify the methods to be used during 

and after restoration to stabilize the soil and make it capable of 
supporting native vegetation. Such methods shall not include the 
placement of retaining walls or other permanent structures, grout, 
geogrid or similar materials. Any soil stabilizers identified for 
erosion control shall be compatible with native plant recruitment 
and establishment. The Restoration Plan shall also include all 
measures that will be installed on the Subject Properties and 
maintained until the impacted areas have been revegetated to 
minimize erosion and the transport of sediment.  
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(G) The Restoration Plan shall identify all areas on which the 

Restoration Plan are to be implemented, and upon which the 
restoration will occur (‘Restoration Area’). The Restoration Plan 
shall also state that prior to the initiation of any restoration or 
removal activities, the boundaries of the Restoration Area shall be 
physically delineated in the field, using temporary measures such 
as fencing stakes, colored flags, or colored tape. The Restoration 
Plan shall state further that all delineation materials shall be 
removed when no longer needed and verification of such removal 
shall be provided in the annual monitoring report that corresponds 
to the reporting period during which the removal occurred.  

 
8.2 Erosion Control Plan.  
 

(A) Respondents shall submit an Erosion Control Plan, prepared by a 
qualified Specialist, approved pursuant to Section 8.1(A), as part of 
the Restoration Plan, to address ground disturbance during any 
construction or restoration activities, and during the establishment 
of the vegetation planted pursuant to Section 8.5, below.  

 
(1) The erosion control measures are required to be installed 

and fully functional on the Restoration Area prior to or 
concurrent with the initial removal and restoration activities 
required by these Consent Orders and maintained 
throughout the removal/restoration process to minimize 
erosion across the site and sedimentation of streams, 
tributaries, drains and culverts.  

 
(B) The Erosion Control Plan shall: 1) include a narrative report 

describing all temporary run-off and erosion control measures to 
be used during removal/restoration activities; 2) identify and 
delineate on a site or grading plan the locations of all temporary 
erosion control measures; and 3) specify that the removal work and 
construction of the permanent erosion control features shall take 
place only during the dry season (April 1- November 1). This 
period may be extended for a limited period pursuant to the 
provisions of Section 19.0, below.  

 
(1) All temporary construction related erosion control materials 

shall be comprised of bio-degradable materials and shall be 
removed from the construction site once the permanent 
erosion control features are established.  
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(C) In those areas where erosion control measures may be immediately 
necessary, Respondents shall install said measures in a timely 
manner to as to avoid further resource impacts.  

 
8.3 Removal Plan. 
 

(A) As part of the Restoration Plan, Respondents shall submit a 
Removal Plan, prepared by a qualified Specialist, approved 
pursuant to Section 8.1(A), to govern the removal and off-site 
disposal of all unpermitted development required to be removed 
pursuant to these Consent Orders, unpermitted development for 
which no authorization is sought by the deadlines established in 
these Consent Orders, and unpermitted development for which 
authorization is denied by the Commission. 

 
(1) The Removal Plan shall include a site plan showing the 

location and identity of all Unpermitted Development to be 
removed from the Subject Properties.  

 
(B) The Removal Plan shall indicate that removal activities shall not 

disturb areas outside of the removal and restoration area. Measures 
for the restoration of any area disturbed by the removal activities 
shall be included within the Revegetation Plan. These measures 
shall include the restoration of the areas from which the 
unpermitted development was removed, and any areas disturbed by 
those removal activities.  

 
8.4 Remedial Grading Plan. 
 

(A) As part of the Restoration Plan, Respondents shall submit a 
Remedial Grading Plan prepared by a qualified Specialist approved 
pursuant to Section 8.1(A) for the review and approval of the 
Commission’s Executive Director. The Remedial Grading Plan 
shall include sections showing original and finished grades, and a 
quantitative breakdown of grading amounts (cut/fill), drawn to 
scale with contours that clearly illustrate, as accurately as possible, 
the pre-development and the current, unpermitted topography. The 
Remedial Grading Plan shall demonstrate how the proposed 
remedial grading will restore the Subject Properties to their 
original, pre-violation topography, as determined in consultation 
with Commission staff biologist and engineer.  

 
(B) If the Specialist determines that alterations to the original 

topography are necessary to ensure a successful restoration of the 
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riparian and chaparral habitat, the Remedial Grading Plan shall 
also include this proposed topography and a narrative report that 
explains the justification for needing to alter the topography from 
the original contours.  

 
8.5 Revegetation Plan.  
 

(A) Respondents shall submit a Revegetation Plan, prepared by a 
qualified Specialist, as approved under Section 8.1(A), above, as 
part of the Restoration Plan, outlining the measures necessary to 
revegetate the Restoration Area. The Revegetation Plan shall 
include detailed descriptions, including graphic representations, 
narrative reports, and photographic evidence as necessary, 
submitted pursuant to requirements of Section 8.6(B), of 
vegetation in the Restoration Area prior to any Unpermitted 
Development undertaken on the Subject Properties, and the current 
state of the Subject Properties. The Revegetation Plan shall 
demonstrate that the areas impacted by the Unpermitted 
Development on the Subject Properties will be restored using plant 
species endemic to and appropriate for the area in which the 
unpermitted activities occurred.  

 
(B) The Revegetation Plan shall identify the natural habitat type that is 

the model for the restoration and describe the desired relative 
abundance of particular species in each vegetation layer. This 
section shall explicitly lay out the restoration goals and objectives 
for the revegetation. Based on these goals, the plan shall identify 
the species that are to be planted, and provide a rationale for and 
describe the size and number of container plants and the rate and 
method of seed application. The Revegetation Plan shall indicate 
that plant propagules and seeds must come from local, native stock 
of the Santa Monica Mountains.  

 
(1) If plants, cuttings, or seed are obtained from a nursery, the 

nursery must certify that they are of local origin (Santa 
Monica Mountains) and are not cultivars. The Revegetation 
Plan shall provide specifications for preparation of nursery 
stock. Technical details of planting methods (e.g. spacing, 
micorrhyzal inoculation, etc.) shall be included.  

 
(C) The Revegetation Plan shall include a detailed description of the 

methods that shall be utilized to restore the Restoration Area to the 
condition that existed prior to the unpermitted development 
occurring.  
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(D) The Revegetation Plan shall include a map showing the type, size, 

and location of all plant materials that will be planted in the 
Restoration Area; the location of all non-native plants to be 
removed from the Restoration Area; the topography of all other 
landscape features on the site; and the location of photographs of 
the Restoration Areas that will provide reliable photographic 
evidence for annual monitoring reports, as described in Section 
8.6(B), below.  

 
(E) The Revegetation Plans shall include a detailed explanation of the 

performance standards that will be utilized to determine the 
success of the restoration. The performance standards shall identify 
that ‘x’ native species appropriate to the habitat should be present, 
each with at least ‘y’ percent cover or with a density of at least ‘z’ 
individuals per square meter. The description of restoration success 
shall be described in sufficient detail to enable an independent 
specialist to duplicate it.  

 
(F) The Revegetation Plans shall include a schedule for installation of 

plants and removal of non-native plants. Respondents shall not 
employ non-native plant species, which could supplant native plant 
species in the Restoration Area.  

 
(1) If the planting schedule requires planting to occur at a 

certain time of year beyond deadlines set forth herein, the 
Executive Director may, at the written request of 
Respondents, extend the deadlines as set forth in Section 
19.0 of these Consent Orders in order to achieve optimal 
growth of the vegetation.  

 
(2) The Revegetation Plan shall demonstrate that all non-native 

vegetation within the Restoration Area will be eradicated 
prior to any remedial grading and revegetation activities on 
the Subject Properties. In addition, the Revegetation Plan 
shall specify that non-native vegetation removal shall occur  
year round, including on a monthly basis during the rainy 
season (January through April) for the duration of the 
restoration project, as defined in Section 8.6. 

 
(G) The Revegetation Plan shall describe the proposed use of artificial 

inputs, such as irrigation, fertilizer or herbicides, including the full 
range of amounts of the inputs that may be utilized. The minimum 
amount necessary to support the establishment of the plantings for 
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successful restoration shall be utilized. No permanent irrigation 
system is allowed in the Restoration Area. Temporary above 
ground irrigation to provide for the establishment of plantings is 
allowed for a maximum of three (3) years or until the revegetation 
has become established, whichever comes first.  
 
(1) If, after the three (3) year time limit, the vegetation planted 

pursuant to the Revegetation Plan has not become 
established, the Executive Director may, upon receipt of a 
written request from Respondents, allow for the continued 
use of the temporary irrigation system. The written request 
shall outline the need for and duration of the proposed 
extension. 

 
8.6 Monitoring Plan.  
 

(A) The plan shall indicate that Respondents shall submit a Monitoring 
Plan, as part of the Restoration Plan, that describes the monitoring 
and maintenance methodology, including sampling procedures, 
sampling frequency, and contingency plans to address potential 
problems with restoration activities or unsuccessful restoration of 
the area. The Monitoring Plan shall specify that the restoration 
Specialist shall conduct at least four site visits annually for the 
duration of the monitoring period set forth in Section 8.6(B), at 
intervals specified in the Restoration Plan, for the purposes of 
inspecting and maintaining, at a minimum, the following: all 
erosion control measures; non-native species eradication; trash and 
debris removal; and the health and abundance of original and/or 
replacement plantings. 

 
(B) Respondents shall submit, on an annual basis and during the same 

one-month period of each year (no later than December 31st of the 
first year), for five (5) years from the completion of 
implementation of the Revegetation Plan, according to the 
procedure set forth under Section 8.9, a written report, for the 
review and approval of the Executive Director, prepared by the 
qualified Specialist, evaluating compliance with the approved 
Restoration Plan. These reports shall also include photographs 
taken during the periodic site inspections pursuant to Section 
8.6(A), at the same time of year, from the same pre-designated 
locations (as identified on the map submitted pursuant to Section 
8.5(D)) indicating the progress of recovery in the Restoration 
Areas.  
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(1) The locations from which the photographs are taken shall 
not change over the course of the monitoring period unless 
recommended changes are approved by the Executive 
Director, pursuant to Section 19.0 of these Consent Orders.  

 
(C) If periodic inspections or the monitoring reports indicate that the 

restoration project or a portion thereof is not in conformance with 
the Restoration Plan, or these Consent Orders, or has failed to meet 
the goals and/or performance standards specified in the Restoration 
Plan, Respondents shall submit a revised or supplemental 
Restoration Plan (‘Revised Restoration Plan’) for review and 
approval by the Executive Director. The Revised Restoration Plan 
shall be prepared by a qualified Specialist, approved by the 
Executive Director, and shall specify measures to correct those 
portions of the restoration that have failed or are not in 
conformance with the original approved Restoration Plan, or these 
Consent Orders. The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a 
modification of these Consent Orders, a new Restoration Order, or 
a new or amended coastal development permit. After the Revised 
Restoration Plan has been approved, these measures, and any 
subsequent measures necessary to carry out the original approved 
Restoration Plan, shall be undertaken by Respondents as required 
by Executive Director until the goals of the original approved 
Restoration Plan have been met. Following completion of the 
Revised Restoration Plan’s implementation, the duration of the 
monitoring period, set forth in Section 8.6(D), shall be extended 
for at least a period of time equal to that during which the project 
remained out of compliance, but in no case less than two annual 
reporting periods. 

 
(D) At the end of the five (5) year monitoring period (or other duration, 

if the monitoring period is extended pursuant to Section 8.6(C)), 
Respondents shall submit, according to the procedure set forth 
under Section 8.9, a final detailed report prepared by a qualified 
Specialist for the review and approval of the Executive Director. 

 
(1) If this report indicates that the restoration has in part, or in 

whole, been unsuccessful, based on the requirements of the 
approved Restoration Plans, Respondents shall submit a 
Revised Restoration Plan, in accordance with the 
requirements of Section 8.6(C) of the Consent Orders, and 
the monitoring program shall be revised accordingly.  
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8.7 Upon approval of the Restoration Plan (including the Removal, Remedial 
Grading, Revegetation, and Monitoring Plans) by the Executive Director, 
Respondents shall commence implementation of the Restoration Plan 
within one hundred and twenty (120) days after the Restoration Plan is 
approved, or if Los Angeles County approval is necessary to undertake 
any subject Restoration Plan, Respondents shall inform Commission staff 
and this deadline shall commence within no later than one hundred and 
twenty (120) days of approval by Los Angeles County. Respondents shall 
inform Commission staff if Los Angeles County approval is required 
within thirty (30) days of notification of such. Respondents shall complete 
all elements of the Restoration Plan, excepting the Monitoring Plan, no 
later than one hundred and twenty (120) days from commencing 
implementation of the Restoration Plan.  The Monitoring Plan shall be 
implemented consistent with the terms of each subject Monitoring Plan.  
The Executive Director may extend this deadline or modify the approved 
schedule for good cause pursuant to Section 19.0 of these Consent Orders.  

 
8.8 Within thirty (30) days of the completion of the work described pursuant 

to each phase (Removal Plan, Remedial Grading Plan, and Revegetation 
Plan), Respondents shall submit, according to the procedures set forth 
under Section 8.9, a written report, prepared by a qualified Specialist, for 
the review and approval of the Executive Director, documenting all 
restoration work performed on the Subject Properties pursuant to the 
specific component of the Restoration Plan. This report shall include a 
summary of dates when work was performed and photographs taken from 
the pre-designated locations (as identified on the map submitted pursuant 
to Section 8.5(D)) documenting implementation of the respective 
components of the Restoration Plan, as well as photographs of the Subject 
Properties before the work commenced and after it was completed.  

 
8.9 All plans, reports, photographs and other materials required by these 

Consent Orders shall be sent to: 
 

California Coastal Commission  
Attn: Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 

  With a copy sent to: 
    
   California Coastal Commission 
   Attn: N. Patrick Veesart 
   89 S. California Street, Ste 200 
   Ventura, California 93001 
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8.10 Mitigation.  
 

(A) Within one hundred and twenty (120) days of the effective date of 
these Consent Orders, Respondents shall begin implementation of 
the Mitigation Plan (Attachment 11), or if Los Angeles County 
approval is necessary to undertake the Mitigation Plan, 
Respondents shall inform Commission staff and this deadline shall 
commence within one hundred and twenty (120) days of approval 
by Los Angeles County. Respondents shall complete all elements 
of the Mitigation Plan, excepting subpart ‘Monitoring Plan’, no 
later than one hundred and twenty (120) days from beginning 
implementation. The Monitoring Plan shall be implemented 
consistent with the terms of the Monitoring Plan. The Executive 
Director may extend the deadlines or modify the approved 
schedule for good cause pursuant to Section 19.0 of these Consent 
Orders. The Mitigation Plan outlines the proposed 3.16 acres of 
mitigation to be undertaken on-site, reflecting a mitigation ratio of 
1.67:1 (mitigation: damaged resources). 

 
(B) Within sixty (60) days of the effective date of these Consent 

Orders, Respondents shall purchase 2.33 acres in the Santa Monica 
Mountains Recreation and Conservation Authority’s Mitigation 
Bank at a rate of $12,000 per acre.  

 
Additional Provisions Common to Both Orders. 
 
9.0 Nothing in these Consent Orders shall preclude future proposals to develop or 

modify the Subject Properties if consistent with these Consent Orders and 
authorized pursuant to Coastal Act, PRC Sections 30000-30900. Any future 
development proposed on the Subject Properties will need to comply with all 
relevant Coastal Act standards.  

 
10.0 Revision of Deliverables. The Executive Director may require revisions to future 

deliverables under these Consent Orders, not including the approved Restoration 
Plans and the Mitigation Plan documents attached hereto. The Respondents shall 
revise any such future deliverables consistent with the Executive Director’s 
specifications, and resubmit them for further review and approval by the 
Executive Director, by the deadline established by the modification request from 
the Executive Director. The Executive Director may extend the deadline for 
submittals upon a written request and a showing of good cause, pursuant to 
Section 19.0 of these Consent Orders.  
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11.0 Persons Subject to these Orders. The United World of the Universe Foundation 
owns the properties subject to these Consent Orders, and The Canyon at Peace 
Park leases and operates a portion thereof. Collectively the aforementioned parties 
have stated their intentions to take responsibility for the violations alleged in 
Section 13.0, below. By executing these Consent Orders, Respondents attest that 
they have authority to conduct the work on the Subject Properties required by 
these Consent Orders, and agree to obtain all necessary permissions (access, etc.) 
to conduct and complete the work required to resolve the violations addressed 
herein. Respondents are jointly and severally subject to all the requirements of 
these Consent Orders. Respondents agree to undertake the work required herein, 
and agree to cause their current and future agents, contractors, and employees to 
comply with the terms and conditions of these Consent Orders, including by 
distributing copies of these Consent Orders to aforementioned parties undertaking 
activities relevant to the Consent Orders, and by incorporating a provision in 
contracts to undertake activities relevant to the Consent Orders requiring agents 
and contractors to comply with the terms and conditions of the Consent Orders.  

 
12.0 Identification of the Subject Properties. The property that is the subject to these 

Consent Orders is located at 2900 Kanan Dume Road, Los Angeles County, 
California, which is also identified by Los Angeles County Assessor’s Parcel 
Numbers 4465-002-021; 4465-001-036; and 4465-001-028. 

 
13.0 Description of the Unpermitted Development.1 2 

13.1 Failure to restore native vegetation in, removal of native vegetation from, 
and re-grading of, roads previously restored or required to be restored 
pursuant to Special Condition 1 of CDP 5-89-743 including:  

 
(A) The unpaved road originating at the guest house on APN 4465-

002-021, progressing east and then west along the hillside below 
the residence (Attachment 8); and 

 
(B) The unpaved spur road accessing the knoll on APN 4465-001-028, 

which overlooks the ‘Men’s Facility’ from the riparian corridor to 
the east (Attachment 9).  

 
1 The description herein of the violation at issue is not necessarily a complete list of all development on the 
Subject Properties that is in violation of the Coastal Act and/or that may be of concern to the Commission. 
Accordingly, Commission’s silence regarding (or failure to address) other development on the Subject 
Properties is not indicative of the Commission’s acceptance of, or acquiescence in, any such development. 
2 The Notice of Intent to Commence Cease and Desist and Restoration Order Proceedings (‘NOI’), dated 
March 19, 2012, addressed unpermitted development on seven contiguous parcels of land, known by the 
Los Angeles County Assessors Office as APNs 4465-002-021, 4465-001-036, 465-001-028, 4465-001-029, 
4465-002-012, 4465-005-036 and 4465-005-037. These Consent Orders only pertain to the APNs 4465-
001-036, 4465-001-028, 4465-002-021, which are owned by the United World of the Universe Foundation. 
The unpermitted development referenced in the NOI on the remaining four parcels will be addressed 
separately in a subsequent action.  
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13.2 Native vegetation removal, including removal of ESHA, and grading and 

paving to create roads and cleared areas, including: 
 

(A) The road from the Women’s Facility in Development Area 3 
extending northeast to the A-Frame (Attachment 10) on APN 
4465-001-036 and 4465-001-028; and  

 
(B) The road emanating to the northwest from the Women’s Facility 

along the riparian corridor (Attachment 10) on APN 4465-001-
036, which widens into a graded node in the center and a graded 
node at the northwestern terminus, both of which are used for 
intermittent parking and storage of vehicles. 

 
(C) Native vegetation removal and landform alteration associated with 

clearing and construction of a footpath on APNs 4465-002-021 and 
4465-001-028 to the knoll accessed by the road referenced in 
Section 13.1(B) above (Attachment 9).  

 
13.3 Installation of unpermitted development, including:  

 
(A) Change of use of two structures, associated cement pads, and 

appurtenant development on previously-cleared area of APN 4465-
002-021 immediately east of Kanan Dume Road (Attachment 8).  

 
(B) Native vegetation removal, grading, and conversion of an 

approximately ten foot by ten foot pump house into a single family 
residence with associated development on APN 4465-002-021 
adjacent to the guest house authorized in CDP 5-89-743 
(Attachment 8).  

 
(C) Expansion of a parking area (approved by CDP 5-89-743) near the 

Men’s Facility by 16,000 square feet, within and adjacent to 
riparian ESHA on APN 4465-002-021, including:  

 
(1) Removal of riparian and native chaparral vegetation;  
(2) Grading and paving, including within the dripline of 

several oak trees; and 
(3) Installation of two culverts within the stream corridor 

(Attachment 9).  
 

(D) Placement of a communications facility on the knoll above the 
Men’s Facility located on APN 4465-002-021 (Attachment 9). 
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(E) Removal of native vegetation, grading, and construction of a ‘Tree 
House’ structure on APN 4465-001-036 in riparian ESHA with 
associated access ways and appurtenant development (Attachment 
10).  

 
(F) Removal of native vegetation, grading, and construction of a 5,000 

square foot  ‘Women’s Facility’ on APN 4465-001-036 with 
associated: 

 
(1) Garage; 
(2) Climbing wall;  
(3) Guest house; 
(4) Solar panels; 
(5) Water tank;  
(6) Maintenance, trash, and recycling facility; and  
(7) Non-native/Invasive landscaping and walkways extending 

onto APN 4465-001-028 (Attachment 10), and providing 
access to the structure mentioned in Section 13.3(G), 
below.  

 
(G) Native vegetation removal and construction of the Peace Pagoda 

on APN 4465-001-028 with associated non-native/invasive 
landscaping (Attachment 10). 

 
(H) Native vegetation removal, grading, and construction of an ‘A-

Frame’ structure on APN 4465-001-028, accessed by the road 
referenced in Section 13.2(A), above (Attachment 10).  

 
(I) Native vegetation removal, grading, and placement of two 

structures along the riparian corridor on APN 4465-001-028 north 
of the parking area referenced in Section 13.3(C), above 
(Attachment 9).  

 
(J) Placement of a bridge and decomposed granite footpath across the 

stream located on APN 4465-001-036 (Attachment 10). 
 
14.0 Commission Jurisdiction. The Commission has jurisdiction over resolution of 

these alleged Coastal Act violations pursuant to PRC Section 30810 and 30811. In 
light of the desire of the parties to settle these matters, Respondents agree not to 
contest the Commission’s jurisdiction to issue or enforce these Consent Orders.  

 
15.0 Resolution of Matter Via Settlement. In light of the intent of the parties to 

resolve these matters in settlement, Respondents have not submitted a “Statement 
of Defense” form as provided for in Sections 13181 and 13191 of Title 14 of the 
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California Code of Regulations and have agreed not to contest the legal and 
factual bases, the terms, or the issuance of these Consent Orders, including the 
allegations of Coastal Act violations contained in the Notice of Intent to 
Commence Cease and Desist and Restoration Oder Proceedings dated March 19, 
2012. Specifically, Respondents have agreed not to contest the issuance or 
enforcement of these Consent Orders at a public hearing or any other proceeding.  

 
16.0 Effective Date and Terms of the Consent Orders. The effective date of these 

Consent Orders is the date these Consent Orders are issued by the Commission. 
These Consent Orders shall remain in effect permanently unless and until 
rescinded by the Commission.  

 
17.0 Findings. These Consent Orders are issued on the basis of the findings adopted 

by the Commission, as set forth in the document entitled “Staff Report and 
Findings for Consent Cease and Desist Order No. CCC-12-CD-05 and Consent 
Restoration Order No. CCC-12-RO-05.” The activities authorized and required in 
these Consent Orders are consistent with the resource protection policies set forth 
in Chapter 3 of the Coastal Act. The Commission has authorized the activities 
required in these Consent Orders as being consistent with the resource protection 
policies set forth in Chapter 3 of the Coastal Act.  

 
18.0 Settlement/Compliance Obligation.  
 

18.1 In light of the intent of the parties to resolve these matters in settlement, 
Respondents have agreed to pay a monetary settlement in the amount of 
$525,000. Payment shall be made in two equal installments of $262,500 
each, with the first installment due ninety (90) days from the effective date 
of these Consent Orders, and the second due one year and ninety days 
from the effective date of the Consent Orders. The settlement monies shall 
be deposited in the Violation Remediation Account of the California 
Coastal Conservancy Fund (see PRC Section 30823), or into such other 
public account as authorized by applicable California law at the time of 
the payment, and as designated by the Executive Director. The settlement 
payments shall be submitted to the Commission’s San Francisco Office, at 
the address provided in Section 8.9, to the attention of Heather Johnston of 
the Commission, payable to the account designated under the Coastal Act, 
and include a reference to the numbers of these Consent Orders.  

 
18.2 Strict compliance with these Consent Orders by all parties subject thereto 

is required. Failure to comply with any term or condition of these Consent 
Orders, including any deadline contained in these Consent Orders, unless 
the Executive Director grants an extension under Section 19.0, will 
constitute a violation of these Consent Orders and shall result in 
Respondents being liable for stipulated penalties in the amount of $1,000 
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per day per violation. Respondents shall pay stipulated penalties regardless 
of whether Respondents have subsequently complied. If Respondents 
violate these Consent Orders, nothing in this agreement shall be construed 
as prohibiting, altering, or in any way limiting the ability of the 
Commission to seek any other remedies available, including imposition of 
civil penalties and other remedies pursuant to PRC Sections 30820, 
30821.6, and 30822 as a result of the lack of compliance with the Consent 
Orders and for the underlying Coastal Act violations described herein.  

 
19.0 Deadlines.  Prior to the expiration of the deadlines established by these Consent 

Orders, Respondents may request from the Executive Director an extension of the 
deadlines. Such a request shall be made in writing, 10 days in advance of the 
deadline, and directed to the Executive Director, care of Heather Johnston, in the 
San Francisco office of the Commission. The Executive Director may grant an 
extension of deadlines upon a showing of good cause, either if the Executive 
Director determines that Respondents have diligently worked to comply with their 
obligations under these Consent Orders, but cannot meet deadlines due to 
unforeseen circumstances beyond their control, or if the Executive Director 
determines that any deadlines should be extended if additional time would benefit 
the success of the obligations under the Consent Orders from an ecological or 
biological perspective.  

 
20.0 Severability. Should any provision of these Consent Orders be found invalid, 

void or unenforceable, such illegality or unenforceability shall not invalidate the 
whole, but the Consent Orders shall be construed as if the provision(s) containing 
the illegal or unenforceable part were not a part hereof. 

 
21.0 Site Access. Respondents shall provide Commission staff and any other agency 

having jurisdiction over the work being performed under these Consent Orders 
with access to the Subject Properties to inspect the restoration activities and areas 
potentially affected by the restoration activities at all reasonable times, upon 
twenty four (24) hours notice, when the Executive Director determines feasible, 
having been provided to the appropriate representatives(s) of Respondents, who 
shall be designated for this purpose in the Restoration Plans. Nothing in these 
Consent Orders is intended to limit in any way the right of entry or inspection that 
any agency may otherwise have by operation of any law. The Commission staff 
may enter and move freely about the portions of the Subject Properties on which 
the violations are located, and on adjacent areas of the Subject Properties on 
which the impacted areas are located, and on adjacent areas of the Subject 
Properties to view the  areas where development is being performed pursuant to 
the requirements of the Consent Orders for purposes, including, but not limited to: 
inspecting records; operating logs and contracts relating to the site; and 
overseeing, inspecting and reviewing the progress of Respondents’ 
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implementation of the Restoration Plan and compliance with these Consent 
Orders.  

 
22.0 Government Liabilities. Neither the State of California, the Commission, nor its 

employees shall be liable for injuries or damages to persons or property resulting 
from acts or omissions by Respondents in carrying out activities pursuant to these 
Consent Orders, nor shall the State of California, the Commission or its 
employees be held as a party to any contract entered into by Respondents or their 
agents in carrying out activities pursuant to these Consent Orders.  

 
23.0 Settlement via Consent Orders. In light of the desire to settle this matter via 

these Consent Orders and avoid litigation, pursuant to the agreement of the parties 
as set forth in these Consent Orders, Respondents hereby waive whatever right 
they may have to seek a stay pursuant to PRC section 30803(b) or to challenge the 
issuance and enforceability of these Consent Orders in a court of law or equity.  

 
24.0 Settlement of Claims. The Commission and Respondents agree that these 

Consent Orders settle the Commission’s monetary claims for relief from 
Respondents for the violations of the Coastal Act alleged in the Notice of Intent 
dated March 19, 2012 (“NOI”), occurring prior to the date of these Consent 
Orders, (specifically including claims for civil penalties, fines, or damages under 
the Coastal Act, including under PRC Sections 30805, 30820, and 30822), with 
the exception that, if Respondents fail to comply with any term or condition of 
these Consent Orders, the Commission may seek monetary or other claims for 
both the underlying violations of the Coastal Act and for the violation of these 
Consent Orders. In addition, these Consent Orders do not limit the Commission 
from taking enforcement action due to Coastal Act violations on the Subject 
Properties beyond those that are the subject of the NOI.  

 
25.0 Successors and Assigns. These Consent Orders shall run with the land, binding 

Respondents, including successors in interest, heirs, assigns, and future owners of 
the Subject Properties. Respondents agree that they shall provide notice to all 
successors, assigns, and potential purchasers of the Subject Properties of any 
remaining obligations under these Consent Orders. These Consent Orders are a 
personal legal obligation and Respondents are responsible for the work required 
by these Consent Orders without regard to the ownership of their property 
adjacent to the Subject Properties. 

 
26.0 Modifications and Amendments. Except as provided in Section 19.0, and other 

minor non-substantive modifications, subject to agreement between the Executive 
Director and Respondents, these Consent Orders may be amended or modified 
only in accordance with the standards and procedures set forth in Section 
13188(b) and Section 13197 of the Commission’s administrative regulations.  
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27.0 Government Jurisdiction. These Consent Orders shall be interpreted, construed, 
governed, and enforced under and pursuant to the laws of the State of California.  

 
28.0 Limitation of Authority.  
 

28.1 Except as expressly provided herein, nothing in these Consent Orders shall 
limit or restrict the exercise of the Commission’s enforcement authority 
pursuant to Chapter 9 of the Coastal Act, including the authority to require 
and enforce compliance with these Consent Orders. 

 
28.2 Correspondingly, Respondents have entered into these Consent Orders and 

waived their right to contest the factual and legal bases for issuance of 
these Consent Orders, and the enforcement thereof according to its terms. 
Respondents have agreed not to contest the Commission’s jurisdiction to 
issue and enforce these Consent Orders.  

 
29.0 Integration. These Consent Orders constitute the entire agreement between the 

parties and may not be amended, supplemented, or modified except as provided in 
these Consent Orders.  

 
30.0 Stipulation. Respondents and their representatives attest that they have reviewed 

the terms of these Consent Orders and understand that their consent is final and 
stipulate to its issuance by the Commission.  
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, revegetation activities, and 
monitoring activities required by Consent Restoration Order CCC-12-RO-05 (“CRO”) associated 
with the Pump House, designated as Pump House 13.3(B) in the CRO, referred to herein as the 
“Pump House”, located at The Canyon at Peace Park property located at 2900 South Kanan 
Dume Road near Malibu in unincorporated Los Angeles County, California [Exhibits 1 and 2] 
(“Property”).  The Pump House area is referred to as the “Restoration Area.” 
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.02 acre within the Property.  The Restoration 
Area is located approximately 0.10 mile west of Kanan Dume Road and approximately 3.0 miles 
north of Pacific Coast Highway.  The restoration site is located within APN 4465-002-021. 
 
B. Brief Summary of Restoration Plan 
 
Portions of the Pump House foundation and concrete slab will be removed and restored as set 
forth in this Restoration Plan1.  Revegetation will be to oak woodland habitat.  Development to 
be removed includes a portion of the Pump House foundation and concrete slab.  [Exhibit 3].  
Development to be retained includes a concrete apron around the Pump House approximately 
five feet wide plus a five-foot-wide concrete access path to the propane tank located behind the 
Pump House, and the retaining wall immediately east of the Pump House.  Retention of the 
retaining wall is important biologically as removal of the retaining wall would result in impacts 
of up to four coast live oaks and one California walnut due to grading that would be required to 
ensure the structural integrity of the retained Pump House and associated five-foot access apron.   
Following removal of the development, restoration activities will include planting with 
appropriate native oak woodland species.  The total area to be revegetated covers approximately 
0.02 acre. [Exhibit 4].  The Pump House Restoration Area will be restored in a manner that will 
ensure that the erosion control and revegetation are successful.   
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan, and the Monitoring Plan.   
 

                                                 
1 Coastal Development Permit (“CDP”) 5-89-743 approved the Pump House.  The originally constructed Pump 
House consists of an approximately 200 square foot pump room.  The originally constructed Pump House was 
subsequently enlarged and converted into an approximately 1,250 square foot two-story structure constructed around 
and on top of the originally constructed Pump House.  On February 8, 2012, Coastal Commission Waiver De 
Minimis Number 4-11-064 authorized the removal of the 1,250 square foot structure constructed around and on top 
of the originally constructed Pump House.  The Canyon at Peace Park is currently seeking approvals from Los 
Angeles County for the removal activities.  Once the County approvals are obtained, The Canyon at Peace Park will 
remove the 1,250 square foot structure constructed around and on top of the originally constructed Pump House 
pursuant to the Waiver, the County Approvals, and the Oak Tree and Sensitive Resource Avoidance Plan for the 
Demolition of the Unpermitted Portion of the Pump House dated November 2011 prepared by Glenn Lukos 
Associates, Inc.  The  originally constructed 200 square foot pump room will remain.   This Restoration Plan only 
address the removal of portions of the Pump House foundation and concrete slab.   
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C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in oak woodland habitat projects, shall perform restoration and maintenance activities 
within the Restoration Area.  The Landscape Contractor shall possess a C-27 contractor's license, 
and a California license Pest Control Advisor (PCA) for the application of herbicides and 
pesticides.  The Landscape Contractor will be supervised by the Project Biologist.
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C. Qualifications of Site Restoration Contractor 
 
In addition to the Landscape Contractor, qualified contractor(s), hereinafter referred to the “Site 
Restoration Contractor(s)” will be retained to complete the work described in the Erosion 
Control Plan, the Removal Plan, and the Remedial Grading Plan.  The Site Restoration 
Contractor(s) will be licensed in their various fields.  The Site Restoration Contractor will be 
supervised by the Project Biologist.  
 
D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp has conducted three site visits to the Property:  November 14, 2011, December 7, 
2011, and May 8, 2012.  On November 14 and December 7, Mr. Bomkamp conducted a detailed 
vegetation assessment and site-specific surveys of the Restoration Area and locations within the 
vicinity of the Restoration Area to confirm that no listed or other special-status species are 
present within the Restoration Area.  Additionally, Mr. Bomkamp met with the project planner 
and operator responsible for demolition activities, and examined all potential work areas as 
identified by the planner and operator that may be utilized and/or impacted by demolition 
activities, including ingress/egress routes, equipment staging areas, temporary storage areas, and 
the perimeter of the development to be demolished.  On May 8, 2012, Mr. Bomkamp conducted 
additional site-specific surveys, and further refined the planting plan for the Restoration Site. 
 
Development to be removed totals 0.02 acre and includes portions of the Pump House 
foundation and concrete slab as depicted on Exhibit 3.  The understory of the oak woodland 
surrounding the Pump House appears to be periodically maintained to control the growth of 
vegetation.  The understory consists of numerous coast live oak (Quercus agrifolia) seedlings 
and re-sprouted and seedling native grasses including foothill needlegrass (Stipa lepida) and 
giant wild rye (Elymus condensatus).   
 
Habitat restoration at the Restoration Area will include the following components: (1) removal of 
portions of the Pump House foundation and concrete slab (an apron approximately five feet wide 
plus a five-foot-wide concrete access path to the propane tank located behind the Pump House 
will remain as will the retaining wall immediately east of the Pump House to ensure preservation 
of up to four coast live oaks and one California walnut); (2) deep ripping of compacted soils 
beneath the Pump House foundation and concrete slab to be removed; (3) installation of an 
irrigation system; and (4) restoration of oak woodland vegetation.  A total of approximately 0.02-
acre of native habitat will be restored on-site, all of which consists of oak woodland2.    
 
The existing retaining wall immediately adjacent of the eastern limits of the Pump House will be 
retained in order to ensure structural integrity of the Pump House, the apron approximately five 
feet wide around the Pump House, the five-foot-wide concrete access path to the propane tank, 
and the propane tank.  Moreover, removal of the retaining wall exhibits potential for impacts to 
up to four coast live oaks and one California walnut.  Currently these coast live oaks and the 
California walnut exhibit only moderate habitat value due to their occurrence within an existing 

                                                 
2 The Restoration Area lies within the Fuel Modification Zone for the Cliff House, pursuant to Los Angeles County 
Fire Department’s Fuel Modification Plan Guidelines and the Restoration Area will be maintained consistent with 
the Guidelines. 
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residential area that includes the Cliff House and associated driveway and decking as well as the 
Pump House.  Removal of the retaining wall would not change the overall character of the 
habitat value of the coast live oaks given that the other residential uses, including the Pump 
House, would be left in place. 
 
Types of habitat impacted by development and types to be restored are set forth in Table 1 
below.   
 

TABLE 1 
DEVELOPMENT TO BE RESTORED BY HABITAT TYPE 

 
Type of Habitat Impacted Acre Habitat to be Restored Acre

Coast Live Oak Woodland 0.02 Coast Live Oak Woodland 0.02  
 

 
The restored oak woodland will exhibit habitat functions consistent with adjacent areas of oak 
woodland, including foraging and cover for birds, insects, and small mammals. 
 
E. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 
Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless development removal will be completed well before the start of 
the optimal planting period, in which case the Revegetation Plan may be implemented outside of 
the optimal planting period.  Implementation of the Monitoring Plan shall begin immediately 
following planting installation. 
 
Within one year of the completion of plant installation, it is expected that immature oak 
woodland canopy structure will exist such that insects, small mammals, and birds will utilize the 
Restoration Area for foraging and roosting. 
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F. Parties Responsible for Conducting The Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 

 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

G. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 

 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist 
 
Site Restoration Contractor: To be determined; work will be supervised by the Project 

Biologist.   
 
H. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tools must be used for hauling large pieces of demolition debris that are too heavy 
or unwieldy to carry by hand, for breaking up the concrete slab adjacent to the Pump House, for 
deep ripping of compacted soils, and for digging planting holes for container stock.  Mechanized 
equipment proposed to be used includes mechanized hand tools for demolition, a loader or 
backhoe to haul large pieces of debris to the staging area, a backhoe-mounted jackhammer and 
bucket for breaking up the concrete foundation, a backhoe to remove large sections of concrete 
debris, and dump trucks to collect the materials and transport them from the Restoration Area.  
Additionally, the loader or other earthmover will be used for deep ripping of compacted soils, 
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and a mechanized auger, such as a hand-held power auger or Bobcat with auger attachment, will 
be used to dig planting holes. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for construction equipment and materials, including receptacles and temporary 
stockpiles of demolition debris, would be located within existing developed areas, adjacent to the 
Cliff House and away from native vegetation. 
 
With the use of hand tools, power hand tools, and mechanized heavy equipment within the limits 
of the environmental fencing, the demolition would be possible with no impacts to native oak 
woodland other native shrubs, trees or native bunchgrasses, including no trimming of tree limbs.  
The nearest oak tree trunk is approximately 14 feet from the structure at the eastern end of 
the Pump House.  There are additional oaks to the west and north of the Pump House with 
the distance between the tree trunks and the concrete slab to be removed, ranging from a 
few feet to more than 20 feet; however, impacts to these trees will be avoided with careful 
demolition.  The use of a loader for hauling large pieces of demolition debris that are too heavy 
or unwieldy to carry by hand will not result in any impacts to any coast live oak trees as the 
loader will be limited to the existing developed access way and will not approach the oak trees 
nearest the Pump House.  Use of a mechanized auger will not damage oak trees, as care will be 
taken to ensure that planting hole excavation does not disturb the oak tree roots.  No state or 
federally listed species occur within the vicinity; therefore, none would be affected.  The 
demolition would not impact any sensitive biological resources. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and 
graded roads, with implementation of the Erosion Control Plan discussed below, there is no 
potential for impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
and/or restorative grading occurs, the areas will be remediated according to the terms of this 
Restoration Plan.  Any potential fuel spills or other hazardous releases that result from the use of 
mechanized equipment will be stopped immediately and contained within the site.  The 
Respondents will notify the Executive Director of the Coastal Commission within 24 hours 
(excluding weekend or holiday days or days which the Coastal Commission is closed) of any 
spills of fuel or other hazardous waste, and remove the contaminated materials according to 
current regulations for the type of waste.   
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I. Staging Areas and Storage of Construction Materials 
 
The staging area for construction equipment and materials, including receptacles and temporary 
stockpiles of graded materials, will be located on an area devoid of vegetation, such as the 
existing driveway between the Cliff House and the Pump House that will not be removed and 
revegetated. 
 
No demolition or construction materials, debris, or waste shall be placed or stored where it may 
enter sensitive habitat, receiving waters, or a storm drain, or be subject to wind or runoff erosion 
and dispersion.  All stockpiles and construction materials will be covered, enclosed on all sides, 
be located as far as possible from drain inlets, and will not be stored in contact with the soil. 
 
J. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
K. Soil Stabilization Methods 
 
Removal activities shall not disturb native vegetation outside the Restoration Area to the greatest 
extent practicable.  Once removal of the development is completed, the Project Biologist will 
examine the site and identify any areas of disturbance.  Any disturbance due to removal activities 
shall be restored as soon as reasonably practicable.  If any removal activities occur within the 
rainy season, BMPs for erosion and water quality purposes (e.g., sandbags, straw wattles, silt 
fences) shall be installed as needed to protect and address water quality concerns.  Any BMP 
installation shall be reviewed by the Project Biologist and shall, to the greatest extent practicable, 
be placed on areas where no native vegetation is growing. 
 
L. Identification and Delineation of Areas to be Restored 
 
Removal activities shall occur in all of the areas indicated on the Development Map [Exhibit 3].  
Prior to initiation of the removal activities, the Project Biologist shall identify the materials to be 
removed.  The Project Biologist shall flag the limits of the Restoration Area using temporary 
measures such as fencing stakes, colored flags, or colored tape.  All delineation materials shall be 
removed when no longer needed and verification of such removal will be provided in the annual 
reporting that corresponds to the reporting period during which the removal occurred. 
 
M. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, a biological monitor will conduct a survey to 
determine the presence of any nesting behaviors, nest building, egg incubation, or brood rearing 
activities within a minimum of 150 feet of proposed work limits.  If nesting birds are detected 
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within 100 feet of proposed grading areas, nest monitoring will be initiated and use of 
mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
 
III. EROSION CONTROL PLAN 
 
No permanent erosion control measures will be employed, although the planting, seeding, and 
mulching described in the Restoration Plan will serve as natural erosion control measures once 
the plantings begin to establish themselves.  Work that may disturb soil is limited to the Pump 
House foundation and concrete slab, which is generally level and at grade with the surrounding 
area.  As no remedial grading is necessary or proposed, and it is not anticipated that soil 
stabilization will be necessary, no temporary erosion control measures are proposed.  However, 
if temporary erosion control measures such as fiber rolls/straw wattles, fiber matting, and/or silt 
fence become necessary, a narrative description of proposed temporary erosion control measures 
and the graphical plan illustrating the location of the proposed erosion control measures will be 
submitted to the Executive Director for approval. 
 
Removal work shall take place only during the dry season (April 1- November 1).  This period 
also may be extended for a limited period pursuant to the provisions of Section 19.0 of the CRO. 
 
IV. REMOVAL PLAN 
 
The purpose of the Removal Plan is to govern the removal and off-site disposal of all 
development to be removed.  The Development Map depicting all development to be removed is 
enclosed as Exhibit 3 and includes (1) demolition of a portion of the Pump House foundation and 
concrete slab; and (2) deep ripping of the compacted soils beneath the portions of the Pump 
House foundation and adjacent concrete slab that will be removed.  An approximately five-foot-
wide apron will be allowed to remain for purposes of access around the retained Pump House 
along with a concrete pathway that provides access to the propane tank located behind the Pump 
House that serves the Cliff House.  In retaining the five-foot concrete apron and access path to 
the propane tank, it may be necessary to conduct repairs, including laying concrete, on these 
areas following demolition activities, to ensure structural integrity.  In addition, the retaining 
wall immediately east of the Pump House will be left in place.  Retention of the retaining wall is 
important biologically as removal of the retaining wall would result in impacts of up to four 
coast live oaks and one California walnut due to grading that would be required to ensure the 
structural integrity of the retained Pump House and associated five-foot access apron.  
 
A. Limits of Removal Area 
 
Removal of development shall not disturb areas outside of the Restoration Area.  Removal 
activities will be limited to the areas of development depicted by Exhibit 3.  Ingress/egress 
routes, equipment staging areas, and temporary storage areas, will be located within existing 
developed areas associated with the Cliff House. 
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1. Mitigation for Impacts 
 
Any area disturbed by the removal activities shall be restored according to the provisions of the 
Revegetation Plan below.  These measures shall include the restoration of the areas from which 
the development was removed, and any areas disturbed by those removal activities. 
 
B. Contractor Education Program 
 
Prior to the commencement of demolition work, the Project Biologist will conduct an on-site 
meeting with the Site Restoration Contractor(s), project supervisors, and demolition crew to 
discuss onsite sensitive resources and avoidance measures, including demarcation of “off-limits” 
areas around the work area.   
 
C. Biological Monitoring 
 
The Project Biologist shall be onsite the first day of work to conduct the pre-construction meeting 
with the Site Restoration Contractor(s) supervisor and crew and will monitor all demolition work.  
Following the first day of demolition work, the Project Biologist will visit the site twice a week for 
the duration of work.  During monitoring visits, the Project Biologist will be responsible for 
confirming the work limits and reviewing protective fencing or staking as well as ensuring that no 
wildlife is harmed during the demolition. 
 
Should impacts occur to sensitive resources as a result of the Removal Plan, Respondents will notify 
the Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) and a Restoration Plan will be developed for 
the impacted area.  Should spills of fuel or other hazardous releases that may result from the use of 
mechanized equipment occur, work will be stopped immediately and the spill contained within the 
site.  Respondents will notify the Executive Director of the Coastal Commission within 24 hours of 
any spills of fuel or other hazardous waste and remove the contaminated materials according to 
current regulations for the type of waste. 
 
V. REMEDIAL GRADING PLAN 
 
No remedial grading is necessary or proposed for the Restoration Area, as the area is generally at 
grade in its current condition.   
 
Construction of the Pump House did not alter drainage patterns within the watershed, other than 
a slight increase in discharge due to the slight increase in impervious surface.  With removal of 
the impervious surfaces and restoration to native vegetation, the original runoff patterns will be 
restored.   
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VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
Existing vegetation immediately surrounding the Pump House is best characterized as southern 
coast live oak woodland.  The understory consists of numerous coast live oak (Quercus 
agrifolia) seedlings and re-sprouted and seedling native grasses including foothill needlegrass 
(Stipa lepida), giant wild rye (Elymus condensatus), along with typical coast live oak woodland 
understory and appears to be periodically maintained to control the growth of vegetation.  As the 
oak woodland immediately surrounding the Pump House has been modified through vegetation 
control activities, the plant palette for the Restoration Area was determined based upon surveys 
of the larger surrounding areas of oak woodland.  A determination of the number of oaks, 
sycamores and other plants to be utilized in the restoration was made by examining plant densities 
in adjacent areas.  For the oaks, it was determined that the oak woodlands in an adjacent area of 
approximately two acres contained 55 coast live oaks per acre and 17 western sycamores per acre.  
Based on a restoration area of 0.02 acre, two oaks and one sycamore would provide the required 
density.  To allow for possible mortality, the number of oaks and sycamores has been increased.  
Similarly, density for oak woodland understory shrubs and grasses are based on relative densities 
in areas of adjacent oak woodland [see Table 2 below].   
 
B. Restoration Goals and Objectives  
 
Because vegetation will be restored to the conditions present prior to disturbance, it is fully 
expected that the restored oak woodland will thrive following restoration implementation.  The 
proposed plant palette includes native species that exist adjacent to the Restoration Area, and are 
known to favor the proposed physical conditions at the site.  The plant communities were 
selected using information gathered during site visits and from general knowledge of local plant 
communities. 
 
C. Plant Palette 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
 
After the demolition of a portion of the Pump House foundation and concrete slab, the 0.02-acre 
of land available for restoration will be restored to oak woodland as set forth in Table 2 below.  
Dominant species among these plant communities include coast live oak (Quercus agrifolia), 
western sycamore (Platanus racemosa), toyon (Heteromeles arbutifolia), fuschia-flowered 
gooseberry (Ribes speciosum), California wild rose (Rosa californica), California coffeeberry 
(Rhamnus califonica), hummingbird sage (Salvia spathacea), giant wild rye (Elymus 
condensatus), foothill needlegrass (Stipa lepida), and purple needlegrass (Stipa pulchra). 
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TABLE 2 
SOUTHERN COAST LIVE OAK WOODLAND PLANT PALETTE 

 

0.02 Acre Oak Woodland Restoration 

Plant Species Container Size Percent per Acre Total Number 
 

Coast live oak 
Quercus agrifolia 

1 Gallon 8 12 

Western sycamore 
Platanus racemosa 

1 Gallon 2 3 

Toyon 
Heteromeles arbutifolia 

1 Gallon 5 7 

Fuschia-flowered 
gooseberry 
Ribes speciosum 

1 Gallon 8 12 

California wild rose 
Rosa californica 

1 Gallon 5 7 

California coffeberry 
Rhamnus californica 

1 Gallon 8 12 

Hummingbird sage 
Salvia spathacea 

1 Gallon 11 16 

Giant wild rye 
Elymus condensatus 

1 Gallon 11 16 

Foothill needlegrass 
Stipa lepida 

1 Gallon 21 30 

Purple needlegrass 
Stipa pulchra 

1 Gallon 21 30 

Total  100 145 
 
 

 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Restoration Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for a mechanized auger for digging planting holes for 
container stock and a bobcat for ripping the compacted soil beneath the concrete slabs to be 
removed. Installation of irrigation and plant materials shall occur following removal of 
development, and during the optimal planting period if possible (generally October 15th to 
March 1).  However, planting may occur outside of the optimal planting period if development 
removal would be completed a significant amount of time prior to the start of the optimal 
planting period, provided that sufficient irrigation is applied to support establishment of the 
plantings. 
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If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
 



13 
 
 

3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings, 
unless development removal will be completed well before the start of the optimal planting 
period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
period.  One-gallon container stock shall be utilized for the revegetation of oak woodland plant 
communities.  All plant materials will be inspected by the Project Biologist and approved as 
healthy, disease free, and of proper size prior to planting.  Overgrown, root-bound container 
stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Table 2]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
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watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
 
Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
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monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established and sampled to provide a basis of comparison for the 
performance standards discussed herein.  The reference site shall be located within the undisturbed 
oak woodland area in the vicinity of the Pump House.  As noted above, because the area to be 
restored is located within Zone B of the Cliff House Fuel Modification Zone, total cover will not 
be allowed to exceed 50 percent as reflected in the performance standards below.  The plant palette 
detailed in Table 2 is based on onsite observations of the adjacent areas of native vegetation, and 
the “percent per acre” provided in the plant palette table is based on onsite estimates of relative 
abundance of native species on the adjacent slopes. 
 
2. Standard Vegetation Monitoring Performance Standards 
 
First-Year Monitoring 
Success Standard: 20-percent coverage of native species (five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted); 
  No more than 10-percent coverage by non-native plant species 
 
Second-Year Monitoring 
Success Standard:  25-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted);  
  No more than five-percent coverage by non-native plant species 
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Third-Year Monitoring 
Success Standard: 30-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted);  

 No more than five-percent coverage by non-native plant species 
 
Fourth-Year Monitoring 
Success Standard: 40-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
Fifth-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan  final 
success criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Restoration Area 
and is of a temporary nature.  The goal of the irrigation program is to obtain germination and 
growth with the least amount of irrigation.  Frequent irrigation encourages weed invasion and 
leaches nutrients from the soil. 
 
The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
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The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area.  In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
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3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
VII. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
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• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Restoration Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
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4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
 
8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 
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9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 3 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 3 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
protocol.3  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 

                                                 
3 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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1. Monitoring 
 

Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 
2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
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year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
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C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 
With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
 
 
 
 
S:The Canyon_Pump House_Restoration Plan_062012.doc 
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, revegetation activities, and 
monitoring activities required by Consent Restoration Order CCC-12-RO-05 (“CRO”) associated 
with the Tree House, designated as Tree House 13.3(E) in the CRO, as well as the Bridge and 
Footpath, designated as Bridge and Footpath 13.3(J) in the CRO, collectively referred to herein 
as the “Tree House”, located at The Canyon at Peace Park property located at 2900 South Kanan 
Dume Road near Malibu in unincorporated Los Angeles County, California [Exhibits 1 and 2] 
(“Property”).  The Tree House area is referred to as the “Restoration Area.” 
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.03 acre within the Property.  The Restoration 
Area is located approximately 0.10 mile west of Kanan Dume Road and approximately 3.0 miles 
north of Pacific Coast Highway.  The restoration site is located within APN 4465-001-036. 
 
B. Brief Summary of Restoration Plan 
 
The Tree House will be removed and restored as set forth in this Restoration Plan.  Revegetation 
will be to oak woodland habitat.  Development to be removed includes the Tree House, its 
foundation, steps and porch as well as concrete pathways and associated bridges that lead to the 
Tree House.  [Exhibit 3].  Following removal of the development, restoration activities will 
include planting with appropriate native oak woodland species.  Additional cleared areas 
immediately southeast of the Tree House and immediately northwest of the Tree House will also 
be replanted with native vegetation.  The total area to be revegetated covers approximately 0.03 
acre. [Exhibit 4].  The Tree House Restoration Area will be restored in a manner that will ensure 
that the erosion control and revegetation are successful.   
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan, and the Monitoring Plan.   
 
C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 



2 
 
 

II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in oak woodland habitat projects, shall perform restoration and maintenance activities 
within the Restoration Area.  The Landscape Contractor shall possess a C-27 contractor's license, 
and a California license Pest Control Advisor (PCA) for the application of herbicides and 
pesticides.  The Landscape Contractor will be supervised by the Project Biologist. 
 
C. Qualifications of Site Restoration Contractor 
 
In addition to the Landscape Contractor, qualified contractor(s), hereinafter referred to the “Site 
Restoration Contractor(s)” will be retained to complete the work described in the Erosion 
Control Plan, the Removal Plan, and the Remedial Grading Plan.  The Site Restoration 
Contractor(s) will be licensed in their various fields.  The Site Restoration Contractor will be 
supervised by the Project Biologist.  
 
D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp has conducted three site visits to the Property:  November 14, 2011, December 7, 
2011, and May 8, 2012.  On November 14 and December 7, Mr. Bomkamp conducted a detailed 
vegetation assessment and site-specific surveys of the Restoration Area and locations within the 
vicinity of the Restoration Area to confirm that no listed or other special-status species are 
present within the Restoration Area.  Additionally, Mr. Bomkamp met with the project planner 
and operator responsible for demolition activities, and examined all potential work areas as 
identified by the planner and operator that may be utilized and/or impacted by demolition 
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activities, including ingress/egress routes, equipment staging areas, temporary storage areas, and 
the perimeter of the development to be demolished.  On May 8, 2012, Mr. Bomkamp conducted 
additional site-specific surveys, and further refined the planting plan for the Restoration Site. 
 
Development to be removed totals 0.03 acre and includes the Tree House, its foundation, steps 
and porch as well as concrete pathways and associated bridges that lead to the Tree House, and 
two patches of non-native weedy vegetation in front of and behind the Tree House, which is 
located within southern coast live oak woodland.  The understory of the oak woodland 
surrounding the Tree House appears to be periodically maintained to control the growth of 
vegetation.  The understory consists of numerous coast live oak (Quercus agrifolia) seedlings 
and re-sprouted and seedling native grasses including foothill needlegrass (Stipa lepida) and 
giant wild rye (Elymus condensatus).  An additional area immediately southeast of the Tree 
House has also been cleared of oak trees, and supports foothill needlegrass and sweet alyssum 
(Lobularia maritima) and will be restored.  An area northwest of the Tree House that supports 
occasional oak seedlings and giant ryegrass will be planted with coast live oaks and associated 
oak woodland species.  There are picnic tables located in the vicinity of the Tree House that will 
remain. 
 
Habitat restoration at the Restoration Area will include the following components: (1) removal of 
the Tree House, including the porch, steps, and foundation, concrete pathways and associated 
bridges that lead to the Tree House; (2) deep ripping of compacted soils beneath the Tree House; 
(3) installation of an irrigation system; and (4) restoration of oak woodland vegetation.  A total 
of approximately 0.03-acre of native habitat will be restored on-site, all of which consists of oak 
woodland1.   
 
Types of habitat impacted by development and types to be restored are set forth in Table 1 
below.   
 

TABLE 1 
DEVELOPMENT TO BE RESTORED BY HABITAT TYPE 

 
Type of Habitat Impacted Acre Habitat to be Restored Acre

Coast Live Oak Woodland 0.03 Coast Live Oak Woodland 0.03  
 

The restored oak woodland will exhibit habitat functions consistent with adjacent areas of oak 
woodland, including foraging and cover for birds, insects, and small mammals. 
 
E. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 

                                                 
1 The Restoration Area lies within the Fuel Modification Zone C for the Women's House, pursuant to Los Angeles 
County Fire Department’s Fuel Modification Plan Guidelines.  Zone C is a native brush-thinning zone.  The restored 
vegetation within Zone C will be maintained consistent with the Zone C requirements. 
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Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless development removal will be completed well before the start of 
the optimal planting period, in which case the Revegetation Plan may be implemented outside of 
the optimal planting period.  Implementation of the Monitoring Plan shall begin immediately 
following planting installation. 
 
Within one year of the completion of plant installation, it is expected that immature oak 
woodland canopy structure will exist such that insects, small mammals, and birds will utilize the 
Restoration Area for foraging and roosting. 
 
F. Parties Responsible for Conducting The Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

G. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
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Telephone: (818) 865-4168 
 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist 
 
Site Restoration Contractor: To be determined; work will be supervised by the Project 

Biologist.   
 
H. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tools must be used for hauling large pieces of demolition debris that are too heavy 
or unwieldy to carry by hand, for breaking up the concrete slab under the Tree House, for deep 
ripping of compacted soils, and for digging planting holes for container stock.  Mechanized 
equipment proposed to be used includes mechanized hand tools for demolition, a loader or 
backhoe to haul large pieces of debris to the staging area, a backhoe-mounted jackhammer and 
bucket for breaking up the concrete foundation, a backhoe to remove large sections of concrete 
debris, and dump trucks to collect the materials and transport them from the Restoration Area.  
Additionally, the loader or other earthmover will be used for deep ripping of compacted soils, 
and a mechanized auger, such as a hand-held power auger or Bobcat with auger attachment, will 
be used to dig planting holes. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for construction equipment and materials, including receptacles and temporary 
stockpiles of demolition debris, would be located within existing developed areas depicted on 
Exhibit 5, and away from native vegetation. 
 
With the use of hand tools, power hand tools, and mechanized heavy equipment within the limits 
of the environmental fencing, the demolition would be possible with no impacts to native oak 
woodland other native shrubs, trees or native bunchgrasses, including no trimming of tree limbs.  
The nearest oak tree trunk is approximately three feet from the structure at the southern 
end of the Tree House porch.  There are three oaks to the west of the Tree House with the 
distance between the tree trunks and the structure ranging from 12 to 15 feet; however, 
impacts to these trees will be avoided with careful demolition. There are no oaks that 
would be affected by removal of the concrete pathways or associated bridges.  While the 
footings for the bridges are outside the stream banks, care must be taken when removing 
the footings to ensure fill is not inadvertently placed within the stream.  To ensure that no 
fill is placed in the stream, removal of the footings will be directed and monitored by the 
Project Biologist.  The use of a loader for hauling large pieces of demolition debris that are too 
heavy or unwieldy to carry by hand will not result in any impacts to any coast live oak trees as 
the loader will be limited to the existing developed access way and will not approach the oak 
trees nearest the Tree House.  Use of a mechanized auger will not damage oak trees, as care will 
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be taken to ensure that planting hole excavation does not disturb the oak tree roots.  No state or 
federally listed species occur within the vicinity; therefore, none would be affected.  The 
demolition would not impact any sensitive biological resources. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and 
graded roads, with implementation of the Erosion Control Plan discussed below, there is no 
potential for impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
and/or restorative grading occurs, the areas will be remediated according to the terms of this 
Restoration Plan.  Any potential fuel spills or other hazardous releases that result from the use of 
mechanized equipment will be stopped immediately and contained within the site.  The 
Respondents will notify the Executive Director of the Coastal Commission within 24 hours 
(excluding weekend or holiday days or days which the Coastal Commission is closed) of any 
spills of fuel or other hazardous waste, and remove the contaminated materials according to 
current regulations for the type of waste.   
 
I. Staging Areas and Storage of Construction Materials 
 
The staging area for construction equipment and materials, including receptacles and temporary 
stockpiles of graded materials, will be located on an area devoid of vegetation, such as the 
portion of the access road between the Women’s House and the Tree House that will not be 
removed and revegetated [Exhibit 5]. 
 
No demolition or construction materials, debris, or waste shall be placed or stored where it may 
enter sensitive habitat, receiving waters, or a storm drain, or be subject to wind or runoff erosion 
and dispersion.  All stockpiles and construction materials will be covered, enclosed on all sides, 
be located as far as possible from drain inlets, and will not be stored in contact with the soil. 
 
J. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
K. Soil Stabilization Methods 
 
Removal activities shall not disturb native vegetation outside the Restoration Area to the greatest 
extent practicable.  Once removal of the development is completed, the Project Biologist will 
examine the site and identify any areas of disturbance.  Any disturbance due to removal activities 
shall be restored as soon as reasonably practicable.  If any removal activities occur within the 
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rainy season, BMPs for erosion and water quality purposes (e.g., sandbags, straw wattles, silt 
fences) shall be installed as needed to protect and address water quality concerns.  Any BMP 
installation shall be reviewed by the Project Biologist and shall, to the greatest extent practicable, 
be placed on areas where no native vegetation is growing. 
 
L. Identification and Delineation of Areas to be Restored 
 
Removal activities shall occur in all of the areas indicated on the Development Map [Exhibit 3].  
Prior to initiation of the removal activities, the Project Biologist shall identify the materials to be 
removed.  The Project Biologist shall flag the limits of the Restoration Area using temporary 
measures such as fencing stakes, colored flags, or colored tape.  All delineation materials shall be 
removed when no longer needed and verification of such removal will be provided in the annual 
reporting that corresponds to the reporting period during which the removal occurred. 
 
M. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, a biological monitor will conduct a survey to 
determine the presence of any nesting behaviors, nest building, egg incubation, or brood rearing 
activities within a minimum of 150 feet of proposed work limits.  If nesting birds are detected 
within 100 feet of proposed grading areas, nest monitoring will be initiated and use of 
mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
 
III. EROSION CONTROL PLAN 
 
No permanent erosion control measures will be employed, although the planting, seeding, and 
mulching described in the Restoration Plan will serve as natural erosion control measures once 
the plantings begin to establish themselves.  Work that may disturb soil is limited to the Tree 
House, which is generally level and at grade with the surrounding area as are the concrete 
footpaths.  Removal of the bridge footings will require temporary soil disturbance; however, the 
ground surface will be restored to original contours using hand tools (e.g., shovels and rakes).  
As no remedial grading is necessary or proposed, and it is not anticipated that soil stabilization 
will be necessary, no temporary erosion control measures are proposed.  However, if temporary 
erosion control measures such as fiber rolls/straw wattles, fiber mats, and/or silt fencing become 
necessary, such temporary erosion control measures will be installed at the direction and 
supervision of the Project Biologist.   
 
Removal work shall take place only during the dry season (April 1- November 1).  This period 
also may be extended for a limited period pursuant to the provisions of Section 19.0 of the CRO. 
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IV. REMOVAL PLAN 
 
The purpose of the Removal Plan is to govern the removal and off-site disposal of all 
development to be removed.  The Development Map depicting all development to be removed is 
enclosed as Exhibit 3 and includes (1) demolition of the Tree House, porch, stairs, foundation, 
concrete pathways and associated bridges that lead to the Tree House; and (2) concrete, earthen 
fill, and debris removal from demolition of the Tree House.; and (3) deep ripping of the 
compacted soils beneath the Tree House foundation. 
 
A. Limits of Removal Area 
 
Removal of development shall not disturb areas outside of the Restoration Area.  Removal 
activities will be limited to the areas of development depicted by Exhibit 3.  Ingress/egress 
routes, equipment staging areas, and temporary storage areas, will be located within existing 
developed areas depicted on Exhibit 5. 
 
1. Mitigation for Impacts 
 
Any area disturbed by the removal activities shall be restored according to the provisions of the 
Revegetation Plan below.  These measures shall include the restoration of the areas from which 
the development was removed, and any areas disturbed by those removal activities. 
 
B. Contractor Education Program 
 
Prior to the commencement of demolition work, the Project Biologist will conduct an on-site 
meeting with the Site Restoration Contractor(s), project supervisors, and demolition crew to 
discuss onsite sensitive resources and avoidance measures, including demarcation of “off-limits” 
areas around the work area.   
 
C. Biological Monitoring 
 
The Project Biologist shall be onsite the first day of work to conduct the pre-construction meeting 
with the Site Restoration Contractor(s) supervisor and crew and will monitor all demolition work.  
Following the first day of demolition work, the Project Biologist will visit the site twice a week for 
the duration of work.  During monitoring visits, the Project Biologist will be responsible for 
confirming the work limits and reviewing protective fencing or staking as well as ensuring that no 
wildlife is harmed during the demolition. 
 
Should impacts occur to sensitive resources as a result of the Removal Plan, Respondents will notify 
the Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) and a Restoration Plan will be developed for 
the impacted area.  Should spills of fuel or other hazardous releases that may result from the use of 
mechanized equipment occur, work will be stopped immediately and the spill contained within the 
site.  Respondents will notify the Executive Director of the Coastal Commission within 24 hours of 
any spills of fuel or other hazardous waste and remove the contaminated materials according to 
current regulations for the type of waste. 
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V. REMEDIAL GRADING PLAN 
 
No remedial grading is necessary or proposed for the Restoration Area, as the area is generally at 
grade in its current condition.   
 
Construction of the Tree House, concrete pathways, and associated bridges did not alter drainage 
patterns within the watershed, other than a slight increase in discharge due to the slight increase 
in impervious surface.  With removal of the impervious surfaces and restoration to native 
vegetation, the original runoff patterns will be restored.   
 
VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
Existing vegetation immediately surrounding the Tree House is best characterized as southern 
coast live oak woodland.  The understory consists of numerous coast live oak (Quercus 
agrifolia) seedlings and re-sprouted and seedling native grasses including foothill needlegrass 
(Stipa lepida) and giant wild rye (Elymus condensatus), and non-native herbaceous species such 
as sweet alyssum (Lobularia maritima), and appears to be periodically maintained to control the 
growth of vegetation.  As the oak woodland immediately surrounding the Tree House has been 
modified through vegetation control activities, the plant palette for the Restoration Area was 
determined based upon surveys of the larger surrounding areas of oak woodland.  A 
determination of the number of oaks, sycamores and other plants to be utilized in the restoration 
was made by examining plant densities in adjacent areas.  For the oaks, it was determined that the 
oak woodlands in an adjacent area of approximately two acres contained 55 coast live oaks per 
acre and 17 western sycamores per acre.  Based on a restoration area of 0.03 acre, two oaks and 
one sycamore would provide the required density.  To allow for possible mortality, the number of 
oaks and sycamores has been increased.  Similarly, density for oak woodland understory shrubs 
and grasses are based on relative densities in areas of adjacent oak woodland [see Table 2 below].   
 
B. Restoration Goals and Objectives  
 
Because vegetation will be restored to the conditions present prior to disturbance, it is fully 
expected that the restored oak woodland will thrive following restoration implementation.  The 
proposed plant palette includes native species that exist adjacent to the Restoration Area, and are 
known to favor the proposed physical conditions at the site.  The plant communities were 
selected using information gathered during site visits and from general knowledge of local plant 
communities. 
 
C. Plant Palette 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
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After the demolition of the Tree House, the 0.03-acre of land available for restoration will be 
restored to oak woodland as set forth in Table 2 below.  Dominant species among these plant 
communities include coast live oak (Quercus agrifolia), western sycamore (Platanus racemosa), 
toyon (Heteromeles arbutifolia), fuschia-flowered gooseberry (Ribes speciosum), California wild 
rose (Rosa californica), California coffeeberry (Rhamnus califonica), hummingbird sage (Salvia 
spathacea), giant wild rye (Elymus condensatus), foothill needlegrass (Stipa lepida), and purple 
needlegrass (Stipa pulchra). 

 
 

 
TABLE 2 

SOUTHERN COAST LIVE OAK WOODLAND PLANT PALETTE 
 

0.03 Acre Oak Woodland Restoration 

Plant Species Container Size Percent per Acre Total Number 
 

Coast live oak 
Quercus agrifolia 

1 Gallon 8 12 

Western sycamore 
Platanus racemosa 

1 Gallon 2 3 

Toyon 
Heteromeles arbutifolia 

1 Gallon 5 7 

Fuschia-flowered 
gooseberry 
Ribes speciosum 

1 Gallon 8 12 

California wild rose 
Rosa californica 

1 Gallon 5 7 

California coffeberry 
Rhamnus californica 

1 Gallon 8 12 

Hummingbird sage 
Salvia spathacea 

1 Gallon 11 16 

Giant wild rye 
Elymus condensatus 

1 Gallon 11 16 

Foothill needlegrass 
Stipa lepida 

1 Gallon 21 30 

Purple needlegrass 
Stipa pulchra 

1 Gallon 21 30 

Total  100 145 
 
 

 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Restoration Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for a mechanized auger for digging planting holes for 
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container stock. Installation of irrigation and plant materials shall occur following removal of 
development, and during the optimal planting period if possible (generally October 15th to 
March 1).  However, planting may occur outside of the optimal planting period if development 
removal would be completed a significant amount of time prior to the start of the optimal 
planting period, provided that sufficient irrigation is applied to support establishment of the 
plantings. 
 
The cleared area southeast of the Tree House is currently vegetated with a mix of foothill 
needlegrass and sweet alyssum.  Prior to planting, all sweet alyssum and any other non-native 
species will be removed from the area by hand, or by a "grow and kill" cycle if deemed 
necessary.  The area beneath the foundation and the area to the northwest of the Tree House does 
not support non-native species based on recent surveys.  If any non-native species are detected at 
the time of site preparation, such species will be removed. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
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materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
 
3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings, 
unless development removal will be completed well before the start of the optimal planting 
period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
period.  One-gallon container stock shall be utilized for the revegetation of oak woodland plant 
communities.  All plant materials will be inspected by the Project Biologist and approved as 
healthy, disease free, and of proper size prior to planting.  Overgrown, root-bound container 
stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Table 2]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
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and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
 
Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
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The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established and sampled to provide a basis of comparison for the 
performance standards discussed herein.  The reference site shall be located within the undisturbed 
oak woodland area in the vicinity of the Tree House.  As noted above, because the area to be 
restored is located within Zone C of the Women’s House Fuel Modification Zone, total cover will 
not be allowed to exceed 50 percent as reflected in the performance standards below.  The plant 
palette detailed in Table 2 is based on onsite observations of the adjacent areas of native 
vegetation, and the “percent per acre” provided in the plant palette table is based on onsite 
estimates of relative abundance of native species on the adjacent slopes. 
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2. Standard Vegetation Monitoring Performance Standards 
 
First-Year Monitoring 
Success Standard: 20-percent coverage of native species (five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted); 
  No more than 10-percent coverage by non-native plant species 
 
Second-Year Monitoring 
Success Standard:  25-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted);  
  No more than five-percent coverage by non-native plant species 
 
Third-Year Monitoring 
Success Standard: 30-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted);  

 No more than five-percent coverage by non-native plant species 
 
Fourth-Year Monitoring 
Success Standard: 40-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
Fifth-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
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for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan  final 
success criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Restoration Area 
and is of a temporary nature.  The goal of the irrigation program is to obtain germination and 
growth with the least amount of irrigation.  Frequent irrigation encourages weed invasion and 
leaches nutrients from the soil. 
 
The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area.  In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
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Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
 
3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
VII. MONITORING PLAN 
 
A. Maintenance Activities during the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
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is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Restoration Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
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Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
 
4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
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recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
 
8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 3 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 3 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 
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B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
protocol.2  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 

                                                 
2 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
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measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
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With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, remedial grading, 
revegetation activities, and monitoring activities required by Consent Restoration Order CCC-
12-RO-05 (“CRO”) associated with the A-Frame, designated as A-Frame 13.3(H) in the CRO 
and referred to herein as the “A-Frame”; the A-Frame’s associated access driveway, designated 
as A-Frame Road 13.2(A) in the CRO and referred to herein as the “A-Frame Road”; and a 
segment of the road emanating to the northwest from the Women’s House, designated as 
Women’s House Northwest Road 13.2(B) in the CRO and referred to herein as the “Women’s 
House Northwest Road”, located at The Canyon at Peace Park property located at 2900 South 
Kanan Dume Road near Malibu in unincorporated Los Angeles County, California [Exhibits 1 
and 2] (“Property”).  Collectively, the A-Frame, the A-Frame Road, and the Women’s House 
Northwest Road are referred to as the “Restoration Area.” 
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.59 acre within the Property.  The Restoration 
Area is located approximately 0.2 mile west of South Kanan Dume Road, approximately 3.0 
miles north of Pacific Coast Highway at UTM coordinates latitude 34.065490º and longitude –
118.805174º at an elevation of approximately 1,250 feet. 
 
B. Brief Summary of Restoration Plan 
 
The A-Frame, the A-Frame Road, and the Women’s House Northwest Road will be removed and 
restored as set forth in this Restoration Plan and will be restored to mixedcoastal sage scrub and 
chaparral habitats.  Development to be removed includes the A-Frame and its foundations, which 
accounts for approximately 0.02 acre; the A-Frame Road, which extends from the Women’s 
House water tower to the A-Frame and accounts for 0.25 acre and the Women’s House 
Northwest Road, which covers approximately 0.32 acre [Exhibit 3].  The 0.32-acre Women’s 
House Northwest Road includes an area occupied by the climbing wall and an area occupied by 
maintenance, trash, and recycling facilities that will be relocated on the Property.  The areas 
currently occupied by the climbing wall and the maintenance, trash, and recycling facilities will 
be restored.  Following removal of the development, restoration activities will include deep 
ripping through the compacted soils, and planting with appropriate coastal sage scrub and 
chaparral species.   
Pursuant to CRO Section 5.2(A)(2)(a) the climbing wall and the maintenance, trash, and 
recycling facilities may be temporarily relocated to the development area adjacent to Kanan 
Dume Road pending the approval or denial of a Coastal Development Permit for the permanent 
relocation of the climbing wall and the maintenance, trash, and recycling facilities. 
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan, and the Monitoring Plan.   
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C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in coastal sage scrub and chaparral habitat projects, shall perform restoration and 
maintenance activities within the Restoration Area.  The Landscape Contractor shall possess a C-
27 contractor's license, and a California license Pest Control Advisor (PCA) for the application 
of herbicides and pesticides.  The Landscape Contractor will be supervised by the Project 
Biologist.   
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C. Qualifications of Site Restoration Contractor 
 
In addition to the Landscape Contractor, qualified contractor(s), hereinafter referred to the “Site 
Restoration Contractor(s)” will be retained to complete the work described in the Erosion 
Control Plan, the Removal Plan, and the Remedial Grading Plan.  The Site Restoration 
Contractor(s) will be licensed in their various fields.  The Site Restoration Contractor will be 
supervised by the Project Biologist.  
 
D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp has conducted three site visits to the Property: November 14, 2011, December 7, 
2011, and May 8, 2012.  On November 14 and December 7,  Mr. Bomkamp conducted a detailed 
vegetation assessment and site-specific surveys of the Restoration Area and locations within the 
vicinity of the Restoration Area to confirm that no listed or other special-status species are 
present within the Restoration Area.  Additionally, Mr. Bomkamp met with the project planner 
and operator responsible for demolition activities, and examined all potential work areas as 
identified by the planner and operator that may be utilized and/or impacted by demolition 
activities, including ingress/egress routes, equipment staging areas, temporary storage areas, and 
the perimeter of the development to be demolished.  On May 8, 2012, Mr. Bomkamp conducted 
additional site-specific surveys, with an emphasis on the Women's House Northwest Road, and 
further refined the planting plan for the Restoration Site. 
 
Development to be removed includes the A-Frame, which covers approximately 0.02 acre; the 
A-Frame Road, accounting for 0.25 acre; and Women’s House Northwest Road that accounts for 
0.32 acre.  Existing vegetation east and west of the A-Frame and A-Frame Road, and along the 
Women’s House Northwest Road is mixed coastal sage scrub and chaparral plant communities, 
with some ornamental succulent plantings.   
 
The adjacent dense sage scrub/chaparral habitats includes California sagebrush (Artemisia 
californica), purple sage (Salvia leucophylla), black sage (S. mellifera), laurel sumac (Malosma 
laurina), chaparral yucca (Hesperoyucca whipplei), sawtooth goldenbush (Hazardia squarrosa), 
California buckwheat (Eriogonum fasciculatum), coastal buckwheat (E. cinereum), California 
walnut (Juglans californica), sugarbush (Rhus ovata), bush sunflower (Encelia californica), 
holly-leaf redberry (Rhamnus ilicifolia), and greenbark ceanothus (Ceanothus spinosus). 
 
Habitat restoration at the Restoration Area will include the following components: (1) removal of 
the A-Frame; (2) removal of concrete and earthen fill associated with the A-Frame and A-Frame 
Road, and removal of gravel and asphalt from the Women's House Northwest Road, including 
removal of the climbing wall and the maintenance, trash, and recycling facilities for purposes of 
relocation on the Property; (3) remedial grading of the A-Frame Road and Women's House 
Northwest Road; (4) deep ripping of the disturbed land to restore soil pore space and 
permeability for water infiltration; (5) installation of an irrigation system; and (6) restoration of 
coastal sage scrub and chaparral vegetation.  A total of approximately 0.59-acre of native habitat 
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will be restored on-site, all of which consists of mixed coastal sage scrub and chaparral 
vegetation1.   
 
Types of habitat impacted by development and types to be restored are set forth in Table 1 
below.   
 

TABLE 1 
DEVELOPMENT TO BE RESTORED BY HABITAT TYPE 

 
Type of Habitat Impacted Acre Habitat to be Restored Acre

Mixed oastal sage scrub/chaparral 0.59 Mixed coastal sage scrub/chaparral 0.59  
 

The restored mixed coastal sage scrub and chaparral will exhibit habitat functions consistent with 
adjacent areas of mixed coastal sage scrub and chaparral, including foraging and cover for birds, 
insects, and small mammals. 
 
E. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 
Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless development removal will be completed well before the start of 
the optimal planting period, in which case the Revegetation Plan may be implemented outside of 
the optimal planting period.  Implementation of the Monitoring Plan shall begin immediately 
following planting installation. 
 
Within one year of the completion of plant installation, it is expected that immature sage scrub 
and chaparral structure will exist such that insects, small mammals, and birds will utilize the 
Restoration Area for foraging and roosting. 
 

                                                 
1 A portion of the Restoration Area lies within the Fuel Modification Zone C for the Women's House, pursuant to 
Los Angeles County Fire Department’s Fuel Modification Plan Guidelines.  Zone C is a native brush-thinning zone.  
The restored vegetation within Zone C will be maintained consistent with the Zone C requirements. 
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F. Parties Responsible for Conducting the Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

G. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 

 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist. 
 
Site Restoration Contractor: To be determined; work will be supervised by the Project 

Biologist.   
 
H. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tools must be used for hauling large pieces of demolition debris that are too heavy 
or unwieldy to carry by hand, for breaking up the concrete slab under the A-Frame and asphalt 
roads, for remedial grading of the A-Frame Road and Women's House Northwest Road, for deep 
ripping of compacted soils, and for digging planting holes for container stock.  Mechanized 
equipment proposed to be used includes mechanized hand tools for demolition, a small loader or 
backhoe to haul large pieces of debris to the staging area, a backhoe-mounted jackhammer and 
bucket for breaking up concrete and asphalt, a backhoe to remove concrete and asphalt debris 
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and gravel, a backhoe or other small earthmover with a shank tool for remedial grading, and 
dump trucks to collect the materials and transport them from the Restoration Area.  Additionally, 
the loader or backhoe will be used for deep ripping of compacted soils, and a mechanized auger, 
such as a hand-held power auger or Bobcat with auger attachment, will be used to dig planting 
holes. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for construction equipment and materials, including receptacles and temporary 
stockpiles of demolition debris, would be located within existing developed areas depicted on 
Exhibit 3, and away from native vegetation. 
 
With the use of hand tools, power hand tools, and mechanized heavy equipment within the limits 
of the environmental fencing, the demolition would be possible with no impacts to native 
chaparral and coastal sage scrub.  No oak trees occur within the vicinity of the portions of the A-
Frame, A-Frame Road to be demolished and restored, so there will be no impacts to any oak 
trees from the use of heavy mechanized equipment.  Some oak trees occur in the vicinity of 
Women's House Northwest Road to the northwest of the climbing wall; however, as work on the 
Women's House Northwest Road would be limited to gravel and asphalt removal, removal of the 
climbing wall, removal of the maintenance, trash, and recycling facilities, remedial grading with 
a small earthmover, and deep ripping of the road surface, there would be no potential for impacts 
to oak trees.  The use of a loader for hauling large pieces of demolition debris that are too heavy 
or unwieldy to carry by hand will not result in any impacts to any native chaparral or coast live 
oak trees as no oak trees occur within or overhang the areas where the loader will be used.  Use 
of a mechanized auger will not damage native vegetation, as auger use will be restricted to the 
cleared and prepared areas subject to the Revegetation Plan.  No State or federally listed species 
occur within the vicinity; therefore, none would be affected.  The demolition, remedial grading, 
and site preparation would not impact any sensitive biological resources. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and 
graded roads, with implementation of the Erosion Plan discussed below, there is no potential for 
impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday. 
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
and/or restorative grading occurs, the areas will be remediated according to the terms of this 
Restoration Plan.  Any potential fuel spills or other hazardous releases that result from the use of 
mechanized equipment will be stopped immediately and contained within the site.  The 
Respondents will notify the Executive Director of the Coastal Commission within 24 hours 
(excluding weekend or holiday days or days which the Coastal Commission is closed) of any 



7 
 
 

spills of fuel or other hazardous waste, and remove the contaminated materials according to 
current regulations for the type of waste.  With the installation of the erosion control measures 
and best management practices (“BMPs”) discussed below, any potential hazardous releases 
would be contained within the Restoration Area and would not impact water quality. 
 
I. Staging Areas and Storage of Construction Materials 
 
The staging area for construction equipment and materials, including receptacles and temporary 
stockpiles of graded materials, will be located on an area devoid of vegetation, such as the 
portion of the access road between the Women’s House and the water tower that will not be 
removed and revegetated. 
 
No demolition or construction materials, debris, or waste shall be placed or stored where it may 
enter sensitive habitat, receiving waters, or a storm drain, or be subject to wind or runoff erosion 
and dispersion.  All stockpiles and construction materials will be covered, enclosed on all sides, 
be located as far as possible from drain inlets, and will not be stored in contact with the soil. 
 
J. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
K. Soil Stabilization Methods 
 
Removal activities shall not disturb native vegetation outside the Restoration Area to the greatest 
extent practicable.  Once removal of the development is completed, the Project Biologist will 
examine the site and identify any areas of disturbance.  Any disturbance due to removal activities 
shall be restored as soon as reasonably practicable.  If any removal activity occurs within the 
rainy season, BMPs for erosion and water quality purposes (e.g., sandbags, straw wattles, silt 
fences) shall be installed as needed to protect and address water quality concerns.  Any BMP 
installation shall be reviewed by the Project Biologist and shall, to the greatest extent practicable, 
be placed on areas where no native vegetation is growing. 
 
L. Identification and Delineation of Areas to be Restored 
 
Removal activities shall occur in all of the areas indicated on the Development Map [Exhibit 3].  
Prior to initiation of the removal activities, the Project Biologist shall identify the materials to be 
removed.  The Project Biologist shall flag the limits of the Restoration Area using temporary 
measures such as fencing stakes, colored flags, or colored tape.  All delineation materials shall be 
removed when no longer needed and verification of such removal will be provided in the annual 
reporting that corresponds to the reporting period during which the removal occurred. 
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M. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no grading or use of 
mechanized equipment during the breeding season (generally February 15 through August 31), 
or any time that bird courtship, breeding, or nesting is observed.  If grading or use of mechanized 
equipment must be conducted during the nesting bird season, a biological monitor will conduct a 
survey to determine the presence of any nesting behaviors, nest building, egg incubation, or 
brood rearing activities within a minimum of 150 feet of proposed work limits.  If nesting birds 
are detected within 100 feet of proposed grading areas, nest monitoring will be initiated and use 
of mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
 
III. EROSION CONTROL PLAN 
 
Areas of disturbed soils shall be stabilized to reduce erosion potential using temporary erosion 
control measures as depicted by the attached Erosion Control Measures Plan [Attachment 1].  No 
permanent erosion control measures will be employed, although the planting, seeding, and 
mulching described in the Restoration Plan will serve as natural erosion control measures once 
the plantings begin to establish themselves.  Any installation of temporary erosion control 
measures not described in the Restoration Plan shall be coordinated with the Executive Director. 
 
Removal work shall take place during the dry season (generally April 1- November 1) and will 
be coordinated with the Executive Director.  The Executive Director may extend this deadline or 
modify the approved schedule if additional time would benefit the success of the Restoration 
Plan from an ecological or biological perspective.  This period may also be extended for a 
limited period pursuant to the provisions of Section 19.0 of the CRO.  Temporary erosion control 
measures may be installed at any time. 
 
A. Timing of Erosion Control Measures 
 
The temporary erosion control measures will be installed and fully functional on the Restoration 
Area prior to or concurrent with the initial removal and restoration activities and maintained 
throughout the removal/restoration process to minimize erosion across the site and sedimentation 
of streams, tributaries, drains and culverts.  The location of all temporary erosion control 
measures is depicted by Attachment 1. 
 
B. Temporary Construction Related Erosion Control Measures 
 
All temporary construction related erosion control materials shall be comprised of bio-
degradable materials and shall be removed from the construction site once the installed 
revegetation plantings are established to the extent that they effectively control soil erosion.  
Proposed temporary construction-related erosion control measures may include placement of 
geotextiles and fiber mats, placement of silt fence, fiber rolls, gravel bag berms, and sandbag 
barriers.  Biodegradable fiber mats may be permanently left in place after installation of 
revegetation plantings if the mats become vegetated. 
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IV. REMOVAL PLAN 
 
The purpose of the Removal Plan is to govern the removal and off-site disposal of all 
development to be removed.  The Development Map depicting all development to be removed is 
enclosed as Exhibit 3 and includes (1) demolition of the A-Frame and A-Frame Road; (2) 
concrete, earthen fill, and debris removal from demolition of the A-Frame and A-Frame Road; 
(3), removal of gravel from the Women's House Northwest Road and the climbing wall and 
maintenance, trash, and recycling facilities for purposes of relocation on the Property; and (4) 
remedial grading and deep ripping of the compacted area including the A-Frame Road and 
Women's House Northwest Road. 
 
A. Limits of Removal Area 
 
Removal of development shall not disturb areas outside of the Restoration Area.  Removal 
activities will be limited to the areas of development depicted by Exhibit 3.  Ingress/egress 
routes, equipment staging areas, and temporary storage areas, will be located within existing 
developed areas depicted on Exhibit 3. 
 
1. Mitigation for Impacts 
 
Any area disturbed by the removal activities shall be restored according to the provisions of the 
Revegetation Plan below.  These measures shall include the restoration of the areas from which 
the development was removed, and any areas disturbed by those removal activities. 
 
B. Contractor Education Program 
 
Prior to the commencement of demolition work, the Project Biologist will conduct an on-site 
meeting with the Site Restoration Contractor(s), project supervisors, and demolition crew to 
discuss onsite sensitive resources and avoidance measures, including demarcation of “off-limits” 
areas around the work area.   
 
C. Biological Monitoring 
 
The Project Biologist shall be onsite the first day of work to conduct the pre-construction meeting 
with the Site Restoration Contractor(s) supervisor and crew and will monitor all demolition work.  
Following the first day of demolition work, the Project Biologist will visit the site twice a week for 
the duration of work.  During monitoring visits, the Project Biologist will be responsible for 
confirming the work limits and reviewing protective fencing or staking as well as ensuring that no 
wildlife is harmed during the demolition. 
 
Should impacts occur to sensitive resources as a result of the Removal Plan, Respondents will notify 
the Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) and a Restoration Plan will be developed for 
the impacted area.  Should spills of fuel or other hazardous releases that may result from the use of 
mechanized equipment occur, work will be stopped immediately and the spill contained within the 
site.  Respondents will notify the Executive Director of the Coastal Commission within 24 hours of 
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any spills of fuel or other hazardous waste and remove the contaminated materials according to 
current regulations for the type of waste. 
 
V. REMEDIAL GRADING PLAN 
 
Minor grading work will be conducted upon removal of the A-Frame, the A-Frame Road, and 
the Women’s House Northwest Road to ensure proper Restoration Area drainage and to 
minimize erosion, as depicted by the attached Remedial Grading Plan, which includes both the 
remedial grading in plan view and cross section [Attachment 2].  This work will be performed as 
needed and will be directed by the Project Biologist and Project Engineer to ensure that the 
potential for erosion is minimized while the potential for habitat restoration is optimized.   
 
Construction of the A-Frame and A-Frame Road did not alter drainage patterns within the 
watershed, other than a slight increase in discharge due to the slight increase in impervious 
surface.  With removal of the impervious surfaces and restoration to native vegetation, the 
original runoff patterns will be restored.   
 
The Women’s House Northwest Road is a dirt road, expanding to a flat earthen pad at the 
location of the climbing wall and the maintenance, trash, and recycling facilities, which will be 
removed for purposes of relocation on the property.  This area currently drains in the same 
manner as before construction activities were performed and with revegetation, as proposed, the 
area would exhibit minimal potential for erosion and no overall change in runoff amounts or 
patterns.  As depicted on the attached Erosion Control Measures Plan [Attachment 1] BMPs will 
be installed to prevent erosion during the Restoration Plan. 
 
Restoration of original topography at the A-Frame and A-Frame Road would result in additional 
impacts to native vegetation due to the extensive grading that would be required to re-contour the 
slopes in a manner that restores the original topography.  It would be necessary to grade beyond 
the current limits of the previously disturbed areas in order to ensure that the area is 
geotechnically stable.  The minor recontouring described above will prevent additional impact to 
native vegetation, and ensure a successful restoration of native chaparral and coastal sage scrub 
habitat. 
 
VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
Existing vegetation east and west of the A-Frame, A-Frame Road, and along the Women’s 
House Northwest Road is best characterized as a dense mix of coastal sage scrub and chaparral.  
Component species include California sagebrush (Artemisia californica), purple sage (Salvia 
leucophylla), black sage (S. mellifera), laurel sumac (Malosma laurina), chaparral yucca 
(Hesperoyucca whipplei), sawtooth goldenbush (Hazardia squarrosa), California buckwheat 
(Eriogonum fasciculatum), coastal buckwheat (E. cinereum), California walnut (Juglans 
californica), sugarbush (Rhus ovata), bush sunflower (Encelia californica), holly-leaf redberry 
(Rhamnus ilicifolia), and greenbark ceanothus (Ceanothus spinosus).  The relative abundance of 
each species was estimated in the field in order to determine the appropriate abundance of each 
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species in the Restoration Area [see Table 2 below].  The Restoration Area will be revegetated 
with the same species planted at the same relative abundance as in the surrounding mixed coastal 
sage scrub/chaparral. 
 
B. Restoration Goals and Objectives  
 
Because vegetation will be restored to the conditions present prior to disturbance, it is fully 
expected that the mixed coastal sage scrub and chaparral will thrive following restoration 
implementation.  The proposed plant palette includes native species that exist adjacent to the 
Restoration Area, and are known to favor the proposed physical conditions at the site.  The plant 
communities were selected using information gathered during site visits and from general 
knowledge of local plant communities. 
 
C. Plant Palette 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
 
After the demolition of the A-Frame, A-Frame Road, and Women's House Northwest Road, the 
0.59-acre of land available for restoration will be restored to chaparral and coastal sage scrub 
habitat as set forth in Table 2 below.  Dominant species among these plant communities include 
sugarbush (Rhus ovata), greenbark ceanothus (Ceanothus spinosus), coastal buckwheat 
(Eriogonum cinereum), laurel sumac (Malosma laurina), and purple sage (Salvia leucophylla).  
Incidental plant species include chaparral yucca (Hesperoyucca whipplei), California walnut 
(Juglans californica), black sage (Salvia mellifera), California sagebrush (Artemisia californica), 
California buckwheat (Eriogonum fasciculatum), sawtooth goldenbush (Hazardia squarrosa), 
holly-leaf redberry (Rhamnus ilicifolia), and bush sunflower (Encelia californica). 
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TABLE 2 

MIXED COASTAL SAGE SCRUB/CHAPARRAL PLANT PALETTE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 10
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 80
Encelia californica bush sunflower one-gallon 8' o.c. 2 10
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 106
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 10
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 10
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 10
Juglans californica California walnut one-gallon 15' o.c. 2 10
Malosma laurina laurel sumac one-gallon 15' o.c. 10 52
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 10
Rhus ovata sugarbush one-gallon 15' o.c. 30 160
Salvia leucophylla purple sage one-gallon 8' o.c. 10 52
Salvia mellifera black sage one-gallon 8' o.c. 2 10
Total 100 530

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 2.0
Encelia californica bush sunflower seed 3 2.0
Eriogonum cinereum coastal buckwheat seed 5 2.0
Eriogonum fasciculatum California buckwheat seed 3 2.0
Hazardia squarrosa sawtooth goldenbush seed 3 2.0
Salvia leucophylla purple sage seed 5 3.3
Salvia mellifera black sage seed 3 2.0
Stipa pulchra purple needlegrass seed 3 2.0
Total Seed 28 17.3  

 
 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Restoration Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for a mechanized auger for digging planting holes for 
container stock.  Installation of irrigation and plant materials shall occur following removal of 
development, and during the optimal planting period if possible (generally October 15th to 
March 1).  However, planting may occur outside of the optimal planting period if development 
removal would be completed a significant amount of time prior to the start of the optimal 
planting period, provided that sufficient irrigation is applied to support establishment of the 
plantings. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
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appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation, and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
 
3. Container Stock 
 
Tree, and shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings, 
unless development removal will be completed well before the start of the optimal planting 
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period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
period.  One-gallon container stock shall be utilized for the revegetation of coastal sage scrub 
and chaparral plant communities.  All plant materials will be inspected by the Project Biologist 
and approved as healthy, disease free, and of proper size prior to planting.  Overgrown, root-
bound container stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Table 2]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
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Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
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Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established in adjacent areas, north of the Restoration Area for the coastal 
sage scrub and chaparral plant communities, and sampled to provide a basis of comparison for the 
performance standards discussed herein.  The reference site shall be located within the undisturbed 
section of coastal sage scrub and chaparral habitat adjacent to the Restoration Area.  The plant 
palette detailed in Table 2 is based on onsite observations of the adjacent areas of native 
vegetation, and the “percent per acre” provided in the plant palette table is based on onsite 
estimates of relative abundance of native species on the adjacent slopes. 
 
2. Standard Vegetation Monitoring Performance Standards 
 
Coastal Sage Scrub and Chaparral 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Restoration Area (native recruit species not in the plant palette may be 
counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 
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Third-Year Monitoring 
Success Standard: 65-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan  final 
success criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Restoration Area 
and is of a temporary nature.  The goal of the irrigation program is to obtain germination and 
growth with the least amount of irrigation.  Frequent irrigation encourages weed invasion and 
leaches nutrients from the soil. 
 
The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
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The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area.  In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
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3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
VII. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
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• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Restoration Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
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4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Contractor is responsible for avoiding impacts to plantings during trash removal activities.  
Contractor shall, during routine maintenance, manually remove weeds, litter, trash, and debris 
from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
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8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 3 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 3 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
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protocol.2  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 

                                                 
2 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
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measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 



26 
 
 

With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
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MIXED COASTAL SAGE SCRUB/CHAPARRAL PLANT PALETTE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 10
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 80
Encelia californica bush sunflower one-gallon 8' o.c. 2 10
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 106
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 10
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 10
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 10
Juglans californica California walnut one-gallon 15' o.c. 2 10
Malosma laurina laurel sumac one-gallon 15' o.c. 10 52
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 10
Rhus ovata sugarbush one-gallon 15' o.c. 30 160
Salvia leucophylla purple sage one-gallon 8' o.c. 10 52
Salvia mellifera black sage one-gallon 8' o.c. 2 10
Total 100 530

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 2.0
Encelia californica bush sunflower seed 3 2.0
Eriogonum cinereum coastal buckwheat seed 5 2.0
Eriogonum fasciculatum California buckwheat seed 3 2.0
Hazardia squarrosa sawtooth goldenbush seed 3 2.0
Salvia leucophylla purple sage seed 5 3.3
Salvia mellifera black sage seed 3 2.0
Stipa pulchra purple needlegrass seed 3 2.0
Total Seed 28 17.3  
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, remedial grading, 
revegetation activities, and monitoring activities required by Consent Restoration Order CCC-
12-RO-05 (“CRO”) associated with the Two Structures designated as Two Structures 13.3(I) in 
the CRO and referred to herein as the “Two Structures", the Footpath designated as Footpath 
13.2(C) in the CRO and referred to herein as the “Footpath”, and the Overlook Road designated 
as Overlook Road 13.1(B) in the CRO and referred to herein as the “Overlook Road”, located at 
The Canyon at Peace Park property located at 2900 South Kanan Dume Road near Malibu in 
unincorporated Los Angeles County, California [Exhibits 1 and 2] (“Property”).  Collectively, 
the Two Structures, Footpath, and Overlook Road are referred to as the “Restoration Area.”  As 
set forth below, while the physical demarcations of the Footpath will be removed, the Footpath 
will not be actively restored.   
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.40 acre within the Property that includes 0.29 
acre associated with the Overlook Road and Two Structures, which will be revegetated with 
coastal sage scrub/chaparral.  The Restoration Area also includes 0.11 acre associated with the 
Footpath from which development will be removed but, as noted, will not be subject to active 
habitat restoration.  The Restoration Area is located approximately 0.2 mile west of South Kanan 
Dume Road, approximately 3.0 miles north of Pacific Coast Highway at coordinates latitude 
34.068572º and longitude –118.803566º at an elevation of approximately 1,234 feet. 
 
B. Brief Summary of Restoration Plan 
 
The Two Structures and Overlook Road will be removed and restored as set forth in this 
Restoration Plan, which consists of mixed coastal sage scrub and chaparral habitats.  The 
physical demarcations of the Footpath including  steps will be removed; however this area will 
not be actively restored.   Development to be removed includes the Two Structures and their 
foundations, which account for approximately 0.04 acre; the Footpath and associated steps 
covering 0.11 acre, and the Overlook Road, which accounts for 0.25 acre [Exhibit 3].  Following 
removal of the development, restoration activities will include deep ripping through the 
compacted soils beneath the Two Structures and planting with appropriate coastal sage scrub and 
chaparral species on the Overlook Road [Exhibit 4].  The Two Structures and Overlook Road 
will be restored in a manner that will ensure that the erosion control and revegetation are 
successful,  The removal of the physical demarcations of the Footpath will also be performed in 
such a manner that will ensure that the erosion control is appropriately addressed.   
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan, and the Monitoring Plan.   
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C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in coastal sage scrub and chaparral habitat projects, shall perform restoration and 
maintenance activities within the Restoration Area.  The Landscape Contractor shall possess a C-
27 contractor's license, and a California license Pest Control Advisor (PCA) for the application 
of herbicides and pesticides.  The Landscape Contractor will be supervised by the Project 
Biologist 
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C. Qualifications of Site Restoration Contractor 
 
In addition to the Landscape Contractor, qualified contractor(s), hereinafter referred to the “Site 
Restoration Contractor(s)” will be retained to complete the work described in the Erosion 
Control Plan, the Removal Plan, and the Remedial Grading Plan.  The Site Restoration 
Contractor(s) will be licensed in their various fields.  The Site Restoration Contractor will be 
supervised by the Project Biologist.  
 
D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp conducted a site visit to the Property on May 8, 2012.  During the site visit, Mr. 
Bomkamp conducted a detailed vegetation assessment and site-specific surveys of the 
Restoration Area and locations within the vicinity of the Restoration Area to confirm that no 
listed or other special-status species are present within the Restoration Area.  Additionally, Mr. 
Bomkamp met with the project planner and operator responsible for demolition activities, and 
examined all potential work areas as identified by the planner and operator that may be utilized 
and/or impacted by demolition activities, including ingress/egress routes, equipment staging 
areas, temporary storage areas, and the perimeter of the development to be demolished. 
 
Development to be removed includes the Two Structures, which cover approximately 0.04 acre; 
the physical demarcation of the Footpath, which covers approximately 0.11 acre, and the 
Overlook Road, accounting for 0.25 acre.  Existing vegetation surrounding the Two Structures 
consists of mixed coastal sage scrub and chaparral plant communities.  Similarly, the Overlook 
Road traverses areas of mixed coastal sage scrub and chaparral as does the Footpath; however, to 
allow continuing access to the knoll, the Footpath will not be restored to native scrub vegetation. 
 
The adjacent dense sage scrub/chaparral habitats includes California sagebrush (Artemisia 
californica), purple sage (Salvia leucophylla), black sage (S. mellifera), laurel sumac (Malosma 
laurina), chaparral yucca (Hesperoyucca whipplei), sawtooth goldenbush (Hazardia squarrosa), 
California buckwheat (Eriogonum fasciculatum), coastal buckwheat (E. cinereum), California 
walnut (Juglans californica), sugarbush (Rhus ovata), bush sunflower (Encelia californica), 
holly-leaf redberry (Rhamnus ilicifolia), and greenbark ceanothus (Ceanothus spinosus). 
 
Habitat restoration at the Restoration Area will include the following components: (1) removal of 
the Two Structures; (2) removal of debris associated with demolition of the Two Structures; (3) 
deep ripping of the disturbed land beneath the Two Structures to restore soil pore space and 
permeability for water infiltration;1 (4) installation of an irrigation system; (5) restoration of 
coastal sage scrub and chaparral vegetation; and (6) removal of the steps associated with the 
Footpath along with any other physical demarcations of the Footpath.  A total of approximately 
0.29-acre of native habitat will be restored on-site, all of which consists of mixed coastal sage 
scrub and chaparral vegetation.   
 

                                                 
1 No deep ripping is proposed or necessary for the Knoll Superfluous Road, as it currently supports some native 
chaparral and scrub species that have re-colonized the area, indicating that soil is not compacted to an extent that 
would prevent native vegetation growth. 
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Types of habitat impacted by development of the Overlook Road and Two Structures and types 
of habitat to be restored are set forth in Table 1 below (as noted, while development will be 
removed from the Footpath, the area will not be subject to active habitat restoration to allow 
continuing access to the knoll).   
 

TABLE 1 
DEVELOPMENT TO BE RESTORED BY HABITAT TYPE 

 
Type of Habitat Impacted Acre Habitat to be Restored Acre

Mixed coastal sage scrub/chaparral 0.29 Mixed coastal sage scrub/chaparral 0.29  
 

The restored mixed coastal sage scrub and chaparral will exhibit habitat functions consistent with 
adjacent areas of mixed coastal sage scrub and chaparral, including foraging and cover for birds, 
insects, and small mammals. 
 
E. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 
Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
OverlookImplementation of the Revegetation Plan will begin during the optimal planting period 
(generally October 15th to March 1), unless development removal will be completed well before 
the start of the optimal planting period, in which case the Revegetation Plan may be implemented 
outside of the optimal planting period.  Implementation of the Monitoring Plan shall begin 
immediately following planting installation.  
 
Within one year of the completion of plant installation, it is expected that immature sage scrub 
and chaparral structure will exist such that insects, small mammals, and birds will utilize the 
Restoration Area for foraging and roosting. 
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F. Parties Responsible for Conducting the Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

G. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 

 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist. 
 
Site Restoration Contractor: To be determined; work will be supervised by the Project 

Biologist.   
 
H. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tools must be used for hauling large pieces of demolition debris that are too heavy 
or unwieldy to carry by hand, for breaking up the concrete slab under the Two Structures, and for 
digging planting holes for container stock.  Mechanized equipment proposed to be used includes 
mechanized hand tools for demolition, a loader or backhoe to haul large pieces of debris to the 
staging area, a backhoe-mounted jackhammer and bucket for breaking up concrete and asphalt, a 
backhoe to remove asphalt, and dump trucks to collect the materials and transport them from the 
Restoration Area.  Additionally, the loader or backhoe, or other small earth mover, will be used 
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for deep ripping of compacted soils, and a mechanized auger, such as a hand-held power auger or 
Bobcat with auger attachment, will be used to dig planting holes. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for construction equipment and materials, including receptacles and temporary 
stockpiles of demolition debris, would be located within existing developed areas depicted on 
Exhibit 3, such as the entry road for the Two Structures, and away from native vegetation. 
 
With the use of hand tools, power hand tools, and mechanized heavy equipment within the limits 
of the environmental fencing, the demolition would be possible with no impacts to native plant 
communities.  No oak trees occur within the immediate vicinity of the portions of the Two 
Structures to be demolished and restored or the Overlook Road to be revegetated so there will be 
no impacts to any oak trees.  There are no oaks that would be affected by removing the steps and 
physical demarcations of the Footpath.  The use of a loader for hauling large pieces of 
demolition debris that are too heavy or unwieldy to carry by hand and use of a mechanized auger 
for digging planting holes will not result in any impacts to any native chaparral or coastal sage 
scrub vegetatation, as equipment use will be strictly limited to the area inside of the 
environmental fencing.  No state or federally listed species occur within the vicinity; therefore, 
none would be affected.  The demolition would not impact any sensitive biological resources. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and 
graded roads, there is no potential for impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
and/or restorative grading occurs, the areas will be remediated according to the terms of this 
Restoration Plan.  Any potential fuel spills or other hazardous releases that result from the use of 
mechanized equipment will be stopped immediately and contained within the site.  The 
Respondents will notify the Executive Director of the Coastal Commission within 24 hours of 
any spills of fuel or other hazardous waste, and remove the contaminated materials according to 
current regulations for the type of waste.   
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I. Staging Areas and Storage of Construction Materials 
 
The staging area for construction equipment and materials, including receptacles and temporary 
stockpiles of graded materials, will be located on an area devoid of vegetation, such as a portion 
of the access road to the Two Structures. 
 
No demolition or construction materials, debris, or waste shall be placed or stored where it may 
enter sensitive habitat, receiving waters, or a storm drain, or be subject to wind or runoff erosion 
and dispersion.  All stockpiles and construction materials will be covered, enclosed on all sides, 
be located as far as possible from drain inlets, and will not be stored in contact with the soil. 
 
J. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
K. Soil Stabilization Methods 
 
Removal activities shall not disturb native vegetation outside the Restoration Area to the greatest 
extent practicable.  Once removal of the development is completed, the Project Biologist will 
examine the site and identify any areas of disturbance.  Any disturbance due to removal activities 
shall be restored as soon as reasonably practicable.  If any removal activity occurs within the 
rainy season, BMPs for erosion and water quality purposes (e.g., sandbags, straw wattles, silt 
fences) shall be installed as needed to protect and address water quality concerns.  Any BMP 
installation shall be reviewed by the Project Biologist and shall, to the greatest extent practicable, 
be placed on areas where no native vegetation is growing. 
 
L. Identification and Delineation of Areas to be Restored 
 
Removal activities shall occur in all of the areas indicated on the Development Map [Exhibit 3].  
Prior to initiation of the removal activities, the Project Biologist shall identify the materials to be 
removed.  The Project Biologist shall flag the limits of the Restoration Area using temporary 
measures such as fencing stakes, colored flags, or colored tape.  All delineation materials shall be 
removed when no longer needed and verification of such removal will be provided in the annual 
reporting that corresponds to the reporting period during which the removal occurred. 
 
M. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, a biological monitor will conduct a survey to 
determine the presence of any nesting behaviors, nest building, egg incubation, or brood rearing 
activities within a minimum of 150 feet of proposed work limits.  If nesting birds are detected 
within 100 feet of proposed grading areas, nest monitoring will be initiated and use of 
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mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
 
III. EROSION CONTROL PLAN 
 
It is not anticipated that erosion control measures will be necessary, as work that may disturb soil 
is limited to the Two Structures area, which is generally level and at grade with the immediately 
surrounding area.  Work at the Overlook Road will be limited to digging planting holes   Work 
on the Footpath will be limited to removal of the steps, hand re-contouring, and removal of any 
other physical demarcations.  No permanent erosion control measures will be employed, 
although the planting, seeding, and mulching described in the Restoration Plan will serve as 
natural erosion control measures once the revegetation plantings are established to the extent that 
they effectively control soil erosion.   
 
However, if temporary erosion control measures such as fiber rolls/straw wattles, fiber mats, 
and/or silt fencing become necessary, such temporary erosion control measures will be installed 
at the direction and supervision of the Project Biologist.   
 
IV. REMOVAL PLAN 
 
The purpose of the Removal Plan is to govern the removal and off-site disposal of all 
development to be removed.  The Development Map depicting all development to be removed is 
enclosed as Exhibit 3 and includes (1) demolition of the Two Structures including the 
foundation; (2) concrete debris removal from demolition of the Two Structures; (3), deep ripping 
of the compacted area beneath the Two Structures; and (4) removal of the steps and any other 
physical demarcations on the Footpath.  No deep ripping is proposed or necessary for the 
Overlook Road or Footpath.  The Overlook Road currently supports some native chaparral and 
scrub species that have re-colonized the area, indicating that soil is not compacted to an extent 
that would prevent native vegetation growth. 
 
A. Limits of Removal Area 
 
Removal of development shall not disturb areas outside of the Restoration Area.  Removal 
activities will be limited to the areas of development depicted by Exhibit 3.  Ingress/egress 
routes, equipment staging areas, and temporary storage areas, will be located within existing 
developed areas depicted on Exhibit 3. 
 
1. Mitigation for Impacts 
 
Any area disturbed by the removal activities shall be restored according to the provisions of the 
Revegetation Plan below.  These measures shall include the restoration of the areas from which 
the development was removed, and any areas disturbed by those removal activities. 
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B. Contractor Education Program 
 
Prior to the commencement of demolition work, the Project Biologist will conduct an on-site 
meeting with the Site Restoration Contractor(s), project supervisors, and demolition crew to 
discuss onsite sensitive resources and avoidance measures, including demarcation of “off-limits” 
areas around the work area.   
 
C. Biological Monitoring 
 
The Project Biologist shall be onsite the first day of work to conduct the pre-construction meeting 
with the Site Restoration Contractor(s) supervisor and crew and will monitor all demolition work.  
Following the first day of demolition work, the Project Biologist will visit the site twice a week for 
the duration of work.  During monitoring visits, the Project Biologist will be responsible for 
confirming the work limits and reviewing protective fencing or staking as well as ensuring that no 
wildlife is harmed during the demolition. 
 
Should impacts occur to sensitive resources as a result of the Removal Plan, Respondents will notify 
the Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) and a Restoration Plan will be developed for 
the impacted area.  Should spills of fuel or other hazardous releases that may result from the use of 
mechanized equipment occur, work will be stopped immediately and the spill contained within the 
site.  Respondents will notify the Executive Director of the Coastal Commission within 24 hours of 
any spills of fuel or other hazardous waste and remove the contaminated materials according to 
current regulations for the type of waste. 
 
V. REMEDIAL GRADING PLAN 
 
No remedial grading is necessary or proposed for the Restoration Area, as the area is generally at 
grade in its current condition.   
 
Construction of the Two Structures, Footpath, and Overlook Road did not alter drainage patterns 
within the watershed, other than a slight increase in discharge due to the slight increase in 
impervious surface.  With removal of the impervious surfaces and restoration to native 
vegetation, the original runoff patterns will be restored.   
 
VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
Existing vegetation surrounding the Two Structures consists of mixed coastal sage scrub and 
chaparral plant communities.  Similarly, the Overlook Road traverses areas of mixed coastal sage 
scrub and chaparral.  The adjacent dense sage scrub/chaparral habitats includes California 
sagebrush (Artemisia californica), purple sage (Salvia leucophylla), black sage (S. mellifera), 
laurel sumac (Malosma laurina), chaparral yucca (Hesperoyucca whipplei), sawtooth 
goldenbush (Hazardia squarrosa), California buckwheat (Eriogonum fasciculatum), coastal 
buckwheat (E. cinereum), California walnut (Juglans californica), sugarbush (Rhus ovata), bush 
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sunflower (Encelia californica), holly-leaf redberry (Rhamnus ilicifolia), and greenbark 
ceanothus (Ceanothus spinosus).  The relative abundance of each species was estimated in the 
field in order to determine the appropriate abundance of each species in the Restoration Area 
[see Table 2 below].  The Restoration Area will be revegetated with the same species planted at 
the same relative abundance as in the surrounding mixed coastal sage scrub/chaparral. 
 
B. Restoration Goals and Objectives  
 
Because vegetation will be restored to the conditions present prior to disturbance, it is fully 
expected that the mixed coastal sage scrub and chaparral will thrive following restoration 
implementation.  The proposed plant palette includes native species that exist adjacent to the 
Restoration Area, and are known to favor the proposed physical conditions at the site.  The plant 
communities were selected using information gathered during site visits and from general 
knowledge of local plant communities. 
 
C. Plant Palette 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
 
After the demolition of the Two Structures, the 0.29-acre of land available for scrub restoration 
will be restored to chaparral and coastal sage scrub habitat as set forth in Table 2 below.  
Dominant species among these plant communities include sugarbush (Rhus ovata), greenbark 
ceanothus (Ceanothus spinosus), coastal buckwheat (Eriogonum cinereum), laurel sumac 
(Malosma laurina), and purple sage (Salvia leucophylla).  Incidental plant species include 
chaparral yucca (Hesperoyucca whipplei), California walnut (Juglans californica), black sage 
(Salvia mellifera), California sagebrush (Artemisia californica), California buckwheat 
(Eriogonum fasciculatum), sawtooth goldenbush (Hazardia squarrosa), holly-leaf redberry 
(Rhamnus ilicifolia), and bush sunflower (Encelia californica).   
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TABLE 2 
MIXED COASTAL SAGE SCRUB/CHAPARRAL PLANT PALETTE 

 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 5
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 35
Encelia californica bush sunflower one-gallon 8' o.c. 2 5
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 46
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 5
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 5
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 5
Juglans californica California walnut one-gallon 15' o.c. 2 5
Malosma laurina laurel sumac one-gallon 15' o.c. 10 23
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 2
Rhus ovata sugarbush one-gallon 15' o.c. 30 69
Salvia leucophylla purple sage one-gallon 8' o.c. 10 23
Salvia mellifera black sage one-gallon 8' o.c. 2 5
Total 100 233

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 0.9
Encelia californica bush sunflower seed 3 0.9
Eriogonum cinereum coastal buckwheat seed 5 1.5
Eriogonum fasciculatum California buckwheat seed 3 0.9
Hazardia squarrosa sawtooth goldenbush seed 3 0.9
Salvia leucophylla purple sage seed 5 1.5
Salvia mellifera black sage seed 3 0.9
Stipa pulchra purple needlegrass seed 3 0.9
Total Seed 28 8.4  

 
 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Restoration Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only except for a mechanized auger for digging planting holes for 
container stock. Installation of irrigation and plant materials shall occur following removal of 
development, and during the optimal planting period if possible (generally October 15th to 
March 1).  However, planting may occur outside of the optimal planting period if development 
removal would be completed a significant amount of time prior to the start of the optimal 
planting period, provided that sufficient irrigation is applied to support establishment of the 
plantings. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 



12 
 
 

be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
 
3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings, 
unless development removal will be completed well before the start of the optimal planting 
period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
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period.  One-gallon container stock shall be utilized for the revegetation of coastal sage scrub 
and chaparral plant communities.  All plant materials will be inspected by the Project Biologist 
and approved as healthy, disease free, and of proper size prior to planting.  Overgrown, root-
bound container stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Table 2]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
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Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
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Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established in adjacent areas, north of the Restoration Area for the coastal 
sage scrub and chaparral plant communities, and sampled to provide a basis of comparison for the 
performance standards discussed herein.  The reference site shall be located within the undisturbed 
section of coastal sage scrub and chaparral habitat adjacent to the Restoration Area.  The plant 
palette detailed in Table 2 is based on onsite observations of the adjacent areas of native 
vegetation, and the “percent per acre” provided in the plant palette table is based on onsite 
estimates of relative abundance of native species on the adjacent slopes. 
 
2. Standard Vegetation Monitoring Performance Standards 
 
Coastal Sage Scrub and Chaparral 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Restoration Area (native recruit species not in the plant palette may be 
counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 
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Third-Year Monitoring 
Success Standard: 65-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan  final 
success criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Restoration Area 
and is of a temporary nature.  The goal of the irrigation program is to obtain germination and 
growth with the least amount of irrigation.  Frequent irrigation encourages weed invasion and 
leaches nutrients from the soil. 
 
The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
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The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area.  In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly. 
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
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3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
VII. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
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• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Restoration Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
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4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
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8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 3 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 3 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
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protocol.2  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 
2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 

                                                 
2 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
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the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 
With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
 
 
 
 
S:476-16/The Canyon_Knoll and 2 Structure_Plan_062012.doc 



S
ource: E

S
R

I W
orld S

treet M
ap

N
O

R
T

H

Regional Map

PROJECT LOCATION

CONSENT CEASE AND DESIST ORDER CCC-12-CD-05 
AND CONSENT RESTORATION ORDER CCC-12-RO-05 
TWO STRUCTURES, FOOTPATH, AND OVERLOOK ROAD

Exhibit 1

0
2

4
8

M
iles



A
dapted from

 U
S

G
S

 P
oint D

um
e, C

A
 quadrangle

N
O

R
T

H

Vicinity Map

PROJECT LOCATION

CONSENT CEASE AND DESIST ORDER CCC-12-CD-05 
AND CONSENT RESTORATION ORDER CCC-12-RO-05 
TWO STRUCTURES, FOOTPATH, AND OVERLOOK ROAD

0
1,000

2,000
4,000F

eet Exhibit 2



0 125 25062.5

Feet

±

X:\0363-THE REST\0476-16ROAD\476-16_GIS\476-16Exhibit3Impacts.mxd
May 18, 2012

CONSENT CEASE AND DESIST ORDER CCC-12-CD-05 
AND CONSENT RESTORATION ORDER CCC-12-RO-05 
TWO STRUCTURES, FOOTPATH, AND OVERLOOK ROAD

Development Map

Exhibit 3

Legend

Overlook Road 13.1(B) - 
Development to be Removed 

Two Structures 13.3(I) - 
Development to be Removed 

Footpath 13.2(C)
Development to be Removed



!(

!(

!(

!(4

3

2

1

0 125 25062.5

Feet±

X:\0363-THE REST\0476-16ROAD\476-16_GIS\476-166Exhibit4Restoration.mxd
May 18, 2012

Restoration Area Map

Exhibit 4

CONSENT CEASE AND DESIST ORDER CCC-12-CD-05 
AND CONSENT RESTORATION ORDER CCC-12-RO-05 
TWO STRUCTURES, FOOTPATH, AND OVERLOOK ROAD

0.29 MIXED CHAPARRAL COASTAL SAGE SCRUB PLANT PALETTE 

Botanic Name Common Name 
Stock 
Type 

Plant 
Spacing 

Percent 
per Acre 

Total 
Number 

Artemisia californica California sagebrush one-gallon 8' o.c. 2 5 

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 35 

Encelia californica bush sunflower one-gallon 8' o.c. 2 5 

Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 46 

Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 5 

Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 5 

Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 5 

Juglans californica California walnut one-gallon 15' o.c. 2 5 

Malosma laurina laurel sumac one-gallon 15' o.c. 10 23 

Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 2 

Rhus ovata sugarbush one-gallon 15' o.c. 30 69 

Salvia leucophylla purple sage one-gallon 8' o.c. 10 23 

Salvia mellifera black sage one-gallon 8' o.c. 2 5 

Total       100 233 
            

Seed Species   Seed   lbs/acre Total lbs. 
Artemisia californica California sagebrush seed   3 0.9 

Encelia californica bush sunflower seed   3 0.9 

Eriogonum cinereum coastal buckwheat seed   5 1.5 

Eriogonum fasciculatum California buckwheat seed   3 0.9 

Hazardia squarrosa sawtooth goldenbush seed   3 0.9 

Salvia leucophylla purple sage seed   5 1.5 

Salvia mellifera black sage seed   3 0.9 

Stipa pulchra purple needlegrass seed   3 0.9 
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, remedial grading, 
reconstruction activities, revegetation activities, and monitoring activities required by Consent 
Restoration Order CCC-12-RO-05 (“CRO”) associated with the Parking Lot, designated as 
Parking Area 13.3(C) in the CRO and referred to herein as the “Parking Lot”, located at The 
Canyon at Peace Park property located at 2900 South Kanan Dume Road near Malibu in 
unincorporated Los Angeles County, California [Exhibits 1 and 2] (“Property”).  Collectively, 
the Parking Lot and stream are referred to as the “Restoration Area.” 
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.37 acre within the Property.  The Restoration 
Area is located approximately 0.20 miles west of Kanan Dume Road approximately 3.0 miles north 
of Pacific Coast Highway.  The Parking Lot and subject reach of the stream are located within APN 
4465-002-021, and the coordinates are approximately 34.064222 latitude and –118.805811 
longitude at an elevation of approximately 1,295 feet.   
 
B. Brief Summary of Restoration Plan 
 
The Parking Lot and certain development within the stream will be removed and restored as set 
forth in this Restoration Plan.  The “Loop Road” previously approved by the Coastal 
Commission as part of Coastal Development Permit 5-89-743 will be reconstructed, and the 
areas subject to development removal will be restored to riparian woodland, native grassland, 
and chaparral habitats.  Development to be removed includes grouted rock within and on the 
banks of the stream located upstream of the original Loop Road, a culverted footbridge, a 
parking area constructed of asphalt and covered in a decorative concrete dust (except for where 
the Parking Lot coincides with the Loop Road alignment), and a culverted vehicle crossing, 
which cover a total of approximately 0.37 acre [Exhibit 3].  Development to remain in place 
includes the Loop Road, grouted rock fill downstream (south) of the Loop Road, and the 
Arizona-style crossing associated with the Loop Road, all of which were previously approved by 
the Coastal Commission as part of Coastal Development Permit 5-89-743.  Any other 
development not specified herein and constructed prior to the Coastal Act will also remain.  The 
original Loop Road will be reconstructed as depicted on Exhibits 3 and 6, which will require saw 
cutting and installation of redwood headers along the original alignment of the Loop Road 
through the current Parking Lot pavement area and regrading of the alignment where necessary 
to create a drivable profile, followed by installation of a porous pavement system in the regraded 
area.  Remedial grading of the Parking Lot area will utilize as fill excess spoil materials that were 
deposited in the sloping field to the south of the Parking Lot during Parking Lot construction.  
Following removal of the development, remedial grading, and reconstruction of the Loop Road, 
restoration activities will include planting with appropriate riparian woodland, native grassland, 
and chaparral species.  The Parking Lot and stream will be restored in a manner that will ensure 
that the erosion control and revegetation are successful.   
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan, and the Monitoring Plan.   
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C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in riparian, chaparral, and native grassland habitat projects, shall perform restoration 
and maintenance activities within the Restoration Area.  The Landscape Contractor shall possess 
a C-27 contractor's license, and a California license Pest Control Advisor (PCA) for the 
application of herbicides and pesticides.  The Landscape Contractor will be supervised by the 
Project Biologist.   
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C. Qualifications of Site Restoration Contractor 
 
In addition to the Landscape Contractor, qualified contractor(s), hereinafter referred to the “Site 
Restoration Contractor(s)” will be retained to complete the work described in the Erosion 
Control Plan, the Removal Plan, and the Remedial Grading Plan.  The Site Restoration 
Contractor(s) will be licensed in their various fields.  The Site Restoration Contractor(s) will be 
supervised by the Project Biologist.  
  
D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp has conducted three site visits to the Property: November 14, 2011, December 7, 
2011, and May 8, 2012.  On November 14 and December 7,  Mr. Bomkamp conducted a detailed 
vegetation assessment and site-specific surveys of the Restoration Area and locations within the 
vicinity of the Restoration Area to confirm that no listed or other special-status species are 
present within the Restoration Area.  Additionally, Mr. Bomkamp met with the project planner 
and operator responsible for demolition activities, and examined all potential work areas as 
identified by the planner and operator that may be utilized and/or impacted by demolition 
activities, including ingress/egress routes, equipment staging areas, temporary storage areas, and 
the perimeter of the development to be demolished.  On May 8, 2012, Mr. Bomkamp conducted 
additional site-specific surveys, including surveys of the previously deposited spoils pile located 
south of the Restoration Area, and further refined the planting plan for the Restoration Area.  The 
spoils pile is vegetated with non-native grasses and ruderal vegetation, and does not support any 
sensitive biological resources.1 
 
Development to be removed includes grouted rock and concrete within and on the banks of the 
stream, a culverted footbridge, a concrete parking area, and a culverted vehicle crossing, all of 
which cover approximately 0.37 acre   
 
Development within the stream can be described as follows from the downstream (south) to 
upstream (north) portions of the subject reach of the stream.  The downstream end begins with 
the stream fully channelized with rock and concrete extending two to three feet up the slope, as 
previously authorized by CDP 5-89-743.  Vegetation within the most southerly section of the 
subject reach of stream consists of a nearly 100-percent canopy cover of coast live oak (Quercus 
agrifolia) with little understory other than a few oak seedlings and a single western sycamore 
(Platanus racemosa).  Approximately 66 feet upstream from the beginning of the channelized 
section, there is a 42-foot wide concrete Arizona-style crossing, which serves as the stream 
crossing for the Loop Road, as previously authorized by CDP 5-89-743, and which will be 
retained and reconstructed as necessary following removal of the Parking Lot.  At this point, the 
canopy consists of approximately 50-percent cover of coast live oak and 50-percent cover of 
western sycamore.  Immediately upstream of the Arizona crossing, the streambed is no longer 

                                                 
1 Following removal of soil from the spoils pile for remedial grading of the Parking Lot, the area will be restored as 
outlined in Glenn Lukos Associates, June 2012.  Conceptual Habitat Restoration Plan for the Mitigation of 
Development Associated with Parking Lot 12.3(F), A-Frame 12.3(J), A-Frame Road 12.3(A), Women’s House 
Northwest Road 12.3(B), Two Structures 12.3(K), Tree House 12.3(G), And Women's House Landscaping 12.3(H) 
Including Restoration of Oak Woodland, Coastal Sage Scrub, and Chaparral.  Prepared for: The Canyon at Peace 
Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
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channelized, and is instead earthen with earthen slopes, although the terrace above the eastern 
stream bank is covered with grouted rock fill and asphalt contiguous with the Parking Lot.  
Approximately 30 feet upstream there is a culverted footbridge to be removed.  The culvert is 
approximately 15 feet long and grouted with large rocks that extend approximately 6 feet beyond 
the culvert into the earthern channel on the upstream end.  The earthen channel then extends 
approximately 240 feet upstream to a culverted vehicle crossing to be removed, with a concrete 
road and parking area that runs parallel and adjacent to the stream.  Vegetative cover within the 
upper 240 feet consists of approximately 50-percent coast live oak and 50-percent western 
sycamore overstory with understory species including laurel sumac (Malosma laurina), 
greenbark lilac (Ceanothus spinosus), California wild rose (Rosa californica), California 
blackberry (Rubus ursinus), giant wild rye (Elymus condensatus), and oak and sycamore 
seedlings.  The Parking Lot is unvegetated and consists of asphalt pavement that has been 
covered in a decorative concrete dust. 
 
Habitat restoration at the Restoration Area will include the following components: (1) removal of 
the Parking Lot with the exception of a portion of the asphalt that coincides with the Loop Road 
alignment; (2) removal of the subject culverted stream crossings; (3) remedial grading of the 
Parking Lot area utilizing fill material excavated during Parking Lot construction and stockpiled 
south of the Parking Lot; (4) reconstruction of the Loop Road; (5) installation of an irrigation 
system; and (6) restoration of native grassland, riparian woodland, and chaparral vegetation.  A 
total of approximately 0.37-acre of native habitat will be restored.   
 
Types of habitat impacted by development and types to be restored are set forth in Table 1 
below.   

 
Table 1.  Habitats Types Impacted by Development and to Be Rehabilitated 

 
Habitat/Land Cover 

Impacted 
Acres Habitat/Land Cover to be 

Restored 
Acres 

Non-Native Grassland 0.10 Native Grassland 0.10 
Coast Live Oak Riparian* 0.00 Coast Live Oak Riparian 0.00 

Sycamore Riparian 0.04 Sycamore Riparian 0.04 
Chaparral 0.21 Chaparral 0.21 

Oak Woodland 
Understory** 

0.02 Oak Woodland Understory 0.02 

Total 0.37 Total 0.37 
* No coast live oak trees were impacted by placement of fill in the stream, as the fill was 
placed so as to avoid the tree trunks. 
**Oak woodland understory plants are assumed to have been growing on the banks of the 
stream prior to placement of fill material. 

 
E. Specific Functions and Values of Habitat Types to be Restored 
 
As noted, the following habitats will be restored: 0.10 acre of non-native grassland (to native 
grassland), 0.04 acre of western sycamore riparian forest, 0.21 acre of chaparral, and 0.02 acre of 
oak woodland understory, which has a canopy of coast live oak riparian and where there were no 
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canopy impacts.  The area currently covered by the Parking Lot will be restored as set forth in this 
Restoration Plan, which will require removal of the asphalt and concrete dust pavement, and 
replacement of fill originally excavated for Parking Lot construction, and replanting.   
 
The two segments of ephemeral stream where culverted crossings are currently located and that 
will be restored will, in the post-restoration condition, exhibit functions and values consistent with 
segments of the drainage immediately upstream and downstream.  The primary hydrologic 
function will be conveyance of discharge during substantial storm events when the watershed 
generates surface flows.  The primary biogeochemical function will be transport of organic 
materials and sediments to downstream waters, and the primary habitat component will consist of 
oak-sycamore riparian habitat with a limited understory.  The channel itself will support very little 
vegetation, based on a review of undisturbed upstream areas.  
 
The restored chaparral and native grassland will exhibit habitat functions consistent with 
adjacent areas of chaparral, including foraging and cover for birds, insects, and small mammals. 
 
F. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 
Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless development removal will be completed well before the start of 
the optimal planting period, in which case the Revegetation Plan may be implemented outside of 
the optimal planting period.  Implementation of the Monitoring Plan shall begin immediately 
following planting installation. 
 
Within one year of the completion of plant installation, it is expected that immature riparian 
woodland, native grassland, and chaparral structure will exist such that insects, small mammals, 
and birds will utilize the Restoration Area for foraging and roosting. 
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G. Parties Responsible for Conducting the Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

H. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 

 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist. 
 
Site Restoration Contractor: To be determined; work will be supervised by the Project 

Biologist.   
 
I. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tools must be used for demolishing the asphalt Parking Lot and reconstructing the 
Loop Road, conducting work described in the Remedial Grading Plan, for hauling large pieces of 
demolition debris that are too heavy or unwieldy to carry by hand, and for digging planting holes 
for container stock as described in the Revegetation Plan.  Mechanized equipment proposed to be 
used for demolition includes mechanized hand tools for breaking up concrete and asphalt 
immediately adjacent to and within the stream, a backhoe-mounted jackhammer and bucket 
and/or bulldozer for breaking up asphalt in the Parking Lot outside of the dripline of the trees, 
and the backhoe and/or bulldozer for hauling asphalt debris to dump trucks to collect the 
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materials and transport them from the Restoration Area.  Mechanized equipment proposed to be 
used for Loop Road reconstruction includes a saw suitable for cutting the portion of the Parking 
Lot asphalt to be retained in alignment of the Loop Road, and any equipment that may be 
necessary to install the porous paving system in the regraded portion of the Loop Road 
immediately east of the Arizona crossing.  Mechanized equipment proposed to be used for 
remedial grading includes loaders and tractors equipped with sheep's-foot compactors will be 
used for transport to and compaction of material on the regraded Parking Lot area.  Additional 
grading equipment that may be used includes graders and scrapers or any other suitable small 
earth mover.  A mechanized auger, such as a hand-held power auger or Bobcat with auger 
attachment, will be used to dig planting holes for container stock.   
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for construction equipment and materials, including receptacles and temporary 
stockpiles of demolition debris, would be located within existing developed areas depicted on 
Exhibit 3, such as the Loop Road  that will not be removed, and away from native vegetation. 
 
With the use of hand tools, power hand tools including jackhammers and similar equipment, and 
mechanized heavy equipment within the limits of the environmental fencing, including the 
backhoe-mounted jackhammer and bucket and/or bulldozer, the demolition would be possible 
with no impacts to oak/sycamore woodland and chaparral, and with careful demolition, the 
mature oak and sycamore trees on the stream banks will be avoided.  The use of a loader or 
backhoe for hauling large pieces of demolition debris that are too heavy or unwieldy to carry by 
hand, and the use of the loader, backhoe, tractor with sheep's-foot compactor, grader, and/or 
scraper for remedial grading of the Parking Lot will not result in any impacts to any native 
chaparral or coast live oak trees as use of such mechanized heavy equipment will be limited to 
unvegetated portions of the Parking Lot.  Similarly, the dump truck will be limited to the 
unvegetated portions of the Parking Lot and thus has no potential to impact biological resources.  
The saw and other equipment used to define the edge of the retained portion of asphalt within the 
Loop Road alignment and any equipment necessary to install the porous paving system will be 
used only within the Loop Road alignment and will avoid the riparian vegetation.  Use of a 
mechanized auger will not damage native vegetation, as auger use will be restricted to the 
cleared and prepared areas subject to the Revegetation Plan.  No state or federally listed species 
occur within the vicinity; therefore, none would be affected.  The demolition, reconstruction of 
the Loop Road, remedial grading, and site preparation would not impact any sensitive biological 
resources. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas, 
including the two culverted crossings to be removed, the Parking Lot, and graded roads, with 
implementation of the Erosion Plan discussed below, there is no potential for impacts to 
landforms and geological stability. 
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2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
and/or restorative grading occurs, the areas will be remediated according to the terms of this 
Restoration Plan.  Any potential fuel spills or other hazardous releases that result from the use of 
mechanized equipment will be stopped immediately and contained within the site.  The 
Respondents will notify the Executive Director of the Coastal Commission within 24 hours 
(excluding weekend or holiday days or days which the Coastal Commission is closed) of any 
spills of fuel or other hazardous waste, and remove the contaminated materials according to 
current regulations for the type of waste.  With the installation of the erosion control measures 
and best management practices (“BMPs”) discussed below, any potential hazardous releases 
would be contained within the Restoration Area and would not impact water quality. 
 
J. Staging Areas and Storage of Construction Materials 
 
The staging area for construction equipment and materials, including receptacles and temporary 
stockpiles of graded materials, will be located on an area devoid of vegetation, such as the 
permitted Loop Road that will not be removed. 
 
No demolition or construction materials, debris, or waste shall be placed or stored where it may 
enter sensitive habitat, receiving waters, or a storm drain, or be subject to wind or runoff erosion 
and dispersion.  All stockpiles and construction materials will be covered, enclosed on all sides, 
be located as far as possible from drain inlets, and will not be stored in contact with the soil. 
 
K. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
L. Soil Stabilization Methods 
 
Removal and reconstruction activities shall not disturb native vegetation outside the Restoration 
Area to the greatest extent practicable.  Once removal and reconstruction of the development is 
completed, the Project Biologist will examine the site and identify any areas of disturbance.  Any 
disturbance due to removal activities shall be restored as soon as reasonably practicable.  If any 
removal or reconstruction activities occurs within the rainy season, BMPs for erosion and water 
quality purposes (e.g., sandbags, straw wattles, silt fences) shall be installed as needed to protect 
and address water quality concerns.  Any BMP installation shall be reviewed by the Project 
Biologist and shall, to the greatest extent practicable, be placed on areas where no native 
vegetation is growing. 
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M. Identification and Delineation of Areas to be Restored 
 
Removal activities shall occur in all of the areas indicated on the Development Map [Exhibit 3].  
Prior to initiation of the removal activities, the Project Biologist shall identify the materials to be 
removed.  The Project Biologist shall flag the limits of the Restoration Area using temporary 
measures such as fencing stakes, colored flags, or colored tape.  All delineation materials shall be 
removed when no longer needed and verification of such removal will be provided in the annual 
reporting that corresponds to the reporting period during which the removal occurred. 
 
N. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no grading or use of 
mechanized equipment during the breeding season (generally February 15 through August 31), 
or any time that bird courtship, breeding, or nesting is observed.  If grading or use of mechanized 
equipment must be conducted during the nesting bird season a biological monitor will conduct a 
survey to determine the presence of any nesting behaviors, nest building, egg incubation, or 
brood rearing activities within a minimum of 150 feet of proposed work limits.  If nesting birds 
are detected within 100 feet of proposed grading areas, nest monitoring will be initiated and use 
of mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
 
III. EROSION CONTROL PLAN 
 
Areas of disturbed soils with slopes shall be stabilized to reduce erosion potential.  No permanent 
erosion control measures will be employed, although the planting, seeding, and mulching 
described in the Restoration Plan will serve as natural erosion control measures once the 
plantings begin to establish themselves.  Temporary erosion control measures proposed for the 
Parking Lot consist of straw wattles/fiber rolls placed along the length of the stream to prevent 
the introduction of sediment [Exhibit 5], and placement of jute fiber matting over the Parking Lot 
area following remedial grading.  Any installation of additional temporary erosion control 
measures not described in the Restoration Plan shall be coordinated with the Coastal 
Commission. 
 
Removal work shall generally take place during the dry season (generally April 1- November 1).  
The Executive Director may extend this deadline or modify the approved schedule if additional 
time would benefit the success of the Restoration Plan from an ecological or biological 
perspective.  This period also may be extended for a limited period pursuant to the provisions of 
Section 19.0 of the CRO. 
 
A. Timing of Erosion Control Measures 
 
The temporary erosion control measures will be installed and fully functional on the Restoration 
Area prior to or concurrent with the initial removal and restoration activities and maintained 
throughout the removal/restoration process to minimize erosion across the site and sedimentation 
of streams, tributaries, drains and culverts.  The location of straw wattles/fiber rolls to be used 
for temporary erosion control is depicted in Exhibit 5, the Erosion Control Measures Plan.  Jute 
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fiber matting will be placed over the portion of the Parking Lot subject to remedial grading as 
necessary at the discretion of the Site Restoration Contractor and Project Biologist. 
 
B. Temporary Construction Related Erosion Control Measures 
 
All temporary construction related erosion control materials shall be comprised of bio-
degradable materials and shall be removed from the construction site once development removal 
is complete and the revegetation plantings are established to the extent that they effectively 
control soil erosion, with the exception of the jute fiber matting, which may be retained and 
allowed to biodegrade if it has become vegetated. 
 
IV. REMOVAL PLAN 
 
The purpose of the Removal Plan is to govern the removal and off-site disposal of all 
development to be removed.  The Development Map depicting the footprint of all development 
to be removed is enclosed as Exhibit 3 and includes (1) removal of the Parking Lot with the 
exception of a portion of the asphalt that coincides with the Loop Road alignment; and (2) 
removal of the subject culverted stream crossings.    
 
Development to be retained includes the previously authorized Loop Road and associated 
Arizona crossing, and the channelized portion of the stream located downstream (south) of the 
Loop Road and Arizona crossing.  Reconstruction of the Loop Road will occur according to 
Exhibit 6. 
 
A. Limits of Removal and Reconstruction Area 
 
Removal and reconstruction of development shall not disturb areas outside of the Restoration 
Area.  Removal and reconstruction activities will be limited to the areas of development depicted 
by Exhibit 3.  Ingress/egress routes, equipment staging areas, and temporary storage areas, will 
be located within existing developed areas depicted on Exhibit 3. 
 
1. Mitigation for Impacts 
 
Any area disturbed by the removal or reconstruction activities shall be restored according to the 
provisions of the Revegetation Plan below.  These measures shall include the restoration of the 
areas from which the development was removed, and any areas disturbed by those removal 
activities. 
 
B. Contractor Education Program 
 
Prior to the commencement of demolition work, the Project Biologist will conduct an on-site 
meeting with the Site Restoration Contractor(s), project supervisors, and demolition and 
reconstruction crew to discuss onsite sensitive resources and avoidance measures, including 
demarcation of “off-limits” areas around the work area.   
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C. Biological Monitoring 
 
The Project Biologist shall be onsite the first day of work to conduct the pre-construction meeting 
with the Site Restoration Contractor(s) supervisor and crew and will monitor all demolition work.  
Following the first day of demolition work, the Project Biologist will visit the site twice a week for 
the duration of work.  During monitoring visits, the Project Biologist will be responsible for 
confirming the work limits and reviewing protective fencing or staking as well as ensuring that no 
wildlife is harmed during the demolition. 
 
Should impacts occur to sensitive resources as a result of the Removal Plan, Respondents will notify 
the Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) and a Restoration Plan will be developed for 
the impacted area.  Should spills of fuel or other hazardous releases that may result from the use of 
mechanized equipment occur, work will be stopped immediately and the spill contained within the 
site.  Respondents will notify the Executive Director of the Coastal Commission within 24 hours of 
any spills of fuel or other hazardous waste and remove the contaminated materials according to 
current regulations for the type of waste. 
 
V. REMEDIAL GRADING PLAN 
 
Grading work will be conducted upon removal of the fill within the Parking Lot to return the 
area to the grade and condition outlined in Exhibit 6, which will include the restoration of the 
Loop Road, and to ensure proper Restoration Area drainage and to minimize erosion, as depicted 
by the Remedial Grading Plan -- Exhibit 6.  This work will be directed by the Project Biologist 
and Project Engineer to ensure that the potential for erosion is minimized while the potential for 
habitat restoration is optimized.   
 
Remedial grading of the Parking Lot will require incorporation of soil from the spoils pile 
located south of the Parking Lot as depicted by Exhibit 6.  The portion of the Parking Lot asphalt 
that coincides with the Loop Road alignment will be partially retained through saw cutting and 
installation of redwood headers along the edges, except for the portion closest to the stream and 
Arizona crossing, which will be subject to remedial grading to decrease the slope angle to make 
it suitable for vehicle crossings.  The regraded portion of the Loop Road that transitions to the 
Arizona crossing will be covered with a porous paving system as depicted by Exhibit 6. 
 
VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
Existing vegetation upstream and downstream of the affected reach of the stream consists of 
riparian woodland vegetation.  On the downstream end, the canopy cover is nearly 100-percent 
coast live oak, with very little understory.  Vegetative cover on the upstream end consists of 
approximately 50-percent coast live oak and 50-percent western sycamore overstory with 
understory species including laurel sumac (Malosma laurina), greenbark lilac (Ceanothus 
spinosus), California wild rose (Rosa californica), California blackberry (Rubus ursinus), giant 
wild rye (Elymus condensatus), and oak and sycamore seedlings.  The Sycamore Riparian 
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portion of the Restoration Area will be revegetated with a species composition similar to the 
upstream portion of the subject reach of stream. 
 
The oak woodland understory portion of the Restoration Area will be revegetated solely with 
characteristic understory species including California wild rose (Rosa californica), California 
blackberry (Rubus ursinus), and poison oak (Toxicodendron diversilobum), as the canopy of 
coast live oak has not been impacted and is intact. 
 
The chaparral portion of the Restoration Area will be restored with a species composition similar 
to the surrounding chaparral areas that consist of stands of laurel sumac (Malosma laurina) and 
greenbark lilac (Ceanothus spinosus), with purple needlegrass (Stipa pulchra). 
 
The native grassland portion of the Restoration Area will be planted with purple needlegrass 
(Stipa pulchra) and a native wildflower seed mix to create a seasonal wildflower meadow. 
 
The relative abundance of each species was estimated in the field in order to determine the 
appropriate abundance of each species in the Restoration Area [see Table 2 - Table 5 below], 
except for the wildflowers, which are included in the native grassland plant palette for visual 
interest.  The Restoration Area will be revegetated with the same species planted at the same 
relative abundance as in the surrounding areas. 
 
B. Restoration Goals and Objectives  
 
Because vegetation will be restored to the conditions present prior to disturbance, it is fully 
expected that the sycamore riparian, oak woodland understory, native grassland, and chaparral 
will thrive following restoration implementation.  The proposed plant palette includes native 
species that exist adjacent to the Restoration Area, and are known to favor the proposed physical 
conditions at the site.  The plant communities were selected using information gathered during 
site visits and from general knowledge of local plant communities. 
 
C. Plant Palettes 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
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TABLE 2 
SYCAMORE RIPARIAN PLANT PALETTE -- 0.04 ACRE 

 
Plant Species Container Size Percent per 

Acre 
Number per 

Acre/Total Number 
 

Sycamore Riparian Canopy Layer  
Western sycamore 
Platanus racemosa 

1 Gallon 50 40/2 

Coast live oak 
Quercus agrifolia 

1 Gallon 50 40/2 

Sycamore Riparian Understory Layer  
Laurel sumac 
Malosma laurina 

1 Gallon 20 80/3 

Greenbark lilac 
Ceanothus spinosus 

1 Gallon 20 80/3 

Hummingbird sage 
Salvia spathacea 

1 Gallon 10 160/6 

Giant wild rye 
Elymus condensatus 

1 Gallon 20 160/6 

California wild rose 
Rosa californica 

1 Gallon 20 80/3 

Fuschia-flowered gooseberry 
Ribes speciosum 

1 Gallon 10 80/3 

 
TABLE 3 

OAK WOODLAND UNDERSTORY PLANT PALETTE -- 0.02 ACRE 
 

Plant Species Container Size Percent per 
Acre 

Number per 
Acre/Total Number 

 
Oak Woodland Understory 

Poison oak 
Toxicodendron diversilobum 

1 Gallon 30 80/4 

California blackberry 
Rubus ursinus 

1 Gallon 30 80/4 

California wild rose 
Rosa californica 

1 Gallon 40 80/5 
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TABLE 4 
CHAPARRAL PLANT PALETTE -- 0.21 ACRE 

 
Plant Species Container Size Percent per Acre Number per Acre/ 

Total Number 
Chaparral 

Greenbark lilac 
Ceonothus spinosus 

1 Gallon 50 80/10 

Laurel sumac 
Malosma laurina 

1 Gallon 50 40/5 

Purple needlegrass 
Stipa pulchra 

1 Gallon Scattered Clumps 80/10 

 
TABLE 5 

NATIVE GRASSLAND PLANT PALETTE -- 0.10 ACRE 
 

Plant Species Container Size Percent per 
Acre 

Number per Acre/ 
Total Number 

 
Grassland Restoration 

Purple needlegrass 
Stipa pulchra 

1 Gallon 100 400/40 

California goldfields 
Lasthenia californica 

Seed N/A 3 lbs/acre 
0.3 lbs total 

Bicolored lupine 
Lupinus bicolor 

Seed N/A 3 lbs/acre 
0.3 lbs total 

Purple clarkia 
Clarkia purpurea 

Seed N/A 3 lbs/acre 
0.3 lbs total 

California poppy 
Eschscholzia californica 

Seed N/A 3 lbs/acre 
0.3 lbs total 

Wild hyacinth 
Dichelostemma capitatum 

Seed N/A 3 lbs/acre 
0.3 lbs total 

 
 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Restoration Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for digging planting holes, which may be dug with a 
mechanical auger. Installation of irrigation and plant materials shall occur following removal of 
development, and during the optimal planting period if possible (generally October 15th to 
March 1).  However, planting may occur outside of the optimal planting period if development 
removal would be completed a significant amount of time prior to the start of the optimal 
planting period, provided that sufficient irrigation is applied to support establishment of the 
plantings. 
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If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
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3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings, 
unless development removal will be completed well before the start of the optimal planting 
period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
period.  One-gallon container stock shall be utilized for the revegetation of riparian woodland, 
native grassland, and chaparral plant communities.  All plant materials will be inspected by the 
Project Biologist and approved as healthy, disease free, and of proper size prior to planting.  
Overgrown, root-bound container stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Tables 2-5]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
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watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
 
Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
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monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established in adjacent areas for the sycamore riparian, oak woodland 
understory, chaparral, and native grassland plant communities, and sampled to provide a basis of 
comparison for the performance standards discussed herein.  The reference site shall be located 
within the undisturbed habitat areas adjacent to the Restoration Area.  The plant palettes detailed in 
Table 2 - Table 5 are based on onsite observations of the adjacent areas of native vegetation, and 
the “percent per acre” provided in the plant palette table is based on onsite estimates of relative 
abundance of native species on the adjacent slopes. 
 
2. Standard Vegetation Monitoring Performance Standards 
 
Sycamore Riparian Woodland , Oak Woodland Understory, and Chaparral 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted); 
  No more than 10-percent coverage by non-native plant species 
 
Second-Year Monitoring 
Success Standard:  50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted);  
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  No more than Five-percent coverage by non-native plant species 
 
Third-Year Monitoring 
Success Standard: 65-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted);  

 No more than Five-percent coverage by non-native plant species 
 
Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
Native Grassland 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted); 
  No more than 10-percent coverage by non-native plant species 
 
Second-Year Monitoring 
Success Standard:  50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
  At least 80-percent of the planted species will be represented in the    
  Restoration Area (native recruits not in the plant palette may be counted);  
  No more than Five-percent coverage by non-native plant species 
 
Third-Year Monitoring 
Success Standard: 60-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
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At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted);  

 No more than Five-percent coverage by non-native plant species 
 
Fourth-Year Monitoring 
Success Standard: 70-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
Fifth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 

   No more than five-percent coverage by non-native plant species 
 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan  final 
success criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Restoration Area 
and is of a temporary nature.  The goal of the irrigation program is to obtain germination and 
growth with the least amount of irrigation.  Frequent irrigation encourages weed invasion and 
leaches nutrients from the soil. 
 
The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
 
The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
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Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area. In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
 
3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
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VII. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
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2. Plant and Restoration Area Inspection 

 
During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
 
4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
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General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
 
8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
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10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 3 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 3 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
protocol.2  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 

                                                 
2 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 
2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
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 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
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D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 
With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
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Western sycamore

Platanus racemosa

Coast live oak

Quercus agrifolia

Laurel sumac

Malosma laurina

Greenbark lilac

Ceanothus spinosus

Hummingbird sage

Salvia spathacea

Giant wild rye
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Sycamore Riparian Understory Layer 

Sycamore Riparian Canopy Layer 
1 Gallon 50 40/2
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Plant Species Container 
Size

Percent 
per Acre

Number per 
Acre/Total 
Number

Plant Species Container 
Size

Percent per 
Acre

Number per 
Acre/Total 
Number

Poison oak
Toxicodendron diversilobum
California blackberry

Rubus ursinus
California wild rose

Rosa californica

1 Gallon 30 80/4

1 Gallon 40 80/5

OAK WOODLAND UNDERSTORY PLANT PALETTE -- 0.02 ACRE

Oak Woodland Understory
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Number per 
Acre/
Total 

Number

Greenbark lilac
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Malosma laurina

Purple needlegrass
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1 Gallon Scattered 
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Percent per 
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Seed N/A

Seed N/A

Seed N/A

Seed N/A

Seed N/A

Grassland Restoration
1 Gallon 100 400/40

NATIVE GRASSLAND PLANT PALETTE - 0.10 ACRE

Plant Species Container 
Size

Percent per 
Acre

Number per 
Acre/ Total 

Number
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, remedial grading, 
revegetation activities, and monitoring activities required by Consent Restoration Order CCC-
12-RO-05 (“CRO”) associated with the non-native/invasive Women's House landscaping, 
designated as Women's House Landscaping 13.3(F)(7) in the CRO and referred to herein as the 
“Women's House Landscaping”, located at The Canyon at Peace Park property located at 2900 
South Kanan Dume Road near Malibu in unincorporated Los Angeles County, California 
[Exhibits 1 and 2] (“Property”).  The Women’s House Landscaping is referred to as the 
“Restoration Area.” 
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.73 acre within the Property.  The Restoration 
Area is located approximately 0.2 mile west of South Kanan Dume Road, approximately 3.0 
miles north of Pacific Coast Highway at coordinates latitude 34.068297º and longitude 
118.806921º at an elevation of approximately 1,220 feet. 
 
B. Brief Summary of Restoration Plan 
 
The Women's House Landscaping will be removed and restored as set forth in this Restoration 
Plan.  Revegetation will be to native grassland and shrub vegetation.  The Women's House 
Landscaping to be removed and revegetated covers 0.73 acre [Exhibit 3].  Because the 
Restoration Area is adjacent to the Women's House, it will be revegetated consistent with the 
Los Angeles County Fire Department’s Fuel Modification Plan Guidelines1 (the “Guidelines”), 
which regulates the location, composition, and spacing of the plantings for Fuel Modification 
Zones A, B, and C. 
 
If the Coastal Commission approves a Coastal Development Permit Amendment for the location 
of the development area on APN 4465-001-028 pursuant to Section 6.1(B) of the CRO, the 
Respondents may seek Executive Director approval to amend the requirements of this 
Restoration Plan so as to reduce the revegetation requirements in areas in which development 
would be permitted consistent with the County’s Fuel Modification Guidelines for Zones A, B, 
and C. 
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan, and the Monitoring Plan.   
 
C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 

                                                 
1 County of Los Angeles Fire Department.  2011.  Fuel Modification Plan Guidelines: A Firewise Landscape Guide 
for Creating and Maintaining Defensible Space.   
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Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the “Project Biologist”, will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the “Landscape Contractor,” with 
experience in coastal sage scrub and chaparral habitat projects, shall perform restoration and 
maintenance activities within the Restoration Area.  The Landscape Contractor shall possess a C-
27 contractor's license, and a California license Pest Control Advisor (PCA) for the application 
of herbicides and pesticides.  The Landscape Contractor will be supervised by the Project 
Biologist 
 
C. Fuel Modification Zones Requirements 
 
According to the Guidelines, property owners within a Fire Hazard Severity Zone must prepare 
and implement a fuel modification plan for their property.  The fuel modification plan must set 
forth landscaping and vegetation thinning/clearing plans for Zones A, B, and C as follows. 
 
Zone A is a setback zone immediately surrounding a structure that provides firefighting access 
and defensible space, as well as a buffer from a fire’s convective and radiant heat.  This area 
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typically consists of hardscape and/or irrigated ornamental plantings, including turf grass.  At the 
Women’s House, Zone A consists entirely of hardscape and irrigated ornamental plants 
consistent with the County’s Fuel Modification Plan Guidelines [Exhibit 3 - Vegetation Map].  
Accordingly, no non-native vegetation removal or revegetation is required or proposed, with the 
exception of purple ice plant (Lampranthus productus) as well as invasive exotic plants listed by 
the California Invasive Plant Council (CalIPC) or the California Native Plant Society (CNPS)2, 
which will be removed from all three zones.  Zones A and B contain approximately 0.16 acre of 
area that support the purple ice plant, which will be removed and replaced by non-invasive 
ground cover approved by Los Angeles County Fire Department for use in Zones A and B.   
 
Zone B is an irrigation zone/transition zone that typically extends from the edge of Zone A up to 
100 feet from the edge of structures.  Zone B is irrigated and typically planted with ornamental 
species and turf grass.  However, some native species are allowed provided that they are spaced 
appropriately to create a transition to the Zone C, and are not on the list of undesirable species, 
“including but not limited to laurel sumac, sagebrush, ceanothus, sage, and buckwheat.”  At the 
Women’s House, Zone B is largely consistent with the Guidelines, except that oak woodland 
occurs within the outer 50 feet of Zone B to the south, west, and east of the Women’s House 
[Exhibit 4].  Portions of the oak woodland are minimally maintained through thinning of the 
herbaceous understory plants; however, the Guidelines require that for Zone B, trees be limbed 
up to six feet above bare earth and a minimum of three times the height of underlying plants, and 
that irrigation be applied  The oak woodland within Zone B is allowed to remain in a more 
natural state, with no irrigation applied and no limbing of the trees in contradiction of the 
Guidelines in order to conserve biological resources, as the oak woodland within Zone C is part 
of the onsite Significant Oak Woodland (SOW) area.  Consistent with Zone B requirements, the 
large patch of disturbed bush sunflower/laurel sumac scrub north of the Women’s House is 
periodically cleared, as laurel sumac is an “undesirable” species that must be completely 
removed from Zone B, and in the future this area will continue to be cleared of laurel sumac 
consistent with the Guidelines, while bush sunflower will be thinned but not cleared. 
 
Zone C is a native brush-thinning zone that typically extends 100 feet from the outermost edge of 
Zone B and therefore up to 200 feet from the edge of structures.  This zone consists of thinned 
native vegetation that is typically not irrigated.  Native shrubs on the undesirable plant list, 
including but not limited to laurel sumac, sagebrush, ceanothus, sage, and buckwheat, must be 
thinned or removed.  The general spacing requirements for large existing native shrubs or groups 
of shrubs are 15 feet between the edges of canopies, and the general spacing requirements for 
existing native trees or groups of trees are 30 feet between the edges of canopies.  Trees and 
shrubs must be limbed up and all dead wood removed.  Within Zone C at the Women’s House, 
only some of the native vegetation has been maintained consistent with the general provisions of 
the Zone C requirements.  Several areas within Zone C have not been thinned and undesirable 
species are present at high densities.  As discussed above for Zone B, the oak woodland 
classified as SOW within Zone C to the south and west of the Women’s House is subject to 
periodic removal of some understory vegetation, thereby providing sufficient fire protection 
while maintaining habitat values.  The chaparral/coastal sage scrub ecotone east of the Women’s 

                                                 
2 At the time of site surveys, no invasive plants, as listed by CalIPC or CNPS, were observed within either the 
Women’s House Fuel Modification Zones or areas to be restored.  Nevertheless, any invasive species detected 
during implementation of the habitat restoration, will be removed from the site.   
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House is dominated by undesirable species, including laurel sumac, black sage, California 
sagebrush, greenbark ceanothus, California buckwheat, and coastal buckwheat.  The chaparral 
within Zone C north of the Women’s House is also dominated by undesirable species including 
black sage, coastal buckwheat, California sagebrush, and laurel sumac.  Respondents do not 
propose to initiate vegetation thinning in the chaparral and coastal sage scrub portions of Zone C 
not previously thinned in order to maintain habitat values, but intend to continue the maintenance 
program in the areas currently subject to vegetation thinning to reduce fire risk.  
 
D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp has conducted three site visits to the Property: November 14, 2011, December 7, 
2011, and May 8, 2012.  During these site visits, Mr. Bomkamp conducted a detailed vegetation 
assessment and site-specific surveys of the Restoration Area and locations within the vicinity of 
the Restoration Area to confirm that no listed or other special-status species are present within 
the Restoration Area.  Additionally, Mr. Bomkamp met with the project planner and examined 
all potential work areas as identified by the planner that may be utilized and/or impacted by 
restoration activities, including ingress/egress routes, equipment staging areas, temporary storage 
areas, and the perimeter of the Restoration Area. 
 
Currently, the area surrounding the Women’s House, and coincident with Zones A and B, is 
vegetated with non-native ornamental species including purple ice plant, turf grass, and 
ornamental trees and shrubs [Exhibit 4].  Also located within Zone B to the south, east, and west 
of the Women’s House is oak woodland dominated by coast live oak (Quercus agrifolia).  The 
oak woodland within Zone B has been partially maintained for fuel modification, which consists 
of localized thinning of the understory.  As noted above, the purple ice plant will be completely 
removed from all of the zones, as will invasive plants listed by CalIPC or CNPS, with ongoing 
maintenance to ensure that the ice plant does not return. 
 
Overall, Zone C contains a mix of native and non-native habitats extending beyond the 
ornamental vegetation.  The areas to the south and west are vegetated with oak woodland 
contiguous with the oak woodland in Zone B.3 
 
On the slope extending to the north is a patch of disturbed scrub dominated by bush sunflower 
(Encelia californica) and laurel sumac (Malosma laurina) that has recently been cleared for fuel 
modification, with unmaintained and undisturbed coastal sage scrub-chaparral ecotone above the 
maintained area dominated by black sage (Salvia mellifera), sugarbush (Rhus ovata), coastal 
buckwheat (Eriogonum cinereum), California sagebrush (Artemisia californica), giant wild rye 
(Elymus condensatus), bush mallow (Malacothamnus fasciculatus), and laurel sumac. 
 
To the northeast, within Zone C is an area dominated by turfgrass, purple ice plant, and non-
native grasses and ruderal vegetation including sweet alyssum (Lobularia maritima), cliff aster 
(Malacothrix saxatilis), sow thistle (Sonchus oleraceus), gazania (Gazania linearis), summer 
mustard (Brassica geniculata), and scattered California walnut trees (Juglans californica).  This 

                                                 
3 Also present within Zone C southwest of the Woman’s House is the Tree House, which is proposed for removal 
and habitat restoration as outlined in the Restoration Plan for the Removal of the Tree House 12.3(G) and the 
Restoration of Oak Woodland. 
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non-native vegetation extends beyond Zone C up to and beyond the structure designated in the 
CRO as Dome and Landscaping 12.3(I) and referred to herein as the “Domed Structure”, and is 
one of the focal areas of the native species revegetation effort. 
 
To the east, Zone C is vegetated with unmaintained coastal sage scrub/chaparral ecotone, with 
dominant native species being laurel sumac, black sage, and bush mallow.  Other component 
native species include sawtooth goldenbush (Hazardia squarrosa), California sagebrush, 
chaparral yucca (Hesperoyucca whipplei), greenbark ceanothus (Ceanothus spinosus), California 
buckwheat (Eriogonum fasciculatum), coastal buckwheat, and bush sunflower. 
 
Southeast of the Women’s House, within Zone C, there is a patch of mixed native and non-native 
grassland subject to regular maintenance with component species including foothill needlegrass 
(Stipa lepida), re-sprouting bush sunflower, chaparral sunflower (Helianthus gracilentus), 
narrowleaf bedstraw (Galium angustifolium), and an occasional laural sumac. 
 
Habitat restoration at the Restoration Area will include the following components: 1) removal of 
non-native vegetation; 2) revegetation of native grasses and shrubs within Fuel Modification 
Zone C herein after referred to as the “Zone C Area”; 3) revegetation of native grasses and 
shrubs northeast of the Zone C Area herein after referred to as the “Northeast Area”; 4) 
restoration of native grassland/scrub ecotone in the Northeast Area; and 5) continued 
maintenance of Fuel Modification Zones B and C and the Northeast Area.  A total of 
approximately 0.73 acre of native vegetation will replace the non-native vegetation within the 
Zone C Area and the Northeast Area, including 0.37 acre of revegetation of native grasses and 
shrubs in the Zone C Area, 0.17-acre revegetation of native grasses and shrubs in the west side of 
the Northeast Area, and 0.19 acre-restoration of native grassland/scrub ecotone in the east side of 
the Northeast Area.  The Restoration Plan does not propose work in Fuel Modification Zones A 
and B, as Fuel Modification Zone A is a setback zone, and Fuel Modification Zone B is an 
irrigated landscaped zone, with the exception of the removal of purple ice plant and invasive 
plants listed by CalIPC or CNPS, and replacement with non-invasive ground cover.  Such 
replacement is outside the purview of the habitat restoration program and is not subject to 
monitoring or success criteria. 
 
Types of habitat impacted by development and types to be restored are set forth in Table 1 
below.   
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TABLE 1 
ORNAMENTAL LANDSCAPING TO BE RESTORED BY HABITAT TYPE 

 

Native Habitats to be Installed 

Habitat to be Removed Acres Habitat to be Installed Acres 

Zone C Area 
NNG/Ruderal and Purple 

Ice plant 
0.37 Native Grasses/Shrubs 

Revegetation 
0.37 

Northeast Area 
NNG/Ruderal 0.19 Native Grassland/Scrub Ecotone 

Restoration 
0.19 

Purple Ice plant 0.17 Native Grasses/Shrubs 
Revegetation 

0.17 

TOTAL 0.73  0.73 
 
 

Approximately 0.73 acre of native vegetation will be installed, including 0.37 acre in the Zone C 
Area and 0.36 acre in the Northeast Area as depicted on Exhibit 4.  In the post-installation 
condition the Zone C Area will provide fire protection and will also provide limited functions 
typical of the surrounding intact native grassland and scrub.  In terms of habitat, the native 
grass/shrub areas within the Zone C Area will provide improved opportunity for foraging and 
cover for birds, insects, and small mammals.  The native grass/shrub in the Northeast Area will 
receive only minimal maintenance, and the native grassland/scrub ecotone in the Northeast Area 
will not be maintained, and therefore both areas will exhibit habitat functions consistent with 
adjacent areas of grassland and scrub. 
 
E. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 
Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless development removal will be completed well before the start of 
the optimal planting period, in which case the Revegetation Plan may be implemented outside of 
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the optimal planting period.  Implementation of the Monitoring Plan shall begin immediately 
following planting installation. 
 
Within one year of the completion of plant installation, it is expected that immature scrub and 
grassland habitat structure will exist such that insects, small mammals, and birds will utilize the 
Restoration Area for foraging and roosting. 
 
F. Parties Responsible for Conducting the Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

G. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 

 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist.  
 
H. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tool use will be limited to a mechanized augering device, which may include either 
a handheld power auger or auger attachment mounted on a Bobcat, for excavating planting holes 
as described in the Revegetation Plan. 
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The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for equipment and materials would be located within existing developed areas 
depicted on Exhibit 3. 
 
The use of a mechanized auger, including a Bobcat with an auger attachment, within the limits of 
the environmental fencing, would not impact any sensitive biological resources within or 
adjacent to the Restoration Area, as the Restoration Area generally does not support native 
vegetation.  No state or federally listed species occur within the vicinity; therefore, none would 
be affected. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and the 
disturbed Restoration Area, and will not disturb the ground surface other than to dig holes for 
one-gallon container stock, there is no potential for impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
occurs, the areas will be remediated according to the terms of this Restoration Plan.  Any 
potential fuel spills or other hazardous releases that result from the use of mechanized equipment 
will be stopped immediately and contained within the site.  The Respondents will notify the 
Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) of any spills of fuel or other hazardous 
waste, and remove the contaminated materials according to current regulations for the type of 
waste.   
 
I. Staging Areas and Storage of Construction Materials 
 
The staging area for revegetation equipment and materials will be located on an area devoid of 
vegetation, such as the existing driveway south of the Women's House. 
 
No materials, debris, or waste shall be placed or stored where it may enter sensitive habitat, 
receiving waters, or a storm drain, or be subject to wind or runoff erosion and dispersion.  
Although no stockpiles are anticipated as there will be no demolition or construction activity, if 
any such stockpiles and construction materials were necessary, they will be covered, enclosed on 
all sides, be located as far as possible from drain inlets, and will not be stored in contact with the 
soil. 
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J. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
K. Identification and Delineation of Areas to be Restored 
 
Removal activities shall occur in all of the areas indicated on the Development Map [Exhibit 3].  
Prior to initiation of the removal activities, the Project Biologist shall identify the materials to be 
removed.  The Project Biologist shall flag the limits of the Restoration Area using temporary 
measures such as fencing stakes, colored flags, or colored tape.  All delineation materials shall be 
removed when no longer needed and verification of such removal will be provided in the annual 
reporting that corresponds to the reporting period during which the removal occurred. 
 
L. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, a biological monitor will conduct a survey to 
determine the presence of any nesting behaviors, nest building, egg incubation, or brood rearing 
activities within a minimum of 150 feet of proposed work limits.  If nesting birds are detected 
within 100 feet of proposed grading areas, nest monitoring will be initiated and use of 
mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
 
III. EROSION CONTROL PLAN 
 
No permanent erosion control measures will be employed, although the planting, seeding, and 
mulching described in the Restoration Plan will serve as natural erosion control measures once 
the plantings become established.  As no development removal or remedial grading is necessary 
or proposed, and it is not anticipated that soil stabilization will be necessary, no temporary 
erosion control measures will be employed.  However, if temporary erosion control measures 
such as fiber rolls/straw wattles, fiber mats, and/or silt fencing become necessary, such 
temporary erosion control measures will be installed at the direction and supervision of the 
Project Biologist.   
 
IV. REMOVAL PLAN 
 
As the Restoration Plan for the Women's House Landscaping is limited to revegetation, no 
removal of development will be necessary. 
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V. REMEDIAL GRADING PLAN 
 
No remedial grading is necessary or proposed for the Women's House Landscaping, as the area 
is generally at grade with the immediately surrounding area in its current condition.  Although 
some grading may have occurred over the portion of the Restoration Area in association with 
development of the Women's House permitted by CDP 5-89-743, such grading did not 
substantially alter drainage patterns or promote erosion within the Restoration Area. 
 
VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
1. Revegetation Within the Zone C Area 
 
As noted in excerpts from the Guidelines, Zone C is typically non-irrigated and may include 
native vegetation consistent with the spacing and composition set forth in the Guidelines.  In 
order to maintain the unique character of the Zone C Area of the Property, which is intended to 
provide walkways and garden areas that foster contemplative practice and meditation, 
specialized native plantings will be installed within the 0.37 acre Zone C Area [Exhibit 4].  The 
contemplative character of the Zone C Area will be maintained through the use of native bunch 
grasses and herbaceous perennials, and native shrubs that will be planted in groupings to create 
appropriate “texture” consistent with the character of the area while also maintaining consistency 
with the Guidelines.  For example, as set forth in the Plant Palette in Table 2 below, revegetated 
areas within the Zone C Area will include a mosaic of native bunch grasses and native 
herbaceous perennials and wildflowers interspersed with groupings of native shrubs.   
 
2. Revegetation and Restoration Within the Northeast Area  
 
Because of the presence of the Domed Structure, known as the "Peace Pagoda", which is an 
important cultural icon on the Property, the planting scheme described above for the Zone C 
Area will be extended into the 0.17 acre portion of the Northeast Area previously planted with 
non-native purple ice plant and non-native grasses and forbs [Exhibit 4].  Because the Northeast 
Area is beyond the limits of Fuel Modification Zone C, the density of shrub plantings can be 
increased; however, the general character established in the Zone C Area will be extended 
through use of a similar plant palette as summarized in Table 3.  Because irrigation already is 
installed in this portion of the Northeast Area, it will used for establishment purposes and in the 
long-term to ensure that the visual/aesthetic character of this portion of the Northeast Area is 
maintained. 
 
The 0.19-acre portion of the Northeast Area currently vegetated with non-native 
grassland/ruderal species [Exhibit 4] will be restored to native grassland/scrub ecotone to provide 
a transition between the native grassland plantings surrounding the Domed Structure and the 
existing coastal sage scrub/chaparral ecotone to the east of the Restoration Area. 
 
B. Restoration Goals and Objectives  
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It is fully expected that the proposed revegetation plantings will thrive following restoration 
implementation.  The proposed plant palette includes native species that exist adjacent to the 
Restoration Area or in the Santa Monica Mountains, and are known to favor the proposed 
physical conditions at the site.  The plant communities were selected using information gathered 
during site visits and from general knowledge of local plant communities. 
 
The proposed Restoration Plan provides for: 1) revegetation and maintenance of 0.37 acre of 
native grasses and shrubs within the Zone C Area consistent with the provisions of the 
Guidelines within Fuel Modification Zone C; 2) revegetation and maintenance of an additional 
0.17 acre of native grasses and shrubs in the Northeast Area and beyond the limits of the Zone C 
Area; and 3) restoration of 0.19 acre of native grassland/scrub ecotone in the Northeast Area.  A 
total of approximately 0.54 acre of native habitat will be revegetated and maintained on-site, and 
0.19 acre will be restored on-site.  No revegetation activities will occur within Fuel Modification 
Zone A, which is a required setback zone, and Fuel Modification Zone B, which is a required 
irrigated zone; however, all purple ice plant, and any invasive plants listed by CalIPC or CNPS, 
will be removed from these zones, which will be maintained free of the purple ice plant. 
 
C. Plant Palettes 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
 
1. The Zone C Area 
 
The Zone C Area [Exhibit 4] will be planted with a modified native grass and shrub plant palette 
that is consistent with the contemplative character for this portion of the Property.  Although 
Fuel Modification Zone C is typically not irrigated, because much of the Zone C Area is 
currently under irrigation and planted with ornamental species, Respondents wish to retain the 
general character of the current vegetation but with an appropriate native plant palette.  
Following revegetation with native species, the Zone C Area will be periodically thinned as 
necessary consistent with the Guidelines.  The Zone C Area plant palette is provided below in 
Table 2.   
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TABLE 2 
THE ZONE C AREA NATIVE GRASS/SHRUB PLANT PALETTE 

 

0.37 Acre Zone C Area Native Grass/Shrub Revegetation 

Plant Species Container Size Number per 
Acre/Total Number 

Grass Species 
Deergrass 
Muhlenbergia rigens 

1 Gallon 50/20 

Foothill needlegrass 
Stipa lepida 

1 Gallon 50/20 

Purple needlegrass 
Stipa pulchra 

1 Gallon 50/20 

Triangular fruit sedge 
Carex triquetra 

1-Gallon 25/20 

Checker bloom 
Sidalcea malviflora 

1 Gallon 25/13 

Hummingbird sage 
Salvia spathacea 

1 Gallon 25/13 

Arroyo Lupine 
Lupinus succulentus 

Seed 5/2 Lbs 

California Poppy 
Eschscholzia californica 

Seed 5/2 Lbs 

Shrub Species 
Heart-leaved Penstemon 
Keckiellia cordifolia 

1 Gallon 20/8 

California fuchsia 
Epilobium canum 

1 Gallon 20/8 

California barberry 
Berberis pinnata 

1 Gallon 20/8 

Fuschia-flowered gooseberry 
Ribes speciosum 

1 Gallon 10/4 

California wild rose 
Rosa californica 

1 Gallon 20/8 

Sticky-leaved Monkey Flower 
Mimulus aurantiacus 

1 Gallon 20/8 

 
2. The Northeast Area 
 
As described above, 0.17 acre of the Northeast Area will be revegetated with native 
grasses/shrubs, and 0.19 acre of the Northeast Area will be revegetated with grassland/scrub 
ecotone. 
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a. Portion of the Northeast Area to be Revegetated with Native Grasses/Shrubs 
 
Similar to the Zone C Area, a portion of the Northeast Area [Exhibit 4] will be planted with a 
native grass and shrub plant palette that is consistent with the contemplative character for this 
portion of the Property, except that chaparral melic grass has been substituted for deergrass as 
the Northeast Area will have reduced irrigation, and plantings will be installed at a higher density 
as the Northeast Area is outside the Fuel Modification Zones.  This portion of the Northeast Area 
is being planted with a similar palette as it is contiguous with the Zone C Area and surrounds the 
path to the Domed Structure for which Respondents wish to retain the landscaped character of 
the surrounding area.  Following completion of the revegetation with native species and five-year 
monitoring program, this portion of the Northeast Area may be periodically maintained and 
irrigated at low levels as necessary to promote the aesthetic character, but native cover will 
always meet or exceed the success criteria outlined below.  For this portion of the Northeast Area 
the plant palette is provided below in Table 3.   
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TABLE 3 
NORTHEAST AREA NATIVE GRASS/SHRUB PLANT PALETTE 

 

0.17 Acre Northeast Area Native Grass/Shrub Revegetation 

Plant Species Container Size Number per 
Acre/Total Number 

Grass Species 
Coast Range melic 
Melica imperfecta 

1 Gallon 100/22 

Foothill needlegrass 
Stipa lepida 

1 Gallon 100/22 

Purple needlegrass 
Stipa pulchra 

1 Gallon 100/22 

Triangular fruit sedge 
Carex triquetra 

1-Gallon 50/11 

Checker bloom 
Sidalcea malviflora 

1 Gallon 50/11 

Hummingbird sage 
Salvia spathacea 

1 Gallon 50/11 

Arroyo Lupine 
Lupinus succulentus 

Seed 10/2 Lbs 

California Poppy 
Eschscholzia californica 

Seed 10/2 Lbs 

Shrub Species 
Heart-leaved penstemon 
Keckellia cordifolia 

1 Gallon 40/9 

California fuchsia 
Epilobium canum 

1 Gallon 40/9 

California barberry 
Berberis pinnata 

1 Gallon 40/9 

Fuschia-flowered gooseberry 
Ribes speciosum 

1 Gallon 20/4 

California wild rose 
Rosa californica 

1 Gallon 40/9 

Sticky-leaved monkey flower 
Mimulus aurantiacus 

1 Gallon 40/9 

 
 
 
b. Portion of the Northeast Area to be Revegetated with Grassland/Scrub Ecotone  
 
The other portion of the Northeast Area [Exhibit 4] will be restored to native grassland/scrub 
ecotone to provide a transition between the native grassland plantings surrounding the Domed 
Structure portion of the Northeast Area and the existing coastal sage scrub/chaparral ecotone to 
the east of the Restoration Area.  For this portion of the Northeast Area, the plant palette is 
provided below in Table 4.  
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TABLE 4 
NORTHEAST AREA GRASSLAND/ SCRUB ECOTONE PLANT PALETTE 

 

0.19 Acre Northeast Area Grassland/Scrub Ecotone Restoration 

Plant Species Container Size Number per 
Acre/Total Number 

Shrub Species 
Black sage 
Salvia mellifera 

1 Gallon 40/8 

Saw-tooth goldenbush 
Hazardia squarrosa 

1 Gallon 40/8 

Bush mallow 
Malacothamnus fasciculatus 

1 Gallon 40/8 

Sugar Bush 
Rhus ovata 

1 Gallon 40/8 

Laurel Sumac 
Malosma laurina 

1 Gallon 40/8 

Greenbark Ceanthous 
Ceanothus spinosus 

1 Gallon 40/8 

California sagebrush 
Artemisia californica 

1 Gallon 40/8 

Purple sage 
Salvia leucophylla 

1 Gallon 40/8 

Understory Species 
Miniature Lupine 
Lupinus succulentus 

Seed 5/2 Lbs 

California Poppy 
Eschscholzia californica 

Seed 5/2 Lbs 

Coast Range Melic 
Melica imperfecta 

1 Gallon 50/10 

Foothill needlegrass 
Stipa lepida 

1 Gallon 50/10 

Purple needlegrass 
Stipa pulchra 

1 Gallon 50/10 

 
 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species, including 
ornamental landscaping, within the Restoration Area footprint, installation of irrigation 
components, preparing planting holes, and doing any other work necessary to make ready the 
area for planting.  All site preparation will be conducted with hand tools only, except for a 
mechanized auger for digging planting holes for container stock.  Installation of irrigation and 
plant materials shall occur following removal of development, and during the optimal planting 
period if possible (generally October 15th to March 1).  However, planting may occur outside of 
the optimal planting period if development removal would be completed a significant amount of 
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time prior to the start of the optimal planting period, provided that sufficient irrigation is applied 
to support establishment of the plantings. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 
 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
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3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings, 
unless development removal will be completed well before the start of the optimal planting 
period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
period.  One-gallon container stock shall be utilized for the revegetation of coastal sage scrub 
and chaparral plant communities.  All plant materials will be inspected by the Project Biologist 
and approved as healthy, disease free, and of proper size prior to planting.  Overgrown, root-
bound container stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Tables 2, 3, and 4]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
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watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
 
Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
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monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established in adjacent areas for the 0.19-acre grassland/scrub ecotone 
portion of the Northeast Area, and sampled to provide a basis of comparison for the performance 
standards discussed herein.  The reference site shall be located within the undisturbed section of 
the adjacent sage scrub/chaparral ecotone habitat adjacent to the Restoration Area.  Because there 
are no naturally-occurring plant communities in the vicinity of the Zone C Area and the 0.17-acre 
grass/shrub revegetation portion of the Northeast Area with the same species composition as the 
specialized native plantings, no reference site will be established for the native grass/shrub 
revegetation area in either the Zone C Area or the Northeast Area; however, these native 
grass/shrub revegetation areas will be monitored qualitatively and quantitatively as described 
below.  The plant palettes detailed in Tables 2 and 3 are in part based upon the onsite native flora, 
but are designed both to account for the limitations of the Guidelines, and in keeping with the 
character of the grounds at the Women's House.  The plant palette detailed in Table 4 is based on 
onsite observations of the adjacent areas of native vegetation, and the “number per acre” provided 
in the plant palette table is based on onsite estimates of relative abundance of native species on the 
adjacent slopes.   
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2. Standard Vegetation Monitoring Performance Standards 
 

Native Grass/Shrub Revegetation in the Zone C Area 
 
First-Year Monitoring 
Success Standard: 20-percent coverage of native species (five-percent deviation allowed); 

At least 80-percent of the planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 30-percent coverage of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 45-percent of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 

Fourth-Year Monitoring 
Success Standard: 60-percent coverage of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 70-percent coverage of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
Native Grass/Shrub Revegetation in the Northeast Area 
 
First-Year Monitoring 
Success Standard: 30-percent coverage of native species (five-percent deviation allowed); 

At least 80-percent of the planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 40-percent coverage of native species (<five-percent deviation allowed); 
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At least 80-percent of the planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 55-percent of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 70-percent coverage of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed); 

At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
Native Grassland/Scrub Ecotone in the Northeast Area 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species relative to the reference site (five-

percent deviation allowed); 
At least 80-percent of the planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 50-percent coverage of native species relative to the reference site (<five-

percent deviation allowed); 
At least 80-percent of the planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 65-percent of native species relative to the reference site (<five-percent 

deviation allowed); 
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At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species relative to the reference site (<five-

percent deviation allowed); 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species relative to the reference site (<five-

percent deviation allowed); 
At least 80-percent of the planted species will each attain at least five-
percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan final 
success criteria to have been met. Supplemental irrigation is to be used solely for establishing the 
plants at the Restoration Area and is of a temporary nature.  The goal of the irrigation program is 
to obtain germination and growth with the least amount of irrigation.  Frequent irrigation 
encourages weed invasion and leaches nutrients from the soil. 
 
The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
 
The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
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After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area.  In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
 
3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 



24 
 

VII. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
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2. Plant and Restoration Area Inspection 

 
During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds, including purple ice plant, which will 
also be removed from Zones A and B, throughout the monitoring period.  In addition any 
invasive plants listed by CalIPC or CNPS will be removed from the Restoration Area.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
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4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Contractor will be 
responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
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8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Contractor.  The Landscape 
Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 5 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 5 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
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protocol.4  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 

                                                 
4 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
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measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
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With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
 
 
 
 
S:476-15/The Canyon_Women's House Vegetation_Restoration Plan_061912.doc 
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Zone A

Zone B

Zone C

Domed Structure/
Peace Pagoda

2

Legend

Fuel Modification Zone for Women's House

Zone C Area:  Native Grassland/Shrub Revegetation

Northeast Area:  Native Grass/Shrub Revegetation

Northeast Area:  Grassland/Scrub Ecotone Restoration

!( Permanent Photo Location

Plant Species
Container 

Size

Number per 
Acre/Total 
Number

Deergrass

Muhlenbergia rigens

Foothill needlegrass

Stipa lepida

Purple needlegrass

Stipa pulchra

Triangular fruit sedge

Carex triquetra

Checker bloom

Sidalcea malviflora

Hummingbird sage

Salvia spathacea

Arroyo Lupine

Lupinus succulentus

California Poppy

Eschscholzia californica

Heart-leaved Penstemon

Keckiellia cordifolia

California fuchsia

Epilobium canum

California barberry

Berberis pinnata

Fuschia-flowered gooseberry

Ribes speciosum

California wild rose

Rosa californica

Sticky-leaved Monkey Flower

Mimulus aurantiacus

1 Gallon 10/4

1 Gallon 20/8

1 Gallon 20/8

Shrub Species

1 Gallon 20/8

1 Gallon 20/8

1 Gallon 20/8

1 Gallon 25/13

Seed 5/2 Lbs

Seed 5/2 Lbs

1 Gallon 50/20

1-Gallon 25/20

1 Gallon 25/13

0.37 Acre Zone C Area Native Grass/Shrub Revegetation

Grass Species

1 Gallon 50/20

1 Gallon 50/20

Plant Species
Container 

Size

Number per 
Acre/Total 
Number

Coast Range melic
Melica imperfecta
Foothill needlegrass
Stipa lepida
Purple needlegrass
Stipa pulchra
Triangular fruit sedge
Carex triquetra
Checker bloom
Sidalcea malviflora
Hummingbird sage
Salvia spathacea
Arroyo Lupine
Lupinus succulentus
California Poppy
Eschscholzia californica

Heart-leaved penstemon
Keckellia cordifolia
California fuchsia
Epilob ium canum
California barberry
Berberis pinnata
Fuschia-flowered gooseberry
Ribes speciosum
California wild rose
Rosa californica
Sticky-leaved monkey flower
Mimulus aurantiacus

1 Gallon 20/4

1 Gallon 40/9

1 Gallon 40/9

Shrub Species

1 Gallon 40/9

1 Gallon 40/9

1 Gallon 40/9

1 Gallon 50/11

Seed 10/2 Lbs

Seed 10/2 Lbs

1 Gallon 100/22

1-Gallon 50/11

1 Gallon 50/11

0.17 Acre Northeast Area Native Grass/Shrub Revegetation

Grass Species

1 Gallon 100/22

1 Gallon 100/22

Plant Species
Container 

Size

Number per 
Acre/Total 
Number

Black sage

Salvia mellifera

Saw-tooth goldenbush

Hazardia squarrosa

Bush mallow

Malacothamnus 
fasciculatus

Sugar Bush

Rhus ovata

Laurel Sumac

Malosma laurina

Greenbark Ceanthous

Ceanothus spinosus

California sagebrush

Artemisia californica

Purple sage

Salvia leucophylla

Miniature Lupine

Lupinus succulentus

California Poppy

Eschscholzia 
californica

Coast Range Melic

Melica imperfecta

Foothill needlegrass

Stipa lepida

Purple needlegrass

Stipa pulchra

1 Gallon 50/10

1 Gallon 50/10

Understory Species

Seed 5/2 Lbs

Seed 5/2 Lbs

1 Gallon 50/10

1 Gallon 40/8

1 Gallon 40/8

1 Gallon 40/8

1 Gallon 40/8

1 Gallon 40/8

1 Gallon 40/8

0.19 Acre Northeast Area Grassland/Scrub Ecotone 
Restoration

Shrub Species

1 Gallon 40/8

1 Gallon 40/8
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Restoration Plan outlines the erosion control, removal activities, remedial grading, 
revegetation activities, and monitoring activities required by Consent Restoration Order CCC-
12-RO-05 (“CRO”) associated with the Guest House Road, designated as Guest House Road 
13.1(A) in the CRO and referred to herein as the “Guest House Road”; located at The Canyon at 
Peace Park property located at 2900 South Kanan Dume Road near Malibu in unincorporated 
Los Angeles County, California [Exhibits 1 and 2] (“Property”).  The Guest House Road is 
referred to as the “Restoration Area.” 
 
A. Location of Restoration Area 
 
The Restoration Area comprises approximately 0.17 acre within the Property.  The Restoration 
Area is located approximately 0.2 mile west of South Kanan Dume Road, approximately 3.0 
miles north of Pacific Coast Highway at coordinates latitude 34.065552º and longitude –
118.805361º at an elevation of approximately 1,260 feet. 
 
B. Brief Summary of Restoration Plan 
 
The Guest House Road will be removed and restored as set forth in this Restoration Plan, taking 
into consideration that a portion is an access road for utility lines and that the entirety of the 
Guest House Road is located within the Guest House Fuel Modification Zone.  The Guest House 
Road will consist of chaparral habitat, and covers 0.17 acre [Exhibit 3].  Restoration activities 
will include planting with appropriate chaparral species within a 0.11-acre a portion of the site, 
and native grassland habitat within the 0.06-acre area that provides utility line access [Exhibit 4].  
The portion of the Restoration Area that provides utility line access will be planted with native 
grassland in order to maintain low-growing vegetation for ease of access.  A portion of the Guest 
House Road has already been partially restored by allowing the native chaparral vegetation to 
reestablish, and accordingly no activities are proposed in that area [Exhibit 4].  The Guest House 
Road will be restored in a manner that will ensure that the erosion control and revegetation are 
successful.   
 
This Restoration Plan consists of several components including the Erosion Control Plan, the 
Removal Plan, the Remedial Grading Plan, the Revegetation Plan and the Monitoring Plan.   
 
C. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
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The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Restoration Plan.  Mr. Tony Bomkamp, 
Senior Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Restoration 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Restoration Plan.  The Project 
Biologist shall be on-site during all phases of the restoration. 
 
B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in chaparral and grassland habitat projects, shall perform restoration and maintenance 
activities within the Restoration Area.  The Landscape Contractor shall possess a C-27 
contractor's license, and a California license Pest Control Advisor (PCA) for the application of 
herbicides and pesticides.  The Landscape Contractor will be supervised by the Project Biologist. 
 
C. Qualifications of Site Restoration Contractor 
 
In addition to the Landscape Contractor, qualified contractor(s), hereinafter referred to the “Site 
Restoration Contractor(s)” will be retained to complete the work described in the Erosion 
Control Plan, the Removal Plan, and the Remedial Grading Plan.  The Site Restoration 
Contractor(s) will be licensed in their various fields.  The Site Restoration Contractor will be 
supervised by the Project Biologist.  
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D. Description of Restoration Area to be Restored 
 
Mr. Bomkamp has conducted one site visit to the Property on May 8, 2012.  On May 8,  Mr. 
Bomkamp conducted a detailed vegetation assessment and site-specific surveys of the 
Restoration Area and locations within the vicinity of the Restoration Area to confirm that no 
listed or other special-status species are present within the Restoration Area.  Additionally, Mr. 
Bomkamp met with the project planner and examined all potential work areas as identified by 
the planner that may be utilized and/or impacted by restoration activities, including 
ingress/egress routes, equipment staging areas, temporary storage areas, and the perimeter of the 
road to be restored. 
 
Development to be restored includes the Guest House Road, which covers approximately 0.17 
acre.  Existing vegetation surrounding the Guest House Road consists of chaparral vegetation 
consisting of monocultural stands of greenbark ceanothus (Ceanothus spinosus) and 
monocultural stands of laurel sumac (Malosma laurina).   
 
Habitat restoration at the Restoration Area will include the following components: (1) 
installation of an irrigation system; (2) restoration of chaparral vegetation in the 0.11-acre 
portion of the Restoration Area; and (3) installation of native grassland vegetation in the 0.06 
portion of the Restoration Area that provides utility line access.  A total of approximately 0.17-
acre of native habitat will be restored on-site, of which 0.11 acre consists of chaparral vegetation, 
and 0.06 acre consists of native grassland.   
 
Types of habitat impacted by development and types to be restored are set forth in Table 1 
below.   
 

TABLE 1 
DEVELOPMENT TO BE RESTORED BY HABITAT TYPE 

 
Type of Habitat Impacted Acre Habitat to be Restored Acre

Chaparral 0.11 Chaparral 0.11
Chaparral (Utility Line Access) 0.06 Native Grassland 0.06  

 
The restored chaparral and native grassland will exhibit habitat functions consistent with 
adjacent areas of chaparral, including foraging and cover for birds, insects, and small mammals. 
 
E. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Restoration Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Restoration Plan within 120 days of the effective 
date of the CRO, or if Los Angeles County approval is necessary to undertake the Restoration 
Plan Respondents shall inform Coastal Commission staff and this deadline shall commence 
within 120 days of approval by Los Angeles County.  Respondents shall complete all elements of 
the Restoration Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Restoration Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
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Respondents have diligently worked to comply with their obligations under the Restoration Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
Executive Director determines that the Restoration Plan’s schedule should be extended if 
additional time would benefit the success of the Restoration Plan from an ecological or 
biological perspective pursuant to Section 19.0 of the CRO. 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless development removal will be completed well before the start of 
the optimal planting period, in which case the Revegetation Plan may be implemented outside of 
the optimal planting period.  Implementation of the Monitoring Plan shall begin immediately 
following planting installation. 
 
Within one year of the completion of plant installation, it is expected that immature native 
grassland and chaparral structure will exist such that insects, small mammals, and birds will 
utilize the Restoration Area for foraging and roosting. 
 
F. Parties Responsible for Conducting the Restoration Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

G. Parties the Respondents have Identified for Conducting the Restoration Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 

 
Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist  
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Site Restoration Contractor: To be determined; work will be supervised by the Project 
Biologist.   

 
H. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tool use will be limited to a mechanized augering device, which may include either 
a handheld power auger or auger attachment mounted on a Bobcat, for excavating planting holes 
as described in the Revegetation Plan. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for equipment and materials would be located within existing developed areas 
depicted on Exhibit 3. 
 
The use of a mechanized auger, including a Bobcat with an auger attachment, within the limits of 
the environmental fencing, would not impact any sensitive biological resources within or 
adjacent to the Restoration Area, as the Restoration Area generally does not support native 
vegetation.  No state or federally listed species occur within the vicinity; therefore, none would 
be affected. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and the 
disturbed Restoration Area, and will not disturb the ground surface other than to dig holes for 
one-gallon container stock, there is no potential for impacts to landforms and geological stability. 
 
 2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
occurs, the areas will be remediated according to the terms of this Restoration Plan.  Any 
potential fuel spills or other hazardous releases that result from the use of mechanized equipment 
will be stopped immediately and contained within the site.  The Respondents will notify the 
Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed)  of any spills of fuel or other hazardous 
waste, and remove the contaminated materials according to current regulations for the type of 
waste.   
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I. Staging Areas and Storage of Construction Materials 
 
The staging area for construction equipment and materials, will be located on an area devoid of 
vegetation, such as an existing area of asphalt or concrete road near the Guest House Road. 
 
No demolition or construction materials, debris, or waste shall be placed or stored where it may 
enter sensitive habitat, receiving waters, or a storm drain, or be subject to wind or runoff erosion 
and dispersion.  Although no stockpiles are anticipated since restoration is limited to 
revegetation, all stockpiles and construction materials, if any, will be covered, enclosed on all 
sides, be located as far as possible from drain inlets, and will not be stored in contact with the 
soil. 
 
J. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during restoration activities will 
be disposed of in a proper and legal manner at a sanitary landfill or other appropriate site outside 
of the Coastal Zone. 
 
K. Soil Stabilization Methods 
 
As no development will be removed and no grading performed, soil stabilization will not be 
necessary. 
 
L. Identification and Delineation of Areas to be Restored 
 
Restoration activities shall occur in all of the areas indicated on the Development Map [Exhibit 
3].  Prior to initiation of the restoration activities, the Project Biologist shall flag the limits of the 
Restoration Area using temporary measures such as fencing stakes, colored flags, or colored 
tape.  All delineation materials shall be removed when no longer needed and verification of such 
removal will be provided in the annual reporting that corresponds to the reporting period during 
which the removal occurred. 
 
M. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, and is authorized pursuant to the Coastal Act, a 
biological monitor will conduct a survey to determine the presence of any nesting behaviors, nest 
building, egg incubation, or brood rearing activities within a minimum of 150 feet of proposed 
work limits.  If nesting birds are detected within 100 feet of proposed grading areas, nest 
monitoring will be initiated and use of mechanized equipment within 100 feet of active nests will 
be postponed until the nest(s) are determined to be inactive by the biological monitor. 
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III. EROSION CONTROL PLAN 
 
No permanent erosion control measures will be employed, although the planting, seeding, and 
mulching described in the Restoration Plan will serve as natural erosion control measures once 
the plantings begin to establish themselves.  As no development removal or remedial grading is 
necessary or proposed, and it is not anticipated that soil stabilization will be necessary, no 
temporary erosion control measures will be employed.  However, if temporary erosion control 
measures such as fiber rolls/straw wattles, fiber mats, and/or silt fencing become necessary, such 
temporary erosion control measures will be installed at the direction and supervision of the 
Project Biologist.   
 
IV. REMOVAL PLAN 
 
As the restoration effort for the Guest House Road is limited to revegetation, no removal plan is 
necessary. 
 
V. REMEDIAL GRADING PLAN 
 
No remedial grading is necessary or proposed for the Guest House Road Restoration Area, as the 
road area is generally at grade with the immediately surrounding area in its current condition.   
 
Grading occurred in the vicinity of the Guest House Road at the time of construction of the 
Guest House, permitted by CDP 5-89-743, which likely altered drainage patterns within the 
watershed and resulted in an increase in discharge due to the slight increase in unvegetated 
surface.  Because of the permitted development that is remaining, the original drainage patterns 
in the vicinity of the Guest House Road cannot be restored.  However, with restoration to native 
vegetation at the Guest House Road, runoff will be decreased. 
 
VI. REVEGETATION PLAN 
 
A. Natural Habitat Type to Be Revegetated 
 
Existing vegetation surrounding the Guest House Road consists of chaparral vegetation 
consisting of monocultural stands of greenbark ceanothus (Ceanothus spinosus) and 
monocultural stands of laurel sumac (Malosma laurina).  Rather than imitate the adjacent 
monocultural stands, the 0.11-acre portion of the Restoration Area will be revegetated with a 
50/50 mix of greenbark ceanothus and laurel sumac planted in an irregular clustered pattern, with 
purple needlegrass (Stipa pulchra) seed added.  In order to maintain utility line access, the 0.06-
acre portion of the Restoration Area will be revegetated with native grassland. 
 
B. Restoration Goals and Objectives  
 
Because vegetation will be largely restored to the conditions present prior to disturbance, it is 
fully expected that the chaparral will thrive following restoration implementation.  The proposed 
chaparral plant palette includes native species that exist adjacent to the Restoration Area, and are 
known to favor the proposed physical conditions at the site.  The proposed native grassland plant 
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palette includes native species that occur in the vicinity of the Restoration Site, and are known to 
favor the proposed physical conditions at the site.  The plant communities were selected using 
information gathered during site visits and from general knowledge of local plant communities. 
 
C. Plant Palettes 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.   
 

 
TABLE 2 

CHAPARRAL PLANT PALETTE - 0.11 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 50 20
Malosma laurina laurel sumac one-gallon 15' o.c. 50 20
Total 100 40

Seed Species Seed lbs/acre Total lbs.
Stipa pulchra purple needlegrass seed 3 0.3
Total Seed 3 0.3  

 
TABLE 3 

NATIVE GRASSLAND PLANT PALETTE - 0.06 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Melica imperfecta Coast Range Melic one-gallon 8' o.c. 20 10
Stipa pulchra purple needlegrass one-gallon 8' o.c. 40 40
Stipa lepida foothill needlegrass one-gallon 8' o.c. 40 40
Total 100 90

Seed Species Seed lbs/acre Total lbs.
Stipa pulchra purple needlegrass seed 3 0.2
Hazardia squarrosa sawtooth goldenbush seed 3 0.2
Total Seed 3 0.4  

 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Restoration Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for a mechanized auger for digging planting holes for 
container stock.  Installation of irrigation and plant materials shall occur following removal of 
development, and during the optimal planting period if possible (generally October 15th to 
March 1).  However, planting may occur outside of the optimal planting period if development 
removal would be completed a significant amount of time prior to the start of the optimal 
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planting period, provided that sufficient irrigation is applied to support establishment of the 
plantings. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Restoration Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Restoration Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than on-site sources, the Project Biologist shall provide 
the Coastal Commission with a list of all such materials, and shall ensure that they are of local 
origin (i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
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3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings 
unless development removal will be completed well before the start of the optimal planting 
period, in which case the Revegetation Plan may be implemented outside of the optimal planting 
period.  One-gallon container stock shall be utilized for the revegetation of chaparral plant 
communities.  All plant materials will be inspected by the Project Biologist and approved as 
healthy, disease free, and of proper size prior to planting.  Overgrown, root-bound container 
stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palette [Tables 2 and3]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
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watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plant.  Mulch will not be applied to the 
watering basins of the native grasses. 
 
Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Landscape Contractor will remove 
the plant protection device after approximately six months or upon approval by the Project 
Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful restoration 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Restoration Plan is to substantially reduce or eliminate 
non-native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Restoration Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
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monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
 
In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Site 

 
A reference site shall be established in adjacent areas, north of the Restoration Area for the 
chaparral plant communities, and sampled to provide a basis of comparison for the performance 
standards discussed herein.  The reference site shall be located within the undisturbed section of 
chaparral habitat adjacent to the Restoration Area.  The plant palette detailed in Table 2 is based on 
onsite observations of the adjacent areas of native vegetation, and the “percent per acre” provided 
in the plant palette table is based on onsite estimates of relative abundance of native species on the 
adjacent slopes. 
 
2. Standard Vegetation Monitoring Performance Standards 
 
Chaparral 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Restoration Area (native recruit species not in the plant palette may be 
counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
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At least 80-percent of the number of planted species will be represented in the 
Restoration Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 65-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Restoration Area when natural 
moisture conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided 
for a maximum of 3 years from plant installation or until the revegetation has become 
established, whichever comes first.  Irrigation shall be phased out during the fall/winter of the 
second year unless unusually severe conditions threaten survival of the plants.  All plants must 
survive and grow for at least two years without supplemental water for the Restoration Plan  final 
success criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Restoration Area 
and is of a temporary nature.  The goal of the irrigation program is to obtain germination and 
growth with the least amount of irrigation.  Frequent irrigation encourages weed invasion and 
leaches nutrients from the soil. 
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The Restoration Area will initially be supported by a short-term automatic irrigation system.  
The container stock will be irrigated as long as necessary to establish the root systems in the 
native soils, usually through two or three summers.  All irrigation lines will be installed above-
grade for ease of removal and inspection.   
 
The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Restoration Area.  In the event irrigation system components are removed, 
but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased.   
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is desirable to continue irrigation 
beyond three years, Respondents shall request an extension in writing, outlining the need for an 
extension of the duration of the irrigation. 
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2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
 
3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
VII. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the restoration plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
 
These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Restoration Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Restoration Plan success. 
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Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Restoration Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Restoration Area on a monthly basis for 18 months.  The plants 
and conditions at Restoration Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Restoration Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 

 
3. Weed Control 

 
The Restoration Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
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approved by the Executive Director.  Weed debris shall be removed from the Restoration Area 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
 
4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Restoration Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Restoration Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
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Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
 
8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 3 below indicates the schedule of maintenance activities and inspections. 
 

TABLE 3 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
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sampling techniques that are based upon the California Native Plant Society field sampling 
protocol.1  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 
a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Restoration Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Restoration Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Restoration Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Restoration Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 

                                                 
1 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 
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2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibit 4].  Photos shall 
be taken each monitoring period from the same vantage point and in the same direction each year, 
and shall reflect material discussed in the annual monitoring report.  The locations from which 
photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Restoration Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibit 4; and  
 
 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Restoration Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Monitoring Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Restoration Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the restoration project or a portion 
thereof is not in conformance with the Restoration Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Restoration Plan (“Revised Restoration Plan”) for review and approval by the Executive 
Director.  The Project Biologist shall prepare the Revised Restoration Plan and shall specify 
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measures to correct those portions of the restoration that have failed or are not in conformance 
with the original approved Restoration Plan.  The Executive Director will then determine 
whether the Revised Restoration Plan must be processed as a modification of the CRO, a new 
Restoration Plan or a new or amended coastal development permit.  After the Revised 
Restoration Plan has been approved, these measures, and any subsequent measures necessary to 
carry out the original approved Restoration Plan, shall be undertaken by Respondents as required 
by the Executive Director until the goals of the original approved Restoration Plan have been 
met.  Following completion of the Revised Restoration Plan’s implementation, the duration of 
the monitoring period shall be extended for at least a period of time equal to that during which 
the project remained out of compliance, but in no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Restoration Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Restoration Plan, Respondents shall submit a Revised Restoration Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Restoration Area to confirm the adequate completion of 
the restoration effort. 
 
E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described pursuant to each phase (Removal Plan, 
Remedial Grading Plan, and Revegetation Plan), the Project Biologist shall submit a written report 
for the review and approval of the Executive Director, documenting all restoration work pursuant 
to the each phase of the Restoration Plan.  This report shall include a summary of dates when work 
was performed and photographs taken from the pre-designated locations documenting 
implementation of the respective components of the Restoration Plan, as well as photographs of the 
Restoration Area before the work commenced and after it was completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
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With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
 
 
 
 
S:476-11/The Canyon_Cliffhouse Road_Restoration Plan_060412.doc 
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Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 50 20

Malosma laurina laurel sumac one-gallon 15' o.c. 50 20

100 40

Seed Species Seed lbs/acre Total lbs.

Stipa pulchra purple needlegrass seed 3 0.3

3 0.3

CHAPARRAL PLANT PALETTE - 0.11 ACRE

Total

Total Seed

Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Melica imperfecta Coast Range Melic one-gallon 8' o.c. 20 20

Stipa pulchra purple needlegrass one-gallon 8' o.c. 40 40

Stipa lepida foothill needlegrass one-gallon 8' o.c. 40 40

100 100

Seed Species Seed lbs/acre Total lbs.

Stipa pulchra purple needlegrass seed 3 0.2

Hazardia squarrosa sawtooth goldenbush seed 3 0.2

3 0.3

NATIVE GRASSLAND PLANT PALETTE - 0.06 ACRE

Total

Total Seed
Zone A

Zone B

Zone C

Legend

Already Restored

Staging Area

Chaparral Restoration

!( Permanent Photo Location2

Guest House Road (Powerline Access) 
Native Grassland Restoration

Guest House Fuel Modification Zone A -C



 
 
 
 
 
 
 
 

ATTACHMENT 8 
 

UNPERMITTED DEVELOPMENT 
IDENTIFIED IN 

 
CEASE AND DESIST AND RESTORATION 
ORDERS CCC-12-CD-05 & CCC-12-RO-05 



Unpermitted Development Identified in Cease and Desist and Restoration Orders CCC-12-CD-05 & CCC-12-RO-05*  
Attachment 8 

 

Road 13.1(A) 

Trailers 13.3(A) 

Pump House 13.3(B) 

* This graphic does not necessarily include all development on the Subject Properties that is in violation of the Coastal Act and/or that may be of concern to the Commission. Accordingly, 
Commission’s silence regarding (or failure to address) other development on the Subject Properties is not indicative of the Commission’s acceptance of, or acquiescence in, any such devel-
opment.  



 
 
 
 
 
 
 
 

ATTACHMENT 9 
 

UNPERMITTED DEVELOPMENT 
IDENTIFIED IN 

 
CEASE AND DESIST AND RESTORATION 
ORDERS CCC-12-CD-05 & CCC-12-RO-05 



 
Unpermitted Development Identified in Cease and Desist and Restoration Orders CCC-12-CD-05 & CCC-12-RO-05* 

Attachment 9 

Spur Road 13.1(B) 

Footpath 13.2(C) 

Parking Area 13.3(C) 

Structures 13.3(I) 

* This graphic does not necessarily include all development on the Subject Properties that is in violation of the Coastal Act and/or that may be of concern to the Commission. Accord-
ingly, Commission’s silence regarding (or failure to address) other development on the Subject Properties is not indicative of the Commission’s acceptance of, or acquiescence in, any 
such development.  

Communications Facility 13.3(D) 



 
 
 
 
 
 
 
 

ATTACHMENT 10 
 

UNPERMITTED DEVELOPMENT 
IDENTIFIED IN 

 
CEASE AND DESIST AND RESTORATION 
ORDERS CCC-12-CD-05 & CCC-12-RO-05 



Unpermitted Development Identified in Cease and Desist and Restoration Orders CCC-12-CD-05 & CCC-12-RO-05* 
Attachment 10 

Graded Road 13.2(A) 

Graded Road 13.2(B) 

Tree House 13.3(E) 

Women’s Facility 13.3(F) 

Peace Pagoda & Landscaping 13.3(G) 

A-Frame 13.3(H) 

* This graphic does not necessarily include all development on the Subject Properties that is in violation of the Coastal Act and/or that may be of concern to the Commission. Accordingly, 
Commission’s silence regarding (or failure to address) other development on the Subject Properties is not indicative of the Commission’s acceptance of, or acquiescence in, any such devel-
opment.  

Bridge & Path 13.3(J) 
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I. PROJECT DESCRIPTION and SUMMARY 
 
This Conceptual Habitat Restoration Plan, herein known as the "Mitigation Plan," outlines the 
revegetation activities and monitoring activities required by Consent Restoration Order CCC-12-
RO-05 (“CRO”) associated with restoration of chaparral, coastal sage scrub, and oak woodland 
as mitigation for impacts to native habitats associated with development installed at The Canyon 
at Peace Park to be removed and revegetated pursuant to the CRO.    
 
Site-specific restoration of the areas set forth below have been addressed in a series of site-
specific development Restoration Plans that address restoration for each area affected by the 
development including the following: 
 

• Guest House Road 13.1(A)1 
• Tree House 13.3(E), Bride and Footpath 13.3(J)2 
• A-Frame 13.3(H), A-Frame Road 13.2(A), and Women's House Northwest Road 

13.2(B)3 
• Parking Lot 13.3(C)4 
• Women’s House Landscaping 13.3(F)(7)5 
• Two Structures 13.3(I), Footpath 13.2(C), and Overlook Road 13.1(B)6 
• Pump House 13.3(B)7 

 
Each of these areas are located at The Canyon at Peace Park property located at 2900 South 
Kanan Dume Road near Malibu in unincorporated Los Angeles County, California [Exhibits 1 
and 2] (“Property”).  In addition to removal of each of the areas of development (i.e., structures 
and roads), the referenced Restoration Plans set forth detailed plans for restoring each area to the 
native habitat that occurred in each area prior to the development.   
 
In addition to the site-specific restoration requirements for each area, Section 8.10 of the CRO 
requires submittal of a “Mitigation Plan” to outline proposed mitigation to be undertaken onsite.  
The Guest House Road and the Overlook Road are not subject to the Mitigation Plan described 
herein because the Guest House Road and the Overlook Road development have already been 

                                                 
1 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Guest House Road.  Prepared for: 
The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265.  
2 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Tree House   Prepared for: The 
Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
3 Glenn Lukos Associates, June  2012.  Restoration Plan for the Removal of the A-Frame, the A-Frame Road, and 
Women's House Northwest Road.  Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, 
California 90265. 
4 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Parking Area Extension .  Prepared 
for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
5 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Women’s House Landscaping.  
Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
6 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of the Two Structures,, Footpath, and 
Overlook Road.  Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 90265. 
7 Glenn Lukos Associates, June 2012.  Restoration Plan for the Removal of a Portion of the Pump House Foundation 
and Concrete Slab.  Prepared for: The Canyon at Peace Park, 2900 South Kanan Dume Road, Malibu, California 
90265. 
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mitigated pursuant to a mitigation program imposed by CDP 5-89-743.  As such, the Guest 
House Road and Overlook Road are not further discussed in this Mitigation Plan. 
 
The area of development subject to this Mitigation Plan totals 1.89 acres.  This Mitigation Plan 
includes six habitat Mitigation Areas totaling 3.16 acre, which collectively are referred to as the 
“Mitigation Area.” 
 
A. Respondents 
 
United World of the Universe Foundation 
500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 
 
The Canyon at Peace Park 
2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 
II. GENERAL PROVISIONS 
 
A. Qualifications of the Project Biologist 
 
Glenn Lukos Associates, Inc. (GLA) prepared this Mitigation Plan.  Mr. Tony Bomkamp, Senior 
Biologist with GLA, is the point of contact and project manager.  Mr. Bomkamp is a field 
biologist and wetlands ecologist with an extensive background in restoration of wetland, riparian, 
and upland scrub habitats in Southern California.  As a botanist, Mr. Bomkamp has diverse field 
experience including restoration work extending back over 30 years in all of the major vegetation 
communities in Southern California.  Mr. Bomkamp earned a B.A. in Biology in 1976, and an 
M.S. in Environmental Studies in 1993, both from California State University, Fullerton. 
 
Mr. Bomkamp will lead a staff of restoration ecologists in the implementation of this Mitigation 
Plan.  The individuals responsible for preparing and implementing this plan have extensive 
experience designing and installing revegetation and restoration projects in Southern California.  
This experience provides a strong basis for confidence in the success of the restoration proposed 
herein.  A qualified habitat restoration specialist or other individual knowledgeable in native 
plant revegetation, hereinafter referred to as the "Project Biologist", will supervise the 
implementation, maintenance, and five-year monitoring of the Mitigation Plan.  The Project 
Biologist shall be onsite during all phases of the restoration. 
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B. Qualifications of the Landscape Contractor 
 
A qualified landscape contractor, hereinafter referred to as the "Landscape Contractor", with 
experience in coastal sage scrub and chaparral habitat projects, shall perform restoration and 
maintenance activities within the Mitigation Area.  The Landscape Contractor shall possess a C-
27 contractor's license, and a California license Pest Control Advisor (PCA) for the application 
of herbicides and pesticides.  The Landscape Contractor will be supervised by the Project 
Biologist. 
 
C. Summary of Impacts to Resources Due to Development 
 
Table 1 below provides a summary of the impacts to native habitats according to habitat type 
(i.e., oak woodland, sycamore riparian, chaparral, etc.) for each of the areas subject to the 
mitigation requirement of the CRO.  The area covered by each development area were 
determined based on a combination of aerial photographs and onsite surveys of each of the 
subject areas.  Area totals were generated using GIS. 
 

Table 1: Development Requiring Mitigation 
 
Development 

Area 
Oak 

Woodland  
(square 

feet/acres) 

Oak 
Woodland 
Understory 

(square 
feet/acres) 

Sycamore 
Riparian 
(square 

feet/acres) 

Coastal 
Sage/ 

Chaparral 
(square 

feet/acres) 

Chaparral 
(square 

feet/acres) 

Non-
Native 

Grassland 
(square 

feet/acres) 

Total Impacts 
(square 

feet/acres) 

Parking Lot -- 871/ 0.02 1,742/ 
0.04 

-- 9,148/ 
0.21 

4,356/ 
0.10 

16,117/ 0.37 

Pump House 871/ 
0.02 

     871/ 0.02 

A-Frame and 
A-Frame 
Road 

-- -- -- 11,761/ 
0.27 

--  11,761/ 0.27 

Women's 
House 
Northwest 
Road 

-- -- -- 13,939/ 
0.32 

--  13,939/ 0.32 

Footpath -- -- -- 4,791/.11 -- -- 4,791/.11 
Two 
Structures 

-- -- -- 1,742/ 
0.04 

--  1,742/ 0.04 

Tree House 1,307/ 
0.03 

-- -- -- --  1,307/ 0.03 

Women’s 
House 
Landscaping 

-- -- -- 31,799/ 
0.73 

  31,799/ 0.73 

Total 
Impacts 
(square 
feet/acres) 

2178/ 0.05 871/ 0.02 1,742/ 
0.04 

64,033/ 
1.47 

9,148/ 
0.21 

4,356/ 
0.10 

82,328/ 1.89 
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D. Mitigation Area 
 
Based on a review of aerial photographs and site-specific surveys, a total of 3.16 acres comprised 
of six Mitigation Areas have been identified on the site as depicted on Exhibit 3 and summarized 
by Table 2 below.  Because the vast majority of the Property has been maintained as natural 
habitat, including coast live oak woodland, coastal sage scrub, and chaparral, opportunities for 
restoration and enhancement are limited, and only 3.16 acres of potential mitigation could be 
identified on the Property.  The Mitigation Area is located approximately 0.2 mile west of South 
Kanan Dume Road, approximately 3.0 miles north of Pacific Coast Highway. 
 

Table 2: Mitigation Areas 
 

Mitigation 
Area 

Square 
feet/Acres 

Habitat Type 

1 11,326/0.26 Mixed Coastal Sage Scrub/Chaparral Restoration 
2 21,780/0.50 Oak Woodland Creation 
3 56,192/1.29 Oak Woodland Enhancement 
4 4,792/0.11 Mixed Coastal Sage Scrub/Chaparral Restoration 
5 16,988/0.39 Mixed Coastal Sage Scrub/Chaparral Restoration 
6 26,572/0.61 Oak Woodland Creation 
Total 137,650/3.16  

 
E. Existing Condition of Mitigation Area 
 
Mitigation Areas 1, 4, and 5, which are proposed for restoration of mixed coastal sage 
scrub/chaparral, and Mitigation Areas 2 and 6, which are proposed for creation of oak woodland, 
support a predominance of non-native annual grasses and forbs including wild oats (Avena 
fatua), soft chess (Bromus hordeaceus), ripgut (Bromus diandrus).  Mitigation Area 3, which is 
proposed for oak woodland enhancement, consists of existing oak woodlands that lack native 
understory and that would benefit from introduction of native understory elements.  No native 
habitat would be converted to other types of habitat nor would native habitat be impacted to 
implement the onsite Mitigation Plan totaling 3.16 acres.   
 
F. Implementation Timeline and Schedule of Activities 
 
Upon approval of the CRO by the Coastal Commission, Respondents shall fully implement each 
phase of the Mitigation Plan consistent with all of its terms.  Respondents shall commence 
implementation of all work described in the Mitigation Plan within 120 days of the effective date 
of the CRO, or if Los Angeles County approval is necessary to undertake the Mitigation Plan 
Respondents shall inform Coastal Commission staff and this deadline shall commence within 
120 days of approval by Los Angeles County.  Respondents shall complete all elements of the 
Mitigation Plan, excepting the Monitoring Plan, no later than 120 days from commencing 
implementation of the Mitigation Plan. The Executive Director may grant an extension of these 
deadlines upon a showing of good cause, either if the Executive Director determines that 
Respondents have diligently worked to comply with their obligations under the Mitigation Plan, 
but cannot meet deadlines due to unforeseen circumstances beyond their control, or if the 
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Executive Director determines that the Mitigation Plan’s schedule should be extended if 
additional time would benefit the success of the Mitigation Plan from an ecological or biological 
perspective pursuant to Section 19.0 of the CRO. 
 
Implementation of the Revegetation Plan will begin during the optimal planting period (generally 
October 15th to March 1), unless implementation of the Revegetation Plans for the site-specific 
Restoration Plans referenced above occurs outside of the optimal planting period, in which case 
planting of the Mitigation Area may occur concurrently.  Implementation of the Monitoring Plan 
shall begin immediately following planting installation. 
 
Habitat restoration at the Mitigation Area will include the following components: (1) site 
preparation including non-native species removal and installation of an irrigation system; and (2) 
restoration of coastal sage scrub and chaparral vegetation and enhancement of oak woodland 
vegetation. 
 
The restored mixed coastal sage scrub and chaparral and enhanced oak woodland will exhibit 
habitat functions consistent with adjacent areas of oak woodland and mixed coastal sage scrub 
and chaparral, including foraging and cover for birds, insects, and small mammals. 
 
G. Parties Responsible for Conducting the Mitigation Plan 
 
Respondents:    United World of the Universe Foundation 

500 Broadway 
Santa Monica, CA 90401 
Contact: Michael Segal 
Telephone: (310) 394-8989 

 
The Canyon at Peace Park 

     2900 South Kanan Dume Road 
Malibu, California 90265 
Contact: Kathleen Bigsby 
Telephone: (310) 457-3209 
 

H. Parties the Respondents have Identified for Conducting the Mitigation Plan 
 

Project Biologist:   Glenn Lukos Associates, Inc. 
     29 Orchard 
     Lake Forest, California92630 
     Contact: Tony Bomkamp 
     Telephone (949) 837-0404 
 
Project Engineer:   Pacific Coast Civil, Inc. 

30141 Agoura Road, Suite 200 
Agoura Hills, CA 91301 
Contact:  Richard Doss 
Telephone: (818) 865-4168 
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Landscape Contractor: To be determined; work will be supervised by the Project 

Biologist. 
I. Equipment to Be Used 
 
1. Necessity of Mechanized Tools and Assurance of No Impact 
 
Mechanized tool use will be limited to a mechanized augering device, which may include either 
a handheld power auger or auger attachment mounted on a Bobcat, for excavating planting holes 
as described in the Revegetation Plan. 
 
The use of mechanized tools will not impact resources protected under the Coastal Act, including 
but not limited to: geological stability, integrity of landforms, freedom from erosion, and the 
existing native vegetation. 
 
Staging areas for equipment and materials would be located within existing developed areas 
depicted on Exhibit 3. 
 
The use of a mechanized auger, including a Bobcat with an auger attachment, within the limits of 
the environmental fencing, would not impact any sensitive biological resources within or 
adjacent to the Mitigation Area, as the Mitigation Area is disturbed and does not support native 
vegetation, with the exception of Mitigation Area 3, which supports some coast live oaks.  
Within Mitigation Area 3, care will be taken to ensure that planting hole excavation does not 
disturb the oak tree roots, and that the equipment does not damage overhanging branches.  No 
state or federally listed species occur within the vicinity; therefore, none would be affected. 
 
Additionally, as the use of the mechanized equipment will be limited to developed areas and the 
disturbed Mitigation Area, and will not disturb the ground surface other than to dig holes for 
one-gallon container stock, there is no potential for impacts to landforms and geological stability. 
 
2. Limits on the Use of Mechanized Tools and Contingency Plan 
 
Use of mechanized tools will be limited to the hours of 7:00 am to 7:00 pm Monday through 
Saturday.   
 
Should impacts occur from equipment use, including disruption of areas where revegetation 
occurs, the areas will be remediated according to the terms of this Restoration Plan.  Any 
potential fuel spills or other hazardous releases that result from the use of mechanized equipment 
will be stopped immediately and contained within the site.  The Respondents will notify the 
Executive Director of the Coastal Commission within 24 hours (excluding weekend or holiday 
days or days which the Coastal Commission is closed) of any spills of fuel or other hazardous 
waste, and remove the contaminated materials according to current regulations for the type of 
waste.   
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J. Staging Areas and Storage of Construction Materials 
 
The staging areas for equipment and materials required for the Mitigation Plan will be located on 
areas devoid of vegetation, such as existing access roads that will not be removed and 
revegetated. 
 
No materials, debris, or waste shall be placed or stored where it may enter sensitive habitat, 
receiving waters, or a storm drain, or be subject to wind or runoff erosion and dispersion.  All 
stockpiles and construction materials will be covered, enclosed on all sides, be located as far as 
possible from drain inlets, and will not be stored in contact with the soil. 
 
K. Location of Disposal Site 
 
All materials removed from the Property and all waste generated during implementation of the 
Mitigation Plan will be disposed of in a proper and legal manner at a sanitary landfill or other 
appropriate site outside of the Coastal Zone. 
 
L. Soil Stabilization Methods 
 
As no development will be removed and no grading performed, soil stabilization will not be 
necessary. 
 
M. Identification and Delineation of Mitigation Area 
 
Mitigation activities shall occur in all of the areas indicated on the Mitigation Areas Map 
[Exhibit 3].  Prior to initiation of the Mitigation Plan, the Project Biologist shall flag the limits of 
the Mitigation Area using temporary measures such as fencing stakes, colored flags, or colored 
tape.  All delineation materials shall be removed when no longer needed and verification of such 
removal will be provided in the annual reporting that corresponds to the reporting period during 
which the removal occurred. 
 
N. Nesting Bird Surveys 
 
In order to avoid disturbance of nesting birds, there shall generally be no use of mechanized 
equipment during the breeding season (generally February 15 through August 31), or any time 
that bird courtship, breeding, or nesting is observed.  If use of mechanized equipment must be 
conducted during the nesting bird season, a biological monitor will conduct a survey to 
determine the presence of any nesting behaviors, nest building, egg incubation, or brood rearing 
activities within a minimum of 150 feet of proposed work limits.  If nesting birds are detected 
within 100 feet of proposed grading areas, nest monitoring will be initiated and use of 
mechanized equipment within 100 feet of active nests will be postponed until the nest(s) are 
determined to be inactive by the biological monitor. 
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III. REVEGETATION PLAN 
 
A. Natural Habitat Types to Be Revegetated 
 
1. Mixed Coastal Sage Scrub/Chaparral 
 
Existing vegetation in the vicinity of Mitigation Areas 1, 4, and 5 consist of a mix of coastal sage 
scrub and chaparral.  The relative abundance of each species within surrounding mixed coastal 
sage scrub/chaparral was estimated in the field in order to determine the appropriate abundance 
of each species in Mitigation Areas 1, 4, and 5 [see Tables 3, 6, and 7 below], which will be 
revegetated with the same species planted at the same relative abundance as in the surrounding 
mixed coastal sage scrub/chaparral. 
 
2. Coast Live Oak Woodland Enhancement 
 
Existing vegetation within Mitigation Area 3 consists of oak woodland from which the 
understory has been cleared.  The relative abundance of each understory species in adjacent 
intact oak woodland was estimated in the field in order to determine the appropriate abundance 
of each species in Mitigation Area 3 [see Table 5 below], which will be revegetated with the 
same species planted at the same relative abundance as in adjacent oak woodland. 
 
3. Coast Live Oak Woodland Creation 
 
Existing vegetation in the vicinity of Mitigation Areas 2 and 6 consist of a mix of coast live oak 
woodland.  Because Mitigation Areas 2 and 6 currently consist of non-native grasslands but are 
adjacent to coast live oak woodland, habitat creation is appropriate.  The relative abundance of 
each species within surrounding oak woodland areas was estimated in the field in order to 
determine the appropriate abundance of each species in Mitigation Areas 2 and 6 [see Table 4 
and 8 below], which will be revegetated with the same species planted at the same relative 
abundance as in the surrounding mixed coastal sage scrub/chaparral.  The "Sweat Lodge" facility 
is located in close proximity to the southwest edge of Mitigation Area 6, and as such, vegetation 
on the southwest edge of Mitigation Area 6 may need to be thinned and/or trees trimmed as 
requested by the Los Angeles County Fire Department to ensure the continued, safe operation of 
the Sweat Lodge. 
 
B. Mitigation Goals and Objectives  
 
The goal of the Mitigation Plan is to create, restore, and enhance native habitats that provide the 
full range of functions and values as the surrounding reference habitats.  Because vegetation 
within the Mitigation Area will be revegetated to conditions present previously at and/or adjacent 
to the Mitigation Area, it is fully expected that the mixed coastal sage scrub/chaparral and 
created and enhanced coast live oak woodland will thrive following restoration implementation.  
The proposed plant palette includes native species that exist adjacent to the Mitigation Area, and 
are known to favor the proposed physical conditions at the site.  The plant communities were 
selected using information gathered during site visits and from general knowledge of local plant 
communities. 
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C. Plant Palettes 
 
All of the plants included in the plant palettes are able to tolerate hot, dry summer conditions, 
taking advantage of associated groundwater during the winter and spring rainy season.  The plant 
palettes detailed in Tables 3, 4, 5, 6, 7, and 8 are based on onsite observations of the adjacent areas 
of native vegetation, and the “percent per acre” provided in the plant palette tables are based on 
onsite estimates of relative abundance of native species on the adjacent slopes.  In some cases, the 
number of plants to be installed for a given species exceed the proportion observed in adjacent 
native vegetation to account for potential mortality.  Additionally, the percent per acre accounts for 
percent cover, so for small plants (i.e. bunch grasses), the number of plants does not correspond 
exactly with the percent per acre. 

 
TABLE 3 

MITIGATION AREA 1 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 
PALETTE -- 0.26 ACRE 

 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 8
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 62
Encelia californica bush sunflower one-gallon 8' o.c. 2 8
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 82
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 8
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 8
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 8
Juglans californica California walnut one-gallon 15' o.c. 2 8
Malosma laurina laurel sumac one-gallon 15' o.c. 10 40
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 8
Rhus ovata sugarbush one-gallon 15' o.c. 30 122
Salvia leucophylla purple sage one-gallon 8' o.c. 10 40
Salvia mellifera black sage one-gallon 8' o.c. 2 8
Total 100 410

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.6
Encelia californica bush sunflower seed 3 1.6
Eriogonum cinereum coastal buckwheat seed 5 2.6
Eriogonum fasciculatum California buckwheat seed 3 1.6
Hazardia squarrosa sawtooth goldenbush seed 3 1.6
Salvia leucophylla purple sage seed 5 2.6
Salvia mellifera black sage seed 3 1.6
Stipa pulchra purple needlegrass seed 3 1.6
Total Seed 28 14.8  
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TABLE 4 
MITIGATION AREA 2 -- COAST LIVE OAK WOODLAND CREATION PLANT 

PALETTE -- 0.50 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

CANOPY LAYER
Quercus agrifolia coast live oak one-gallon 16' o.c. 80 20
Platanus racemosa western sycamore one-gallon 16' o.c. 5 3
Juglans californica California walnut one-gallon 8' o.c. 5 3
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 3
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 3
Total 100 32

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 20

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 20
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 20
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 20
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 20
Malosma laurina laurel sumac one-gallon 15' o.c. 10 20
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 60
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 40
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 40
Total 100 260

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.5
Encelia californica bush sunflower seed 3 1.5
Eriogonum cinereum coastal buckwheat seed 5 2.5
Eriogonum fasciculatum California buckwheat seed 3 1.5
Hazardia squarrosa sawtooth goldenbush seed 3 1.5
Total Seed 17 8.5  
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TABLE 5 
MITIGATION AREA 3 -- COAST LIVE OAK WOODLAND ENHANCEMENT PLANT 

PALETTE -- 1.29 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 31

Rosa californica Califonia wild rose one-gallon 8' o.c. 20 62
Rubus ursinus California blackberry one-gallon 8' o.c. 20 62
Elymus condensatus giant wild rye one-gallon 8' o.c. 20 62
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 5 16
Lonicera subspicata honeysuckle one-gallon 8' o.c. 5 16
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 31
Malosma laurina laurel sumac one-gallon 15' o.c. 10 31
Total 100 311  

 
TABLE 6 

MITIGATION AREA 4 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 
PALETTE -- 0.11 ACRE 

 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 3
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 25
Encelia californica bush sunflower one-gallon 8' o.c. 2 3
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 33
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 3
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 3
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 3
Juglans californica California walnut one-gallon 15' o.c. 2 3
Malosma laurina laurel sumac one-gallon 15' o.c. 10 16
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 3
Rhus ovata sugarbush one-gallon 15' o.c. 30 50
Salvia leucophylla purple sage one-gallon 8' o.c. 10 16
Salvia mellifera black sage one-gallon 8' o.c. 2 3
Total 100 164

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 0.3
Encelia californica bush sunflower seed 3 0.3
Eriogonum cinereum coastal buckwheat seed 5 0.6
Eriogonum fasciculatum California buckwheat seed 3 0.3
Hazardia squarrosa sawtooth goldenbush seed 3 0.3
Salvia leucophylla purple sage seed 5 0.6
Salvia mellifera black sage seed 3 0.3
Stipa pulchra purple needlegrass seed 3 0.3
Total Seed 28 3.0  
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TABLE 7 
MITIGATION AREA 5 -- COASTAL SAGE SCRUB/CHAPARRAL MIXTURE PLANT 

PALETTE -- 0.39 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 12
Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 90
Encelia californica bush sunflower one-gallon 8' o.c. 2 12
Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 118
Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 12
Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 12
Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 12
Juglans californica California walnut one-gallon 15' o.c. 2 12
Malosma laurina laurel sumac one-gallon 15' o.c. 10 58
Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 12
Rhus ovata sugarbush one-gallon 15' o.c. 30 176
Salvia leucophylla purple sage one-gallon 8' o.c. 10 58
Salvia mellifera black sage one-gallon 8' o.c. 2 12
Total 100 596

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.2
Encelia californica bush sunflower seed 3 1.2
Eriogonum cinereum coastal buckwheat seed 5 2.0
Eriogonum fasciculatum California buckwheat seed 3 1.2
Hazardia squarrosa sawtooth goldenbush seed 3 1.2
Salvia leucophylla purple sage seed 5 2.0
Salvia mellifera black sage seed 3 1.2
Stipa pulchra purple needlegrass seed 3 1.2
Total Seed 28 11.2  
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TABLE 8 
MITIGATION AREA 6-- COAST LIVE OAK WOODLAND CREATION PLANT 

PALETTE -- 0.61 ACRE 
 

Botanic Name Common Name Stock Type
Plant 

Spacing
Percent 
per Acre

Total 
Number

CANOPY LAYER
Quercus agrifolia coast live oak one-gallon 16' o.c. 80 24
Platanus racemosa western sycamore one-gallon 16' o.c. 5 4
Juglans californica California walnut one-gallon 8' o.c. 5 4
Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 4
Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 4
Total 100 40

UNDERSTORY LAYER

Ribes speciosum
fuschia-flowered 
gooseberry one-gallon 8' o.c. 10 24

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 24
Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 24
Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 24
Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 24
Malosma laurina laurel sumac one-gallon 15' o.c. 10 24
Rhamnus californica California coffeberry one-gallon 15' o.c. 30 73
Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 49
Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 19
Total 100 285

Seed Species Seed lbs/acre Total lbs.
Artemisia californica California sagebrush seed 3 1.8
Encelia californica bush sunflower seed 3 1.8
Eriogonum cinereum coastal buckwheat seed 5 3.1
Eriogonum fasciculatum California buckwheat seed 3 1.8
Hazardia squarrosa sawtooth goldenbush seed 3 1.8
Total Seed 17 10.3  

 
 
D. Site Preparation Methodology 
 
Site preparation shall consist of clearing and controlling all non-native plant species within the 
Mitigation Area footprint, installation of irrigation components, preparing planting holes, and 
doing any other work necessary to make ready the area for planting.  All site preparation will be 
conducted with hand tools only, except for digging planting holes with a mechanical auger. 
Installation of irrigation and plant materials shall occur following removal of development, and 
during the optimal planting period (generally October 15th to March 1), unless implementation 
of the Revegetation Plans for the site-specific Restoration Plans referenced above occurs outside 
of the optimal planting period, in which case planting of the Mitigation Area may occur 
concurrently. 
 
If deemed necessary, a "grow and kill" cycle will be established following installation of the 
irrigation system and prior to installation of restoration plantings.  "Grow and kill" is a cycle of 
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applying water, germinating the non-native, invasive species, and spraying the plants with the 
appropriate herbicide.  This allows a large portion of the seed load currently present in the soil to 
be eradicated.  Removing the competition early in the life cycle of native plants helps to ensure 
more rapid growth and cover of the native species.  If a "grow and kill" cycle is deemed 
necessary, Respondents shall inform the Executive Director in writing at least 15 days prior 
regarding the type and quantity of herbicide proposed to be used. 
 
All undesirable exotic plants will be eradicated.  The Project Biologist will direct the Landscape 
Contractor regarding the selection of target weed species, their location, and the timing of weed 
control operations to ensure that native plants are avoided to the extent possible. 
 
E. Planting Plan and Methodology 
 
Planting shall consist of planting container stock and seeding either via hand broadcast or 
hydroseeding.  No planting shall be done in any area until the area has been prepared in 
accordance with the plans and presents an appearance satisfactory to the Project Biologist.  The 
Project Biologist shall be on-site the first day of each phase of plant installation and every other 
day after that. 
 
1. Source of Plant Materials 

 
It is preferred that the source of all propagules and seed used at the Mitigation Area be from the 
site or adjacent scrub and chaparral areas.  If not available, the remainder of the propagules and 
seed required will be from wild sources within the Malibu area of Los Angeles County, and 
collected as close to the Mitigation Area as possible to preserve regional genetic integrity. 
 
Plant material for revegetation shall be derived from cuttings, materials salvaged from disturbed 
areas, and/or seeds obtained from randomly selected native shrubs occurring locally.  Any 
replacement tree or shrub stock that cannot be grown from cuttings or seeds shall be obtained 
from a native plant nursery, be ant-free, and shall not be inoculated to prevent heart rot.  If any 
materials must be obtained from other than onsite sources, the Project Biologist shall provide the 
Coastal Commission with a list of all such materials, and shall ensure that they are of local origin 
(i.e., the Santa Monica Mountains), and are not cultivars. 

 
2. Contract Growing 
 
Contract growing of all container plants shall be by a local experienced native plant nursery.  
Substitution of plant material at the time of planting depends solely upon the discretion of the 
Project Biologist.  Any approved substitutions will be documented in the annual report prepared 
as part of the Monitoring Plan. 
 
3. Container Stock 
 
Tree, shrub, and grass species will be installed as container stock.  Planting and seeding will 
generally occur between October 15 and March 1 to take advantage of the winter rainy season, 
dormancy of foliage, and the winter rooting period to ensure optimum survival of plantings.  
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One-gallon container stock shall be utilized for the revegetation of coastal sage scrub and 
chaparral and oak woodland plant communities.  All plant materials will be inspected by the 
Project Biologist and approved as healthy, disease free, and of proper size prior to planting.  
Overgrown, root-bound container stock will be rejected. 
 
4. Mycorrhizal Fungi 
 
Mycorrhizae are specialized fungi found on plant roots.  A symbiotic relationship exists between 
plant roots and mycorrhizae wherein the plants benefit from the increased ability to take up 
nutrients and withstand drought when mycorrhizae are present.  This relationship is essential to 
the growth rate, well-being, and longevity of native plant communities.  Plant utilization of 
mycorrhizal fungi markedly increases the success of revegetation on disturbed or degraded lands.  
The native plant nursery shall inoculate all appropriate container-grown plants, except those 
known to be non-host species, with mycorrhizal fungi prior to delivery to the job site. 
 
5. Plant Placement 
 
Container stock will be laid out in such a manner that mimics natural plant distribution (i.e., in 
clusters and islands) to emulate regional reference sites.  The Project Biologist will monitor and 
confirm that trees and shrubs have been placed at the designed elevation relative to the water 
source supporting them, such as ground water.  All plants shall be in randomly spaced, naturally 
clumped patterns.  The average planting densities shall meet the criteria specified in the Plant 
Palettes [Tables 3-8]. 
 
6. Planting Method for Container Stock and Seed Application 
 
Container stock will be thoroughly watered by the nursery the day before planting.  One-gallon 
container stock will be planted in a hole measuring at least twice the diameter of the container 
and twice the depth.  The excavated hole will be filled with water and allowed to completely 
drain prior to installation of the plant. 
 
One teaspoon (0.3 oz.) of Osmocote 14-14-14 (or equal) will be placed one-inch below the root 
zone and backfilled with native soil to the proper planting depth.  The container plant will be 
upended into the palm of the hand to avoid damage to the root structure and placed in the 
planting hole.  The top of the root ball will be set one-inch above finished grade.  The planting 
hole will be backfilled with native soil. 
 
A three-inch high, hand-compacted earth berm, approximately 24 inches in diameter, will then 
be constructed around each container plant to utilize as a watering basin.  Container stock will be 
watered immediately after installation.  This watering basin will be maintained until the plants 
are no longer irrigated.  Coarse mulch shall be placed around plantings to minimize water loss 
and discourage weed growth.  Mulch will be applied as a top dressing, two to three inches thick, 
and must not come in contact with the stem of the plan. 
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Grass species will have a plant protection device (plastic mesh screens or wire screens) installed 
around each plant to protect the grasses from herbivory.  The Contractor will remove the plant 
protection device after approximately six months or upon approval by the Project Biologist. 
 
Seed will be applied either through hydroseeding or hand broadcast at the discretion of the 
Project Biologist. 
 
7. Pruning and Staking 
 
There will be no pruning or staking of any vegetation.  Diseased or insect-damaged foliage, if 
sufficient to require pruning, will serve as a benchmark for rejection of plant materials.  A small 
amount of selective trimming of native species is allowed to prevent overspray of herbicide from 
reaching their branches, if herbicide is necessary.  If herbicide is to be employed, Respondents 
shall inform the Executive Director in writing at least 15 days prior regarding the type and 
quantity of herbicide proposed to be used.  Native vegetation may only be trimmed; individual 
plants shall not be removed.   
 
F. Performance Standards 
 
The success of habitat restoration is defined as the restoration of a functional ecosystem.  Success 
is usually measured by percent coverage by target species.  While a fully successful revegetation 
plan might be viewed as one that results in 100-percent coverage, such coverage is unlikely.  
Natural habitats rarely exhibit 100-percent coverage, but rather include a considerable proportion 
of open spaces.  While this monitoring program uses percent coverage criteria, it is noted that 
determination of successful coverage is expected to be relative to other similar native habitats 
typical of the region, and as such, the percent coverage criteria are defined relative to an 
undisturbed reference site of similar habitat composition. 
 
The means of determining successful restoration for this site will be through a series of 
measurements for natural recruitment, exotic species cover, cover by native species, and species 
richness and diversity.  All of these, except non-native species cover, should increase over time.  
Cover by non-native species should be the opposite; it should decrease with time, particularly 
because one of the primary goals of the Mitigation Plan is to substantially reduce or eliminate non-
native species from the site. 
 
After the initial non-native species eradication and associated planting effort has been completed, 
the Mitigation Area will be monitored by the Project Biologist on a monthly basis for the next 18 
months and quarterly thereafter for the remainder of the monitoring period.  Qualitative surveys, 
consisting of a general site walkover and habitat characterization, will be completed during each 
monitoring visit.  General observations, such as fitness and health of the planted species, pest 
problems, weed persistence/establishment, mortality, and drought stress, will be noted in each site 
walkover.  The Project Biologist will determine remedial measures necessary to facilitate 
compliance with performance standards. 
 
Quantitative data will be collected annually using accepted vegetative sampling methods in order 
to evaluate survivorship, species coverage, and species composition.  
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In the event that plantings should fail to meet the specified requirements, compliance will be 
ensured by the performance of either or both of the following remedial procedures by the 
Landscape Contractor on an as-needed basis as directed by the Project Biologist: (1) replacing 
unsuccessful plantings with appropriately sized stock or seed mixes to meet stated cover or 
survival requirements, and /or (2) performing maintenance procedures to ensure the site conditions 
are appropriate (e.g., non-native species removal).  Remedial actions in planting areas shall be 
based on detailed investigations (such as soil tests and excavations of failed plantings to examine 
root development) to determine causes of failure.  If substantial non-compliance with the 
performance occurs, Respondents or Respondents’ representative will consult the Coastal 
Commission to determine whether corrective measures and an extension of the five-year 
monitoring period will be necessary. 
 
1. Reference Sites 

 
Reference sites shall be established in adjacent areas that correspond with the habitat types to be 
restored, and sampled to provide a basis of comparison for the performance standards discussed 
herein.  The reference site shall be located within undisturbed sections of habitat adjacent to the 
Mitigation Areas.   
 
2. Standard Vegetation Monitoring Performance Standards 
 
Coastal Sage Scrub and Chaparral 
 
First-Year Monitoring 
Success Standard: 40-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Mitigation Area (native recruit species not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 50-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will be represented in the 
Mitigation Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 65-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native species. 
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Fourth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette maybe counted); 
No more than five-percent coverage by non-native plant species. 

 
Fifth-Year Monitoring 
Success Standard: 90-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the number of planted species will each attain at least 
five-percent cover of the total native cover (native recruits not in the plant 
palette may be counted); 
No more than five-percent coverage by non-native plant species. 

 
Coast Live Oak Woodland 
 
First-Year Monitoring 
Success Standard: 30-percent coverage of native species (five-percent deviation allowed) relative 

to the reference site; 
At least 80-percent of the planted species will be represented in the Mitigation 
Area (native recruits not in the plant palette may be counted); 
No more than 10-percent coverage by non-native plant species. 

 
Second-Year Monitoring 
Success Standard: 40-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will be represented in the Mitigation 
Area (native recruits not in the plant palette may be counted);  
No more than five-percent coverage by non-native species. 

 
Third-Year Monitoring 
Success Standard: 55-percent of native species (<five-percent deviation allowed) relative to the 

reference site; 
At least 80-percent of the planted species will each attain at least five-percent 
cover of the total native cover (native recruits not in the plant palette may be 
counted); 
No more than five-percent coverage by non-native species. 

 
Fourth-Year Monitoring 
Success Standard: 70-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-percent 
cover of the total native cover (native recruits not in the plant palette maybe 
counted); 
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No more than five-percent coverage by non-native plant species. 
 
Fifth-Year Monitoring 
Success Standard: 80-percent coverage of native species (<five-percent deviation allowed) 

relative to the reference site; 
At least 80-percent of the planted species will each attain at least five-percent 
cover of the total native cover (native recruits not in the plant palette may be 
counted); 
No more than five-percent coverage by non-native plant species. 

 
G. Proposed Use of Artificial Inputs 
 
1. Irrigation Plan 
 
The Landscape Contractor shall provide irrigation for the Mitigation Area when natural moisture 
conditions are inadequate to ensure the survival of plants.  Irrigation shall be provided for a 
maximum of 3 years from plant installation or until the revegetation has become established, 
whichever comes first.  Irrigation shall be phased out during the fall/winter of the second year 
unless unusually severe conditions threaten survival of the plants.  All plants must survive and 
grow for at least two years without supplemental water for the Mitigation Plan final success 
criteria to have been met. 
 
Supplemental irrigation is to be used solely for establishing the plants at the Mitigation Area and 
is of a temporary nature.  The goal of the irrigation program is to obtain germination and growth 
with the least amount of irrigation.  Frequent irrigation encourages weed invasion and leaches 
nutrients from the soil. 
 
The Mitigation Area will initially be supported by a short-term automatic irrigation system.  The 
container stock will be irrigated as long as necessary to establish the root systems in the native 
soils, usually through two or three summers.  All irrigation lines will be installed above-grade for 
ease of removal and inspection.   
 
The critical period for irrigation is during the first winter and early spring following planting.  
During this time, roots are not well established, and an unseasonable drought can cause high 
mortality.  During dry periods after plant installation, the Project Biologist and the Landscape 
Contractor will regularly inspect soil moisture.  Supplemental irrigation during the summer dry 
season will occur as frequently as required. 
 
After the initial plant establishment period, water will be applied infrequently and only as 
required to prevent the mortality of plants and seedlings.  The irrigation methods employed will 
attempt to mimic wet rainfall years by incorporating evenly spaced, infrequent, deep applications 
of water. 
 
When the plantings are sufficiently established, and no longer require supplementary irrigation, 
the Project Biologist shall notify the Landscape Contractor to remove all irrigation system 
components from the Mitigation Area.  In the event irrigation system components are removed, 
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but it is later determined by the Project Biologist that supplemental irrigation may be necessary 
to meet the success standards herein, the irrigation system component may be reintroduced and 
then removed when the necessity for supplemental irrigation has ceased. 
 
The Landscape Contractor shall be responsible for applying sufficient irrigation water to 
adequately establish new plant materials, and germinate and establish the applied seed.  
Irrigation water shall be applied in such a way as to encourage deep root growth (periodic deep 
irrigation versus frequent light irrigation).  The Landscape Contractor will allow soil to dry down 
to approximately 50- to 60-percent of field capacity (in the top six or 10 inches of soil after 
germination and during seedling establishment) before the next irrigation cycle.  Wetting of the 
full root zone and drying of the soil between irrigation events is essential to the maintenance of 
the plants and the promotion of the deep root zone that will support the vegetation in the years 
after establishment.  Irrigation systems may need to be on for as long as six to eight hours at a 
time in order to get complete water penetration to the lower soil horizons to encourage deep root 
growth.  A soil probe or shovel shall be used to examine soil moisture and rooting depth directly.   
 
Irrigation will be used as necessary to enhance establishment of the vegetation and will be 
discontinued at the end of three years.  If it is determined that it is necessary to continue 
irrigation beyond three years, Respondents shall request an extension in writing, outlining the 
need for an extension of the duration of the irrigation. 
 
2. Herbicide 
 
The use of herbicide is not proposed at this time; however, if it becomes necessary to use 
herbicide, Respondents will notify the Executive Director at least 15 days in advance with the 
type and quantity of herbicide to be used.  The minimum amount of herbicide necessary to 
support the plantings will be used.  If herbicide use is deemed necessary and approved by the 
Executive Director, it shall be administered by a licensed PCA. 
 
3. Fertilizer 
 
No fertilizer use is proposed following initial use of Osmocote 14-14-14 in the planting holes at 
the time of planting as described above. 
 
IV. MONITORING PLAN 
 
A. Maintenance Activities During the Monitoring Period 
 
The purpose of this program is to ensure the success of the mitigation plantings.  Maintenance 
will occur over the five-year life of the Monitoring Plan.  The Project Biologist will monitor all 
aspects of the revegetation in an effort to detect any problems at an early state.  Potential 
problems could arise from irrigation failure, erosion and failure of erosion control measures, 
vandalism, competition from weeds and invasive species, and unacceptable levels of disease and 
predation. 
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These maintenance guidelines are specifically tailored for native plant establishment.  The 
maintenance personnel will be fully informed regarding the habitat establishment program so 
they understand the goals of the effort and the maintenance requirements.  A Landscape 
Contractor with experience and knowledge in native plant habitat restoration will supervise all 
maintenance personnel. 
 
For a period of 120 days following completion of plant installation, the initial Landscape 
Contractor will be responsible for the care of the plantings.  The purpose of the 120-day 
establishment period is to ensure continuity between the installation of the plant material and its 
short-term maintenance.  The installation Landscape Contractor's presence during this 120-day 
period is proven to increase Mitigation Plan success.  The Landscape Contractor will control the 
spread of weedy species, and identify any efforts needed to ensure the health and survival of the 
plantings. 
 
Following the 120-day establishment period, the project will be evaluated for the health of plant 
materials, and if judged satisfactory by the Project Biologist, the establishment period will be 
considered concluded and the long-term habitat maintenance program will begin.  If plant health 
is not determined to be satisfactory, an additional 60 days will be allowed for the Landscape 
Contractor to implement remedial measures, including plant replacement.  A different Landscape 
Contractor may implement the long-term maintenance program; however, the Project Biologist 
will continue to monitor the Mitigation Plan success. 
 
Damage to plants, irrigation systems, erosion control structures/measures, and other facilities 
occurring as a result of unusual weather or vandalism will be repaired or replaced immediately. 
 
1. General Maintenance 

 
The Landscape Contractor will perform the following tasks as general maintenance duties: 

• Plant inspection; 
• Weed control; 
• Irrigation water volume and frequency; 
• General maintenance of the irrigation system; 
• Trash and debris removal; 
• Pest control; and 
• Plant replacement. 
 

2. Plant and Mitigation Area Inspection 
 

During the 120-day establishment period, and into the long-term habitat maintenance period, the 
Project Biologist will inspect the Mitigation Area on a monthly basis for 18 months.  The plants 
and conditions at Mitigation Area shall be inspected on a quarterly basis thereafter until 
achievement of performance standards for the Mitigation Area.  The Project Biologist will 
conduct inspections for the purpose of maintaining at a minimum, the following: all erosion 
control measures, non-native species eradication, trash and debris removal, and the health and 
abundance of the original and/or replacement plantings. 
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3. Weed Control 
 

The Mitigation Area shall be maintained free of weeds during the monitoring period.  Weed 
eradication will minimize competition that could prevent the establishment of native species.  All 
maintenance personnel will be trained to distinguish weed species from native vegetation to 
ensure only weedy species are removed.  The use of herbicide is not proposed at this time; 
however, if it becomes necessary to use herbicide, Respondents will notify the Executive 
Director at least 15 days in advance with the type and quantity of herbicide to be used.  The 
minimum amount of herbicide necessary to support the plantings will be used. 
 
Weeds shall be manually removed before they can attain a height of three inches (3") at intervals 
of not more than 30 days for the first two years of the Monitoring Plan.  All portions of the plant 
will be removed, including the roots.  The Project Biologist shall direct the Landscape Contractor 
regarding the selection of target weed species, their location, and the timing of weed control 
operations to ensure that native plants are avoided to the extent possible.  Pulled weeds will be 
placed on a "mantilla" or other type of tarp to prevent any seeds from coming in contact with the 
ground. 
 
Weed removal shall be done at least monthly for the first two years, and at least monthly during 
the rainy season (January through April) and quarterly from May through December for years 
three through five.  As weeds become apparent, they should be immediately removed by hand or 
controlled with an appropriate herbicide if determined necessary by a licensed PCA and as 
approved by the Executive Director.  Weed debris shall be removed from the Mitigation Area on 
the same day as weed removal and disposed of as permitted by law. 
 
A space cleared of weeds within the watering basin shall be maintained around each container 
plant to minimize competition from other plant species.  Two-inch thick mulch within the 
watering basin shall be maintained throughout the maintenance period.   
 
4. General Maintenance of the Irrigation System 
 
The Landscape Contractor will be responsible for the regular maintenance and repair of all 
aspects of the irrigation system.  Poorly functioning or non-functioning parts shall be replaced 
immediately so as to not endanger the plantings. 
 
General system checks shall be conducted no less than weekly the first month after installation to 
assure the system is functioning correctly, and monthly thereafter, except during periods when 
the irrigation system is not in operation as recommended by the Project Biologist. 
 
Any erosion or slippage of soil caused by the Landscape Contractor's inadequate maintenance or 
operation of irrigation facilities shall be repaired by the Landscape Contractor at his/her expense. 
 
5. Trash and Debris Removal 
 
The Mitigation Area shall be well maintained in order to deter vandalism and dumping of trash.  
The Landscape Contractor is responsible for avoiding impacts to plantings during trash removal 
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activities.  Landscape Contractor shall, during routine maintenance, manually remove weeds, 
litter, trash, and debris from the Mitigation Area and dispose of off-site as permitted by law.   
 
6. Pest Control 
 
Young trees and shrubs will be monitored for signs of disease, insect, and/or predator damage, 
and treated as necessary.  Badly damaged plants will be pruned to prevent spreading of the 
pestilence or replaced in kind if removed.  Excessive foraging by predators will necessitate 
protective screening around plants.  The Project Biologist will be consulted on any pest control 
measures to be implemented. 
 
7. Plant Replacement 
 
The Landscape Contractor responsible for the installation of container stock plants will be 
responsible for replacement of all terminally diseased or dead plants during the 120-day 
establishment period.  During the long-term maintenance period, the Landscape Contractor will 
be responsible for the replacement of any dead and/or declining plants in the winter months as 
recommended by the Project Biologist.  Replacement plants shall be paid for and installed by the 
Landscape Contractor. 
 
Replacement plants shall conform to the species, size requirements, and spacing as specified for 
the plants being replaced.  The replacement plants shall be purchased from inventory at the same 
native plant nursery as were the contract-grown plant stock. 
 
8. Pruning 
 
No pruning is necessary unless otherwise specified by the Project Biologist as described above. 

 
9. Responsible Party for Maintenance 
 
Respondents will be responsible for financing.  The Project Biologist will be responsible for 
periodic inspections and communicating maintenance needs to the Landscape Contractor.  The 
Landscape Contractor will be responsible for carrying out maintenance activities. 
 
10. Maintenance Schedule 
 
The Monitoring Plan will continue for five years following the completion of plant installation or 
until performance criteria are met.   
 
Table 9 below indicates the schedule of maintenance activities and inspections. 
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TABLE 9 
MAINTENANCE SCHEDULE 

 
Maintenance Task 

Year 

 
1 2 3 4 5 

Plant Inspection 
Monthly first 12 
months 

Monthly through 
18th month; 
quarterly 
thereafter Quarterly  Quarterly Quarterly 

Irrigation System Inspection 

Monthly, or more 
frequently if 
required Monthly As Required N/A N/A 

Trash and Debris Removal Monthly Quarterly Quarterly Quarterly Quarterly 

Weed Control 
Minimum of 
Monthly Monthly 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to April; 
Quarterly from 
May to 
December 

Monthly from 
January to 
April; Quarterly 
from May to 
December 

Pest Control Monthly Bi-monthly Quarterly Quarterly Quarterly 

Plant Replacement Annually Annually Annually Annually Annually 

 
B. Monitoring Methods 
 
Monitoring will assess the attainment of annual and final success criteria and identify the need to 
implement contingency measures in the event of failure.  Monitoring methods include field-
sampling techniques that are based upon the California Native Plant Society field sampling 
protocol.8  Please refer to A Manual of California Vegetation for further details on this sampling 
method. 
 
1. Monitoring 

 
Quantitative monitoring shall be conducted during the active growing season in June of every year.  
A qualified habitat restoration specialist, biologist, or horticulturist with appropriate credentials and 
experience in native habitat restoration shall perform the annual monitoring.  Continuity within the 
personnel and methodology of monitoring shall be maintained insofar as possible to ensure 
comparable assessments.  Records will be kept of mortality and other problems, such as insect 
damage.  The Project Biologist will also identify other potential site problems, such as weed 
infestation and soil loss.  Remedial measures undertaken will be referenced in the annual report to 
the Coastal Commission. 
 

                                                 
8 Sawyer, John O. and Todd Keeler-Wolf.  1995.  A Manual of California Vegetation.  California Native Plant 
Society. 



25 
 
 

a. Standard Vegetation Sampling Techniques 
 
Quantitative sampling within the Mitigation Area will be performed using one-meter quadrats 
that will be placed randomly throughout the site.  Placement of quadrats will be determined using 
random number tables to provide two coordinates, one that indicates the distance along a 
longitudinal centerline bisecting the site and one that determines the distance from the line.  Plots 
will be placed on alternating sides of the centerline and perpendicular to the centerline.  
Vegetative cover will be visually estimated within the quadrat for each species present, and 
recorded on a data sheet.  Any species observed during the sampling that does not fall within a 
quadrat will be recorded and included on the list of species for the Mitigation Area.  At least 30 
replicates will be initially sampled. 

 
Sample variance from data collection in years one through three will be used to determine if 30 
samples is adequate.  If a power analysis indicates that more than 30 samples are required, 
additional quadrats will be added.  If a power analysis indicates that fewer than 30 samples are 
required, the number of quadrats will be reduced.  Sampling will be conducted with sufficient 
replication to detect a 10-percent difference in absolute ground cover between the mean of the 
restoration and the success standard with 90-percent power at an alpha level of 0.10.  The mean 
native cover for the Mitigation Area will be compared to the performance criteria at the end of 
five years using an appropriate inferential test such as a single-sample t-test.  The mean cover for 
the Mitigation Area will be considered to meet the performance criteria if the resulting alpha 
level is greater than 0.10.   
 
2. Photo-Documentation 
 
Several permanent stations for photo-documentation will be established [Exhibits 4-7].  Photos 
shall be taken each monitoring period from the same vantage point and in the same direction each 
year, and shall reflect material discussed in the annual monitoring report.  The locations from 
which photographs are taken shall not change over the course of the monitoring period unless 
recommended changes are approved by the Executive Director. 
 
3. Annual Reports 
 
At the end of each of the five monitoring period growing seasons, an annual report will be prepared 
submitted during the same one-month period of each year (no later than December 31st of the first 
year), for five (5) years from the completion of implementation of the Revegetation Plan, for the 
review and approval of the Executive Director, evaluating compliance with the approved 
Mitigation Plan.  These reports will include the following:  
 
 • a list of names, titles, and companies of all persons who prepared the content of the 

annual report and participated in monitoring activities for that year; 
 
 • an analysis of all qualitative monitoring data; 
 
 • copies of monitoring photographs taken at the same time each year from the same 

locations as identified in Exhibits 4-7; and  
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 • maps identifying monitoring areas, quadrats, planting zones, etc. as appropriate. 
 
4. Final Success Criteria Resolution and Revised Mitigation Plan 
 
Final success criteria will not be considered to have been met until a minimum of two years after 
all human support (excluding routine weeding), including irrigation, has ceased.  Should the 
revegetation effort meet all goals prior to the end of the five-year monitoring period, the Coastal 
Commission may, at its discretion, terminate the Mitigation Plan. 

 
Respondents recognize that failure to meet success criteria may result in the requirement to 
replace that portion of failed creation, unless the failure was the result of an “Act of God” (e.g., 
fire, flood, etc.) that would likely have destroyed the original vegetation for which restoration is 
being performed. 
 
If all success criteria are met at the end of the five-year monitoring period, the Mitigation Plan 
will be considered a success.   
 
If periodic inspections or the monitoring reports indicate that the revegetation or a portion 
thereof is not in conformance with the Mitigation Plan or has failed to meet the goals and/or 
performance standards specified herein, Respondents shall submit a revised or supplemental 
Mitigation Plan (“Revised Mitigation Plan”) for review and approval by the Executive Director.  
The Project Biologist shall prepare the Revised Mitigation Plan and shall specify measures to 
correct those portions of the restoration that have failed or are not in conformance with the 
original approved Mitigation Plan.  After the Revised Mitigation Plan has been approved, these 
measures, and any subsequent measures necessary to carry out the original approved Mitigation 
Plan, shall be undertaken by Respondents as required by the Executive Director until the goals of 
the original approved Mitigation Plan have been met.  Following completion of the Revised 
Mitigation Plan’s implementation, the duration of the monitoring period shall be extended for at 
least a period of time equal to that during which the project remained out of compliance, but in 
no case less than two annual monitoring periods. 
 
C. Notification of Completion and End of Five Years Report 
 
At the end of the five year monitoring period (or other duration, if the monitoring period is 
extended because the project is not in conformance with the Mitigation Plan), Respondents shall 
submit a final detailed report for the review and approval of the Executive Director. If this report 
indicates that the restoration has in part, or in whole, been unsuccessful, based on the requirements 
of the approved Mitigation Plan, Respondents shall submit a Revised Mitigation Plan, and the 
monitoring program shall be revised accordingly. 
 
D. Agency Confirmation 
 
Following receipt of the final report, Respondents will, at the request of the Coastal Commission, 
provide access and guidance through the Mitigation Area to confirm the adequate completion of 
the restoration effort. 
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E. Written Reports Following Completion of Each Phase 
 
Within 30 days of the completion of the work described in the Revegetation Plan, the Project 
Biologist shall submit a written report for the review and approval of the Executive Director, 
documenting all restoration work pursuant to the each phase of the Mitigation Plan.  This report 
shall include a summary of dates when work was performed and photographs taken from the pre-
designated locations documenting implementation of the respective components of the Mitigation 
Plan, as well as photographs of each Mitigation Area before the work commenced and after it was 
completed. 
 
F. Submission of Documents 
 
All plans, reports, photographs and other materials required by the CRO shall be sent to: 
 
California Coastal Commission 
Attn:  Heather Johnston 
45 Fremont Street, Ste 2000 
San Francisco, CA 94105 
 
With a copy sent to:  
California Coastal Commission 
Attn:  N. Patrick Veesart 
89 S. California Street, Ste 200 
Ventura, California 93001 
 
 
 
 
S:476-17/The Canyon_Compensatory_Restoration Plan_060412.doc 
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Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 8

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 62

Encelia californica bush sunflower one-gallon 8' o.c. 2 8

Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 82

Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 8

Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 8

Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 8

Juglans californica California walnut one-gallon 15' o.c. 2 8

Malosma laurina laurel sumac one-gallon 15' o.c. 10 40

Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 8

Rhus ovata sugarbush one-gallon 15' o.c. 30 122

Salvia leucophylla purple sage one-gallon 8' o.c. 10 40

Salvia mellifera black sage one-gallon 8' o.c. 2 8

Total 100 410

lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 1.6

Encelia californica bush sunflower seed 3 1.6

Eriogonum cinereum coastal buckwheat seed 5 2.6

Eriogonum fasciculatum California buckwheat seed 3 1.6

Hazardia squarrosa sawtooth goldenbush seed 3 1.6

Salvia leucophylla purple sage seed 5 2.6

Salvia mellifera black sage seed 3 1.6

Stipa pulchra purple needlegrass seed 3 1.6

Total Seed 28 14.8

MITIGATION AREA 1 -- MIXED COASTAL SAGE SCRUB/CHAPARRAL

PLANT PALETTE -- 0.26 ACRE

SEED SPECIES

Area 1
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Area 2

Area 3

Botanic Name Common Name Stock Type

Plant 

Spacing

Percent per 

Acre

Total 

Number

Quercus agrifolia coast live oak one-gallon 16' o.c. 80 20

Platanus racemosa western sycamore one-gallon 16' o.c. 5 3

Juglans californica California walnut one-gallon 8' o.c. 5 3

Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 3

Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 3

Total 100 32

Ribes speciosum fuschia-flowered gooseberry one-gallon 8' o.c. 10 20

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 20

Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 20

Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 20

Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 20

Malosma laurina laurel sumac one-gallon 15' o.c. 10 20

Rhamnus californica California coffeeberry one-gallon 15' o.c. 30 60

Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 40

Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 40

Total 100 260

lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 1.5

Encelia californica bush sunflower seed 3 1.5

Eriogonum cinereum coastal buckwheat seed 5 2.5

Eriogonum fasciculatum California buckwheat seed 3 1.5

Hazardia squarrosa sawtooth goldenbush seed 3 1.5

Total Seed 17 8.5

SEED SPECIES

MITIGATION AREA 2 -- COAST LIVE OAK WOODLAND

CREATION PLANT PALETTE -- 0.50 ACRE

CANOPY LAYER

UNDERSTORY LAYER
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Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 3

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 25

Encelia californica bush sunflower one-gallon 8' o.c. 2 3

Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 33

Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 3

Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 3

Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 3

Juglans californica California walnut one-gallon 15' o.c. 2 3

Malosma laurina laurel sumac one-gallon 15' o.c. 10 16

Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 3

Rhus ovata sugarbush one-gallon 15' o.c. 30 50

Salvia leucophylla purple sage one-gallon 8' o.c. 10 16

Salvia mellifera black sage one-gallon 8' o.c. 2 3

Total 100 164

Seed lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 0.3

Encelia californica bush sunflower seed 3 0.3

Eriogonum cinereum coastal buckwheat seed 5 0.6

Eriogonum fasciculatum California buckwheat seed 3 0.3

Hazardia squarrosa sawtooth goldenbush seed 3 0.3

Salvia leucophylla purple sage seed 5 0.6

Salvia mellifera black sage seed 3 0.3

Stipa pulchra purple needlegrass seed 3 0.3

Total Seed 28 3

MITIGATION AREA 4 -- MIXED COASTAL SAGE SCRUB/CHAPARRAL

PLANT PALETTE -- 0.11 ACRE

Seed Species

Area 4
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Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Artemisia californica California sagebrush one-gallon 8' o.c. 2 12

Ceanothus spinosus greenbark ceanothus one-gallon 8' o.c. 15 90

Encelia californica bush sunflower one-gallon 8' o.c. 2 12

Eriogonum cinereum coastal buckwheat one-gallon 8' o.c. 20 118

Eriogonum fasciculatum California buckwheat one-gallon 8' o.c. 2 12

Hazardia squarrosa sawtooth goldenbush one-gallon 8' o.c. 2 12

Hesperoyucca whipplei chaparrral yucca one-gallon 8' o.c. 2 12

Juglans californica California walnut one-gallon 15' o.c. 2 12

Malosma laurina laurel sumac one-gallon 15' o.c. 10 58

Rhamnus ilicifolia holly-leaf redberry one-gallon 15' o.c. 1 12

Rhus ovata sugarbush one-gallon 15' o.c. 30 176

Salvia leucophylla purple sage one-gallon 8' o.c. 10 58

Salvia mellifera black sage one-gallon 8' o.c. 2 12

Total 100 596

Seed lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 1.2

Encelia californica bush sunflower seed 3 1.2

Eriogonum cinereum coastal buckwheat seed 5 2

Eriogonum fasciculatum California buckwheat seed 3 1.2

Hazardia squarrosa sawtooth goldenbush seed 3 1.2

Salvia leucophylla purple sage seed 5 2

Salvia mellifera black sage seed 3 1.2

Stipa pulchra purple needlegrass seed 3 1.2

Total Seed 28 11.2

MITIGATION AREA 5 -- MIXED COASTAL SAGE SCRUB/CHAPARRAL

PLANT PALETTE -- 0.39 ACRE

Seed Species

Botanic Name Common Name Stock Type

Plant 

Spacing

Percent 

per Acre

Total 

Number

Quercus agrifolia coast live oak one-gallon 16' o.c. 80 24

Platanus racemosa western sycamore one-gallon 16' o.c. 5 4

Juglans californica California walnut one-gallon 8' o.c. 5 4

Sambucus mexicana blue elderberry one-gallon 8' o.c. 5 4

Heteromeles arbutifolia toyon one-gallon 8' o.c. 5 4

Total 10 40

Ribes speciosum

fuschia-flowered 

gooseberry one-gallon 8' o.c. 10 24

Elymus condensatus giant wild rye one-gallon 8' o.c. 10 24

Rhamnus ilicifolia holly-leaf redberry one-gallon 8' o.c. 10 24

Lonicera subspicata honeysuckle one-gallon 8' o.c. 10 24

Salvia spathacea hummingbird sage one-gallon 8' o.c. 10 24

Malosma laurina laurel sumac one-gallon 15' o.c. 10 24

Rhamnus californica California coffeeberry one-gallon 15' o.c. 30 73

Melica imperfecta Coast Range melic one-gallon 8' o.c. 5 49

Stipa pulchra purple needlegrass one-gallon 8' o.c. 5 19

Total 100 285

lbs/acre Total lbs.

Artemisia californica California sagebrush seed 3 1.8

Encelia californica bush sunflower seed 3 1.8

Eriogonum cinereum coastal buckwheat seed 5 3.1

Eriogonum fasciculatum California buckwheat seed 3 1.8

Hazardia squarrosa sawtooth goldenbush seed 3 1.8

Total Seed 17 10.3

SEED SPECIES

MITIGATION AREA 6 -- COAST LIVE OAK WOODLAND

CREATION PLANT PALETTE -- 0.61 ACRE

CANOPY LAYER

UNDERSTORY LAYER
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