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Original Condition
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Current Condition
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City-Adopted Land Use Plan
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Revised Site/Land Use

Lodge Residential
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LCPA Features

Public Access/Education/Recreation

• New Public Park along Magnolia Street

• Marsh Park Interpretive Staging Area

• Wetlands/Ocean Overlook Trail

• Additional 100 Public Parking Spaces on Magnolia/Hamilton

• Internal Loop Road Public Parking

• Wetlands Interpretive Programs for Public/Lodge Visitors

• 215 Room Eco Tourism Lodge Overlooking Wetlands

• Public Gathering Areas within Lodge

• Enhanced Public Transit Stop on Magnolia

• Funding for Off-site Parks/Libraries

Resource Protection

• Native Upland Habitat Conservation Area (buffer)

• HBWC Wetland Restoration/Maintenance Funding 
from Home Sales

• Habitat Management Plan

Low Cost Overnight Accommodations

• Forty Low-cost (High Occupancy) Hotel Rooms

• High Occupancy Rooms Designed for Families/multiple 
occupants
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LCPA Features

Marine Environment

• Removal of Oil Production Facilities adjacent to Wetlands

• Sea Level Rise Adaptation Measures per CCC SLR Guidelines

• State Of The Art Water Quality Features

On-Site Low-Income Housing

• Twenty-five On-Site low-income Rental Units

• Twenty Percent of On-Site Affordable Units Offered to Hotel 
Employees

• Nationally Recognized Affordable Housing Developer

Social/Environmental Justice Features

• Partnerships with School Districts & NGOs in 
Disadvantaged Communities to Provide Free 
Interpretive Programs through HBWC

• Elimination of Industrial Pollutants from Sensitive 
Coastal Habitat Areas

• Outreach to Disadvantaged Communities Regarding 
Availability of Low-Cost Overnight Accommodations
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Marsh Park/Interpretive Program
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Coastal Hazards Assessment

Methods Summary

Methods*

• Evaluated hazards for existing conditions

• Evaluated hazards for proposed conditions

• Formulated adaptation measures

• Evaluated hazards with adaptation measures

*Followed 2017 SLR science and 2018 CCC SLR policy guidance. Developed 
project-specific model due to two issues with CoSMoS.

Assessed Coastal Hazards

• Coastal Erosion

• Tidal Inundation

• Coastal Wave Storm Flooding

• Fluvial Flooding

• Groundwater Inundation

• Tsunamis

Huntington Beach Channel Flood Wall
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Coastal Hazards Assessment

Methods Summary (Cont’d) 
Table 1: Sea Level Rise (SLR) Projections for Los Angeles

Projected SLR (feet)

Low Risk Aversion
Medium-High Risk 

Aversion

Extreme Risk 

Aversion

2030 0.5 0.7 1.0

2040 0.7 1.2 1.7

2050 1.0 1.8 2.6

2060 1.3 2.5 3.7

2070 1.7 3.3 5.0

2080 2.2 4.3 6.4

2090 2.7 5.3 8.0

2100 3.2 6.7 9.9

1. Low Risk Aversion: Upper limit of “likely range” (~17% probability SLR exceeds this level)

2. Medium-high risk aversion: 1-200 chance (0.5% probability SLR exceeds this level)

3. Extreme Risk Aversion: Single scenario (no associated probability)

4. Bold Figures: Recommended SLR projections for residential

Source: CCC (2018)

Table 2: Sea Level Rise Projections Used for MTF SLR Vulnerability Assessment

Projected SLR 

(feet)

Probability That SLR Will 

Meet or Exceed Height by 

2100

Description

3.5 14%
State and CCC 2020 guidance for 3.5 feet of 

SLR by 2050

5.0 2%
Intermediate between minimum & maximum 

SLR projections

6.0 1%
Intermediate between minimum & maximum 

SLR projections

7.0 0.4%

CCC 2018 SLR Policy Guidance for medium-

high risk aversion scenario at 2100 (rounded 

up from 6.7 feet)
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Coastal Hazards Assessment

Findings Summary

Table 3: Proposed Project Coastal Hazards Vulnerability Assessments Summary

Sea Level Rise 

(Feet)
Time Period Coastal Erosion Tidal Inundation

Coastal Wave 

Storm Flooding

Fluvial 

Flooding
Tsunamis

0.0 Year 2020 None None None None Possible

3.5 Year 2050 None None None None Possible

6.0 Year 2095 None None None None Possible

7.0 Year 2100 None None Possible** Possible** Possible

*Possible, but only in open space

*The probability of this event is very low as the probability of 7.0 feet of SLR by Year 2100 is 0.4%
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Coastal Hazards Assessment

Findings Summary (Cont’d)
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Coastal Hazards Assessment

Findings Summary (Cont’d)
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Coastal Hazards Assessment

CCC Staff Concerns & Solutions Summary

Concerns

• Impact of high groundwater on utilities & 
structures

• Impact of fluvial floods on surrounding 
neighborhoods

• Impact of fluvial floods on Magnolia Street

Solutions

• Raised ground elevations & wrapped utilities

• OCFCD improves flood control system to protect 
critical infrastructure

• Required property buyer disclosures for future 
hazards
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Coastal Precedent

Consistent with Del Mar Precedent (February 2022)

Both Projects are the Same

• Both involve LCPAs that provide residential land use and zoning designations

• Both projects provide on-site affordable housing and are identified in their respective State-approved Housing Elements

“If this amendment is not certified, the City may be in violation of the No Net Loss Law.”
(Del Mar CCC Staff Report, February 2022)

• Both cities need housing to avoid penalties from HCD

“Governor Gavin Newsom. “City leaders [Huntington Beach] have a choice – build more housing or face very real 
consequences – including loss of state funds, substantial fines, and loss of local control. Californians need more housing in all 

communities and Huntington Beach is no exception. (CA Dept. Justice Newsletter, February 21, 2023.)

Differences

• The Del Mar site is in a hazard area floodplain as defined by FEMA FIRM (Flood Insurance maps)                               
Whereas MTF is not in floodplain

“[T]he Commission is faced with having to weigh the acute need for new housing with the risk associated with 
construction in a hazardous area.” (Del Mar CCC Staff Report, February 2022) 
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Coastal Precedent

Proposed Modifications Consistent with Del Mar Precedent (February 2022)

MTF Will Add the Same Suggested Modifications as Del Mar Project

• Development sited and designed to ensure safety from the impacts of sea level rise and flooding over the anticipated 
lifetime of the proposed structure

• The permittee shall acknowledge as a condition of the permit that: the development may be required to be removed or 
relocated in accordance with the certified LCPA if the City Building Official determines that the development becomes 
unsafe for occupancy due to future flood hazard conditions

• The landowner shall record a notice on the property and notice all occupants that the property owner and all successors 
in interest waive any rights under the Coastal Act Section 30235 and related LCP policies to hard shoreline armoring to 
protect the development and that sea level rise could render it difficult or impossible to provide public services to the site

• The LCPA will require the developer/builder to disclose to home buyers’ information about known current and potential 
future vulnerabilities to sea level rise prior to closing escrow
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Final Thoughts

MTF is a Model for Coastal Development 

1. Implements important Social and Environmental Justice Principles 

2. Provides critically-needed market rate and affordable housing

3. Resilient against SLR through 2100

4. No onsite flooding affecting residential housing or lodge area 

5. Offsite flooding will be addressed by future maintenance and improvements of flood control system to 
protect existing critical infrastructure

6. SLR modifications are consistent with Coastal Act

7. MTF LCPA is less susceptible to SLR than Commission-approved Del Mar LCPA

8. Included in City’s Housing Inventory. Without MTF project there will be a net loss of housing
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Mr. Rutland raised the following points about the Magnolia Tank Farm project. 
 
Community benefits include 20% of residential units to be affordable, with some units dedicated 
to workers for businesses in the project, increased coastal access, and wetlands conservation. 
He highlighted the need for housing, the strong statewide agenda to promote housing 
production, and an interest in balancing climate risks with the need for housing. 
 
He cited the approval of a project in Del Mar, which they believe is similarly situated in a low-
lying coastal area. He also spoke to the existence of the Orange County Flood Control District 
infrastructure, which has been in operation since 1927 and effectively protects approximately 
8,000 homes in the area, and noted that the Del Mar Project was approved, even without such 
flood protection.   
 
They have worked through 3 incomplete notices on the application and believe they have 
responded to all of the issues raised. Mr. Rutland concluded by saying that he would be 
available for further discussion and/or to answer questions once the Coastal Commission staff 
report is made public.  Mr. Rutland also provided us with numerous supporting documents that 
we have shared as part of the ex parte communications. 
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EX PARTE COMMUNICATION DISCLOSURE FORM

Filed by Commissioner: ___________________________________________________ 

1) Name or description of project:  __________________________________________

2) Date and time of receipt of communication:  ________________________________

3) Location of communication:  ____________________________________________

(If not in person, include the means of communication, e.g., telephone, e-mail, etc.)

4) Identity of person(s) initiating communication:  _____________________________

 _____________________________________________________________________

5) Identity of person(s) on whose behalf communication was made:  _______________

 _____________________________________________________________________

6) Identity of persons(s) receiving communication:  ____________________________

 _____________________________________________________________________

7) Identity of all person(s) present during the communication:  ____________________

 _____________________________________________________________________

Complete, comprehensive description of communication content (attach complete set of 
any text or graphic material presented): 

______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 

______________________ ____________________________________ 
Date  Signature of Commissioner 

TIMING FOR FILING OF DISCLOSURE FORM:  File this form with the Executive 
Director within seven (7) days of the ex parte communication, if the communication 
occurred seven or more days in advance of the Commission hearing on the item that 
was the subject of the communication.  If the communication occurred within seven (7) 
days of the hearing, provide the information orally on the record of the proceeding and 
provide the Executive Director with a copy of any written material that was part of the 
communication. This form may be filed with the Executive Director in addition to the oral 
disclosure.   
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EX PARTE COMMUNICATION DISCLOSURE FORM

Filed by Commissioner: ___________________________________________________ 

1) Name or description of project:  __________________________________________

2) Date and time of receipt of communication:  ________________________________

3) Location of communication:  ____________________________________________

(If not in person, include the means of communication, e.g., telephone, e-mail, etc.)

4) Identity of person(s) initiating communication:  _____________________________

 _____________________________________________________________________

5) Identity of person(s) on whose behalf communication was made:  _______________

 _____________________________________________________________________

6) Identity of persons(s) receiving communication:  ____________________________

 _____________________________________________________________________

7) Identity of all person(s) present during the communication:  ____________________

 _____________________________________________________________________

Complete, comprehensive description of communication content (attach complete set of 
any text or graphic material presented): 

______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 

______________________ ____________________________________ 
Date  Signature of Commissioner 

TIMING FOR FILING OF DISCLOSURE FORM:  File this form with the Executive 
Director within seven (7) days of the ex parte communication, if the communication 
occurred seven or more days in advance of the Commission hearing on the item that 
was the subject of the communication.  If the communication occurred within seven (7) 
days of the hearing, provide the information orally on the record of the proceeding and 
provide the Executive Director with a copy of any written material that was part of the 
communication. This form may be filed with the Executive Director in addition to the oral 
disclosure.   
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EX PARTE COMMUNICATION DISCLOSURE FORM

Filed by Commissioner: ___________________________________________________ 

1) Name or description of project:  __________________________________________

2) Date and time of receipt of communication:  ________________________________

3) Location of communication:  ____________________________________________

(If not in person, include the means of communication, e.g., telephone, e-mail, etc.)

4) Identity of person(s) initiating communication:  _____________________________

 _____________________________________________________________________

5) Identity of person(s) on whose behalf communication was made:  _______________

 _____________________________________________________________________

6) Identity of persons(s) receiving communication:  ____________________________

 _____________________________________________________________________

7) Identity of all person(s) present during the communication:  ____________________

 _____________________________________________________________________

Complete, comprehensive description of communication content (attach complete set of 
any text or graphic material presented): 

______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 
______________________________________________________________________ 

______________________ ____________________________________ 
Date  Signature of Commissioner 

TIMING FOR FILING OF DISCLOSURE FORM:  File this form with the Executive 
Director within seven (7) days of the ex parte communication, if the communication 
occurred seven or more days in advance of the Commission hearing on the item that 
was the subject of the communication.  If the communication occurred within seven (7) 
days of the hearing, provide the information orally on the record of the proceeding and 
provide the Executive Director with a copy of any written material that was part of the 
communication. This form may be filed with the Executive Director in addition to the oral 
disclosure.   
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