IMNUEEEQ?H
This Calendar item No. was approved as

Minute item No._G0) by the Calitornia State Lands
Compmu by avote of 72 o/ atits
meeting.

CALENDAR ITEM

C50
A 73 . 09/19/00
W 25656
PRC 8215
S 38 ' J. Smith

GENERAL LEASE - PROTECTIVE STRUCTURE USE

LESSEE:

Five Star Resort LLC and Athens Resort Development LLC
30801 Coast Highway #40
Laguna Beach, California 92651

AREA, LAND TYPE, AND LOCATION:
Sovereign lands in the Pacific Ocean, Laguna Beach, Orange County.

AUTHORIZED USE:

Removal of existing concrete slab and pier, and construction of a rock
groin/seawall. '

LEASE TERM:
Ten years, beginning September 1, 2000.

CONSIDERATION:
The public use and benefit; with the State reserving the right at any time to set a
monetary rent if the Commission finds such action to be in the State's best
interest.

SPECIFIC LEASE PROVISIONS:
Insurance:

~ Liability insurance: Combined single limit coverage of $1,000,000.

OTHER PERTINENT INFORMATION:
1. Applicant owns the uplands adjoining the lease premises.

2. Applicants are proposing a biufftop resort development on the site of the
closed Treasure Island Mobile Home Park in Laguna Beach. The
development will include resort guest rooms, resort facilities, and single
family residences. The Applicants are also proposing to remove virtually
all of an existing concrete slab and the land based portion of a pier that
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CALENDAR ITEM NO. C50 (cONTD)

extends from the base of the bluff at Treasure Island to a rock outcrop
called Goff Island. It is believed that the concrete slab was constructed in
the 1950's to accommodate movie production. The removal of the
concrete slab/pier remnants will restore the area to its natural condition.
The shoreline in this area is characterized by sandy beach at the southern
end and a series of three small pocket beaches within coves along the
northern end. The coves are defined by rocky points with associated tide
pools. This rocky cove area presently has a Marine Life Refuge
designation by the city of Laguna Beach. The Applicants will be
dedicating the entire bluff and shoreline area to the city of Laguna Beach
for purposes of public access, recreation and habitat preservation.

The Applicants are proposing to maintain the existing northern retaining
wall and augment it with rock to function as a groin/seawall in order to
prevent erosion of adjacent beaches. Applicants represent that the
groin/seawall will also act to stabilize the base of the existing northern
access ramp.

In addition, the Applicants have submitted an application to the State
Department of Fish and Game (DFG) to designate the shoreline and
nearshore waters of Treasure Island as a State Ecological Reserve.
Should the site be deemed suitable for such a designation, the
Commission would be asked by the DFG to consider the issuance of a
lease authorizing the inclusion of State sovereign lands in the ecological
reserve.

An EIR was prepared and certified for this project by the city of Laguna
Beach. The California State Lands Commission staff has reviewed such
document and Mitigation Monitoring Program adopted by the lead agency.

Findings made in conformance with the State CEQA Guidelines (Title 14,
California Code of Regulations, sections 15091 and 15096) are contained
in Exhibit C, attached hereto.

A Statement of Overriding Considerations made in conformance with the
State CEQA Guidelines (Title 14, California Code of Regulations, section
15093) is contained in Exhibit E, attached hereto.

In addition, on June 28, 2000, the California Coastal Commission (CCC)
granted Permit #5-00-080 for this project under its certified regulatory
program (Title 14, California Code of Regulations, section 15251(c).
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CALENDAR ITEM NO. C50 (CONTD)

4, This activity involves lands identified as possessing significant
environmental values pursuant to Public Resources Code sections 6370,
et seq. Based upon the staff's consultation with the persons nominating
such lands and through the CEQA review process, it is the staff's opinion
that the project, as proposed, is consistent with its use classification.

APPROVALS OBTAINED:

City of Laguna Beach; State Regional Water Quality Control Board; California
Coastal Commission.

FURTHER APPROVALS REQUIRED:
U. S. Army Corps of Engineers; California State Lands Commission.

EXHIBITS:
A. Location And Site Map.
B. CEQA Findings
C. Mitigation Monitoring Program
D. Statement Of Overriding Considerations
E. Notice Of Determination

PERMIT STREAMLINING ACT DEADLINE:
March 10, 2001

RECOMMENDED ACTION:
IT IS RECOMMENDED THAT THE COMMISSION:

CEQA FINDING:
FIND THAT AN EIR WAS PREPARED AND CERTIFIED FOR THIS
PROJECT BY THE CITY OF LAGUNA BEACH AND THAT THE
COMMISSION HAS REVIEWED AND CONSIDERED THE
INFORMATION CONTAINED THEREIN.

ADOPT THE FINDINGS MADE IN CONFORMANCE WITH TITLE 14,
CALIFORNIA CODE OF REGULATIONS, SECTIONS 15091 AND
15096(h), AS CONTAINED IN EXHIBIT C, ATTACHED HERETO.
ADOPT THE MITIGATION MONITORING PROGRAM, AS CONTAINED
IN EXHIBIT D, ATTACHED HERETO.
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CALENDAR ITEM NO. C50 (cONTD)

ADOPT THE STATEMENT OF OVERRIDING CONSIDERATIONS MADE
IN CONFORMANCE WITH TITLE 14, CALIFORNIA CODE OF
REGULATIONS, SECTION 15093, AS CONTAINED IN EXHIBIT E,
ATTACHED HERETO.

FURTHER FIND THAT AN ENVIRONMENTAL ANALYSIS DOCUMENT,
CALIFORNIA COASTAL COMMISSION (CCC) PERMIT #5-00-080, WAS
ADOPTED FOR THIS PROJECT BY THE CCC UNDER ITS CERTIFIED
PROGRAM (TITLE 14, CALIFORNIA CODE OF REGULATIONS,
SECTION 15251(c), AND THAT THE CALIFORNIA STATE LANDS
COMMISSION HAS REVIEWED AND CONSIDERED THE
INFORMATION THEREIN AND CONCURS IN THE CCC'S
DETERMINATION.

SIGNIFICANT LANDS INVENTORY FINDING:
FIND THAT THIS ACTIVITY IS CONSISTENT WITH THE USE
CLASSIFICATION DESIGNATED BY THE COMMISSION FOR THE
LAND PURSUANT TO PUBLIC RESOURCES CODE SECTIONS 6370,
ET SEQ.

AUTHORIZATION:
AUTHORIZE ISSUANCE TO FIVE STAR RESORTS, LLC AND ATHENS
RESORT DEVELOPMENT, LLC OF A GENERAL LEASE - PROTECTIVE
STRUCTURE USE, BEGINNING SEPTEMBER 1, 2000, FOR A TERM
OF TEN YEARS, FOR REMOVAL OF AN EXISTING CONCRETE SLAB
AND PIER, AND CONSTRUCTION OF A ROCK GROIN/SEAWALL ON
THE LAND DESCRIBED ON EXHIBIT B ATTACHED AND BY THIS
REFERENCE MADE A PART HEREOF; CONSIDERATION BEING THE
PUBLIC USE AND BENEFIT, WITH THE STATE RESERVING THE
RIGHT AT ANY TIME TO SET A MONETARY RENT IF THE
COMMISSION FINDS SUCH ACTION TO BE IN THE STATE'S BEST
INTEREST; LIABILITY INSURANCE FOR COMBINED SINGLE LIMIT
COVERAGE OF $1,000,000.
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EXHIBIT B

STATEMENT OF FINDJINGS

TREASURE ISLAND DESTINATION RESORT COMMUNITY

ENVIRONMENTAL IMPACT REPORT

POTENTIAL SIGNIFICANT ENVIRONMENTAL EFFECTS OF THE
PROPOSED PROJECT, FINDINGS WITH RESPECT TO SAID EFFECTS,
AND STATEMENT OF FACTS IN SUPPORT THEREOF,

ALL WITH RESPECT TO THE ADOI"TTON OF
A LOCAL COASTAL PROGRAM AMENDMENT,
A GENERAL PLAN AMENDMENT AND

TREASURE ISLAND RESORT COMMUNITY ZONE CHANGE AND®
CERTIFICATION OF THE FINAL ENVIRONMENTAL ?MPACT RFPORT

- BACKGROUND

The Cdifornia Environmenial Quality Act ("CEQA"), ... Pz Resvurces Code Sectiosn

21081 provides that:

"(No) public agency shall approve or carry out a project for which an

environmental impact report has been certified which identifies one or

more significant effects on the environment that would occur if the -
_ project is approved or carried out unless both of the following occur:

(2)

(b)

The public agency makes one or more of the following findings with
respect to each significant effect:

(1)

@

(3)

Changes or alterations have been required in, or incorporated
into, the project which mitigate or avoid the significant effects
on the environment.

Those changes or alterations are within the responsibility and
jurisdiction of another public agency and have been, or can and
should be, adopted by that other agency.

Specific economic, legal, social, technological, or other
considerations, including considerations for the provision of
employment opportunities for highly trained workers, make
infeasible the mitigation measures or alternatives identified in
the environmental impact report.

With respect to significant eflects which were 5ubjecf to a finding
under paragraph (8) of subdivision (a), the public agency finds that
specific overriding economic, legai, social, technoiogical, or other

benefits of the project outweigh the signif
environment.”

Acant effects _on the

. —
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The City of Laguna Beach proposes to adopt a Local Coastal Program Amendment and
Zone Change/Specific Plan for the Treasure Island Destinatioh MBNGITEddbaity.
Due to the potential impacts to the environment and because the proposed action -
constitutes a project under CEQA and the State CEQA Guidelines, the City of Laguna
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Beach has prepared a Draft Environmental Impact Report (EIR). The Draft EIR
identified certain potentially significant effects that may occur as a result of the
implementation of the project, unless mitigation measures are adopted for the project.

The Draft EIR was circulated for public review and comment for the period specified

in CEQA. Comments were received by the City and have been responded to by the City
in accordance with CEQA requirements.

The City Council hereby determines that the Final EIR, comprised of the Draft EIR as

revised in the proposed Final EIR, the comments received from the public and o
interested agencies, the Response to Comments prepared by the City, the Mitigation
Monitoring Program, this Statement of Findings, and the Statement of Overriding
Considerations, is complete and adequate, and has been prepared in accordance with

CEQA and the State CEQA Guidelines. Therefore, the following findings are set forth

herein, pursuant to Section 15091 of the State CEQA Guidelines.

Note that the significant effects are numbered in accordance with the identification of
potentially significant effects in the Draft EIR.

EARTH RESOURCES/TOPOGRAPHY
Significant Effect No. 1-1 - Proposed Cut (Excavation) Areas

Planned excavations (cuts) are deepest and most extensive in the eastern portion of the
site to accommodate subterranean parking in the planned Resort Center/hotel complex.
Relatively shallow cuts are also proposed in the central and western portions of the site.
Significant thicknesses of fill, on the order of about five to ten feet, are proposed for the
west-central portion of the project to create three terraces or tiers stepping up to Pacific
Coast Highway from the area behind the bluff (refer to Figures 4.1-8a and b). A small
area of 26 feet of cut, which is greater than the 25 feet vertical cut significance
evaluation factor, is located within Lot 13 of the TTM for hotel construction (26 feet).

Proposed cut slopes for the project are limited to the rear of Lots 3 and 4. The slopes
are shown with surface gradients of 2:1, and will be composed primarily of terrace
deposits and/or compacted fill derived from terraced deposits. Temporary cut slopes
will also be required in several areas for construction of planned retaining/basement
walls. Proposed temporary cuts will be excavated primarily in the terrace deposits.
Bedrock excavations will essentially be limited to minor areas of daylight bedrock cut
near the center of the site, and a small portion of the basement excavation for the
Resort Center/hotel.

At the northwest corner of the hotel site, proposed temporary cuts should not exceed
a surface gradient of 1:1 without evaluation and decision of an appropriate shoring
system. If groundwater is encountered at this or other proposed temporary cut slope
locations, the slope gradient would need to be flattened and/or the area could be

dewatered (see also discussion regarding this groundwater ifsue under the Wate 00338
Resources/Hydrology Section of this EIR). CALENDAR PAG@ ’
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preserved in place. Temporary shoring will therefore be likely required to safely
excavate proposed basement levels in this area.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

M.M. 1-1a

MM. 1-1b

MM. 1-1c

Proposed permanent cut slopes will not exceed a surface gradient of 2:1
and will be constructed in accordance with the “General Grading
Recommendations” attached as Appendix D of the Geotechnical
Evaluation (available at the City of Laguna Beach Community
Development Department). The final design phase of the project shall
include further geotechnical evaluation to determine whether
groundwater control measures are necessary for the proposed cut
slopes. If dewatering measures are determined to be necessary,
construction will include over-excavation and replacement of the cut
portion of composite slopes with compacted (engineered) fill.
Replacement of compacted fill will allow installation of subdrains
behind the fill slope to control groundwater that may be present or
may develop in the future. Verification of this measure will be
conducted as a condition of approval of the concept grading plans,
which will be reviewed by the Design Review Board of the City of
Laguna Beach. Verification will be in accordance with City standard
grading requirements (Uniform Building Code).

Foundation setbacks from the top of proposed slopes will conform to
the requirements of Section 1806.4.3 and Figure 18-1 of the Uniform
Building Code (i.e., a horizontal footing setback of H/$ from the slope
face, H being the slope height). (Refer to the project Geotechnical
Investigation, AGRA Earth and Environmental, available for review
at the City Community Development Department, and EIR Figure
4.1.11.) As part of the foundation design process, the City's
Geotechnical Consultant will conduct an independent site specific
evaluation of the proposed plans. Appropriate landscape provisions
shall be implemented as part of the erosion and sedimentation control
plans to minimize the erosion potential of the cut slopes. (Refer to
Mitigation Measure 1-10 regarding Erosion Control Plans).

Temporary cut slopes greater than five (5) feet in height in the terrace
deposits shall not exceed a gradient of 1:1 without design and
installation of an adequate shoring system. Subsurface exploration,
testing, and evaluation will be performed during the design phase of
the project to develop appropriate shoring design criteria and to

evaluate local conditions that may impact th¢ temporary cut. SIOPE)OOBES

stability. This measure will be verified by tHeCALENGAR

Consultant or other designee prior to issuancejof grading permits.
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Implementation of PDF 2-6 in Section 4.2 specifies design components
to minimize the impacts of groundwater intrusion during construction
and during the life of the project.

Significant Effect No. 1-2 - Bluff Area Artificial Fill

Existing fill slopes along the top of the bluff are considered potentially unstable.
Existing fills are not considered suitable for support of planned future improvements.

Proposed development is located back, away from existing fills comprising the bluff
slope, and this area has been designated for use as open space/park. Existing fills
within the proposed development area will be removed and replaced as compacted fill
to provide adequate support for planned improvements. Planned improvements in the
designated open space/park are generally limited to the area of proposed beach access
reconstruction at that existing south ramp to meet current ADA requirements. Existing
fills in the south ramp area will be removed and recompacted to appropriate
engineering standards at a gradient varying between 1:1 to 2:1, similar to the existing
slope configuration. Shoreline protection structure(s) will be required for the lower
portion of the ramp and the adjoining portion of the reconstructed bluff face.
Construction of a small seawall extension from the eastern end of the existing wall is
tentatively planned.

For portions of the ramp that exceed 2:1 gradient, a mechanically stabilized earth
design (MSE) would be required. A primary candidate geosynthetic product that
would be considered for implementation in the reconstruction of the ramp is a high
strength geogrid that is placed in layers within the compacted fill to provide additional
strength and reinforcement of the soil.

Typical geogrid reinforcement lengths for those portions of the ramp slope steeper than
2:1 would extend horizontally about 18 to 25 feet behind the proposed slope face.
Vertical spacing of the primary geogrid layers would be four feet with secondary
geogrid layers at an intervening spacing of one foot. Secondary geogrids are intended
to enhance the surficial stability of the slope, and would extend about four to seven feet
behind the slope face. Covering the slope face with erosion blanket would minimize
erosion and would provide interim support until proposed landscape planting was
established. Figure 4.1.10 illustrates a cross section of the potential slope and seawall
reconstruction for the southern coastal access ramp. PDF 1-3 provides for this geogrid
material as part of the project design for these areas.

Finding 1

Changes or alterations have been required in, or incorporated into, the pro_]ect which
mitigate or avoid the significant effects on the environment. '

Facts in Support of Findings

MM. 1-2 The applicant shall develop site-specific remddRllENDAR WO00340

foundation design recommendations and inclyde them on the Tinal

design plans for review and approval by the ¢ MN@PEIBAGE"C\‘C GJ&SG
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Board. Project plans shall demonstrate that proposed improvements
will not be founded in existing fills.

Significant Effect No. 1-3 - Stability of Fills

Existing artificial fill areas on-site would not provide structurally sound, stable building
areas. Mitigation Measures 1-3a through 1-3d will rework site soils to meet Uniform
Building Code specifications for foundations.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 1-3a The following actions will be implemented during construction as part
of site preparation:

Removal of Debris

Prior to any grading, all vegetation, trash, surface obstructions, and
debris resulting from demolition shall be removed and disposed off site.
Any existing irrigation, drainage or utility lines, or other abandoned
subsurface structures shall be removed, destroyed, or abandoned in
compliance with current governmental regulations and with the
requirements and approval of the Geotechnical Consultant.

Removal of Unsuitable Earth Materials

The resulting ground surface beneath all proposed fill shall be stripped
of all unsuitable material (existing fill, alluvium, slopewash, etc). These
soils may be used as compacted fill provided they are free of deleterious
material and meet geotechnical criteria. Competent material exposed
beneath proposed fill areas is subject to approval by the Geotechnical
Consultant prior to processing.

MM. 1-8b The following actions will be required during construction and
included in final plan specifications:

Scarify Proposed Fill Surfaces

The approved clean natural ground surface in areas to receive fill shall

be scarified (broken up, loosened) to a depth of about four to six inches

brought to at least the optimum moisture conte @Adﬁmmgo 003 41

least 90 percent of the maximum dry density, as|determined by AST M, :
D1557. MINUTE PAGE COSZ5H'7/
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Fill Placement Requirements

Fill should consist of approved earth material free of trash, debris,
roots, vegetation or other deleterious material. All fill shall be in six
to eight inch lifts and brought to at least the optimum moisture
content and compacted to at least 90 percent of maximum density, as
determined by ASTM D1557.

Non-Cohesive Sotls

Granular soils with little or no cohesive fines shall be excluded from
the outer four to five feet of proposed fill slopes.

Rock Disposal

Rock up to one foot in diameter can be incorporated into the fills by
normal procedures, provided that the volume of rock 4 to 12 inches in
diameter is evenly distributed throughout the material, and does not
exceed five percent of the total volume. Rock greater than one foot in
diameter shall be removed from the fill and either stockpiled for use as
rip-rap or disposed of off site.

MM. 1-3¢ The following will be required during construction and included in final
plan specifications:

Fill Benching/ Unreinforced Fill Slopes

Where fill is to be placed on slopes steeper than 5:1, an essentially
level, equipment width (12 foot) bench shall be established at the base
of the fill. Benching into competent material shall continue as the fill
progresses upslope. A minimum fill width of 12 feet, as measured
horizontally from the slope face, should typically be maintained for all
fill slopes. Unreinforced fill slopes should be no steeper than 2:1. (The
initial toe bench and all subsequent benching shall be approved by the
Geotechnical Consultant.)

Steep Fill Slopes

Site specific analyses and reinforcement design shall be incorporated
into locations where fill slopes are steeper than 2:1. Reinforcement
design plans, specifications, and materials shall be reviewed and

approved by the Geotechnical Consultant prior to the start of grading

operations.

CALENDAR PAGEOO()342
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conceptual grading permits.
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M.M. 1-3d As a condition of grading permits, on-site sewage facilities that are still
in use or have not been backfilled shall be abandoned in accordance
with the Uniform Plumbing Code, applicable local regulations, and the
recommendations of the Geotechnical Consultant. Within the area of
proposed future grading/development, previously abandoned/
backfilled septic tanks and leach fields shall be removed and replaced
with compacted fill.  The upper five feet of previously
abandoned/backfilled cesspools will also be removed and replaced with

compacted fill. If appropriate, the liquefaction/settlement potential of
the remaining backfill soils (i.e., approximately 4 to 6 feet in diameter
and 20 to 30 feet deep) shall be mitigated by placement of a structural
concrete cap over the remaining portion of the cesspool or by in-place
densification of the backfill by compaction grouting. The necessity,
depth, and extent of these possible additional measures required for
mitigation of the remaining cesspool backfill will be evaluated by the
Geotechnical Consultant during the final design/grading process, in

accordance with the standards specified in the Uniform Plumbing
Code.

Significant Effect No. 1-4 - Disposal of Excavated Material

The project grading plans will produce an excess of excavated earth materials (i.e., the
total yardage of proposed excavation is greater than the total yardage of proposed
compacted fill). The major source of the excess excavation volume would be derived
from below grade structure areas associated with the hotel site. As a result of the
greater cut quantity than fill quantity, there will be an excess of 40,000 cubic yards of
material (possibly 50,000 cubic yards with construction of a second underground
parking structure) that will require removal from the site. A disposal location for the
excess material has not been determined. Excavated material will be exported off site
either to a landfill or to a nearby grading project requiring additional fill. For purposes
of this EIR analysis, a worst-case impact scenario has been assumed whereby the excess
excavated material would be trucked to Frank R. Bowerman Landfill, a County facility
east of the City of Irvine. (Refer to the Public Services and Utilities Section of this EIR
for discussion of solid waste issues). Potential construction period impacts from
exportation of the excess materials would include truck trips to and from the landfilll, ... ._ ..
and generation of associated noise and exhaust emissions. The latter affects are
discussed under Construction Impacts for Traffic/Circulation (Section 4.8), Noise
(Section 4.9), and Air Quality (Section 4.10).

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

CALENDAR PAGE000343
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MM. 14 As a condition of the grading permits, the applicant shall be required
to prepare a plan that identifies a location for deposition of export
material' and truck routing for approval by the Municipal Services
Department. This measure will reduce indirect effects related to
disposal of excavated material.

This measure will be included in the Final Plans and verified by the
Community Development Department prior to issuance of grading

permits.

SC 1-1, compliance with building codes and regulations; Mitigation Measure 1-3a,
removal of debris; and Mitigation Measure 1-3b, fill placement requirements and rock
disposal, will assist in eliminating some of the excess debris and unusable materials
encountered during grading.

Significant Effect No. 1-6 - Liquefaction

Only minor amounts of groundwater were observed in terrace deposits near the top of
the bedrock. The data from the exploratory borings indicate that the relative density
of these materials is moderate to high, and the liquefaction potential of the terrace
deposits is considered negligible. However, existing fills may be susceptible to
liquefaction at any location where they are, or may become, submerged. Possible areas
of local liquefaction could occur in existing abandoned cesspools or septic tanks,
depending upon any backfill and groundwater conditions at each location. In addition,
Mitigation Measure 1-6 will further reduce potential impacts from liquefaction to below
significance.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

Adherence to SC 1-1, compliance with applicable building codes and regulations, and

Mitigation Measures 1-8a, 1-8b, 1-3c, and 1-3d, will ensure that liquefaction hazards
associated with seismic activity are reduced to the degree feasible.

1 The contractor may opt to recycle the asphalt and a%ﬁaé‘h if Aﬁ%eghlé Eno 0034 A

available use for it.

MINUTE PAGE ,,C'GE}EGO

-~
-



MM. 1-6 Prior to approval of grading plans and issuance of grading permits, the
applicant shall demonstrate the following: existing fills that are or may
become submerged, possibly including abandoned on-site sewage
disposal systems, will be removed and recompacted as discussed under
the Artificial Fill Section and Compressible Earth Materials Section.
To offset or prevent liquefaction, such fills can be mitigated by
removal, recompaction, addition of subdrains, or treatment in place.
The precise methodology by which to meet the overall measure of
preventing liquefaction will be determined during final site design

Significant Effect No. 1-7 - Bluff Area Issues

With the exception of those portions of the original bluff slope covered by artificial fill,
the San Onofre Breccia (bedrock) comprises the exposed bluff face between about
elevations 4 to 14 feet along the toe and elevations 30 to 40 feet along the top of the
bluff. The overall gradient (horizontal:vertical) of the bedrock portions of the bluff face
typically ranges between about 1:1 (45 degrees) to 0.25:1 (76 degrees). Some sections
of the bluff are near vertical with local areas of overhang, particularly near the toe,
where at least one small sea cave was observed. Comparison of the 1937 topography
to the current topographic base shows little or no change has occurred in the location
or inclination of the bedrock face during the intervening 60 years.

In summary, the strength and competence of the rock essentially preclude gross failure
of the bluff face. Local rockfalls and/or other minor deterioration of the sea cliff may
occur through time, particularly in the areas of overhang. However, on the basis of the
available information, no significant degradation in the overall gradient or location of

the sea cliff is anticipated during the anticipated design life of the proposed
development. .

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 1-7a Final design will incorporate a minimum horizontal setback of ten (10)
feet from the face of the bluff at the top of the bedrock to allow for
possible future deterioration of the bluff face. The recommended
setback distance is not a foundation setback, and will be used in
combination with other earth resources mitigation measures to
delineate specific foundation setback requirements from the blufftop.

Bluff Area Terrace Deposits : \
CALENDAR PAGE 00345
Terrace deposits on the order of about 20 fo 30 feet thick cover o A

bedrock in the vicinity of the bluff slope. HowekgminTEoptzans th @ 98 ouo:!-

terrace deposits are covered by a mantle of fill that va _

-
-



from a few feet up to almost 20 feet (see Geologic Map and Geologic
Sections, Figures 4.1.8, 4.1.9, and 4.1.10). Prior to being buried by fill
(1987 Topography, Figure 4.1.1), terrace deposits comprising the
upper portion of the bluff typically had surface gradients ranging from
about 1:1 (45 degrees) to 2:1 (27 degrees). Much of the blufftop was
dissected by shallow drainages with relatively steep sides and flat
bottoms near the top of the bedrock.

The primary constituent of the terrace deposits is fine to medium sand

with varying amounts of clay and silt that tend to bind the soil
together. As reflected in the pre-development (1937) topography
(Figure 4.1.1), the terrace sands are easily eroded, and the original
blufftop tended to be somewhat sinuous because of local concentrated
drainage down the bluff face. The Geotechnical Evaluation report
(Appendix B) concluded that the surficial stability of these materials
under surficial seepage conditions would tend to be problematic
because of the low cohesion value.

As evidenced by the pre-developed (1937) topography, uncontrolled
surface drainage over the blufftop has the potential to cause severe
erosion damage in the terrace deposits. Drainage control provisions
should be implemented with project design and construction to direct
surface water away from the blufftop and into appropriate drainage
facilities for collection and discharge. This is addressed in PDFs 2-1,
2-2, and 2-4 in Section 4.2 of this EIR (Hydrology/Water Quality).

MM. 1-7b A minimum horizontal foundation setback of 25 feet from the top of the
bluff has been established in the project design to account for possible
unanticipated erosion in the future. For the purpose of this project, the
"top of the bluff" has been defined as the point on the slope profile
where the gradient of the ground surface exceeds 45 percent (24
degrees). All proposed foundations shall be founded below or beyond
the 2:1 setback projection. Structures encroaching on the setback area
will require deepened foundations extending below the 2:1 setback
projection and beyond the minimum horizontal setback of 25 feet. Site
specific design analysis will be required for proposed foundations
encroaching on the recommended setback area (see Figure 4.1.11).

Significant Effect No. 1-8 - Compressible Earth Materials

Undisturbed native deposits (i.e., terrace deposits and bedrock) are not considered
significantly compressible under typical residential foundation loads or beneath
proposed fills. The terrace depos1ts and to a much lesser extent the bedrock, may
exhibit some adverse compression characteristics under large, concentrated loads that
may be applicable for some of the proposed multi-story structures, depending upon a
variety of possible conditions. In general, foundation loads for gach structure should
be supported on similar materials (e.g. all footings founded in teri3ad S4pDAR)PALIS 0 00346

may require local over-excavation and replacement with compa¢ted ill.

MINUTE PAGE C 02262
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Existing fills are considered potentially compressible in their present condition.
Proposed fills are relatively thin (typically less than 10 feet, maximum thickness 20
feet), and are not expected to have any adverse compression characteristics, provided
they are constructed in accordance with appropriate standards.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which

mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 1-8 Prior to approval of grading plans and issuance of grading permits, the
applicant shall demonstrate that site specific exploration, testing
geotechnical evaluation, and design have been conducted for proposed
foundations, particularly for potentially large loads associated with the
proposed multi-story structures. Removal and recompaction of

existing fills will be required to support any proposed shallow
foundations in these areas.

Significant Effect No. 1-9 - Expansive Earth Materials

Site earth materials would generally be classified as having a "very low" expansion
potential in accordance with UBC 29-C. (Laboratory test results are provided in
Appendix B of the Geotechnical Evaluation report.) However, some thin intervals of
the bedrock and terrace deposits, including the remnants of any residual topsoil that
may be present, are likely to have a “low” to “medium” expansion potential. Fills
generated from these deposits would have similar expansion characteristics.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 1-9 Geotechnical testing and evaluation of building areas will be performed
at the completion of grading to assess the expansion potential of near
surface foundation soils. Any additional design specifications will be
detailed, as needed, on the basis of this post-grading evaluation, and
will conform to standards set forth in the Uniform Building Code.

CALENDAR PAGEN 003477
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Significant Effect No. 1-10 - Erosion of Graded Areas

The area within and near the site has been urbanized for several decades, and the
provisions for collection and disposal of surface water are relatively well developed.
Although much of the existing topography will be altered to some degree, the major
components of the existing storm drain facilities will be incorporated in the project
plans with only minor upgrades, alterations and/or relocations.

In general, the primary constituents of earth materials in the graded areas (i.e. cuts in

terrace deposits and compacted fill) will be fine to medium sand with varying amounts
of silt and clay. These materials will tend to be easily eroded under uncontrolled
drainage conditions. Local bedrock cuts will typically be highly resistant to erosion.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 1-10 As a condition of grading permits, all slopes shall be protected from
surficial degradation by the establishment of appropriate vegetation
immediately after grading. Proposed slopes steeper than 2:1 will
require site specific analysis and erosion control design. Erosion
control design plans, specifications, and materials shall be reviewed
and approved by the Geotechnical Consultant and Project Civil
Engineer prior to the start of grading operations.

HYDROLOGY/WATER QUALITY

Significant Effect No. 2-1 - Local Scour

The three planned storm drains (one existing and two new drains) for the proposed site
drainage onto the beach may experience high velocities (approximately 40 cfs) during
peak flow conditions due in part to the improved catchment efficiency along the west
side of Coast Highway, as well as the intensified development (causing increased surface
area) proposed for the project site.

Storm drain systems are required to be designed to control runoff up to a 100 year

discharge. Standard Condition 2-4 specifies that an evaluation of runoff for the 100-

year event will be submitted by the project engineer to verify that a 100-year flood

event would not inundate proposed habitable structures (condition to be verified by the

Director, Community Development Department). The analysis under “Effects

Determined to Be Less Than Significant, Surface Runoff/Erosiof Potential” concludes

that the proposed storm drain system will control surface runoflj a5 efNiDA RTPAGE 006348
less than significant levels, with implementation of PDFs 2-1, $-2, 2-8, 2-4, 2-5, and ran
Standard Conditions 2-1, 2-2, 2-8, 24 and 2-5, as prescribed in SepgipnURE FAGHEIR. LCTE54
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Energy dissipators are planned to receive runoff from the site on the beach below the
extension of the three storm drainpipes shown on Figure 4.2.2. In order to completely
dissipate the energy flow during peak storm events, energy dissipators would have to
be of an impracticably large size. The final hydrology report required in SC 2-5 will
recommend sizes for the dissipators that are reasonable to control average storm flow
runoff from the project storm drains. It is anticipated that, for the larger storm events,
local scour of beach sands would result where the high energy flows discharge. This
will be addressed through Mitigation Measure 2-1. The following discussion provides

more detail about the proposed storm drains and the specific areas along Treasure
Island beach where scour may occur.

The proposed northern storm drain outlet is located within a coastal segment (north
of Goff Island) where the beach berm width is moderate to narrow, with a steep front
face slope. Wave run-ups can frequently reach the toe of the bluff in this area, thereby
replenishing any sand lost to outflow scour. However, the central and southern storm
drains outfall in the back berm area of the sand beach near the bluff toe, approximately
160 feet shoreward from the mean high tide line. Wave run-ups during a storm event
may not reach the flat back berm area in this segment, and the onshore-offshore littoral
transport processes may not be able to naturally replenish the locally scoured sands.
The coastal engineer estimates that local scour is an existing condition during winter
storms at the outlet of the existing southern storm drain outlet. The proposed project
drainage plan redirects surface flow from the southern portion of the project site, where
the proposed hotel would be located, to the central portion, to outlet in the proposed
36 inch central storm drain. The concentration of site drainage into the three storm
drains, as opposed to the existing multiple smaller drains, will increase flow volume and
velocity at the central and northern beach outlet points. The project drainage has been
designed to maintain the outflow at the southern drain at or below existing levels, in
that the drain is proposed to be retained. Therefore, the proposed project will not
increase the amount of runoff at the southern drain, and consequently will not worsen
any existing scour conditions at that location. The central drainage outlet will,
however, potentially carry sufficient runoff velocity to induce scour. Again, Mitigation
Measure 2-1 will address the potential scour of beach sands.

Finding 1

Changes or alterations have been required in, or incorporated into, the project that
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

M.M. 2-1 Prior to the City's issuance of construction permits for the central and
southern storm drain outlets, a coastal engineering study shall be
prepared by a State registered engineer and approved by the City's

Community Development Department. This study shall specifically ,
AR RAGE 0 00342

evaluate the potential for significant beach erosjda/st

outlets, and the ability of littoral drift and/orjother natural coastal £
processes to replace any otherwise lost mat¢dAINUIFERAGE no ®

practicable method of reducing the projected beach erosion to an
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insignificant level, as determined by the Coastal Engineer, the project
applicant shall enter into a Beach Maintenance Agreement with the

City or County of Orange to replace beach sand after significant storm
seasons or events.

SC 2-1 Erosion Control Plans. Prior to issuance of grading permits, erosion

control plans will be prepared by a registered civil engineer in
accordance with Title 22-Ezcavation, Grading and Filling, of the City

of Laguna Beach_Beglﬂanans_and_appnoxedbyhe Director, City of
Laguna Beach Community Development Department. The Erosion
Control Plan shall specify preparation and approval of the plan prior
to construction, instruction for storm events, normal and emergency
procedures, and procedures after storm events. Erosion control
measures may include, but will not be limited to, the following:
sandbags placed across all streets where necessary, depending upon
size of catchment and sediment yield; erosion control at the sediment
sources; a standby crew available for emergency work during the rainy
season; and necessary materials available on site to facilitate rapid
construction of temporary erosion control devices as necessary.

SC 2-5 Final Hydrology Study. Prior to issuance of a grading permit, a final
hydrology study shall be prepared by a registered engineer that will
address final sizing of storm drains, energy dissipators, and related
infrastructure. This condition will be verified by the Director, City of
Laguna Beach Community Development Department.

COASTAL RESOURCES
Significant Effect No. 4-1 - Effects of Increased Visitor Use on Rocky Intertidal Habitat

Impacts due to unmanaged visitor use would be a significant, adverse and long-term
reduction in the quality of the intertidal habitat of Treasure Island. This would also
contribute to a cumulative impact of regional intertidal resource degradation in
Southern California, resulting from incremental development and urbanization
pressures on the resources.

Most of the use of the rocky areas is spillover from visitors from the sandy beach,
whose primary purpose is to go to the beach and then continue over to the rocky
tidepools. The proposed project will draw a considerable number of visitors to the
sandy beach and intertidal areas below the development area atop the bluff. In that the
beach and rocky intertidal areas are currently on private property and yet are used by
fishermen and other resident and non-resident beach visitors, dedication of the beach
and intertidal areas to the public (under the jurisdiction of either the City or County)
would considerably increase the number of visitors to the area.

The Treasure Island property beach and intertidal zones were flesignated in 1995 by~ 00250
the City of Laguna Beach as a Marine Life Refuge. This N \BrBriGits sl
collection of any non-recreationally important species; howevef, commercial ﬁshingﬁ 0266
(e.g., lobster pots) is allowed in the cove and subtidal areas. AccorBiNWTBPMaEay's ~ ~ ™

research, as well as anecdotal evidence over the years, the Marine Life Refuge
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designation affords a mediocre level of protection, given passive restraints (signage) and
no monitoring or enforcement of the regulations. The project proposes upgrading the
Treasure Island coastal section to an Ecological Reserve (this change in designation
will be up to the State to approve), which carries more restrictive measures (i.e,, no take
zone) for protection of the resources. Heisler Park in Laguna Beach north of Main
Beach is an Ecological Reserve; however, City lifeguard staff have observed numerous
infractions of the Reserve regulations (approximately 600 violations within a three
month period) at Heisler.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

PDF 4-1 Ecological Reserve Designation. The project shall propose to designate
the portion of the site that includes the rocky intertidal (tidepools and
Goff Island) and subtidal areas to a distance of 1,200 feet offshore as an
Ecological Reserve, a State level protection of the resources contained
therein. The project LCP shall specify the physical public notification
and protection designations (e.g., signage), the parties responsible for
ongoing enforcement of regulations, monitoring and oversight of the
Reserve and implementation of the Shoreline Resources Management
Plan (see PDF 4-2). Verification of this PDF shall be conducted by the
Director, Community Development Department, City of Laguna
Beach, prior to approval of the conceptual grading permits.
Verification shall consist of documentation that an application to the
Department of Fish and Game has been submitted.

PDF 4-2 Shoreline Resources Management Plan. The shoreline and near shore
waters and associated marine resources on the Treasure Island project
site will be actively managed to offset potentially significant impacts
caused by the proposed project. The applicant shall prepare a
Shoreline Resources Management Plan to implement in greater detail
Section 9.2.2 of the LCP Implementing Actions Program for
management of visitor use of the rocky outcrops of the project area. At
a minimum, the plan shall specify: 1) application to the State of
California for the area to become an Ecological Reserve or, if it is
maintained as a Marine Life Refuge, implement monitoring and
enforcement of protective regulations as specified herein, 2) signage,
3) enforcement of posted regulations, 4) on-site naturalists or
lifeguards to enforce regulations and cite violators, 5) educational

programs and docent programs, and 6) areas of restricted access
and/or no access.

This management plan shall include the followjng, at a minimum:
CALENDAR PAGECDCZ51
. Develop an educational booklet for hotgl guests that provxdes

ways to prevent ecological damage {dVithiJiEePdBE and™ 67

subtidal habitats.
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Post simple but direct and enforceable signage at all access
points to the rocky intertidal habitat from the residential areas
~ of Treasure Island and near the rocky outcrop upcoast of Aliso
Beach. Signage shall concisely specify the regulations
pertaining to activities within the reserve, and areas of limited
Or no access.

Provide recommendations related to enforcement personnel

(who will have the authority to write citations) on a daily basis
during the summer and on weekends during the winter
months between Labor Day and Memorial Day. An
agreement shall be made with regards to the party responsible
for providing the enforcement personnel and determination of
funding of personnel.

Provide for quarterly monitoring surveys of beach and rocky
intertidal habitat use and concurrent intertidal biological
resource surveys to determine whether the management
program is effective at preventing degradation of the intertidal
communities. This program should be based on the
methodology of Murray (in progress), and conducted for a
period of five years following construction. If the program is
shown to be successful after three years, monitoring could be
reduced at the discretion of the project marine biologist.

Provide for a detailed subtidal habitat mapping survey of the
reefs and a census of the subtidal marine life (plants,
invertebrates, and fishes) between the shoreline and a distance
of 600 feet offshore of the Reserve boundaries prior to the
designation of the area as an Ecological Reserve. Reef
mapping should be conducted using a combination of side-scan
sonar techniques and diver observations to fully understand
the seafloor topography. Photographic and/or video methods
should be included in the monitoring program to provide a
database for analyzing long-term changes.

Provide for winter and summer subtidal monitoring surveys
for a period of five years following the designation of the site
as an Ecological Reserve to document the effectiveness of the
designation, signage, and enforcement of the Reserve policies.
This program will also assist in determining the impacts, if
any, of stormwater discharges into the Reserve from the
proposed drainage plan. Photographic and/or video methods
should be included in the monitoring program to provide a
database for analyzing long-term chang

CALENDAR PAGROC 252

Ca.

MUTERY the COS=68

Prepare annual reports and revise
objectives, as necessary, based upof
monitoring surveys.

-~
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. Provide for the funding of the Resource Management Plan
(RMP) through the operation and/or taxes generated by the
operation of the resort.

Ifit is determined through the survey results that, after five years, the

overall management program is not effective in reducing the

_ degradation of intertidal habitats, a written assessment of the

. ma 1

Biologist(s). This assessment shall prescribe alternative methods for
improvement of habitat quality and health. The Assessment
Report/Revised Program shall be reviewed for approval by the
Director, Community Development Department, prior to
implementation of alternative methods. The Assessment/Revised
Program shall be prepared and submitted for review prior to the
completion of the sixth year after implementation of the original RMP.

The Director, Community Development Department, of the City of
Laguna Beach shall review said management plan prior to issuance of
project grading permits. The details of the management plan,
including timing, responsible parties, and funding, are included in the
LCP.

Significant Effect No. 4-2 - Local Scour

The following topic is also addressed in Section 4.2, Hydrology/Water Quality (refer
to discussion under "Significant Effect No. 2-1 - Local Scour"); however, it is repeated
here as it relates to beach sand loss/replenishment.

The conceptual drainage plan for the proposed project directs surface flow from the
Resort Center (southern) portion of the site (behind the bluffs) to the planned central
(86" possibly 42") storm drain. Runoff quantities that will flow into the existing
southern (18") storm drain are designed to remain at or less than existing levels (some
runoff from Coast Highway and other off-site sources will continue to be directed to the
southern drainage). Therefore, the proposed development will not increase the demand
flow on the existing storm drain, and the two new drains are designed to accommodate
the project cumulative surface runoff. The final sizing of the storm drains and other
drainage facilities will be approved by the Director, Community Development Depart-
ment, as required by Standard Condition 2-5. Any existing degree of local scour can
be expected to continue at the outfall of the southern storm drain, where the energy
dissipator is located in the back berm area near the bluff toe, approximately 160 feet
shoreward of the Mean High Tide Line. Similarly, the proposed central storm drain
will outlet runoff from the site plateau above the beach onto the beach sand near the
bluff toe. Wave run-ups during a storm event may not reach the back berm area (Noble
Consultants, Appendix E) and, therefore, eroded sand may not be replenished. At the

southern drain outlet, this is an existing condition, and would nft be worsened by the o
proposed development. The proposed northern storm drain mLBNBARdEAMGOOJ-‘S

where onshore/offshore littoral transport processes could be ¢xpected to naturally, PN
replenish the locally scoured beach. MINUTE PAGE CO03269
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The 36" (possibly 42") central storm drain will, however, carry additional runoff
generated by the project development plus the cumulative runoff from nearly 40 acres
of off-site tributary areas that is routed from Coast Highway through the site. The
predicted 25 year return peak flow velocity at the outlet of this storm drain is estimated
to be approximately 40 feet per second (Huitt-Zollars, Preliminary Hydrology Report,
EIR Appendix C). The increased runoff velocity at this location is expected to cause

an additional scour of beach sands (greater than existing levels) during 25 year or
greater storm events.

This impact will require mitigation to reduce the potential loss of sand to below
significance. Increasing the size of the dissipator from what is conceptually proposed
(15'x15'x3')! would not be practicable given the location on a beach, which will have
increased use by the public. Therefore, physical replenishment of sand by backhoe or
similar equipment can be accomplished as needed after major storm events. Mitigation
Measure 2-1, in the Hydrology/Water Quality Section, prescribes an engineering study
be conducted to determine the requirements for a mechanical sand replenishment
process at this location after scour caused by large storm events.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

Previously listed Mitigation Measure 2-1 mitigates this impact to below a level of
significance.

CULTURAL/SCIENTIFIC RESOURCES
Significant Effect No. 5-1

Impacts to archaeological site ORA-8/108/110 resulting from the proposed project

may potentially include:

. Compaction of midden and fragmentation of artifacts resulting from the
removal of the mobile homes and the movement of heavy equipment across the
site;

. Destruction of portions of the site due to localized cutting and grading to the

19387 contour minus two feet.

1 The ultimate size of the energy dissipator(s) will be determined by the Final(} (3 0 354 |
Hydrology Study prescribed in SC 2-5. CALENDAR PAGE
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In the absence of more detailed information on site significance, this is considered a
potentially significant impact.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 5-1a The proposed project will destroy remaining portions of archaeological
site ORA-8/108/110. Locus A of the site was largely excavated by
Winterbourne. Locus B has not been scientifically excavated. No
formal evaluation of the potential eligibility of either locus for listing
on the California Register has been completed. Therefore, mitigation
of intact midden deposits encountered during clearance of the site will

include the following:

a) Phase II testing of the intact portions of the site to assess the
importance of the site and to evaluate the site for listing on the
California Register.

The following information should be obtained through Phase
II testing:
1. An assessment of the amount of intact (i.e,

undisturbed) midden deposit that remains on the site;

2. An assessment of the remaining horizontal and
vertical extent of the midden deposit;

3. An assessment of the size and location of any features
such as house floors, and "communal" areas, and the
human burial area, referred to in the 1940 WPA
report as "site A;" and

4. An investigation into the nature and extent of all past
archaeological activities on the property, including an
attempt to locate field notes, and previously excavated
material.

b)  Ifthe intact portions of the site are determined to be important

by a City retained archaeologist, Phase III data recovery shall
occur to obtain a statistically representative sample of

archaeological material from the site Without the [imitations
identified in CEQA Section 210838.2. | CALENDAR PAGQOOESS

The archaeologist shall provide a rep WAt ﬁx\é@mcﬂ@ oS SPA
documenting the conclusions on imp
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portions of the site and Phase III data recovery
recommendations.

c) Areas of intact midden located within public, open space areas
of the project can be avoided through placement of a
protective cap over the archaeological site, and permanent
deeding of the parcel into an open space easement. Capping
procedures shall adhere to the requirements set forth in
CEQA, Appendix K, Section II - B.8, and the recommendations

of the Archaeological Assistance Program of the Department
of Interior Technical Brief Nos. 5, 8, and 12. Construction
activities within this capped area will be restricted to the soil
cap unless approved by a certified archaeologist.

Significant Effect No. 5-2

Removal of the mobile homes and the existing infrastructure at the park will expose the
archaeological site to vandalism and illegal artifact collecting, and these activities may
compromise the scientific value of the testing and data recovery programs.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

M.M. 5-2 The project site will be fenced and suitable security provided to prevent
illegal digging and artifact collecting. Given the documented
significance- of the site, these security measures shall be retained
through the period of cutting and grading in the event that isolated
cultural resources are uncovered following the completion of data
recovery.

Significant Effect No. 5-3

Grading throughout the project could potentially expose significant fossil finds.

oo CALENDAR PAGE 000356
Finding 1 Conmie
MINUTE PAGE :
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Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 5-3 . Prior to any grading or building operations, an Orange County
_ certified paleontologist will be retained to supervise
paleontological monitoring efforts. The paleontologist, or his

designated representative, will be present at the
preconstruction conference for project grading.

J Grading operations throughout the project will be monitored
for paleontological resources under the supervision of the
certified paleontologist.

. In the case of a particularly significant find or a significantly

productive site, provisions will be made in the
building/grading plan to divert impacting activities until
appropriate mitigation is completed.

. The certified paleontologist will have the ability to
temporarily halt or redirect construction activities in the area
of a significant paleontological discovery.

. In areas rich in micro-fossils (as determined during project
grading), removal and washing of soil samples for
microvertebrates, bones and teeth shall be part of the
mitigation.’

. All specimens recovered during monitoring shall be prepared
to a point of identification, freed of excess matrix, and curated
into a scientific institution equipped for their proper care and
analysis.

LAND USE
Significant Effect No. 6-1 - Land Use Compatibility

The project will intensify the land use on a portion of the site. The proposed Resort
Center and single family dwellmg units will change the land use on the site. Also, while
a portion of the site will remain in open space, the open space area will increase with the
project because of the coastal access and Blufftop Park provided with the project. While
the proposed project is generally compatible with the land use mxx in the area, there
may be two areas with land use compatibility issues: the singlesfamit: g
the site to the south, and the Blue Lagoon Condominiums to

i ’ 57
’ ERL‘ENDAR PAGE £ 000357
These issues arise from aesthetic and view compatibility issues, m&h ssed in d 09293
more detail in Section 4.11, Aesthetics/Visual Resources. That lﬁé&ﬂl&m
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the visual encroachment of the proposed project would likely be perceived as a
significant impact. This visual impact also results in a land use impact in accordance
with Significance Criteria C.

The proposed Resort Center may be perceived as a significant change in the land use
visual setting by the house adjacent to the site. Mitigation Measure 6.1 is provided to
reduce this impact to below a level of significance.

‘The proposed project may result in resort villas next to the existing Blue Lagoon

Condominiums at the north end of the site (25-foot setback). The operational
characteristics of the multi-keyed units will be similar to a residential use. The portion
of the site adjacent to the Blue Lagoon Condominiums will have a density of six
DU/ acre, compared to the Blue Lagoon density of 15-22 DU/acre.

The proposed residential units will likely be perceived as a significant change in the
land use visual setting by the Blue Lagoon Condominiums. Because it is unknown at
this time exactly where the proposed buildings would be located on the site, this EIR
takes a conservative view of the effects of the project on the house, and any
intensification would be considered a significant impact. There are no feasible

mitigation measures to eliminate this land use impact, based on the project as analyzed
in the Draft EIR.

Because of other factors, including the proximity of the Blue Lagoon buildings to the
project site, topography, geotechnical considerations, City height limit, and bluff
setback requirements, virtually any development project in this location, as allowed by
the current General Plan, would be perceived as an impact on Blue Lagoon residents.

Project specific Coastal Development Permits (CDPs) will be required prior to
implementation of the project. The City will evaluate each CDP for a number of
factors, including building location, size, height, fencing, and setbacks. As part of the
review of each CDP, the City will review the potential environmental impacts of the
CDP and determine whether the impacts are within those described and analyzed in this
EIR. :

Findings 1 and 3

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

With the implementation of PDFs 11-1, 11-4, and 11-7 through 11-12 in
Aesthetics/Visual Resources, and Mitigation Measure 6-1, all land use impacts but one
are reduced to a level below significance. There is one remaining land use impact at the
northern edge that cannot be mitigated to below a level of significance.

Specific technical considerations described below make infe sqjﬁgghgmtm@OOSSB

measures or alternatives identified in the environmental impact{Teport. N
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Facts in Support of Findings

M.M. 6-1 At the southern edge of the project site, one of the following will be
implemented: a) the Resort Center will have a 100 foot setback from
the property line of the existing single family house, or b) the project
will include a Resort Villa unit between the existing single family
house and the Resort Center with a 25 foot setback between the Villa
and the single family home property line. This measure will be
verified by the Planning Commission at the MCDP level of approval

and by the Design Review Board at a later stage.

As part of the deliberations on the project, the City Council has developed preliminary
conditions of approval. Condition No. 9 imposes height and setback restrictions to
further reduce this impact. Condition No. 9 is reproduced as PDF 11-4 later in these
findings. The only remaining conceivable building height restriction would be to
restrict the residential units within this area to one story with a maximum height of 16
feet (including a pitched roof).

A one-story height restriction would significantly reduce the economic value of the
project because buyers would be inordinately limited in terms of the square footage of
custorn home per square foot of lot, and by the limited views they could obtain from
one-story units, which would be surrounded and dwarfed by Blue Lagoon's three story
units. Such height restrictions would not only impose an economic hardship, they
would likely be of little or no benefit because even 16 foot high buildings would
significantly affect views from the eight Blue Lagoon units. In fact, the view impact
might be even greater on the lower floors of the eight units because the residential lots
and/or building elevations would be wider, resulting in fewer or narrower side yards
that allow view windows toward the water.

In short, because of technical factors, either one or two story residential development
may significantly affect views across this area of the Treasure Island site where
historically the oldest, narrowest, smallest, most flat roofed—and many truly "vacation"
size—travel trailers were located. Their height is no benchmark and has no relationship

to built, in-place dwellings developed to modern building code and zoning standards
in Southern California.

NOISE

Significant Effect No. 9-1 - Short-Term (Construction)

Noise disturbances at adjacent existing residential properties can be expected during
project construction. These disturbances will be due to site preparation and
construction of new buildings. Construction will require the use of heavy equipment,
such as bulldozers, backhoes, loaders, concrete mixers, etc. In addition, trucks, both
heavy and light, will be required to move excavated material and to deliver gravel,

concrete, lumber and other materials. Although construction norwﬂ‘l’btﬁiﬁrﬁlu It
impact, there is a potential for disruption of nearby sensitive re Hﬂ{_seﬁﬁgm R0 0 359

taken to limit the intensity and duration of their noise exposuré
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The operation of such equipment can be expected to result in the generation of both
steady and episodic noise greater than the ambient Ly (residual) levels currently
experienced at noise sensitive areas near the project site.

The maximum noise levels from construction equipmerit operation would range from
67 dB to 79 dB at 200 feet. The City of Laguna Beach General Plan Noise Element
states that the noise level maximum should not exceed the ambient noise level by more
than 10 dB. Whether the construction noise levels will exceed this criterion depends
on the distance to the receiver location and the ambient noise level during the

construction noise episodes.

Existing private residences are located directly adjacent to the project at the north and
south boundaries. These residential properties would be within about 50 feet of site
preparation equipment operations. Potentially, there would be intermittent episades
of intensive maximum noise levels in the 80 to 90 dBA range. The other nearest
residential properties are on the east side of Pacific Coast Highway, within 200 feet of
the project site preparation and/or construction areas. At these locations, there could
be intermittent episodes of intrusive maximum noise levels in the 70 to 80 dBA range.
A private school facility is located east of PCH about 300 feet from the project site.
Episodes of intrusive maximum noise levels in the 65 to 75 dBA range could be
expected at the school property.

The noise levels at off-site properties due to operation of site preparation and building
construction equipment could result in potentially significant impacts.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings -

MM.9-1 Prior to issuance of grading permits, the project applicant shall
incorporate the following measures as a note on the grading plan cover
sheet to ensure that the greatest distance between noise sources and
sensitive receivers during construction activities has been achieved.
This language shall be approved by the Director, Community

Development Department.

1. All construction equipment, fixed or mobile, shall be
maintained in proper operating condition with noise mufflers.

2. Vehicle staging areas shall be located away from- off-site

receivers and occupied buildings on site during the later
phases of project development.

3. Stationary equipment shall be placed jucirtimtemitted-notse——————-—
is directed away from residential areas E Atbgﬁﬁﬂﬁsf’ﬁ%@ OOt‘bO
feasible. .
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These measures shall also be discussed at the pre-grade meeting, as

required by the grading ordinance, and implemented by the contractor
during construction.

SC 9-1 Prior to issuance of grading permits, the project applicant shall
incorporate the limitation on construction hours of operation outlined
in Chapter 7.25 of the City of Laguna Municipal Code. Pursuant to
Section 7.25.050 of the Code, construction hours are limited to between
the hours of 7:00 a.m. and 6:00 p.m..on any weekday. In addition,

Section 7.25.070 prohibits the use of any pile driver, steam or gasoline
shovel, pneumatic hammer, derrick, steam or electric hoist or other
appliance, the use of which is attended by loud or unusual noise, during
the hours of 6:00 p.m. and 7:00 am.

Significant Effect No. 9-2 - Traffic Noise

There will be a small increase in noise exposure levels (CNEL): 0.8 dB and 0.5 dB. The
project's contribution to the future noise levels at Receivers 3 and 4 is less than one
decibel and is not considered a significant increase. No mitigation is required for the
project's contribution to off-site traffic noise increases. The predicted on-site traffic
noise levels at proposed Resort Center and Villa exterior receiver locations exceed the
65 dBA CNEL criterion and constitute a potentially significant impact.

A nine-foot barrier wall at the project site property line would be needed to reduce
predicted exterior noise levels at the residential area. A 14-foot wall would be needed
to reduce ground floor exterior noise levels to below 65 dBA CNEL at the Resort
Center. Exterior noise impacts can be avoided by locating outdoor living areas away
from PCH with setbacks or proper building orientation. This is true for either ground
level or upper floor areas. Balconies, patios, and picnic areas should not be located
adjacent to PCH without sound barrier protection.

Interior noise impacts can be.avoided by upgrading the building facade or reducing the
number and size of windows fronting PCH. Mechanical ventilation, such as air
conditioning systems, should be provided to ensure windows can remain closed for a
prolonged period of time. Building setbacks would also help reduce intrusive indoor
noise attributable to PCH traffic. It should be noted that the ultimate height/length
of any barrier or additional attenuation features will be established as part of the final

acoustical analysis, based on actual construction drawings for future development
within the project site.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Factsin Support of Findings CALENDAR PAGEQ QG 361
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MM. 9-2 Prior to the submittal of applications for building permits for each
structure, the applicant shall submit a final acoustical report prepared
to the satisfaction of the Director, Community Development
Department, showing that the development will be sound-attenuated
to meet City interior and exterior noise standards. The final acoustical
analysis shall calculate the noise impact exposure levels and specify
design features necessary to bring the project into conformance with
applicable City noise standards and policies. Attenuation measures
may include, but not be limited to, exterior barriers, berms, setbacks,

building orientation, architectural treatments (double paned windows,
thicker stucco, etc.), or air conditioning systems. The final acoustical
analysis shall be prepared by an expert in the field of acoustics.

Pursuant to Conditions 20 and 25, if a sound wall/fence is built, it shall
not be higher than six (6) feet above the centerline of Coast Highway.

Determination of whether or not to build a sound wall will be made by
the Planning Commission based on design and an acoustical study.

A sound wall shall be allowed only if no other reasonable methods are
feasible.

Any proposed walls along Coast Highway should be designed to
optimize the views into the site. This will include breaks in the wall
to allow additional public view corridors.

MM. 9-3 In conjunction with the issuance of building permits for each structure,
documentation shall be provided to the Director, Community
Development Department, demonstrating that all mitigation measures

identified in the approved final acoustical report required by
Mitigation Measure 9-2 have been incorporated into the project.

AIR QUALITY
Significant Effect No. 10-1 - Short-Term (Construction)

Fugitive Dust

Estimated fugitive dust (PMo) emissions due to site preparation (grading, scraping,
etc.) exceed the SCAQMD threshold. Application of SC-10-1 and SCAQMD Rules 402

and 408 are estimated to provide about 50 percent reducti o SSioTs:

Remaining PM,, emissions continue to exceed the SCAQMD rmmgp%m 00362

a significant impact.
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Ezhaust Emissions

Estimated site preparation and building construction mobile equipment exhaust
component CO and NOx emissions significantly exceed the SCAQMD thresholds. The
related ROC emissions exceed the corresponding threshold by a small margin.
Estimated SOx emissions are less than the significance threshold and are judged a less
than significant impact.

Findings 1 and 3

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

With implementation of SC 10-1 and Mitigation Measure 10-1, potential construction
emissions will be reduced; however, remaining emissions have the potential to continue
to exceed the criteria and, therefore, are considered significant impacts.

Specific technological or other considerations described below make infeasible the
mitigation measures or alternatives identified in the environmental impact report.

Facts in Support of Findings

MM. 10-1 Prior to issuance of any grading permit, the applicant shall implement
standard contract specifications requiring instructions to be carried out
by the construction manager to minimize emissions by heavy
equipment. Measures may include but not be limited to: 1).proper
maintenance of equipment engines, 2) use of cleaner burning
equipment or equipment using alternative fuels, 3) avoidance of idling
equipment for extended periods of time, 4) connecting stationary
equipment to electrical facilities, and 5) avoidance of unnecessary
delays of traffic on PCH resulting from blockage of traffic by heavy
equipment.

SC 10-1 Prior to issuance of any grading permit, the applicant shall demonstrate
compliance with SCAQMD Rules 402 and 408 notification
requirements. Submittal of a notification package or detailed dust
control plan to SCAQMD outlines steps that will be taken to comply
with Rules 402 and 408, which restrict fugitive dust emissions.
Potential dust control measures shall include but not be limited to:
daily watering of graded areas, washing of equipment tires before
leaving the construction site, use of SCAQMD approved chemical
stabilizers or soil binders, and discontinuance of constriction activities
during first and second stage smog alerts or when wind gusts exceed
25 miles per hour.

The City examined alternatives that would not exceed the
(Alternative 4, New Mobile Home Park; Alternative 5A, No Prgjects

mm%ocasa

Home Park Conditions; Alternative 5B, No Project/No Develdpipan :
All Public Park; and Alternative 7, All Single Family Residentiay—fs-deseribeé
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EIR and later in these Findings in the Alternatives section, these alternatives do not
meet the project objectives. Furthermore, except for Alternative 4, New Mobile Home
Park, these alternatives are considered infeasible.

Significant Effect No. 10-2 - Long-Term (Operation)

Predicted air pollutant emissions for each component of the project are listed in Table
4.10.E. Estimated project emissions produced by the mobile and stationary sources for

each emissions constituent (pounds per day of CO, ROC, etc.) are compared to the
significance thresholds specified by SCAQMD. Estimated SOx and PM,, emissions are
less than the corresponding SCAQMD significance thresholds, and are considered less
than significant impacts. In the case of CO, ROC, and NOx, the emissions are estimated
to significantly exceed the SCAQMD significance threshold values.

For comparison, the estimated operational air pollutant emissions for the existing
mobile home park (188 units as of April, 1996) at the Treasure Island location are
shown in Table 4.10.F. The existing emissions are generally about one-third to one-
fourth the predicted project operations emissions, and are much less than the specified
significance thresholds. Implementation of the proposed project would replace these
existing emissions with those of the proposed project. Elimination of the existing
emissions can be considered as credits and reduce the project's overall impacts.

" Finding 3

With implementation of SC 10-1 and Mitigation Measure 10-1, potential construction
emissions will be reduced; however, remaining emissions have the potential to continue
to exceed the criteria and, therefore, are considered significant impacts. '

Specific technological or other considerations described below make infeasible the
mitigation measures or alternatives identified in the environmental impact report.

Facts in Support of Finding

SC 10-2 Prior to issuance of certificates of occupancy, the applicant shall provide
verification to the Director, Community Development Department,
that all regulated equipment/activities (i.e., process/heating boilers or
charbroilers) have been permitted by the SCAQMD. All regulated
equipment/activities of emission shall be subject to the requirements
of Regulation XII, New Source Review and other appropriate
SCAQMD regulations, in effect at the time of issuance of certificates.

Through implementation of these rules, new s}j atiomrary-sources-shatl
be required to offset any new emissions such t a&ﬂ‘teéﬁﬁ Rﬁrﬁ&ggﬁooa 64

in emissiqns within the air basin.
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SC 10-3 Consistent with SCAQMD Rule 2202, any hotel use on site employing
more than 250 permanent employees will establish a program to

encourage reduction in vehicle emissions associated with employee
vehicle trips.

SC 104 Prior to site plan approval for the hotel, the applicant shall incorporate
the requirements of the City's Transportation Demand Management
(TDM) Ordinance into the site plan (Chapter 25.94 of the City's
Zoning Code). These requirements are summarized below:

o Carpool Parking - The total parking spaces devoted to
employee parking shall be determined by the Joint
Use/Shared Parking Plan prepared in conjunction with the
Resort Center Coastal Development Permit and at least .15
percent of employee parking shall be designated for carpool
vehicles.

. Bicycle Parking/Shower Facilities - Bicycle parking and locker
facilities shall be provided at a rate of at least five racks for
every one hundred employees and a minimum of two shower
facilities provided, one each for men and women, respectively.

J Transportation Information - An area shall be provided that
offers employees information on available transportation
alternatives to the single occupancy vehicle.

. Transit Improvements - Bus stop improvements, including bus
pullouts, bus pads and right-of-way for bus shelters, shall be
required for all applicable development located on high traffic
volume streets and established bus routes.

J Ridership Program - Purchase of monthly bus passes from the
Laguna Beach transit lines and/or Orange County

Transportation Authority for employees who use transit
regularly.

The project is located in a non-attainment area in which any project that contributes
emissions to the Basin has a cumulative impact on the air quality of the Basin without
adequate implementation of the AQMP. Therefore, the proposed project, in
conjunction with other past, present, and reasonably foreseeable future projects, will
contribute to unavoidable significant cumulative impacts on air quality, if the control
strategies outlined in the AQMP are not adequately implemented.

The conclusion on a significant unavoidable adverse impact is based on conditions in

the air basin and the fact that the threshold of significance is very low. Only very small ____

projects will not trigger the threshold for air quality impacts. The Alternative 00
Sections in the EIR and these Findings analyzed several altern ﬁ&mmfﬁﬁé

alternatives that would have fewer air quality impacts that the proposed project c

NACOR4
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However, these alternatives do not meet the project objectives, and for the most part
are considered infeasible.

Significant Effect No. 10-3 - Local Traffic Carbon Monoxide

Estimated eight hour CO concentrations at all locations except one are within the
federal and State 9.0 ppm standard, and increases are considered less than significant.
. However, CO levels at Receiver No. 8 exceed the federal and State standards. When

the project traffic increment is added, CO levels at the motel or restaurant receiver
locations at Pacific Coast Highway and Diamond Street intersection increase to 0.6 ppm

greater than the federal and State standard, and are considered a potentially significant
impact.

Note that the projected peak hour traffic rates at other signalized intersections on
Pacific Coast Highway (PCH) in South Laguna Beach north of the Treasure Island
project are about the same as for the Diamond Street/PCH intersection. Also, the
general character of the land use is commercial and residential. The sensitive receiver
location at the Diamond Street intersection is considered representative of receiver
locations at other intersections in the area. Thus, there would potentially be
exceedances of the eight-hour CO concentration standard at other South Laguna
locations along PCH and, consequently, the project would result in a significant impact.

Finding 3

The project will result in exceedance of the eight hour CO standard at the Diamond
Street receiver location. Application of PDF 10-1, SCs 10-3 and 10-4, and SCAQMD
Rule 2202 may reduce the project traffic increment which, in turn,.could reduce CO
emissions. Although these items will result in emissions reductions, there is no
guarantee of specific numerical reductions. However, there are no feasible mitigation
measures to further reduce this impact. As such, there remains a significant,
unavoidable adverse impact on CO emissions.

Specific technological or other considerations described below make infeasible the
mitigation measures or alternatives identified in the environmental impact report. This
impact cannot be reduced to below the level of significance because there are no other
development alternatives to the proposed project that would meet the project objectives
and reduce these emissions to below the significance level.

Facts in Support of Findings
The project is located in a non-attainment area in which any project that contributes

emissions to the Basin has a cumulative impact on the air quality of the Basin without
adequate implementation of the AQMP.

The conclusion on a significant unavoidable adverse impact is based on conditions in
the air basin and the fact that the threshold of signiﬁcance is veryfTow. Only very small

Sections in the EIR and these Fmdmgs analyzed several alterrjat
alternatives that would have fewer air quality impacts that the
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However, these alternatives do not meet the project objectives, and for the most part
are considered infeasible.

AESTHETICS/VISUAL RESOURCES

Significant Effect No. 11-1 - Landform Aesthetics (General Effects)

significantly altered. With implementation of the grading concepts as proposed in the
Specific Plan, the site’s topographical features will be modified and integrated into the
design concepts and architecture. As a result, despite the grading quantities proposed
and cuts and fills in excess of 25 feet, the project will not result in modifications to the
terrain that are considered aesthetically adverse. There will be little noticeable

difference between the existing and proposed topography, once all improvements are
in place.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

With the implementation of PDF 1-1 from Section 4.1, Earth Resources/Topography,
the project’s effects on the aesthetic value associated with landforms will be minimized,
and impacts will be less than significant.

Significant Effect No. 11-2 - Obstruction of Public Views (General Effects)

The proposed Specific Plan incorporates PDFs 11-1, 11-4 and 11-10 into the site plan
to assist in preserving view corridors and windows through the site of the distant ocean
and horizon. Use of PDFs 11-1 and 11-4 reduces the impacts of the project from public
views of these resources. By creating view corridors and windows, restricting heights,
imposing setbacks, and sensitively locating buildings, the view from several public
vantages of the ocean and horizon is either enhanced or created, when compared with

the current condition. Several features will be created that did not previously exist,
thus enhancing the aesthetic value.

Pursuant to Conditions 20 and 25, if a sound wall/fence is built, it shall not be higher
than six (6) feet above the centerline of Coast Highway. ' 7

Determination of whether or not to build a sound wall will be made by the Planning
Commission based on design and an acoustical study.

CALENDAR PAGE(J 00367
A sound wall shall be allowed only if no other reasonable meth¢dsa
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Any proposed walls along Coast Highway should be designed to optimize the views
into the site. This will include breaks in the wall to allow additional public view
corridors.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

PDF 11-1 Three reasonably sized public view corridors shall be provided from
Coast Highway through the site to the ocean at the two signalized
entries to the site, opposite Wesley Drive, the entry to the Aliso Creek
Plaza Shopping Center and a site below the Wesley Drive view
corridor, and shall be shown on the Resource Management Plan in the
LCP Amendment. Mature growth height limits and maintenance
schedules (types and frequency of pruning) for all vegetation that
potentially impact views shall be specified. All landscaping shall be
installed in accordance with the approved landscaping plans.
Thereafter, the landscaping shall be continuously maintained
(including replanting as necessary) in compliance with the approved
landscaping plans, unless such plans are subsequently revised and

approved by the City or are exempt as specified in Municipal Code
Section 25.05.040(B).

A blufftop park will be provided to enhance viewing opportunities for
the general pubhc and resort area visitors/residents. This PDF is
included in the Resources Management Plan of the Specific Plan as the
Land Dedication Program.

PDF 11-3 To the extent possible, arborist identified specimen trees and shrubs
existing within the site, including any candidate heritage trees, except
for eucalyptus, which are rapidly grown from smaller stock, shall be
boxed and replanted within the Resort. Trees along Coast Highway
shall be pruned at least once a year (refer to Condition No. 30 of Local
Coastal Program Approval Resolution). As outlined in Section 3.2,
Project Characteristics, the Land Use Plan proposes to upgrade
landscaping and parkway facilities adjacent to Coast Highway,
including a 25 foot Scenic Highway setback along Coast Highway, as
needed to protect these resources. This PDF will be verified through
site plan and landscape/streetscape approval by the Planning
Commission, in conjunction with Coastal Development Use Permit(s).

PDF 114 Restrict building heights within the project F'—-_“ e VIEWS OVer
the project site structures to the Pacific Ocean § ) EQOO '?(,8
allowable heights as established by the cpmditiors— e '
(Condition No. 9 of Local Coastal Program A
as follows:
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Resort Center Hotel

- 30 feet above existing grade as established by an
Existing Grade Map that basically reflects the
existing grade of the site prior to the terracing of the
site for the mobile home park and utilizing the 100-
foot squares per City Municipal Code Section
25.52.006. The Existing Grade and 100-Foot Squares

—Maps-shall-be-incorporated-into-the LCP-Amendment.
Maximum height for architectural projections,
including roof structures for the housing of
mechanical equipment, sloping roofs over public areas
of the hotel (e.g., lobby and ballroom), elevator towers
and chimneys, shall not exceed an additional six feet.

- No additional building setback requirement

- Performance standard of terracing the Resort Center
Hotel structure(s) with the existing topography. The
three view corridors, as required in Condition Number
33, shall be considered in the design of the project.
Articulation techniques including, but not limited to,
separation, off-sets, terracing and reducing the size of
any one element in the structure should be used to
reduce the appearance of mass.

- No portion of any building shall exceed 20 feet above
the centerline of Coast Highway at the closest point
between the building and highway with the exception
that architectural projections, including roof
structures for the housing of mechanical equipment,
sloping roofs over public areas of the hotel (e.g., lobby
and ballroom), elevator towers and chimneys, shall
not exceed an additional six feet.

Resort or Residence Villas (unless included in the Resort

Center Hotel, in which case the height standards for the

Resort Center Hotel shall apply).

- 30 feet above finish or existing grade, whichever is
more restrictive

- Additional building setback required as a guideline
only

- Performance standard of terracing the Villas with the
existing topography

Residential Estates (single family residences)

- Height standards shall be as specified in the R-1 Zone
of the City’s Municipal Code -

- Additional building setback requlred

Residential Estates (single family resxdences in the area

south of the Blue Lagoon guest par

- Height standards shall be as s
of the City’s Municipal Code, i iR
basis of measurement to be frdm finished or nature(x} @Q
grade, whichever is more restrMUTE PAGE 285
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- Additional building setback required

- Additional height restriction of a sloped plane starting
at an elevation of 97 feet above mean sea level at the
Blue Lagoon Condominiums and extending down to
an elevation of 86 feet above mean sea level at the
average center of the pads proposed for single-family
residences closest to the blufftop park

. Amend the LCP's Design Guidelines Section 14.5.6 (View

Pr esemtlon

- Amend No. 3 to read, "Special sensitivity shall be
given to creating view corridors between the
Residential Estates. This may be accomphshed by
increasing structural setbacks and/or using some
single-story design elements."

- Amend No. 5 to read, "Special sensitivity shall be
given to the issue of privacy intrusion. This issue can
be addressed by offsetting window orientation,
avoiding the placement of decks and balconies in
locations of privacy conflicts, and with appropriate
landscape screening techniques.”

- Add a new No. 7 to read, "As part of its review of the
Project CDP for the Resort Center, the Planning
Commission and Design Review Board shall evaluate
existing views from Blue Lagoon condominiums,
Coast Highway, residences above the Aliso Creek
Plaza Shopping Center and Fred Lang Park, and, if
possible, ensure that they are preserved to the
maximum reasonable extent in the light of and
balancing all of the LCP's policies and objectives.
These views may also be enhanced by the proper
maintenance and selective thinning of trees along
Coast Highway and within the site."

Per the Specific Plan, preserve three public view corridors from Coast
Highway as described in PDF 11-1.

This PDF will be verified through site plan approval by the Planning
Commission, in conjunction with Coastal Development Permits.

PDF 11-10  Special sensitivity shall be given to creating view corridors between the
Residential Estates. This may be accomplished by increasing
structural setbacks and/or using some single story design elements.

Special sensitivity shall be given to the issue of privacy intrusion. This

issue can be addressed by offsetting window orientation, avoiding the

placement of decks and balconies in locations of privacy conflicts, and

with appropriate landscape screening techniqups. y
CALENDAR PAGE 000270

As part of its review of the Project CDP for the Resort Center, the cog6

Planning Commission shall evaluate existing vipwHiRgmeBwa&gzoon CCSLt

condominiums, Coast Highway, residences above the Aliso CreeR Praza
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Shopping Center parking lot and Fred Lang Park to ensure that they
are preserved to the maximum reasonable extent in the light of and
balancing all of the LCP's policies and objectives. These views may
also be enhanced by the proper maintenance and selective thinning of
trees along Coast Highway and within the site

M. M. 11-2 Obstruction of Public Views

Building heights of the project as viewed from Fred Lang Park shall
generally not exceed those shown in the visual analysis View 2A,
“unless the Planning Commission determines that such a change will
not create a new significant impact.

Significant Effect No. 11-3 - Light and Glare/Solar Access (General Effects)

Implementation of the proposed project is expected to result in increases in light and
glare intensities when compared with the existing trailer park uses. Depending on the
ultimate lighting intensity and placement, the effects could be significant, as indicated
in ISC 11-C and ISC 11-D. With the proposed resort style villas and the hotel, lighting
will be used for a variety of purposes, including security, accent, signage, and direction.
‘While the mobile home park also incorporated lighting into the park to accomplish
similar objectives, the scale, quantity, and intensity of mobile home park lighting is
significantly lower than expected for the project. In addition, the proposed project will
provide public access through the project site to the sandy beach area. It is expected

that lighting features for public access purposes would be a secondary source for
relatively intense illumination.

Proposed project structures and landscape materials could potentially interfere with the
maintenance of solar access (ISC 11-C), particularly for the Blue Lagoon complex.
Building heights will be greater with the proposed uses, and the proposed landscape
materials (type, ultimate height, location, etc.) could interfere with potential adjacent
solar access opportunities during certain portions of the year. In the absence of a
shade/shadow plan (which requires a building layout plan), it would be expected that
shadows from adjacent resort villas would extend into the Blue Lagoon complex.
However, both height and setback restrictions will control the shadow effects. The
maximum height proposed for the villas adjacent to the Blue Lagoon complex is 32 feet
and 28 feet; the 25 foot and 15 foot setbacks along the Blue Lagoon complex interface
should assist in minimizing the potential for shadow encroachment into the existing
structures (see PDF 114 for the conditioned heights). In addition, adherence to PDF
11-8 will assist in reducing large blocks of shade into the adjacent parcels. As a result
of site orientation, shadow encroachment may occur in the morning hours into the
existing Blue Lagoon complex along the western project boundary. The encroachment
would occur primarily in paved and parking areas, with building surfaces avoiding long-
term daily encroachment.

Finding 1 CALENDAR PAGS00371

Changes or alterations have been required in, or incorporated qwt\fbergrﬁ&%ghlc} {}(}328’?
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Facts in Support of Findings

MM. 11-8a  Prior to Design Review approval, the applicant shall prepare a lighting
plan for approval by the Design Review Board. The plan shall
demonstrate that lighting intensity does not adversely affect adjacent
uses, directly create glare from off-site views, or detract from the
tranquility of the coastal zone environment.

M.M. 11-8b  Prior to design review approval of the CDP, the applicant shall prepare
a solar access plan for approval by the Design Review Board
demonstrating that project structures, landscaping or other features do
not impair solar access opportunities for adjacent properties.

Significant Effect No. 11-5 - Effects on Specific View Locations
View 7

From View 7, views of the proposed residential units will replace views of the existing
mobile homes. As noted in the graphic, the proposed units are substantially greater in
mass and bulk than the smaller mobile home structures. This view presently has views
of the ocean through breaks in the landscaping. Despite the addition of project features,
some of the desired visual features remain unaffected. With the proposed layout, the
residential units obscure the ocean and horizon in only a few locations, preserving some
views or windows of ocean and horizon in the distance. In addition, abundant project
landscaping will soften the architectural features in the view frame, and assist in
blending the project with the existing vegetation. Overall, the pre- and post-project
conditions are not significantly different, when considering the views of the ocean and
horizon. The Draft EIR determined that the change in this view is not a significant
impact based on 1) the amount of ocean view in the before and after project scenarios;
and 2) the distance (about 110 feet) between the buildings and the project site, which
are separated by a parking lot. However, the EIR also notes that the project would
result in a significant unavoidable land use impact (change in land use and
intensification of land use) because of the aesthetic effects of this change on the Blue
Lagoon condominium project units directly adjacent to the site.

As a result of the comments received on the Draft EIR and the Planning Commission's
consideration of this issue, the Final EIR concludes that there is a significant impact at
View 7. This is based on the fact that the units in the building illustrated on View 7
have ocean/horizon views from their living area/bedroom across the Blue Lagoon
parking lot and the project site. Views from the other side of the units (to the
north/ northeast) are of other Blue Lagoon buildings and facilities. “Thus, for these
units, their main ocean/horizon view is across the project site. This contrasts with the
units shown in View 9, which also have ocean views to the west from their living room.

This significant impact at View 7 is a part of the general land lLe Angrelanad W@g@ 00372
impact identified in the Draft EIR.

MINUTE PAGE COBR2&E
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View 8

In this view, the proposed residential units will replace views of the Pacific Ocean and
horizon through the glass windbreak. At 28-foot vertical heights, the structures will
encroach into the skyline up to or over the windbreak throughout the view frame.
Views of the Pacific Ocean and horizon through breaks in the landscaping from pool
area vantages will be obscured by project features. Despite the use of landscape
materials to assist in screening the structures, the views from the pool area will be
significantly changed from current conditions. This is a significant adverse impact.

View 9

Views of the proposed residential units will replace or substitute views of the mobile
homes. However, with minor exceptions, views of the Pacific Ocean and horizon
remain substantially unaffected by the proposed project. A negligible amount of ocean
will be obscured in the view frame by the resort villas; however, the overall character
of the view frame is retained. It should be noted that this view is not the primary (i.e.,
living room and bedroom) view for condominium units in this building. This view is
from the dining area/kitchen and bedroom windows (see previous discussion in the
Existing Setting subsection). Primary views of the Pacific Ocean from these units
remain unaffected by the proposed project.

The proposed residential units will likely be perceived as a significant change in the
visual setting by those Blue Lagoon residents represented by View 9. Because it is
unknown at this time exactly where the proposed buildings would be located on the
site, the analyses provide a general description (based on proposed LCP/Specific Plan
development guidelines) of potential view effects. As indicated in the photo, when
compared with the existing setting, some encroachment from project buildings into the
distant ocean setting may occur. Although the amount of encroachment will not be
determined until actual site plans and building plans are available, taking a conservative
view of the effects of the project on View 9, any encroachment would be considered a
significant impact. There are no feasible mitigation measures to eliminate this impact.
Because of other factors, including the proximity of the Blue Lagoon buildings to the
project site, topography, geotechnical considerations, City height limit, and bluff
setback requirements, virtually any development project in this location, as allowed by
the current General Plan, would be perceived as an impact by Blue Lagoon residents.

Finding 3

Overall Visual Impact

The project would result in a significant unavoidable land use impact (change in land
use and intensification of land use) because of the aesthetic effect of this change on the
Blue Lagoon Condominium project units directly adjacent to the site. There will also
be an overall visual impact as a result of the change in land use and intensification of
land use.

. . . . . DAR PA
Specific technological or other considerations outlined below—na] ENRAREA
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mitigation measures or alternatives identified in the environmgd
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Facts in Support of Finding

The Conditions of Approval include Condition No. 9, which further restricts heights.
No further reduction is considered feasible, as detailed below.

The feasibility of developing a project below the grade of Coast Highway "where
topography allows" has also been analyzed. The project's objectives, as stated in
Section 8.5 of the Environmental Impact Report (SCN 96081028), are: 1) provide for
a_destination resort, with extensive scale and program requirements as a visitor-serving
use; 2) provide for public open space in the form of a Blufftop Park, public beaches and
a scenic highway easement area; 38) provide for new public access to the park and
beaches; and 4) provide for conventional and innovative residential uses compatible
with the resort. When these project objectives are considered together, the objectives
require the complete use of the 30 acre site. The length and vertical curve of Coast
Highway and the relatively large and flat mesa character of the topography as it adjoins
the right-of~-way makes building below the grade of Coast Highway a very limiting
factor. In fact, if the project was constrained to be built below the grade of Coast
Highway, and if a 30-foot structural height limit was assumed, at least 1/3 of the site
would be restricted from structural development. This is an unacceptable limit to the
City and the owner/developer because it does not allow for a destination resort project
that could be financed and constructed. Therefore, due to the need to utilize the entire
site to satisfy the project's objectives, the site's topography does not allow for a viable
project to be built below the grade of Coast Highway.

The only remaining conceivable building height restriction would be to restrict the
residential units near the Blue Lagoon condominiums to one story with a maximum
height of 16 feet (including a pitched roof). A one-story height restriction would
significantly reduce the economic value of the project to the applicant because buyers
would be inordinately limited in terms of the square footage of custom home per square
foot of lot, and by the limited views they could obtain from one-story units, which
would be surrounded and dwarfed by Blue Lagoon's three story units. Such height
restrictions would not only impose an economic hardship, they would likely be of little
or no benefit because even 16 foot high buildings could significantly affect views from
the eight Blue Lagoon units. In fact, the view impact might be even greater on the
lower floors of the eight units because the residential lots and/or building elevations

would be wider, resulting in fewer or narrower side yards that allow view windows
toward the water.

In short, because of technical factors, either one or two story residential development
may significantly affect views across this area of the Treasure Island site where
historically the oldest, narrowest, smallest, most flat roofed—and many truly "vacation"
size-travel trailers were located. Their height is no benchmark and has no relationship

to built, in-place dwellings developed to modem building codes and zomng standards
in Southern California.

Another method that was tested to potentially reduce visual 1rnpacts was to dig down
to create lower elevation pads for the residential units. In faqt tieappticant-with-be
required to lower the current elevation of the trailer park arg

condominium parking lot by approximately five feet verti¢s
property line to reduce visual impacts.
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To reduce the visual impact on the eight condos in Blue Lagoon to a level of
insignificance would require lowering the elevation of an approximately 1.7 acre area
by approximately 15 feet along the common property line with the Blue Lagoon
parking lot. This amount of cut would result in expensive/unattractive retaining walls
and/or the loss of significant usable land (approximately 16,000 square feet) within the
property due to steep (2:1) slopes that have no functional use. Such additional
excavation would result in inordinate grading and export costs, increased haul truck
traffic, and potential drainage problems compared to the current project. Additionally,

S : the already steep road down from Coast Highway to serve this area could not descend ]

quickly enough to reach the inland elevation of the lowered area, so the road would
have to be elevated above the residential units, proceed to a point near the bluff, then
loop back as a duplicate road or driveway, which would result in significant unusual
costs and the loss of more usable land within the property. In short, there are
significant physical, economic, and technical problems with lowering the area in front
of the Blue Lagoon parking lot by more than the five feet that the City will require.

Mitigation Measure 11-2 will ensure that impacts are not increased at View 2A.

PUBLIC SERVICES AND UTILITIES
Significant Effect No. 13-1 - Need to Upgrade Wastewater/Sewage Facilities

The South Coast Water District (SCWD) has indicated that the district has adequate
water and sewer capacity to serve the anticipated demand of proposed project uses.
However, the existing lift station at the Blue Lagoon Condominiums may require
upgrades. The source of water for domestic and fire prevention service for the project
will be the existing facilities located adjacent to the project site within Coast Highway.
The District’s General Manager, Michael Dunbar, has indicated that the existing lift
station at Blue Lagoon is currently operating at capacity.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 18-1 Project specific engineering analysis for project wastewater facilities
will determine whether modifications to the existing lift station are
required. Ifimprovements are required, plans indicating the necessary
improvements to the Blue Lagoon wastewater lift ‘station will be
submitted to and approved by the SCWD's General Manager prior to
the approval of the final tract map. Costs for the necessary
improvements will be provided for, on a fair shire basis; as determired
by the SCWD. Verification of the approval lg RESRRSAR yhAgﬁOOa’?S
Community Development Director. If necessarjy; adequatewastewater 7
facilities will be provided through other methogdsaingtpding but I A |

limited to an on-site lift station.

N
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e Access), and a correlating need for increased lifeguard services and beach maintenance

Significant Effect No. 13-2 - Increased Need for Lifeguard and Beach Maintenance Services

Since no services are currently provided to the beach at Treasure Island, the City will
need to either contract for new services with the County of Orange or conduct the
services through the City. An increase in beach use can be expected as a result of the
proposed project’s coastal recreation emphasis (see Section 4.12, Recreation and Public

is anticipated.

The project includes dedication of the beach to a public entity. It has not been
determined whether this will be the City or the County.

An impact would occur if appropriate services and maintenance could not be provided.
CEQA limits the evaluation of economic or social effects of a project in an EIR because
the focus of analysis shall be on physical changes. The CEQA Guidelines, Section
15131, provide that an "EIR may trace a chain of cause and effect from a proposed
decision on a project through anticipated economic or social changes resulting from the
project to physical changes caused in turn by the economic or social changes." If the
beach were not maintained, there could be physical effects of the dedication of the beach,
primarily from trash left by visitors. The following summary of the potential economic
aspects, which could lead to physical effects, is based on the Fiscal Impact Analysis
prepared by Alfred Gobar Associates, May, 1997 (see Appendix K).

If the beach is dedicated to the City, there will be no economic effects because of the
overall fiscal benefit of the project. If the beach is dedicated to the County of Orange,
costs would exceed the revenues provided through property tax assessments. Based on
the fiscal study, the shortfall would be $194,316 per year.

Limited opportunities exist to address the financial impact of providing lifeguard and
beach maintenance services by imposing exactions on the Resort Center operator or
future residents of the project. Because the project includes dedication of the beach to
a public entity for use by the general public, the provisions of Proposition 218 set forth
in Articles XIII C and D of the California Constitution prohibit assessing future
homeowners of the project or the Resort Center operator for the cost of lifeguard and
beach maintenance services. In addition, California Government Code Section 65913.8
prohibits the imposition of operations and maintenance costs on a project applicant
when such costs are attributable to a public facility required as a part of the project.

Finding 1

Changes or alterations have been required in, or incorporated into, the prOJect which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

MM. 13-2 Prior to issuance of certificates of use and occupg g3 00 3"’6
demonstrate to the satisfaction of the City Manjp 2
has been reached between the appropriate partig A gEbeaC DGR
dedication) to ensure appropriate funding of Beach-Fremtenanceand—

-
-
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lifeguard services. Possible methods for reaching agreement include
but are not limited to the following:

o Funding contribution by the Resort Center or master
homeowners association.

. If the beach is dedicated to a public entity other than the City,
prior to the opening of the beach to the general public, the

C ify may.enter. into.an agreement withihe_CoungLor_other
appropriate party (depending on beach dedication) to ensure
appropriate funding of beach maintenance and lifeguard
services from tax revenues, including bed tax, received by the
City from the project.

Significant Effect No. 13-3 - Schools

Given the trend within the District of 3.5 percent enrollment growth per year, on
average,' projected enrollment would not reach existing capacity until the year 2008-
09. Including the 16 total students anticipated to be generated by the construction of
homes within the Treasure Island Redevelopment project, the projected enrollment still
does not reach capacity until the year 2007-08. This is a conservative approach, since
nine students are already enrolled. These projections, detailed in Table 4.18.1, assume
a continuation of the District's desire to limit classroom size to an average of 27
students. Given the lack of large undeveloped parcels in the district boundaries, it may

not be reasonable to assume that a 3.5 percent enrollment growth per year will continue
in the future.

Based on these projections, it is anticipated that, with or without the construction of the
homes within the Treasure Island Redevelopment project, capacity will be available for
additional students within the Laguna Beach Unified School District for the next 11
years, at the District’s desired average classroom size of 27 students. Should the
District decide to increase the average number of students per classroom to 30 students,
capacity could be extended within existing school facilities for an additional three years,
or until the year 2,010. Another method for increasing capacity is changing to year-
round school operations.

Maximum Statutory School fees (pursuant to Government Code Section 53080 et seq.
and 65995 et seq.) are $1.84 per square foot of residential development per dwelling
unit. This translates to approximately $6,440.00 per unit based on an average size of
8,500 square feet. The School District’s response to the NOP indicates the District’s
position (see Appendix A, NOP and Responses), i.e., that the proposed project will
result in a significant impact unless substantial fees (beyond the statutory school fees)

1 Based on enrollment data received from the Laguna Beach Unified School
District for the years 1987 through 1997, as presented in Table 4.13.5 of this

report. .
CALENDAR PAGECOOS??
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are paid. The School District is seeking $10,225 per unit. The District's letter indicates
that, because of the age of their facilities, “major reconstruction or replacement of
school facilities will be required to accommodate projected growth within District
boundaries and to add the appropriate classroom space to meet the needs of current and
future educational programs.”

Depending on a number of variables, as shown by the different approaches and numbers
as summarized in the EIR, it would be possible to conclude that the level of impact will
be less than stated by the District. On that basis, it could be concluded from a CEQA

standpoint that no additional mitigation is required. However, the School District is
assumning higher costs and, to ensure that the applicant and the School Dlstrxct reach
closure on this issue, the measure below is included.

Finding 1

Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant effects on the environment.

Facts in Support of Findings

M.M. 18-3 Prior to the issuance of building permits by the City of Laguna Beach,
the owner of the property shall enter into a written ‘mitigation
agreement with the Laguna Beach Unified School District mitigating
the impacts the owner’s project will have on the school district’s school
facilities. The mitigation agreement will require the owner to pay the
sum of $10,225 or the mitigation payment amount for residential
detached units, which includes guest houses or guest rooms as defined
by City of Laguna Beach Municipal Code Section 25.10.004, as justified
by the then current adopted school district’s justification study,
whichever amount is greater, per residential detached unit. The
mitigation agreement will also require the owner to pay the District
the then current residential statutory school fee amount or the
mitigation payment amount for residential attached units as justified
by the then current adopted school district's justification study,

whichever amount is greater, per residential attached unit.--The

mitigation agreement will also require that any commercial/industrial
development, as defined by Government Code Section 65995, shall be
mitigated by the payment of current commercial/industrial statutory
school fee amounts pursuant to Government Code Sections 65995 and
66000 et seq., and Education Code Section 17620 et seq. or $0.31 per
square foot of chargeable covered and enclosed space, whichever
amount is greater. The $10,225, $0.31, and other mitigation payments
amounts shall be increased effective January 1, 1999, and annually
thereafter from January 1, 1998, by the change in the Marshal-Swift

Class D Wood Frame Index, or if this inde ﬁ?ﬁmng any
comparable index as reasonable determined by

In the event that any commercial unit is
commercial/industrial development for purposés-e
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Section 65995, and is therefore considered a residential unit, the
owner(s) of such unit(s) shall pay to the District the then current
residential statutory school fee amount or the mitigation payment
amount for residential attached units as described above, less any
previously paid statutory school fee amount.

The provisions herein relative to mitigation of school facility impacts
shall be binding on the District, owners of the property within the

project area, and their successors, notwithstanding the provisions of
any existing or future legislation, ordinance, resolution, regulation,
policy or court decision issued or adopted by any court, the State of
California or subdivision thereof which either decreases and/or
eliminates statutory school fees and/or mitigation payment amounts.

ALTERNATIVES

CEQA requires that an EIR describe a range of reasonable alternatives to the project,
or to the location of the project, that could feasibly attain the basic objectives of the
project, and that it evaluate the comparative merits of the alternatives.

One of the key purposes of the alternatives analysis in an EIR is to focus on alternatives
capable of eliminating identified unmitigated significant environmental effects or
reducing them to a level of insignificance, even if these alternatives will not attain the
basic project objectives or are more costly.

In addition, the "no project” alternative shall be evaluated along with its impact. The
"no project" analysis shall discuss the existing conditions, as well as what would be
reasonably expected to occur in the foreseeable future if the project were not approved.
Where, as in this project, significant environmental effects remain even after application
of all feasible mitigation measures identified in the Final EIR, the decision makers must
evaluate the project alternatives identified in the Final EIR. Under these
circumstances, CEQA requires findings on the feasibility of project alternatives.
“Feasible” means capable of being accomplished in a successful manner within a
reasonable time, taking economic, environmental, legal, social, and technological factors
into account (CEQA Guideline Section 15364). Factors that may be taken into account
when addressing the feasibility of alternatives are site suitability, economic viability,
availability of infrastructure, general plan consistency, other plans or regulatory
limitations, jurisdictional boundaries, and whether the proponent can reasonably
acquire, control or otherwise have access to the alternative site. If there is a feasible
project alternative, the decision-makers must decide whether it is environmentally

superior to the project. All project alternatives considered must be ones that could
feasibly attain the basic objectives of the project.

The project objectives are repeated below for reference:

1. Provide visitor serving/resort commercial uses on thfsite:

CALENDAR PAGEGOG37I
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-

2. Provide public open space/recreation, with public ow:
between mean high tide and the base of the bluff, inclu
points (and Goff Island), and pocket beaches.

-
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3. Provide for public access to the beach, including:

- Vertical access from Coast Highway and the project site safely and
conveniently down to the large sand beach

- Horizontal access along the length of the beach

- Access to the beach for the general public, including the physically
handicapped, as well as lifeguard and emergency personnel and
equipment

- Off-street parking for the general public, in addition to that provided
to resort guests and employees

4. Limit the degradation of marine resources (tidepools, beach coves, and
intertidal resources) on the project site that may occur with increased public
access.

5. It is the applicant’s objective to provide conventional and innovative residential

uses compatible with resort commercial visitor uses to provide financial
feasibility for the project.

Based upon these objectives and comments from the public, the City considered and
evaluated the alternatives as addressed below.

ALTERNATIVE 1 - ALL HOTEL/CONFERENCE CENTER, 500 ROOMS
Description

This alternative consists of a 500-room hotel/conference center on 21.6 acres and open
space/conservation/recreation on 8.49 acres. Similar to the proposed project, this
alternative includes public dedication of the beach and bluff face. There would be a 25-
foot blufftop setback. This alternative provides about one-third acre less open space
than the proposed project, and provides for substantially the same footprint of the open
space. A new ramp (within the hotel acreage) would provide access to the beach. Itis
likely that this alternative could include some type of bluff top walkway; however, there
is no design for this alternative, so such a walkway is not illustrated on the figure.
Maximum building height would be 30 feet, or two and one-half stories, as provided by
the Commercial Hotel-Motel zoning.

Environmental Effects/Comparative Merits

This alternative is expected to generate 5,160 daily trips, with 4 FsT ipsimtie
hour and 451 trips in the p.m. peak hour. In comparison to thg
alternative will generate almost two and one-half times the anfowr

traffic and over one and one-half times the amount of p.m. pea




Hotel/Conference Center Alternative will generate more trips than any other
alternative.

With 500 guestrooms and 18,200 square feet of conference/meeting areas, this
alternative provides a substantially larger commercial/visitor serving facility than the
proposed project. Tax revenue, including bed tax to the City from this alternative,
would be incrementally higher than the proposed project. This alternative would meet
objectives 1 through 4, providing visitor serving/resort commercial uses and also

____ providing public open space and public access to the beach. This alternative does not.
provide for any residential uses.

Finding

This alternative does not avoid or substantially lessen any significant effects of the
project; this alternative would generate more trips than the proposed project.
Therefore, this alternative is not environmentally superior to the proposed project.

ALTERNATIVE 2 - 300 ROOM HOTEL AND R-1 RESIDENTIAL
Description

This alternative entails the following uses: a 300 room hotel on 10.75 acres, R-1
residential (30-35 units) on 10.76 acres, and open space/conservation/recreation on
8.58 acres. The hotel would be on the northern portion of the site, adjacent to the Blue
Lagoon condominiums, and the residential would be in the southern portion. The
density of the R-1 portion would be 3-7 du/acre. This compares to a 6 du/acre for the
Resort Villa portion of the proposed project.

Similar to the proposed project, this alternative includes public dedication of the beach
and bluff face. There would be a 25 foot blufftop setback. This alternative provides
about one-quarter acre less open space than the proposed project, and provides for
substantially the same footprint of the open space. A new ramp (within the hotel
acreage) would provide access to the beach. It is likely that this alternative could
include some type of bluff top walkway within the hotel area; however, there is no
design for this alternative, so such a walkway is not illustrated on the figure. Maximum
building height of the hotel would be 30 feet, or two and one-half stories, as provided
by the Commercial Hotel-Motel zoning. Maximum height for the R-1 residential
would be 25 feet.

Environmental Effects/Comparative Merits

Alternative 2 will generate 3,540 daily trips, with 286 trips in the a. m. peak hour and
326 trips in the p.m. peak hour. This is about 14 percent fewer daitytripst -

proposed project. However, the peak hour trips are higher. Rﬁuﬁﬁ\(\ggt() 35
generate about 60 percent more trips on an a.m. peak hour b

project, and about 20 percent more trips on a p.m. peak hour b slbe“NUTE PAGE £082E '7
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__Finding

This alternative increases the aesthetic impact at the Blue Lagoon Condominiums. This
alternative provides a slightly larger commercial/visitor serving facility than the
proposed project (50 more guestrooms). Tax revenue, including bed tax to the City
from this alternative, would be incrementally higher than the proposed project. This
alternative project meets all of the objectives, but this alternative is not
environmentally superior to the project.

In consideration of the increased aesthetic impact at the Blue Lagoon Condominiums
and the increased peak hour trips, this alternative is not considered environmentally
superior to the proposed project.

ALTERNATIVE 3 - 250 ROOM HOTEL AND R-3 RESIDENTIAL

Description

This alternative consists of a 250-room hotel on 8.34 acres, R-3 residential on 13.2
acres, and open space/conservation/recreation on 8.48 acres. Similar to the proposed
project, this alternative includes public dedication of the beach and bluff face. There
would be a 25-foot blufftop setback. This alternative provides about one-third acre less
open space than the proposed project, and provides for substantially the same footprint
of the open space. A new ramp (within the hotel acreage) would provide access to the
beach. It is likely that this alternative could include some type of bluff top walkway;
however, there is no design for this alternative, so such a walkway is not illustrated on
the figure. Maximum building height for the hotel would be 30 feet, or two and one-
half stories, as provided by the Commercial Hotel-Motel zoning. Building heights for
the R-3 residential would be between 30 and 35 feet. The intensity of the hotel is
similar to Alternative 2. This alternative provides almost 30 rooms per acre of land,
compared to 20 rooms per acre for the proposed project.

Environmental Effects/Comparative Merits

This alternative, with a minimum of 209 residential condominium units, will generate
3,770 daily trips, with 280 trips in the a.m. peak hour and 343 trips in the p.m. peak
hour. This alternative will generate over 50 percent more trips on an a.m. peak hour

basis than the proposed project, and about 25 percent more trips on a - p.m. peak hour
basis.

With the maximum of 306 residential condominium units, this alternatxve is expected
to generate 4,240 daily trips with 312 am. peak hour trips and 3 (o) ;
This alternative will generate over 70 percent more trips on an §.
40 percent more trips on a p.m. peak hour basis than the propg
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This alternative provides the same number of guest modules as the proposed project.
However, there are more rooms per acre for the hotel, so this is a more intense use of
the site. Tax revenue, including bed tax to the City from this alternative, would be
similar to the proposed project. This alternative project meets all of the objectives, but
this alternative is not environmentally superior to the project.

This alternative does not avoid or substantially lessen any significant effects of the
project. This alternative has greater traffic impacts than the proposed project. For
these reasons, Alternative 3 (250 Room Hotel and R-3 Residential) is not
environmentally superior to the proposed project.

ALTERNATIVE 4 - NEW MOBILE HOME PARK

Description

This alternative consists of a new, 142-unit mobile home park on 20.69 acres and open
space/conservation/recreation on 9.4 acres. Similar to the proposed project, this
alternative includes public dedication of the beach and bluff face. There would be a 25-
foot blufftop setback. This alternative provides slightly more open space than the
proposed project, and provides for substantially the same footprint of the open space.
However, there is no new ramp to provide access to the beach. Maximum building
height would be 18 feet with a pitched roof, or one story.

Environmental Effects/Comparative Merits

This alternative avoids or substantially lessens significant visual and land use effects
of the project; however, this alternative meets only two of the basic project objectives.
This alternative, as described herein, does not provide the same benefits, such as public
access to the beach or additional parking for beach users. Tax revenue, including bed
tax to the City from this alternative, would be lower than with the proposed project.
The fiscal viability of this alternative is questionable.

This alternative would meet objective ¢, providing public open space. No visitor
serving/resort commercial uses would be provided. Public access to the beach would
be allowed; however, with a mobile home park on the upper portion, no specific access
or ramps are provided. Furthermore, no parking for public use is provided. This
alternative provides residential uses, as listed in objective number 5.

Finding

The New Mobile Home Park Alternative avoids or substantially lessens the s1gmﬁcant
visual and land use effects of the project; however, this alternatiye-rre s
basic project objectives. This alternative, as described herein
same benefits, such as public access to the beach or additional galaag J

, including bed i i tivie uldbl tha
Tax revenue, including bed tax to the City from this alterna onTE eP Aogeér lb C’@ 20 9
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with the proposed project. For these reasons, the City finds that the proposed project
is preferred over this alternative.

ALTERNATIVE 5A - NO PROJECT, EXISTING MOBILE HOME PARK CONDITIONS

Description

This alternative entails retaining a mobile home park at the 188-unit occupancy as of

March 15, 1996. Although now, at the time this EIR is distributed for pubhc review,

all the tenants have moved out, this alternative is provided for comparison purposes
because the site was occupied at this level, and historically was occupied at an even
higher amount of 268 mobile homes. There would be no public dedication of the biuff
face and the beach, although they would not be altered under this alternative. The
existing ramps, which do not meet ADA standards, would remain in place. All existing
improvements would remain in place.

Environmental Effects/Comparative Merits

Finding

This alternative would not meet any of the project objectives. No visitor serving uses
would be provided. No public dedication of beach and bluff face/Blufftop Park would
occur. The beach would continue to be privately owned, and no County or City services
would be provided to the beach. The marine resources on the site would not experience
additional use (beyond unauthorized use of the private beach). However, degradation
of the area is occurring now from fishermen and other users, so this alternative may not

‘limit the degradation of marine resources in any substantial way.

This alternative would realistically only bé an interim use of the site. The City's
General Plan designates the site for development. The City previously approved the
closure of the mobile home park. The City has expressed interest in obtaining
permanent public protection of the beach and bluff and in providing visitor-serving uses
on the site, consistent with Coastal Act policies. The impacts of this alternative from

continued operation of the mobile home park are lower in magnitude than the proposed
project.

The No Project/Existing Mobile Home Park Conditions Alternative would not meet
any of the project objectives. No visitor serving uses would be provided. No public
dedication of beach and bluff face/Blufftop Park would occur. The beach would
continue to be privately owned, and no County or City services would be provided to

the beach. For these reasons, the City finds that the proposed project is preferred over
this alternative.
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ALTERNATIVE 5B - NO PROJECT/NO DEVELOPMENT

Description

This alternative would maintain the site in its existing condition with no occupancy of

the site (no dwelling units, mobile homes, or hotel rooms). The beach, bluff face and
blufftop would not be dedicated to public use.

Environmental Effects/Comparative Merits o
This project alternative would not meet any of the project objectives. This alternative
would realistically only be an interim use of the site. The City's General Plan
designates the site for development. The City previously approved the closure of the
mobile home park. The City has expressed interest in obtaining permanent public
protection of the beach and bluff and in providing visitor-serving uses on the site,

consistent with Coastal Act policies. Public benefits of providing a public beach and
open space would not occur.

Finding

Because the objectives would not be accomplished and because the alternative is
inconsistent with the General Plan, the City finds that the proposed project is preferred
over this alternative. The No Project/No Development Alternative would not meet
any of the project objectives.

ALTERNATIVES NOT EVALUATED AS FULL ALTERNATIVES
ALTERNATIVE 6 - ALL PUBLIC PARK

Description

This alternative would change the entire 30.09-acre site to a public park. To maximize
public access and use, the park would need to include parking, facilities such as
restrooms, and improved ramps to provide ADA suitable access to the beach (or other - -
means of access). These improvements would reduce the land area actually in passive

or active recreational use. If these improvements could not be funded, public benefits
would be reduced, as only a limited number of people would be able to access the park.
There also might be secondary effects such as increased parking on nearby residential
streets, if there were not enough parking at the park itself.

Environmental Effects/Comparative Merits

This alternative would meet objectives 2 and 3, providing public tom

and public access to the beach. No visitor serving/resort co RL%N‘EAR’%‘HE
provided as a source of tax revenues to the City.
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This alternative provides public benefits in the form of a park, public beach, and open
space. There would likely be no significant adverse physical impacts. However, the City
would not obtain one of the project benefits because visitor serving/resort commercial
uses are not provided.

Finding

The All Public Park Alternative is considered infeasible because there is no ' funding

available to implement this alternative. Furthermore, the City General Plan designates
the site for development. No tax revenues would be provided to the City. For these
reasons, the City finds that the proposed project is preferred over this alternative.

ALTERNATIVE 7 - ALL SINGLE FAMILY RESIDENTIAL
Description

This alternative consists of an R-1 residential designation on 20.69 acres and open
space/conservation/recreation on 8.89 acres. Similar to the proposed project, this
alternative includes public dedication of the beach and bluff face. There would be a 25-
foot blufftop setback. This alternative provides the same amount of open space as the
proposed project, and provides for substantially the same footprint of the open space.

However, there is no new ramp to provide access to the beach. Maximum building
height would be 25 feet.

Environmental Effects/Comparative Merits

This alternative would meet Objectives 2, 4, and 5 providing public open space and
residential. Portions of Objective 3 would be met. No visitor serving/resort
commercial uses would be provided. Public access to the beach would be allowed;
however, with single family residential on the upper portion, no specific access or ramps
are provided. Furthermore, no parking for public use is provided.

This alternative avoids or substantially lessens the significant visual and land use
effects of the project at the northern and southern boundaries. However, this
alternative does not provide the same benefits. This alternative provides some of the
same recreational opportunities and public access to the beach as the proposed project.
However, with no ADA ramp and no parking, the same level of access is not provided.
This alternative does not address Coastal Act policies to provide visitor-serving uses.
As proposed, this private development would not provide public use areas. Tax
revenue, including bed tax to the City from this alternative, would be lower than with
the proposed project. This alternative project meets a few of the objectives.
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The All Single Family Residential Alternative would not provide the visitor
serving/resort commercial uses and the related revenue to the City. This alternative
does not address Coastal Act policies to provide visitor-serving uses. For these reasons,
the City finds that the proposed project is preferred over this alternative.

ALTERNATIVE 8 - ALL TIMESHARE MOTOR HOTEL

_.__ Description

This alternative is a project that was previously approved by the County of Orange, and
was addressed in EIR No. 243, 1980. This alternative analysis is based on and
summarizes the conclusions of EIR No. 243. No new analysis was conducted. The
project included a 540-unit timeshare motor hotel complex with supporting commercial
uses (lobby, coffee shop, gift shop, etc.), 60 rental apartments, and a cliff restaurant.
These 60 rental units were to be used initially to house the displaced long-term
permanent residents of the trailer park. Ultimately, through attrition, these rental units
were to be used for hotel employees. The main structure would also include support
commercial within the main structure, such as the hotel lobby, sundries, a restaurant,
and a coffee shop. Tennis courts and swimming pools would be developed in
conjunction with the main hotel structure. The main structure offers a sweeping
profile, with the central tower set back in excess of 100 feet from the bluff and
extending approximately 160 feet above and 60 feet below the Coast Highway. The
remainder of the structure would cascade to about the elevation of Coast Highway.

A cliff restaurant is proposed for the central point of the land on the property. This
restaurant would serve as the activity center for the publicly oriented southern portion
of the site.

The site arrangement of two buildings would allow the development of the major
portion of the site into publicly accessible park like open space, which would offer a

wide view corridor and provide blufftop walkways, observation points, and public beach
access. .

The majority of parking would be underground for both the motor hotel and restaurant
facilities. A small amount of surface parking would be provided for short-term public
parking and motor hotel registration. The timeshare motor hotel complex was to be
located on the northern portion of the site.

Environmental Effects/Comparative Merits

This alternative would meet the project’s objectives 1 through 4, providing visitor
serving/resort commercial uses, and also providing public open space and public access
to the beach. Although this alternative provides for residential use (60 apartments), it
does not meet the applicant’s objective 5 because the 60 apartments would not provide

financial feasibility for the project.

Using current standards, the trip generation potential would be jg
calculated (51,910). Using the original figures, this alternative :
percent more trips in the a.m. peak hour and 30 percent fewer trps—a-the
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hour than the proposed project. For consistency with the traffic alternative analysis,
the restaurant trips were assumed to be included with the timeshare trips.

With 540 timeshare rooms, this alternative provides a substantially larger
commercial/visitor serving facility than with the proposed project. However, because
all 540 units are timeshare, there may be less opportunity for the general public to stay
at the site. Tax revenue, including bed tax to the City from this alternative, would be
incrementally higher than with the proposed project if the City adopts an ordinance to
obtain bed tax from timeshares. This alternative project meets most of the objectives.

However, the helght of the main structure would be out of character for the area and
inconsistent with City standards.

The All Timeshare Motor Hotel Alternative does not avoid or substantially lessen any

significant effects of the project; therefore, this alternative is not environmentally
superior to the proposed project.

ALTERNATIVE 9 - ALTERNATIVE LOCATIONS

CEQA Guidance

Analysis

The CEQA Guidelines, Section 15126 (d)(5)(B), describe the "key questions and first
step in analysis" as "whether any of the significant effects of the project would be
avoided or substantially lessened by putting the project in another location." Further,
only locations "that would avoid or substantially lessen any of the significant effects of
the project need be considered for inclusion in the EIR."

The significant unavoidable effects of the project are visual and land use compatibility
effects at the northern and southern boundaries. The project does not have any
significant adverse biological impacts that would be avoided by putting the project in
another location. Also, any location within the City of Laguna Beach would have
similar traffic and related noise and air quality impacts.

The City of Laguna Beach is nearly built out or has designated other areas to remain
as open space. There are no other sites available within the City of Laguna Beach for
visitor-serving uses that would: 1) provide the public access and public beach dedication
of this project, and 2) support a facility providing guest rooms and banquet/meeting
room space at a level to serve local needs while providing adequate revenue to the City.
Providing visitor serving uses and maximizing public access to the beach is consistent
with Coastal Act policies. This project results in public dedication of an exxstmg

private beach, a major benefit that would not be provided if the j
at another location.

The coastline in Laguna Beach is characterized by mixed-use deye
project were to be developed at another site, it is likely that simi
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compatibility issues would arise. If the project were developed at another site in the
region, outside of Laguna Beach, impacts would not necessarily be reduced. For
example, the Dana Point Headlands site, about 4.5 miles to the south, has substantial
biological resources that would be effected by any development.

Since the proponent owns the project site, it is questionable whether the proponent can
feasibly acquire or access another site.

For the reasons described above, the City of Laguna Beach has determined that no
feasible alternative locations exist.
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EXHIBIT C - LSA Assoclates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.1 EARTH RBSOURCES/I’OPOGRAPHY

Project Design Features

PDF 1-1  Speclfic Plan Grading Concepts. The project shall be designed to retain the basic topographical character, and blend the future landform contours with the existing
contours while maximizing occan views from the Resort Center and residential lots. This will be achieved through a varicty of grading concepts, including, but not
limited to, those in a Specific Plan. The concept grading plan will primarily avoid alteration of the coastal bluffs, except where needed to redesign and improve the
southern beach access ramp to meet ADA! requirements and emergency vehicle use. This PDF shall be verified through concept grading plan approval by the City of
Laguna Beach Planning Commission.

Method of Verification * ‘Timing of Verification - Responsible Person/Group

Concept grading plan approval . Prior to issuance of grading plans City Planning Commission

PDF 1-2 Foundation Setbacks. A minimum foundation setback from the bluff slope based on a 2:1 (horizontal:vertical) upward projection through the terrace deposits and/or
compacted fill shall be established. This projection will originate at or behind the previously delir.eated setback distance of ten feet from the face of the bluff at the top
of the bedrock. These foundations setback recommendations are illustrated on Figure 4.1.11, later in this section. ‘This PDF will be verified during plan review and
grading permit issuance by the City Community Development Department and independent revi:w of geologic and soils reports.

Mcthod of Verification Timing of Verification Responsible Person/Group
Grading plan check Prior to issuance of grading permits City Community Development Depart-
ment
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LSA Associates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.1 EARTH RESOURCES/TOPOGRAPHY

PDF 1-3  Fill Slope Stabilization. Proposed fill slopes steeper than 2:1 will be stabilized. This stabilization is proposed to be accomplished through a mechanically stabilized
earth (MSE) design. This design is described in more detail in the geotechnical investigation in Appendix B.

The primary element of this design is a high strength “geogrid,” which is placed in layers within the compacted fill to provide additional strength/reinforcement to the
soil. In the subject reconstruction area, the existing fill would be removed and recompacted to a gradient generally varying between about 1:1 to 2:1, similar to the
existing slope configuration. Typical primary geogrid reinforcement lengths for those portions of the slope steeper than 2:1 would extend horizontally about 18 to 25
feet behind the proposed slope face. Vertical spacing of the primary geogrid layers would be four feet, with secondary geogrid layers at an intervening spacing of one
foot. Secondary geogrids are intended to enhance the surficial stability of the slope and would extend about four to seven feet behind the slope face, depending upon
the slope gradients. The slope would also be covered with an erosion blanket because of the generally cohensionless (sandy) character of the site soils. The blanket
would minimize erosion and would provide interim support until proposed landscape planting could establish itself.

The applicant may utilize a different system if, at the time of construction, another method that accomplishes the same stabilization is available. This PDF will be
verified during grading permit review by the City of Laguna Beach Community Development Department and independent review of geologic and soils reports by a
registered geologist.

Method of Verification Timing of Verification Responsible Person/Group

Review and approval of concept grading Prior to issuance of grading permits City Community Development Depart-
plan and independent geology and soils ment

reports

Standard Conditions of Approval

$C1-1  Code Compliance. All sitc grading operations will conform with applicable local building and safety codes, and to the rules and regulations of those governmental
agencies having jurisdiction over construction.

Section 22, Excavation and Grading, of the Laguna Beach Municipal Code includes provisions and standards for site grading activities. Section 22.06, Design Stan-
dards, outlines general design standards, design standards for cut slopes, design standards for fills, design standards for cut and fill setbacks, and design standards for
drainage. Generally, cut and fill slopes must conform to a maximum 2:1 (horizontal to vertical) slope gradient. The code does allow for exceptions (also regulated by
Section 22.22.010), with City approval based on certification by an engineering geologist and as addressed in appropriate soils and geotechnical cvaluations. The
City's Design Review Board will be involved in separate project specific approvals. Interpretations of any standards are subject to the review and final decision of the

— APrapriate discretionary review body for concept plans.
Z—
Z E Method of Verification Timing of Verification Responsible Person/Group
H % Review and approval of concept grading Prior to issuance of grading permits City Community Development Depart-
o |2 plan and independent geology and soils - ment
> A reports
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- LSA Associates, Inc,

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.1 EARTH RESOURCES/TOPOGRAPHY

SC 1-2  Notification Responsibilities. The Grading Contractor shall notify the Geotechnical Consultant and, as required, governmental agencies at the start of site clean-up,
the initiation of grading, and any time that grading operations are resumed after an interruption.

Method of Verification Timing of Verification Responsible Person/Group
Plan specifications Prior to start of site work Geotechnical Consultant/Grading Con-
tractor

SC 1-3  Periodic Inspections and Approvals. Each step of the grading operation shall be approved for a specific area by the Geotechnical Consultant and, where required, by
' the applicable governmental agencies before proceeding with subsequent work.

Method of Verification Timing of Verification Responsible Person/Grdup

Grading plan review Prior to start of each new grading phase Geotechnical Consultant

SC 1-4  Seismic Hazards. Prior to approval of grading plans and issuance of grading permits, the applicant shall demonstrate the following: appropriate scismic design
provisions will be implemented, with project design and construction in accordance with governing building codes.

Method of Verification Timing of Verification ) Responsible Person/Group

Grading plan review Prior to approval of grading plans and Geotechnical Consultant
Issuance of grading permits

SC1-5  Funicular Design. This Standard Condition will apply in the event that the project applicant determines, with the City's concurrence, that it would be beneficial to
install a funicular device along the bluff face below the Resort Center. Plans and specifications for the funicular would be reviewed by the City's Design Review Board.

Design Review Board and any other agency approvals/permits must be received prior to issuance of a grading permit for the funicular system.

Method of Verification Timing of Verification Responsible Person/Group
Review of grading plans and specifica- Prior to issuance of grading permit for a City's Design Review Board
tions funicular system
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.1 EARTH RESOURCES/TOPOGRAPHY

LSA Assoclates, Inc.

Mitigation Measures

Method of Timing of Responsible
Mitigation Measures Verification Verification Person
4.1 Earth Resources/Topography
Mitigation Measure 1-1
1-1a. Proposed permanent cut slopes will not exceed a surface gradient of 2:1 and will be constructed in accor- Plan Check/ Prior to ap- Design Review
dance with the “General Grading Recommendations” attached as Appendix D of the Geotechnical Evalua- Uniform Build-  provalofcon-  Board
tion (available at the City of Laguna Beach Community Development Department). The final design phase  ing Code cept grading
of the project shall include further geotechnical evaluation to determine whether groundwater control plans
measures are necessary for the proposed cut slopes. If dewatering measures are determined to be neces-
sary, construction will include overexcavation and replacement of the cut portion of composite slopes
with compacted (engineered) fill. Replacement of compacted fill will allow installation of subdrains behind
the fill slope to control groundwater that may be present or may develop in the future. Verification of this
measure will be conducted as a condition of approval of the concept grading plans, which will be reviewed
by the Design Review Board of the City of Laguna Beach. Verification will be in accordance with Clty stan-
dard grading requirements (Uniform Building Code).
1-1b. Foundation setbacks from the top of proposed slopes will conform to the requirements of Section 1806.4.3  Plan Check/ Prior to ap- City Geotechnical
and Figure 18-1 of the Uniform Building Code (i.e., a horizontal footing setback of H/3 from the slope face,  Uniform Build-  proval ofcon-  Consultant
H being the slope height). (Refer to the project Geotechnical Investigation, AGRA Earth and Environmen- ing Code/Site cept grading
tal, available for revicw at the City Community Development Department, and EIR Figure 4.1.11.) As part Specific Evalua-  plans
of the foundation design process, the City's Geotechnical Consultant will conduct an independent site tion
specific evaluation of the proposed plans. Appropriate landscape provisions shall be implemented as part
of the erosion and sedimentation control plans to minimize the erosion potential of the cut slopes. (Refer
to Mlllgatlon Measure 1-10 regarding Erosion Control Plans).
1-1c. ¥ Hiea t slopes greater than five (5) feet in height in the terrace deposits shall not exceed a gradient  Subsurface Prior to issu- City’s Geotechnical
of1:1% ut design and instaltation of an adequate shoring system. Subsurface exploration, testing and exploration/ ance of grad- Consultant or other
galu will be performed during the design phase of the project to develop appropriate shoring design  testing/ ing permits designee
fand to evaluate local conditions that may impact the temporary cut slope stability. This measure evaluation
%Il by bd by the City’s Geotechnical Consultant or other designee prior to issuance of grading per-
ts. |
m i
Impld fon of PDF 2-6 in Scction 4.2 specifics design components to minimize the impacts of ground- Design phase
water| n during construction and during the life of the project.
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.1 EARTH RESOURCES/TOPOGRAPHY

e

LSA Assoctates, Inc.

Mitigation Measures
Method of Timing of Responsible
Mitigation Measures Verification Verification Person
Mitigation Measure 1-2
The applicant shall develop site spccific remedial design and/or foundation design recommendations and include Plan Check: Prior to issu- Design Review
them on the final design plans for review and approval by the City’s Design Review Board. Project plans shall demon-  Remedial de- ance of grad- Board
sign and/or ing permits

strate that proposed improvements will not be founded in existing fills.

Mitigation Measure 1-3a

The following actions will be implemented during construction as part of site preparation:

Removal of Debris

Prior to any grading, all vegetation, trash, surface obstructions, and debris resulting from demolition shall be removed
and disposed off site. Any existing irrigation, drainage or utility lines, or other abandoned subsurface structures shall
be removed, destroyed or abandoned in compliance with current governmental regulations and with the require-
ments and approval of the Geotechnical Consultant.

Removal of Unsuitable Earth Materials

The resulting ground surface beneath all proposed fill shall be stripped of all unsuitable material (cxisting fill, allu-
vium, slopewash, etc). These soils may be used as compacted fill provided they are free of deleterious material and

meet geote g . Competent material exposed beneath proposed fill areas is subject to approval by the
Geotechni i prior to processing.
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

e

LSA Assoclates, Inc.

4.1 EARTH RESOURCES/TOPOGRAPHY

Mitigation Measures

. - Method of Timing of Responsible
Mitigation Measures Verification Verification Person
Mitigation Measure 1-3b
The following actions will be required during construction and included in final plan specifications: Monitoring dur-  Site prepara- Geotechnical Con-
ing construc- tion sultant & Construc-.
Scarify Proposed Fill Surfaces tion tion Monitor

The approved clean natural ground surface in areas to receive fill shall be scarified (broken up, loosened) to a depth
of about four to six inches brought to at leasi the optimum moisture content and compacted to at least 90 percent of
the maximum dry density, as determined by ASTM D1557.

Fill Placement Requirements

Fill should consist of approved earth material free of trash, debris, roots, vegetation or other deleterious material. All
fil shall be in six to eight inch lifts and brought to af least the optimum moisture content and compacted to at least 90
percent of maximum density, as determined by ASTM D1557.

Non-Cobesive Soils

Granular soils with little or no cohesive fines shall be excluded fmm the outer four to five feet of proposed fill slopes.

Rock Disposal

Rock up to one foot in diameter can be incorporated into the fills by normal procedures, provided that the volume of
rock 4 to 12 inches in diameter is evenly distributed throughout the material, and does not exceed five percent of the
. total volume. Rock greater than one foot in diameter shall be removed from the fill and either stockpiled for use as
rip-rap or Wﬁ site.
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

LSA Associates, Inc.

e -
4.1 EARTH RESOURCES/TOPOGRAPHY

Mitigation Measures

\ Method of Timing of Responsible
Mitigation Measures Verification Verification Person
- Mitigation Measure 1-3c
The following will be required during construction and included in final plan specifications:
' Fill Benching/Unreinforced Fill Slopes
Where fill is to be placed on slopes steeper than 5:1, an essentially level, equipment width (12 foot) bench shall be Plan check Prior to issu- Construction
ance of grad- Monitor/

established at the base of the fill. Benching into competent material shall continue as the fill progresses up-slope. A
minimum fill width of 12 feet, as measured horizontally from the slope face, should typically be maintained for all fill
slopes. Unreinforced fill slopes should be no steeper than 2:1. [The initial toe bench and all subsequent benching

~ shall be approved by the Geotechnical Consultant. )

Steep Fill Slopes

Site specific analyses and reinforcement design shall be incorporated into locations where fill slopes are steeper than Plan check
2:1. Reinforcement design plans, specifications and materials shall be reviewed and approved by the Geotechnical
Consultant prior to the start of grading operations.

This measure will be included in the Final Plans and verified by the City's independent Geotechnical Consultant prior
to issuance of conceptual grading permits.

' Mitigation Measure 1-3d
As a condition of grading permits, on-site sewage facilities that are still in use or have not been backfilled shall be Plan check/
abandoned rdande with the Uniform Plumbing Code, applicable local regulations and the recommendations of  Uniform Plumb-

the Geotech® tant. Within the area of proposed future grading/development, previously aban- ing Code

i
\
l
It
I
i

anks and leach fields shall be removed and replaced with compacted fill. The upper five feet
backfilled cesspools will also be removed and replaced with compacted fill. If appropriate,
dnt potential of the remaining backfill soils (i.e., approximately 4 to 6 feet in diameter and 20
itigated by placement of a structural concrete cap over the remaining portion of the cess-

agures required for mitigation of the remaining cesspool backfill will be evaluated by the
during the final design/grading process, in accordance with the standards specificd in the
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

LSA Associates, Inc.

4.1 EARTH RESOURCES/TOPOGRAPHY

Mitigation Measures
Method of Timing of Responsible

Mitigation Measures Verification Verification Person
Mitigation Measure 1-4

* As a condition of the grading Permlts, the applicant shall be required to prepare a plan that identifies a location for Plan check/ Prior to issu- Community Devel-
deposition of export material” and truck routing for approval by the Municipal Services Department. This measure Truck routing ance of grad- opment Department
will reduce indirect effects related to disposal of excavated material. plan ing permits
This measure will be included in the Finat Plans and verified by the Community Development Department prior to
issuance of grading permits.
Mitigation Measure 1-6
Prior to approval of grading plans and issuance of grading permits, the applicant shall demonstrate the following: Plan check: Prior to ap- Geotechnical Con-
existing fills that are or may become submerged, possibly including abandoned on-site sewage disposal systems, will Final site design  proval of grad-  sultant

be removed and recompacted as discussed under the Artificial Fill Section and Compressible Earth Materials Section.
To offset or prevent liquefaction, such fills can be mitigated by removal, recompaction, addition of subdrains, or
treatment in place. The precise methodology by which to meet the overall measure of preventing liquefaction will be
determined during final site design.

Mitigation Measure 1-7a

Final design will incorporate a minimum horizontal setback of ten (10) feet from the face of the bluff at the top of the  Plan check:
bedrock to allow for possible future deterioration of the bluff face. The recommended setback distance is not a Final site design
foundation setback, and will be used in combination with other earth resources mitigation measures to delineate

specific foundation setback requirements from the blufftop.
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tor may opt to recycle the asphalt and aggregate if there is an available use for it.
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

LSA Associates, Inc.

W.

4.1 EARTH RESOURCES/TOPOGRAPHY

Mitigation Measures
Method of Timing of Responsible

" Mitigation Measures Verification Verification Person
Mitigation Measure 1-7b

A minimum horizontal foundation setback of 25 feet from the top of the bluff has been established in the project Plan check: Prior to ap- Geotechnical Con-
design to account for possible unanticipated erosion in the future. For the purpose of this project, the "top of the Final site design  proval of grad-  sultant

blufl" has been defined as the point on the slope profile where the gradient of the ground surface exceeds 45 percent ing plans and

(24 degrees). All proposed foundations shall be founded below or beyond the 2:1 setback projection. Structures issuance of

encroaching on the setback area will require deepened foundations extending below the 2:1 setback projection and grading per-

beyond the minimum horizontal setback of 25 feet. Site specific design analysis will be required for proposed founda- mits

tions encroaching on the recommended setback area (see Figure 4.1.11).

Mitigation Measure 1-8

Prior to approval of grading plans and issuance of grading permits, the applicant shall demonstrate that site specific Review Prior to ap- Geotechnical Con-
exploration, testing geotechnical evaluation and design have been conducted for proposed foundations, particularly Geotechnical proval of grad-  sultant and/or Con-
for potentially large loads associated with the proposed multi-story structures. Removal and recompaction of existing  Testing Report ing plans and struction Monitor
fills will be required to support any proposed shallow foundations in these areas. issuance of

grading per-
mits

Mitigation Measure 1-9

Geotechnical testing and evaluation of building areas will be performed at the completion of grading to assess the Review of post- At completion  Geotechnical Con-
expansion potential of near-surface foundation soils. Any additional design specifications will be detailed, as nceded,  grading evalua-  of grading sultant

on the basis of this -grading evaluation, and will conform to standards set forth in the Uniform Building Code. tion report

Mitigatio é« v 140
—

As a condi ocrl of Qdin permits, all slopes shall be protected from surficial degradation by the establishment of
appropriat¢ yegetption ilnmediately alter grading. Proposed slopes steeper than 2:1 will require site specific analysis
and erosioggont esign. Erosion control design plans, specifications and materials shall be reviewed and ap-
proved by i©Geqrerhnical Consultant and Project Civil Engineer prior to the start of grading operations.

P

Review erosion
control plan
materials '

Prior to issu-
ance of grad-
ing permits

Geotechnical Con-
sultant and Project
Civil Engineer
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LSA Associates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.2 llYDROl.OGY/WATER QUALITY

Project Design Features

PDF 2-1 Roof Drainage. Roof drainage from the residential villas will be directed towards the drains in the internal street system, and away from the coastal biuffs. This PDF
will be verified by the Design Review Board prior to issuance of building permits for the residential lots.

" . Method of Verification Timing of Verification Responsible Person/Group

Review design plans and specifications Prior to issuance of building permits for Design Review Board
residential lots

PDF 2-2  Pad Grading for Drainage. The pads for the residential villas will be graded to direct surface runoff away from the bluffs and into the street storm drains. Sites that
are too low to drain into the street syslem will be provided with a private drainage system. This PDF will be verified by the Design Review Board prior to issuance of

grading permits.
Method of Verification Timing of Verification Responsible Person/Group
Review of grading plans and spcclﬁca— Prior to issuance of grading permits Design Review Board
tions

PDF 2-3  Profect Drainage Plan. A project specific Backbone Drainage Plan (refer to Figure 4.2.2) has been prepared for the project, and the final Drainage Plan shall be
submitted to the Director, City of Laguna Beach Community Development Department, for approval prior to issuance of grading permits. Storm drains may be larger
than shown on the figure, up to 42 and 39 inches, if the City determines those sizes are needed. Surface runoff from the project site will be directed through three
primary storm drains, outletting onto the beach with concrete headwall and riprap aprons provided at each of the three receptor locations. As part of the design of the
portion of the storm drain system from the upper portion of the site to the beach outlet, construction methods that would reduce impacts to the face of the bluff will
be utilized if feasible. The headwall and riprap aprons will serve as energy dissipators for the outflow on the beach sand. A proposcd catch basin on the west side of
Coast Highway will receive a portion of the drainage from the hotel site. While the design has not been finalized, a goal of the LCP is to minimize disturbance to the
existing bluff face.

An additional catch basin is proposed further north along Coast Highway at the center frontage of the project site. The proposed hotel site runoff has been designed
to drain to the proposed central storm drain, thus reducing the total potential flow to the southern storm drain. The proposed drainage system will protect on-site
ruc fom flooding and will reduce the existing level of bluff erosion due to sheet flow. This PDF will be verified during final plan check by the Design Review

[<]
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Method of Verification Timing of Verification Responsible Person/Group
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Final plan check review Prior to issuance of grading permits " Design Review Board
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LSA Associates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.2 HYDROLOGY/WATER QUALITY

PDF 2-4  Shoreline Protection Devices. Grading for the portion of the southerly beach access ramp in Flood Hazard Zone VE will be stabilized with shorcline protection devices

such as riprap and/or seawall structures. No habitable structures will be constructed in the flood zone. Stabilizing structures will be reviewed and approved by the
City's Design Review Board and the City Council.

Method of Verification Timing of Verification Responsible Person/Group
Final plan check review Prior to issuance of grading permits City Design Review Board and City Coun-
cil

PDF 2.§

Drainage Improvements on Coast Highway. The project's infrastructural improvements to Coast Highway shall include removal of the existing asphalt berm along the
westerly edge of pavement and construction of curb and gutter, in addition to installation of two catch basins as described above. Drainage inlets to be placed on the
west side of Coast Highway shall be sized to accommodate a 100 year storm event. These improvements will provide more efficient collection of flood waters than
existing conditions on the west side of Coast Highway. Improvement plans for Coast Highway will be reviewcd by Caltrans and the City Engineer, City of Laguna
Beach Municipal Services Department, for approval prior to issuance of public works permits.

Method of Verification Timing of Verification Responsible Person/Group

Plan check ’ Prior to issuance of public works permits Caltrans and City Engincer

PDF 2-6

Groundwater Seepage Prevention. Specific design components will be implemented to prevent long-term damage from nuisance groundwater seepage during

excavation and after construction has been completed. These components will be refined during the project design stage, but will include the following at a mini-
mum:

U Local overexcavation and replacement of shallow bedrock in the central portion of the site will be conducted, including installation of a subdrain system to
control any groundwater. The overexcavation area will provide a more uniform foundation condition for planned structures.

Subdrains shall be placed behind all proposed retaining walls; where warranted, the back of the walls shall be waterproofed, and the flowline of the subdrains
will be located at least six inches below the lowest adjacent grade (e.g., an adjacent floor stab).

ins will be Vplaced behind proposed reconstructed fill slopes along the blufls and potentially along the bottom of any fill removals crossing the terrace

= rfa
Z |
-(-:-I @rln the project final design stage, observation wells will be instalied in any future exploratory borings deep enough to expose the top of the bedrock. These
m  jerlls will allow detection and monitoring of any groundwater surface present, The resulting information will be used to evaluate local special provisions that
3 y b required for planned temporary excavations and permanent improvements. Site specific groundwater controls will be developed during the project
z ign} phase.
Q
m i» v _
® Method of Verification Timing of Verification Responsible Person/Group
T
) % Plan check Prior to approval of grading plans City Engineer
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 LSA Associates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.2 HYDROLOGY/WATER QUALITY

Standard Conditions of Approval .

v+ SC2-1  Erosion Control Plans. Prior to issuance of grading permits, erosion control plans will be prepared by a registered civil engineer in accordance with Title 22-Excava-

tion, Grading and Filling, of the City of Laguna Beach Regulations and approved by the Director, City of Laguna Beach Community Development Department. The
Erosion Control Plan shall specify preparation and approval of the plan prior to construction, instruction for storm events, normal and emergency procedures, and
procedures after storm events. Erosion control measures may include, but will not be fimited to, the following: sandbags placed across all streets where necessary,
depending upon size of catchment and sediment yield; erosion control at the sediment sources; a standby crew available for emergency work during the rainy season;
and necessary materials available on site to facilitate rapid construction of temporary erosion control devices as necessary.

< e

Method of Verification Timing of Verification Responsible Person/Group
E b Plan check Prior to issuance of grading permits Director, Community Development De-
' partment

$C2-2  Control of Urban Runoff. Pursuant to City of Laguna'Beach Ordinance No. 1329 regarding Title 16, Chapter 16.01, Water Quality Control, Section 16.01.400, and in
: accordance with the County of Orange Countywide Municipal National Pollutant Discharge Elimination System Permit:

(1) All new Development and Significant Redevelopment within the City shall be undertaken in accordance with:

(i) The DAMP (County of Orange Drainage Area Master Plan), including but not limited to the Development Project Guidance, including applicable construc-
tion notes recommended in the DAMP; and

(i) Any conditions and requirements established by the Community Development Depariment which are reasonably related to the reduction or elimination of
pollutants in stormwater runoff from the project site.

(2) Prior to the issuance by the City of a grading permit or building permit for any new Development or Significant Redevelopment, the Community Development
Department shall review the project plans and impose terms, conditions, and requirements on the project in accordance with Section 16.01.400(1). If the new
:‘ Development or Significant Redevelopment will be approved without application for a grading permit or building permit, the Community Development

Bepjriment shall review the project plans and impose terms, conditions, and requirements on the project in accordance with Section 16.01.400(1) prior to the
:s'r CWsudnce of a discretionary land use approval or, at the City's discretion, prior to recordation of a subdivision map.
é @ Method of Verification Timing of Verification Responsible Person/Group
r—g g Plan check Prior to issuance of grading permits or Director, Community Development De-
> | building permits partment '
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

e e =
4.2 HYDROLOGY/WATER QUALITY

§C2-3  Water Quality Management Plan. Prior (o issuance of a grading permit, a Notice of Intent (NOI) to comply with provisions of the State Water Resources Control
Board's General Construction Activity Storm Water Pollution Prevention Plan (SWPPP) will be prepared by a registered civil engineer and will be available on site
throughout construction activities.

Prior to issuance of building permits or precise grading permits, whichever comes first, the applicant shall submit for approval by the Director, City of Laguna Beach
Community Development Department, a Water Quality Management Plan specifically identifying Best Management Practices (BMPs) and other appropriate structural
measures that will be used on site to control predictable pollutant runoff.

This plan shall identify the structural and non-structural measures whenever they are applicable to the project and the assignment of long-term maintenance responsi-
bilities (specifying the applicant, parcel owner, maintenance association, etc.) and shall reference the location of structural BMPs. These source control measures shall
include such devices as oil/water separators, filters, first flush diversion, infiltration trenches, or other methods as approved by the Director, City of Laguna Beach
Community Development Department.

Pursuant to Condition 34 of Resolution No. 98.033, the Water Quality Management Plan shall be required prior to approval of the final tract map. The Landowner/
Master Developer shall construct a system to divert summer nuisance water to the sewer system upon concurrence by the water agency with jurisdiction over the
project site. All of the site's nonresidential landscape irrigation shall utilize a reclaimed water distribution system, which shall be reviewed and approved by the water
agency with jurisdiction over the project site. Storm drainage inléts on Coast Highway shall be designed to accept 100 year flows, and the on-site storm drainage
system must accept and convey 100 year flows from Coast Highway through the site to the beach. In addition, the on-site storm drainage system shall also be designed
for a 100 year storm event in order to reduce bluffiop erosion.

Method of Verification Timing of Verification Responsible Person/Group
Review of Notice of Intent and Water Prior to issuance of grading permits Director, Community Development De-
Quality Management Plan partment

SC2-4 100 Year Flood Evaluation. Prior to approval of the tentative tract map, an evaluation of the hydraulic/hydrologic runoff for a 100 year flood event shall be submitted
by the project engineer to verify that a 100 year flood event would not inundate proposed habitable structures. This condition shall be verified by the Director, City of

Lagu. h Community Development Department.
= 10
z |7
1
'E'., E Method of Verification Timing of Verification Responsible Person/Group
-)2 % Review and approval of Hydraulic/ Prior to approval of the tentative tract  Director, Community Development De-.
r@ o Hydrologic Evaluation for 100 Year Flood  map partment
FA—t> ,

SC2-5 | F drology Study. Prior to issuance of a grading permit, a final hydrology study shall be prepared by a registered engineer that will address final sizing of storm
pajris anetgy dissipators, and related infrastructure. This condition will be verified by the Director, City of Laguna Beach Community Development Department.
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LSA Associates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT

SCH #96031023
Method of Verification Timing of Verification Responsible Person/Group
Review and approval of final hydrology Prior to issuance of a grading permit Director, Community Development De-
study partment

e e

4.2 HYDROLOGY/WATER QUALITY

Mitigation Measures
Method of Timing of Responsible
Mitigation Measures . Verification Verification Person
4.2 Hydrology/Water Quality
Mitigation Measure 2-1
Prior to the City's issuance of construction permits for the central and southern storm drain outlets, a coastal engi- Review coastal Prior to the Director, Commu-
neering study shall be prepared by a State registered engineer and approved by the City's Community Development engineering City's issuance  nity Development
Department. This study shall specifically evaluate the potential for significant beach erosion at the storm drain out- study of construc- Department
lets, and the ability of littoral drift and/or other natural coastal processes to replace any otherwise lost material. If tion permits
there is no practicable method of reducing the projected beach erosion to an insignificant level, as determined by the
Coastal Engineer, the project applicant shall enter into a Beach Maintenance Agreement with the City or County of
Orange to replace beach sand after significant storm seasons or events.
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LSA Associates, Inc.

MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

4.3 BIOLOGICAL RESOURCES

Project Design Features

PDF 3-1 Landscape Plan. The project shall include design guidelines for landscape/plant material for the residential villas, resort complex, and blufftop park. Landscape
components will feature an eclectic mix of native and ornamental plant materials within the oceanside garden theme. The bluff park will incorporate native, drought
tolerant species as a transition between the native habitat along the bluff face and the more lush, ornamental garden setting of the:resort center and villas.

Condition No. 30 of Resolution No. 98.033 specifies additional requirements for tree/vegetation preservation as follows:

To the extent possible, arborist-ldentified specimen trees and shrubs existing within the site, including any candidate heritage trees, except for Eucalyptus which are
rapidly grown from smaller stock, shall be boxed and replanted within the Resort. Trees along Paclfic Coast Highway shall be pruned at least once a year. A detailed
Master Landscape Plan shall be developed for the entire site and reviewed and approved as part of the Master Coastal Development Permit. The City's Landscape
Architect shall provide a written report to the Planning Commission and Design Review Board regarding the proposed landscaping for the project.

Method of Verification Timing of Verification Responsible Person/Group
Review Landscape Plan ‘ Prior to issuance of building permit Director, Community Development De-
partment

Standard Conditions of Approval

SC3-1  Profect Landscaping and Pacific Coast Highway Improvements. The project design plans shall adhere to the City of Laguna Beach Landscape and Scenic Highway
Resources Document with regards to the project frontage of Pacific Coast Highway. Project improvements associated with the widening of Coast Highway and
landscaping of sidewalk casements along the project frontage shall prescrve as many of the cucalyptus trees as feasible. The trees along the Coast Highway frontage of
the project site are candidate heritage trees by the City based on the following standards contained in the subject zoning code:

(a) A tree or stand of trees which is of historical significance or trees which have taken on an aura of historical appeal;

(b) __A tree which has a trunk with a circumference of fifty-five inches or more for single trunk, or one hundred inches or more for multiple trunks, measured at

= pycn”y-four inches above natural grade;
=5 [P
éc) Etrce or stand of trees which has unique characteristics of form or shape.
3 |Z .
_'Tr}’ro corjformance with this Standard Condition will be verified by the Director, Community Development Department, City of Laguna Beach.
> A
G o Method of Verification Timing of Verification " Responsible Person/Group
Tir P .
@ Review Landscape Plan Prior to issuance of building permit Director, Community Development De-
90 ﬁcr‘g partment
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b e _____________________]

4.3 BIOLOGICAL RESOURCES

Mitigation Measures

Method of Timing of Responsible
Mitigation Mecasures Verification Verification Person

4.3 Biological Resources

No mitigation measures are necessary. N/A N/A N/A
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MITIGATION MONITORING PROGRAM
TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023
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4.4 COASTAL RESOURCES

Project Design Features

PDF 4-1 Ecological Reserve Designation. The project shall propose to designate the portion of the site that includes the rocky intertidal (tidepools and Goff Island) and
subtidal areas to a distance of 1,200 feet offshore as an Ecological Reserve, a State level protection of the resources contained therein. The project LCP shall specify the
physical public notification and protection designations (e.g., signage), the parties responsible for ongoing enforcement of regulations, monitoring and oversight of
the Reserve and implementation of the Shoreline Resources Management Plan (see PDF 4-2). Verification of this PDF shall be conducted by the Director, Community
Development Department, City of Laguna Beach, prior to approval of the conceptual grading permits. Verification shall consist of documentation that an application
to the Department of Fish and Game has been submitted.

Method of Verification Timing of Verification Responsible Person/Group
Review and approve documentation of Prior to approval of conceptual grading Director, Community Development De-
application to the Department of Fish and  plans partment
Game ’
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4.4 COASTAL RESOURCES

PDF 4-2  Shoreline Resources Management Plan. The shoreline and nearshore waters and assoclated marine resources on the Treasure Island project site will be actively

6/4/98«1N
L]

managed to offset potentially significant impacts caused by the proposed project. The applicant shall prepare a Shoreline Resources Management Plan for manage-
ment of visttor use of the rocky outcrops of the project area will be managed. At a minimum, the plan shall specify: 1) application to the State of California for the
arca to become an Ecological Reserve or, if it is maintained as a Marine Life Refuge, implement monitoring and enforcement of protective regulations as specificd
herein, 2) signage, 3) enforcement of posted regulations, 4) on-site naturalists or lifeguards to enforce regulations and cite violators, 5) educational programs and
docent programs, and G) areas of restricted access and/or no access.

This management plan shall include the following, at a minimum:
*  Develop an educational booklet for hotel guests that provides ways to prevent ecological damage to the intertidal and subtidal habitats.

. Post simple but direct and enforceable signage at all access points to the rocky intertidal habitat from the residential areas of Treasure Island and near the rocky
outcrop upcoast of Aliso Beach. Signage shall concisely specify the regulations pertaining to activities within the reserve, and areas of limited or no access.

. Provide recommendations related to enforcement personnel (who will have the authority to write citations) on a daily basis during the summer and on weekends
during the winter months between Labor Day and Memorial Day. An agreement shall be made with regards to the party responsible for providing the enforce-
ment personnel and determination of funding of personnel.

. Provide for quarterly monitoring surveys of beach and rocky intertidal habitat use and concurrent intertidal biological resource surveys to determine whether the .
management program is effective at preventing degradation of the intertidal communities. This program should be based on the methodology of Murray (in
progress), and conducted for a period of five years following construction. If the program is shown to be successful after three years, monitoring could be
reduced at the discretion of the project marine biologist.

. Provide for a detailed subtidal habitat mapping sutvey of the reefs and a census of the subtidal marine life (plants, invertebrates, and fishes) between the
shoreline and a distance of 1,200 feet offshore of the Reserve boundarices prior to the designation of the area as an Ecological Reserve. Reef mapping should be
conducted using a combination of side-scan sonar techniques and diver observations to fully understand the seafloor topography. Photographic and/or video
methods should be included in the monitoring program to provide a database for analyzing long-term changes.

. Provide for winter and summer subtidal monitoring surveys for a period of five years following the designation of the site as an Ecological Reserve to document

the effectiveness of the designation, signage, and enforcement of the Reserve policies. This program will also assist in determining the impacts, if any, of
stormwater discharges into the Reserve from the proposed drainage plan. Photographic and/or video methods should be included in the monitoring program to

provide a database for analyzing long-term changes.
Prepare annual reports and revise the management plan's objectives, as necessary, based upon the results of the monitoring surveys.
de for the funding of the Resource Management Plan (RMP) through the operation and/or taxes generated by the operation of the resort.

drmined through the survey results that, after five years, the overall management program is not effective in reducing the degradation of intertidal habitats, a
tessment of the management program shall be prepared by the assigned Marinc Biologist(s). This assessment shall prescribe alternative methods for

ent of habitat quality and health. The Assessment Report/Revised Program shall be reviewed for approval by the Director, Community Development

t, prior to implementation of alternative methods. The Assessment/Revised Program shall be prepared and submitted for review prior to the completion-of

ar after lmplemen(atlon of the original RMP.

for, Community Development Department, of the City of Laguna Beach shall review said management blan prior to issuance of project grading permits. The
the management plan, including timing, responsible parties, and funding, are included in the LCP.
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4.4 COASTAL RESOURCES

Method of Verification Timing of Verification Responsible Person/Group

Review management plan  Prior to issuance of grading permits  Director, Community Development Department

‘. PDF 4-3 Project Development Area. The project design shall restrict the majority of the development portion of the project (Resort Center and villas) to the flat portion of the
v site above the beach and set back away from the bluff edge. If the southern coastal access ramp is rebuilt, construction within the bluff area will be limited to the
Improvement of the southern coastal access ramp to accommodate use by pedestrians (general public including handicapped persons), as well as emergency and
lifcguard vehicles. This PDF will be verified by the Design Review Board during plan check prior to issuance of grading permits.

Method of Verification Timing of Verification Responsible Person/Group

Plan check Prior to issuance of grading permits Design Review Board

PDF 4-4  Construction Plan Specifications and Construction Monitoring. Project design plans and specifications shall include notes to direct the contractor that all construc-
tion personnel and equipment are to be limited to the working areas at the back of the beach berm for any required work on the beach (e.g., storm drain energy
dissipators/aprons, southern ramp and seawall improvements). No personnel or equipment shall be allowed to in any way degrade the rocky intertidal areas,
tidepools, coves, and other sensitive coastal resources of the project site. All construction debris shall be removed from the site to prevent the material from being
washed out to sea during high tides as often as deemed necessary by the City's Construction Monitor. This PDF shall be verified through plan check prior to approval
of final design plans and specifications by the Director, or his designee, City of Laguna Beach Community Development Department, with a final review by the Design
Review Board. The City's designated Construction Monitor shall further verify this PDF during construction periods.

In addition to the above PDFs, Section 4.2, Hydrology and Water Quality, provides PDF 2-4, which pertains to construction of a reinforced scawall or other shoreline
protection devices as part of proposed improvements (o the southern beach access ramp. The protective device(s) will be constructed at engineering design standards
to provide flood protection to the beach access ramp from wave run-up during storm events.

Method of Verification Timing of Verification Responsible Person/Group

Plan check Prior to approval of final design plans Design Review Board

PDF 4-5 Landscape Management Plan. The Landscape Management Plan that will be prepared by the applicant will define types of fertilizers and pesticides that are environ-

g;en safe, and describe methods of application and disposal. The plan will consider guidelines included in Appendix F of the County's Drainage Areca Management
an,i’ Manggement Guidelines for Use of Fertilizers and Pesticides.” This PDF will be verified by the Director, Community Development Department, upon review of

éle scgpe Plan prior to issuance of grading permits.

= -- .

LY U i

RY );J Method of Verification Timing of Verification - Responsible Person/Group

rG)n ; : Review of Landscape Plan Prior to issuance of grading permits Director, Community Development De-

") : partment
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ENVIRONMENTAL IMPACT REPORT
SCH #96031023
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4.4 COASTAL RESOURCES

PDF 4-6

Informational Materials to Residents and Guests. As part of the residential CC&Rs, short, clear, and concise educational materials shall be provided to residents to
assist in reducing and eliminating debris, lawn cuttings, and contaminants from entering the marine ecosystem. This PDF will be verified by the Director, Community
Development Department, prior to issuance of building permits.

Method of Verification Timing of Verification Responsible Person/Group
Review and approval of Development Prior to issuance of building permits Director, Community Development De-
Agreement partment

PDF 4.7

The following PDF has been modified pursuant to Condition No. 3 of Resolution No. 98.033.

Goff Island Area Improvements.

Virtually all of the concrete slab and pier by Goff Island shall be removed to the maximum extent feasible without damaging the surrounding natural resources during
the master grading of the other portions of the site by the Landowner/Master Developer.

A rock groin/sea wall shall be constructed in an approximate north-south direction connecting the mainland to Goff Island, in order to: a) maintain a stable structure .
that, in height, length and location, replicates the function of the existing concrete slab (as generally defined in the Coastal Impact Study prepared by Moffat & Nichol,
Coastal Engineers, dated December 5, 1997); b) duplicate the natural conditions; and ¢) stabilize the base of the existing northern access ramp.

To the maximum extent possible, any replacement artificial structures, including groins or seawalls, shall be minimized and covered with sand or otherwise treated to
provide a reasonably natural appearance. The Landowner/Master Developer shall prepare the final plans for the removal of the concrete slab and pier. The City will
be responsible for obtaining the required State and federal permits for the construction of the rock groin/seawall; any delay in obtaining permits shall not preclude the
Landowner/Master Developer from proceeding with the project.

Method of Verification Timing of Verification Responsible Person/Group
Plan check Prior to issuance of grading permits Director, Community Development De-
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TREASURE ISLAND RESORT COMMUNITY
ENVIRONMENTAL IMPACT REPORT
SCH #96031023

LSA Associates, Inc.

4.4 COASTAL RESOURCES

Mitigation Measures

determine the requirements for a mechanical sand replenishment process at this location.

* Method of Timing of Responsible
Mitigation Measures Verification Verification Person
4.4 Coastal Resources
. No mitigation measures required.
Mitigation Measure 2-1, in the Hydrology/Water Quality Section, prescribes an engineering study be conducted to N/A N/A N/A
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LSA Assoclates, Inc.

4.5 CULTURAL/SCIENTIFIC RESOURCES

Project Design Features

There are no Project Design Features that apply to culturalscientific resources.

Standard Conditions of Approval

There are no Standard Conditions that apply to cultural/scientific resources.
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4.5 CULTURAL/SCIENTIFIC RESOURCES
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LSA Associates, Inc.

—

Mitigation Measures

Method of Timing of Responsible
_ Mitigation Measures Verification Verification Person
- 4.5 Cultural/Scientific Resources
M)tlgatlon Measure 5-1a
The proposed project will destroy remaining portions of archaeological site ORA-8/108/110. Locus A of the site was
largely excavated by Winterbourne. Locus B has not been scientifically excavated. No formal evaluation of the poten-
tial eligibility of either locus for listing on the California Register has been completed. Therefore, mitigation of intact
midden deposits encountered during clearance of the site will include:
a)  Phase Il testing of the intact portions of the site to assess the importance of the site and to evaluate the site for
listing on the California Register. Monitoring of During con- Construction Moni-
. construction struction tor
The following information should be obtained through Phase I testing:
1. An assessment of the amount of intact (i.e., undisturbed) midden deposit that remains on the site;
2. An assessment of the remaining horizontal and vertical extent of the midden deposit;
3.  An assessment of the size and location of any features such as house floors, and "communal” areas, and the
human burial area, referred to in the 1940 WPA report as "site A;" and
4. An investigation into the nature and extent of all past archaeological activities on the property, including
an attempt to locate field notes, and previously excavated material.
b) tigns of the site are determined to be important by a City retained archacologist, Phase Il data Phase 11l Data Prior to con- City Archacologist
tair] a statistically representative sample of archaeological material from the site without the limita-  Recovery tinuation of
inf CEQA Section 21083.2. ' construction
’ work in site
) I provide a report 1o the City Councit documenting the conclusions on importance of any arca(s)
inta %ort ofthe site and Phase 11l data recovery recommendations.
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4.5 CULTURAL/SCIENTIFIC RESOURCES

Mitigation Measures

Method of Timing of Responsible
Mitigation Measures Verification Verification Person
©)  Areas of intact midden located within public, open space areas of the project can be avoided through placement  Phase Il Data Prior to con- City Archaeologist
of a protective cap over the archacological site, and permanent deeding of the parcel into an open space ease- Recovery tinuation of
ment. Capping procedures shall adhere to the requirements set forth in CEQA, Appendix K, Section 11 - B.3, and construction
the recommendations of the Archaeological Assistance Program of the Department of Interior Technical Brief work in site
Nos. 5, 8, and 12. Construction activities within this capped area will be restricted to the soil cap unless ap- area(s)
proved by a certified archaeologist.
Mmgauon Measure 5-1b
Archaeological monitoring during ground disturbing activities préject grading will be required given the documented  Plan check Prior to ap- City Archaeologist
significance of this site. An Orange County certified archacologist will be present to observe all surface disturbing proval of grad-
activities consistent with current Standard Conditions relating to project monitoring. The archaeologist shall have the ing permits
authority to temporarily halt or redirect work to permit the sampling, identification, and evaluation of artifacts and
features. :
Mitigation Measure 5-1c
Given the potential for human burials on the site, a representative of the Native American community who is familiar ~ Plan check Prior to ap- City Archaeologist
with archaeological monitoring shall be present during Phase 11 testing, Phase Il data recovery (if required), and proval of grad-
grading monitoring. Upon discovery of burials, the Orange County Sheriff-Coroner Department will be contacted and ing permits
requested to be present during removal of human remains pursuant to Section 2050.5 of the California Health and
Safety Code. If remains are determined to be prehistoric, the Native American Heritage Commission (NAHC) will be
notified. The NAHC will then designate a most likely descendant (MLD) who will be the person responsible for
ultimate disposition of the remains. A reburial agreement will then be negotiated with the tribe of the MLD prior to
continuafion ol wosk-in the burial area.
Mitigati y-1d
. i m .
An agreegmnt (d liration of any artifacts recovered from the site shall be negotiated with a suitable depositoryin  Review of Prior to Phase  City Archaeologist
advance ¢ l,' ¢ ing or Phase 111 data recovery. agreement for 1I testing or and/or Director,
P curation of arti-  Phase Il re- Community Devel-
%‘ ; facts covery opment Department
@
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4.5 CULTURAL/SCIENTIFIC RESOURCES

LSA Associates, Inc.

Mitigation Measures

the preconstruction conference for project grading.

*  Grading 6pcratlons throughout the project will be monitored for paleontological resources under the supervi-
ston of the certified paleontologist.

. In the case of a particularly significant find or a significantly productive site, provisions will be made in the
building/grading plan to divert impacting activities until appropriate mitigation is completed.

¢ The certified paleontologist will have the ability to temporarily halt or redirect construction activities in the area
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ontological discovery.

¢ro-fossils (as determined during project grading), removal and washing of soil samples for

bones and teeth shall be part of the mitigation.

nie % T ered dur'lng monitoring shall be prepared to a point of identification, freed of excess matrix,

cientific institution equipped for their proper care and analysis.

\MMRP.NEW»

contract with
County certified
paleontologist

Plan check by
City staff

Plan check
Plan.check
Plan check

Plan check

building oper-
ations

During grad-
ing

Prior to issu-
ance of grad-
ing permits

Prior to issu-
ance of grad-
ing permits

Prior to issu-
ance of grad-
ing permits

Prior to issu-
ance of grad-
ing permits

Method of Timing of Responsible
Mitigation Measures Verification Verification Person
. -Mitigation Measure 5-2
The project site will be fenced and suitable security provided to prevent illegal digging and artifact collecting. Given Plan checkand  Prior to issu- City Archaeologist
the documented significance of the site, these security measures shall be retained through the period of cutting and construction ance of grad- and Construction
grading in the event that isolated cultural resources are uncovered following the completion of data recovery. monitoring ing permits Monitor
and during
construction
Mitigation Measure 5-3
. Prior to any grading or building operations, an Orange County certified paleoatologist will be retained to super-  Review and au- Prior to any Dircctor, Commu-
vise paleontological monitoring efforts. The paleontologist, or his designated rcpresematlve. will be present at thorization of grading or nity Development

Department

City Paleontologist

Director, Commu-
nity Development
Department

Director, Commu-
nity Development
Department

Director, Commu-
nity Development
Department

Director, Commu-
nity Development
Department
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4.6 LAND USE

LSA Associates, Inc.

Project Design Features

) » Project Design Features 11-1, 11-4, and 11-7 through 11-12 in Section 4.11, Acsthetics/Visual Resources, improve the proposed project aesthetic and view compatibility with

, . adjacent land uses.

+

Standard Conditions of Approval

There are no Standard Conditions that apply generally to land use compatibility. Specific conditions are discussed in applicable sections of the EIR.

1]

Mitigation Measures
. Method of Timing of Responsible
Mitigation Measures Verification Verification Person
4.6 Land Use
Mtitigation Measure 6-1
At the southern edge of the project site, one of the following will be implemelnted: a) the Resort Center will have a Plan check Prior to issu- Planning Commis-

100 foot setback from the property line of the existing single family house, or b) the project will include a Resort Villa
unit between the existing single family house and the Resort Center with a 25 foot setback between the Villa and the
single family home property line. This measure will be verified by the Planning Commission at the MCDP level of
approval and by the Design Review Board at a later stage.

ance of build-
ing permits

sion and Design
Review Board
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M%w
4.7 POPULATION AND HOUSING '

Project Design Features

PDF 7 -1 The applicant has already paid $500,000.00 of housing in-licu fees, and may ultimately pay additional housing in-lieu fees in accordance with the City of Laguna Beach
Housing Element. (Fees are for the current project of 97 housing units.)

Method of Verification Timing of Verification Responsible Person/Group
Receipt of any additional housing in-lieu Prior to issuance of building permits Dircctor, Community Development De-
fecs, if determined necessary. partment

Standard Conditions of Approval

There are no Standard Conditions that apply to population/housing effects.

Mitigation Measures

Method of Timing of Responsible
Mitigation Measures _ S Verification Verification Person
4.7 Population and Housing
No mitigation measures are necessary. N/A N/A N/A
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4.8 TRAFFIC/CIRCULATION

Project Design Features

PDF 8-1 Coast Highway/Profect Drive B Intersection Signalization. The intersection of Project Drive B and Coast Highway will be signalized as part of the proposed project
construction. Prior to issuance of construction permits, project final design plans shall include the signal system, and the applicant shall provide the balance of the
cost (the amount necessary besides the existing signal fund at the City of $57,000) for the new signal equipment and labor for installation to the City.

In addition, signal timing plans shall be submitted to the City and Caltrans for review and approval prior to issuance of construction permits. The signal plans will
integrate proper timing and coordination of signals along Coast Highway so as to provide adequate (improved) vehicular progression along Coast Highway, improved
vehicular access from streets and drives off Coast Highway, and improved pedestrian and bicyclist safety for crossing Coast Highway.

Method of Verification * Timing of Verification Responsible Person/Group
Review and approval of final design plans  Prior to issuance of public works con- Caltrans and City Engineer, Municipal
for PCH and signal timing plans struction permits Services Department

PDF 8-2 Coast Highway Improvements. Project design plans shall include the following improvements to Coast Highway for City and Caltrans review and approval prior to
issuance of grading permits:

. Widen southern half-width of Coast Highway by up to five feet in areas where existing eucalyptus trees are not being preserved.
. Provide new left turn and right turn lanes on Coast Highway both northbound and southbound at the intersection of Coast Highway and Project Drive B;

. Provide a 25 foot Scenic Highway setback on the south (project) side of Coast Highway from the new right-of-way line, in conformance with City design concepts

and standards;
. Provide striping of new eight foot wide bikeway (Class Il) on south side of Coast Highway;
*  Provide new pedestrian walkway and curb along south (project) side of Coast Highway; and
[ = rovide new bus stop/turnout on the south (project) side of Coast Highway south of the primary hotel entrance.
=S ir
r7—_-Th @bovd improvements will involve only minor grading as part of the additional widening.
-~ |Z -
m (o Method of Verification Timing of Verification Responsible Person/Group
J > ’
:G.S A Review and approval of final design plans  Prior to issuance of grading permits Caltrans and City Engineer, Municipal’
m- ; ' for PCH : Services Department
@
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4.8 TRAFFIC/CIRCULATION

PDF 8-3

Coast Highway/Wesley Drive Intersection Improvements. Project design plans will include a new fourth leg at the intersection of Coast Highway and Wesley Drive; the
new leg will serve as a driveway for Resort Center access (non-truck traffic). The proposed improvements at this intersection will include a northbound left turn lane
on Coast Highway for channelized access to the hotel; modification of the existing signal phasing and hardware to accommodate traffic movements from the new
intersection leg as well as northbound left turn movements onto the site. The plans will build upon Caltrans' plans for U-turn movements and left turn phasing
improvements at this left turn (currently under construction).

Project intersection plans will be submitted to the City and Caltrans for review and approval prior to issuance of construction permits,

Method of Verification Timing of Verification Responsible Person/Group

Review and approval of intersection plans  Prior to issuance of construction permits Caltrans and City Engineer, Municipal
Services Department

PDF 8-4

Coast Highway/Profect Drive C Intersection. The project plans shall include provisions for creation of unsignalized Project Drive C at Coast Highway north of Wesley
Drive. This intersection will serve truck traffic only for service trips to the Hotel. No additional improvements to Coast Highway are necessary for this intersection.
The plans will be submitted to the City and Caltrans for review and approval prior to issuance of construction and encroachment permits.

: 6/4/98"_(!:\”15

Method of Verification I Timing of Verification Responsible Person/Group
Review and approval of intersection plans  Prior to issuance of construction permits Caltrans and City Engincer, Municipal
and encroachment permits Services Department
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4.8 TRAFFIC/CIRCULATION

PDF 8-5 The following was prescribed by the City Council and Planning Commission in Condition No. 15 of Resolution No. 98.033:

Parking. A Shared Parking Analysis (SPA) for the final project’s mix and size of land uses shail be utilized to determine the Resort Center’s required parking in
conjunction with the construction-level Master Coastal Development Permit for the Resort Center. The Resort Center Villas shall provide 1.25 parking spaces per
accommodation or unit in each Resort Villa, rounded to the nearest whole number for the total number of Resort Villas. (For example, if there are proposed three
units or keys in each Resort Villa, then 3.75 parking spaces per Resort Villa would be required, and if there were 45 such Resort Villas then the required number of
parking spaces would be 168.75 or 169.) The Residential Estates and Residence Viilas (single-family dwellings) shall comply with the R-1 Zone parking standards. The
parking structure(s) shall be designed to accommodate at least 50 vehicles with 8'-2” of height clearance. Fifty (50) public parking spaces shall be provided for the
general public, primarily in the southern portion of the project next to the public accessway from Coast Highway to the Beach. Public parking may be located within
the 25-foot scenic highway easement provided 25-fect of landscaping (including sidewalk) is maintained at all points. Rates for the public parking required for the
beach and park shall not be higher than the rates at Orange County public beaches, such as the Aliso Beach County Park or Salt Creek Beach County Park. Vehicle
egress from the site on to Coast Highway shall be at controlled intersections, except for service vehicles that may exit at a non-controlled exit with a right turn only.
Except where required for public safety purposes, such as for new access entrances, parking along Coast Highway shall not be eliminated.

Method of Verification . Timing of Verification Responsible Person/Group
Review and approval of parking design Prior to issuance of construction permits  Director, Community Development De-
plans partment

4.8 TRAFFIC/CIRCULATION

Standard Conditions of Approval

SC8-1  Haul Route Permit. Prior to issuance of a grading permit for rough grading of the project site, the contractor shall be required to submit a haul route plan to the City,
' Community Development Department, the City Municipal Services Department, and Caltrans, District 12, for approval. If the haul route plan is approved by Caltrans,
a haul route permit will be issued by that agency.

Method of Verification Timing of Verification ’ Responsible Person/Group
= |9 : ,
= rJZ Review and approval of haul route plan Prior to issuance of grading permit Director, Community Development De-
S m partment and City Engineer and Caltrans
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4.8 TRAFFIC/CIRCULATION

Mitigation Measures

, : Method of Timing of Responsible
! Mitigation Measures Verification Verification Person
' 4.8 Irgffic/Circulation

. ‘No.mltlgation measures are necessary. N/A N/A N/A
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4.9 NOISE :

-

Project Design Features

Pursuant to review by the Planning Commission and City Council, there are no applicable PDFs related to noise effects.

Method of Verification Timing of Verification Responsible Person/Group
Specific Plan review and approval ~ Prior to issuance of building permits Director, Community Development De-
partment

Standard Conditions of Approval

SC9-1

Prior to issuance of grading permits, the project applicant shall incorporate the limitation on construction hours of 6peration outlined in Chapter 7.25 of the City of
Laguna Municipal Code. Pursuant to Section 7.25.050 of the Code, construction hours are limited to between the hours of 7:00 a.m. and 6:00 p.m. on any weekday.
In addition, Section 7.25.070 prohibits the use of any pile driver, steam or gasoline shovel, pneumatic hammer, derrick, steam or electric hoist or other appliance, the

use of which is auended by loud or unusual noise, during the hours of 6:00 p.m. and 7:00 a.m.

Method of Verification Timing of Verification Responsible Person/Group

Plan check Prior to issuance of grading permits Director, Community Development De-
partment

SC 9-2

Prior to final Site Plan approval, the applicant shall incorporate the requirements outlined in the Noise Element of the City of Laguna Beach General Plan and Section
25.30.011 of the City of Laguna Beach Municipal Code related to stationary equipment shiclding to the satisfaction of the Building Official. Pursuant to the Noise
Element and Section 25.30.011, mechanical equipment such as blowers, air conditioners, and exhaust fans installed in new construction must be located or enclosed
such that noise is minimized to the greatest extent possible when they are operating and noise levels at the property line do not exceed the specified levels.

Method of Verification Timing of Verification Responsible Person/Group

6/4/98«:
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Plan check Prior to final site plan approval Director, Community Development De-
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4.9 NOISE
Mitigation Measures
~ Method of Timing of Responsible

Mitigation Measures Verification Verification Person
4.9 Noise
Mitigation Measure 9-1
Prior to issuance of grading permits, the project applicant shall incorporate the following measures as a note on the Plan check Prior to issu- Director, Commu-
grading plan cover sheet to ensure that the greatest distance between noise sources and sensitive receivers during ance of grad- nity Development
construction activities has been achieved. This language shall be approved by the Director, Community Development ing permits Department
Department.

1. All construction equipment, fixed or mobile, shall be maintained in proper operating condition with noise
mufflers.

" 2. Vebhicle staging areas shall be located away from off-site receivers and occupied buildings on site during the later

phases of project development.

- 3. Stationary equipment shall be placed such that emitted noise is directed away from residential areas to the

greatest extent feasible.

These measures shall also be discussed at a pre-grade meeting and implemented by the contractor during construc-

tion. :
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e e ]
4.9 NOISE

Mitigation Measures

: Method of Timing of Responsible
Mitigation Measures Verification Verification Person
Mitigation Measure 9-2
Prior to the submittal of applications for building permits for each structure, the applicant shall submit a final acousti-  Review Acousti-  Prior to the Director, Commu-
cal report prepared to the satisfaction of the Director, Community Development Department, showing that the devel-  cal Report submittal of nity Development
opment will be sound-attenuated to meet City interior and exterior noise standards. The finat acoustical analysis shall applications Department
calculate the noise impact exposure levels and specify design features necessary to bring the project into confor- for building
mance with applicable City noise standards and policies. Attenuation measures may include, but not be limited to, permits
exterior barriers, berms, setbacks, building orientation, architectural treatments (double paned windows, thicker
stucco, etc.), or air condition systems. The final acoustical analysis shall be prepared by an expert in the field of
acoustics.
Pursuant to Conditions 20 and 25, if a sound wall/fence is built, it shall not be higher than six (6) feet above the Decision on Prior to or Planning Commis-
centerline of Coast Highway. : sound wall concurrent sion
with the sub-
Determination of whether or not to build a sound wall will be made by the Planning Commission based on design mittal of appli-
and an acoustical study. cations for
’ building per-
A sound wall shall be allowed only if no other reasonable methods are feasible. mits
Any proposed walls along Coast Highway should be designed to optimize the views into the site. This will include
breaks in the wall to allow additional public view corridors.
Mitigation Measure 9-3
In conju n with the issuance of building permits for each structure, documentation shall be provided to the Reviewand ap-  Inconjunction  Director, Commu-
Director, evelopment Department, demonstrating that all mitigation measures identified in the ap- proval of docu-  with the issu- nity Development
proved fi icalireport required by Mitigation Measure 9-2 have been incorporated into the project. mentation that ance of build- Department
— ‘ incorporates ing permits
m g acoustical mea-
g 0 sures in project
0 v design
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4.10 AIR QUALITY

Project Design Features

PDF 10-1 Project improvements that facilitate alternative modes of transportation include: 1) a bus turnout and passenger waiting/loading area along Pacific Coast Highway; 2)
pedestrian walkway along Pacific Coast Highway; and 3) on-street bikeway on Pacific Coast Highway adjacent to the project frontage.

Method of Verification Timing of Verification Reslionsible Person/Group
Plan check (project design plans) Prior to issuance of construction permits Director, Community Development De-
partment

Standard Conditions of Approval

SC 10-1 Prior to issuance of any grading permit, the applicant shall demonstrate compliance with SCAQMD Rules 402 and 403 notification requirements. Submittal of a
notification package or detailed dust control plan to SCAQMD outlines steps that will be taken to comply with Rules 402 and 403, which restrict fugitive dust emis-
slons. Potential dust control measures shall include but not be limited to: daily watering of graded areas, washing of equipment tires before leaving the construction
site, use of SCAQMD approved chemical stabilizers or soil binders, and discontinuance of construction activities during first and second stage smog alerts or when
wind gusts exceed 25 miles per hour.

Method of Verification , Timing of Verification Responsible Person/Group
Review and approval of notification pack-  Prior to issuance of any grading permit SCAQMD and Director, Community De-
age or dust control plan velopment Department

SC 10-2  Prior to issuance of certificates of occupancy, the applicant shall provide verification to the Director, Community Development Department that all regulated equip-
ment/activities (i.c., process/heating boilers or charbroilers) have been permitted by the SCAQMD. All regulated equipment/activities of emission shall be subject to the
requirements of Regulation X11, New Source Review and other appropriate SCAQMD regulations, in effect at the time of issuance of certificates. Through implementa-
tion of these rules, new stationary sources shall be required to offsct any new emissions such that there is no net gain in emissions within the air basin.

Method of Verification Timing of Verification Responsible Person/Group
Verification of permits by SCAQMD Prior to issuance of certificates of occu- Director, Community Development De-

N pancy partment

=&

SC 10-3 | CCongifent with SCAQMD Rule 2202, any hotel use on site employing more than 250 permanent employees will establish a program to encourage reduction in vehicle

Fﬁmi s gssociated with employee vehicle trips. ]

o .

> A Method of Verification Timing of Verification Responsible Person/Group

7 0

m a Review and approval of program by hotel  Prior to issuance of building permit(s) for  SCAQMD and Director, Community De-

' (B to reduce employee vehicular trips Resort Center hotcl velopment Department
Q10
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4.10 AIR QUALITY

SC 10-4  Prior to site plan approval for the hotel, the applicant shall incorporate the requirements of the City’s Transportation Demand Management (TDM) Ordinance into the
site plan (Chapter 25.94 of the City's Zoning Code). These requirements are summarized below:

. Carpool Parking - The total parking spaces devoted to employee parking shall be determined by the Joint Use/Shared Parking Plan prepared in conjunction with
the Resort Center Coastal Development Permit and at least 15 percent of employee parking shall be designated for carpool vehicles.

. Bicycle Parking/Shower Facilities - Bicycle parking and locker facilities shall be provided at a rate of at least five racks for every one hundred employces and a
minimum of two shower facilities provided, one each for men and women, respectively.

*  Transportation Information - An area shall be provided that offers employees information on available transportation alternatives to the single occupancy vehicle.

*  Transit Improvements - Bus stop improvements, including bus pullouts, bus pads and right-of-way for bus shelters, shall be required for all applicable develop-
ment located on high traffic volume streets and established bus routes.

*  Ridership Program - Purchase of monthly bus passes from the Laguna Beach transit lines and/or Orange County Transportation Authority for employees who use
transit regularly.

Method of Verification Timing of Verification Responsible Person/Group

Site plan review Prior to site plan approval for the Resort Director, Community Development De-
Center (hotel) partment
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LSA Associates, Inc.

4.10 AIR QUALITY

Mitigation Measures
Method of Timing of Responsible
Mitigation Measures Verification Verification Person
4.10 Aér Quality
- Mitigation Measure 10-1
Prior to issuance of any grading permit, the applicant shall implement standard contract specifications requiring Plan check Prior to issu- Director, Commu-

37

instructions to be carried out by the construction manager to minimize emissions by heavy equipment. Measures may ance of any nity Development
include but not be limited to: 1) proper maintenance of equipment engines, 2) use of cleaner burning equipment or grading permit  Department
cquipment using alternative fuels, 3) avoidance of idling equipment for extended periods of time, 4) connecting
stationary equipment to electrical facilities, and 5) avoidance of unnecessary delays of traffic on PCH resulting from
blockage of traffic by heavy equipment.
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4.11 AESTHETICS/VISUAL RESOURCES

Project Design Features

PDF 11-1

Three reasonable public view corridors shall be provided, and shall be shown on the Resource Management Plan in the LCP Amendment. The width of the
southern-most view corridor shall be 300 feet, and the width of the other two view corridors shall be 100 feet. The extent and manner of these view corridors
shali be established by the Planning Commission and Design Review Board during their review of the Master and Project Coastal Development Permits for the
project. The establishment of a view corridor shall not prectude development within the boundaries of the corridor, but rather will require the maintenance of a
preponderance of the ocean views through a constant-width corridor from the residences above the Aliso Creek Plaza Shopping Center, Coast Highway and Fred
Lang Park. A photographic record of the views through the foregoing vantage points shall be provided in conjunction with the submittat of the application for
the Master Coastal Development Permit. At that time, the Landowner/Master Developer may propose equivalent alternatives meeting the spirit and intent of this
Conditlon. The Planning Commission and Design Review Board in their consideration of this requirement may request additional view analysis. Mature growth
height limits and maintenance schedules (type and frequency of pruning) for all vegetation that potentially impacts views shall be specified. All landscaping shall
be installed in accordance with the approved landscaping plans. Thereafter, the landscaping shall be continuously maintained (including replanting as neces-
sary) in compliance with the approved landscaping plans, unless such plans are subsequently revised and approved by the City or are exempt as specified in
Municipal Code Section 25.05.040(B).

A blufftop park will be provided 1o enhance viewing opportunities for the general public and resort area visitors/residents. This PDF is included in the Resources .
Management Plan of the Specific Plan as the Land Dedication Program. ‘

Method of Verification . Timing of Verification Responsible Person/Group

Review and approval of project design Prior to issuance of bullding permit(s) Director, Community Development De-
plans partment

PDF 11-2

Prohibit development of Residential Estates within a minimum of 20 feet from the proposed blufftop park. This PDF will be verified through site plan approval
by the Planning Commission, in conjunction with Coastal Development Permit approval.

Method of Verification Timing of Verification Responsible Person/Group

-. 3OVd ILANINY

6/4/981,

]

£y §600

S ¥ 000D39vd ¥vanN3avo

Review and approval of project site plan Prior to issuance of Coastal Development  Planning Commission
Permit
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PDF 11-3 To the extent possible, arborist identified specimen trees and shrubs existing within the site, including any candidate heritage trees, except for eucalyptus, which
are rapidly grown from smaller stock, shall be boxed and replanted within the Resort. Trees along Coast Highway shall be pruned at least once a year. A detailed
Master Landscape Plan shall be developed for the entire site and reviewed and approved as part of the Master Coastal Development Permit. The City's Landscape
Architect shall provide a written report to the Planning Commission and Design Review Board regarding the proposed landscaping for the project (refer to
Condition No. 30 of Resolution No. 98.033). As outlined in Section 3.2, Project Characteristics, the Land Use Plan proposes to upgrade landscaping and parkway
facilities adjacent to Coast Highway, including a 25 foot Scenic Highway setback along Coast Highway, as needed to protect these resources. This PDF will be
verified through site plan and landscape/streetscape approval by the Planning Commission, in conjunction with Coastal Development Use Permit(s).
Method of Verification Timing of Verification Responsible Person/Group
Site plan and landscape plan approvals Prior to issuance of Coastal Development  Planning Commission
Permit
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4.11 AESTHETICS/VISUAL RESOURCES

PDF 11-4 Restrict building heights within the project site to facilitate views over the project site structures to the Pacific Ocean and horizon. Maximum allowable heights as
established by the conditions of approval (Condition No. 9 of Resolution No. 98.033) are as follows:

J Resort Center Hotel
- 30 feet above existing grade as established by an Existing Grade Map that basically reflects the existing grade of the site prior to the terracing of the site for
the mobile home park and utilizing the 100-foot squares per City Municipal Code Section 25.52.006. The Existing Grade and 100-Foot Squares Map shall be
incorporated into the LCP Amendment. Maximum height for architectural projections, including roof structures for the housing of mechanical equipment,
. sloping roofs over public areas of the hotel (e.g., lobby and ballroom), elevator towers and chimneys, shall not exceed an additional six feet.
!, -~ No additional building setback requirement
-~  Performance standard of terracing the Resort Center Hotel structure(s) with the existing topography. The three view corridors, as required in Condition
Number 33, shall be considered in the design of the project. Articulation techniques including, but not limited to, separation, off-sets, terracing and
reducing the size of any one element in the structure should be used to reduce the appearance of mass.
= No portion of any building shall exceed 20 feet above the centerline of Coast Highway at the closest point between the building and highway with the
exception that architectural projections, intluding roof structures for the housing of mechanical equipment, sloping roofs over public areas of the hotel
(e.g., lobby and ballroom), elevator towers and chimneys, shall not exceed an additional six feet.
. Resort or Residence Villas (unless included in the Resort Center Hotel, in which case the height standards for the Resort Center Hotel shall apply).
- 30 feet above finish or existing grade, whichever is more restrictive
~  Additional building setback required as a guideline only
- Performance standard of terracing the Villas with the existing topography
. Residential Estates (single family residences)
-~ Height standards shall be as specified in the R-1 Zone of the City’s Municipal Code
- Additional building setback required
. Residential Estates (single family residences in the area south of the Blue Lagoon guest parking lot)
~  Height standards shall be as specified in the R-1 Zone of the City’s Municipal Code, including requiring the basis of measurement to be from finished or
natural grade, whichever is more restrictive
~  Addidonal building setback required
- Additional height restriction of a sloped plane starting at an elevation of 97 feet above mean sea level at the Blue Lagoon Condominiums and extending
down to an elevation of 86 feet above mean sea level at the average center of the pads proposed for single-family residences closest to the bluffiop park

=Per @ Specific Plan, preserve three public view corridors from Coast Highway as described in PDF 11-1,
Z i
_C_|Th1T @F vllll be verifled through site plan approval by the Planning Commission, in conjunction with Coastal Development Permits.
m (g .
MR £ :
)& _;_U Method of Verification Timing of Verification Responsible Person/Group
7 U
m 5 Site plan approval Prior to issuance of Coastal Development  Planning Commission
m Permit
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4.11 AESTHETICS/VISUAL RESOURCES

PDF 11-5 Incorporate landscape materials in the site design that are commonly used in the area, and complement the heritage eucalyptus trees along Coast Highway (see
Figures 4.11.2 through 4.11.4, Coast Highway Sections). Landscape materials will be used to screen and soften building surfaces to minimize the exposure of
man-made structures and improvements from off-site view locations (sce Master Landscape Plan, Figure 4.11.1). This PDF will be verified through site plan
approval by the Planning Commission, in conjunction with Coastal Development Permits.

Mecthod of Verification Timing of Verification Responsible Person/Group
Site plan approval Prior to issuance of Coastal Development  Planning Commission
' Permit
PDF 11-6 Reconstruct and revegetate affected portions of the blufftop and face using techniques that simulate the existing bluffl gradients, character, and landscaping. A

landscape and/or revegetation plan for the bluffs should be consistent with the plant communities and plant materials found in native coastal bluff settings. Plant
materials will be used at the top of the bluff which soften views of housing as seen from the beach while allowing views of the blufftop. This PDF will be verified
through Grading Permit approval by the Community Development Director, in conjunction with Grading Plan approval.

Method of Verification ) Timing of Verification Responsible Person/Group
Grading plan review and approval Prior to issuance of grading permit(s) Dircctor, Community Development De-
partment
PDF 11-7 Long continuous rows of buildings will be avoided. The hotel structure will be broken up by open spaces, varied roof treatments, or staggering of individual

units. Buildings that maximize permitted heights will contain elements with heights less than the maximum, and incorporate more than the minimum setbacks.
This PDF will be verified through the Design Review process.

Method of Verification Timing of Verification - Responsible Person/Group
Design review and approval Prior to issuance of building permits Design Review Board
PDF 11-8 PDE 11-8 addressed villa heights and is replaced by PDF 11-4.
O f
% > Method of Verification Timing of Verification Responsible Person/Group
5 E Design review and approval Prior to issuance of building permits Design Review Board
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4.11 AESTHETICS/VISUAL RESOURCES

PDF 11-9 The views from adjacent properties shall be considered in establishing building height, form, and siting. Where feasible, buildings should frame views rather
than obstruct them. At the time of MCDP approvals, the applicant shall demonstrate compliance with this PDF by submittal of plans to the Design Review Board.

Method of Verification Timing of Verification Responsible Person/Group

Design review and approval Prior to approval of the Coastal Develop- Design Review Board
ment Permit

PDF 11-10 Special sensitivity shall be given to creating view corridors between the Residential Estates. This may be accomplished by increasing structural setbacks and/or
using some single story design elements.

Special sensitivity shall be given to the issue of privacy intrusion. This issue can be addressed by offsetting window orientation, avoiding the placemem of decks
and balconies in locations of privacy conflicts, and with appropriate landscape screening techniques.

As part of its review of the Project CDP for the Resort Center, the Planning Commission and Design Review Board shall evaluate existing views from Blue Lagoon
condominiums, Coast Highway, residences above the Aliso Creek Plaza Shopping Center and Fred Lang Park, and, if possible, ensure that they are preserved to
the maximum reasonable extent in the light of and balancing all of the LCP's policies and objectives. These views may also be enhanced by the proper mainte-
nance and sclective thinning of trees along Coast Highway and within the site.

Method of Verification Timing of Verification Responsible Person/Group
Design review and approval Prior to approval of the Coastal Develop-  Design Review Board
ment Permit

PDF 11-11 Planting of trees or shrubs whose mature height exceeds 15 feet shall be avoided in those locations where views from surrounding properties will be blocked by
such installation. - At the time of CDP approvals, the applicant shall demonstrate compliance with this PDF by submittal of plans to the Design Review Board.

Method of Verification Timing of Verification Responsible Person/Group
= o Landscape plan review and approval Prior to approval of Coastal Development  Design Review Board
=z ,:P- Permit and Landscape Plan
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4.11 AESTHETICSMSUAL RESOURCES

PDF 11-12 Roofing materials and appurtenances that cause glare or ncgative visual impacts (i.e., solar collectors, white rock roofs, satellite disc antennas, ceramic tile roofs,

etc.) shall Planting of trees or shrubs whose mature height exceeds 15 feet shall be avoided in those locations where views from surrounding properties will be

blocked by such installation. At the time of CDP approvals, the applicant shall demonstrate compliance with this PDF by submittal of plans to the Design Review
Board.

Method of Verification Timing of Verification Responsible Person/Group

Site design review and approval Prior to approval of Coastal Development  Design Review Board
‘ Permit

,PDF 11-13 Grading activities within the Bluff Conservation Basement shall be fimited to that necessary to provide coastal access, and for remedial grading/recompaction

efforts to restore the natural contours of the bluffs that will be affected by the demolition of the trailer park and installation of backbone infrastructure.

Method of Verification Timing of Verification Responsible Person/Group
Plan check Prior to issuance of grading permit(s) Director, Community Development De-
partment

Standard Conditions of Approval

There are no Standard Conditions that apply to aesthetic/visual resources.
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4.11 AESTHETICS/VISUAL RESOURCES

LSA Associates, Inc.

Mitigation Measures
Method of Timing of Responsible

Mitigation Measures Verification Verification Person
4.11 Aesthetics/Visual Resources
Mitigation Measure 11-2 - Obstruction of Public Views CDP approval Prior to or Planning Commis-

concurrent sion or Design Re-
Building heights of the project as viewed from Fred Lang Park shall generally not exceed those shown in the visual with approval  view Board, de-
analysis View 2A, unless the Planning Commission determines that such a change will not create a new significant of Project pending on project
impact. CDPs CDP responsibility
Mitigation Measure 11-3a
Prior to Design Review approval, the applicant shall prepare a lighting plan for approval by the Design Review Board.  Lighting plan Prior to De-
The plan shall demonstrate that lighting intensity does not adversely affect adjaccm uses, directly create glare from off- review/approval  sign Review
site views, or detract from the tranquility of the coastal zone environment. approval Design Review

Mitigation Measure 11-3b

Prior to design review approval of the CDP, the applicant shall prepare a solar access plan for approval by the Design
Review Board demonstrating that project structures, landscaping or other features do not impair solar access oppor-
tunities for adjacent properties.

Solar access
plan review/
approval

Prior to design
review ap-
proval of Con-
ditional Use
Permits

Board

Design Review
Board
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4.12 RECREATION AND PUBLIC ACCESS

Project Design Features

. PDF 12-1 Dedication of Sand Beach to Public. The 2.7 acre sand beach at the south end of the project site (from mean high tide to the toe of the bluff) will be offered for

. dedication to the City of Laguna Beach or other public entity, if the City prefers, in order to provide public access to the beach and ocean for recreational enjoyment.

Facilities available for use by the public, as well as the resort guests and residents, will include a public restroom on top of the bluff adjacent to the pedestrian access
walkway to the beach.

Method of Verification Timing of Verification Responsible Person/Group

Director, Community Development De-
partment

Irrevocable offer of dedication " Prior to approval of final map.

PDF 12-2 Dedication of Bluff Park to Public. A 6.24 acre area from the toe of the coastal bluff at the back of the beach to the boundary of the Resort Villa development area will
be dedicated to the City of Laguna Beach as a public Bluff Park. The park will include the bluffs, the headland that overlooks Goff Island, and a meandering blufftop
trail that loops for one-third of a mile from the Coastal Access walkway within the Resort Center to a viewpoint overlooking Goff Island. The portion of the park on
the blufltop shall be a minimum of 3.0 acres, and shall be designed and constructed by the Landowner/Master Developer during the development of the backbone
infrastructure for the site. The linear shaped portion of the park atop the blufls will provide passive recreational opportunities, including walking, viewing of upcoast
and downcoast areas, and resting. In addition to the walkway, the park may provide a viewpoint gazebo, benches, and interpretive signage. Prior to construction, the
Bluff Park design shall be submitted for review and approval to the Planning Commission and Design Review Board. The Bluff Park shall be an integral component of
the Resort Center's Master Plan and shall incorporate private property view protection and maintenance program commitments by the City. The City's local (Quimby
Act) park fee and/or park land dedication shall be waived at the time of subdivision review and approval. The Bluff Park shall retain the existing stairs from the top of
bluff down to the beach and shall include a lightscape element.

Americans with Disabilities Act (ADA) compliant lateral access shall be provided along most of the entire length of the bluffiop (such as from the existing northern
ramp to the new Wesley Drive entrance) either in the form of an easement of fee dedicated park area. No additional sctback requirements will be created by this

public access.
Method of Verification Timing of Verification Responsible Person/Group
= g Irrevocable offer of dedication Prior to approval of final map. Director, Community Development De-
Z i~ partment
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4.12 RECREATION AND PUBLIC ACCESS

PDF 12-3a Pedestrian Access to Beach. Pedestrian access from Pacific Coast Highway will be provided from Pacific Coast Highway by a walkway that is envisioned as being
located (but is not limited to) between the Resort Center and Resort Villa areas of the proposed development. A relatively flat, 20 foot wide landscaped walkway
will lead from Coast Highway, between the Resort Center and Resort Villas, to the mean high water line of the southern beach area and to the Bluff Park. Public
pedestrian access from the northern signalized access point through the resort to the beach shall also be provided, if the City Council determines that is feasible.
Public access from Coast Highway will be signed and landscaped to facilitate identification. Access routes from PCH through the site shall meet the criteria of
ADA (Americans with Disabilities Act).

The existing steep access ramp at the southern end of the project site will be reconstructed to reduce the existing 20 percent grade to a more gentle 8 percent,

which will be suitable for the general public, resort guests, and disabled persons. The design gradient will meet ADA criteria and State Title 25. The new ramp
will be sized to accommodate beach lifeguard and emergency vehicles. Benches and lighting will be installed along the pedestrian accessway next to the Resort
Center and along the beach ramp.

Improvements to the existing northern ramp shall consist of application of slurry-seal coating, installation of a handrail and upgraded lightscape. Structural
improvements shall not be constructed for the northern ramp due to the environmental constraints associated with that portion of the project site, as described

in this EIR.
Method of Verification / Timing of Verification Responsible Person/Group
Site design review and approval Prior to issuance of Coastal Development Des'lgn Review Board
. Permit

PDF 12-3b Funicular. As an optional component of the Conceptual Development Plan (Figure 3.2.3 in Section 3.0), a funicular device (cable operated tram) could be
considered by the project applicant to provide additional public access between the sand beach and the blufftop areas of the project site. A funicular device
would be installed on the bluff face to the south of the proposed south access pedestrian ramp. If this option is mutually agreed upon between the City and the
applicant, specific design details, and potential design alternatives, would be submitted to the City's Design Review Board as part of the Coastal Development
Permit review process. If a funicular device is proposed, it will be designed such that a new scawall would not be required at its base. Any other specific reviews
and permits required for approval and implementation of such a device would be identified by the Design Review Board during that process.

Z |O Method of Verification Timing of Verification Responsible Person/Group
Z |
C m Site design review and approval Prior to issuance of Coastal Development  Design Review Board
H % Permit
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4.12 RECREATION AND PUBLIC ACCESS

PDF 12-4 Elevator in Parking Structure. Access to the beach from the Resort Center may also be facilitated by an elevator for usc by resort guests, including handicapped

visitors. The elevator will connect the subterranean levels of parking structure and the ground level of the Resort Center to access the pedestrian accessway to the
beach.

Method of Verification Timing of Verification Responsible Person/Group

Site design review and approval Prior to issuance of building permits Design Review Board

PDF 12-5 A Shared Parking Analysis (SPA) for the final project’s mix and size of land uses shalt be utilized to determine the Resort Center’'s required parking in conjunction with
the construction-level Master Coastal Development Permit for the Resort Center. The Resort Center Villas shall provide 1.25 parking spaces per accommodation or
unit in each Resort Villa, rounded to the nearest whole number for the total number of Resort Villas. (For example, if there are proposed three units or keys in each
Resort Villa, then 3.75 parking spaces per Resort Villa would be required, and if there were 45 such Resort Villas then the required number of parking spaces would be
168.75 or 169.) The Residential Estates and Residence Villas (single-family dwellings) shall comply with the R-1 Zone parking standards. The parking structure(s) shall
be designed to accommodate at least 50 vehicles with 8:-2" of height clearance. Fifty (50) public parking spaces shall be provided for the general public, primarily in
the southern portion of the project next to the public accessway from Coast Highway to the Beach. Public parking may be located within the 25-foot scenic highway
casement provided 25-feet of landscaping (including sidewalk) is maintained at all points. Rates for the public parking required for the beach and park shall not be
higher than the rates at Orange County public beaches, such as the Aliso Beach County Park or Salt Creck Beach County Park. Vchicle cgress from the site on to Coast
Highway shall be at coritrolled intersections, except for service vehicles that may exit at a non-controlied exit with a right turn only. Except where required for public
safety purposes, such as for new access entrances, parking along Coast Highway shall not be eliminated.

Method of Verification Timing of Verification Responsible Person/Group

Site design review and approval Prior to issuance of building permits Design Review Board

PDF 12-6 Coast Highway Bicycle Lane. A new Class 11 bicycle lane will be included as part of the project improvements to Coast Highway along the project site frontage. A
pedestrian walkway will be constructed within the landscaped scenic easement as part of the improvements to Coast Highway.

Method of Verification Timing of Verification Responsible Person/Group

J

Plan check Prior to issuance of public works permits  Caltrans and City Engineer
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4.12 RECREATION AND PUBLIC ACCESS

PDF 127 Resort Center Recreational Amenities. The Resort Center will include a swimming pool for guests, as well as an 8,500 square foot full service health spa that will serve
Resort Center guests, villa guests and residents, and the general public (by membership).

Additional services associated with the Resort Center may include beach equipment rentals and other portable facifities that will provlde or support visitor serving
commercial recreation activities on the beach.

In addition to these PDFs, PDF 4-1 in Section 4-4, Coastal Resources, specifies the designation of the rocky intertidal cove areas of the project site, including Goff
Island, as a potential Ecological Reserve (see also the LCP Part 11, Implementing Actions Program, Section 10.2.2.2, Marine Reserve).

Method of Verification Timing of Verification Responsible Person/Group

Site design review Prior issuance of bullding permits Design Review Board

Standard Conditions of Approval

There are no Standard Conditions that apply to the issues of recreation or public access. However, there are numerous policies of the City General Plan and Coastal Act that
address these topics. A discussion of project compliance with those policies is provided in this section, under “Effects Determined Less Than Significant.”

Mitigation Measures

Method of Timing of Responsible
Mitigation Measures Verification Verification Person
4.12 Recreation and Public Access
No mitigation measures are required. N/A N/A N/A
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4.13 PUBLIC SERVICES AND UTILITIES

Project Design Features

PDF 13-1 Code Compliance for Water Facilities. Project design will conform with the requirements of the Laguna Beach Municipal Code and the South Coast Water District
(SCWD), in relation to the installation of water and wastewater facilities to accommodate the project.

Method of Verification Timing of Verification Responsible Person/Group
Plan check * Prior to issuance of building permits Director, Community Development De-
partment

PDF 13-2 Solid Waste Collection Facilities. Project design will facilitate the collection of solid waste and recyclable materials by providing adequate facilities and spaces for
collection and loading pursuant to specific requirements of S.B. 2190.

The following facilities will be implemented to adequately house solid waste generated by the project based on recommendations from Waste Management of Orange
County (WMOC), currently under contract to the City to provide service to the project site.

J For hotel use, an appropriately sized trash compactor, from which solid waste would be collected at a rate equivalent to a level of service of six times a week, is
recommended by WMOC. The compactor unit could be purchased by the hotel, or provided by WMOC and rented to the hotel. [Refer to Condition No. 24 of
Resolution No. 98.033, which specifies requirements for waste disposal at the Resort Center. ]

. For the Resort Villas, enclosures for four 96 gallon carts would be provided at specific locations in the development. The minimum dimension of each cart would
be 46 inches high, 26 inches wide, and 34.5 inches deep. The carts would be emptied by WMOC once per week (telephone communication, May 6, 1997, Christy
Kindig, IWMD). The actual number of enclosures needed will depend on the total number of overnight accommodations (e.g., whether units are multi-keyed,
and the number of keys per unit). The numbers of enclosures may be increased or decreased depending on the final number of keyed units approved by the

City.
Method of Verification Timing of Verification Responsible Person/Group
Plan check Prior to issuance of building permits Director, Community Development De-
-y partmenl
| Berea
PDF 13-3| Bpe cient Appliances. Pursuant to Title 24, California Code of Regulations, project design will incorporate the use of energy efficient appliances wherever
Epsl @o inimize the ongoing use of electrical and natural gas resources.
m
o _)U_>_ Method of Verification Timing of Verification . Responsible Person/Group
AJ .
@ o, Plan check Prior to issuance of building permits Director, Community Development De-
m ng ~ partment
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4.13 PUBLIC SERVICES AND UTILITIES

PDF 13-4 Security Features. Project design will facilitate implementation of “defensible space” measures to deter criminal activity within the project site. These measures may
include, but are not limited to the provision of strategically placed lighting, the use of plant materials to discourage window access, and ongoing maintenance of areas
of large or tall landscaping that could limit a law enforcement officer’s ability to adequately visually survey the area while on patrol.

Method of Verification Timing of Verification Responsible Person/Group
Site design review and approval Prior to issuance of building permits Director, Community Development De-
partment

PDF 13-5 Water Conservation Features. Project design will incorporate low-flow plumbing fixtures in the hotel and residential units and reclaimed water for landscaping to
minimize consumption of domestic water.

Method of Verification . Timing of Verification Responsible Person/Group
Site design review and approval Prior to issuance of building permits Director, Community Development De-
partment

PDF 13-6 Fire Detection and Protection Equipment. Project design will include interior sprinklers and other fire detection and protection equipment in the residential and
visitor-serving components of the project.

Method of Verification Timing of Verification Responsible Person/Group
Site design review and approval Prior to issuance of building permits Director, Community Development De-
partment

Standard Conditions of Approval

There are no applicable Standard Conditions related to public services or utilitics.
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4.13 PUBLIC SERVICES AND UTILITIES

Mitigation Measures
Method of Timing of Responsible

Mitigation Measures Verification Verification Person
4.13 Public Services and Utilities
Mitigation Measure 13-1
Project specific engineering analysis for project wastewater facilities will determine whether modifications to the Project specific  Prior to the Director, Commu-
existing lift station are required. If improvements are required, plans indicating the necessary improvements to the ("B" map level)  approval of nity Development
Blue Lagoon wastewater lift station will be submitted to and approved by the SCWD's General Manager prior to the engineering the final tract
approval of the final tract map. Costs for the necessary improvements will be provided for, on a fair share basis, as analysis review/ map

determined by the SCWD. Verification of the approval will be sent to the City Community Development Director. If ~ approval
necessary, adequate wastewater facilities will be provided through other methods, including but not limited to an on-

site lift station.

Mitigation Measure 13-2

Prior to issuance of certificates of use and occupancy, the éppllcant shall demonstrate to the satisfaction of the City Approval of Prior to issu- City Manager
Manager that an agreement has been reached between the appropriate parties (depending on beach dedication) to agreement for ance of certifi-

ensure appropriate funding of beach maintenance and lifeguard services. Possible methods for reaching agreement beach mainte- cates of use

include but are not limited to the following: nance and life- and occupancy

3 guard services
J Funding contribution by the Resort Center or master homeowners association.

*  Transfer of funds from the City to the Couhty in lieu of the City accepting dedication of the beach areas.
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4.13 PUBLIC SERVICES AND UTILITIES

Mitigation Measures

v

Mitigation Measures

Method of
Verification

Timing of
Verification

Responsible
Person

Mitigation Measure 13-3 (Revised)

! Prior to the issuance of building permits by the City of Laguna Beach, the owner of the property shall enter into a
* written mitigation agfeement with the Laguna Beach Unified School District mitigating the impacts the owner's
pro]ect will have on the school district’s school facilities. The mitigation agreement will require the owner to pay the
‘sum of $10,225 or the mitigation payment amount for residential detached units, which includes guest houses or
guest rooms as defined by City of Laguna Beach Municipal Code Section 25.10.004, as justified by the then current
adopted school district’s justification study, whichever amount is greater, per residential detached unit. The mitiga-
tion agreement will also require the owner to pay the District the then current residential statutory school fee amount
or the mitigation payment amount for residential attached units as justified by the then current adopted school dis-
trict’s justification study, whichever amount is greater, per residential attached unit. The mitigation agreement will
also require that any commercial/industrial development, as defined by Government Code Section 65995, shall be
mitigated by the payment of current commercial/industrial statutory school fee amounts pursuant to Government
Code Sections 65995 and 66000 et seq., and Education Code Section 17620 et seq. or $0.31 per square foot of charge-
able covered and enclosed space, whichever amount is greater. The $10,225, $0.31, and other mitigation payments
amounts shall be increased effective January 1, 1999, and annually therealter from January 1, 1998, by the change in
the Marshal-Swift Class D Wood Frame Index, or if this index is non-existent, any comparable index as reasonable
determined by the school district.

In the event that any commercial unit is no longer considered commercial/industrial development for purposes of

Government Code Section 65995, and is therefore considered a residential unit, the owner(s) of such unit(s) shall pay

to the District the then current residential statutory schoo! fee amount or the mitigation payment amount for residen-
tial attached units as described above, less any previously paid statutory school fee amount.

elative to mitigation of school facility impacts shall be binding on the District, owners of the
ect area, arid their successors, notwithstanding the provisions of any existing or future legisla-
flon, regulation, policy or court decision issued or adopted by any court, the State of California
hich elther decreases and/or eliminates statutory school fees and/or mltigation payment

Written mitiga-

tion agreement

Prior to issu-
ance of build-
ing permits

Director, Commu-
nity Development
Department

-
amounts. - >
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EXHIBIT D

STATEMENT OF OVERRIDING CONSIDERATIONS
TREASURE ISLAND DESTINATION RESORT COMMUNITY
LOCAL COASTAL PROGRAM AMENDMENT

The California Environmental Quality Act ("CEQA") requires a public agency to balance the benefits of a
_ . proposed project against its unavoidable adverse environmental impacts in determining whether to approve
the project.

Section 15098 of the State CEQA Guidelines provides:

(a) CEQA requires the decision making agency to ‘.alance, as applicabie, th- econornic, 1egal,
social, technological, or other benefits of a proposed piuject agaiust its unavoidable
environmental risks when determining whether to approve the project. If the specific
economic, legal, social, technological, or other benefits of a proposed project outweigh the

unavoidable adverse environmental effects, the adverse environmental effects may be
considered "acceptable.”

(b) Where the decision of the public ageicy allows the occurrence of significant effects which
are identified in the final EIR but are not avoided or substantially lessened, the agency shall

state in writing the specific reasons to support its actions based on the final EIR and/or
other information in the record.

IMPACTS

The Treasure Island Destination Resort Community EIR identifies the following project impacts that cannot
be mitigated to a level of insignificance:

. Land Use. Implementation of the Specific Plan design concepts and project design features will
assist in reducing the project’s effects on visual resources (and, thus, land use compatibility).
Extensive use of complementary landscape materials throughout the site, establishment of building
setbacks, creation of view corridors, etc. all contribute to improving the visual resources of the site.
However, also as a result of project implementation, there is a significant unavoidable land use
impact that cannot be mitigated. This unavoidable impact is the aesthetic effect of the change in
land use from one-story mobile homes to two story residential units on-the Blue Lagoon
Condominium project units directly adjacent to the site. The owners of the single family house
adjacent to the site on the south have indicated that Mitigation Measure 6-1 was not, in their
opinion, adequate to reduce the impact at that location to below a level of significance.

. Air Quality. The proposed project will result in minor but still signiﬁcant air quality impacts due
to short-term construction emissions from airborne dust and emissions from heavy equipment, long-
term mobile emissions from vehicle traffic, and long-term stationary emissions from off-site
electrical power generation and on-site natural gas use. Project design features, standard conditions,

and mitigation measures have been identified to reduce these impacts, however remaining impacts
are significant.

Aesthetics/ Visual Resources. Implementation of the Specific Plan desjg¥
design features will assist in reducing the project’s effects on visual reso -
complementary landscape materials throughout the site, establishment of btrdn st




of view corridors, etc. all contribute to improving the visual resources of the site. However, also as

a result of project implementation, a significant unavoidable visual impact is anticipated at the Blue
Lagoon condominium project.

The City Council finds that while there are mitigation measures that help to mitigate the above described
impacts, these impacts cannot be reduced to a level of insignificance or avoided through project alternatives
due to specific technological or other considerations described more fully in the Statement of Findings
(Attachment A) and later in this document. For these reasons, the City Council has identified the following
overriding considerations in making the determination to approve the Treasure Island Destination Resort
Community, despite the significant unavoidable adverse environmental impacts identified in the proposed
Final EIR and described above. The City finds that the benefits of the project, which are described below

and are supported by evidence in the record of proceedings for the project, outweigh the significant
unavoidable adverse environmental impacts.

PROJECT BENEFITS

Dedications of Land to the Public/Public Access

. Dedication of Marine Reserve to Public. The Conservation Area/Marine Reserve encompasses
approximately 3.6 acres south of the Blue Lagoon condominiums and north of the proposed public
sand beach. This area, from mean high tide to the toe of the bluffs, will be offered by the applicant
for dedication to the City of Laguna Beach for the purpose of protecting the tidepools and rocky
shoreline to further the sustainable productivity and protection of coastal resources within the site.

o Dedication of Sand Beach to Public. The sand beach at the south end of the project site (from mean
high tide to the toe of the bluff) will be offered for dedication to the City of Laguna Beach or other
public entity, if the City prefers, in order to provide public access to the beach and ocean for
recreational enjoyment. Facilities available for use by the public, as well as the resort guests and
residents, will include a public restroom above the sand beach.

. Dedication of Bluff Park to Public. The landowner/master developer shall design and construct a
blufftop park with a minimum of 8.0 acres on the blufftop (not including the bluff face). The linear
shaped portion of the park atop the bluffs will provide passive recreational opportunities, including
walking, viewing of upcoast and downcoast areas, and resting. In addition to the walkway, the park
may provide a viewpoint gazebo, benches, and interpretive signage.

. Garden Area. The Landowner/Master Developer shall design and construct a 0.3-acre formal

garden or open space area at the northern end of the property adjacent to Coast Highway. This
garden area may be part of the area allocated for the Resort Center.

. Pedestrian Access to Beach. Pedestrian access from Coast Highway will be provided by a walkway that
will connect public walkways along Coast Highway and public parking within the Resort Center
to the sand beach. Public access from Coast Highway will be signed and landscaped to facilitate
identification. A relatively flat, landscaped walkway will lead from Coast Highway to and along the
bluff edge. When the south coastal ramp is rebuilt, the existing steep access ramp at the southern
end of the project site will be reconstructed to reduce the existing 20 percent grade to a more gen
grade of approximately 8 percent, which will be suitable for the general )ﬂ)ﬁhﬁfd&&&%@&f\b 00443
disabled persons. The design gradient will meet the criteria of thef ADA (Americans w1§@ S350
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Disabilities Act) and Title 25 of the California Code of Regulations. The new ramp will be sized to
accommodate beach lifeguard and emergency vehicles. Benches and lighting will be installed along
the pedestrian accessway next to the Resort Center and along the beach ramp.

. Coast Highway Bicycle Lane. A new Class II bicycle lane will be included as part of the project
improvements along Coast Highway adjacent to the project site frontage. A pedestrian walkway

will be constructed within the landscaped scenic easement as part of the improvements to Coast
Highway.

Opportunity for Public Ocean and Bluff Views

The project provides an overall visual benefit through the public Blufftop Park and transition to a public

beach and marine reserve. These elements will allow a significant increase in public ocean and bluff viewing
opportunities.

Promotion of General Plah and Coastal Act Policies

- The Coastal Act addresses the importance and value of providing public access and visitor serving facilities

within the coastal zone in a number of Sections of the Act. These are summarized below, with the complete
text provided in the LCP, Part I, Section 4.3.

Coastal Act Section 30210: Maximum access, which shall be conspicuously posted, and recreational
opportumtles shall be provided for all the people.

Section 80211: Development shall not interfere with the public's right to access the sea.

Section 30212: Public access from the nearest public roadway to the shoreline and along the coast
shall be provided in new development projects except where it is inconsistent with public safety,
protection of fragile resources, or adequate access exists nearby.

Section 30212.5: Wherever appropriate and feasible, public facilities, including parking areas, shall
be distributed throughout an area so*as to mitigate against the impacts, social or otherwise, of
overcrowding or overuse by the public.

Section 30213: Lower cost visitor and recreational facilities shall be protected encouraged and,
where feasible, provided.

Section 30214: The public access policies of said [Coastal Act] article shall be implemented in a
manner that takes into account the need to regulate the time, place and manner of public access,
including: topographic and geographic site characteristics, site capacity to sustain use and level of

intensity, fragility of natural resources in the area, and proximity of access area to adjacent
residential uses.

Section 80222: Use of private lands suitable for visitor-serving commercial recreational facilities
designed to enhance public opportunities for coastal recreation shall have prlorlty over prlvate
residential, industrial or commercial development, but not over agricultyrs e
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Section 80252 (b): The location and amount of new development should maintain and enhance
public access to the coast by 1) providing non-automobile circulation within the development; 2)
providing adequate parking facilities or providing substitute means of serving the development with
alternative public transportation means; $) assuring the potential for public transit for high intensity
uses such as high-rise office buildings; and 4) assuring that the recreational needs of new residents
will not overload nearby coastal recreational areas.

The City General Plan Open Space and Conservation and Transportation, Circulation and Growth
Management Elements contain the following policies pertaining to recreation and public beach access:

34)

3G)

s1)

sL)

M)

61)

6K)
9B)

oH)

Retain and improve existing public beach accessways in the City, and protect and enhance the public rights to
use the dry sand beaches of the City.

Lateral public access along the shoreline shall be assured by requiring as a condition of any new development,
including approval for new building construction, additions greater than 10% to building, variances or
subdrvisions on the property between the first public road and the sea, the recordation of an irrevocable offer
to dedicate an easement for public access and recreational use on and along the beach. The easement shall
extend from the mean high tide line to a specific landward reference point. Depending upon site
characteristics, that reference point shall be either (a) the seaward extend of the building, (b) the top of the
vertical seawall, (c) the intersection of sand and revetment, or (d) the toe of the bluff.

Promote acquisition of lateral and vertical beach and bluff top access where appropriate Development shall
not interfere with historic public accessways, unless suitable alternate access is provided. The lack of public
parking shall not preclude the development of an accessway.

Procure public access in South Laguna as shown on Figure 5 (Access Map), consistent with Coastal Act
policies and other legal requirements.

The provision, maintenance and enhancement of public non-vehicular access to the accessway shall be of
primary importance when evaluating future improvements, both public and private.

Educational and interpretive programs and dzsplays should be provided to increase public awareness of needed
resource protection.

Ensure that new development does not encroach on accessways nor preclude future provision of access.
Ensure accessibility of pedestrian facilities to the elderly and disabled.

Evaluate and improve pedestrian safety improvements and/or devices at appropriate crosswalks.

The Treasure Island Local Coastal Program fully implements these policies, as illustrated in Table A.

Through provision of public access to the beach and cove portions of the Treasure Island site, and dedication
of the marine reserve and sand beach area to a public agency, the project will facilitate publi¢ use of the beach
for recreational purposes. This component of the project is consistent with the California Coastal Act as well
as City General Plan policies pertaining to public access. City General Plan Policy 3G, stated previously
under “Standard Conditions/Policies,” establishes the objective for new develjgmm;d.ong@s City's

coastline to provide an easement for public access and recreational use on and al

the b .
e Read pace 000445
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Therefore, the proposed project is consistent with the policies of the Coastal Act expressed in Public
Resources Code Sections 80210, 30211, 30212, $0212.5, 30218, 30214, 30222, 30252(b); Policies SA, SB,
3G, 38I, 8M, 6], and 6K of the Open Space and Conservation Element; and policies 9B & 9H of the
Transportation, Circulation and Growth Management Element of the City General Plan. Table A
summarizes the project's consistency with each of these policies.

Economic Benefits

. The proposed project will assist in maintaining the City's economic well-being by providing 1)
transient occupancy tax revenues such that revenue from the project will exceed City costs, 2) short-
term construction employment opportunities, 3) long-term employment in the resort; and 4) by
enhancing the City's tax base, as documented in the EIR Appendix K, Fiscal Impact Analysis.

MITIGATION/CONSIDERATIONS THAT PREVENT REDUCING IMPACTS TO BELOW A
LEVEL OF SIGNIFICANCE ‘

Background on Proposed Mitigation

The Treasure Island project includes Project Design Features and will be subject to City conditions and EIR
mitigation measures that will reduce the visual impact of redeveloping the Treasure Island Trailer Park on

the existing Blue Lagoon condominium project to the north. These include the following maximum
allowable heights and other features:

. Resort Center Hotel

- 30 feet above existing grade as established by an Existing Grade Map that basically reflects
the existing grade of the site prior to the terracing of the site for the mobile home park and
utilizing the 100-foot squares per City Municipal Code Section 25.52.006. The Existing
Grade and 100-Foot Squares Maps shall be incorporated into the LCP Amendment.
Maximum height for architectural projections, including roof structures for the housing of
mechanical equipment, sloping roofs over public areas of the hotel (e.g., lobby and
ballroom), elevator towers and chimneys, shall not exceed an additional six feet.

- No additional building setback requirement

- Performance standard of terracing the Resort Center Hotel structures with the existing
topography. The three view corridors, as required in Condition Number 83, shall be
considered in the design of the project. Articulation techniques including, but not limited
to, separation, off-sets, terracing and reducing the size of any one element in the structure
should be used to reduce the appearance of mass.

- No portion of any building shall exceed 20 feet above the centerline of Coast Highway at
the closest point between the building and highway with the exception that architectural
projections, including roof structures for the housing of mechanical equipment, sloping
roofs over public areas of the hotel (e.g., lobby and ballroom), elevator towers and chimneys,
shall not exceed an additional six feet, shall not exceed an additional six feet.

. Resort or Residence Villas (unless included in the Resort Center Hotel, in which case the
height standards for the Resort Center Hotel shall apply).

—

- 30 feet above finish or existing grade, whichever is more restrictiye:
- Additional building setback required as a guideline only

- Performance standard of terracing the Villas with the existing to CAL NDAR PAGEOOO“Q—'&—G"
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. Residential Estates (single family residences)
- Height standards shall be as specified in the R-1 Zone of the City’s Municipal Code
- Additional building setback required

. Residential Estates (single family residences in the area south of the Blue Lagoon guest

parkmg lot)
Height standards shall be as specified in the R-1 Zone of the City’s Municipal Code,
including requiring the basis of measurement to be from finished or natural grade,
whichever is more restrictive

- Additional building setback required

- Additional height restriction of a sloped plane starting at an elevation of 97 feet above mean
sea level at the Blue Lagoon Condominiums and extending down to an elevation of 86 feet

above mean sea level at the average center of the pads proposed for single family residences
closest to the blufftop park.

. Amend the LCP's Design Guidelines Section 14.5.6 (View Preservation)

- Amend No.3 to read, "Special sensitivity shall be given to creating view corridors between
the Residential Estates. This may be accomplished by increasing structural setbacks and/or
using some single-story design elements."

- Amend No. 5 to read, "Special sensitivity shall be given to the issue of privacy intrusion.
This issue can be addressed by offsetting window orientation, avoiding the placement of
decks and balconies in locations of privacy conflicts, and with appropriate landscape
screening techniques." |

- Add a new No. 7 to read, "As part of its review of the Project CDP for the Resort Center,
the Planning Commission and Design Review Board shall evaluate existing views from Blue
Lagoon condominiums, Coast Highway, residences above the Aliso Creek Plaza Shoppmg
Center and Fred Lang Park, and, if possible, ensure that they are preserved to the maximum
reasonable extent in the light of and balancing all of the LCP's policies and objectives.
These views may also be enhanced by the proper maintenance and selective thinning of
trees along Coast Highway and within the site."

. Mitigation Measure 11-2 (Obstruction of Public Views):

Building heights of the project as viewed from Fred Lang Park shall generally not exceed those
shown in the visual analysis View 2A, unless the Planning Commission determines that such a
change will not create a new significant impact.

. Requiring City Design Review Board approval for future detailed site plans, architecture elevations,
and landscape architectural plans for each custom residential lot, which will be a public process open
to Blue Lagoon residents/owners.

The specific considerations that prevent reducing the visual impact of the project on the condominiums to

the level of insignificance include: 1) land use, 2) architectural, and 3) landform grading considerations, as
explained below.

CALENDAR PAGEC0C447
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Land Use Considerations

To reinstate the historic trailer park is impracticable and inconsistent with the Conditional Use Permit

issued by the City for the closure of the trailer park. To develop a new trailer park does not implement the
policies of the Coastal Act for visitor serving land uses.

The applicant is of the opinion that converting this area of the proposed Destination Resort from Residential
Estates (the most valuable land use within the project) to a visual open space corridor would impose a
significant economic cost on the applicant without any economic value to the applicant or a resort
developer/operator. An open space use could be viewed as a de facto taking of the property.

Architectural Considerations

The conditions further require that buildings fit under a sloped plane from elevation 97 MSL to elevation
86 MSL, which was based on extensive visual analysis and photography conducted by a State licensed
architect working with local residents and the Homeowners Association of the Blue Lagoon condominiums.

The applicant will be conditioned to make the residential units in front of the Blue Lagoon parking lot
comply with the R-1 zone's height limit of 2 stories and 25 feet, which is the City's most restrictive
residential zone and height limit. The only remaining conceivable building height restriction would be to
restrict the residential units within this area to one-story with a maximum height of approximately 16 feet
(including a pitched roof). A one-story height restriction would significantly reduce the economic value of
the project because buyers would be inordinately limited in terms of the square footage of custom home per
square foot of lot, and by the limited views they could obtain from one-story units, which would be
surrounded and dwarfed by Blue Lagoon's three story units. Such height restrictions would not only impose
an economic hardship, they would likely be of little or no benefit because even 16 foot high buildings could
significantly affect views from the eight Blue Lagoon units. In fact, the view impact might be even greater
on the lower floors of the eight units because the residential lots and/or building elevations would be wider,
resulting in fewer or narrower side yards that allow view windows toward the water.

In short, because of technical factors, either one or two story residential development may significantly affect
views across this area of the Treasure Island site where historically the oldest, narrowest, smallest, most flat
roofed—and many truly "vacation" size—travel trailers were located. Their height is no benchmark and has

no relationship to built, in-place dwellings developed to modern building codes and zoning standards in
Southern California.

Grading Considerations

Another method that was tested to potentially reduce visual impacts was to dig down to create lower
elevation pads for the residential units. The applicant plans to lower the current elevation of the trailer park
area adjacent to the condominium parking lot by approximately five feet vertical along the common property

line to reduce visual impacts and keep structures under the aforementioned horizontal plane from-elevation
97 msl to 86 msl.

D nce wolld

To reduce the visual impact on the eight condos in Blue Lagoon to a level of insi

lowering the elevation of an approximately 1.7 acre area by approximately 15 f'e - the co 00448
property line with the Blue Lagoon parking lot. This amount of cut would result ir] &SDbENARRAG 0‘; —

retaining walls and/or the loss of significant usable land (approximately 16,000{square n
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property due to steep (e.g., 2:1) slopes that have no functional use. Such additional excavation would result
in inordinate grading and export costs, increased haul truck traffic, and potential drainage problems
compared to the current project. Additionally, the already steep road down from Coast Highway to serve
this area could not descend quickly enough to reach the inland elevation of the lowered area, so the road
would have to be elevated above the residential units, proceed to a point near the bluff, then loop back as a
duplicate road or driveway, which would result in significant unusual costs and the loss of more usable land
within the property. In short, there are significant physical, economic, and technical problems with lowering
the area in front of the Blue Lagoon parking lot by more than the five feet that the City will require.

Feasibility of Development below Coast Highway Grade

The feasibility of developing a project below the grade of Coast Highway "where topography allows" has
also been analyzed. The project's objectives, as stated in Section 8.5 of the Environmental Impact Report
(SCN 960810283), are: 1) provide for a destination resort, with extensive scale and program requirements as
a visitor-serving use; 2) provide for public open space in the form of a bluff~top park, public beaches and a
scenic highway easement area; 8) provide for new public access to the park and beaches; and 4) provide for
conventional and innovative residential uses compatible with the resort. When these project objectives are
considered together, the objectives require the complete use of the 30 acre site. The length and vertical
curve of Coast Highway and the relatively large and flat mesa character of the topography as it adjoins the
right-of-way makes building below the grade of Coast Highway a very limiting factor. In fact, if the project
was constrained to be built below the grade of Coast Highway, and if a 30-foot structural height limit was
assumed, at least 1/38 of the site would be restricted from structural development. This is an unacceptable
limit to the City and the owner/developer because it does not allow for a destination resort project that
could be financed and constructed. Therefore, due to the need to utilize the entire site to satisfy the project's

objectives, the site's topography does not allow for a viable project to be built below the grade of Coast
Highway.

Air Quality Considerations

The project is located in a non-attainment area in which any project that contributes emissions to the Basin
has a cumulative impact on the air quality of the Basin without adequate implementation of the AQMP.
Therefore, the proposed project, in conjunction with other past, present, and reasonably foreseeable future
projects, will contribute to unavoidable significant cumulative impacts on air quality, if the control strategies
outlined in the AQMP are not adequately implemented.

This impact cannot be reduced to below the level of significance because there are no other development - -

alternatives to the proposed project that would meet the project objectives and reduce these emissions to
below the significance level.

—
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Table A - Project Implementation/Consistency with Coastal Act and
City of Laguna Beach Policies

Policy No.  Legislation Project Implementation/Consistency

30210 Coastal Act Project provides new public coastal access with recreational
opportunities including blufftop park, sand beach, and viewing
of tidepools/intertidal habitat as a protected reserve.

30211 Coastal Act Project development provides new public accessway through
project site to beach :

30212 Coastal Act Project development provides new public accessway throug
project site to beach ‘ :

30212.5 Coastal Act Proposed project provides parking structure with sufficient
capacity to accommodate general public beach use.

30213 Coastal Act Lower cost visitor and recreational facilities are provided by
the public sand beach, tidepool/marine reserve, and blufftop
park features of the proposed project.

30214 Coastal Act Project includes new public beach accessway from Coast
Highway, a modified path (less steep) down to the beach from
the upper site mesa; a potential upgraded protective status of
sensitive intertidal resources; and proximity of access to
adjacent residences.

30222 Coastal Act See above explanations.

30252(b) Coastal Act Project provides internal circulation system for Resort Center
and Resort Villa guests and residents; one or two parking
structures for the Resort Center and Managed Guest Villas,
with sufficient capacity to serve general public; provision of bus
stop and turn out lane on Coast Highway in front of the
proposed Resort Center; and provision of recreational
amenities on-site that should slightly reduce recreational use of
area sites.

SA City General Plan Project provides for a new public accessway to the sand beach — ~-—
portion of the site and dedicates the open space and
recreational components to the City.

3B City General Plan Project plans to dedicate as public easement lateral access to
the beach from Coast Highway.
3G City General Plan  Refer to consistency explanation for City Policy 3B.
3l City General Plan  Refer to consistency explanation for Coastal Act Policy 30210.
CALENDAR PAGEGDB450
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Policy No. Legislation Project Implementation/Consistency

3L City General Plan  The Landowner/Master Developer shall, by fee dedication,
provide the public with the permanent right of lateral access
along the entire length of the sand beach and Marine Reserve
(LCP Section 11.2), as well as lateral access along the blufftop
through fee dedication of the Bluff Park.

sM City General Plan  Proposed project improvements to Coast Highway include:
provision of a new Class II bicycle lane along the length of the
project site; significantly improved pedestrian and bicycle
access to site, and to the Bluff Park and sand beach through
site.

61 City General Plan = Marine Reserve (tidepools, coves, and intertidal habitat) to be
proposed for upgraded protection as Ecological Reserve;
interpretive signage to be provided for public information
about Marine/Ecological Reserve.

6K City General Plan Refer to consistency explanation of Policies 30210 and 30211.

9B City General Plan The proposed project provides for landscaped pedestrian
walkway from Coast Highway through the project site to the
bluff edge, from which a reconstructed ramp extends to the
beach below. The reconstructed ramp is to be designed to
ADA standards. A funicular (cable car) type facility may also
be provided to carry people to and from the beach and blufftop.

9H City General Plan Project sponsored improvements of Coast Highway to include
a signal at Project Drive B and PCH; signal will provide for
protected pedestrian crossing of PCH.
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EXHIBIT

NOTICE OF DETERMINATION
TO: Orange County Clerk-Recorder Fued m the Gounty of Orange, Galifornia ’
630 N. Broadway . Granville, Clerk/Recorder

Santa Ana, CA 92702 IIIIIHIIIIIIHIlIlIlIIIIHIIIIIIIIIIIIHIIIIIIIIIIIIIHIIIHIII 888. 00
500607 08:32am 06/03/98
FROM: City of Laguna Beach 856 6155050 06 09
505 Forest Avenue 202 1 888.00
Laguna Beach, CA 92651

SUBJECT: Filing of Notice of Determination in compliance with Section 21108 or 21152 of
the Public Resources Code

Project Title - Treasure Island Destination Resort Community Local Coastal Program

State Clearinghouse Number - 96031023
‘ POSTED
/

Contact Person - John Montgomery @ (949) 497-0361 ;’U N ] 1998

Project Location - 30801 Coast Highway, Laguna Beach, CA GARY L| GRA E} Clerk-Recorder

: ; DEPUTY
Project Description - 200-275 Room Resort and 37 Dwelling Units on 30.09 ABcvres N ‘l "

This is to advise that the City of Laguna Beach has approved the above-described proiect and has
made the folloving determinations regarding the above-described project:

1. The project will have a significant effect on the environment.

2. An Environmental Impact report was prepared for this project pursuant to the provisions
of CEQA. The EIR and record of project approval may be examined at 505 Forest
Avenuc, Laguna Beach, CA.

3. Mitigation measures were made a condition of approval of the project.

4. A Statement of Overriding Considerations was adopted for this project.

sl s 6-3-95

AsYistant Comn%nity Development Director Date .
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505 FOREST AVE. . LAGUNA BEACH, CA 92651 . TEL (714) 497-3311 . FAX (714) 497-0771
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