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1.0 INTRODUCTION TO THE FINAL EIR

1.1 PURPOSE

This document represents the Final Environmental Impact Report for The Neptune Marina project

(County of Los Angeles Project Nos. R2006-003647-[4], R2006-003652-[4], R2006-003643-[4], R2006-003644-

[4], and TR067861). It has been prepared in accordance with Section 15132 of the California Environmental

Quality Act (CEQA) Guidelines, as amended. As required by this section, a Final EIR shall consist of the

following:

 The Draft EIR or a revision of the Draft EIR

 Comments and recommendations received on the Draft EIR, either verbatim or in summary

 A list of persons, organizations, and public agencies commenting on the Draft EIR

 The responses of the Lead Agency to significant environmental points raised in the review and
consultation process

 Other information deemed necessary by the Lead Agency

The evaluation and response to public comments is an important part of the CEQA process as it allows

for (1) the opportunity to review and comment on the methods of analysis contained within the Draft

EIR; (2) the ability to detect any omissions which may have occurred during preparation of the Draft EIR;

(3) the ability to check for accuracy of the analysis contained within the Draft EIR; (4) the ability to share

expertise; and (5) the ability to discover public concerns.

1.2 PROCESS

As defined by Section 15050 of the State CEQA Guidelines, the County of Los Angeles is serving as “Lead

Agency,” responsible for preparing both the Draft and Final EIR for this project. A Notice of Preparation

(NOP) was prepared and circulated by the County of Los Angeles March 22, 2007 through April 21, 2007,

for the required 30-day review period.

The Draft EIR was then prepared and circulated for a 45-day public review period as required by state

law beginning September 8, 2008, and ending October 22, 2008. The County of Los Angeles Planning

Commission held an initial public hearing on October 29, 2008. At the conclusion of that hearing, the Los

Angeles Regional Planning Commission (RPC) continued the public hearing to November 5, 2008, in

order to schedule a field trip to the project site and nearby parcels and to allow for a local public hearing

in Marina del Rey. The RPC scheduled its field trip and continued public hearing in Marina del Rey for
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November 22, 2008. On November 12, 2008, however, the applicants for the above-mentioned project

requested the RPC to take its November 22nd continued public hearing and field trip in Marina del Rey off

its hearing calendar. This request was based on the recommendation of County staff to revise and

recirculate certain sections of the Draft EIR in response to new information that was not previously

analyzed, and which could have potential impacts not addressed in the original Draft EIR. The RPC

honored the applicants’ request in this regard and took the continued public hearing and field trip in

Marina del Rey off its hearing calendar pending the County’s revision and recirculation of certain Draft

EIR sections. The Draft EIR sections of noise, air quality, visual quality, traffic/access, sewer service, and

solid waste were revised and recirculated for a period of 45 days, from June 11, 2009, to July 27, 2009. The

Regional Planning Commission then conducted a field trip to Marina del Rey to the project sites. A

second public hearing was held August 12, 2009 at Burton W. Chase Park in Marina del Rey. A third

hearing was held October 14, 2009 to receive responses form the applicant and the planning staff to

issues and concerns raised by the Commission and members of the public. A fourth hearing was held

March 10, 2010.

1.3 CONTENTS OF THE FINAL EIR

As discussed above, the primary intent of the Final EIR is to provide a forum to air and address

comments pertaining to the analysis contained within the Draft EIR. Pursuant to Section 15088 of the State

CEQA Guidelines, the County of Los Angeles, as the Lead Agency for this project, has reviewed and

addressed all comments received on the Draft EIR prepared for The Neptune Marina project. Included

within the Final EIR are written comments that were submitted during the required public review period

and extensions approved by the Los Angeles County Regional Planning Commission. Responses to oral

testimony received at the Regional Planning Commission hearings of October 29, 2008, August 12, 2009,

and October 14, 2009, are also provided. These comments are included in the interest of providing a

complete public record for this project.

In order to adequately address the comments provided by interested agencies and the public in an

organized manner, this Final EIR has been prepared in four sections. A description of each section is as

follows:

 Section 1.0 provides a brief introduction to the Final EIR and its contents.

 Section 2.0 provides a corrections to the environmental analysis sections of the Draft EIR.

 Section 3.0 provides responses to written comments made by both the public agencies and interested
parties. Included are each written comment received by County of Los Angeles Department of
Regional Planning staff during the required public review period and extensions for both the
2008 Draft EIR and the 2009 Recirculated Draft EIR approved by the Los Angeles County Regional
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Planning Commission. Following each the letter, responses are provided. Prior to the responses, this
Final EIR includes an “Introduction to Response to Comments/Written Responses.”

 Section 4.0 provides responses to general oral testimony taken during the hearings before the County
of Los Angeles Regional Planning Commission on October 29, 2008, August 12, 2009, and October 14,
2009.

Consistent with state law (Public Resources Code 21092.5), responses to agency comments were

forwarded to each commenting agency at least 10 days prior to the last public hearing. The Final EIR is

available for public review at the:

County of Los Angeles Department of Regional Planning
320 West Temple Street
Los Angeles, California 90012
Contact: Michael Tripp

County of Los Angeles Public Library
Lloyd Taber-Marina del Rey Branch
4533 Admiralty Way
Marina del Rey, California 90292

City of Culver City
Culver City Julian Dixon Library
4975 Overland Avenue
Culver City, California 90230

City of Los Angeles
Venice-Abbott Kinney Memorial Library
501 S. Venice Boulevard
Venice, California 90291
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2.0 REVISIONS TO DRAFT EIR

2.1 REVISIONS TO PROJECT DESCRIPTION

Revisions have been made to the text of the Draft EIR1 as a result of comments received as part of the

Regional Planning Commission public hearing process and/or requests from County Departments.

Text added to the Draft EIR is shown in underline format, and deleted text is shown in strikethrough.

This section, in combination with the Draft EIR, Recirculated Draft EIR, and the responses to comments

section herein constitutes the Final EIR. Due to the nature of the text changes that are presented below,

the changes are cited individually rather than in a reproduction of the entire Draft EIR. This presentation

of revisions to the Draft EIR is consistent with California Environmental Quality Act (CEQA) Guidelines

Section 15132 detailing required Final EIR contents.

1 With respect to sections that were revised and included in the Recirculated Draft EIR, the term “Draft EIR” as
used here in Final EIR Section 2.0 refers to the Recirculated Draft EIR.
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DRAFT EIR SECTION 5.1, GEOTECHNICAL AND SOIL RESOURCES

The following text within Section 5.1 Geotechnical and Soil Resources has been revised:

5.1.4.3.3 Threshold: Be located on a geologic unit or soil that is unstable, or that would become

unstable as a result of the project, and potentially result in on- or off-site landslide,

lateral spreading, subsidence, liquefaction, or collapse.

Analysis: The Neptune Marina Parcel 10R site lies in an area of high liquefaction potential due to the fine

sandy soils underlying the area, the presence of shallow groundwater and the proximity of the site to the

Newport-Inglewood and Palos Verdes Faults. The potential for liquefaction at the site was investigated

for a design earthquake with a PGA of 0.5 g and an associated magnitude of 7.5. Results show that under

the design earthquake, zones of loose to medium dense and silty sands, occurring below depths of 5 to

15 feet and above the dense native soil deposit are liquefiable. In addition, near surface soils to a depth of

about 48 feet have liquefiable layers of various thickness and cannot be used for shallow foundation

support without some kind of treatment.

Consequences of liquefaction on the project site include liquefaction-induced ground subsidence and

lateral spread or deformation toward the low-lying areas of the project site. Liquefaction-induced

subsidence could range from 5 to 161 to 7 inches at the central and eastern portions of the site. Pseudo-

static analysis indicated that during the design earthquake, the factor of safety on the project site and the

adjacent slope would fall below one. A pseudo-static factor of safety less than one does not imply that

slope would undergo failure, but it would experience an earthquake-induced lateral deformation on the

order of 1 to 2 feet. In addition, the project site could experience some subsidence (slumping) due to

lateral deformations.

5.1.4.4.3 Threshold: Be located on a geologic unit or soil that is unstable, or that would become

unstable as a result of the project, and potentially result in on- or off-site landslide,

lateral spreading, subsidence, liquefaction, or collapse.

Analysis: The Neptune Marina Parcel FF site lies in an area of high liquefaction potential due to the fine

sandy soils underlying the area, the presence of shallow groundwater and the proximity of the site to the

Newport-Inglewood and Palos Verdes Faults. Potential for liquefaction at the site was investigated for a

design earthquake with a PGA of 0.5 g and an associated magnitude of 7.5. Results show that under the

design earthquake, zones of loose to medium dense and silty sands, occurring below depths of 5 to 15 feet

and above the dense native soil deposit are liquefiable. In addition, near surface soils to a depth of about

48 feet have liquefiable layers of various thickness and cannot be used for shallow foundation support

without some kind of treatment.
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Consequences of liquefaction on the project site include liquefaction-induced ground subsidence and

lateral spread or deformation toward the low-lying areas of the project site. Liquefaction-induced

subsidence could range from 5 to 161 to 7 inches at the central and eastern portions of the site. Pseudo-

static analysis indicated that during the design earthquake, the factor of safety on the project site and the

adjacent slope would fall below one. A pseudo-static factor of safety less than one does not imply that

slope would undergo failure, but it would experience an earthquake-induced lateral deformation on the

order of 1 to 2 feet. In addition, the project site could experience some subsidence (slumping) due to

lateral deformations.
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DRAFT EIR SECTION 5.2, NOISE

The following text within Section 5.2 Noise has been revised:

5.2.5 CUMULATIVE IMPACTS

5.2.5.1 Cumulative Noise Construction Impacts

In the event that project construction occurs concurrently with construction of other projects within the

immediate area, a significant cumulative construction noise impact could occur at existing off-site noise-

sensitive receptors and at on-site receptors constructed and occupied during earlier phases of

development. Two Three adjacent projects include the Venice Pumping Plant Dual Force Main Project2

(approximately 12 months of construction); and The Shores Project3 (up to 28 months of construction);

and the Esprit II Project4 (up to 36 months of construction). Construction of each project would require

bulldozers, tractors, trucks, pavers, excavators, generators, electric saws, and other equipment associated

with demolition, paving, and construction. Construction of The Shores Project and the Esprit II Project

would require the use of pile drivers.

One alignment of the Venice Pumping Plant Dual Force Main Project would result in the construction of a

portion of the force main sewer beneath Marquesas Way and Via Marina, and along the project site’s

northern and western boundaries. The Venice Pumping Plant Dual Force Main Project was analyzed

using two types of construction methods: Open Trench Method and Micro-Tunneling Method.5

Construction of the proposed 3,200-foot long Marquesas Way/Via Marina Alignment would result in

2 The Venice Pumping Plant Dual Force Main Project is a project proposed by the City of Los Angeles to construct
a new 54-inch diameter force main sewer extending from the Venice Pumping Plant to a junction structure at the
North Outfall Sewer under Vista Del Mar, approximately 240 feet south of Waterview Street in Playa Del Rey. A
portion of the force main sewer will be located beneath Marquesas Way and Via Marina, adjacent to the
proposed project, along its northern and western boundary, respectively.

3 The Shores Project, is situated in the western portion of the Marina del Rey small craft harbor, at the northwest
corner of the intersection of Via Marina and Marquesas Way (approximately 100 feet to the west of the proposed
project site). The Shores Project will provide 544 residential units and 1,114 parking spaces; as there are 202
existing apartments on the site, completion of The Shores Project will result in a net increase of 342 apartment
units and 809 parking spaces.

4 The Esprit Project is located in and adjacent to the Marina Del Rey Small Craft Harbor and consists of 18 acres on
the land-side and 17 acres on the water-side, situated on Parcels 12 and 15. Construction of Phase 1 has occurred
on Parcel 12, consisting of the development of 437 multi-family dwelling units, 227 boat slips and boater
facilities, 2, 000 square feet of visitor-serving commercial uses, a residential recreation area, and 969 parking
space garage. Phase 2 (Esprit II) will occur on Parcel 15 and consists of the development of 585 multi-family
dwelling units, 212 boat slips and boater facilities, 8,000 square feet of visitor-serving commercial uses,
residential recreation area, and a 1, 271 parking space garage.

5 URS, Venice Pumping Plant Dual Force Main Project Draft Environmental Impact Report, City of Los Angeles,
Bureau of Engineering, Department of Public Works, December 20, 2005. 5-120 - 5-121.
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temporary increases in noise levels in the vicinity for a period of up to 3 weeks around each active open

trench zone, and up to 2 months around tunneling, jacking and extraction shaft operations.6 According to

the analysis of the Venice Pumping Plant Dual Force Main Project, the Marquesas Way/Via Marina

construction portion would result in open-trench construction activities that would take place within

approximately 25 feet of residences. The southwest corner of Marquesas Way and Via Marina is proposed

as a shaft site. Residences immediately adjacent to this construction activity would experience noise levels

of approximately 93 to 96 dB(A), which would exceed the County of Los Angeles standards for multi-

family residential exposure to construction noise and result in a significant cumulative noise impact.7

However, the analysis includes mitigation measures that would help reduce this noise impact,8 such as

adding noise-reducing features to construction equipment.

The Shores Project, located adjacent to the western boundary of the proposed project site, could also

contribute to cumulative construction noise levels in the area. Construction of The Shores Project will

involve the temporary use of heavy equipment, such as pile drivers, tractors (dozers), excavators, loaders,

concrete mixers, and cranes. Smaller equipment, such as jackhammers, pneumatic tools, saws, and

hammers will also likely be used throughout the site during demolition and construction. Based on

analysis, construction activity for The Shores Project would occur as close as 50 feet from existing multi-

family residences located to the east. Noise levels at these residences could reach 100 dB(A) during pile

driving, which would exceed County of Los Angeles noise standards for these uses and result in a

significant cumulative noise impact. The impact analysis for The Shores Project includes mitigation

measures that would minimize these impacts.

The Esprit II Project, located adjacent to the northern boundary of the Parcel FF project site, could also

contribute to cumulative construction noise levels in the area. Construction of the project would involve

the temporary use of heavy equipment, such as tractors, loaders, pile drivers, concrete mixers, and cranes.

Smaller equipment such as jackhammers, pneumatic tools, saws, and hammers would also be used

throughout the site during various construction stages. Precast concrete piles will be used to support

building foundations as well as the docks and anchorages, thus requiring the use of pile drivers to install

them. Construction activity on Parcel 15 will occur as close as 125 feet from existing sensitive uses west of

the project site along Via Marina, therefore, residents in the area could experience noise levels estimated

at approximately 88.0 dB(A). Furthermore, another sensitive land use is located approximately 400 feet

east of Parcel 15, where residents could experience noise levels estimated at 76.0 dB(A) during

construction activities. These as well as any other locations that experience an uninterrupted line of sight

6 Ibid. 5-120
7 Ibid. 5-120.
8 Ibid. 5-128.
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to the construction noise sources could be temporarily exposed to construction noise levels that would

exceed County of Los Angeles noise standards for these uses and result in a significant cumulative noise

impact. The impact analysis for the Esprit II Project includes construction mitigation measures that would

minimize these impacts.

As described above the proposed project will include the temporary use of heavy equipment, such as pile

drivers, tractors (dozers), excavators, loaders, concrete mixers, and cranes. Smaller equipment, such as

jackhammers, pneumatic tools, saws and hammers, would also most likely be used throughout the site

during demolition and construction. Temporary construction activity on the proposed project site would

occur as close as 50 feet from existing residences located to the west and east. Noise levels at these

residences could reach 94 dB(A) which would exceed County of Los Angeles noise standards for these

uses and result in a significant project and cumulative noise impact. Construction activity on the project

site would also occur as close as 125 feet from existing residences located to the west along Via Marina,

resulting in temporary construction noise levels of up to 85 dB(A). Additionally, the proposed project will

include the installation of a sewer line within Marquesas Way, which will also result in increased

construction noise for adjacent sensitive receptors. To mitigate construction noise impacts, the proposed

project is required to comply with the County of Los Angeles’ Noise Control Ordinance. This EIR section

also includes Mitigation Measures 5.2-1 through 5.2-3 to reduce the impact of construction noise on

adjacent sensitive receptors to the extent feasible. Despite implementation of these measures, the

combined cumulative construction noise impacts of this project, the Venice Pumping Plant Dual Force

Main Project, and the Shores Project, and the Esprit II Project would result in a significant and

unavoidable cumulative construction noise impact to sensitive receptors located within the vicinity.

Although the cumulative construction noise impacts would be significant and unavoidable, they would

be intermittent and temporary.

5.2.5.2 Cumulative Noise from Construction Haul Routes

In the event that project construction occurs concurrently with construction of other projects within the

area, a cumulative mobile source noise impact could occur at noise-sensitive receptors along roadway

segments utilized as haul routes for construction trucks. Heavy trucks would be used to haul excavation

materials, demolition wastes, construction wastes, and building materials. Heavy trucks would also be

used to deliver construction equipment to each site once and then to pick it up once it is no longer

needed. During construction, each project would establish a construction truck haul route plan in order to

minimize associated increases in noise levels due to trucks entering and leaving construction sites, and

travelling along and past sensitive receptors, such as residences. Construction truck traffic from the

proposed project, the Venice Pumping Plant Dual Force Main Project, and the Shores Project and the
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Esprit II Project would increase noise levels at residences located along Via Marina and Marquesas Way

during construction operations.

The Open Trench Construction of the Venice Pumping Plant Dual Force Main Project would require an

estimated 15 round-trip truckloads per day for excess material and supplies. Under the Micro-Tunneling

Method, an estimated eight round-trip truckloads per day for excess material and supplies would be

required during construction. Sensitive receptors within 50 feet of the haul route could experience

temporary noise events up to 88 dB(A).

Project construction of the Esprit II Project will require the use of heavy trucks to haul equipment and

materials to the site, as well as transport debris and earth excavated for construction of the subterranean

parking. The haul route for the Esprit II Project extends north on Via Marina to Washington Boulevard

then east on Lincoln Boulevard, and south on the Marina Freeway. All vehicles will be staged either

within the property lines or at designated areas as established by a County approved haul route plan.

During construction activities approximately 70 trucks on average are expected to enter and leave the site

on a daily basis over the three year project buildout, but only during working hours. Sensitive uses

within 50 feet of the haul route could experience temporary noise events ranging from 83.0 to 88.0 dB(A),

which exceeds Los Angeles County Standards.

The haul route for the Shores Project would include Via Marina, Washington Boulevard, Lincoln Avenue

and the 90 “Marina” Freeway to the Puente Hills Landfill for disposal of construction related debris and

excess cut material. During demolition, up to 100 round trips per average working day are expected to

haul debris from the site. An additional 64 truck trips per day would be necessary for the export of

25,940 cubic yards of earth material. Sensitive receptors within 50 feet of the haul route could experience

temporary noise events up to 88 dB(A).

The proposed project has designated a haul route similar to that of the Shores Project and overlapping on

Via Marina with the route proposed for the Venice Pumping Plant Dual Force Main Project. The

proposed project would use Via Marina, Washington Boulevard and Lincoln Boulevard to haul export

material from the proposed project site to the Puente Hills Landfill. As mentioned above, a construction

traffic control plan will be developed for use during the construction phases of the proposed project to

minimize potential neighborhood disruption and conflicts along the haul route. During the initial two

months of demolition and excavation on Parcels 10R and 9U, as many as 284 truck trips would arrive to

and leave the site daily. During the remainder of the project construction, the number of truck trips

would range from 70 to 194 trips per day (Crain & Associates, January 29, 2008).
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Off-site sensitive receptors along the truck routes that would have a direct line of sight to the trucks

would experience temporary, instantaneous noise levels up to 88 dB(A) at 50 feet from the roadway.

Receptors located further away would experience less noise due to their greater distance from the

roadway and to any intervening topography and/or structures that may exist between them and the noise

source. This noise impact would be temporary (during construction only) and instantaneous in nature as

the trucks pass by sensitive receptors. Truck traffic noise at the receptor locations would diminish rapidly

as the trucks travel away from them.

Neither the County Noise Element nor the County Noise Control Ordinance governs individual motor

vehicles. These are governed by the California Vehicle Code. However, as previously discussed, noise

sensitive land uses located along the haul route are primarily residential in nature. Sensitive receptors

within 50 feet of the haul route could experience temporary noise events ranging from 83 to 88 dB(A)

from trucks, which exceeds County standards outlined above. Therefore, a temporary significant

cumulative impact would result from trucks traveling to and from the cumulative project sites along the

haul route during the projected buildout of the projects, and the project’s contribution would be

considerable.

5.2.5.3 Cumulative Vibration Impacts

Human annoyance by vibration is related to the number and duration of events. The more events or the

greater the duration, the more annoying it will be to humans. The Venice Pumping Plant Dual Force

Main Project was analyzed for vibration impacts using two types of construction methods: Open Trench

Method and Micro-Tunneling Method.9 Under the Open Trench Method, the pipeline alignment along

the Marquesas Way/Via Marina Alignment would be within approximately 25 feet of adjacent

residences.10 resulting in construction vibrations that would exceed the Los Angeles County vibration

standard of 0.01 inches per second at a distance of 150 feet as specified in Section 12.08.560 of the County

Code, which would be a significant impact.11 Mitigation measures included in this project would reduce

these impacts to less than significant.12 Under the Micro-Tunneling Method, construction activities

would occur within 50 to 100 feet of residences.13 Residencies located 50 feet from active micro-tunneling

9 Ibid. 5-126.
10 Ibid. 5-126.
11 Ibid. 5-126.
12 Ibid. 5-126 and 5-129.
13 Ibid. 5-126.
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work areas would experience vibration levels no greater than the vibration standards set forth in Section

12.08.560 of the County Code and less than significant.14

The primary potentially significant source of vibration associated with development of the Shores Project

would be the pile drivers used during foundation construction. Lesser vibration impacts could result

from the use of other heavy equipment on the parcel and the haul trucks along the haul route. Pile drivers

used on the parcel and haul trucks are the pieces of construction equipment most likely to exceed Section

12.08.560 of the County Code and cause potential off-site vibration impacts. Pile drivers create a high

intensity, repetitious noise that is disturbing and can result in substantial ground vibration. Usually, peak

ground vibrations occur during the initial blows of the hammer and pile through the compacted soil

zone. Once the compacted soil layer at the surface is penetrated, the pile typically slides more easily

through the ground water saturated zone.

As shown in Table 5.2-6, Vibration Source Levels for Construction Equipment , pile driving can result in

a maximum vibration level of 1.518 inches/second PPV at 25 feet. This level of vibration is above the

perception threshold identified in Section 12.08.560 of the County Code, and is within the range for

architectural damage risk, which is between 0.2 and 2.0 inches/second. Therefore, temporary

groundborne vibration during pile driving for The Shores Project would exceed the threshold of

perception and would have the potential to cause damage to nearby structures. Pile driving vibration

impacts for The Shores Project would be significant. In addition, a loaded heavy-duty haul truck can

generate a level of vibration 0.076 inches/second PPV at 25 feet, and, therefore, truck traffic vibrations

would exceed the threshold of significance.

The primary vibration sources associated with the development of the Esprit II Project involves the use of

pile drivers during foundation construction. Impact pile drivers are capable of producing root mean

square (rms) velocity levels at 25 feet in the upper range of 0.37 inch per second, but typically produce

levels of about 0.16 inch per second. Sonic pile drivers are capable of producing rms velocity levels at 25

feet in the upper range of 0.18 inch per second, but typically produce levels of about 0.04 inch per

second.15 These vibration levels demonstrate that it is possible that pile driving activities could result in

vibration levels above the threshold of 0.4 inch per second. The impact analysis for the Esprit II Project

includes pile-driving mitigation measures that would minimize these impacts.

As discussed above, the primary source of vibration associated with development of the proposed project

would be from pile drivers used during foundation construction; minor vibration impacts could also

14 Ibid. 5-126.
15 U.S. Department of Transportation, Federal Transit Administration, Transit Noise and Vibration Assessment

Manual, April 1995.
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result from haul trucks passing on streets adjacent to sensitive receptors. Pile driving could result in a

maximum vibration level of 1.518 inches/second PPV at 25 feet. This level of vibration is above the

perception threshold identified in Section 12.08.560 of the County Code, and is within the range for

architectural damage risk, which is between 0.2 and 2.0 inches/second. Therefore, temporary ground-

borne vibration during pile driving would exceed the threshold of perception and would have the

potential to cause damage to nearby structures. Pile driving vibration impacts would be significant.

As stated previously, Section 12.08.560 of the County Code applies to any device, including motor

vehicles. Therefore, truck traffic vibrations would cause a significant impact.

A loaded heavy-duty haul truck can generate a level of vibration 0.076 inches/second PPV at 25 feet. The

perception of truck traffic vibration would depend upon several factors, including road condition, vehicle

speed, vehicle weight, vehicle suspension system, soil type and stratification, and distance between the

truck and the receptor. Perceptible truck vibration would be intermittent and instantaneous as it would

have a rapid onset and a rapid decay as the truck moves toward and away from the receptor. Section

12.08.560 of the County Code applies to any device, including motor vehicles, and, therefore, truck traffic

vibrations exceed the threshold of significance and a significant impact can be concluded.

If pile driving or hauling operations for the Venice Pumping Plant Dual Force Main Project or, the Shores

Project, or the Esprit II Project occur at the same time that such operations occur for the proposed project,

temporary cumulative vibration impacts would occur and the proposed project’s contribution would be

considerable.

5.2.5.4 Cumulative Operational Noise Impacts

Cumulative operational noise impacts would primarily occur as a result of increased traffic on local

roadways due to ambient growth, the proposed project, and other developments in the area as identified

in Section 5.7, Traffic/Access, of this EIR. To evaluate potential cumulative traffic noise impacts, noise

prediction modeling was conducted for selected roadway segments adjacent to noise-sensitive land uses

that could be affected by project traffic. Roadway segments include Washington Boulevard east of Via

Marina, Via Marina south of Admiralty Way, Admiralty Way east of Via Marina, Lincoln Boulevard

north of Fiji Way, Fiji Way west of Lincoln Boulevard, Mindanao Way east of Lincoln Boulevard, Panay

Way east of Via Marina, Tahiti Way east of Via Marina, Marquesas Way east of Via Marina and Palawan

Way east of Via Marina. Roadway geometrics and traffic volumes segments were obtained from Crain

and Associates, the preparers of the traffic study for the proposed project. The noise levels that would be

generated by these traffic volumes adjacent to noise sensitive land uses within the project study area are

identified in Table 5.2-11, Predicted Cumulative Roadway Noise Levels at Noise Sensitive Locations.
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As shown, community noise level increases attributable to traffic generated by cumulative development

would be less than 3 dB(A) at all locations. Therefore, significant cumulative operational noise impacts

would not occur.

Cumulative composite stationary operational noise levels would primarily occur as a result of increased

activities in the parking lots and operating of equipment such as air conditioner units or generators upon

buildout of the proposed project, the Shores Project and the Esprit II Project. Furthermore noise

associated with human voices and pets could generate an increase in cumulative composite stationary

operational noise levels. Noise at on-site and off-site locations around the proposed project site and

related project sites would consist of intermittent sounds associated with human activity similar to a

residential use, such as people talking, doors slamming, lawn care equipment operation, stereos, etc.

These sources typically generate noise levels between 52.0 and 62.0 dB(A). Such noises are typical of a

residential area and are comparable to the types of noise presently experienced from existing

surrounding residential uses at the proposed project site, the Venice Pumping Plant Dual Force Main

Project site, the Shores Project Site, and the Esprit II Project site and in the surrounding area of the project

and three related projects. Sensitive receptors are located a minimum of 50 feet from the project site, the

Venice Pumping Plant Dual Force Main Project, the Shores Project and the Esprit II Project and it is

expected that most of the noise generated on these project sites will have attenuated and would,

therefore, not have a significant cumulative impact on these receptors.
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DRAFT EIR SECTION 5.7, TRAFFIC/ACCESS

The following text within Section 5.7 Traffic/Access has been revised:

5.7.7 CUMULATIVE IMPACTS

5.7.7.1 Threshold: Would the project exceed an LOS standard established by the county

congestion management agency for designated roads and highways.

Threshold: Would the traffic generated by the project, if added to existing traffic

volumes, exceed the design capacity of an intersection or roadway, contribute to an

unacceptable LOS, or exacerbate an existing congested condition.

Analysis:

Construction.: Construction activity from other nearby projects, such as the City of Los Angeles’

proposed Venice Dual Force Main Sewer upgrade project, the Esprit II project, and The Shores project

could potentially may occur during the same time period that the Neptune Marina Apartments and

Anchorage and Woodfin Suite Hotel and Timeshare Resort projects are actively under demolition or

construction. These potential simultaneous construction activities could limit access along both Via

Marina and Marquesas Way. According to the City of Los Angeles, construction of the Venice Dual Force

Main Sewer upgrade project will begin in August 201016. Construction of that portion of the Venice Dual

Force Main Sewer upgrade project adjacent to the proposed project will take up to 29 weeks17. As

construction of the proposed project is not expected to commence until May 2011, it is reasonably

foreseeable that construction of such portion of the Venice Pumping Plant Dual Force Main Sewer

upgrade project would be complete prior to commencement of construction of the proposed project.

Moreover, the Esprit II and The Shores projects have not moved forward due to lack of financing, and

there are currently no plans for commencement of construction of these projects. Therefore, it is

speculative to assume overlapping construction of these projects and the Neptune Marina Apartments

and Anchorage and Woodfin Suite Hotel and Timeshare Resort projects.

Moreover, the County is opposed to the Venice Dual Force Main Sewer upgrade project’s preferred Via

Marina alignment and has demanded that the City chose the environmentally superior route down

Pacific Avenue. The Via Marina alignment would run in and beneath County roads and highways and

would utilize a portion of a County-owned parking lot for construction staging. The County has not

agreed that the City may construct the proposed sewer upgrade in and beneath the County’s highways or

16 http://eng.lacity.org/projects/vpp/ (accessed February 23, 2010)
17 Venice Pumping Plant Dual Force Main project Final EIR, SCH 2003031001.
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use the parking lot for staging and has not granted the City any proprietary interests or rights that would

allow such construction and staging. The County contends that the City has not complied with the

requirements of Public Utilities Code Sections 10101 to 10105 and has brought an action in the Los

Angeles Superior Court to quiet title and for declaratory relief18. Therefore, the actual alignment of the

sewer upgrade project is uncertain at this time.

Under the preferred alignmentone of the three proposed alignments, the Venice Dual Force Main Sewer

upgrade project would be constructed in Via Marina, the consequence of which would be the temporary

reduction to a single travel lane in each direction on portions of Via Marina, which may result in delays

during the day, including peak commuting periods. Although the Final EIR for the Venice Dual Force

Main Sewer upgrade project found no significant construction traffic impacts, a supplemental traffic

study prepared after completion of the Final EIR indicates that segments and intersections along Via

Marina may be temporarily and adversely impacted during construction due to temporary lane closures.

Therefore, under the very conservative assumption of concurrent construction, there is a potential for a

cumulative construction traffic impacts. However, the combined short-term traffic due to the construction

activities of the Venice Dual Force Main project and the peak level of activity of the proposed project

would be lower than that of the completed project. Further, such impacts would be temporary and of

short duration. In addition, as noted previously, as a project design feature Worksite Traffic Control

(WTC) Plans will be developed and approved for the Neptune Marina Apartments and Anchorage and

Woodfin Suite Hotel and Timeshare Resort projects. In the unlikely event there is concurrent

construction,Tthe WTC Plans will also coordinate with the construction activities of the Venice Dual

Force Main project, the Esprit II project, and The Shores project, as applicable, to minimize any short-term

construction traffic impacts. The WTC Plans will also ensure that resident and emergency access will not

be impeded, and that pedestrian safety will be maintained.

The installation of the project water lines on Via Marina extending into Parcels FF, 10R and possibly 9U

will also need to occur for approximately 6–8 weeks during the project construction period. This

installation will require that one lane be closed during off-peak hours along this roadway. A separate

closure of a southbound Via Marina lane is also anticipated to occur for the Venice Dual Force Main

Project under, if the Via Marina alignment is chosen. All lane closures would be restricted to off-peak

(9:00 AM to 4:00 PM) time periods. However, as noted above concurrent construction of the Venice Dual

Force Main Project and the proposed project is speculative, and the actual alignment of Venice Dual Force

Main Project is uncertain. As Under a worst case scenario, these closures could overlap. However, all

lanes would remain open during peak time periods (7:00–9:00 AM and 4:00–6:00 PM) and at least one

travel lane in each direction would remain open at all times. The project would be required to obtain and

18 Los Angeles Superior Court BS 124959
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implement a Worksite Traffic Control (WTC) Plan for work within the right-of-way, which would need to

coordinate with the Venice Dual Force Main Project activities. This coordination will minimize

cumulative traffic impacts in the unlikely event that should these two in-street construction projects occur

simultaneously.



2.0 Revisions to Draft EIR

Impact Sciences, Inc. 2.0-15 The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

DRAFT EIR SECTION 5.8, SEWER SERVICE

The following text within Section 5.8 Sewer Service has been revised:

5.8.4 CUMULATIVE IMPACTS

5.8.4.1 Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare

Resort Project and Other Related Projects

Cumulative Analysis: As shown in Table 5.8-7, buildout of the Neptune Marina Apartments and

Anchorage/Woodfin Suite Hotel and Timeshare Resort Project and related projects occurring within the

MSMD would generate an estimated 642,385683,550 gpd of domestic wastewater, which does not exceed

the 88 mgd currently available at the HTP. Therefore, capacity is available at the HTP under current

contracts. In addition, each future project is required to provide adequate capacity to convey sewage to a

safe point of discharge and pay fees to connect to the sewage system. In this manner, the existing sewage

collection and conveyance system would be upgraded to accommodate sewage created by the

development of future projects.

Table 5.8-7
Cumulative Wastewater Generation

Proposed Project and Related Projects

Land Use Net Units

Generation
Factor1

(gal./day/unit)
Daily Generation

(gal./day)
Related Projects

Multi-Family2 3,435 du 150/gal/unit 515,250

Commercial 32,098 sf 800 gal/day/1000 sf 25,678

Restaurant3 -100 seats 50 gal/seat -5,000

Office 9,908 sf 800 gal/day/1000 sf 7,926

Subtotal: 543,854

Net Project Total: 98,531139,696

Total: 642,385683,550

Source: Impact Sciences, Inc., March 2005.
Note: Numbers may not total exactly due to rounding.
du = dwelling unit; sf = square feet
1 The generation factor is from the City of Los Angeles, Bureau of Sanitation letter of December 17, 2008, unless

otherwise noted.
2 Includes senior care facilities, hotel and motel rooms; generation factor is an average.
3 The generation factor is from the Los Angeles County Sanitation Districts, Estimated Average Daily Flows for Various

Occupancies.
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DRAFT EIR SECTION 5.12, POLICE PROTECTION

The following text within Section 5.12 Police Protection has been revised:

5.12.2.3 Summer Enforcement TeamBicycle Patrol

During the summer months, from Memorial Day to Labor Day, the Marina del Rey Sheriff station staffs a

full-time bicycle law enforcement team.19 The Summer Enforcement Team (SET) generally consists of

six deputies and a sergeant. However, it can vary between two and six deputies depending upon

budgetary restraintsThe team is supplemented by two additional Harbor Patrol deputies who police the

additional summer boating traffic with two one-man 20-foot patrol boats.

19 Los Angeles County Sheriff’s Department, Marina del Rey station, website http://www.lasd.org/stations/
for2/mdr/aboutus.html#bike.
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DRAFT EIR SECTION 5.13, FIRE PROTECTION

The following text within Section 5.13 Fire Protection have been revised:

SUMMARY

Fire protection and emergency medical response services for the Neptune Marina Apartments and

Anchorage/Woodfin Suite Hotel and Timeshare Resort Project site and the surrounding area are provided by the Los

Angeles County Fire Department (County Fire Department). Fire Station 110, located at 4433 Admiralty Way in

Marina del Rey, is the jurisdictional company for the Marina del Rey area. Current fire protection services are

provided at a level that is considered to be adequate.

Fire service to the Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project

inclusive of Neptune Marina Parcel 10R, the Neptune Marina Parcel FF and Woodfin Suite Hotel and Timeshare

Resort Parcel 9U components of the project would be funded through payment of property taxes and special tax

revenues, but not ground lease rentals. In addition, ground lease rentals, property tax, and special tax revenues

would provide for the operation and staffing of the fire stations. Each proposed project would be required to meet

County codes and requirements relative to providing adequate fire protection services to the project site during both

the construction and operational stages of the projects. Also, prior to project approval, the Fire Department must

review and approve all project plans to ensure adequate access and compliance with all fire code requirements as

defined in the Los Angeles County Code. As a result, the project would not diminish the staffing or the response

times of the existing fire station in Marina del Rey and fire stations in the surrounding area, nor would the projects

create a special fire protection requirement on the site that would result in a decline in existing service levels in the

Marina del Rey area. Therefore, with payment of the required property taxes, special tax revenues, and review of site

plans, the proposed Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort

Project would not have significant project-specific or cumulatively considerable impacts on fire protection services

in the Marina del Rey area.

5.13.2 EXISTING CONDITIONS

5.13.2.1 Los Angeles County Fire Department

The County Fire Department is the commonly used name for the Consolidated Fire Protection District of

Los Angeles County. The County Fire Department provides fire protection services in Marina del Rey.

The County Fire Department provides fire prevention, fire protection, and emergency medical services to

more than 4.1 million people who reside in unincorporated areas of Los Angeles County and in the 58

district cities that contract with the County Fire Departmentand all of unincorporated Los Angeles
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County. These services are provided as outlined in the Los Angeles County Fire Code and the General

Plan Safety Elements for these various cities. The County Fire Department operates 158 170 fire stations in

from three subregions regional bureaus: North Region, Central Region, and East Region.of

unincorporated Los Angeles County.20 Each region is under the command of a Deputy Chief, assisted by

several staff members.

Units from the closest available fire station usually provide emergency response. Should a significant

incident occur, the County Fire Department is able to dispatch units from any station in the entire County

Fire Department system, not just the station(s) closest to the site. The While the County Fire Department

is also party to an automatic aid agreement with the fire departments of nearby cities, including the cities

of Los Angeles (City) Fire Department, the Culver City, Fire Department and the Santa Monica Fire

Departments, not all of these agreements provide for response into the project areas. For the project area,

the County Fire Department has an automatic aid agreement with the Los Angeles City Fire Department

to respond one engine to a full first alarm (structure) incident. In addition, the City of Los Angeles will

provide one Light Force on “second alarms” and one additional Light Force on “third alarms.” A Light

Force consists of an engine company and a truck company responding as one unit. This agreement

provides for routine exchange of service across jurisdictional boundaries, but only for specific incident

types within limited, predefined areas. Pursuant to these agreements, in the event of a significant fire

event, fire responders from the other jurisdictions may be called upon to respond to emergencies within

the County Fire Department service area. Similarly, County Fire Department units may be called upon to

assist fire personnel in other cities. In addition, the County Fire Department has mutual aid agreements

with the Cities of Los Angeles and Santa Monica by which additional resources during major incidents,

or simultaneous incidents, can be requested. Mutual aid is provided by one fire protection agency to

another upon request during major emergencies, and is not intended to provide for supplemental fire

protection resources on a daily basis.

5.13.2.1.2 Service Standards

County Fire department service standards are associated with the County Fire Department’s Capital

Resources Plans. Adequacy of fire protection services for a given area are based on a combination of

assessment factors including (1) fire-flow requirements, (2) response time from available fire service

facilities, and (3) the County Fire Department’s judgment for anticipated frequency and nature of

occurrences or needs in an area.

20 Los Angeles County Fire Department Website, http://fire.lacounty.gov/PDFs/StatSummary.pdf.
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The level of service provided for areas within the fire district is determined by the County Fire

Department. The County Fire Department uses response time guidelines for urban areas of 5 minutes for

an engine, 8 minutes for a paramedic squad, and 10 minutes for a truck. Response times for the Stations

110 and 58 are within these guidelines, with the exception of the two-person paramedic squad at Station

58, which when needed, has historically had response times in excess of County Fire Department

Standards in the marina area. It is not expected that land uses in Marina del Rey would require

emergency responses from the Health Hazardous Materials unitSquad. Fire protection service in the

project area is considered adequate for existing development/land uses.

5.13.2.2 County Fire Department Funding

The County Fire Department annually updates its five-year Capital Plan, which identifies anticipated

facilities that will be needed during a five-year planning horizon. Funding for land acquisitions, facility

improvements and new equipment is generated through ground lease rentals in the Marina, property

taxes and special tax revenue and in part, and where applicable, through the County Fire Department’s

Developer Fee Program. Developer Fee Programs do not apply to projects in Marina del Rey, and as such,

improvements to fire facilities in Marina del Rey are funded through the property taxes and special tax

revenues (Kolker, 2005), but not ground lease rentals.

5.13.3.3 Impact Analysis

5.13.3.3.1 Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare

Resort Project

County Fire Department Funding/Fiscal Impact: As defined above, the County Fire Department

annually updates its five-year Capital Plan, which identifies anticipated facilities that will be needed in

Marina del Rey through a five-year planning horizon. Funding for land acquisitions, facility

improvements and new equipment is generated through, ground lease rentals in the Marina, property

taxes and special tax revenue and in part, and where applicable, through the County Fire Department’s

Developer Fee Program. Developer Fee Programs do not apply to projects in Marina del Rey, and as such,

improvements to fire facilities in Marina del Rey are funded through the County’s General Fund (Kolker,

2005).

Revenues collected through ground lease rentals in the Marina and normal taxes would adequately fund

fire service to the proposed project. The project would be required to meet County codes and

requirements relative to providing adequate fire protection services to the site during both the

construction and operational stages of the project. As a result, operation of the Neptune Marina

Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project would not diminish the
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staffing or the response times of existing fire stations in the Marina del Rey area and would not create a

special fire protection problem on the site that would result in a decline of existing services levels in

Marina del Rey.

5.13.3.3.2 Neptune Marina Parcel 10R Project

County Fire Department Funding/Fiscal Impact: As defined above, the County Fire Department

annually updates its five-year Capital Plan, which identifies anticipated facilities that will be needed in

Marina del Rey through a five-year planning horizon. Funding for land acquisitions, facility

improvements and new equipment is generated through, ground lease rentals in the Marina, property

taxes and special tax revenue and in part, and where applicable, through the County Fire Department’s

Developer Fee Program. Developer Fee Programs do not apply to projects in Marina del Rey, and as such,

improvements to fire facilities in Marina del Rey are funded through the County’s General Fund (Kolker,

2005).

Revenues collected through ground lease rentals in the Marina and normal taxes would adequately fund

fire service to the proposed project. The project would be required to meet County codes and

requirements relative to providing adequate fire protection services to the site during both the

construction and operational stages of the project. As a result, operation of the Neptune Marina

Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project would not diminish the

staffing or the response times of existing fire stations in the Marina del Rey area and would not create a

special fire protection problem on the site that would result in a decline of existing services levels in

Marina del Rey.

5.13.3.3.3 Neptune Marina Parcel FF Project

County Fire Department Funding/Fiscal Impact: As defined above, the County Fire Department

annually updates its five-year Capital Plan, which identifies anticipated facilities that will be needed in

Marina del Rey through a five-year planning horizon. Funding for land acquisitions, facility

improvements and new equipment is generated through, ground lease rentals in the Marina, property

taxes and special tax revenue and in part, and where applicable, through the County Fire Department’s

Developer Fee Program. Developer Fee Programs do not apply to projects in Marina del Rey, and as such,

improvements to fire facilities in Marina del Rey are funded through the County’s General Fund (Kolker,

2005).

Revenues collected through ground lease rentals in the Marina and normal taxes would adequately fund

fire service to the proposed project. The project would be required to meet County codes and

requirements relative to providing adequate fire protection services to the site during both the
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construction and operational stages of the project. As a result, operation of the Neptune Marina

Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project would not diminish the

staffing or the response times of existing fire stations in the Marina del Rey area and would not create a

special fire protection problem on the site that would result in a decline of existing services levels in

Marina del Rey.

5.13.3.3.4 Woodfin Suite Hotel and Timeshare Resort Project

County Fire Department Funding/Fiscal Impact: As defined above, the County Fire Department

annually updates its five-year Capital Plan, which identifies anticipated facilities that will be needed in

Marina del Rey through a five-year planning horizon. Funding for land acquisitions, facility

improvements and new equipment is generated through, ground lease rentals in the Marina, property

taxes and special tax revenue and in part, and where applicable, through the County Fire Department’s

Developer Fee Program. Developer Fee Programs do not apply to projects in Marina del Rey, and as such,

improvements to fire facilities in Marina del Rey are funded through the County’s General Fund (Kolker,

2005).

Revenues collected through ground lease rentals in the Marina and normal taxes would adequately fund

fire service to the proposed project. The project would be required to meet County codes and

requirements relative to providing adequate fire protection services to the site during both the

construction and operational stages of the project. As a result, operation of the Neptune Marina

Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project would not diminish the

staffing or the response times of existing fire stations in the Marina del Rey area and would not create a

special fire protection problem on the site that would result in a decline of existing services levels in

Marina del Rey.
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DRAFT EIR SECTION 5.14, LIBRARY SERVICES

The following text within Section 5.14 Library Services have been revised:

5.14.3.3 Impact Analysis

5.14.3.3.1 Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare

Resort Project

Mitigation Measure:

5.14-1. The Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort

Project applicant shall pay the library mitigation impact fee in effect at the time building

permits for the project are issued ($772.00 per residential unit as of July 1, 2007) for the total of

all new units (526 units). Fees are paid to Los Angeles County to offset the demand for library

items and building square footage generated by the proposed project.

5.14.3.3.2 Neptune Marina Parcel 10R Project

5.14-2. The Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort

Project applicant shall pay the library mitigation impact fee in effect at the time building

permits for the project are issued ($772.00 per residential unit as of July 1, 2007) for the total of

all new units (400 units on Parcel 10R). Fees are paid to Los Angeles County to offset the

demand for library items and building square footage generated by the proposed project.

5.14.3.3.3 Neptune Marina Parcel FF Project

5.14-3. The Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort

Project applicant shall pay the library mitigation impact fee in effect at the time building

permits for the project are issued ($772.00 per residential unit as of July 1, 2007) for the total of

all new units (126 units on Parcel FF). Fees are paid to Los Angeles County to offset the

demand for library items and building square footage generated by the proposed project.
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DRAFT EIR SECTION 5.15, PARKS AND RECREATION

The following text within Section 5.15 Parks and Recreation have been revised:

5.15.2.1 Existing Facilities

The project site is situated in County of Los Angeles Park and Recreation Planning Area No. 2818B. Park

Planning Area No. 28 18B maintains five parks totaling 24.1 acres in the Marina del Rey area. These

facilities include Burton W. Chace Park, Admiralty Way Park, Harold Eddington Park, Aubrey E. Austin

Park; and Mother’s Beach. The acreage and types of facilities available at these parks are presented in

Table 5.15-1. The location of each of these facilities is shown in Figure 5.15-1 .

Table 5.15-1
Parks and Recreational Facilities Located in Marina del Rey

Name Facilities Acreage
1. Burton W. Chace Park Community building, picnic shelters, barbecue units,

promenade path, fishing dock, benches, and lawn areas.
8.8

2. Admiralty Way Park Bike path, self-guiding exercise facility, jogging path,
benches, and lawn areas.

8.2

3. Harold Eddington Park Benches, walkways, and lawn area. 0.4

4. Aubrey E. Austin Park Fishing jetty, view piers, benches, promenade, and lawn
areas.

0.7

5. Mother’s Beach Swimming, beach, non-motorized boating, picnic shelters,
benches, and tables, bicycle rentals, volleyball (sand,) and
children’s play equipment.

6.0

TOTAL 24.1

Source: Julie Cook, Planner, County of Los Angeles Department of Beaches and Harbors, September 28, 1998,/Impact Sciences, August 1999.

Based on 1990 census information, it has been determined that the Marina del Rey portion of Park

Planning Area No. 28 18B is deficient in parks and recreational facilities by 30.9 acres.21 However, the

project is within the Marina del Rey Specific Plan, which contains more specific standards applicable to

this area. Buildout of uses allowed by the Marina del Rey Specific Plan would create a demand for an

additional 14.5 acres of parkland within the specific plan area. A total of 12.7 acres of new parkland have

been identified in Section 22.46.1950 of the Los Angeles County Zoning Code. These improvements

21 Larry Hensley, Los Angeles County Department of Parks and Recreation, Telephone conversation, October 10,
1998.
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include development of Parcel FF with a 2-acre park and improvement of Parcel P as a 10.7-acre open

space area.

Parcel FF is zoned "Specific Plan" and has an Open Space land use designation. It is currently developed

as an under-utilized parking lot. The Marina del Rey LUP indicates that no designated public parking

areas, including but not limited to Lots OT, UR, or FF, shall be converted to uses other than public

parking or public park uses. (Marina del Rey Land Use Plan, 2-8.) However, the Marina del Rey LUP also

contemplates the potential conversion of the three parking lots to other uses. (Marina del Rey LUP, 2-5).

In particular, Parcel FF is being contemplated for residential uses with a public park being incorporated

as part of the new development. (Ibid.) There are currently no plans to develop Parcel FF as a park.

It is noted that the primary form of recreation within Marina del Rey is boating and marine related

activity. The Marina del Rey Small Craft Harbor has eight separate boat basins, and the capacity for

6,100 boat-slips. In addition, the small craft harbor contains public swimming and beach areas,

transient/guest boat docks and public boat ramps, a public pedestrian waterfront promenade, and a

public bicycle path. Fisherman’s Village is also located in Marina Del Rey, and incorporates numerous

public-oriented commercial shops and restaurants, boat rental facilities, and other water-related

recreational services. While these facilities do not count as developed parkland, they do serve as a source

of recreational activity. The County of Los Angeles Subdivision Code defines local park space as follows:

Local park space may include, but shall not be limited to: publicly or privately owned
playgrounds, riding and hiking trails, tennis, basketball or other similar game-court areas,
swimming pools, putting greens, athletic fields, picnic areas, and other types of natural or scenic
areas as recommended by the director of parks and recreation for passive or active recreation.22

Although the Marina del Rey portion of Park Planning Area No. 28 18B may be deficient in developed

parkland, there are a number of other types of recreational opportunities such as the small craft harbor

and related recreational uses that by definition in the Subdivision Code may be considered as parkland.

Additionally, Venice Beach and other coastal recreational facilities are available within 2 miles of the

project site.

22 Title 21 of the Los Angeles County Subdivision Code, 21.24.340 C.
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5.15.3.3 Impact Analysis

5.15.3.3.1 Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare

Resort Project

Analysis: Buildout of the project would result in a net increase of 390 dwelling units on Parcels 10R and

FF. Section 5.16, Population and Housing, of this EIR indicates a net increase in on-site population of

585 persons. Since there is a shortage of improved park and recreational facilities within Park Planning

Area No. 2818B, impacts under this category would be considered significant without mitigation.

However, the project is subject to the requirements of the Marina del Rey Specific Plan that call for

parkland dedication, payment of fees to the Coastal Improvement Fund in lieu of land dedication, or

some combination thereof. Applying the specific plan requirement of 3.0 acres of parkland per 1,000

persons, dedication of land totaling 1.77 acres or payment of fees to the Coastal Improvement Fund is

required. With a net increase of 390 dwelling units, it is estimated that the Coastal Improvement Fund fee

for the proposed project would be approximately $234,000 ($600.00 x 390 residential units), less any credit

provided the applicant from the fee per LACC 22.46.1950.D, as described below.

5.15.3.3.2 Neptune Marina Parcel 10R Project

Analysis: Buildout of the project would result in a net increase of 264 dwelling units. Section 5.16,

Population and Housing, of this EIR indicates a net increase in on-site population of 396 persons. Since

there is a shortage of improved park and recreational facilities within Park Planning Area No. 2818B,

impacts under this category would be considered significant without mitigation. However, the project is

subject to the requirements of the Marina del Rey Specific Plan that call for parkland dedication, payment

of fees to the Coastal Improvement Fund in lieu of land dedication, or some combination thereof.

Applying the specific plan requirement of 3.0 acres of parkland per 1,000 persons, dedication of land

totaling 1.20 acres or payment of fees to the Coastal Improvement Fund is required. With a net increase of

264 dwelling units, it is estimated that the Coastal Improvement Fund fee for the proposed project would

be approximately $158,400 ($600.00 x 264 residential units), less any credit provided the applicant from

the fee per LACC 22.46.1950.D, as described below.

Mitigation Measures

As described above, in order mitigate potential significant impacts caused to park and recreational

facilities within Park Planning Area No. 28 18B in conjunction with the Parcel 10R Project component,

Legacy Partners will make payment into the Coastal Improvement Fund, as directed per LACC

22.46.1970, less any credit from said fee Legacy Partners is eligible for per LACC 22.46.1950.D. As such,
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impacts to parks and recreational facilities in conjunction with development of the Parcel 10R project

component would be less than significant and no mitigation is required.

5.15.3.3.3 Neptune Marina Parcel FF Project

Analysis: Buildout of the Neptune Marina Apartments and Anchorage (Parcel FF) Project would result in

a net increase of 126 dwelling units (all new on this parcel). Section 5.16, Population and Housing

(subheading 5.16.3.3.1), of this EIR indicates a net increase in on-site population of 189 persons on

Parcel FF. Since there is a shortage of improved park and recreational facilities within Park Planning Area

No. 2818B, impacts under this category would be considered significant without mitigation. However,

the project is subject to the requirements of the Marina del Rey Specific Plan that call for parkland

dedication, payment of fees to the Coastal Improvement Fund in lieu of land dedication, or some

combination thereof. Applying the specific plan requirement of 3.0 acres of parkland per 1,000 persons,

dedication of land totaling 0.57 acre or payment of fees to the Coastal Improvement Fund is required.

With a net increase of 126 dwelling units, it is estimated that the Coastal Improvement Fund fee for the

proposed project would be approximately $75,600 ($600.00 x 126 residential units), less any credit from

the fee awarded the applicant per LACC 22.46.1950.D.
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DRAFT EIR SECTION 5.16, POPULATION AND HOUSING

The following text within Section 5.16 Population and Housing have been revised:

5.16.3.3.1 Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare

Resort Project

The applicable threshold of significance is listed below followed by analysis of the significance of any

potential impacts. Mitigation measures are also identified which would reduce or avoid potential

impacts.

5.16.3.3.1.1 Threshold: Induce substantial population growth in an area, either directly (for

example, by proposing new homes and businesses) or indirectly (for example, through

the extension of roads or other infrastructure).

Analysis: Implementation of the Neptune Marina Project (Parcels 10R and FF) would intensify

development on the project site by adding a net increase of 390 dwelling units, as well as a net increase in

population of 585 persons, as shown in Table 5.16-4, Neptune Marina Project (Parcels 10R and FF),

Population and Housing Unit Statistical Summary. It is assumed for purposes of this analysis of

population and housing impacts that construction would be complete by September October 20112013,

and full occupancy of the residential components of the project will be complete by the year 20122014.

On a local level, the latest SCAG forecast predicts population within Census Tract 7029.01 will increase to

11,587 persons by the year 2010 and to 13,205 persons by the year 2020. Population of this Census Tract

stood at 8,334 persons in 2000. As discussed above, construction of the project would result in a net

increase in on-site population estimated at approximately 585 people by the year 20122014. The addition

of project-generated residents would increase the current population of this Census Tract to 8,919 persons

(18.0 percent of the projected 2000 to 2010 population increase of 3,253 persons and 36 percent of the

projected 2010 to 2020 population increase of 1,618 persons). This increase is also within the predicted

SCAG population projections for 2010 and 2020, and no significant impact would occur.

With regard to housing, SCAG housing forecasts predict that the number of residential dwelling units

within this Census Tract will increase to 6,298 units by the year 2010, an increase of 970 dwelling units,

and to 6,950 units by the year 2020. Buildout of the project would result in a net increase of 390 units by

the year 20122014. The addition of 390 dwellings to the year 2000 total of 5,328 units occurring within this

Census Tract represents 40 percent of the projected 970-unit increase by 2010 and represents 60 percent of

the projected 652-unit increase between 2010 and 2020. As shown, this increase is accounted for within

SCAG housing projections for both 2010 and 2020, and no significant impact would occur.
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5.16.3.3.2 Neptune Marina Parcel 10R Project

The applicable threshold of significance is listed below followed by analysis of the significance of any

potential impacts. Mitigation measures are also identified that would reduce or avoid potential impacts.

5.16.3.3.2.1 Threshold: Induce substantial population growth in an area, either directly (for

example, by proposing new homes and businesses) or indirectly (for example, through

the extension of roads or other infrastructure).

Analysis: Implementation of the 400-unit Neptune Marina Parcel 10R would intensify development on

the project site by adding a net increase of 264 dwelling units, as well as a net increase in population of

396 persons, as shown in Table 5.16-5, Neptune Marina Parcel 10R, Population and Housing Unit

Statistical Summary. It is assumed for purposes of this analysis of population and housing impacts that

construction would be complete by SeptemberNovember 20112013, and full occupancy of the residential

components of the project will be complete by the year 20122014.

On a local level, the latest SCAG forecast predicts population within Census Tract 7029.01 will increase to

11,587 persons by the year 2010. Population of this Census Tract stood at 8,334 persons in 2000. As

discussed above, construction of the project would result in a net increase in on-site population estimated

at approximately 396 people by the year 20102014. The addition of project-generated residents would

increase the current population of this Census Tract to 8,730 persons (12.2 percent of the projected 2000 to

2010 population increase of 3,253 persons). This increase is also within the predicted SCAG population

projections for 2010, and no significant impact would occur.

With regard to housing, SCAG housing forecasts predict that the number of residential dwelling units

within this Census Tract will increase to 6,298 units by the year 2010, an increase of 970 dwelling units.

Buildout of the project would result in a net increase of 264 units by the year 20112014. The addition of

264 dwellings to the year 2000 total of 5,328 units occurring within this Census Tract would increase the

total number of units to 5,592 (27.3 percent of the projected housing increase). As shown, this increase is

within predicted SCAG housing projections, and no significant impact would occur.

5.16.3.3.3 Neptune Marina Parcel FF Project

The applicable threshold of significance is listed below followed by analysis of the significance of any

potential impacts. Mitigation measures are also identified that would lessen or avoid potential impacts.
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5.16.3.3.3.1 Threshold: Induce substantial population growth in an area, either directly (for

example, by proposing new homes and businesses) or indirectly (for example, through

the extension of roads or other infrastructure).

Analysis: Implementation of the Neptune Marina Parcel FF would intensify development on the project

site by adding a net increase of 126 dwelling units. Using a County average of 1.5 persons per dwelling

unit.23 This increase in units would result in an increase in population of approximately 189 persons. It is

assumed for purposes of this analysis that construction would be complete by SeptemberOctober

20112013, and full occupancy of the residential components of the project will be complete by the year

20122014.

On a local level, the latest SCAG forecast predicts population within Census Tract 7029.01 will increase to

11,587 persons by the year 2010 and to 13,205 persons by the year 2020. Population of this Census Tract

stood at 8,334 persons in 2000. As discussed above, construction of the project would result in a net

increase in on-site population estimated at approximately 189 people by the year 20122014. The addition

of project-generated residents would increase the current population of this Census Tract to 8,523 persons

(5.9 percent of the projected 2000 to 2010 population increase of 3,253 persons). This increase accounts for

11.7 percent of the projected population growth of 1,618 persons between 2010 and 2020. This increase is

also within the predicted SCAG population projections for both 2010 and 2020, and no significant impact

would occur.

With regard to housing, SCAG housing forecasts predict that the number of residential dwelling units

within this Census Tract will increase to 6,298 units by the year 2010, an increase of 970 dwelling units.

Buildout of the project would result in an increase of 126 units by the year 20122014. The addition of 126

dwellings to the year 2000 total of 5,328 units occurring within this Census Tract would increase the total

number of units to 5,454 (13.0 percent of the projected housing increase). This increase accounts for 19

percent of the projected housing growth of 652 units between 2010 and 2020. As shown, this increase is

within predicted SCAG demographic projections, and no significant impact would occur.

23 Marina del Rey Specific Plan, 1996.
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3.0 RESPONSES TO WRITTEN COMMENTS

The California Environmental Quality Act (CEQA) and County of Los Angeles procedures permit the

public to respond to information included in a Draft Environmental Impact Report (Draft EIR) in one of

two ways. First, the public may prepare written comments. Second, the public may submit oral testimony

during public hearings on a project. Section 15088 of the State CEQA Guidelines states that the Lead

Agency shall evaluate comments on environmental issues received form persons who reviewed the Draft

EIR and shall prepare written responses. Section 3.0, Responses to Written Comments, and Section 4.0,

Response to Oral Testimony, are consistent with procedures defined in the State CEQA Guidelines.

Review of written comments and oral testimony indicates that there are comments that are common to

numerous reviewers. To respond to these common concerns, an Introduction to Response to Comments

has been prepared and is provided below.

3.1 RESPONSES TO COMMENTS ON THE 2008 DRAFT EIR

3.1.1 Index to Comments on the 2008 Draft EIR

As described in Section 1.0, Introduction, all comments on the Draft EIR provided during the September

8, 2008, to October 22, 2008, comment period, received in writing have been numbered, and the numbers

assigned to each comment are indicated on the written communication and the public hearing transcript

that follow. All agencies, organizations, and individuals who provided written comments on the Draft

EIR are listed in Table 3.0-1, Index to Comments on the 2008 Draft EIR, below.

3.0-1
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Table 3.0-1
Index to Comments on the 2008 Draft EIR

Letter Number Agency/Organization/Individual – Name
SA-1 California Department of Fish and Game (Paznokas, William)
SA-2 California Department of Transportation (Caltrans) District 7, Regional Planning
SA-3 California Department of Transportation (Caltrans) Division of Aeronautics

SA-4 Department of Conservation Division of Oil, Gas and Geothermal Resources
SA-5 State Clearinghouse
LA-1 City of Los Angeles, Bureau of Sanitation
LA-2 County of Los Angeles Department of Parks and Recreation
LA-3 County of Los Angeles Fire Department, November 13, 2008
LA-4 County of Los Angeles Public Library
LA-5 County of Los Angeles Sheriff's Department

LA-6 Metropolitan Transportation Authority (Chapman, Susan)
LA-7 Metropolitan Water District

ORG-1 Coalition to Save the Marina, Inc. (Miller, Richard)
ORG-2 We ARE Marina Del Rey (Barish, David and Marino, Nancy)

I-1 Aljian, Marjorie
I-2 Barnes, Judith
I-3 Billot, Michael and Aminta
I-4 Dilek Mir
I-5 Dombchewsky, Zorianna
I-6 Godfrey, Robert and Joan
I-7 Gottlieb, Prof. Daniel Henry
I-8 Hall, Vivian M.
I-9 Mielle, Dominique, and Carrillo, Juan
I-10 Murez, Libbe

I-11 Nadlam, Sanfird
I-12 Nuechterlein, Keith
I-13 Nuechterlein, Nancy
I-14 Pak, Firooz
I-15a Shapiro, Lynne 1
I-15b Shapiro, Lynne 2
I-16 Sibelman, Howard
I-17 Silver, Larry
I-18 Van der Hoek, Robert
I-19 Versace, Vivienne

SA: State Agency; LA: Local Agency; ORG: Organization; I: Individual

3.0-2
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3.1.2 Responses to Comments on the 2008 Draft EIR

Responses to written comments have been prepared and are provided on the following pages. Comments

are presented first, followed by responses.

3.0-3
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From: William Paznokas [mailto:WPaznokas@dfg.ca.gov] 
Sent: Fri 10/17/2008 3:11 PM 
To: Tripp, Michael 
Subject: Neptune marina project 

Dear Mr. Tripp: 

The Department of Fish and Game (Department) has reviewed the Draft Environmental Impact 
Report (DEIR) for the  project (Project) proposed by the Los Angeles County Department of 
Regional Planning.   The Project would involve, 1) demolishing an existing 136 unit apartment 
complex and construction of a 400 unit complex with an adjacent pedestrian waterfront 
promenade and a new 174 anchorage within the Marina del Rey basin B replacing an old 194 slip 
anchorage, 2) Construction of a 126 unit apartment complex on an adjacent vacant parking area 
with adjacent pedestrian waterfront promenade, 3) Construction of a 19 story, 225 foot high, 
hotel and resort with a six level parking garage structure, 4) Construction of a 1.46 acre public 
wetland and upland park, and  5) Construction of a public boat anchorage that would be situated 
proximal to the new hotel within the Marina del Rey basin B.  This public anchorage would 
contain approximately 2,923 square feet of dock area.

As trustee for the State’s fish and wildlife resources, the Department has jurisdiction over the 
conservation, protection, and management of fish, wildlife, native plants, and habitat necessary 
for biologically sustainable populations of those species.  In this capacity, the Department 
administers the California Endangered Species Act, the Native Plant Protection Act, and other 
provisions of the California Fish and Game Code that afford protection to the State’s fish and 
wildlife trust resources. Pursuant to our jurisdiction the Department has the following comments 
and concerns regarding the project. 

1. The DEIR, in the biota section, gives a brief and inadequate discussion of existing eelgrass and 
eelgrass habitat.  The DEIR indicates that eelgrass is not present in basin B of the project area; 
however, there is not a cited survey or date associated with this statement.  The DEIR also 
indicates that the sediment, light, and water conditions appear to be conducive to development 
of an eelgrass community and that eelgrass growth has been documented in nearby basins in the 
past.  The Department recommends that a new pre-construction eelgrass survey be conducted in 
basin B in the areas where shading from over water dock structures or from the proposed 
housing units may shade eelgrass or eelgrass habitat .  The final EIR should indicate that 
appropriate and timely eelgrass surveys will be conducted.   Any impacts or loss of eelgrass will 
require mitigation. 

2. The DEIR does not contain sufficient information for the Department to determine impacts to 
eelgrass, fish, invertebrate habitat and marine bird foraging habitat due to  shading, water 
column loss and loss of soft bottom habitat.  The Department recommends that the final EIR 
include a more comprehensive discussion of the  impacts to biological resources due to shading 
of marina waters, open water column loss and soft bottom loss from the proposed anchorage 
structures, fill, public promenade etc.  The discussion should include a calculation of  the total 
square footage of permanently and temporarily shaded areas of marina waters. The discussions 
should also include a calculation of  the area of soft bottom losses from installation of structures, 
rip rap or other fill.  The final EIR should include an impact analysis for significant adverse 
impacts along with appropriate mitigation, avoidance and minimization measures.  A table 
summary accounting for net losses and gains of natural habitats should be included in the  final 
EIR.
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3. The DEIR is not clear regarding the extent of  loss of bay bottom habitat as a result of bulk 
heading or realignment of riprap.  Any such activities that are not maintained within the footprint 
of the existing riprap would be considered “fill.”  Reconfiguring components of the marina (e.g., 
relocating an arm of the existing harbor, moving the boat launch ramp) and installing structures, 
such as pilings, would also result in fill.  The placement of any structures that reduce or eliminate 
bay habitat should be minimized to the fullest extent possible.  Filling of marine waters has 
significant adverse impacts upon the marine environment that should be described in the  final 
EIR.  These impacts require compensation in the form of habitat replacement, restoration, and 
improvement. 

 4. The Department concurs with the DEIR that potential cumulative impacts could potentially 
affect marine resources including benthic invertebrate community, fish and bird species such as 
the California and federally endangered California brown pelican, Pelecanus occidentalis 
californicus, and California least tern, Sterna antillarum, that forage in various portions of Marina 
del Rey.    The Department believes that the final EIR should include additional information to 
justify that cumulative  impacts to these species  are not  considered significant.  cts. 

The Department appreciates the opportunity to review and comment on the DEIR.  As always, 
Department personnel are available to discuss our concerns, comments, and recommendations in 
greater detail.  If you have questions regarding marine issues, please contact Ms. Loni Adams, 
Environmental Scientist, at (858) 627-3985.  All biological surveys should be forwarded to Loni 
Adams at ladams@dfg.ca.gov.

�
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Letter SA-1: California Department of Fish and Game, William Paznokas, October 17, 2008 (SA-1)

Response to Comment SA-1-1

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment SA-1-2

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment SA-1-3

Please see Draft EIR Subsection 5.5.3.3.3.3 for a discussion regarding existing eelgrass habitat at the

project site. The survey for eelgrass (Zostera marina) at Basin B was documented in the Supplemental

Marine Biological Impact Assessment, Neptune Marina Development Project, prepared by Coastal Resources

Management, Inc. (CRM) in 2007. According to this report, focused site-specific eelgrass surveys were

conducted by CRM in October 2006 along the extreme inward seawall of Basin B in the immediate

vicinity of the proposed public dock and pumping station seaward of Parcel 9U. Historically, there have

been no records of eelgrass (Zostera marina) growing within Marina del Rey Harbor, and no eelgrass was

found during these surveys.

Ditchgrass (Ruppia maritima) is an uncommon form of sea grass in Southern California found in quiet

water habitats. It also serves as an important habitat for larval and fishes that use the seagrass for cover

and protective purposes. It has only been reported within Basin D (Mother's Beach) and has occurred

irregularly since 1979.

Pre-construction surveys to determine if the invasive algae Caulerpa taxifolia is present and using standard

agency-approved protocols of National Marine Fisheries Service/California Department of Fish and

Game will be required by the Coastal Commission prior to waterside construction of the project. The

species will be eradicated if found to be present. During the pre-construction surveys, any presence of

eelgrass or ditchgrass will be noted and the agencies above notified, as required of National Marine

Fisheries Service/California Department of Fish and Game Certified Field Surveyors.

Response to Comment SA-1-4

Please see Draft EIR Subsection 5.5.3.3.3 Marine Biological Resources for analysis potential impacts to the

marine habitat and organisms (infauna, epibiota, and ichthyofauna). Please see discussion of the shade

and shadow analysis in Section 5.6, Visual Quality, Subsection 5.6.3.3.1.4, of the Recirculated Draft EIR. It
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is acknowledged that the Woodfin Suite Hotel and Timeshare Resort would cast shadows on small

portions of the western portion of Marina del Rey Basin B in the afternoon only.

Shading from landside developments on the project site will result in a temporary, adverse late-morning

to mid-afternoon shading of plants and invertebrates, including plankton and attached macroalgae,

within portions of Basin B and Basin C. The shading effect is transient for any one area within the shadow

zone for a short period each day, and primarily during the least productive time of year. Therefore, the

shading effect of the proposed landside structures on marine habitat and biological productivity is not

considered a significant biological impact. Seagrass (eelgrass or ditchgrass) does not grow within Basin B

and will not be affected by any shading effects from the proposed buildings. No listed species of wildlife

would be affected by shading effects associated with the project development. Moreover, the shadow

patterns would differ and fall on different portions at different times of the year. Therefore, no areas

would be permanently shaded by the proposed structures.

Short-term effects on water quality and biology related to the demolition and subsequent construction of

the Legacy Marina replacement boat anchorage include the following; sediment resuspension in the

immediate demolition and construction zone; temporary degradation in water quality and increased

turbidity resulting from pile removal and pile emplacement activity; mortality of benthic invertebrates in

the immediate area of piling and of algae and invertebrates attached to the pilings and docks during the

removal process; movement of fishes out of the immediate demolition and construction zone due to

increased turbidity and potential increases of underwater noise; attraction of fishes to the general project

vicinity to forage on algae and invertebrates dislodged from the docks and pilings as they are removed,

and temporary reduction of seabird foraging habitat in the immediate demolition and construction area.

These impacts are not considered significant because the Army Corps of Engineers, the California

Department of Fish and Game, the Regional Water Quality Control Board, and the California Coastal

Commission will each impose permit conditions designed to minimize water quality impacts as they

effect the marine environment.

In order to lessen sedimentation impacts, Mitigation Measure 5.5-1 will require that siltation collar be

secured around each pile prior to removal and replacement (water surface to seafloor) and assure that the

ends seal the area to preclude re-suspended sediments from entering other areas of the small-craft harbor.

Additionally, sedimentation collars would be used similar to silt screens as a means of controlling or

reducing turbidity in the vicinity of the construction zone. The collars would be placed around piles to be

removed and extend from the bottom of the marina to above the water line. Once the collars are in place,

the piles would be extracted. During this process, turbidity is increased. Sediment collars would be left in

place until the clarity of water inside the sediment collar approaches normal conditions in the marina

(measured via the use of a seiche disk), at which time the sediment collar is removed. Mortality to marine
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life may result from short-term burial of the soft bottom. This is not considered a significant impact

because there are no sensitive marine resources in the project construction vicinity. With this mitigation

measure, impacts to the marine habitat would be less than significant.

The comment requested a summary table of the net losses and gains of natural habitats. This table is not

needed because there would be almost no net loss or gain of natural habitats since the limited wetland

habitat on Parcel 9U would be replaced with the wetland park and the Parcel 10R boat anchorage will be

replaced with a new anchorage of comparable size and area. The one exception is the new public-serving

anchorage in Basin B, adjacent to Parcel 9U. In this case, there would be a minor impact for the

installation of the new pilings and the shading from the new dock.

Response to Comment SA-1-5

Impact 5.5.4.3.1.1 evaluates the impacts related to in-water construction activities. The piling activities do

not include bulk heading or riprap realignment. The excerpt from the section below explains the impacts

of piling activities to marine infauna, which include bay bottom habitat:

Potentially significant impacts to the existing water quality and the associated marine infauna
could result from the re-suspension of sediments associated with the removal of the existing
pilings and placement of the new pilings for up to 185 new boat spaces (174 boat spaces adjacent
to Parcel 10R and between 7 and 11 public-serving spaces adjacent to Parcel 9U). This impact is
considered potentially significant due to (1) the reported use of the water area by the Endangered
brown pelican and California least tern, and (2) the re-suspension of contaminants within the
sediments at the site. Anchoring of work vessels would be expected to further the aforementioned
re-suspension and increase the area potentially affected by the sediment. If placed in such a
manner (i.e., from the water surface to the sea-floor and enclosing as small an area as possible), the
proposed use of siltation collars (see Draft EIR Section 3.0, Project Description) would reduce
the potential impacts to a less than significant level and limit the extent of the turbidity. The use of
a debris boom during removal and replacement of the new dock facilities would effectively reduce
or eliminate altogether the amount of floating debris entering the main channel of the small-craft
harbor. The proposed utilization of a vessel to recover floating material will further reduce this
potential impact.

Other potential construction-related impacts may include the disturbance of the existing marine
biological community via the removal of solid, high-relief substrate (pilings) and the epibiota
attached to them. Pile-associated and demersal (bottom-oriented) fish would be expected to leave
the area during construction and move to other portions of the small-craft harbor. These impacts
are not considered significant since the pilings will be replaced, and there are no known Sensitive,
Rare, Threatened, or Endangered plant, invertebrate or fish taxa in the project area. Re-
colonization of the sea floor and new concrete pilings would be expected and the biological
community associated with those habitats is expected to be similar to that which currently exists
within one to three years of completion of in-water construction.

In addition to marine sediment resuspension, onshore sediments could be transported to small-
craft harbor waters by storm water, thus increasing turbidity within the construction area.
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During storms, the small-craft harbor receives runoff from the site through two existing storm
drains. The potential addition of construction-related sediments to on-site runoff is not considered
significant, but could occur over a period of one year or more.

Impacts to the marine habitat and infauna would be less than significant.

Response to Comment SA-1-6

Potential cumulative impacts could potentially affect marine resources and those terrestrial species that

use marine environments such as the Endangered California brown pelican and California least tern that

forage in various portions of Marina del Rey. Project related impacts on these species are described in

Subsection 5.5.4.3.1.1 of Section 5.5 Biota of the 2008 Draft EIR. Because these species forage over a large

area, and available forage areas occur near the site and in the region, cumulative impacts are not

considered significant, and the project’s contribution are not cumulatively considerable, as only one of

the related projects proposes development within the marine environment. None of the related projects

are expected to temporarily reduce the foraging area of the California least tern or the California brown

pelican. Each individual project is subject to its own environmental review and would be conditioned to

mitigate impacts. In this manner, cumulative impacts are reduced to less than significant levels.

Response to Comment SA-1-7

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.
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Letter SA-2: California Department of Transportation (Caltrans) District 7, IGR/CEQA Branch

September 29, 2008 (SA-2)

Response to Comment SA-2-1

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment SA-2-2

Responses to comments submitted on February 21, 2007, are acknowledged and responses to those are

provided below.

Response to Comment SA-2-3

Please see Responses to Comments SA-2-5 through SA-2-10 below

Response to Comment SA-2-4

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment SA-2-5

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. Representatives of the County and the applicants’ traffic consultant met with Caltrans in 2007.

Response to Comment SA-2-6

The traffic study was prepared for the County of Los Angeles, the lead agency under the California

Environmental Quality Act (CEQA) for the proposed project. As lead agency, the County alone has the

legal authority to determine the scope and methodology of the analysis, thresholds of significance, etc. As

such, the traffic study utilized the procedures specified by the County for studies of development projects

involving land-use designation changes within the County’s jurisdiction. No project within California

Department of Transportation (Caltrans) jurisdiction is the subject of this study. Therefore, County

standards (including standards for determining levels of service at all study intersections), rather than

Caltrans’ standards, were appropriately followed for this study.

Also note that the Highway Capacity Manual (HCM) calculations conducted by the commenter contain

overly conservative assumptions, which overstate congestion at intersections and potential project

impacts. For example, the arrival type is listed as 3 (random arrivals) when the area is already heavily

signalized and includes as part of the City’s Automated Traffic Surveillance and Control

(ATSAC)/Adaptive Traffic Control System (ATCS) signal system, which helps synchronize arrivals. The
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Critical Movement Analysis (CMA) results are consistent with results from other area studies and

correctly reflect that the intersection of Washington Boulevard and Lincoln Boulevard (State Route [SR]-

1) is the primary constraint on the amount of traffic that travels through this portion of the SR-1 corridor.

Response to Comment SA-2-7

Under the methodology used by the County as lead agency, project traffic will not significantly impact

the four intersections set forth in the comment. However, each of these intersections would be

significantly impacted by traffic from the project together with cumulative development. Mitigation

Measures are identified to reduce these impacts to less than significant. However, the EIR conservatively

concludes that significant impacts will remain at all four intersections. Please see Responses to

Comments SA-2-4, SA-2-5, and SA-2-6 for further responses to the adequacy of the traffic study.

Therefore, contrary to the comment, the traffic impacts were adequately analyzed.

Response to Comment SA-2-8

Please see Responses to Comment SA-2-5 through SA-2-7, above. The County acknowledges the

discrepancies in Level of Service calculation; however, the CMA used for the traffic study is the preferred

method of these calculations.

Response to Comment SA-2-9

The study utilizes the procedures required by the County of Los Angeles for the Marina del Rey area,

which are consistent with the Institute of Transportation Engineers (ITE) recommendations. ITE

published the manual “Trip Generation Handbook” in 1998 as a guide for using the 6th Edition of “Trip

Generation.” On page 7, that manual recommends, “If available, properly collected and validated local

rates should be considered in addition to the national database.” Also, on page 115, this manual states,

“The data contained in Trip Generation are, by definition, from single use developments where virtually

all access is by private automobile and all parking is accommodated on site. An analyst may desire to

account for the potential effects of transportation demand management (TDM) programs, of transit

availability, and of small-area development patterns on site-specific trip generation rate.” Thus, the

County’s use of a specific set of rates based on trip data collected from actual land uses in the Marina del

Rey area is consistent with ITE recommendations.

Please see also Responses to Comments SA-2-5 through SA-2-7, above. As Table 9 of the traffic study is

accurate based on applicable methodologies and standards, no revision to this table is considered

necessary or appropriate. As shown in Table 9 of the report, significant project traffic impacts are not

anticipated to occur on State facilities. Therefore, the study recommends only cumulative mitigation

measures to State facilities. The project will make fair share payments toward implementation of these
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measures. The timing of the implementation of these measures has not been determined, but would

depend in large part upon the rate at which trip fees are collected.

Response to Comment SA-2-10

Please see also Responses to Comments SA-2-5 through SA-2-7 above. As Table 9 of the traffic study is

accurate based on applicable methodologies and standards, no revision to this table is considered

necessary or appropriate. As shown in Table 9 of the report, significant project-specific traffic impacts are

not anticipated to occur on State facilities. Therefore, the study recommends only cumulative mitigation

measures to State facilities. The project will make fair share payments toward implementation of these

measures. The timing of the implementation of these measures has not been determined, but would

depend in large part upon the rate at which trip fees are collected.

Please note that the referenced intersections already are operated by the City of Los Angeles, Department

of Transportation as part of their ATCS. This system has more extensive connectivity to other area

signals. Switching to a Caltrans operated system would be unlikely to improve traffic flows and only

including Lincoln Boulevard signals in a system may actually reduce the level of area signal coordination.

The mitigation measure recommended by the commenter at Intersection 17 would require added right-

of-way to be acquired. As the applicant does not have control over this right of way, the recommended

measure is infeasible. Instead, the EIR recommends an alternative cumulative mitigation measure that

installs a free right-turn lane on eastbound Mindanao Way (with an appropriate receiving and merge area

on the eastbound SR-90 Expressway). This measure would not require the acquisition of additional right-

of-way.

The project would be required to contribute its fair share to this improvement measure.
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Letter SA-3: Department of Transportation, Division of Aeronautics October 14, 2008 (SA-3)

Response to Comment SA-3-1

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment SA-3-2

The project applicant for the Woodfin Hotel and Timeshare Resort would be required to comply with the

Public Utilities Code Section 21659 and would submit a Form 7460-1 Notice of Proposed Construction or

Alteration in accordance with Federal Aviation Administration Regulations. Marina del Rey is located

outside of the airport influence area for Los Angeles International Airport (LAX), therefore, no airport

land use commission review is required.

Response to Comment SA-3-3

As part of the Recirculated Draft EIR, the text in Section 3.0, Project Description, was revised to clarify

that the rooftop helistop would be for emergencies, consistent with County Code requirement (Fire Code

1107.9). Thus the helistop would be exempt from the State’s heliport permit requirements, as the

comment suggests. There is no heliport proposed with this project.

Response to Comment SA-3-4

As stated above, the proposed rooftop helistop would be for emergency use only and would be exempt

from the State heliport permit. The use of the helistop will be in compliance with the Public Utilities Code

Section 21659 and would submit a Form 7460-1 Notice of Proposed Construction or Alteration in

accordance with Federal Aviation Administration Regulations. Noise associated with the use of the

helistop would be temporary and infrequent

Response to Comment SA-3-5

Please see Responses to Comments SA-3-2 through SA-3-4, above.
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Letter SA-4: Department of Conservation, Division of Oil, Gas and Geothermal Resources

September 11, 2008 (SA-4)

Response to Comment SA-4-1

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment SA-4-2

Section 5.1, Geotechnical and Soil Resources, in the Draft EIR documents the historical use of the Playa

Vista land as an active oil field and notes that there are abandoned oil wells near the project site.

Implementation of Mitigation Measure 5.1-14 would reduce impacts related to health risks related to

methane gas due to the presence of abandoned wells to less than significance. Soil gas testing conducted

on Parcels 10U and FF in March 2008 by Carlin Environmental Consulting, Inc., revealed only trace

samples of methane gas. A May 2008 geophysical investigation performed by Subsurface Surveys and

Associates confirmed the presence of an oil well at the western property boundary of Parcel 9U. This well

is the likely source for the elevated methane readings.

Response to Comment SA-4-3

Implementation of Mitigation Measure 5.1-14 provides that construction of buildings or structures

adjacent to or within 200 feet of active, abandoned, or idle oil or gas well(s) shall be provided with a

methane gas protection system. In addition, the mitigation measure required implementation of

recommendations in Methane Specialist reports and other reports pertaining to soil gas safety. With

implementation of this mitigation measure, it would not be necessary to plug or re-plug wells on the

project site. In the event that plugged and abandoned or unrecorded wells are damaged or uncovered

during excavation or grading of the project, the project proponent will contact the Department of

Conservation as is required by state law.

Response to Comment SA-4-4

The project construction contractor will contact the local district office in Cypress of the Department of

Conservation for review of the final building plans prior to the start of construction.
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Letter SA-5: Governor’s Office of Planning and Research, State Clearinghouse and Planning Unit

October 21, 2008 (SA-5)

Response to Comment SA-5-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The comment indicates compliance with the provisions of providing the environmental

document for state agency review.
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Letter LA-1: City of Los Angeles, Bureau of Sanitation December 17, 2008 (LA-1)

Response to Comment LA-1-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.

Response to Comment LA-1-2

This comment references the City of Los Angeles’ Projected Wastewater Discharge for the Proposed

Project. Subsequent to this comment, a Recirculated Draft EIR was prepared and distributed for public

and agency review in 2009. Section 5.8, Sewer Service, was re-evaluated using these wastewater

generation rates provided by the City of Los Angeles in its letter dated December 17, 2008. The Bureau of

Sanitation provided a comment letter on the Recirculated Draft EIR (see Letter R-LA-1) in which different

generation rates are included.

Response to Comment LA-1-3

The Recirculated Draft EIR provided updated information on the sewer infrastructure proposed for the

project. In addition, the Recirculated Draft EIR evaluated the proposed Venice Pumping Plant Dual Force

Main Project relative to cumulative construction impacts.

Response to Comment LA-1-4

Detailed gauging will be conducted as part of the normal building permit process. If this detail gauging

shows that the City’s gauging data referred to in the comment is incorrect and in fact insufficient capacity

exists, the project will be responsible for the necessary improvements.

This comment also refers to the adequacy of the infrastructure and the Hyperion Treatment Facility to

accommodate the new wastewater generated by the proposed project and concludes that a significant

impact would not likely occur because sufficient capacity exists within the sewer system. This comment is

in agreement with the EIR for the proposed project.
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Letter LA-2: County of Los Angeles, Department of Parks and Recreation September 8, 2008 (LA-2)

Response to Comment LA-2-1

It is acknowledged that Park Planning Area No. 28 has been merged with Park Planning Area No 18B.

The text in Draft EIR Section 5.15 and all other applicable sections are hereby corrected according to the

comment. These changes are shown in Section 2.0, Revisions to the Draft EIR.
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Letter LA-3: County of Los Angeles Fire Department, November 13, 2008 (LA-3)

Response to Comment LA-3-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.

Response to Comment LA-3-2

The text in Draft EIR Section 5.13 Summary Paragraph 2 is deleted, as shown in Section 2.0, Revisions to

the Draft EIR.

Response to Comment LA-3-3

The text in Draft EIR Subsection 5.13.2.1 Paragraph 2 is hereby revised to reflect the language provided

by the commenter. These changes are shown in Section 2.0, Revisions to the Draft EIR.

Response to Comment LA-3-4

The text in Draft EIR Subsection 5.13.2.1 Paragraph 3 is hereby revised for the clarifications suggested by

the commenter. These changes are shown in Section 2.0, Revisions to the Draft EIR.

Response to Comment LA-3-5

The text in Draft EIR Subsection 5.13.2.1.2 Paragraph 2 is hereby revised for the clarifications suggested

by the commenter. These changes are shown in Section 2.0, Revisions to the Draft EIR.

Response to Comment LA-3-6

The text in Draft EIR Subsection 5.13.2.2 is hereby revised for the clarifications suggested by the

commenter. These changes are shown in Section 2.0, Revisions to the Draft EIR.

Response to Comment LA-3-7

The text in Draft EIR Subsection 5.13.3.3.1 is hereby revised for the clarifications suggested by the

commenter. These changes are shown in Section 2.0, Revisions to the Draft EIR.

Response to Comment LA-3-8

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.
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Letter LA-4: County of Los Angeles Public Library October 27, 2008 (LA-4)

Response to Comment LA-4-1

The comment requests clarification of library mitigation fees for the proposed project. As noted in the

comment and in the Draft EIR Section 5.14, the applicant would be required to pay library mitigation fees

on the total 526 units associated with Parcel 10R and Parcel FF. Please see text revisions in Section 2.0 that

clarify the fee requirements of Mitigation Measures 5.14-1, 5.14-2, and 5.14-3.
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Letter LA-5: County of Los Angeles Sheriff's Department October 6, 2008 (LA-5)

Response to Comment LA-5-1

The comment is requesting clarification of Subsection 5.12.2.3 of the Draft EIR. The requested changes are

shown in Section 2.0, Revisions to the Draft EIR.

Response to Comment LA-5-2

See Response to Comment LA-5-1 and requested changes in Section 2.0, Revisions to the Draft EIR.
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Letter LA-6: Metropolitan Transportation Authority October 22, 2008 (LA-6)

Response to Comment LA-6-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.

Response to Comment LA-6-2

Please see Responses to Comments LA-6-3 through LA-6-7 below.

Response to Comment LA-6-3

Subsequent the submittal of the comment, the Draft EIR was revised and recirculated to include an

analysis of the project’s impacts on current and future transit services. Please see page 5.7-44 of the

Recirculated Draft EIR for an explanation of the transit impacts.

Response to Comment LA-6-4

As stated above, subsequent to the submittal of the comment, the Draft EIR was revised and recirculated.

The revised text documents the assumptions used to determine the number of trips assigned to transit.

Please see page 5.7-44 of the Recirculated Draft EIR.

Response to Comment LA-6-5

As stated above, subsequent to the submittal of the comment, the Draft EIR was revised and recirculated.

The revised text includes information on the transportation demand management (TDM) program that

would be established as part of the hotel component of the project. Said TDM program shall follow the

guidelines in the Transportation Improvement Program (TIP) contained in Appendix G of the Marina del

Rey Local Coastal Program. An annual report on the effectiveness of the TDM program shall be

submitted to the Director.

According to the TIP guidelines, each of the projects would be conditioned thusly:

The permittee shall establish a functional Transportation Demand Management (TDM) program
or shall participate in an existing TDM program. Viable TDM components may include, but shall
not be limited to: carpools; ridesharing; vanpools; increase use of bicycles for transportation;
bicycle racks; preferential parking for TDM participants; incentives for TDM participants; and
disincentives [e.g., measures which dissuade persons from making automobile and/or drive alone
trips].

In addition, the project will participate in the County transportation fee program. The County will

allocate the fees from this program to various improvements in the area. This fee is designed to offset the

need for tax monies to pay for public transportation improvements that need to serve new developments.
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Thus, participation in the fee program is considered fair-share to public transportation improvements. It

is the County's responsibility to allocate the fee collected from new developments to various

improvements in the Marina. That fee would be based on an evaluation of the development impacts upon

a variety of transportation modes, including transit.

It should be noted that no transit trip credits were assumed for the analysis of project trip generation, as

required by the County; transit ridership created by the project was calculated using the Congestion

Management Program (CMP) transit rates in order to determine a worst case transit impact scenario. The

hotel component of the project, however, proposes to establish a TDM program to encourage transit use

and to reduce potential traffic impacts. Even without taking into account the implementation of the

hotel’s TDM program, however, the project is not expected to result in a significant transit impact due to

the trip generation of the hotel.

Response to Comment LA-6-6

Traffic impacts related to construction activities were thoroughly analyzed in the Recirculated Draft EIR.

The project proponents will be required to develop and implement a Worksite Traffic Control (WTC)

Plan to assure that construction impacts to traffic will be less than significant.

Response to Comment LA-6-7

The Notice of Preparation (NOP) for the proposed project was circulated and available for public and

agency review, in compliance with State CEQA Guidelines. The County apologizes if the NOP was not

provided to the Metropolitan Transit Authority prior to the release of the Draft EIR.

Response to Comment LA-6-8

The Final EIR will be distributed to all commenting agencies and organizations to the Draft EIR.
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Letter LA-7: Metropolitan Water District of Southern California September 22, 2008 (LA-7)

Response to Comment LA-7-1

The comment does not address concerns regarding the Draft EIR, is noted, and no further response is

needed.

Response to Comment LA-7-2

Draft EIR Section 5.9, Water Services, includes mitigation measures that require water conservation for

indoor and outdoor potable water use. The comment is noted.
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Letter ORG-1: Coalition to Save the Marina, Inc. (Richard Miller) October 11, 2008 (ORG-1)

Response to Comment ORG-1-1

The commenter states his opinion that the EIR does not take into account 10 to 15 related projects and

does not include a comprehensive traffic analysis for those related projects. The traffic analysis includes

an analysis of cumulative impacts associated with the proposed project and 41 related projects in addition

to ambient growth, discloses significant cumulative impacts, and identifies feasible mitigation measures.

The Recirculated Draft EIR added the Venice Pumping Plant Dual Force Main project. The commenter

does not identify the 10 to 15 related projects that he believes were omitted. However, the 41 related

projects identified in the EIR represent all projects that were reasonably foreseeable at the time that the

Notice of Preparation (NOP) was issued in March 2007.

Response to Comment ORG-1-2

The Draft EIR contains an analysis that explains that the timeshare element of the hotel/timeshare project

is an allowable use on Parcel 9U and is consistent with the certified Local Coastal Plan (LCP).

The timeshare component here would be carefully controlled by numerous conditions of approval to

conform to recent Coastal Commission decisions. These conditions are designed to ensure that there is no

discernible difference (in intensity of use or impacts to the physical environment) between units that are

used as timeshares and those that are used as traditional hotel rooms.

As to the specific provisions of the LCP, as with many municipal land use and zoning ordinances,

“timeshares” are not specifically listed under any category, but nonetheless do fall within the types of

uses that are permissible. That is the case here: Land Use Plan (LUP) Section A.2 (Recreation and Visitor-

Serving Facilities), subsection (e) lists “overnight lodging” as a qualifying visitor-serving use in accord

with related Coastal Act provisions. The timeshare component will be operated similar to a conventional

hotel, and it is a type of “overnight lodging” that is consistent with the overnight lodging policies of the

LUP’s Recreational & Visitor-Serving Facilities chapter. The argument is that timeshare implies

ownership, not a temporary use of facilities — but as conditioned, the timeshare and hotel uses will both

be temporary and virtually indistinguishable from each other except for the size of the accommodations.

LUP Section C.8, subsection (e) (Policies and Actions, Part 2 – Mapped Policy for the LUP) lists “hotel” as

a permissible land use category, and designates overnight accommodations and attendant visitor-serving

uses including dining and entertainment areas as uses that may occur attendant to a hotel. The timeshare

would be limited in duration just like a hotel, and would provide overnight accommodations and be

included in a structure that provides dining and ancillary services.
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LUP Section C.8.e.7 incorporates by reference language from the Countywide general plan and Title 22 of

the County Code. And, the Marina del Rey Specific Plan (Section 22.46.1030.A) states: “For matters on

which this Specific Plan is silent, other applicable provisions of Title 22 shall control.” The Specific Plan

does not specifically define overnight lodgings or hotel, but Title 22 defines a hotel as “Any building

containing six or more guest rooms or suites of guest rooms intended or designed to be used, or which

are used, rented, or hired out to be occupied, or which are occupied on a temporary basis by guests.” The

timeshare is consistent with this definition, and is therefore an allowable use on Parcel 9U.

Timeshares are consistent with and permitted by the LCP (see above), and in combination with the hotel

and subject to the numerous Coastal Commission-generated conditions that will be imposed, they will

provide a high-priority visitor-serving use on public land.

The Recirculated Draft EIR considered the project’s potential impacts to views (Section 5.6) and wind

corridors (Section 5.4) and concluded that the project would not result in significant impacts due to view

or wind blockage.

Response to Comment ORG-1-3

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The opposition to the project is noted and has been communicated to the decision makers.
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Letter ORG-2: We ARE Marina Del Rey (Barish, David and Marino, Nancy) October 28, 2008 (ORG-2)

Response to Comment ORG-2-1

This comment does not address the adequacy or completeness of the Draft EIR, and no response is

necessary.

Response to Comment ORG-2-2

The cumulative impact analysis included in the Draft EIR included all projects that were reasonably

foreseeable at the time of the Notice of Preparation (NOP) in March 2007. The Draft EIR considers a total

of 41 related projects in unincorporated Los Angeles County, City of Los Angeles and Culver City, in

addition to ambient growth. The Recirculated Draft EIR added the Venice Pumping Plant Dual Force

Main project. As the testifier identifies only Fisherman’s Village and Mother’s Beach projects, along with

unspecified “Western Marina residential complexes” as being underway, it is not possible to know

whether all of these projects were included in the Draft EIR.

In any event, the cumulative analysis is quite conservative in that it assumes that all of the related

projects will be approved and built out at the maximum proposed density and without any mitigation. It

is likely that some projects would be approved at a lower density and/or with mitigation, and others may

never be built due to poor economic conditions or other reasons.

Contrary to the comment, the County is not piecemealing environmental analysis and is in fact is

analyzing five separate components proposed by different applicants in a single environmental

document. In addition, the County is preparing a single aggregate Local Coastal Plan (LCP) map and text

amendment for all pending projects in Marina del Rey that are seeking LCP amendments, as well as a

cumulative impact assessment of all pending development in the Marina. The projects are not

inconsistent with the LCP if the proposed LCP amendments are approved by the Coastal Commission.

Response to Comment ORG-2-3

Please see Responses to Comment ORG-2-2. The California Coastal Commission has endorsed the

County’s approach.

Response to Comment ORG-2-4

Please see Responses to Comments ORG-2-2 and ORG-2-3.

In 1996, after extensive hearings by the County and Coastal Commission, the Commission certified

comprehensive revisions to the LCP. Under CEQA and case law, the Coastal Commission’s decision was

the functional equivalent of an EIR, and the Commission found that, as approved, there are no feasible
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alternatives or mitigation measures available that would substantially lessen any significant adverse

impact that the LCP might have on the environment.

Contrary to the comment, the hotel and timeshare resort is consistent with the existing LCP. Please see

Response to Comment ORG-1-1 regarding the timeshare element’s consistency with the LCP. As part of

its proposal to update the LCP in 1995, the County had sought to change the land use designation for

Parcel 9U to residential. The Coastal Commission rejected that proposal, finding “that in order to reserve

land for recreational development, Parcel 9 must be maintained for a visitor-serving use, in this instance a

hotel.” And, as noted above, the Coastal Commission approved a modified building height program in

the Marina that allows taller buildings as a trade-off for expanded view corridors, including at the inland

end of basins along Via Marina, and specifically Parcel 9U, a maximum height of 225 with a 40 percent

view corridor, and the Commission found that “greater heights do not detract from the quality of the

Marina as a recreation area as long as larger view corridors are provided.” No one challenged the

Commission’s certification of the 1996 amended LCP.

The developments on Parcels 10R and FF would be consistent with the LCP if the proposed LCP

amendments are approved by the California Coastal Commission.

Response to Comment ORG-2-5

As the comment notes, Public Resources Code Section 21080.5 and State CEQA Guidelines state that a

“certified program” remains subject to other provisions in CEQA such as the policy of avoiding

significant adverse effects on the environment where feasible. Rather than rely on the LCP as the

functional equivalent of CEQA, the County required a preparation of a comprehensive EIR. The

cumulative impact analysis contained in the EIR for subject Woodfin Suite Hotel and Timeshare Resort

and Legacy Neptune Marina Apartments and Anchorage projects includes all projects that were

reasonably foreseeable at the time of the NOP in March 2007. The Draft EIR considers total of 41 related

projects in unincorporated Los Angeles County, City of Los Angeles and Culver City, in addition to

ambient growth. The Recirculated Draft EIR added the Venice Pumping Plant Dual Force Main project.

The EIR for the project components have analyzed all potential impacts from the project components and

has not relied upon the LCP for that analysis except where the certified LCP land uses have been

authorized such as the hotel use for Parcel 9U.

Please see Responses to Comments ORG-2-2 regarding the project’s consistency with the LCP.
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Response to Comment ORG-2-6

The ESHA sites are addressed in Draft EIR Section 5.5.4.3.1.4: “the Marina del Rey Local Coastal Plan

does not designate any environmentally sensitive habitat areas (ESHA), and none is recognized within

the project site. Accordingly, no significant, adverse impacts will result from the project.” There are no

resources on Parcels 10R, FF, or 9U that qualify for designation of ESHA under the Coastal Act. Any

recommendations by the Coastal Commission as part of the LCP periodic review would not have the

effect of amending the LCP or creating an ESHA site.

The Draft EIR provides adequate analysis of special-status species, including great blue heron rookeries,

that could be impacted by the proposed project and concluded that no significant impacts would occur to

any special-status species with the implementation of the mitigation measures.

Response to Comment ORG-2-7

The LCP permits a hotel height of 225 feet on Parcel 9U with a 40 percent view corridor. Hotels within the

updated Marina LCP located on the Marina’s “non-mole” roads (such as Via Marina) are permitted a

height limit of 225. (Land Use Plan [LUP] page 8-11.) Height design flexibility also is provided for

seaward parcels along Via Marina, including Parcel 9U, allowing a maximum height of 225 feet when a

40 percent view corridor is provided (LUP Policy 8b). Consistent with the certified LCP’s “Modified

Bowl” concept, the hotel/timeshare project provides a 40 percent view corridor over Parcel 9U as the

tradeoff for developing a taller building with a significantly smaller building footprint. The proposed

hotel design offers a significantly wider water view corridor than the previous hotel (Marina Plaza Hotel)

that was approved for development on the site by the County and Coastal Commission in the 1980s. That

prior-approved hotel spanned the entire parcel, offering only a scant view to the water, and also included

a nine-story hotel tower.

The comment also notes that “the usurpation of public parking lots for private development is also

inconsistent with the LUP.” Please see Response to Comment ORG-2-8.

Response to Comment ORG-2-8

Section A.2 of the LUP (page 2-5), under the “Potential Conversion of Public Parking Lots” subsection,

expressly acknowledges that Parcel FF is underutilized by the public and is thus being contemplated for

conversion to residential use. Neither the County nor the applicant (or any other developer) has any

plans to develop Parcel FF for park use. Parcel FF has for many years been developed with an

underutilized surface parking lot.

In March 2009, the County Department of Beaches & Harbors prepared the Marina del Rey Right-Sizing

Parking Study, which comprehensively analyzes the current and projected parking needs in the Marina.

3.0-58



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

This study analyzes Parcel FF as follows: “Parking lot 12 on Parcel FF, adjacent to Mother’s Beach activity

area, is also a public parking lot, per the LCP. There are 201 spaces in this lot. However, in the past few

years, this overflow lot has not been used much by the general public for recreational purposes but has

been used mostly for construction staging and by construction vehicles during construction. No public

demand has been noticed in this lot. Therefore, no further analysis of this parking lot 12 is conducted in

this study. This lot is planned to be removed from the list of public parking lots in the future pending a

Plan Amendment is approved by the California Coastal Commission.”

A July 2009 parking utilization study of Parcel FF, prepared by Crain & Associates of Southern California,

has been submitted to the Regional Planning Commission as part of the record for this case. That study

found the public’s use of the existing parking at Parcel FF to be minimal. The July 2009 study analyzed

recent counts conducted at the lot on Memorial Day 2009 and for a non-holiday weekend in June 2009.

The new count results are consistent with the findings from the previous Parking Utilization Study,

which Crain conducted for Parcel FF back in August 2004. In summary, in its July 2009 study, Crain

found that Lot 12 was not heavily utilized, with an average peak parking demand of only 27 vehicles for

the three count days. Additionally, a majority of the vehicles accessing the parking lot was associated

with residential parking needs for the adjacent apartment uses. These findings comport with those in

Department of Beaches and Harbors (DBH)’s comprehensive March 2009 Right-Sizing Study of Parking

Lots in Marina del Rey, which also concludes the public’s use of Lot 12 is minimal. The County’s study

was based on field observations in 2005 and 2007. The California Coastal Commission’s April 2009

Revised Findings in support of the Periodic LCP Review also found that the lot is underutilized, because

it is not located in the vicinity of any visitor-serving or recreational uses. Half of the spaces displaced

(101) will be replaced by the County in a new structure conveniently located at a recreational attraction in

the Marina, such as Burton Chase Park, at a location that much better serves the recreating public.

Therefore, no parking shortage will occur.

Response to Comment ORG-2-9

The Draft EIR contains an analysis that explains that the timeshare element of the hotel/timeshare project

is an allowable use on Parcel 9U and is consistent with the certified LCP.

The timeshare component here would be carefully controlled by numerous conditions of approval to

conform to recent Coastal Commission decisions. These conditions are designed to ensure that there is no

discernible difference (in intensity of use or impacts to the physical environment) between units that are

used as timeshares and those that are used as traditional hotel rooms.

As to the specific provisions of the LCP, as with many municipal land use and zoning ordinances,

“timeshares” are not specifically listed under any category, but nonetheless do fall within the types of
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uses that are permissible. That is the case here: LUP Section A.2 (Recreation and Visitor-Serving

Facilities), subsection (e) lists “overnight lodging” as a qualifying visitor-serving use in accord with

related Coastal Act provisions. The timeshare component will be operated similar to a conventional hotel,

and it is a type of “overnight lodging” that is consistent with the overnight lodging policies of the LUP’s

Recreational & Visitor-Serving Facilities chapter. The argument is that timeshare implies ownership, not a

temporary use of facilities — but as conditioned, the timeshare and hotel uses will both be temporary and

virtually indistinguishable from each other except for the size of the accommodations.

LUP Section C.8, subsection (e) (Policies and Actions, Part 2 – Mapped Policy for the LUP) lists “hotel” as

a permissible land use category, and designates overnight accommodations and attendant visitor-serving

uses including dining and entertainment areas as uses that may occur attendant to a hotel. The timeshare

would be limited in duration just like a hotel, and would provide overnight accommodations and be

included in a structure that provides dining and ancillary services.

LUP Section C.8.e.7 incorporates by reference language from the Countywide general plan and Title 22 of

the County Code. And, the Marina del Rey Specific Plan (Section 22.46.1030.A) states: “For matters on

which this Specific Plan is silent, other applicable provisions of Title 22 shall control.” The Specific Plan

does not specifically define overnight lodgings or hotel, but Title 22 defines a hotel as “Any building

containing six or more guest rooms or suites of guest rooms intended or designed to be used, or which

are used, rented, or hired out to be occupied, or which are occupied on a temporary basis by guests.” The

timeshare is consistent with this definition, and is therefore an allowable use on Parcel 9U.

Response to Comment ORG-2-10

The applicant is seeking and LCP amendment to allow the transfer of unused residential development

units from adjoining zones. There is clear precedent for the proposed inter-Development Zone transfer of

residential development units; reference Goldrich & Kest Industries’ LCP amendment approval at Marina

Parcel 20, certified by the California Coastal Commission, which authorized the transfer of 97

development units from the Bora Bora DZ into the Panay DZ (see approval for County Project No. 98-

172-4). A traffic analysis has been prepared for the subject project that has determined that the traffic and

circulation impacts of the proposed inter-Development Zone transfer of excess development units will

have no adverse impact on traffic circulation in the project vicinity. The County Department of Public

Works’ Traffic & Lighting Division has reviewed and approved the project traffic study and concurs with

the traffic report’s finding that the proposed transfer of dwelling units will not impact traffic or

circulation patterns within or outside of the Marina. The proposed transfer of the development allocation

among different Development Zones is consistent with the goals and policies of the certified LCP in as

3.0-60



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

much as it will neither result in additional development as contemplated in the certified LCP nor result in

additional traffic impacts as contemplated in the certified LCP.

Response to Comment ORG-2-11

The Draft EIR recognizes the artificially created depression on Parcel 9U as a wetland, and the project

proposes to enhance this wetland area to the public benefit with the proposed wetland park. The limited

area of wetland that currently exists on the site was created incidentally during excavation on the site that

was left unfinished in the 1980s. The wetland area consists of a significant component of non-native

vegetation, which is in turn surrounded by areas that consist almost entirely of non-native vegetation or

existing development. As such, characterization of the area as “degraded” is not misleading but in fact an

accurate and appropriate descriptor for the site. When compared with pristine or otherwise intact

wetland systems, the artificially created wetland is degraded. The project will restore the existing

degraded wetland as was a saltwater marsh, reminiscent of the time before Marina del Rey was built, that

will serve more wildlife and would greatly increase the habitat value.

Response to Comment ORG-2-12

The project implements Land Use Plan Policy 1 of the LUP (“Preservation of the small craft harbor as a

recreational facility shall be a priority”) by replacing an aging, outdated marina with a contemporary

marina with state-of-the-art landside (boaters’ lounge and locker room facilities) and waterside (sewerage

pump-out stations and on-dock utilities) amenities while achieving compliance with today’s Americans

with Disabilities Act (ADA) and California Department of Boating and Waterways standards. The project

will also further this policy through development of a public/“transient” boat anchorage along the Parcel

9U bulkhead. In addition, the proposed visitor-serving hotel/timeshare resort use directly advances LUP

Policy 1’s stated “secondary purpose” of promoting the development of new visitor-serving facilities in

the Marina. Moreover, the project will be conditioned to ensure project construction will be coordinated

in a manner to ensure that the planned development will neither detract from nor, to the extent

practically feasible, interfere with the use of existing boating facilities in the vicinity of the site, nor the

ancillary uses that support these facilities.

Along with the priority for recreation and visitor-serving facilities, the certified LCP includes the

provision of residential development potential. Specifically, Section 2 Recreation and Visitor-Serving

Facilities of the LUP (page 2-3) states “This Land Use Plan allows for significant increases in residential

development, primarily on the west side of the Marina.”
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Response to Comment ORG-2-13

Contrary to the comment, County Project TR067861 does not require an LCP amendment. Please see

Response to Comment ORG-2-9. The County has re-approved the Shores project and re-certified the

revised project EIR in compliance with state law.

Response to Comment ORG-2-14

All proposed mitigation measures for traffic impacts, including the improvement at the intersection of

Via Marina and Admiralty Way, have been reviewed and approved by the County Department of Public

Works. The improvement cited in the comment is identified in the Marina del Rey Transportation

Improvement Plan (TIP) as a Category 3 improvement, and will enhance traffic flow within the Marina.

Implementation of traffic improvements would proceed as required by the County Traffic and Lighting

Division.

Response to Comment ORG-2-15

Subsequent the submittal of the comment, the Draft EIR was revised and recirculated to include an

analysis of potential cumulative impacts of the proposed project and the Pumping Plant Dual Force Main

Project. The comment is noted.

The Recirculated Draft EIR evaluated a worst case scenario of construction impacts including all

components of the Neptune Marina Apartments and Anchorage/Woodfin Suite Hotel and Timeshare

Resort Projects, the Shores project and the Venice Pumping Plant Dual Force Main project and has

provided mitigation to reduce the impacts associated with these construction activities. Please refer also

to the revised cumulative traffic impacts discussion under Subsection 5.7.7.1 of Section 2.0, Revisions to

the Draft EIR.

Response to Comment ORG-2-16

The commenters cite their opinion that the environmental advantages of Alternative 5 would outweigh

the disadvantages of reduced housing, including affordable housing, and fewer visitors being served. The

comment is noted and will be passed onto the decision makers.

Response to Comment ORG-2-17

Please see Responses to Comments ORG-2-1 through ORG-2-16.
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Letter I-1: Aljian, Marjorie October 29, 2008 (I-1)

Response to Comment I-1-1

This comment references the use of Parcel FF as a parking lot or conversion to a public park. The County

nor the applicant (or any other developer) has any plans to develop Parcel FF for park use. Please see

Response to Comment ORG-2-8 for a discussion of the adequacy of parking provisions for the proposed

project and the underutilization of existing parking at Parcel FF.

This comment also maintains that there is no public parking for the wetland park. In fact, the hotel

development will include 360 parking spaces, 21 of which will be fee-based “self-park” spaces available

to visitors to the parcel’s wetland park. (The County Code requires only 3 automobile parking spaces for

the proposed 1.46-acre park). Also, because of the passive nature and size of the public park (1.46 acres,

including a 0.46-acre fully functioning restored tidal wetland), 21 parking spaces is more than sufficient

parking to accommodate park users. The additional spaces provided for the public park that are above

the County Code requirement could accommodate additional park users, if needed. In addition, the park

will be readily accessible by water through the adjoining public boat slips, and by foot through the new

waterfront promenade. It should be noted that visitors using the public/transient anchorage would arrive

by boat instead of by private vehicle and therefore would not require automobile parking space.

Response to Comment I-1-2

As described in Draft EIR Section 5.7, Traffic/Access, and as shown in Table 5.7-15, Parking Tabulation for

the Proposed Project Parcels 10R, FF, and 9U, it is anticipated that visitors would access the project site

(Parcels FF, 10R, and 9U) from parking structures beneath or adjacent to each building. The project would

also meet the County standards regarding parking requirements.

Prior to issuance of a building permit, the developer of Parcel FF shall deposit funds into the Local

Coastal Plan (LCP)-established, County-administered “Coastal Improvement Fund” (see Los Angeles

County Code (LACC) 22.46.1940, et seq.) in an amount sufficient to fund the County’s future construction

of 101 replacement public parking spaces at the Burton W. Chace Park complex, or such other location

designated by the County. This public parking is in addition to the parking provide on-site for the

project. The parking will be built in a location that will serve the public better than the existing lot at

Parcel FF, which is highly underutilized. Please see Response to Comment ORG-2-8

Response to Comment ORG-2-8 noted that the Draft EIR contains substantial evidence in the form of a

detailed parking and traffic analysis prepared by Crain and Associates (Appendix 5.7) which concludes

that the amount of parking being provided within the hotel structure will accommodate all proposed

hotel uses. Thus, no spill-over parking impacts on adjacent streets or traffic problems due to queuing
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onto adjoining streets is anticipated. The parking analysis explains that, in the case of a mixed-use

development, the County Code allows for an analysis to be made of the parking uses on a shared parking

basis. Based on that analysis, the Draft EIR concludes that “no parking spillover onto area streets or into

the nearby neighborhoods is anticipated, and no parking-related impacts are expected as a result of the

proposed hotel/timeshare resort development on parcel 9U.”

Response to Comment I-1-3

This comment asks the question of how guests to the Neptune Marina Apartments Project on Parcels 10R

and FF would gain access to the residential apartments if the guests used public parking available across

the Marina at Burton Chase Park during their stay. However, this question is apparently based on the

mistaken assumption that guests could not park at the Neptune Marina Apartments Project. A total of

132 parking spaces (100 at Parcel 10R and 32 at Parcel FF) would be provided for guests to the Neptune

Marina Apartments Project in compliance with the County Zoning Code requirements. Please see

Response to Comment I-1-3.

Response to Comment I-1-4

Please see Response to Comment I-1-2 for a description of the on site parking at the project site. In

addition, please see Response to Comments ORG-2-8 and I-1-3 for a description of the provisions of

public parking for the wetland park. The park will also be accessible by water.

Response to Comment I-1-5

As described in Subsection 3.1.3.4.4.2, Public Amenities, in the Recirculated Draft EIR, the Waterfront

Stroll Promenade would continue from the Neptune Marina Apartments project of Parcel 10R across the

entire waterfront extent through the Woodfin Suite Hotel and Timeshare Resort Project on Parcel 9U. All

ground floor uses at the Woodfin Suite Hotel and Timeshare Resort Project would be accessible to the

public, including the provision of public restroom facilities. It is intended that the ground floor of the

hotel, the adjacent pedestrian promenade, the wetland park, and the public-serving boat spaces combine

to create an interactive public node. In addition, the apartment projects on Parcels 10 and FF will

construct new public sidewalks along their respective Marquesas Way frontages, and the Woodfin Suite

Hotel and Timeshare Resort Project would provide for public restroom facilities.

Response to Comment I-1-6

As described above, the public park and parking would be provided as part of the public park facility

provisions. To provide water views, the hotel project plans for 154 linear feet of view corridor through the

Parcel 9U public park/wetland situated south of the hotel/timeshare resort structure, consistent with

provisions of the LCP, and the Neptune Marina Apartments Parcels 10R and FF project would provide

449 linear feet of view corridor.
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Letter I-2: Barnes, Judith October 27, 2008 (I-2)

Response to Comment I-2-1

Please see Response to Comment ORG-2-9 for response to the permissibility of timeshare uses in the

Local Coastal Plan (LCP).

The LCP permits a hotel height of 225 feet on Parcel 9U with a 40 percent view corridor. Hotels within the

updated Marina LCP located on the Marina’s “non-mole” roads (such as Via Marina) are permitted a

height limit of 225. (Land Use Plan [LUP] page 8-11.) Height design flexibility also is provided for

seaward parcels along Via Marina, including Parcel 9U, allowing a maximum height of 225 feet when a

40 percent view corridor is provided (LUP Policy 8b). Consistent with the certified LCP’s “Modified

Bowl” concept, the hotel/timeshare project provides a 40 percent view corridor over Parcel 9U as the

trade-off for developing a taller building with a significantly smaller building footprint.

Response to Comment I-2-2

Please see Response to Comment ORG-2-2 (Barish) concerning discussion of piecemealing of

environmental analysis for the proposed projects.
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Letter I-3: Billot, Michel and Aminta October 24, 2008 (I-3)

Response to Comment I-3-1

Please see Response to Comment ORG-2-3 concerning how the County implements the land uses

authorized under the Certified Local Coastal Plan (LCP).

Response to Comment I-3-2

Please see Response to Comment ORG-2-2 concerning the County’s compliance with the California

Environmental Quality Act (CEQA). Please see Response to Comment ORG-2-9 for response to the

permissibility of timeshare uses in the LCP.
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Letter I-4: Dilek Mir September 8, 2008 (I-4)

Response to Comment I-4-1

The comment is expressing concern with traffic and aesthetics near the project site due to the height of the

building proposed on Parcel 9U. The Recirculated Draft EIR includes a discussion of the significant and

unavoidable visual impact of Parcel 9U project in Draft EIR Subsection 5.6.5.3. As stated in the section,

“the project’s proposed height is considered to be out of character with existing as well as recently

approved project in the immediate vicinity of Parcel 9U, and from a limited perspective at two more

distant locations, Mother’s Beach and Fisherman’s Village, although there are also several other high-rise

buildings visible on the horizon from those locations. Therefore, visual impacts associated with the

Woodfin Suite Hotel and Timeshare Resort project proposed on Parcel 9U are considered significant.”

Traffic impacts related to the proposed project are discussed in Section 5.7, Traffic/Access. As to

intersections within the County and Local Coastal Plan (LCP), the project’s significant cumulative

impacts are rendered less than cumulatively considerable (less than significant) because the project is

required to pay the Marina del Rey traffic fees (i.e., its fair share of improvements designed to alleviate

the cumulative impacts at the five intersections within Marina del Rey and that are controlled by the Los

Angeles County Department of Public Works [LACDPW]) for improvements identified in the TIP and

fair-share contribution for non-Transportation Improvement Plan (TIP) improvements identified above.

As such, all impacts can be reduced to a level of less than significant with implementation of identified

mitigation measures. However, if these or other equally effective measures are delayed or not installed,

significant cumulative traffic impacts would remain. Furthermore, as the precise benefits of the State

Route (SR)-90 extension cannot be quantified at this time, the Draft EIR conservatively concluded that

significant cumulative impacts will remain at the following intersections even with implementation of the

SR-90 extension: Lincoln Boulevard and Washington Boulevard; Lincoln Boulevard and Marina

Expressway; Lincoln Boulevard and Bali Way; Lincoln Boulevard and Mindanao Way; and Lincoln

Boulevard and Fiji Way.

The analysis and conclusions were presented to the decision makers for consideration prior to

certification of the EIR. It should be noted that the hotel is not proposed as a “budget hospitality” but as a

first class facility designed to attract new visitors to the Marina del Rey.
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Letter I-5: Domchewsky, Zorianna October 24, 2008 (I-5)

Response to Comment I-5-1

The proposed project’s impacts related to land use are discussed in Section 5.17, Land Use. Specifically,

Table 5.17-1 Relevant Plans and Consistency with Policies presents analysis of the consistency of the

project as proposed with applicable land use plans and policies including the County of Los Angeles

General Plan, Local Coastal Plan (LCP), the Southern California Association of Governments (SCAG)

Regional Comprehensive Plan and Guide, and the State Coastal Act.

Impacts related to population and housing are addressed in Draft EIR Section 5.16, Population and

Housing. Consistent with the Marina del Rey Land Use Plan (LUP) policy, the proposed 288-room

Woodfin Suite Hotel and Timeshare Resort project, the restored public wetland and upland park or the

boat spaces would enhance public recreation in Marina del Rey and the small craft harbor. In addition,

Marina del Rey LUP policy Section 22.46.1060.G.2 requires residential projects Neptune Marina

Apartments on Parcel 10R and Parcel FF to permanently dedicate 1.77 acres of parkland or payment into

the Coastal Improvement Fund for the 585 new residents associated with the projects because the County

recognizes a shortage of recreational facilities for the current residents of the area.

Response to Comment I-5-2

Traffic impacts of the project are addressed in Draft EIR Section 5.7, Traffic/Access. The traffic analysis

found that with implementation of mitigation measures, project-level and cumulative impacts at the

study intersections would be less than significant. However, if these or other equally effective measures

are delayed or not installed, significant cumulative traffic impacts would remain. Furthermore, as the

precise benefits of the State Route (SR)-90 extension cannot be quantified at this time, the Draft EIR

conservatively concluded that significant cumulative impacts will remain at the following intersections

even with implementation of the SR-90 extension: Lincoln Boulevard and Washington Boulevard; Lincoln

Boulevard and Marina Expressway; Lincoln Boulevard and Bali Way; Lincoln Boulevard and Mindanao

Way; and Lincoln Boulevard and Fiji Way.

Implementation of Mitigation Measure 5.13-3, 5.13-7, and 5.13-11 would require ingress/egress access for

the circulation of traffic and for emergency response access to be reviewed and approved by the County

Fire Department prior to project approval. Implementation of this measure would reduce impacts with

respect to emergency access to less than significant.

Impacts related to geotechnical hazards are evaluated in Draft EIR Section 5.1, Geotechnical and Soil

Resources. The project site is not traversed by any known active fault and is not located in a defined

Alquist-Priolo Earthquake Fault Zone. During a moderate to major earthquake occurring close to the site,
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proposed project improvements would be subject to hazards associated with seismically induced

settlement due to seismic shaking, as well as soil liquefaction. Unless mitigated, these impacts would

have a significant effect on the environment and could expose people or structures to major geologic

hazards. With implementation of the mitigation measures recommended in this section, project impacts

would be reduced and are not considered significant.

Response to Comment I-5-3

The comment refers to the existing condition of the project area, in which the project is proposed. As

discussed in Draft EIR Section 5.3, Hydrology and Drainage, with implementation of mitigation

measures, the proposed project would not result in significant water quality impacts. The projects would

result in potentially significant impacts with respect to erosion, sedimentation, and water quality impacts

(pollution from non-point sources) during demolition, construction, and operation. The Neptune Marina

Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project would be subject to

Section 402(p) of the Federal Clean Water Act (CWA) that regulates construction storm water discharges

under the National Pollutant Discharge Elimination System (NPDES) program. If required by the Los

Angeles County Department of Public Works (LACDPW) as part of final drainage and grading plan

approvals, post-development project runoff would be treated to filter sediments and pollutants to levels

prescribed by current law, thereby reducing project-related water quality impacts to levels less than are

considered significant. Construction and operation association with the project would be required to be

consistent with the NPDES Countywide Permit.

The biological resources setting of the project site is described in Section 5.5, Biota.

Response to Comment I-5-4

Please see Response to Comment ORG-2-4 concerning development within the Marina del Rey LCP.

The cumulative impact analysis included in the Draft EIR included all projects that were reasonably

foreseeable at the time of the Notice of Preparation (NOP) in March 2007. The Draft EIR considers total of

41 related projects in unincorporated Los Angeles County, City of Los Angeles and Culver City, in

addition to ambient growth. The Recirculated Draft EIR included an additional related project, Venice

Pumping Plant Dual Force Main project.

The projects will be consistent with the LCP if the proposed LCP amendments are approved by the

California Coastal Commission.

3.0-74



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Response to Comment I-5-5

The Draft EIR contains an analysis that explains that the timeshare element of the hotel/timeshare project

is an allowable use on Parcel 9U and is consistent with the certified LCP.

The timeshare component here would be carefully controlled by numerous conditions of approval to

conform to recent Coastal Commission decisions. These conditions are designed to ensure that there is no

discernible difference (in intensity of use or impacts to the physical environment) between units that are

used as timeshares and those that are used as traditional hotel rooms.

Maximum public access to and along the shoreline within the LCP area is a priority goal of the LCP,

balanced with the need for public safety, and protection of private property rights and sensitive habitat

resources. The existing Marina provides a well developed public shoreline access system making the area

open to the public. In addition, development of a 28 foot wide public pedestrian promenade along the

project’s entire water frontage will make access to the Marina possible. The combination of benefits to the

public from the wetland park and recreation improvements (i.e., the restored wetland and upland park,

and public-serving boat anchorage and a side tie area for smaller dinghy boats) will accomplish all of the

County’s objectives otherwise associated with a potential future park site on Parcel FF.

Please also see Response to Comment ORG-1-2.

Response to Comment I-5-6

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.
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Letter I-6: Godfrey, Robert and Joan No Date (I-6)

Response to Comment I-6-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The proposed hotel/timeshare project is consistent with Land Use Plan (LUP) Policy 8b, which

permits a maximum height of 225 feet when a 40 percent view corridor is provided. The project

incorporates the 40 percent view corridor (154 feet wide), which preserves substantial views of Basin B

from Via Marina through the Parcel 9U public park/wetland.

Response to Comment I-6-2

Traffic impacts are evaluated in Section 5.7, Traffic/Access. Please also see Response to Comment I-4-1.

Response to Comment I-6-3

Under established California law, there is no protected right to a private view corridor. Moreover, private

view impacts are not considered to be significant under the California Environmental Quality Act

(CEQA). Consistent with the Local Coastal Plan (LCP), the hotel project will provide the required 40

percent view corridor on Parcel 9U. The proposed hotel/timeshare project is consistent with LUP Policy

8b, which permits a maximum height of 225 feet when a 40 percent view corridor is provided. The project

incorporates the 40 percent view corridor (154 feet wide), which preserves substantial views of Basin B

from Via Marina through the Parcel 9U public park/wetland.

The Draft EIR contains a very detailed shade and shadow study. Given the limited extent and duration of

the shadows, the project would not create significant shadow effects. During the Winter Solstice, when

shadows are longest, the hotel would cast shadows on portions of Via Marina in the morning only; small

portions of the west portion of Basin B in the afternoon only; and no existing off-site sensitive receptors

would be shaded. During the Summer Solstice, when the shadows are shortest, the hotel would cast

shadows between 9:00 and 10:00 AM on a portion of the existing residential uses west of the project; no

other existing sensitive receptors would be shaded; it would cast shadows on portions of Via Marina in

the morning only and a small portion of Basin B in the afternoon only; and the northern portion of the

proposed wetland park would receive some shading in the late afternoon.

As to protection of marina views, the certified LCP requires expanded view corridors as trade-off for

additional building height on waterfront parcels. The proposed hotel/timeshare project is consistent with

LUP Policy 8b, which permits a maximum height of 225 feet when a 40 percent view corridor is provided.

The project incorporates the 40 percent view corridor (154 feet wide), which preserves substantial public

views of Basin B from Via Marina through the Parcel 9U public park/wetland, and does necessarily
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preserve and enhance some private views of the wetland park and Basin B from the condominiums on

the west side of Via Marina, where one testifier resides.

The engineering firm of Rowan Williams Davies & Irwin, Inc., (RWDI) performed a detailed wind study

for the project (October 2005) using wind tunnel tests to simulate and measure before and post-

development wind conditions in Basin B. The study concludes that there would be no significant effect on

the general air circulation patterns in Basins A, B, and C in the Marina. The study reports there will be

areas of altered wind speed and direction in Basin B adjacent to the proposed development, particularly

when the winds are from the southwest, and also acknowledges there will be localized areas where

changes in wind direction and speed occur at the west end of Basins B and C, in areas generally close to

the proposed and future developments; however, due to the localized nature of these changes and the

fact that the majority of sailors will be under power as they either dock at or leave berthing slips at the

basins’ terminuses, the report concludes the general air circulation pattern and the use of surface winds

by birds within Basins A, B and C of Marina del Rey will not be significantly affected by the proposed

development.
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Letter I-7: Gottlieb, Daniel October 22, 2008 (I-7)

Response to Comment I-7-1

This comment is in regard to the adequacy of the Crain & Associates traffic impact analysis. The Crain &

Associates for the Neptune Marina Apartments and Anchorage/Woodfin Suites Hotel and Timeshare

Resort Project in December 2007 was prepared in compliance with the County’s Traffic Impact Analysis

Report Guidelines and was reviewed by the Traffic and Lighting Division of the Department of Public

Works. The traffic report is approved by the County.

Subsection 5.7.5.3.2.2 of the Recirculated Draft EIR includes an analysis of the project’s potential traffic

impacts on Via Dolce. This analysis shows that the project would only add about eight net trips (about

one trip every 7.5 minutes) during the AM peak hour and about six net trips (one trip every 7.5 minutes).

The segment of the roadway west of Via Marina currently carries about 288 trips during the AM peak

hour and 236 trips during the PM peak hour. With cumulative project traffic, the roadway is anticipated

to carry about 317 trips during the AM peak hour and 270 trips during the PM peak hour. As the project

traffic contribution on Via Dolce will be minimal and the peak hour traffic volumes are and would

continue to be well below its capacity, no significant project or cumulative traffic impact is expected to

occur on this roadway.

Please also see Responses to Comments SA-2-5 through SA-2-7 (Caltrans).

Response to Comment I-7-2

Please see Response to Comment I-7-2 regarding County review and approval of the traffic study. In

addition the California Department of Transportation reviewed the analysis and provided comments in

letters dated February 21, 2007, and September 29, 2008, respectively.

Response to Comment I-7-3

The “68” refers to the number of one- and two-bedroom timeshare units. Subsection 3.1.3.4.2, Hotel and

Timeshare Units, in the project description provides: “In total, 288 overnight residential units are

proposed as part of the project. There are three general types of unit proposed for the building: hotel

units, one-bedroom timeshare units and two-bedroom timeshare units. As proposed, there would be

152 hotel units, 68 one-bedroom timeshare units and 68 two-bedroom timeshare units. Each hotel and

timeshare unit would have one to two bedrooms, a sitting area, kitchenette and bathroom, and an

exterior balcony.”

In summary, as part of the project, there would be 68 one-bedroom timeshare units and 68 two-bedroom

timeshare units that are expected to generate wastewater according to generation factors from Los

3.0-80



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Angeles County Sewer Maintenance Division and City of Los Angeles Bureau of Sanitation (reference

Appendix G in the Sewer Capacity Report by Fuscoe, May 2009). Under these generation factors, one

hotel room generates the same amount of wastewater as a one-bedroom apartment but less than a two-

bedroom apartment. The restaurant and other accessory hotel uses are assessed separately. Lastly, the

traffic impact analysis conservatively evaluated impacts related to the 288 hotel units, which included the

136 timeshare units (see Table 5.7-11 of the Recirculated Draft EIR).

Response to Comment I-7-4

Per the commenter’s request, a simulation of the view of the project site from Lighthouse Bridge across

the Ballona Lagoon is shown on Figure 3.0-1. The photographs used for the visual simulations did not

have the distant San Gabriel Mountains removed; rather the horizon was hazy on the day the photos

were taken.

Since the comment letter was submitted, the Draft EIR was revised and recirculated for public and

agency review and included a few revisions to Section 5.6, Visual Quality. The Woodfin Suite

Hotel/Timeshare Resort buildings would not be considered out of character when viewed from more

distant vantage points, as the buildings will occupy or cover only a small amount of the viewshed from

this panoramic perspective. Consequently, there would not be any significant visual impact from distant

viewing locations. In addition, the project would cast shadows on existing residential uses to the north

and the west of the project site at certain times of the year, but would not result in significant shade and

shadow impacts.

Response to Comment I-7-5

The Recirculated Draft EIR contains an expanded and more detailed shade and shadow study. Given the

limited extent and duration of the shadows, the project should not create substantial shadow effects.

During the Winter Solstice, the hotel would cast shadows on portions of Via Marina in the morning only;

small portions of the west portion of Basin B in the afternoon only; and no existing off-site sensitive

receptors would be shaded. During the Summer Solstice, when the shadows are shortest, the hotel would

cast shadows between 9:00 and 10:00 AM on a portion of the existing residential uses west of the project;

no other existing sensitive receptors would be shaded; it would cast shadows on portions of Via Marina

in the morning only and a small portion of Basin B in the afternoon only; and the northern portion of the

proposed wetland park would receive some shading in the late afternoon.
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Letter I-8: Hall, Vivian M. October 24, 2008 (I-8)

Response to Comment I-8-1

The comment requests deletion of the heliport based on noise concerns. Contrary to the comment, there is

no heliport proposed with this project, but an emergency helistop. As part of the Recirculated Draft EIR,

the text in Draft EIR Section 3.0, Project Description, was revised to clarify that the rooftop helistop would

be for emergencies, consistent with County Code requirement (Fire Code 1107.9). The use of the helistop

will be in compliance with the Public Utilities Code Section 21659 and would submit a Form 7460-1

Notice of Proposed Construction or Alteration in accordance with Federal Aviation Administration

Regulations. Noise associated with the use of the helistop would be temporary and infrequent.

Response to Comment I-8-2

The comment is concerned with cumulative impacts, especially for noise and traffic. As discussed above,

noise impacts were analyzed in the Recirculated Draft EIR, and cumulative noise impacts would be

cumulatively considerable. Please see Response to Comment I-4-1 and Draft EIR Section 5.7,

Traffic/Access for a discussion of traffic impacts and Response to Comment ORG-2-2 for a discussion of

the County’s compliance with The California Environmental Quality Act (CEQA) and piecemealing.

Please see Response to Comment ORG-2-4 concerning development within the Marina del Rey Local

Coastal Plan (LCP). Please refer to Section 5.6, Visual Quality, of the Recirculated Draft EIR, for a

discussion of visual impacts.
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Letter I-9: Mielle, Dominique and Carrillo, Juan September 4, 2008 (I-9)

Response to Comment I-9-1

The first part of the comment is regarding property values. Socioeconomic impacts are not within the

purview of The California Environmental Quality Act (CEQA) and no discussion is required. Please see

Response to Comment I-4-1 and Draft EIR Section 5.7, Traffic/Access, for a discussion of traffic impacts.

Please refer to Response to Comment I-2-1 and Draft EIR Section 5.6, Visual Quality, for a discussion of

visual impacts and the compatibility of the proposed 19-story hotel building.
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Letter I-10: Murez, Libbe October 28, 2008 (I-10)

Response to Comment I-10-1

The Draft EIR contains an analysis that explains that the timeshare element of the hotel/timeshare project

is an allowable use on Parcel 9U and is consistent with the certified Local Coastal Plan (LCP).

The timeshare component here would be carefully controlled by numerous conditions of approval to

conform to recent Coastal Commission decisions. These conditions are designed to ensure that there is no

discernible difference (in intensity of use or impacts to the physical environment) between units that are

used as timeshares and those that are used as traditional hotel rooms.

As to the specific provisions of the LCP, as with many municipal land use and zoning ordinances,

“timeshares” are not specifically listed under any category, but nonetheless do fall within the types of

uses that are permissible. That is the case here: Land Use Plan (LUP) Section A.2 (Recreation and Visitor-

Serving Facilities), subsection (e) lists “overnight lodging” as a qualifying visitor-serving use in accord

with related Coastal Act provisions. The timeshare component will be operated similar to a conventional

hotel, and it is a type of “overnight lodging” that is consistent with the overnight lodging policies of the

LUP’s Recreational & Visitor-Serving Facilities chapter. The argument is that timeshare implies

ownership, not a temporary use of facilities — but as conditioned, the timeshare and hotel uses will both

be temporary and virtually indistinguishable from each other except for the size of the accommodations.

LUP Section C.8, subsection (e) (Policies and Actions, Part 2 – Mapped Policy for the LUP) lists “hotel” as

a permissible land use category, and designates overnight accommodations and attendant visitor-serving

uses including dining and entertainment areas as uses that may occur attendant to a hotel. The timeshare

would be limited in duration just like a hotel, and would provide overnight accommodations and be

included in a structure that provides dining and ancillary services.

LUP Section C.8.e.7 incorporates by reference language from the Countywide general plan and Title 22 of

the County Code. And, the Marina del Rey Specific Plan (Section 22.46.1030.A) states: “For matters on

which this Specific Plan is silent, other applicable provisions of Title 22 shall control.” The Specific Plan

does not specifically define overnight lodgings or hotel, but Title 22 defines a hotel as “Any building

containing six or more guest rooms or suites of guest rooms intended or designed to be used, or which

are used, rented, or hired out to be occupied, or which are occupied on a temporary basis by guests.” The

timeshare is consistent with this definition, and is therefore an allowable use on Parcel 9U.
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Periodic Review 23 recommends excluding private “fractional” ownership on land designated for visitor

or public uses. Recommendation 23 specifically distinguishes between timeshare, fractional and

condominium hotel ownership forms. “Fractional” ownership, thus, does not include timeshare.

Timeshares are consistent with and permitted by the LCP (see above), and in combination with the hotel

and subject to the numerous Coastal Commission-generated conditions that will be imposed, they will

provide a high-priority visitor-serving use on public land, as opposed to the residential uses that occupy

the areas surrounding the hotel. Contrary to one testifier’s (Ms. Shapiro) statement, Marina Del Rey was

built with a combination of federal, state, and County funds with the intent of creating a regional-serving

public recreational resource, NOT residential uses such as private apartments and exclusive

condominiums, which are considered a non-priority use under the Coastal Act and the certified LCP.

Timeshare is a permitted use under the LCP (see above). There is no requirement in the LCP that the

County must provide an “in-depth” analysis of the demand and supply for timeshares.

Response to Comment I-10-2

Please see Response to Comment ORG-2-2 for a discussion regarding piecemealing and Response to

Comment ORG-2-4 concerning development within the existing Marina del Rey LCP.

Response to Comment I-10-3

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. Many consider Marina del Rey to be a unique area and a desirable area in which to live.
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From: nancyvmarino@aol.com [mailto:nancyvmarino@aol.com] 
Sent: Sat 10/25/2008 3:52 AM 
To: Tripp, Michael 
Cc: info@wearemdr.com; davidb@wearemdr.com 
Subject: Fwd: over development

To:  Michael Tripp 
       Department of Regional Planning 
       320 W. Temple Street, Room 1362 
       Los Angeles, CA  90012 

-----Original Message----- 
From: sandynadlman@aol.com 
To: info@wearemdr.com 
Sent: Fri, 24 Oct 2008 4:11 pm 
Subject: over development 

Dear Sir; The traffic is already impossible.Why would you allow piecemealing. I was 
under the impression it was not legal to allow time share. Why don't we have a master 
plan? Sanfird Nadlman 4600 Via Dolce #301 Marina Del Rey,CA 310-306-2950

�

Letter I-11

1
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Letter I-11: Nadlam, Sanfird October 24, 2008 (I-11)

Response to Comment I-11-1

The comment is expressing concern with traffic, piecemealing, and the allowance of a timeshare

according to planning laws. Please see Response to Comment I-4-1 and Draft EIR Section 5.7,

Traffic/Access, for a discussion of traffic impacts and Response to Comment ORG-2-2 for a discussion of

piecemealing. Please see Response to Comment I-10-1 for an evaluation of land use policies applicable to

the timeshare uses.
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Letter I-12: Nuechterlein, Keith October 12, 2008 (I-12)

Response to Comment I-12-1

Contrary to the comment, the Draft EIR includes an evaluation of cumulative impacts for projects in the

vicinity of the proposed project. Draft EIR Section 4.0, Cumulative Projects, defines the list of 41 related

projects that are included in the cumulative impact analysis. The list includes 14 projects that are within

Marina del Rey. The traffic impact analysis in Draft EIR Section 5.7, Traffic/Access, evaluated the

cumulative impacts of all these related projects. Additionally, the cumulative analysis was further

expanded and updated in the Recirculated Draft EIR to include the Venice Pumping Plant Dual Force

Main Project proposed by the City of Los Angeles. Please see also Response to Comment ORG-2-2 for a

discussion of piecemealing.

Response to Comment I-12-2

Please see Response to Comment I-10-1 regarding the consistency of the timeshare with applicable land

use policies. Please see Response to Comment I-6-3 for a discussion of visual and wind impacts in the

project vicinity. The proposed wetland park in conjunction with the public-serving anchorage will

provide new recreational opportunities as stated in the Local Coastal Plan (LCP).

Response to Comment I-12-3

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The opposition of the commentator was forwarded to the decision makers.
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Letter I-13: Nuechterlein, Nancy October 12, 2008 (I-13)

Please see Comment Letter I-12 above.
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Letter I-14: Pak, Firooz October 27, 2008 (I-14)

Response to Comment I-14-1

The comment discusses the commenter’s feelings regarding existing development in Marina del Rey.

They are also concerned with traffic and noise impacts. Traffic impacts related to the proposed project are

discussed in Draft EIR Section 5.7, Traffic/Access. As to intersections within the County and Local Coastal

Plan (LCP), the project’s significant cumulative impacts are rendered less than cumulatively considerable

(less than significant) because the project is required to pay the Marina del Rey traffic fees (i.e., its fair

share of improvements designed to alleviate the cumulative impacts at the five intersections within

Marina del Rey and that are controlled by the Los Angeles County Department of Public Works

[LACDPW]) for improvements identified in the Transportation Improvement Plan (TIP) and fair-share

contribution for non-TIP improvements identified above. As such, all impacts can be reduced to a level of

less than significant with implementation of identified mitigation measures. However, if these or other

equally effective measures are delayed or not installed, significant cumulative traffic impacts would

remain. Furthermore, as the precise benefits of the State Route (SR)-90 extension cannot be quantified at

this time, it is conservatively concluded that significant cumulative impacts will remain at the following

intersections even with implementation of the SR-90 extension: Lincoln Boulevard and Washington

Boulevard; Lincoln Boulevard and Marina Expressway; Lincoln Boulevard and Bali Way; Lincoln

Boulevard and Mindanao Way; and Lincoln Boulevard and Fiji Way.

Off-site noise level increases generated by the proposed project traffic would be up to 2.0 A-weighted

decibels (dB(A)) community noise equivalent level (CNEL). The largest change in noise levels would

occur along Marquesas Way east of Via Marina along the project frontage. However, this increase would

not exceed the off-site mobile source thresholds of significance and would be below the level of human

perception. Therefore, no significant on- or off-site noise impacts would occur as a result of project

operation.

Noise level increases attributable to traffic generated by cumulative development would be less than

3 dB(A) CNEL at all locations. Marquesas Way would have the largest change, where noise levels as a

result of traffic generated by cumulative development would increase from 53.8 dB(A) to 56.7 dB(A), an

increase of 2.9 dB(A). This increase would not exceed the off-site mobile source thresholds of significance

for this analysis and would be below the level of human perception. Therefore, no significant off-site

cumulative noise impacts would occur as a result of cumulative projects.
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Response to Comment I-14-2

Please see Response to Comment I-10-1 for timeshare consistency with the LCP. The Draft EIR contains

an analysis that explains that the timeshare element (parcel 9U) of the hotel/timeshare project is an

allowable use on Parcel 9U and is consistent with the certified LCP.

The proposed project will also construct a 1.46-acre restored public wetland and upland park that would

be constructed on the southern portion of Parcel 9U, creating a “green area.”

Response to Comment I-14-3

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The opposition of the commentator was forwarded to the decision makers.
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Letter I-15a: Shapiro, Lynne October 26, 2008 (I-15a)

Response to Comment I-15a-1

See Response to Comment I-15b-1 concerning noise impacts.

The referenced feature on the hotel roof is a Fire Code-required “helistop” landing area for Fire

Department or “Life Flight” emergency equipment, not a “heliport,” as the commenter incorrectly states.

It would only be used for temporary emergency life-safety purposes.

The Draft EIR does not state that mitigation for temporary construction noise impacts is that Marina del

Rey residents work away from their home during the day. Rather, the statement is that construction noise

impacts would be limited to normal working hours in compliance with the County of Los Angeles Noise

Control Ordinance. Realizing that many Marina del Rey residences do not travel to an off-site work place

during the day, the Draft EIR concludes that temporary construction noise impacts would be significant

since noise levels during construction would periodically exceed the County noise standards.

Response to Comment I-15a-2

The hotel/timeshare will provide 21 “self-park” public parking spaces reserved for park users. The

County Code requires far fewer parking spaces for the public park (the Code requires but 3 automobile

parking spaces for the proposed 1.46-acre park). Also, because of the passive nature and size of the public

park (1.46 acres, including a 0.46-acre fully functioning restored tidal wetland), 21 parking spaces is more

than sufficient parking to accommodate park users. The additional spaces provided for the public park,

which are above the County Code requirement could accommodate additional park users, if needed. In

addition, the park will be readily accessible by water through the adjoining public boat slips, and by foot

through the new waterfront promenade. It should be noted that visitors using the public/transient

anchorage would arrive by boat instead of by private vehicle and therefore would not require automobile

parking space. For the promenade, the County parking code does not require parking spaces for this type

of project feature.

The Draft EIR contains substantial evidence in the form of a detailed parking and traffic analysis

prepared by Crain and Associates (Appendix 5.7) which concludes that the amount of parking being

provided within the hotel structure will accommodate all proposed hotel uses. Thus, no spill-over

parking impacts on adjacent streets or traffic problems due to queuing onto adjoining streets is

anticipated. The parking analysis explains that, in the case of a mixed-use development, the County Code

allows for an analysis to be made of the parking uses on a shared parking basis. Based on that analysis,

the Draft EIR concludes that “no parking spillover onto area streets or into the nearby neighborhoods is
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anticipated, and no parking-related impacts are expected as a result of the proposed hotel/timeshare

resort development on parcel 9U.”

Response to Comment I-15a-3

The Woodfin Suite Hotel and Timeshare Resort Project would provide for public restroom facilities.

Response to Comment I-15a-4

Please see Response to Comment I-1-3 concerning access to the Neptune Marina Apartments project.

Response to Comment I-15a-5

The site is designated for a hotel/timeshare use. The issue of market demand is not relevant to the

Regional Planning Commission hearing process, or the CEQA analysis. However, an independent

economic study, addressing both the market potential and the projected cash flows, was prepared for the

developer by HVS International, one of the leading independent hotel economic analysts. An updated

study will be undertaken as part of the project financing process.

The LCP permits a hotel height of 225 feet on Parcel 9U with a 40 percent view corridor. Hotels within the

updated Marina Local Coastal Plan (LCP) located on the Marina’s “non-mole” roads (such as Via Marina)

are permitted a height limit of 225 feet. (Land Use Plan [LUP] page 8-11.) Height design flexibility also is

provided for seaward parcels along Via Marina, including Parcel 9U, allowing a maximum height of 225

feet when a 40 percent view corridor is provided (LUP Policy 8b). Consistent with the certified LCP’s

“Modified Bowl” concept, the hotel/timeshare project provides a 40 percent view corridor over Parcel 9U

as the trade-off for developing a taller building with a significantly smaller building footprint. The

proposed hotel design offers a significantly wider water view corridor than the previous hotel (Marina

Plaza Hotel) that was approved for development on the site by the County and Coastal Commission in

the 1980s. That prior-approved hotel spanned the entire parcel, offering only a scant view to the water,

and also included a nine-story hotel tower.

Response to Comment I-15a-6

New sewer conveyance lines are proposed as part of the Neptune Marina Apartments and

Anchorage/Woodfin Suite Hotel and Timeshare Resort project. See Response to Comment I-15b-6

concerning sewer infrastructure improvements. See also Response to Comment I-15b-6 regarding the

Venice Pumping Plant Dual Force Main.
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Letter I-15b: Shapiro, Lynne No Date (I-15b)

Response to Comment I-15b-1

The comment is concerned with noise associated with the proposed project. Noise impacts are evaluated

in Section 5.2, Noise, of the Recirculated Draft EIR. Construction noise would affect nearby noise sensitive

residential uses and noise sensitive uses along the proposed haul route. Exterior noise levels during site

construction of up to 100 dB(A) could be experienced at some noise sensitive uses that would have direct

lines of sight to pile driving. Noise levels generated during construction would periodically exceed

County standards for exterior noise levels during the workday. To mitigate construction noise, all

construction activities would comply with the County of Los Angeles Noise Control Ordinance

(Ordinance No. 11773) so that construction noise would be limited to normal working hours when many

residents in the Marina del Rey area would be away from their homes. Nevertheless, construction noise

would represent a temporary, but significant impact, as noise levels would periodically exceed County

standards, even after mitigation.

During project operation, it is not anticipated that interior noise levels on or off the project site would

exceed County standards. The primary source of noise during project operation would be project traffic.

Operation of the proposed project would introduce an additional 3,104 daily vehicle trips on local

roadways (1,017 trips from the Neptune Marina Apartments [Parcel 10R], 499 trips from the Neptune

Marina Apartments [Parcel FF], and 1,538 trips from the Woodfin Suite Hotel and Timeshare Resort

[Parcel 9U], and the balance of the trips from the wetland park and public boat slips). Off-site noise level

increases generated by proposed project traffic would be less than 3.0 dB(A) CNEL. The largest change in

noise levels would occur along Marquesas Way east of Via Marina along the project frontage. However,

this increase would not be audible and would not exceed the community noise significance thresholds.

Therefore, no significant on- or off-site noise impacts would occur as a result of project operation.

Noise level increases attributable to traffic generated by cumulative development would be less than

3 dB(A) CNEL at all modeled locations. Receptors within 50 feet of Marquesas Way would experience the

greatest cumulative traffic noise increase; however, this increase would not be audible and would not

exceed the community noise significance threshold of 3.0 dB(A). Therefore, no significant off-site

cumulative noise impacts would occur as a result of cumulative development. However, cumulative

noise impacts during construction would be significant and the project’s contribution to these cumulative

impacts would be cumulatively considerable
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Response to Comment I-15b-2

See Response to Comment I-15b-1 concerning discussion of noise impacts. The 10 noise monitoring

locations studied are depicted in Figure 5.2-4 Noise Monitoring Locations, indicating that residential

units to the west of Via Marina were included in the analysis.

Response to Comment I-15b-3

The referenced feature on the hotel roof is a Fire Code-required “helistop” landing area for Fire

Department or “Life Flight” emergency equipment, not a “heliport,” as the commenter incorrectly

maintains It would only be used for temporary emergency life-safety purposes.

Response to Comment I-15b-4

The proposed hotel/timeshare project is consistent with Land Use Plan (LUP) Policy 8b, which permits a

maximum height of 225 feet when a 40 percent view corridor is provided. The project incorporates the 40

percent view corridor (154 feet wide), which preserves substantial views of Basin B from Via Marina

through the Parcel 9U public park/wetland.

The Local Coastal Plan (LCP) permits a hotel height of 225 feet on Parcel 9U with a 40 percent view

corridor. Hotels within the updated Marina LCP located on the Marina’s “non-mole” roads (such as Via

Marina) are permitted a height limit of 225. (LUP page 8-11.) Height design flexibility also is provided for

seaward parcels along Via Marina, including Parcel 9U, allowing a maximum height of 225 feet when a

40 percent view corridor is provided (LUP Policy 8b). Consistent with the certified LCP’s “Modified

Bowl” concept, the hotel/timeshare project provides a 40 percent view corridor over Parcel 9U as the

trade-off for developing a taller building with a significantly smaller building footprint. The proposed

hotel design offers a significantly wider water view corridor than the previous hotel (Marina Plaza Hotel)

that was approved for development on the site by the County and Coastal Commission in the 1980s. That

prior-approved hotel spanned the entire parcel, offering only a scant view to the water, and also included

a nine-story hotel tower.

Response to Comment I-15b-5

The site is designated for a hotel/timeshare use. The issue of market demand is not relevant to the

Regional Planning Commission hearing process, or California Environmental Quality Act (CEQA)

analysis. However, an independent economic study, addressing both the market potential and the

projected cash flows, was prepared for the developer by HVS International, one of the leading

independent hotel economic analysts. An updated study will be undertaken as part of the project

financing process.
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Response to Comment I-15b-6

Proposed sewer improvements for Parcel 10R would require the abandonment of approximately

650 linear feet (466 feet within Parcel 10R, 130 feet within Parcel FF, and 54 feet within Marquesas Way

right-of-way) of existing 10-inch sewer main and 240 linear feet of an existing 8-inch line. A new 8-inch

and 10-inch sewer would be constructed to service the Neptune Marina Parcel 10R. The alignment of the

proposed 10-inch main would place about 500 linear feet within Marquesas Way and 160 linear feet

within Via Marina; an additional 180 linear feet would occur within existing site boundaries of Parcel

10R. Approximately 710 linear of a new 8-inch sewer line would occur within the Parcel 10R boundaries

along the bulk head. These improvements are described in detail in the Section 5.8, Sewer Service, of the

Recirculated Draft EIR. Proposed sewer improvements for the Woodfin Suite Hotel and Timeshare Resort

Project would involve construction of a new 10-inch line that will connect to the existing 15-inch line that

is in Via Marina.

The Venice Pumping Plant Dual Force Main is an infrastructure improvement to be implemented by the

City of Los Angeles. It is not replacing the existing sewer trunk line but updating the aged current line to

provide adequate sewer service in the event that the current line breaks or needs emergency

maintenance.
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Letter I-16: Sibelman, Howard October 24, 2008 (I-16)

Response to Comment I-16-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The comment was forwarded to the decision makers.

Response to Comment I-16-2

Traffic impacts related to the proposed project are discussed in Draft EIR Section 5.7, Traffic/Access. As to

intersections within the County and Local Coastal Plan (LCP), the project’s significant cumulative

impacts are rendered less than cumulatively considerable (less than significant) because the project is

required to pay the Marina del Rey traffic fees (i.e., its fair share of improvements designed to alleviate

the cumulative impacts at the five intersections within Marina del Rey and that are controlled by the Los

Angeles County Department of Public Works [LACDPW]) for improvements identified in the

Transportation Improvement Plan (TIP) and fair-share contribution for non-TIP improvements identified

above. As such, all impacts can be reduced to a level of less than significant with implementation of

identified mitigation measures. However, if these or other equally effective measures are delayed or not

installed, significant cumulative traffic impacts would remain. Furthermore, as the precise benefits of the

State Route (SR)-90 extension cannot be quantified at this time, the Draft EIR conservatively concluded

that significant cumulative impacts will remain at the following intersections even with implementation

of the SR-90 extension: Lincoln Boulevard and Washington Boulevard; Lincoln Boulevard and Marina

Expressway; Lincoln Boulevard and Bali Way; Lincoln Boulevard and Mindanao Way; and Lincoln

Boulevard and Fiji Way. The analysis and conclusions were presented to the decision makers prior to

certification of the EIR.

The Regional Planning Commission (RPC) conducted a field trip to Marina del Rey on August 8, 2009.

During this field trip, the RPC was able to visit he project site and surrounding areas in order to observe

the current environmental setting for the proposed project.
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Letter I-17: Silver, Larry September 5, 2008 (I-17)

Response to Comment I-17-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The comment was forwarded to the decision makers.

Response to Comment I-17-2

A public hearing on the project and the Recirculated Draft EIR was held at the Burton W. Chace Park

Community Room in Marina del Rey at 6:00 PM, on August 12, 2009, subsequent to the receipt of this

comment.

Response to Comment I-17-3

The Local Coastal Plan (LCP) specifically contemplates development of a hotel on the subject Parcel 9U

and identifies “Hotel” as the parcel’s Land Use Designation and Principal Permitted Use. Therefore, no

zone change or Marina del Rey Specific Plan amendment is proposed or required because the 19-story

hotel is consistent with the certified LCP.

Please see Response to Comment ORG-2-8 for a discussion of the adequacy of parking provisions for the

proposed project.

Traffic impacts related to the proposed project are discussed in Section 5.7, Traffic/Access. The analysis

concluded that significant cumulative impacts would occur at the intersection of Lincoln Boulevard and

Washington Boulevard, consistent with the comment. This analysis and conclusions was presented to the

decision makers prior to certification of the EIR.

Response to Comment I-17-4

The referenced feature on the hotel roof is a Fire Code-required “helistop” landing area for Fire

Department or “Life Flight” emergency equipment. A “heliport” is not proposed, as the commenter

incorrectly maintains. The project will be conditioned so that the helistop would only be used for

temporary emergency life-safety purposes.

Response to Comment I-17-5

The existing marina is not Americans with Disabilities Act (ADA) compliant; (i.e., no ADA gangway and

no ADA-sized slips). Federal and state law requires 5 slips in the new anchorage to be ADA-compliant.

The proposed anchorage provides these required 5 ADA slips, as well as 6 additional ADA-compliant

slips, for a total of 11 ADA-compliant slips. The developer is able to provide the 6 additional ADA-

compliant slips due to the fact that some additional slips are adjacent to required widened end-tie fingers
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and head-walks, thus meeting the 5-foot dock width rule that allows docks to be ADA-compliant. The

reduction in 24 boat spaces between the existing 198-space marina and proposed 174-space marina results

from achieving compliance with California Department of Boating and Waterways and ADA standards.

Response to Comment I-17-6

The applicant is seeking additional project signage to provide visibility to prospective tenants and to

allow a similar right enjoyed by comparable projects within the vicinity of the site. because Strict

compliance with the County’s multi-residential (R-3 and R-4 Zone) sign standards would allow only one

wall-mounted building identification sign per principal use, and the area of such sign could not exceed a

scant 6 square feet. Moreover, no project entry monument signage would be allowed per the R-3 and R-4

Zone sign standards, whereas entry monument signage is a conventional and expected element of any

new contemporary multi-family/apartment project of this size, scale and quality.

As described in Draft EIR Section 5.5, Visual Quality, the Marina del Rey Land Use Plan (LUP) requires

that the project site plan and architectural design be reviewed and approved by the Design Control Board

(DCB), which has the authority to regulate signage, building architectural design, site planning, and

facade design for all new development proposals. The DCB reviewed and conceptually approved

Neptune Marina/Woodfin Suite Hotel and Timeshare Resort Project on June 29, 2006, and, as part of that

action, ensured compliance with the development standards and policies (inclusive of view corridors)

outlined in the LUP with the development standards under its purview. For the reasons above, the

proposed project’s impact to visual corridors and views from scenic highways as defined in the Marina

del Rey LUP were found to be less than significant. This analysis and conclusions was presented to the

decision makers prior to certification of the EIR.

3.0-113



Impact Sciences, Inc.
0460.004

Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Letter I-18

1

2

4

3

5

3.0-114



Impact Sciences, Inc.
0460.004

Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

5

6

7

8

9

3.0-115



Impact Sciences, Inc.
0460.004

Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

3.0-116



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Letter I-18: Van der Hoek, Robert October 29, 2008 (I-18)

Response to Comment I-18-1

The commenter’s credentials are noted.

Response to Comment I-18-2

The County concurs that Reed (1988) lists Heliotropium curassavicum (seaside heliotrope) as obligate

wetland plant (OBL); however, this is widely observed to be an inaccurate designation for this species.

Dr. John Dixon of the California Coastal Commission suggests that facultative wetland plant (FAC) is a

more appropriate designation as noted Footnote 5 of a January 18, 2003, Staff Report (Staff Report for

Application Number 5-01-450). Specifically, Dr. Dixon opined that heliotrope is misclassified in the U.S.

Fish and Wildlife Service National List of Plant Species that Occur in Wetlands, Region 0 – California and agreed

with Mr. Wayne Ferren of the U.C. Santa Barbara Herbarium that it should be reclassified from its current

status of OBL, plants that have a 99-percent occurrence rate in wetlands, to FAC, which are plants that

exhibit equal likelihood of occurring in uplands and wetlands.

The Draft EIR is based on the expert report prepared by Tony Bomkamp, a field botanist, wetlands

ecologist and senior regulatory specialist at Glenn Lukos Associates with over 30 years of extensive

experience in wetland delineation. Based on data collected in Orange and Los Angeles counties, Glenn

Lukos Associates (GLA) believes that FAC is the appropriate status for this seaside heliotrope.

Specifically, Mr. Michael Condie, a graduate student at California State University at Fullerton, has

sampled nearly 200 locations that support salt heliotrope, and has determined that only about 10 percent

of those occurrences are associated with wetlands. This suggests that the species warrants a facultative

upland (FACU) designation (i.e., plants with occurrences in wetlands ranging between 1 and 33 percent).

Nevertheless, the Draft EIR took the conservative approach and treated this species as FAC, following the

Coastal Commission until this data is published and submitted to the Army Corps of Engineers (USACE)

so that its indicator status can be officially changed.

Response to Comment I-18-3

The GLA, June 20, 2006 memorandum entitled, Occurrences of Seaside Heliotrope (Heliotropium

curassavicum) at Parcel 9U, Marina del Rey, California, from Tony Bomkamp to Andi Culbertson

summarizes the Parcel 9U studies regarding wetlands delineation and the use of seaside heliotrope as an

indicator of such habitats. The County concurs with the conclusion that seaside heliotrope is equally

likely to occur in either wetland or upland habitat settings, and therefore, it is not an obligate indicator of

wetlands where the species grows. The species tends to occur in locations where true obligate wetlands

species cannot grow because the amount of seasonal drying of the area.

3.0-117



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Response to Comment I-18-4

The GLA 2006 seaside heliotrope report was a well studied and documented review of the correlation of

the presence of seaside heliotrope and the presence of wetland indicators of plants species to occur in

wetland soils (hydrophytic species) and the predominance of hydric soils. The report concluded that

there is effectively no direct correlation between presence of wetlands and the occurrence of seaside

heliotrope.

Response to Comment I-18-5

Please see Response to Comment I-18-3 concerning the use of seaside heliotrope as a wetland indicator.

Response to Comment I-18-6

The commenter disagrees with the conclusions of GLA. The County considers the vegetation analysis of

GLA and Mr. Tony Bomkamp to be highly credible, professional and accurate.

Response to Comment I-18-7

Common names for plant species are notoriously misleading and imprecise. Whether the common name

for Heliotropium curassavicum is seaside heliotrope or alkali heliotrope has no bearing on the species as an

indicator of wetland habitats. The County does not consider this species of be an obligate indicator

species.

Response to Comment I-18-8

Please see Response to Comment I-18-2 concerning the use of seaside heliotrope as a wetland indicator.

Response to Comment I-18-9

The County concurs that wetland habitat occurs on Parcel 9U. The jurisdictional delineation for the site

identified 0.26 acre of wetland area that meets the wetland definition pursuant to Section 404 of the Clean

Water Act as regulated by USACE (i.e. , three-parameter wetland). The area of USACE jurisdiction was

clearly depicted on Exhibit 3 of the second revision to the Jurisdictional Delineation Report prepared by

GLA, dated March 27, 2008.

The same jurisdictional delineation report also identified an additional 0.21 acre of one-parameter

wetlands that would be subject to the California Coastal Commission for a total area of wetland meeting

the Coastal Act’s wetland definition covering 0.43 acre. The 0.43 acre area is also depicted on Exhibit 3 of

the second revision to the Jurisdictional Delineation Report prepared by GLA, dated March 27, 2008,

which was appended to the Draft EIR.
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The wetland delineation methodology followed the protocols set forth in the USACE 1987 Wetland

Delineation Manual. Soils of the excavated basin within the upper 0.6 feet to 2 feet of the existing soil

profile consist of dredge or fill material deposited in the 1950s and early 1960s on salt marsh/mudflat

habitat during marina construction. Portions of the imported dredge or fill material within the excavated

basin appear to be mixed with relictual hydric soils that formed prior to deposition at the site, as

evidenced by clear, sharp boundaries around redox concentration as well as the random distribution of

inclusions that exhibit such redoxymorphic features. Limited areas within the upper 2 feet exhibit hydric

soil characteristics that appear to have formed in place due to ponding or saturation in the upper 12

inches, consistent with the depressional topography. The existence of areas with active redox formation is

critical for distinguishing between areas that are true wetlands (i.e., areas that exhibit sufficient wetness

during most years to result in anaerobic conditions in the upper 12 inches of the soil profile). The

presence of song sparrow and common yellowthroat as transient species within the narrow-leaved

willow scrub is consistent with the designation of this habitat as wetland.
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Letter I-19: Versace, Vivienne October 12, 2008 (I-19)

Response to Comment I-19-1

As described in Response to Comment I-6-3, under established California law, there is no protected right

to a private view corridor. Moreover, private view impacts are not considered to be significant under The

California Environmental Quality Act (CEQA). Consistent with the Local Coastal Plan (LCP), the hotel

project will provide the required 40 percent view corridor on Parcel 9U. The proposed hotel/timeshare

project is consistent with Land Use Plan (LUP) Policy 8b, which permits a maximum height of 225 feet

when a 40 percent view corridor is provided. The project incorporates the 40 percent view corridor (154

feet wide), which preserves substantial views of Basin B from Via Marina through the Parcel 9U public

park/wetland.

Response to Comment I-19-2

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary. The comment was forwarded to the decision makers.
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3.2 RESPONSES TO COMMENTS ON THE RECIRCULATED (2009) DRAFT EIR

3.2.1 Index to Comments on the Recirculated (2009) Draft EIR

As described in Section 1.0, Introduction to the Final EIR, all comments on the Recirculated Draft EIR

provided during the June 8, 2009, to July 22, 2009, comment period, received in writing have been

numbered, and the numbers assigned to each comment are indicated on the written communication and

the public hearing transcript that follow. All agencies, organizations, and individuals who provided

written comments on the Draft EIR are listed in Table 3.0-2, Index to Comments on the Recirculated

(2009) Draft EIR, below.

Table 3.0-2
Index to Comments on the Recirculated (2009) Draft EIR

Letter Number Agency/Organization/Individual – Name
R-SA-1 Department of Conservation: Division of Oil, Gas and Geothermal Resources

(Frost, Paul)
R-SA-2a State Clearinghouse 1
R-SA-2b State Clearinghouse 2
R-LA-1 City of Los Angeles, Department of City Planning (Bonstin, Shana)
R-LA-2 City of Los Angeles, Bureau of Sanitation (Lorscheider, Brent)
R-LA-3 County of Los Angeles Fire Department (Vidales, Frank)
R-LA-4 Metropolitan Transportation Authority (Susan Chapman)

R-ORG-1 Venice Neighborhood Council
R-ORG-2 We ARE Marina del Rey (Barish, David)
R-ORG-3 We ARE Marina Del Rey (Marino, Nancy)

R-I-1 Unidentified Individual
R-I-2 Bostick, Rosalie

R-I-3a Gottlieb, Daniel Henry 1
R-I-3b Gottlieb, Daniel Henry 2
R-I-3c Gottlieb, Daniel Henry 3
R-I-4 Medley, Tony
R-I-5 Ruiz, Gilberto

R: Comment Letter on Recirculated(2009) Draft EIR; SA: State Agency; LA: Local Agency; ORG: Organization; I: Individual
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Letter R-SA-1: California Department of Conservation: Division of Oil, Gas and Geothermal

Resources July 28, 2009 (R-SA-1)

Response to Comment R-SA-1-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-SA-1-2

Section 5.1, Geotechnical and Soil Resources, in the Draft EIR documents the historical use of the Playa

Vista land as an active oil field and notes that there are abandoned oil wells near the project site.

Implementation of Mitigation Measure 5.1-14 would reduce impacts related to health risks related to

methane gas due to the presence of abandoned wells to less than significance. Soil gas testing conducted

on Parcels 10U and FF in March 2008 by Carlin Environmental Consulting, Inc., revealed only trace

samples of methane gas. A May 2008 geophysical investigation performed by Subsurface Surveys and

Associates confirmed the presence of an oil well at the western property boundary of Parcel 9U. This well

is the likely source for the elevated methane readings. The proposed project has been designed to comply

with the provisions of Section 3208.1 of the Public Resources Code.

Implementation of Mitigation Measure 5.1-14 provides that the construction of buildings or structures

adjacent to or within 200 feet of active, abandoned, or idle oil or gas well(s) shall be provided with a

methane gas protection system. In addition, the mitigation measure required implementation of

recommendations in Methane Specialist reports and other reports pertaining to soil gas safety. With

implementation of this mitigation measure, it would not be necessary to plug or re-plug wells on the

project site. In the event that plugged and abandoned or unrecorded wells are damaged or uncovered

during excavation or grading of the project, the project proponent will contact the Department of

Conservation as is required by state law.

Response to Comment R-SA-1-3

The project construction contractor will contact the local district office in Cypress of the Department of

Conservation for review of the final building plans prior to the start of construction.
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Letter SA-2a: Governor’s Office of Planning and Research, State Clearinghouse and Planning Unit

July 28, 2009 (SA-2a)

Response to Comment SA-2a-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary. The comment indicates compliance with the provisions of providing the

environmental document for state agency review and that no State of California agency had submitted a

comment letter at this time.
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Letter SA-2b: Governor’s Office of Planning and Research, State Clearinghouse and Planning Unit

July 30, 2009 (SA-2b)

Response to Comment SA-2b-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary. The comment indicates compliance with the provisions of providing the

environmental document for state agency review and that the California Department of Conservation’s

Division of Oil, Gas, and Geothermal Resources had submitted a comment letter (see Letter R-SA-1

above).
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Letter R-LA-1: City of Los Angeles, Department of City Planning October 14, 2009 (R-LA-1)

Response to Comment R-LA-1-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary. The projects referenced in the comment letter are included in the cumulative

impact analysis.
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Letter R-LA-2: City of Los Angeles, Department of Public Works, Bureau of Sanitation July 10, 2009

(R-LA-2)

Response to Comment R-LA-2-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-LA-2-2

This comment references the City of Los Angeles’ Projected Wastewater Discharge for the Proposed

Project. The Recirculated Draft EIR Section 5.8, Sewer Service, re-evaluated the projected wastewater

discharge using in part the wastewater generation rates provided by the City of Los Angeles in its letter

dated December 17, 2008. In that letter, the projected total discharge was 122,586 gallons per day (gpd).

The new projected total using the generation rates in the July 10, 2009 is 139,696 gpd. This figure of

139,696 gpd is consistent with the net projected total for the average daily generation for the project in the

Recirculated Draft EIR, which also incorporated the more conservative generation rates used by Los

Angeles County Sewer Maintenance Division. This total is consistent with the conclusion that the project

will not cause a significant impact.

Response to Comment R-LA-2-3

Detailed gauging will be conducted as part of the normal building permit process. If this detail gauging

shows that the City’s gauging data referred to in the comment is incorrect and in fact insufficient capacity

exists, the project applicants will be responsible for the necessary improvements.

This comment also refers to the adequacy of the infrastructure and the Hyperion Treatment Facility to

accommodate the new wastewater generated by the proposed project and concludes that a significant

impact would not likely occur because sufficient capacity exists within the sewer system. This comment is

in agreement with the EIR for the proposed project.

Response to Comment R-LA-2-4

This comment does not address the adequacy or completeness of the Recirculated Draft EIR, and no

response is necessary. A recycling area will be included in the project design.
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Letter R-LA-3: County of Los Angeles Fire Department August 13, 2009 (R-LA-3)

Response to Comment R-LA-3-1

This comment addresses the adequacy or completeness of the 2008 Draft EIR and does not comment on

the Recirculated Draft EIR, which did not contain a fire services section. The earlier concerns are

addressed in the changes shown in Section 2.0 Revisions to the Draft EIR, of this Final EIR. See

Responses to Comment R-LA-3-2 to R-LA-3-6 below.

Response to Comment R-LA-3-2

The text in Section 5.13, Summary paragraph 2 has been deleted, as shown in Section 2.0, Revisions to

the Draft EIR, of this Final EIR.

Response to Comment R-LA-3-3

The text in Subsection 5.13.2.1 Paragraphs 2 and 3 have been revised to reflect the language provided by

the commenter. These changes are show in Section 2.0, Revisions to the Draft EIR, of this Final EIR.

Response to Comment R-LA-3-4

The text in Subsection 5.13.2.1.2 has been revised to reflect the language provided by the commenter.

These changes are show in Section 2.0, Revisions to the Draft EIR, of this Final EIR.

Response to Comment R-LA-3-5

The text in Subsection 5.13.2.2 has been revised to reflect the language provided by the commenter. These

changes are show in Section 2.0, Revisions to the Draft EIR, of this Final EIR.

Response to Comment R-LA-3-6

The text in Subsection 5.13.3.3.1 paragraph 2 has been revised to reflect the language provided by the

commenter. These changes are show in Section 2.0, Revisions to the Draft EIR, of this Final EIR.

Response to Comment R-LA-3-7

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

3.0-141



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

Letter R-LA-4

1

2

3

4

5

6

7

3.0-142



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

8

3.0-143



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Letter R-LA-4: Metropolitan Transportation Authority June 26, 2009 (R-LA-4)

Response to Comment R-LA-4-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-LA-4-2

Please see Responses to Comments R-LA-4-3 through R-LA-4-7 below.

Response to Comment R-LA-4-3

The Recirculated Draft EIR was revised to include an analysis of the project’s impacts on current and

future transit services. Please see page 5.7-44 of the Recirculated Draft EIR for an explanation of the

transit impacts.

Response to Comment R-LA-4-4

As stated above, the Recirculated Draft EIR included a revised analysis of potential impacts on transit

services. The revised text documents the assumptions used to determine the number of trips assigned to

transit. Please see page 5.7-44 of the Recirculated Draft EIR.

Response to Comment R-LA-4-5

As stated above, the Recirculated Draft EIR included a revised analysis of potential impacts on transit

services. The revised text includes information on the transportation demand management (TDM)

program that would be established as part of the hotel component of the project. Said TDM program shall

follow the guidelines in the Transportation Improvement Program (TIP) contained in Appendix G of the

Marina del Rey Local Coastal Program. An annual report on the effectiveness of the TDM program shall

be submitted to the Director.

According to the TIP guidelines, each of the projects would be conditioned thusly:

The permittee shall establish a functional TDM program or shall participate in an existing TDM program.

Viable TDM components may include, but shall not be limited to: carpools; ridesharing; vanpools;

increase use of bicycles for transportation; bicycle racks; preferential parking for TDM participants;

incentives for TDM participants; and disincentives (e.g., measures which dissuade persons from making

automobile and/or drive alone trips).

In addition, the project will participate in the County transportation fee program. The County will

allocate the fees from this program to various improvements in the area. This fee is designed to offset the

need for tax monies to pay for public transportation improvements that need to serve new developments.
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Thus, participation in the fee program is considered fair-share to public transportation improvements. It

is the County's responsibility to allocate the fee collected from new developments to various

improvements in the Marina. That fee would be based on an evaluation of the development impacts upon

a variety of transportation modes, including transit.

It should be noted that no transit trip credits were assumed for the analysis of project trip generation, as

required by the County; transit ridership created by the project was calculated using the Congestion

Management Plan (CMP) transit rates in order to determine a worst case transit impact scenario. The

hotel component of the project, however, proposes to establish a TDM program to encourage transit use

and to reduce potential traffic impacts. Even without taking into account the implementation of the

hotel’s TDM program, however, the project is not expected to result in a significant transit impact due to

the trip generation of the hotel.

Response to Comment R-LA-4-6

Traffic impacts related to construction activities were thoroughly analyzed in the Recirculated Draft EIR.

The project proponents will be required to develop and implement a Worksite Traffic Control (WTC)

Plan to assure that construction impacts to bus service will be less than significant.

Response to Comment R-LA-4-7

The Notice of Preparation (NOP) for the proposed project was circulated and available for public and

agency review, in compliance with State CEQA Guidelines. The County apologizes if the NOP was not

provided to the Metropolitan Transit Authority prior to the release of the Draft EIR.

Response to Comment R-LA-4-8

The Final EIR will be distributed to all commenting agencies and organizations to the Draft EIR.

3.0-145



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

Letter R-ORG-1

1

3.0-146



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

1

3.0-147



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Letter R-ORG-1: Venice Neighborhood Council August 21, 2009 (R-ORG-1)

Response to Comment R-ORG-1-1

This resolution of the Venice Neighborhood Council comments on the need for comprehensive

environmental impact report for all projects proposed in Marina del Rey, regardless of their compliance

with the current Local Coastal Plan (LCP). Further the resolution indicates that a comprehensive LCP

Update for Marina del Rey be undertaken by Los Angeles County. The comment implies that the County

is piecemealing environmental review. Contrary to the comment, the County is not piecemealing

environmental analysis and is in fact is analyzing five separate components proposed by different

applicants in a single environmental document. In addition, the County is preparing a single aggregate

LCP map and text amendment for all pending projects in Marina del Rey that are seeking LCP

amendments, as well as a cumulative impact assessment of all pending development in the Marina. The

California Coastal Commission has endorsed the County’s approach.
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VIA EMAIL

July 27, 2009

Mr. Michael Tripp
Department of Regional Planning
320 West Temple Street, Room 1362
Los Angeles, CA 90012

Re: Project R2006-03647, Project R2006-03652, Project TR067861, Project R2006-03643
and Project R2006-03644 (together the “Woodfin/Neptune Project”) COMMENTS on
combined Draft Environmental Impact Report (DEIR) and combined Recirculated Draft
Environmental Impact Report - Neptune Marina Apartments and Anchorage/Woodfin 
Suite Hotel And Timeshare Resort Project (“RDEIR”): OPPOSE

Dear Mr. Tripp:

We ARE Marina del Rey (“WAM”) strongly urges the Department of Regional Planning to 
reject the projects listed above, to deny all applicable Plan Amendments, Coastal Development 
permits, Conditional Use permits, Variances, Parking permits and Tentative Tract Map No. 
067861 based on the issues and comments previously submitted by WAM on October 28, 2008 
on the projects and the DEIR and based on the following issues and comments on the DEIR and 
the RDEIR.

Although instructions indicate that comments can no longer be submitted on the DEIR, because 
the hearing was postponed mid-hearing and the hearing on the DEIR was not completed, WAM 
is submitting additional comments on the DEIR along with comments on the RDEIR.

1) PROJECT DESCRIPTION

Conversion of Parcel FF
Pages 3.0-10 to 3.0-13 discuss the conversion of parcel FF from a public parking lot to 
residential use. It states that public parking at lot FF has been underutilized. It references the 
2004 Crain and Associates study and states: 

Crain’s 2004 findings regarding Lot 12’s underutilization by the public are corroborated 
by the more recent findings of a comprehensive March 2009 report titled “Right-Sizing
Parking Study for the Public Parking Lots in Marina del Rey, California,” prepared for 
the County Department of Beaches & Harbors by traffic engineering firm Raju 
Associates, Inc. (“Right-Sizing Study,” attached as Appendix 5.7 to this DEIR).

Based on parking demand surveys of each of the Marina’s 13 public parking lots 
conducted by Raju Associates during the busiest summer weekends, holidays (Memorial 
Day, Fourth of July and Labor Day), and special event days in the Marina (i.e., the 
Halibut Derby and Boat Parade) of 2005 and 2007, the Right-Sizing Study finds that 

Letter R-ORG-2
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each of the Marina’s public parking lots “are greatly underutilized to varying degrees 
almost throughout the year, except for a few holidays and pre-holiday weekend days,
even when the gate arms are up and no parking fee is charged” (Right-Sizing Study, 
Executive Summary, Page 1). 

Regarding Lot 12, the Right-Sizing Study concludes: …[I]n the past few years, this 
overflow lot has not been used much by the general public for recreational purposes but 
has been used mostly for construction staging and by construction vehicles during
construction [of a nearby apartment project]. No public demand has been noticed in this 
lot…This lot is planned to be removed from the list of public parking lots in the future 
pending a Plan Amendment is by the CCC (Right-Sizing Study, Page 15). Lot 12’s 
underutilization by the public is explained by the lot’s relative isolation from visitor or
recreational attractions in the Marina or surrounding vicinity.

The following key comments are made regarding the studies and use of Parcel FF:

� The Right Sizing Study did not include Parcel FF/Lot 12 in its analysis. It made its 
findings based on the Crain & Associates study. Thus, references to the Right-Sizing
Study should be deemed irrelevant and removed from the RDEIR

� The Crain & Associates analysis of Lot 12/Parcel FF makes no mention of the fact that 
two thirds of the lot was closed off for use as a construction staging parking for Esprit I 
development on Marquesas. A fence was put up on the perimeter of the lot covering its 
frontage to Via Marina and along Marquesas to the entrance. This use would skew the 
results of the parking study because fewer spaces would be available and the public 
would not be aware of the availability of a public parking lot.

The RDEIR states:

Development of Parcel FF with residential use, as proposed, will preclude the potential 
future development of a public park on the parcel, which could have occurred pursuant 
to the parcel’s current Open Space land use designation. It should be noted there is no 
evidence that, absent the current development proposal, a park would, in fact, be 
developed on Parcel FF in the future.

Neither the County nor the private development community has any plans to develop 
Parcel FF for the permitted park use. To the contrary, Section A.2 of the LUP (page 2-5),
under the “Potential Conversion of Public Parking Lots” subsection, expressly 
acknowledges that Parcel FF is underutilized by the public and is thus being 
contemplated for conversion to residential use.

The following comments are made with reference to the above statements:

� Section A.2 of the LUP (page 2-5) does not contemplate conversion of Parcel FF into 
residential use. It states:

2
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“In the case of Lot FF, a public park is being contemplated as part of the new 
development.”

� Regardless of the contemplation of the LUP regarding potential conversion of public 
parking lots, the LUP parking policies #12 (page 2-8) clearly states:

“No designated public parking areas, including, but not limited to Lots OT, UR or 
FF shall be converted to uses other than public parking or parks.” (emphasis
added)

Furthermore, the Marina del Rey Specific Plan limits development on Parcel FF 
to 25’, which would preclude residential development.

The notion that just because an act was contemplated means it is allowed is 
unfounded. If the LUP truly contemplated conversion of public parking lots, 
parking policy #12 stated above would not have been created. 

� A lease option for Parcel 10/FF was approved by Los Angeles County Board of 
Supervisors in August 2008. The lease option was conditioned on implementing a future
EIR process.

Because of these factors, conversion of parcel FF into a park and/or other feasible 
alternatives and/or mitigation measures was precluded from consideration prior to the 
environmental review. This is indirect conflict with the courts that provided the following 
guiding general principle: “[b]efore conducting CEQA review, agencies must not ‘take 
any action’ that significantly furthers a project ‘in a manner that forecloses alternatives or 
mitigation measures that would ordinarily be part of CEQA review of that public 
project.’”  Save Tara, ____ Cal. 4th ____ (citing Cal. Code Regs., tit. 14, 
§15004(b)(2)(B)).

As enunciated by the Supreme Court, in determining whether a conditional agreement 
such as the one in Save Tara is an approval under CEQA, "courts should look not only to 
the terms of the agreement but to the surrounding circumstances to determine whether, as 
a practical matter, the agency has committed itself to the project as a whole or to any 
particular features, so as to effectively preclude any alternatives or mitigation measures.

An agency's statements and unofficial actions, taken as a whole, can be the basis for 
finding that an agency has "committed to a definite course of action" and, therefore,
"approved" a project. If environmental review has not preceded the agency's 
"commitment," then the agency has run afoul of CEQA.

Los Angeles County has stated on numerous occasions that FF would not be used as a 
park. They used FF as a staging ground for construction parking for 5+ years. 
Furthermore, the alternative project use of FF as a park was not fully considered. Los 
Angeles County never issued an RFP for any private or public entity for the creation of a 
park on Parcel FF. And, the County had not and is not intending to make use for this site
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of Coastal Improvements Funds paid by developers for the purpose of park development 
in the Marina. They are doubling the population of the Marina without increasing green 
space for residents or public use.

The RDEIR states:

To further compensate for the inability to potentially develop a public park on Parcel 
FF in the future, as a result of developing the parcel with an apartment building, 
Legacy Partners will fund and develop a public-serving anchorage to adjoin the 
Parcel 10R and 9U bulkhead. (pg 3.0-73).

This tradeoff does not provide residents of Marina any compensation or mitigation for the loss of 
a potential park. As stated previously, the residential population is expected to grow with all the
proposed redevelopments in the Marina. And there are no provisions park facilities or green 
space for residential use.

Timeshare Component
The RDEIR on page 3.0-32 states that:

The Woodfin Suite Hotel and Timeshare Resort will enhance visitor-serving uses by 
providing much needed additional overnight accommodations through both the hotel and 
timeshare component, both of which are consistent with the LCP.

Our comments:

� There is no supporting documentation that shows much needed additional overnight
accommodations are needed in Marina del Rey. Historical occupancy rates are in the low 
70s%. A need for low-cost overnight accommodation does exist, which this project does 
not meet. Additionally, the redevelopment proposals of the existing hotels in the Marina
will increase the cost of staying in the Marina, making it unaffordable for the average 
tourist, which is not consistent with Coastal Act policies.

The DEIR, Section 5.17 states:

Several sections of the LCP discuss hotel use. As set forth below, an analysis of these 
LCP sections demonstrates that the proposed timeshare component is tantamount to this 
type of approved and encouraged visitor-serving use. 

Despite the DEIR analysis that concludes timeshare is consistent with the LCP through a myriad 
of related definitions and references to the County General Plan, we have previously stated in our 
October 28, 2008 comments that the Coastal Commission requires an LCP amendment for 
timeshare development when the LCP does not specifically authorize timeshare development.
Neither the Marina del Rey LUP and LIP specifically allow timeshare use or include timeshare 
use in the definition of hotel. Thus timeshare is not a permitted use per the LCP or the Coastal
Act without an LCP amendment to change land use regulations.

8

5

6

7

3.0-152



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

We ARE Marina del Rey   P.O. Box 9096, Marina del Rey, CA  90295 

We ARE Marina del Rey is a project of the International Humanities Center, a nonprofit public charity
exempt from federal income tax under Section 501[c](3) of the Internal Revenue Code

From the statement above, the DEIR continues with:
First, subsection (e) (Policies and Actions) of section A.2 (Recreation & Visitor-Serving
Facilities) in the LUP lists overnight lodgings as a qualifying visitor-serving use in 
accord with related Coastal Act provisions. The timeshare portion of the Woodfin 
component, which, as noted, will be operated similarly to a conventional hotel, is a type 
of overnight lodging that is consistent with the overnight lodging policies of the LUP’s 
Recreational & Visitor-Serving Facilities chapter. 

It is true that overnight lodgings is included as a visitor-serving use but it included with public or 
private recreation, cultural and educational facilities, gift and specialty shops, service 
concessions (ie boat, bicycle or skate rentals), food and drink establishments and related parking 
areas. It is clear from this list that visitor-serving uses are for temporary use of services and not 
for ownership. This applies to overnight lodgings. The LCP does not define overnight lodgings 
and the definition of timeshare implies ownership, not temporary use of services. Additionally, 
as will be discussed in more detail below, the key to the definition of hotel in the Los Angles 
County General Plan is temporary. Thus, timeshare is NOT consistent with the overnight lodging 
polices of the LUP of the Coastal Act.

The DEIR further states:
Second, LUP section C.8., Land Use Plan, subsection (e) (Policies and Actions, Part 2 –
Mapped Policy for the Land Use Plan), lists “hotel” as a permissible land use category, 
and designates overnight accommodations and attendant visitor-serving uses including 
dining and entertainment areas as uses that may occur attendant to a hotel. The proposed 
timeshare component would be limited to a maximum annual and consecutive use of four 
weeks, in an integrated tower with other hotel suites, all of which would provide 
overnight accommodations and which would be contained in a structure providing dining 
and ancillary services.

The section of the LUP referenced in the preceding paragraph provides a list of land use 
categories which includes hotel. The land use category describes what a hotel/motel is permitted 
to do. In other words, it defines hotel/motel use as providing overnight accommodations and 
attendant visitor-serving services. Thus, the LCP does define hotel. And it is silent on ownership 
of timeshare suites.
Furthermore, the RDEIR states:

Finally, the LCP section addressing the Land Use Plan (LUP section C.8.e.7.) 
incorporates by reference language from the Countywide general plan and Title 22, 
Planning and Zoning, Los Angeles County Code. 

LUP section C.8.e.7 does incorporated by reference, language from the Countywide general plan 
and Title 22, Planning and Zoning but it is in relation to entitlements to develop a new uses or 
change or expand an existing uses. And it states that such entitlements will utilize the County’s 
Planning and Zoning code (Title 22) for the Coastal Development Permit process. Additionally, 
it will use the County’s general plan, Title 22 and the LUP is it relates to the design, location and 
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intensity of development on a specific parcel but it does not reference or incorporate language 
related to the type of use. Thus, this section provides no information as to the consistency of
timeshare use with the LCP or the Coastal Act.

Specifically, the Marina del Rey Specific Plan portion of the Zoning Code, section 
22.46.1030.A (Relationship to the Los Angeles County Land Use Regulations), states: 
“For matters on which this Specific Plan is silent, other applicable provisions of Title 22 
shall control.” Therefore, because the LCP does not expressly define overnight lodgings 
or hotel (i.e., the LCP is “silent” on the issue), Title 22 provisions apply to this use. 

First, as discussed above, the LUP section C.8., Land Use Plan, subsection (e) (Policies and 
Actions, Part 2 –Mapped Policy for the Land Use Plan) does define hotel use as providing 
overnight accommodation. The LUP is not silent so the provision “For matters on which this 
Specific Plan is silent, other applicable provisions of Title 22 shall control,” does not apply. 
Furthermore, the Marina del Rey Specific Plan, Section 22.46.1030 states:

Where provisions of this Specific Plan are in conflict with other provisions of this Title
22, this Specific Plan shall prevail.

Additionally, section 22.46.1020 reads:

This Specific Plan is a key component of the Local Implementation Program for Marina 
del Rey. It is designed to implement the Marina del Rey Land Use Plan through the 
application of site-specific development standards and guidelines.

The Specific Plan implements the Land Use Plan and the Land Use Plan defines hotel use. 
Therefore, the Specific Plan is not silent on definition of hotel. And the LCP is not silent on the 
definition of hotel.

The DEIR further states:

Title 22 defines hotel as “Any building containing six or more guest rooms or suites of 
guest rooms intended or designed to be used, or which are used, rented or hired out to be 
occupied, or which are occupied on a temporary basis by guests.” The project proposed 
hotel and timeshare use is consistent with this definition and is therefore an allowed use 
on Parcel 9U.

To be conservative, even if the LCP was silent on hotel use, Title 22 of the Los Angeles County
General Plan does not define nor include timeshare use. It specifically defines hotel as a 
temporary use which is in direct conflict to the definition of timeshare. Wikipedia defines 
timeshare as:

“A timeshare is a form of ownership or right to the use of a property, or the term used to 
describe such properties. These properties are typically resort condominium units, in 
which multiple parties hold rights to use the property, and each sharer is allotted a 
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period of time (typically one week, and almost always the same time every year) in which 
they may use the property.”

According to the Research & Practice Guide: California Legislative History and Intent,
“statutory language is to be interpreted according to the ordinary and common meaning of the 
words used unless it is clear that the legislature intended a different meaning.

It is clear that neither the Marina del Rey LCP nor the County General Plan includes timeshare in 
the definition of hotel and it was not intended to do so. 

To summarize:

1) The LCP does define hotel - LUP section C.8., Land Use Plan, subsection (e) 
(Policies and Actions, Part 2 –Mapped Policy for the Land Use Plan)

2) Title 22 of the LA County Planning and Zoning code definition of hotel does not 
include timeshare.

3) It is irrelevant that both the Marina del Rey LCP and the County General Plan and 
Title 22 code do not exclude timeshare. Judicial interpretation assumes that a drafter’s 
intent not to include is purposeful. They say what they mean.

4) Ownership of a timeshare that may cost $10,000 is not equivalent to the temporary, 
overnight use of a hotel room for $250. Additionally, there is no guarantee that the 
timeshare units will actually be available to the general public.

In conclusion, the use of timeshares in Marina del Rey is inconsistent with the Marina del 
Rey LCP and the Coastal Act. Therefore, the Woodfin portion of the project should be 
rejected.

Public Access & Recreation
The Woodfin/Neptune project calls for an interactive node of public access and recreation that 
includes the Wetland and Upland Park, the public anchorage, the Waterfront Stroll Promenade 
and the first floor amenities and services of the Woodfin Hotel including the restaurant. The 
RDEIR states:

It is intended that the ground floor of the hotel, the adjacent pedestrian
promenade, the wetland park, and the public serving boat spaces combine to 
create an interactive public node.

Additionally, it states:

Turf block areas would provide a sturdy space for group lectures, seating for 
visitors bringing lawn chairs for bird watching etc., and maintenance vehicles. 
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And:

Parking for park visitors will be conveniently located within the adjacent 
hotel/timeshare resort’s parking area (as noted, up to 21 fee-based self-parking
spaces will be provided within the hotel/timeshare resort project, for use by the 
public).

Appendix 5.7c - Crain Associates Shared Parking Analysis for Woodfin - analyzes the uses of 
the project that will require parking and the amount of spaces. This list includes only:

� Hotel/Timeshare Resort
� Sundry Shop
� Spa
� Ballroom
� Meeting Room
� Restaurant

The Shared Parking Analysis does not analyze public parking requirements for the public 
anchorage, the wetland park or the stroll promenade. Providing just 21 parking spaces for all the 
intended public access and recreation uses in insufficient and would requiring visitors to use the 
more expensive valet services for public access. 

Ironically, the overall project eliminates a 200-space public parking lot (Parcel FF), adds what it 
calls an “interactive public node” (to justify the egregious overall project) and then provides 
insufficient public parking. 

The lack of public parking spaces and the cost of valet is inconsistent with the visitor-
serving provisions of the Marina del Rey Land Use Plan and the Coastal Act.

Original Project Started On Site
The RDEIR on page 3.0-3 states that:

In 1981, a hotel was previously approved by the CCC for development on the subject 
Parcel 9U (the “Marina Plaza Hotel”; see CCC Case No. A-207-79). The Marina Plaza 
Hotel was approved by the CCC with 300 guest rooms in nine stories and an assortment 
of patron- and visitor-serving accessory uses, including restaurants, a bar, a coffee shop, 
banquet facilities and meeting rooms, all over two stories of subterranean parking. Some 
site grading was completed and two concrete piles were installed by the developer of the 
Marina Plaza Hotel. The developer ultimately abandoned the Marina Plaza Hotel 
development on Parcel 9U due to lack of finances.

However, there is nothing in the DEIR or RDEIR that addresses the fact that the concrete piling 
installed to support the building foundation sank. There is no analysis that supports the weight 
and height of a 225 foot building on this site.
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Wetland Park

The Woodfin/Neptune project calls for the removal of the existing freshwater wetlands and 
recreation of a seawater based wetland park. Case law from Bolsa Chica provides that wetlands 
are not allowed to be moved. 

Additionally, section 30233 - Diking, filling or dredging; continued movement of sediment and 
nutrients of the Coastal Act states:

(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes 
shall be permitted in accordance with other applicable provisions of this division, where 
there is no feasible less environmentally damaging alternative, and where feasible 
mitigation measures have been provided to minimize adverse environmental effects, and
shall be limited to the following:

(l) New or expanded port, energy, and coastal-dependent industrial facilities,
including commercial fishing facilities.
(2) Maintaining existing, or restoring previously dredged, depths in existing 
navigational channels, turning basins, vessel berthing and mooring areas, and boat 
launching ramps. 
(3) In open coastal waters, other than wetlands, including streams, estuaries, and 
lakes, new or expanded boating facilities and the placement of structural pilings 
for public recreational piers that provide public access and recreational 
opportunities.
(4) Incidental public service purposes, including but not limited to, burying 

cables and pipes or inspection of piers and maintenance of existing intake and 
outfall lines. 
(5) Mineral extraction, including sand for restoring beaches, except in 
environmentally sensitive areas. 
(6) Restoration purposes. 
(7) Nature study, aquaculture, or similar resource dependent activities.

The proposed Woodfin/Neptune project does not meet these requirements.

These factors would make the proposed project for a wetland project inconsistent with 
State law and the Coastal Act.

Questions
1) The Parking Policies of the Marina del Rey LUP state that all development must include 

parking for residents, guests, visitor use and public access. How does this project meet 
the requirements of this policy?

2) 3.0-67 states that Woodfin hotel will have a 225 ft building height when measured from 
finished grade elevations along Via Marina. Will the grade level of Parcel 9U be 
changing?
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3) How much cumulative excavation, cut and fill will there be from the Woodfin/Neptune 
project, The Shores, the Venice Dual Force Main project and the Esprit II project? This 
has not been analyzed.

4) What are the overall construction impacts and timelines from the Woodfin/Neptune 
project, The Shores, the Venice Dual Force Main project and the Esprit II project? This 
has not been analyzed.

5) In order to build the public anchorage on Parcel 9U, it appears that the existing dock and 
slips along Parcel 9U will be eliminated. Currently, these slips belong to the Bay Club 
Anchorage. Where in the DEIR or RDEIR is the demolition of these slips discussed and 
analyzed including parcel boundary changes? 

6) How much transition and upland habitat and upland scrub?
7)

2) NOISE

Page 5.2-1 of the RDEIR concludes:

Construction noise would affect nearby noise sensitive residential uses and noise sensitive 
uses along the proposed haul route. Exterior noise levels during site construction of up to 
100 dB(A) could be experienced at some noise sensitive uses that would have direct lines of 
sight pile driving. Noise levels generated during construction would periodically exceed 
County standards for exterior noise levels during the workday. To mitigate construction 
noise, all construction activities would comply with the County of Los Angeles Noise Control 
Ordinance (Ordinance No. 11773). ) so that construction noise would be limited to normal 
working hours when many residents in the Marina del Rey would be away from their homes. 
Nevertheless, construction noise would represent a temporary, but significant impact, as 
noise levels would periodically exceed County standards, even after mitigation.

Section 5.2 of the RDEIR fails to include the following factors in its analysis of Construction 
Noise impacts, Haul routes noise impacts, Vibration impacts and Operation Impacts; Point 
Source Noise. Therefore the DEIR and RDEIR do not truly analyze cumulative noise impact.

Esprit II Impacts Not Analyzed
In 2009, Los Angeles County renegotiated its lease with Marina Two Holdings for Parcel 15 
(Esprit II), a parcel that previously received project approval for a 500+ unit apartment complex 
and a 225 slip anchorage. The Esprit II parcel abuts part of the Woodfin/ Neptune/Woodfin
Project, specifically on parcel FF portion. The Esprit II project includes multiple buildings in an 
L-shape along Via Marina and Panay Way. It is located across from the Shores project.

The renegotiated lease requires that the developer complete construction of Esprit II by August 
2013, approximating the completion times for the four major portions of the Woodfin/Neptune
Project.

The RDEIR does not include information on the number of truck trips to be generated by Esprit 
II nor does it cumulative analyze the construction noise impacts, haul noise impacts and 
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vibration impacts from the Woodfin/Neptune Project, the Shores Project, the Venice Dual Force 
Main project and the Esprit II project.

Impact on Residents
The RDEIR states: 

To mitigate construction noise, all construction activities would comply with the County 
of Los Angeles Noise Control Ordinance (Ordinance No. 11773). ) so that construction 
noise would be limited to normal working hours when many residents in the Marina del 
Rey would be away from their homes.

The RDEIR fails to account for the unique demographic mix of residents in the unincorporated
area of Marina del Rey as well as the City of Los Angeles portions on the west side of Via 
Marina. A larger than typical population of stay at home moms, retirees and entrepreneurs live in 
the Marina and do not leave the area during normal working hours. There is no study of resident 
travel patterns during a typical work day included in the DEIR or the RDEIR. Because of the 
significantly higher number of residents that stay in the area during the workday, further analysis 
is needed to measure the true noise impacts on residents and to develop further mitigation 
measures beyond what is included in the RDEIR.

Noise Levels
The Noise level data used for construction equipment (Table 5.2-5) and Vibration Source Levels 
(Table 5.2-6) are sourced from the EPA and the US Department of Transportation as standard 
measurements of noise levels. However, anyone who lives in Marina del Rey can attest to the 
fact that noise levels carry very easily in the Marina. Because of the unique layout of the marina 
and harbor and proximity to shoreline, wind tunnels from the fingers noise carries much more 
here. The RDEIR has not taken into account the specific nature and characteristics of noise in the 
Marina and therefore have not properly analyzed cumulative noise impacts.

Operation Noise Levels
Noise levels from hotel operations once the project is complete does not appear to be measured. 
Appendix 5.2 Noise Modeling uses the same “Assumed 24-Hour Traffic Distribution” for each 
project whether residential, wetland park, or hotel. There will be 24-hour noise impacts due to 
hotel visitors, delivery trucks, food service truck, refuse removal and employee trips which have 
not been reviewed or analyzed in this RDEIR. 

Cumulative Truck Trips
The RDEIR states that for the entire Woodfin/Neptune project: “during the initial two months of 
demolition and excavation, as many as 284 truck trips would arrive to and leave the site daily. 
During the remainder of the project construction, the number of truck trips would range from 70 
to 194 trips per day.”

The RDEIR fails to show cumulative truck trips for the Woodfin/Neptune project, the Shores 
Project, the Venice Dual Force Main project and Esprit II project. Without such information, it is 
impossible to analyze cumulative noise impacts.
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Question on Noise Impacts
1) Does the haul route include Via Marina south of Marquesas?
2) Do the truck trip numbers for the Woodfin/Neptune project include construction of new 

sewer lines along Via Marina and Marquesas that are outside the project boundaries?
3) The DEIR states that there will be an “additional 3,104 daily vehicle trips to on local 

roadways situated proximal to the project site (1,017 trips from the Neptune Marina 
Apartments - Parcel 10R, 499 trips from the Neptune Marina Apartments- Parcel FF, and 
1,588 trips from the Woodfin Suite Hotel and Timeshare Resort- Neptune Marina Parcel 9U.
What types of vehicles and how many trips of each type do these numbers represent?

4) Construction worker traffic, which would be largely comprised of passenger vehicles and 
light pick-up trucks, would not represent a substantial percentage of peak hour volumes in 
the area and would not cause an audible increase in community noise levels. What is the 
percentage increase in peak hour volumes from construction workers traffic? How many 
workers and how many vehicles are expected on average for the project over the construction 
period?

3) VISUAL QUALITY

The RDEIR states on page 5.6-2:

Pursuant to Section 15162 of the State CEQA Guidelines, no new impact finding is 
required for this project as the height is the same as was contemplated in the LCP when 
amended. In essence, the Coastal Commission and the County, in discharging their 
CEQA obligations during the amendment process, elected to allow greater height at 
certain sites in exchange for larger view corridors.

However, § 21166 states that 

When an environmental impact report has been prepared for a project pursuant to this 
division, no subsequent or supplemental environmental impact report shall be required by 
the lead agency or by any responsible agency, unless one or more of the following events
occurs:

(a) Substantial changes are proposed in the project which will require major revisions of 
the environmental impact report.

(b) Substantial changes occur with respect to the circumstances under which the project is 
being undertaken which will require major revisions in the environmental impact report.

(c) New information, which was not known and could not have been known at the time 
the environmental impact report was certified as complete, becomes available.

Since the LCP was certified in 1996, a process which is deemed equivalent to the preparation of 
an EIR, new conditions exist on the ground in the Marina exist that could not have been know at 
the time the LCP was certified. These changes could impact the original decision to allow a 
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maximum height of 225 feet on this site as well as other potentially negative environmental 
impacts of this project.

These new conditions include:

� The designation of portions of parcel 9U as a wetland by the Army Corp. of 
Engineers

� The identification of ESHA sites in the Marina by the California Coastal Commission 
on January 9, 2008, including the nesting and roosting of the Great Blue Heron and 
the Great Egret and Snowy Egrets. One such site is located on the Northwest Passage 
and the main channel.

� The foraging of Great Egrets on the northerly portion of 9U observed by a member of 
the public during 2009 (see attached photo)

� the California Coastal Commission recommended during its LCP Periodic Review 
that Los Angeles County conduct a study of potential ESHA sites in the Marina. This 
study has not been performed. 

� The designation by the State Department of Geology of the project site as being 
located in a high risk liquefaction zone.

In fact, during its Marina del Rey LCP Review, the California Coastal Commission 
recommended that Los Angeles County undertake a comprehensive update of its LCP because 
changes have occurred since the last certification and because the impacts of proposed projects 
need to be reviewed on cumulative basis.

Neither the DEIR nor the RDEIR analyze project, building height and visual impacts on existing 
and potential ESHA sites, on the flight path of the Great Blue Heron or Great Egrets, on the 
shade affects of the adjacent wetlands, on the liquefaction risk or on the stability of the project 
site to sustain a 19-story structure.

4) TRAFFIC

Why has the ambient growth changed from 2% in the 1991 DKS Traffic Study to the .6% used in 
the RDEIR traffic analysis?

5) SOLID WASTE

Neither the DEIR nor the RDEIR summarize total export of cut and total import of fill 
cumulatively for the project (including changes from sewer lines) plus cumulatively to include 
the Shores project, the Venice Dual Force Main project and the Esprit II project. Without such 
analyses, the DEIR and the RDEIR are incomplete and cannot measure project and cumulative 
solid waste impacts.
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6. CONCLUSION
Based on the above facts, comments, concerns and issues related to the Woodfin/Neptune Project 
and all Marina del Rey development, WAM urges Regional Planning to deny this project the 
Plan Amendments, all applicable permits, and deem the DEIR and the RDEIR insufficient in 
light of the overall piecemealing of the Marina Redevelopment Project (as stated in our October 
28, 2008 comments letter). Additionally, we urge you to advise the Board of Supervisors to 
prepare an Environmental Impact Report for the overall Marina Redevelopment Project and 
adhere to the California Coastal Commission’s recommendation to carry out a comprehensive
LCP update in order to assess the overall environmental and social impacts of the Marina 
Redevelopment Project through a meaningful community planning process.

Together,
We ARE Marina del Rey

David Barish
Co-Director
davidb@wearemdr.com
www.wearemdr.com

The Wetlands Defense Fund and CLEAN (Coastal Law Enforcement Action Network) agree 
with these comments and intend on commenting further at public hearing(s) in the future. Please 
include Marcia Hanscom at these organizations in all future public notices at 322 Culver, #317, 
Playa del Rey CA 90293
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Letter R-ORG-2: We ARE Marina del Rey (Barish, David) July 27, 2009 (R-ORG-2)

Response to Comment R-ORG-2-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR, and no

response is necessary.

Response to Comment R-ORG-2-2

This comment quotes text from the Recirculated Draft EIR and maintains that the Right-Sizing Study did

not include Parcel FF and that this study is therefore irrelevant.

In March 2009, the County of Los Angeles Department of Beaches & Harbors prepared the Marina del

Rey Right-Sizing Parking Study, which comprehensively analyzes the current and projected parking

needs in the Marina. Contrary to the comment, this study analyzed Parcel FF as follows: “Parking lot 12

on Parcel FF, adjacent to Mother’s Beach activity area, is also a public parking lot, per the Local Coastal

Plan (LCP). There are 201 spaces in this lot. However, in the past few years, this overflow lot has not been

used much by the general public for recreational purposes but has been used mostly for construction

staging and by construction vehicles during construction. No public demand has been noticed in this lot.

Therefore, no further analysis of this parking lot 12 is conducted in this study. This lot is planned to be

removed from the list of public parking lots in the future pending a Plan Amendment is approved by the

California Coastal Commission.”

A July 2009 parking utilization study of Parcel FF, prepared by Crain & Associates of Southern California,

has been submitted to the Regional Planning Commission as part of the record for this case. That study

found the public’s use of the existing parking at Parcel FF to be minimal. The July 2009 study analyzed

recent counts conducted at the lot on Memorial Day 2009 and for a non-holiday weekend in June 2009.

The new count results are consistent with the findings from the previous Parking Utilization Study,

which Crain conducted for Parcel FF back in August 2004. In summary, in its July 2009 study, Crain

found that Lot 12 was not heavily utilized, with an average peak parking demand of only 27 vehicles for

the three count days. Additionally, a majority of the vehicles accessing the parking lot was associated

with residential parking needs for the adjacent apartment uses. These findings comport with those in

DBH’s comprehensive March 2009 Right-Sizing Study of Parking Lots in Marina del Rey, which also

concludes the public’s use of Lot 12 is minimal. The County’s study was based on field observations in

2005 and 2007.

The California Coastal Commission’s April 2009 Revised Findings in support of the Periodic LCP Review

also found that the lot is underutilized, because it is not located in the vicinity of any visitor-serving or

recreational uses. Half of the spaces displaced (101) will be replaced by the County in a new structure

3.0-163



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

conveniently located at a recreational attraction in the Marina, such as Burton Chase Park, at a location

that much better serves the recreating public. Therefore, no parking shortage will occur.

Response to Comment R-ORG-2-3

The comment maintains that the Crain & Associates analysis makes no mention of the fact that Lot 12 on

Parcel FF was closed off for use as construction staging. As noted in Response to Comment R-ORG-2-2

above, Crain conducted a second utilization analysis in July 2009, after the construction staging use had

ceased. Like the earlier study, this second study concluded that Lot FF is highly underutilized.

The comment also quotes language from the Recirculated Draft EIR. This comment does not address the

adequacy or completeness of the Recirculated Draft EIR, and no response is necessary.

Response to Comment R-ORG-2-4

Section A.2 of the Land Use Plan (LUP) (page 2-5), under the “Potential Conversion of Public Parking

Lots” subsection, expressly acknowledges that Parcel FF is underutilized by the public and is thus being

contemplated for conversion to residential use. Neither the County nor the applicant (or any other

developer) has any plans to develop Parcel FF for park use. Parcel FF has for many years been developed

with an underutilized surface parking lot. The text extracted from the LCP in this comment follows the

LCP statement: “Lots FF and OT, both on west side of the Marina, are underutilized throughout most of

the year. They are being contemplated for development as residential uses.”

Response to Comment R-ORG-2-5

The comment asserts that the County should have commenced The California Environmental Quality Act

(CEQA) review prior to approving the lease options for Parcels 10R and FF, based on the California

Supreme Court’s decision in Save Tara v. West Hollywood. The County owns Parcels 10R and FF and

intends to enter into extended leases for these parcels with the project applicants, in furtherance of the

County’s asset management strategy. The lease options expressly provided that they shall not be

exercised unless and until the County decision-makers and, as necessary, the California Coastal

Commission approves the CEQA documentation and the required entitlements. Both the County

decision-makers, and the Coastal Commission are free to impose mitigation measures, require changes to

the project, adopt alternatives to the project, and even disapprove the project and its CEQA

documentation.

Under longstanding policy in effect at the time, the County required identification of the key proposed

business terms of the lease transaction in the form of an approved lease option, prior to accepting the

project entitlement applications for processing. Moreover, the applicants needed approved lease options

to be able to obtain funding for the substantial costs of the entitlements. To date, the applicants have
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spent hundreds of thousands of dollars, much of it on the EIR and supporting studies. Therefore, it

would not have been feasible for the County to have required preparation of the EIR prior to approving

the lease option.

The facts in this case are very different than those in Save Tara case, which was decided after the County

considered the lease option. In Save Tara, the City of West Hollywood agreed to lend the project

proponent nearly half of 1 million dollars. The loan was not conditioned on CEQA compliance and was to

be disbursed prior to approval of the EIR and other project approvals. If the City did not approve the

project, it would not be repaid. In this case, the County has made no such financial commitment to the

applicants. Furthermore, the terms of the development agreement in Save Tara significantly circumscribed

the City’s authority with respect to certifying the EIR. The lease options in this case contain no such

provisions. Moreover, the City officials in Save Tara made repeated public statements that the project

would ultimately be developed. The County officials have made no such statements. Finally, in Save Tara,

the City proceeded with tenant relocation prior to granting the project approvals on the assumption that

the property would be developed with the proposed project. In this case, no such relocation has

commenced, nor will tenants be required to be relocated unless and until the project is approved. In any

event, the County approved the lease option in 1999, and statute of limitations for challenging such

approval has long since run.

The comment also suggests that the County should have considered an alternative use of Parcel FF as a

park. As a preliminary matter there is no current or forthcoming proposal—public or private—to develop

a public park at Parcel FF. Moreover, the development of a public wetland park on the southerly

1.46 acres of Parcel 9U is a superior alternative to the development of a public park on Parcel FF. Parcel

9U provides a more expansive waterfront viewing opportunity along a far more heavily traveled street—

Via Marina versus the Marquesas Way mole road—and would thus provide a larger, higher-quality

waterfront park area to a greater number of visitors and passersby. Further, developing Parcel FF with a

park would not meet the following basic project objectives:

 Create a public park in a location that provides convenient parking and public access and expansive
and higher quality views of the basin and allows integration with other public uses and amenities.

 Provide for additional needed affordable housing in or near the Coastal Zone, in compliance with the
Mello Act.

 Replace an underutilized parking lot with high quality residential development and facilitate the
future relocation of public parking in another area of the Marina, which will better serve the public.
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 Restore and enhance the existing artificially created wetland by creating a wetland park.

 Generate additional revenues to the County in the form of increase ground rents, fees and tax
revenues.

Response to Comment R-ORG-2-6

This comment states that Marina del Rey residences will not be compensated for the loss of a potential

park, implying that residential uses on Parcel FF would result in the reduction of park space. On the

contrary, the proposed project includes the development of a wetland park on Parcel 9U that will increase

the park area for Marina residents. Also contrary to the comment, the proposed residential developments

will include areas of landscaped open space as well as recreational amenities for the residents.

Response to Comment R-ORG-2-7

The commenters cite their opinion in regards to their being a lack of need for additional overnight

accommodations. The site is designated for a hotel/timeshare use. The issue of market demand is not

relevant to the Regional Planning Commission hearing process, or the CEQA analysis. However, an

independent economic study, addressing both the market potential and the projected cash flows, was

prepared for the developer by HVS International, one of the leading independent hotel economic

analysts. An updated study will be undertaken as part of the project financing process.

In addition to the development of a wetlands park and a public-serving anchorage, Legacy Partners will

make payment into the Coastal Improvement Fund, less any credit from said fund for which the

applicant may be eligible under Section 22.46.1950 C (1) of the County Zoning Code, which provides

residential developers a credit against the calculated Coastal Improvement Fund fee for provision of

improved public open space, as indicated in the Specific Plan (Section 22.46.1950.D).

Response to Comment R-ORG-2-8

The commenters cite their opinion that the LCP does not permit timeshares uses. The Draft EIR contains

an analysis that explains that the timeshare element of the hotel/timeshare project is an allowable use on

Parcel 9U and is consistent with the certified LCP.

The timeshare component here would be carefully controlled by numerous conditions of approval to

conform to recent Coastal Commission decisions. These conditions are designed to ensure that there is no

discernible difference (in intensity of use or impacts to the physical environment) between units that are

used as timeshares and those that are used as traditional hotel rooms.

As to the specific provisions of the LCP, as with many municipal land use and zoning ordinances,

“timeshares” are not specifically listed under any category, but nonetheless do fall within the types of
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uses that are permissible. That is the case here: LUP Section A.2 (Recreation and Visitor-Serving

Facilities), subsection (e) lists “overnight lodging” as a qualifying visitor-serving use in accord with

related Coastal Act provisions. The timeshare component will be operated similar to a conventional hotel,

and it is a type of “overnight lodging” that is consistent with the overnight lodging policies of the LUP’s

Recreational & Visitor-Serving Facilities chapter. The argument is that timeshare implies ownership, not a

temporary use of facilities – but as conditioned, the timeshare and hotel uses will both be temporary and

virtually indistinguishable from each other except for the size of the accommodations.

LUP Section C.8, subsection (e) (Policies and Actions, Part 2 – Mapped Policy for the LUP) lists “hotel” as

a permissible land use category, and designates overnight accommodations and attendant visitor-serving

uses including dining and entertainment areas as uses that may occur attendant to a hotel. The timeshare

would be limited in duration just like a hotel, and would provide overnight accommodations and be

included in a structure that provides dining and ancillary services.

LUP Section C.8.e.7 incorporates by reference language from the Countywide general plan and Title 22 of

the County Code. And, the Marina del Rey Specific Plan (Section 22.46.1030.A) states: “For matters on

which this Specific Plan is silent, other applicable provisions of Title 22 shall control.” The Specific Plan

does not specifically define overnight lodgings or hotel, but Title 22 defines a hotel as “Any building

containing six or more guest rooms or suites of guest rooms intended or designed to be used, or which

are used, rented, or hired out to be occupied, or which are occupied on a temporary basis by guests.” The

timeshare is consistent with this definition, and is therefore an allowable use on Parcel 9U.

Timeshares are consistent with and permitted by the LCP (see above); they will provide a high-priority

visitor-serving use on public land, as opposed to the residential uses that occupy the areas surrounding

the hotel. Marina Del Rey was built with a combination of federal, state, and County funds with the

intent of creating a regional-serving public recreational resource.

Response to Comment R-ORG-2-9

Please see Response to Comment R-ORG-2-8, above.

Response to Comment R-ORG-2-10

Please see Response to Comment R-ORG-2-8, above.

Response to Comment R-ORG-2-11

Please see Response to Comment R-ORG-2-8, above.
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Response to Comment R-ORG-2-12

The comment cites Wikipedia for a definition of a timeshare. The County does not find Wikipedia to be a

credible source of information. Please see Response to Comment R-ORG-2-8, above.

Response to Comment R-ORG-2-13

The hotel/timeshare will provide 21 “self-park” public parking spaces reserved for park users. The

County Code requires far fewer parking spaces for the public park (the Code requires but 3 automobile

parking spaces for the proposed 1.46-acre park). Also, because of the passive nature and size of the public

park (1.46 acres, including a 0.46-acre fully functioning restored tidal wetland), 21 parking spaces is more

than sufficient parking to accommodate park users. The additional spaces provided for the public park

that are above the County Code requirement could accommodate additional park users, if needed. In

addition, the park will be readily accessible by water through the adjoining public boat slips, and by foot

through the new waterfront promenade. It should be noted that visitors using the public/transient

anchorage would arrive by boat instead of by private vehicle and therefore would not require automobile

parking space. For the promenade, which will serve as a public amenity to the hotel, the County parking

code does not require parking spaces for this type of project feature since it will not attract vehicles to the

park.

The Draft EIR contains substantial evidence in the form of a detailed parking and traffic analysis

prepared by Crain and Associates (Appendix 5.7) which concludes that the amount of parking being

provided within the hotel structure will accommodate all proposed hotel uses. Thus, no spill-over

parking impacts on adjacent streets or traffic problems due to queuing onto adjoining streets is

anticipated. The parking analysis explains that, in the case of a mixed-use development, the County Code

allows for an analysis to be made of the parking uses on a shared parking basis. Based on that analysis,

the Draft EIR concludes that “no parking spillover onto area streets or into the nearby neighborhoods is

anticipated, and no parking-related impacts are expected as a result of the proposed hotel/timeshare

resort development on parcel 9U.”

Response to Comment R-ORG-2-14

This comment questions the adequacy of the information provided on the history of activities on Parcel

9U. CEQA does not require a historical background description of past circumstances surrounding a

project location. However, the previous hotel construction project did not move forward beyond the

initial site work. The best information available is that the prior hotel developer ultimately did not

proceed with the hotel because of financial issues. It is known that, in November 1984, the prior Parcel 9U

hotel developer obtained a $365,000 irrevocable letter of credit listing American Youth Hostels, Inc.,

(AYH) as the beneficiary under the Coastal Development Permit (CDP), which required the funds for
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acquisition and construction of an off-site superior grade youth hostel in Santa Monica, which has been in

operation for a number of years. The developer gave notice to the Coastal Commission in September 1985

of its intent to renew the irrevocable letter of credit. Beyond that, no information is available.

The comment implies that the soils on site will not support the construction of the hotel. Section 5.1 of the

Draft EIR addresses a range of geotechnical and soil issues, including the potential of unstable soils that

could potentially result in subsidence or collapse. This section concluded that with implementation of the

recommendations from the expert geotechnical report (see Mitigation Measure 5.1-13 of the Draft EIR), no

significant geotechnical and soil impacts would result.

Response to Comment R-ORG-2-15

The limited area of wetland that currently exists on the site was created incidentally during excavation on

the site that was left unfinished in the 1980s. The wetland area consists of a significant component of non-

native vegetation, which is in turn surrounded by areas that consist almost entirely of non-native

vegetation or existing development. As such, characterization of the area as “degraded” is not misleading

but in fact an accurate and appropriate descriptor for the site. When compared with pristine or otherwise

intact wetland systems, the artificially created wetland is degraded.

The Wetland Park Restoration Plan was prepared by Mr. Tony Bomkamp, a highly experienced expert in

wetland restoration and delineation with the biological consulting firm Glenn Lukos Associates, Inc. Prior

to developing this plan, County Staff met with Dr. John Dixon, the Coastal Commission’s Senior

Ecologist, in order to discuss the project and solicit Dr. Dixon’s input regarding the proposed design of

the wetland park. During these preliminary planning discussions for the park, Dr. Dixon requested that a

tidal area with coastal salt marsh vegetation be considered for the park site, because such a program

would provide for restoration of what was the major habitat associated with Marina prior to its

development in the early 1960s. The wetland park development team ultimately determined that such

restoration would be best accomplished by means of a short, piped connection between Marina Basin B

and the wetland area that would provide for salt marsh habitat that would be subject to daily tidal

flooding. Ecologically, such a tidal marsh would provide superior habitat with significantly more and

higher wetland functions and values than the existing degraded seasonal freshwater wetland that occurs

on the southerly portion of the subject parcel, which only exhibits wetland conditions in some years.

Response to Comment R-ORG-2-16

1. The project meets the requirements of the LUP’s Parking Policies by providing sufficient parking for
residents, visitors, and guest. The hotel/timeshare will provide 21 “self-park” public parking spaces
reserved for park users, or 18 spaces more than required by Code. Please see Response to Comment
R-ORG-2-13 above.
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The detailed parking and traffic analysis prepared by Crain and Associates (Appendix 5.7) concludes
that the amount of parking being provided within the hotel structure will accommodate all proposed
hotel uses. Please see Response to Comment R-ORG-2-13 above.

The apartment project on Parcel 10R will provide a total of 909 on-site parking spaces, 678 of which
are allocated to residents, 100 of which are allocated to guests, and 131 of which are allocated to boat
tenants of the private Parcel 10R anchorage. The apartment project on Parcel FF will provide 242 on-
site parking spaces provided in the project, of which 210 are allocated to residents and 32 are
allocated to guests. The parking for the apartment components meet the requirements of the County
Code.

2. The grade level of Parcel 9U will not change as a result of the proposed project.

3. The Recirculated Draft EIR provided detailed analysis of cumulative impacts on noise, air quality,
traffic and solid waste for both construction and operational phases. The soils excavated for the
project will likely not be deposited in a landfill but will be used for daily cover. This would be the
case for material taken to Puente Hills landfill because that facility has a need for clean daily cover
materials. Additionally, Puente Hills landfill currently has reduced intake of refuse because of the
economic downturn. The Puente Hills landfill could close in 2013, as mandated in their conditional
use permit, with additional landfill capacity because of the recent reduction in materials deposited at
the facility1. Therefore, the project would not result in a cumulative impact to landfill capacity as a
result of the amount of soil excavated and removed from the project site during construction.

4. The cumulative impact analysis included in the Draft EIR included all projects that were reasonably
foreseeable at the time of the Notice of Preparation (NOP) in March 2007. The Draft EIR considers
total of 41 related projects in unincorporated Los Angeles County, City of Los Angeles and Culver
City, in addition to ambient growth. The Recirculated Draft EIR added the Venice Pumping Plant
Dual Force Main project. The Recirculated Draft EIR provided detailed analysis of cumulative
impacts on noise, air quality, traffic and solid waste for both construction and operational phases.

The construction timelines for the project are set forth in Section 3 of the Recirculated Draft EIR. The
construction timelines of the Shores and Espirit II projects are unknown. Both projects have received
all discretionary approvals but have been unable to proceed due to lack of financing. Construction of
the Venice Pumping Plant Dual Force Main project is anticipated to begin in August 2010.2

Construction of that portion of the Dual Force Main will take up to 29 weeks3. As construction of the
proposed project is not expected to commence until May 2011, it is reasonably foreseeable that
construction of such portion of the Venice Pumping Plant Dual Force Main project would be
complete prior to commencement of construction of the proposed project.

5. The existing marina adjacent to Parcel 9U would not be eliminated and is not part of this project.

6. A description of the proposed wetland park is included in the Draft EIR and is described in detail in
the Conceptual Wetland Restoration Plan by Glenn Lukos Associates included in Appendix 5.5,
Biota.

1 Ziad El Jack, Sanitation Districts of Los Angeles County, personnel communication, January 25, 2010.
2 http://eng.lacity.org/projects/vpp/, accessed January 23, 2010.
3 Venice Pumping Plant Dual Force Main project Final EIR, SCH 2003031001.
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Response to Comment R-ORG-2-17

Contrary to the comment, Section 5.2 of the Recirculated Draft EIR considers construction noise impacts,

vibration impacts, and operation noise impacts, including noise from point sources such as stationary

equipment.

Response to Comment R-ORG-2-18

The Esprit II project was originally approved in 1999. It has not been able to proceed due to lack of

available financing. Further, the developer, Doug Ring, passed away in November 2009. It is not known

when construction of that project will commence, or whether it will occur at all. Nonetheless, Section 2.0,

Revisions to the Draft EIR, of this Final EIR includes additional information regarding cumulative noise

and vibration impacts. In addition, the complete Esprit project is considered as Related Project 19 in the

list of cumulative projects of Section 4.0, Cumulative Projects, of the 2008 Draft EIR.

Response to Comment R-ORG-2-19

This comment maintains that the Recirculated Draft EIR understates noise impacts by failing to take into

account the number of Marina residents who do not leave the areas during normal work hours. Contrary

to the comment, the Recirculated Draft EIR considers noise impacts on sensitive receptors during the day.

As construction is limited to normal work hours under County of Los Angeles Noise Control Ordinance,

there would not be any impact at night. The Recirculated Draft EIR concludes that these impacts would

be significant and unavoidable.

Response to Comment R-ORG-2-20

This comment includes a non-expert opinion, with no technical support, on a County of Los Angeles

approved noise impact analysis methodology. This comment is noted and shall be forwarded to decision

makers.

Response to Comment R-ORG-2-21

This comment states that Appendix 5.2, Noise Modeling, uses an “Assumed 24-Hour Traffic

Distribution” and that the Recirculated Draft EIR 24-hour hotel operational noise impact analysis would

not be adequate. Contrary to the comment, the Recirculated Draft EIR in Subsection 5.2.4.3.4.1 analyzes

potential noise impacts from the operation of the hotel for both Point Source and Mobile Source Noise,

consistent with standard impact assessment protocols.

Response to Comment R-ORG-2-22

This comment questions the adequacy of the cumulative noise analysis in the Recirculated Draft EIR.

Subsections 5.2.5.1, Cumulative Noise Construction Impacts, and 5.2.5.2, Cumulative Noise from

Construction Haul Routes, of the Recirculated Draft EIR provides a detailed analysis of the cumulative
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impacts under the conservation assumption that all projects located along Via Marina would contribute

to the overall noise impacts. Section 2.0, Revisions to the Draft EIR, of this Final EIR includes additional

information regarding cumulative noise and vibration impacts, including for the haul route. The

conclusion is that cumulative construction noise impacts would be significant and unavoidable but they

would also be intermittent and temporary.

Response to Comment R-ORG-2-23

1. The haul route will likely extend south of Marquesas Way during the demolition of the existing
apartment structures on Parcel 10R. In addition, construction trucks will access Parcel 9U from Via
Marina south of Marquesas Way.

2. No additional truck trips will be needed for the installation of the new sewer line beyond those
estimated in the Recirculated Draft EIR.

3. The traffic analysis does not include the type of vehicles that future residents may drive to and from
the proposed apartments and hotel. It is assumed that there would be an assortment of passenger
vehicles, sports utility vehicles and light trucks consistent with the style trend in the future.

4. To estimate automobile trips that would occur at each construction site, the first step was to estimate
the number of workers who will be employed at each site. The standard Institute of Transportation
Engineers (ITE) rates for trips at an industrial site per worker was then applied to these estimates. It
should be noted, however, that these rates include not only workers, but visitors and other
automobile trips as well as truck trips. As construction sites normally do not attract many visitors
and most truck trips are accounted for separately, the application of these rates is conservative and
may overstate actual trips. A detailed analysis of the construction traffic impacts can be found in
Subsection 5.7.5.3.2 and Table 5.7-10, Peak Project Construction Trip Generation, of the Recirculated
Draft EIR.

Response to Comment R-ORG-2-24

The comment maintains that additional CEQA review is required due to new conditions on the ground

exist that could not have been known at the time that the LCP was certified. This EIR represents such

additional analysis. Although the LCP is a functional equivalent of an EIR, to provide the fullest

disclosure the County elected to prepare a full project EIR instead of a supplemental or subsequent EIR in

this case. The EIR considered the designation of portions of parcel 9U as a wetland, and this degraded

wetland will be restored as part of the project. Section 5.1 of the Draft EIR addresses potential impacts

from liquefaction and identifies measures to reduce such impacts to less than significant. Contrary to the

comment, there are no designated Environmentally Sensitive Habitat Areas (ESHA) in Marina del Rey.

The Coastal Commission’s comments and recommendations as part of the LCP Periodic Review do not

amend the LCP and are not binding on the County.
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As shown on the Exhibits to Section 5.6 of the Recirculated Draft EIR, only a portion of the wetland park

would be shaded by the proposed hotel/timeshare building, and only in the late afternoon for part of the

year. No significant impacts are anticipated.

While great egrets or great blue herons may occasionally forage on Parcel 9U, the wetland provides

limited resources as the wetland maintains water only for a short period after the winter rainy season. In

addition, there are other and better foraging locations such as Oxford Basin and the Ballona Wetlands for

these species to forage. Neither species is considered a special-status species and it is only their nesting

rookeries that California Department of Fish and Game designates as a sensitive biological resource.

While a 19-story hotel such as that proposed on Parcel 9U would be a flight obstacle like any of the taller

buildings in Marina del Rey, a 19-story building will in no way hinder the flight path of either the great

egret or great blue heron.

Response to Comment R-ORG-2-25

The comment alleges that the traffic analysis is flawed in that it uses a much lower ambient growth factor

(0.6 percent per annum) than the prior DKS Associates study (2 percent). The DKS study, prepared in

1991, assumed much more growth in the area than has actually occurred over the last 18 years. The traffic

study’s ambient growth factor is based on more recent data and is therefore more accurate.

Response to Comment R-ORG-2-26

The Recirculated Draft EIR includes a detailed analysis of potential temporary cumulative impacts from

construction of the project and the related projects. The analysis conservatively assumes that these related

projects will be constructed at the same time as all of the project components. In fact, it is likely that these

related projects will be constructed at different times. It is also possible that at least some of the related

projects will not be constructed at all or will be substantially delayed due to inability to obtain financing.

As stated in the Draft EIR, soils excavated from the Project sites would likely be used as daily cover for

the Puente Hills landfill and would therefore not impact solid waste disposal capacity. This would be the

case for material taken to Puente Hills landfill because that facility has a need for clean daily cover

materials. It is anticipated that soils excavated from the related projects would be disposed of in a similar

manner. In any event, Puente Hills has a remaining solid waste disposal capacity of 6.4 million tons, so

there would be sufficient capacity to accommodate the excavated soils in the unlikely event that they are

not used for daily cover. Puente Hills landfill currently has reduced intake of refuse because of the

economic downturn. The Puente Hills landfill could close in 2013, as mandated in their conditional use

permit, with additional landfill capacity because of the recent reduction in materials deposited at the

facility. Cumulative impacts from hauling and soil disposal will be less than significant.
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Response to Comment R-ORG-2-27

Please see Responses to Comments R-ORG-2-1 through R-ORG-2-26.
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July 27, 2009 

Mr. Michael Tripp 
Los Angeles County Department of Regional Planning 
320 West Temple Street 
Los Angeles, CA  90012 

Re:  Project R2006-03647 (Parcel 10R), Project R2006-03652 (Parcel FF), 
 Project R2006-03643 (Parcel 9U South), Project TR067861 6 (Parcel 9U North)  
 Project R2006-03644  (Basin Adjacent to Parcel 9U)  
 “Woodfin/Neptune Project” Recirculated Draft EIR  
 OPPOSE 

Dear Michael, 

Please accept this letter as an addendum to the comments submitted by my co-director, David Barish, 
along with my thanks also for the grace period you offered us.   

There are several pertinent facts that are nowhere to be found in this Draft EIR (DEIR) and the 
Recirculated Draft EIR (RDEIR) sections--which I will collectively call the EIR. Since the DEIR public 
hearing was never completed, we still have the right to comment on those sections, whether it is 
acknowledged or not. This missing information is crucial to arriving at objective planning decisions.  I 
also offer extensive comments on the discussion and analysis of impacts to essential community services, 
including water resources and wastewater treatment, which includes a critique of this EIR, which 
unhappily ranks below the worst I have ever seen.   

I. Omissions:

A.  Section 3.1 Overview.
1) The background/history on this parcel fails to disclose that the hotel project begun in 1981 was a 

failure because in the very early stages of construction, the foundation sank and the project was 
deemed unbuildable. I believe the project went bust but I do not have that fact (I am sure you can 
get it readily enough).  That proposal was only a nine story structure spread over most of the lot.  
These are pertinent facts and material omissions from the analysis. 

2) In the LCP Definitions section, development potential is clearly distinguished as potential only, 
with emphasis that it is NOT an entitlement to build to that  potential.  The applicant is not 
entitled to a project of this size.  David sent you many well-documented reasons why less 
development should be considered and analyzed in addition to the ones here; it needs to be given 
serious planning consideration. 

3) LCP §A.2.d. Recreational and Visitor-Serving Facilities - findings asserts that more demand for 
high end visitor-serving facilities, such as hotel rooms, has proven to be limited.  Beverly Moore 
of the Visitor’s Center (at a local hearing a couple years ago) said the overall occupancy rate of 
MdR hotels was 70%, and had never been above 70-75%.  It has not improved since.  Including 
this project, there are nevertheless 636 additional hotel rooms—most on the high end as hotels 
go—proposed for the Marina.  Where is the objective analysis of this historic lack of demand? of 
the disproportionate accommodations for high-ticket recreation throughout the Marina? of the 
dearth of free and low cost recreation as mandated by House Document 389? Of the economic 
and social implications of this kind of development in the current County demographic?

Letter R-ORG-3
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4) Your project description forgets to mention that, in putting in the Woodfin visitor-serving docks 
on a “new” water parcel, it will be usurping space now occupied by other boats—and you need to 
disclose the number and size of the boats that will be displaced.  60’ and 40’ slips serve an elite 
segment of the visitor pool.  Where is the balance???

B. Section 4 Cumulative Projects: The new mega-project being solicited for the Public Mast-Up 
Storage Lot, Public Launch Ramp, Visitor Center & Parking Lot and Dock 77 (Parcels 49S, 49R, 
49M and 77, respectively) needs to be added to the cumulative projects list.  It has been on the public 
record since May 12, 2009, allowing plenty of time to get it into this report.  It will have an enormous 
impact on the cumulative water needs for the community and every other impact as well, as it will 
more than double the amount of proposed additional commercial/retail including restaurants in up to 
135,000 square feet of building, up to 26,000 square feet of office, PLUS up to 255 additional 
residential units.  Add in what you have in mind for the Cheesecake Factory Parcel and the remaining 
lots on Fiji while you’re at it.  Anticipated development must be included—even if you don’t have an 
RFP for it yet.  At some point, the County must own up to what it is doing to the Marina.

II.  Section 5.8:  Sewer 

I found this section 5.9 to be particularly offensive.  The entire Recirculated RDEIR is an inordinately 
difficult document to decipher, and for this reason alone it should be returned to Impact Sciences with 
explicit instructions to communicate all known findings, and present the changes in a clear, readable way.  
I have never seen such a jumble of mixed up plain, underline and strikeout text and numerals in the so-
called “edits”. It does not serve the interests of either professional planners or the public to have 
information obscured in such a way.  By way of example, below is Table 5.8-7, purportedly showing 
changes in wastewater generation.  

I surmised that the “Net Project Total” refers to the Woodfin/Neptune Project (Project).  The math on the 
new numbers is wrong.  The subtotal for “related projects” is 553, 854; the total is 652,385. Only 10,000 
gal/day off—could be a simple typo. The old math is also off:  “related projects” subtotal is 534,538 (not 
even close!); the total is 665,238.  Off by 11,892 gal/day.  Not highly significant, on the face of it, but 
what if all 41 related projects shaved a similar amount from their totals? 
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But wait.  Table 5.8-2 reports the projected Project wastewater of 139,696.  Not 130,700.  Off by another 
8,996 gal/day.   So the figure from Table 5.8-7 is now off by 20,888 gal/day.  That’s an additional 
7,624,000 gallons flowing into the system each year, just from this one Project.  If only half the other 
projects jump on the bandwagon to stay “competitive”, you’ll have over 150 Million gallons of extra crap 
from this area alone.  The Venice DFM project may not have a problem with that amount of overage (it 
may have to run both mains simultaneously), but what if all of the new projects that will feed it shave 
their numbers to look a little nicer or to stay below thresholds for their water districts?  HTP is not adding 
nor planning to add capacity, and when we do get the stormy years, any overflows there come right back 
in our “front door,” the Marina main channel.  If people who cannot do basic arithmetic go unchecked, 
Hyperion might actually be running out of capacity now, and we are unprepared with additional capacity, 
there or anywhere else, when it happens.  What would chronic sewage spills do to tourism in Southern 
California? to property values along our coast? to County tax revenues from those homes?  To health care 
costs?  To the desirability of LA County to the middle class backbone of our economy?  A little goes a 
long way.  And that “little” bit of additional sewage can do a heap of damage to the County general fund 
over the long run.  It needs to be corrected—not talked about or “revised”. 

I won’t bother you with more details or additional tedious examples from this section; if you have given 
this report the close scrutiny you are supposed to have done, you are aware of them; if not, another 
example probably will not convince you to care, or to do anything about it. 

III.  Section 5.9:  Water Service

It is disappointing to see cavalier, cut-and-paste palaver and a concluding brush-off of the impacts instead 
of a timely, serious discussion of the realities of the water situation in the entire Southwestern US.  It is a 
topic of monumental concern in the LA metropolitan area. All MdR-adjacent communities’ Planning & 
Land Use Committees are giving much closer scrutiny to development projects proposed for their 
neighborhoods, with good reason:  they care about the long-term welfare of their neighbors, and they 
trying to carefully plan for their community’s continued prosperity by not killing the golden goose.  
Marina del Rey needs that.

Of the many steps enumerated in this section as responses to an actual water shortage, our MWD 
promises that the “last action [taken] will be the curtailment of firm deliveries to the member agencies.   
� We are in a serious actual shortage now, with mandatory 15% cutbacks in water use by all current 

lessees.
� Where is the water actually going to come from for all of these new projects, specifically this Project?  

This EIR fails to seriously analyze the implications of the current extended drought conditions and 
climate change predictions, taken together, for potential development in the Marina.

� The facts of the current actual water alert needs to be included in this report, and a more responsible 
plan needs to be included in an actual proposal here to address specific measures that will address the 
problem instead of trusting to luck for a rainy winter.

� As an example, community-wide graywater landscaping needs to be planned. It cannot be done one
building at a time, and capturing rainwater is a ludicrous bandaid approach considering our typical 
annual rainfall 

IV:  Comments/Concerns:   

10

9

3.0-177



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

   We ARE Marina del Rey P.O. Box 9096, Marina del Rey, CA  90295  

Page 4 of 4 

We ARE Marina del Rey is a project of the International Humanities Center, a nonprofit public charity 
exempt from federal income tax under Section 501[c](3) of the Internal Revenue Code

This EIR fails to objectively assess anything.  It just points headlong toward a nineteen story 
hotel/timeshare, parking structure, four apartment buildings and two marinas that it hopes will house 
hundreds of people and their considerable personal investments, but it cannot substantiate unless wishing 
makes it so.  Where is the discussion of the track record of some of the new redevelopment projects that 
have come on line in the last couple of years?  What is the County’s relative financial benefit including 
down-time, and how does that relate to where it might be if it chose instead to ‘hardscape’ a portion of the 
so-called “underutilized” parking lots and attract more use of the lots by providing something cheap and 
fun to for visitors to do - NOW?  The County has “tagged” even very popular parking lots like Parcel IR 
with the “underutilized” slur; it is a bald-faced lie, but, like a gang-banger, it is a way putting a claim on 
someone else’s turf.  A similar claim regarding Parcel FF, which would be ideal for a park to serve the 
residential community of Marina del Rey and our many young children with a decent play area and a 
wetland that they could be involved with in the gentle, natural restoration process, watching it grow 
alongside themselves and learning so much in the process?  And here’s a thought:  How about a school, 
so our young children won’t have to be bused to wherever that “in lieu fee” will end up.  Good 
communities have schools. Why did the County NOT do a new RFP proposal for this parcel after the first 
Hotel went down?

The EIR fails to do a candid analysis of whether a hotel is an appropriate land use at this location, or any 
other new location in the Marina given the fact that much of the parcel is wetland or obligate wetland 
area.  There needs to be an assessment of alternative proposals.  How about a discussion of whether an 
eco-hotel and hostel (youth and/or senior) would be a better fit for this wetland area; it could be small and 
unobtrusive, respect the 100’ upland buffer required by the Coastal Commission, help to balance the 
overabundance of high-priced accommodations, have a few sites for tents, fit nicely into the quiet 
residential neighborhood that the County insisted go here instead of campgrounds, soccer fields, build-it-
yourself boatyards, maritime museums or dance pavilions we once dared to dream about.  

The EIR as a poor planning document.  I have no tactful way to say it, the RDEIR looks as if an illiterate 
created it, and there are no mitigations for its lack of professionalism.  Nevertheless, we have done our 
best to give you our candid assessment of its contents.  (You owe me at least 2 Advil.) 

Conclusion: This Project is the wrong project at the wrong locations at the wrong time. We respectfully 
We request that the Regional Planning Commissioners direct staff to reject this EIR as unacceptable and 
send it back for complete recirculation under State CEQA Guidelines Section 15088.5(a)4, “so 
fundamentally and basically inadequate and conclusory in nature that meaningful public review and 
comment were precluded.” 

Thank you for your consideration. 

Together,
We ARE Marina del Rey 

Nancy Vernon Marino 
Co-director
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Letter R-ORG-3: We ARE Marina del Rey (Marino, Nancy) July 27, 2009 (R-ORG-3)

Response to Comment R-ORG-3-1

These are general introductory comments critical of the Draft EIR and the Recirculated Draft EIR, but

specific comments are not indicated. No further response is necessary.

Response to Comment R-ORG-3-2

Please see Response to Comment R-ORG-2-14 above.

Response to Comment R-ORG-3-3

This comment is correct in that the approval of a coastal development permit is a discretionary action by

the County. The term “Development potential” contained in the Local Coastal Plan (LCP) Definitions

section is defined as “the specific types of land uses and the maximum intensity of development that may

be permitted on a specific parcel or sub-parcel as established by text policy or shown by land use

categories on policy maps. The actual development that may be granted on any given parcel is subject to

constraints, limitations and conditions, applicable at the time of application, that may be imposed during

a public hearing process culminating in the granting of a Coastal Development Permit. Development

potential, by itself, does not establish any right or entitlement to a specific development project.” This

comment does not address the adequacy or completeness of the Recirculated Draft EIR and no additional

response is necessary

Response to Comment R-ORG-3-4

This comment on visitor-serving uses is not commenting on the adequacy or accuracy of the Draft EIR or

Recirculated Draft EIR. No response is necessary. However, a Market Study and Cash Flow Analysis

were prepared for the hotel project at its inception by HVS International, a global consulting organization

focused on the hotel, restaurant, timeshare, and leisure industries. The Hardage Group relied on their

specialized industry knowledge and expertise for advice on the hotel projects’ economic returns and

future asset value. With 25 offices staffed by more than 300 industry professionals, HVS tracks the entire

hotel development/ownership process, starting with the market feasibility and appraisal study, where a

project is considered and justified. Since 1980, HVS has performed more than 15,000 assignments

throughout the world for virtually every major industry participant. The HVS study indicates both the

business and leisure markets in Marina del Rey are expected to grow at a compounded rate of 2 percent

per year at project stabilization, and that as much as 10 percent of current market demand in these sectors

has been unmet by current facilities under typical market conditions.

As noted, “Hotel” is identified as the principal permitted use for Parcel 9U in the certified LCP. The

proposed hotel and timeshare resort project includes a number of important public benefits, including a
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view corridor over 40 percent of the project site. In addition, an in-lieu fee for the previously approved

Marina Plaza Hotel at the site was paid and utilized for the construction of an American Youth Hostels,

Inc., (AYH) youth hostel in the City of Santa Monica, which has been in operation for a number of years.

Also included in the projects’ public benefits are construction of a 28-foot-wide public pedestrian

promenade along the entire extent of the parcels’ waterfronts, development of a public Wetland Park

over the southerly portion of Parcel 9U, and construction of between 7 and 11 public boat slips

(depending on the size of the boats that utilize the slips at a given time) along the Parcel 9U bulkhead. All

of these public amenities are funded directly by the hotel project and the adjacent Legacy Neptune

Apartments & Anchorage project, and will not happen unless these projects are approved.

The public-serving anchorage adjacent to Parcel 9U is designed to accommodate between 7 and 11 public

and transient boats. The design considered the current use of the area in order to not conflict with those

existing uses.

Response to Comment R-ORG-3-5

Please see Item 5. under Response to Comment R-ORG-2-16 above.

Response to Comment R-ORG-3-6

The comment notes that a proposed “mega” project has been solicited for the public mast-up storage lot,

and public launch. As noted, if approved, the project could increase the amount of proposed additional

commercial and retail uses above existing conditions at that location. No development plan has been

submitted for approval and therefore, the project would not be reasonably foreseeable. In addition,

Section 15125 of The California Environmental Quality Act (CEQA) Guidelines requires an EIR to include a

description of the physical environmental conditions in the vicinity of the project, as they exist at the time

the notice of preparation (NOP) is published, from both a local and regional perspective. The baseline

date for this EIR is March 22, 2007. Therefore, the County is not required to evaluate cumulative projects

that were not past, present, and probable future projects at this time.

The Draft EIR considered possible cumulative impacts associated with the 41 related projects known to

the County at the time that the NOP was issued. The analysis is conservative in that it assumes that all 41

projects will be approved and built at full density. In fact, some of the projects may never be approved or

approved at a reduced density. Others may not be built due to lack of financing. In addition, the traffic

analysis includes an ambient growth factor, in addition to the projected traffic from the related projects,

to address projects that may be proposed after the commencement of the EIR process.
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Response to Comment R-ORG-3-7

Changes to the text of the Draft EIR were presented in an underline and strikeout format so that the exact

text that was edited could be seen by the public. The comment maintains that the Recirculated Draft EIR

is difficult to decipher. The comment does not address the content of the Recirculated Draft EIR.

Response to Comment R-ORG-3-8

Table 5.8-7 of the Recirculated Draft EIR includes two minor errors that do not change the conclusion of

both the original and Recirculated Draft EIR that cumulative wastewater impacts will not be significant.

Table 5.8-7 of the Recirculated Draft EIR incorrectly showed the net project total as 98,531 gallons per day

(gpd) rather than the correct total of 139,696 gpd. With the correct project-only total, the cumulative total

wastewater generation from the project and the related projects is 683,550 gpd, or 41,165 gpd greater (6

percent) than the total amount indicated in the Recirculated Draft EIR.

The numbers on Table 5.8-7 have been revised in Section 2.0, Revisions to the Draft EIR, of this Final EIR

to reflect the edit suggested by the comment. The comment also suggests that all 41 related projects

shaved similar amounts from their totals. For the purposes of the EIR analysis, wastewater generation for

the proposed project and related projects is based on net units and wastewater generation factors

provided by the City of Los Angeles, Bureau of Sanitation and are therefore sufficiently conservative.

Response to Comment R-ORG-3-9

The text on Table 5.8-7 has been revised to be consistent with totals shown in Table 5.8-2, as suggested by

the comment. At the request of the City of Los Angeles Bureau of Sanitation (BOS), the Recirculated Draft

EIR recalculated the project’s wastewater generation based on the generation rates provided by BOS. As

set forth in Table 5.8-2 of the Recirculated Draft EIR, the total amount of wastewater generation by the

project alone is 139,696 gpd, an increase of about 9,000 gpd (representing only approximately 0.01 percent

of the total currently unused capacity at the Hyperion Treatment Plant [HTP]) from the amount included

in the September 2008 Draft EIR. The BOS comment letter of July 10, 2009, accepted these calculations as

correct, indicating that the existing sewer system will accommodate the total flows from the proposed

project. The Recirculated Draft EIR used the same BOS generation rates to calculate the cumulative

wastewater totals.

The total available unused capacity at HTP is 88 million gpd. The cumulative total of 683,550 gpd

represents 0.78 percent of this capacity. Therefore, the conclusion that “capacity is available at the HTP”

(page 5.8-22 of the Recirculated Draft EIR) remains the same. Moreover, the City of Los Angeles has

adopted an Integrated Resources Plan that identifies improvements to expand capacity by an additional

100 million gpd to accommodate flows beyond current projections.
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Response to Comment R-ORG-3-10

The Recirculated Draft EIR does not contain a water services section. Section 5.9, Water Services, in the

2008 Draft EIR describes the water supply reliability for State Water Project (SWP) and Colorado River

water supplies. As stated on page 5.9-6, In comparison to the State Water Project Delivery Reliability

Report, 2005, the total annual SWP deliveries are expected to decrease for normal, single-dry, and

multiple-dry water years. With respect to Colorado River supplies, the Draft EIR notes that

while all significant issues in the QSA [Quantification Settlement Agreement] litigations have
been resolved in favor of MWD [Metropolitan Water District] and the other QSA parties to
date, including the entire All-American Canal case, it is impossible to predict with absolute
certainty how the remaining litigation will be resolved. MWD is actively involved in the litigation
and plans to defend the QSA fully to prevent any impacts to its Colorado River supplies.

Consistent with the Draft EIR, the water supply reliability within the Metropolitan Water District (MWD)

remains in flux.

The MWD is taking aggressive actions to ensure water reliability. Since 1990, MWD has invested more

than $223 million in conservation incentives, saving 120,000 acre-feet annually. Metropolitan’s

investments in incentive-based programs increased new annual water savings by 7,400 acre-feet in fiscal

year 2007/08 as a result of greater public awareness and increased purchases of water conservation

devices. The Integrated Water Resources Plan, MWD’s planning blueprint, calls for an annual water

conservation goal of 1.1 million acre-feet by 2025. Towards that target, about 300,000 acre-feet will come

from incentive based conservation (also referred to as active conservation) with the balance of

approximately 800,000 acre-feet saved through the impacts of water rates and compliance with plumbing

codes and other laws.4

MWD is also implementing programs to increase water recycling, groundwater recovery and storage.

MWD’s Local Resources Program (LRP) is a performance-based incentive program designed to expand

water recycling and the recovery of degraded groundwater. The LRP has a target of 174,000 acre-feet per

year from new recycled and recovered groundwater projects. Proposed projects identified for

development help achieve regional water supply reliability. In fiscal year 2007/08, about 114,000 acre-feet

of recycled water was developed for non-potable uses and about 48,000 acre-feet of groundwater was

recovered for municipal use.5

MWD set a 2025 IRP target for seawater desalination at 150,000 acre-feet. As with recycled water and

groundwater recovery supplies, MWD will provide incentives of up to $250 per acre-foot for locally

4 MWD’s Annual Report to the State Legislature , February 2009
5 MWD’s Annual Report to the State Legislature , February 2009
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produced seawater desalination that reduces the need for imported supplies. There are three signed and

two pending contracts with member agencies that are anticipated to produce 142,000 acre-feet.6

MWD’s dry-year conjunctive use programs involve storing surplus imported supplies within the service

area to maintain reliability during dry, drought and emergency conditions. MWD has executed

10 agreements with member and retail agencies for groundwater storage. This provides MWD with about

422,000 acre-feet of additional storage, with a contractual yield of more than 115,000 acre-feet per year. To

date, nearly $45 million of state Proposition 13 funds and $54.7 million of MWD’s capital funds have been

allocated to these programs. In response to dry conditions and cutbacks of State Water Project deliveries

to protect Delta fisheries, MWD initiated use of these storage accounts in June 2007 to meet demands for

imported water. MWD has requested agreement partners to use more than 70,000 acre-feet from storage

in place of deliveries through mid-2009. As of October 2008, the current balance is 225,000 acre-feet,

reflecting the utilization of 15,000 acre-feet of storage since June 2007.7

In addition to the conjunctive use program, MWD has cyclic storage agreements in two major

groundwater basins in its service area, allowing for up to 240,000 acre-feet of imported water storage.

These agreements provide for pre-delivery of surplus replenishment water, allowing for storage of

surplus on short notice. The basins purchase the replenishment water over time as the replenishment is

needed to offset groundwater pumping. In 2008, MWD had 63,000 acre-feet in storage in these accounts.

Due to drought and imported supply restrictions to protect Delta fisheries, 50,000 acre-feet from these

accounts have been used to support continued groundwater production.8

The following is an excerpt from Section 5.9 Water Service of the Draft EIR.

The WSA (Appendix 5.9) prepared for the County indicated that WWD No. 29’s projected water
supplies will meet the projected water demands associated with the proposed Neptune Marina
Apartments and Anchorage/Woodfin Suite Hotel and Timeshare Resort Project, in addition to
other planned uses within the WWD No. 29’s service area. WWD No. 29 purchases water from
the West Basin Municipal Water District, which purchases water from the MWD. Based on
projected growth within the MWD service area, MWD expects that water demand in its service
area will rise from a current demand of 3.6 million afy to 4.8 million afy by 2020. To accommodate
this projected growth, MWD developed an Integrated Water Resources Plan (IRP) that is a 25-
year comprehensive water resources plan for Southern California. As part of the IRP, West Basin
MWD and MWD have taken steps to improve reliability of supplies through extended droughts or
other potential threats to supply. Based on the reliability of water supplies for the WWD No. 29
for both normal and dry years, it will be able to adequately supply the project with the projected
91,000 gpd net increase. Please see Appendix 5.9 for the WSA.

6 MWD’s Annual Report to the State Legislature , February 2009
7 MWD’s Annual Report to the State Legislature , February 2009
8 MWD’s Annual Report to the State Legislature , February 2009

3.0-183



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Based on the reasons above, there is substantial evidence that water supply for the proposed project is

reliable. In addition, the proposed project will implement mitigation measures that require water

conservation for indoor and outdoor potable water use, in anticipation of constrained water supplies.

Response to Comment R-ORG-3-11

Please refer to Response to Comment R-ORG-2-2 regarding the underutilization of the existing parking

lot on Parcel FF. The project will construct a public park in a superior location to one that theoretically

could be built on Parcel FF. Please see Response to Comment R-ORG-2-5.

The balance of this comment does not address the adequacy or completeness of the Recirculated Draft

EIR and no response is necessary. This comment refers to alternative uses on the project site and

elsewhere which are not part of the environmental analysis.

Response to Comment R-ORG-3-12

The consistency of the hotel use with the LCP is addressed in Section 5.17, Land Use, of the Draft EIR.

An environmental impact report is required to analysis the potential impacts from a proposed projected

under consideration by a lead agency. As stated in Section 6.0, Alternatives, “State CEQA Guidelines

Section 15126.6 provides that the purpose of the alternatives section of an environmental impact report

(EIR) is to assess a range of reasonable alternatives to the proposed project, or to the location of the

project, which would feasibly attain most of the basic objectives of the project but would avoid or

substantially lessen any of the significant effects of the project.” As such, alternatives for the proposed

project such as an “eco-hotel or hostel,” would not provide any environmental advantages in that it

would not reduce a significant wetland impact to a less than significant level. The alternatives analysis

considered an adequate range of alternatives in accordance with the State CEQA Guidelines. Moreover,

such an alternative would not meet the following project objective as fully as the proposed project:

 Develop a hotel/time share resort proximate to the water as additional high-value visitor-serving uses
in the Coastal Zone in compliance with the Coastal Act.

 Generate additional revenues to the County in the form of increase ground rents, fees and tax
revenues.

Contrary to the comment, there is no 100-foot buffer required adjacent to the proposed wetland park.

Response to Comment R-ORG-3-13

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary. The commentator’s opinion about the inappropriateness of land use proposal has

been forwarded to the decisions makers.

3.0-184



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

Letter R-I-1
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Letter R-I-1: Unidentified Individual July 8, 2009 (R-I-1)

Response to Comment R-I-1-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.
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Letter R-I-2
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Letter R-I-2: Bostick, Rosalie No Date (R-I-2)

Response to Comment R-I-2-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-I-2-2

The commenter cites her opinion that a change in wind patterns in the Marina could occur as a

consequence of the construction of tall buildings, including a 19-story hotel on Parcel 9U. The

Recirculated Draft EIR included a discussion of the project affects on wind patterns in Section 5.4 Air

Quality (see Subsection 5.4.3.3.2.3, Wind Impacts). The engineering firm of Rowan Williams Davies &

Irwin Inc., performed a detailed wind study for the project (October 2005) using wind tunnel tests to

simulate and measure before and post-development wind conditions in Basin B. The study concludes that

there would be no significant effect on the general air circulation patterns in Basins A, B, and C in the

Marina. The study reports there will be areas of altered wind speed and direction in Basin B adjacent to

the proposed development, particularly when the winds are from the southwest, and also acknowledges

there will be localized areas where changes in wind direction and speed occur at the west end of Basins B

and C, in areas generally close to the proposed and future developments; however, due to the localized

nature of these changes and the fact that the majority of sailors will be under power as they either dock at

or leave berthing slips at the basins’ terminuses, the report concludes the general air circulation pattern

and the use of surface winds by birds within Basins A, B, and C of Marina del Rey will not be

significantly affected by the proposed development.
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Tripp, Michael
�
From: Daniel Henry Gottlieb [mailto:daniel.gottlieb@gmail.com]  
Sent: Monday, July 27, 2009 9:14 AM 
To: Tripp, Michael; zev@bos.lacounty.gov; molina@bos.lacounty.gov; ridley-thomas@bos.lacounty.gov; 
knabe@bos.lacounty.gov; antonovich@bos.lacounty.gov 
Cc: Leslie Dutton; FreeRichardFine@gmail.com 
Subject: Revised Comments to Neptune et al RDEIR 

Dear Mike, 

Please note that this email is addressed to the members of the L. A. County Board of Supervisors 
as well as to you, with copies to the media and the press. As today is the last day for public 
comment on the Revised Draft Environmental Impact Report of the Neptune Project in Marina 
del Rey, it is important that the public is made aware of the on going community concerns about 
the development process following the Law. It is for that reason that I have agreed to distribute 
this document to the following media before today's deadline. Copies of this email will be 
distributed to: 

City News Service,
So Cal News Service
The Argonaut,
Full Disclosure Network
Los Angeles Times
CityWatchla.com
RonKayela.org,
laobserved.com,
L A Weekly

FreeRichardFine@aol.com

You haven't replied to my questions over the last few weeks about: 
How does the Final action name a new lessee, North Point Venture, for the Shores project 
without signing a new lease?  
Will the Neptune avoid applying for an off-site transport Conditional Use Permit like the Shores 
did?  
Where are the original documents on the Noise study 5.2 of the RDEIR which are implied by 
the cross through lines and the underlines which render the 'edited' document unreadable? 

Mike, because of the fact that for the Shores Project, important letters failed to appear in the Final 
EIR, I would like to ask you to send me a conformation that Impact Sciences has received this 
letter.  Also I ask that you replace the old July 24, 2009 letter with the attached July 27, 2009 
updated letter. If you can't, that's OK, the July 27 letter has only minor corrections made to it. 
The only substantial change I would make is to add a paragraph advancing an explanation of why 
the level of sophistry in the newer Neptune Project is so much higher and more obvious in the 
newer Neptune RDEIR than it is in the older Woodfin (= Neptune) DEIR and in the Shores EIR. 
I will put it in as a Post Script to this covering letter, since it involves a dramatic human interest 
story, which is the main grist for the media these days.  

Thanks for your previous and anticipated help Mike, 

Letter R-I-3a
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Dan

PS.  The main reason for the leap in the level of sophistry in the Neptune's RDEIR over the 
earlier DEIR and over the Successful Shores EIR is that the Shores was successful. If the Shores 
could get out of applying for a permit, why couldn't the Neptune similarly avoid applying for the 
same permit? If the Shores can succeed by changing the parameters of their construction plan 
without analyzing the new impacts, why couldn't the Neptune? Etc. How did the Shores succeed. 
Because our brilliant inexpensive lawyer, Richard I. Fine, US Supreme Court litigator and 
Federal Prosecutor, was disbarred, and hounded into jail by the Shores and Neptune lawyers. 
Hence he was not available to prosecute the Marina Strand Colony II's case against the Shores. 
Indeed, the intimidated Board of Directors of MSCII declined to appeal the Board of Supervisors 
reinstatement of the Shores permits. If that's what happens to our lawyer, what will happen to us 
by fighting the developers? If the Shores were penalized for its sophistry, the level of future 
sophistry would decrease, instead of leaping higher to a new level. 
============================== 

Mr. Michael Tripp, 
Department of Regional Planning 

July 27, 2009 

Please submit this email for the record for the RDEIR of the Neptune, Woodfin, et al. 
Also please distribute this email to the Regional Planning Board. 

I am opposed to this project as a NIMBY because it will cause enormous noise and vibrations 
from our front on Via Dolce and from our rear with contemporaneous construction noise from the 
Shores project which will be occurring at the same time. Clouds of dust borne by easterly winds 
will pollute our lungs and dirty our homes. When the long process of constructing the Shores, the 
sewer, the Woodfin skyscraper and the Neptune finally ends, our scenic highway Via Marina, 
will be bordered by ugly large buildings out of character with the present low rise residential 
areas. The peace of the residential neighborhood will be broken by a large hotel deep in its 
middle with traffic all night and garbage and service trucks all day. 

I am opposed to the Neptune project as a CITIZEN, because I don't want this country to turn into 
a third world country. The already approved Shores project has the same lawyers and 
consultants as the Neptune Project. 
The sophistry of the Shores which was unpunished, metastasized in this RDEIR of the Neptune 
project. One expects, that if it is rewarded, the next projects will even be more blatantly 
manipulated. The same type of sophistry which underlies our economic collapse permeates the 
MdR development process. When it becomes too blatant, our legal system will collapse or lose 
the confidence of the World.

Cross-Through Confusion
The worst example is the use of cross-through  lines to confuse the reader. The Shores DEIR had 
a figure which showed the height above grade of the building. For the FEIR the grading and 
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number of levels of subterranean garages changed, so one would expect the heights of the 
buildings would change. The Figure purporting to show the change had cross-through lines 
obscuring the old numbers and the new numbers. So there is no clear statement of the change of 
height above grade of the buildings. Also, there is no statement of the absolute height above sea 
level of the buildings.

The REIR of the Neptune project used a crossed through table to confuse the amount of off-site 
cubic yards transport. The Notice of Preparation of the Woodfin = the Neptune announced that 
the different components of the project  would each ask for a Conditional Use Permit for offsite 
transport. When we saw this, we asked why the Shores did not say they would apply for a CUP. 
The answer came at the December 16, 2008 Board of Supervisors hearing on the Shores project. 
There the Shores lawyer implied under oath that 92,000 cubic yards of debris and 25,000 cubic 
yards of soil did not exceed 100,000 cubic yards of material. 

Off Site Transported Out
When we saw the RDEIR of the Neptune, the first thing we looked for was the treatment of the 
CUP for offsite transport. We never saw any specific wording of their obligation to apply for one. 
We did find a paragraph summary of the amount of grading and exported debris and soil, but the 
description was contained in a paragraph which confused the total amount of exported dirt with 
exported dirt from the Anchorage. In addition the total was not correct, as Mr. Tripp pointed 
out.

Search For Shores Finds Haul Routs Altered
We decided to search the RDEIR for the word  'Shores'  . 
We found it in section 5. 2 Noise. That is a long section consisting of underlined and cross-
through line sentences. It is hard to read. It supposedly  represents an earlier document reedited. 
But there is no earlier document. The Shores EIR and Additional Environmental analysis  was 
very careful not to mention other projects and avoided being mentioned in the sewer  EIR. We 
defy the consultants to produce a document which even looks like an original unedited  Noise 
document. 

If you search within the document for  'Shores', you will find what looks like a change in the haul 
route. The 'haul route will be along via Marina' is changed via underlining and crossing out to 
'would include via Marina'. 
That means they are opening up the possibility of trucks moving along via Dolce and only 25 feet 
from our condos instead of the 50 feet that  appears in the EIR of the Shores. Worse, still on the 
same page, the Neptune and Sewer projects will use a haul route similar to the Shores. So 
without a clear statement, preparations are being laid to increase the noise on Marina Strand 
Colony II by a factor of 4, since none of these haul trucks were supposed to  pass closer than 50 
feet to residences. 

In The Shadows
In the Shores project, the shadows were shown to be incorrect in its DEIR. The 'correction' was 
given in the Shores FEIR. It consisted of several smaller Figures representing shadows over the 
year. Some Figures depicted the buildings as not rectangular. An issue was whether the 3 hour 
shadow threshold of the City was  exceeded. It will be. So we decided to search the Neptune 
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RDEIR for 'hour'. Sure enough on page 5.6-55 we found '3 hours' in a paragraph which had 
simultaneous underlines and crossouts. We also found that the County has a threshold of two 
hours according to the RDEIR. We won't bother to do any calculations here. The point is: How 
would you like this kind of behavior on your checking account statement from your bank? 
Similar behavior has reduced your investments to about 50% of their value, because no one in 
authority spoke up. You are in authority. What's it going to be? 

Note that November and March are the months when daylight savings changes. They don't show 
March in their shadow study because it is too much like October. October they do the study on 
the "October Solstice". There is no such day, so we don't know what day they are talking about 
in October, furthermore we don't know whether the time is Standard or Daylight Savings for the 
corresponding day in March. Recall that daylight savings change is in March and the equinox is 
also in March, but not in October. 

Note that  Daylight Savings dates changed recently under Bush, but the winter and summer 
solstices changed by one day after 2000, under Clinton, and the RDEIR got the equinox  wrong. 
So maybe the RDEIR is covering up long hours of shade. My boating friends tell me that a boat 
needs sunshine to dry out.

A suppressed point of view
The Design Control Board was originally charged with assessing visual impact. But the Staff 
Counsel never informed them of their duty, until the public found the law in the LIP. When the 
DCB began to think of upholding the law, the County staff found an 'inconsistency' with the law 
and removed their power to check for consistency with the LCP of any new project. But they had 
to give that power to the RPC.

Before the DCB was stripped of their power, the Shores Project had conducted an inadequate 
analysis in its DEIR stating that it was unnecessary because the DCB had already approved the 
scenic impacts. In their analysis they state: "Unfortunately, there no definition of scenic view in 
the LCP". The study the Shores presented  of the scenic impact of the Shores Project consisted 
only of pictures of the del Rey Shores from across via  Marina and via Marquesa.  

So later when the Woodfin project had its scoping meeting, I asked for the impact of the 19 story 
building on the view from Lighthouse Bridge across Ballona Lagoon. This was contained in the 
Scoping meeting's minutes, in the appendices of the DEIR. This view was not analyzed in the 
DEIR or in the RDEIR. Furthermore the minutes of the Scoping meeting were missing from the 
DVDs of the Neptune Project sent to me and the MdR library. I hope the RPC is shown this view 
point in their walk around Marina del Rey this August. 

Sincerely,

D. H. Gottlieb
Professor Emeritus Mathematics
3516 Via Dolce
Marina del Rey
CA 90292
gottlieb@math.purdue.edu
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Letter R-I-3a: Gottlieb, Daniel July 27, 2009 (R-I-3a)

Response to Comment R-I-3a-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-I-3a-2

The comment about the “Shores project” is directed at County of Los Angeles Department of Regional

Planning staff and does not pertain to the content or findings of the Recirculated Draft EIR.

The complete list of discretionary actions necessary for approval of the proposed project is included on

page 3.0-72 of the Draft EIR. These discretionary actions are:

Neptune Marina Parcel 10R

Amendment to the Marina del Rey Land Use Plan
Coastal Development Permit (CDP)
Coastal “Approval in Concept” (for Parcel 10R anchorage component) for separate CDP from the
Coastal Commission

Conditional Use Permit (CUP), including grading for off-site transport
Variance

Neptune Marina Parcel FF

Amendment to the Marina del Rey Land Use Plan
Coastal Development Permit
Conditional Use Permit
Variance

Woodfin Suite Hotel and Timeshare Resort

Coastal Development Permit
Conditional Use Permit
Parking Permit
Tentative Tract Map
Variance

Wetland Restoration

Coastal Development Permit

Public-Serving Anchorage

Coastal “Approval in Concept” for a separate CDP from the Coastal Commission
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All technical appendices used for preparation of impact analysis in the Draft EIR and Recirculated Draft

EIR are provided in the appendices of both documents.

Response to Comment R-I-3a-3

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-I-3a-4

The comment about the “Shores project” is directed at County of Los Angeles Department of Regional

Planning staff and do not pertain to the content or findings of the Recirculated Draft EIR.

Response to Comment R-I-3a-5

This comment includes general reasons why the commenter is opposed to the project. The comment was

forwarded to the decision makers for their consideration. This comment does not directly address the

adequacy or completeness of the Recirculated Draft EIR and therefore no further response is necessary.

Response to Comment R-I-3a-6

This comment includes general reasons why the commenter is opposed to the project. The comment was

forwarded to the decision makers for their consideration. This comment does not directly address the

adequacy or completeness of the Recirculated Draft EIR and therefore no further response is necessary.

Response to Comment R-I-3a-7

Please see Response to Comment R-ORG-2-7 above for an explanation of the formatting used in the

Recirculated Draft EIR. Please see Response to Comment R-ORG-1-24 above for an explanation of

existing and proposed building heights on the project site.

Response to Comment R-I-3a-8

The comment was forwarded to the decision makers for their consideration. This comment does not

directly address the adequacy or completeness of the Recirculated Draft EIR and therefore no further

response is necessary.

Response to Comment R-I-3a-9

Please see Response to Comment R-I-3a-2 above for a list of the necessary discretionary actions being

sought for approval of this proposed project. On page 3.0-9 of the Recirculated Draft EIR, the following

text may be found “A Conditional Use Permit (for site grading, export of earth and parking for boater-

related uses),” meaning that a CUP is required for off-site transport of soil.
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The total amount of site grading would require the export of 240,121 tons (198,450 cubic yards [cy]) of

earth material. This total stems from the export of 124,650 cy from Parcel 10R, 31,600 cy from Parcel FF

and 42,200 cy from Parcel 9U.

The comment was forwarded to the decision makers for their consideration. This comment does not

directly address the adequacy or completeness of the Recirculated Draft EIR and therefore no further

response is necessary.

Response to Comment R-I-3a-10

The Recirculated Draft EIR uses strikethrough text to allow readers to understand which text was

changed between the originally publicly distributed Draft EIR and the Recirculated Draft EIR.

The project would be required under existing County policy to obtain review and approval of a haul

route by Department of Public Works, prior to issuance of building permits. The approved haul route

would minimize the project construction traffic impacts. For example, the haul route would restrict times

for activities, as well as the routing and layover areas of trucks. From the Draft EIR: “As depicted in

Figure 5.2-6, Truck Haul Route, the haul route for trucks carrying the export materials extends north on

Via Marina to Washington Boulevard, then east on Lincoln Boulevard and south on the Marina

Freeway.” Via Dolce is not designated as part of the proposed haul route. In addition, per existing

County policy, Worksite Traffic Control (WTC) Plans will be developed for the project. The WTC Plans

will ensure that resident and emergency access will not be significantly impeded, pedestrian safety will

be maintained, and any short-term construction traffic impacts would be minimized. Moreover, the

proposed haul route is specified in the Draft EIR project description depicted in Figure 5.2-6 of the noise

section.

Response to Comment R-I-3a-11

The Recirculated Draft EIR contains a very detailed shade and shadow study. Given the limited extent

and duration of the shadows, the project should not create substantial shadow effects. During the Winter

Solstice, the hotel would cast shadows on portions of Via Marina in the morning only; small portions of

the west portion of Basin B in the afternoon only; and no off-site sensitive receptors would be shaded.

During the Summer Solstice, when the shadows are shortest, the hotel would cast shadows between 9

and 10:00 AM on a portion of the existing residential uses west of the project; no other sensitive receptors

would be shaded; it would cast shadows on portions of Via Marina in the morning only and a small

portion of Basin B in the afternoon only; and the northern portion of the proposed wetland park would

receive some shading in the late afternoon.
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Contrary to the comment, threshold of significance for shade and shadow impacts is whether the project

is likely to create substantial sun shadow problems. There is no 2-hour threshold.

The shadow analysis depicts shadows throughout the year, including October 21. Figure 5.6-20B, Shade

and Shadow Effects; Neptune Marina Project – October, inadvertently included the word “Solstice” in the

title for the October simulation; the correct title is “Shade and Shadow Effects; Neptune Marina Project –

October, 12:00 PM through 2:00 PM.”

Response to Comment R-I-3a-12

Please see Response to Comment R-ORG-1-24, above, in regards to proposed building heights and

views. Per the commenter’s request, a simulation of the view of the project site from Lighthouse Bridge

across the Ballona Lagoon is shown on Figure 3.0-1. The photographs used for the visual simulations did

not have the distant San Gabriel Mountains removed; rather the horizon was hazy on the day the photos

were taken.

3.0-197



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

Letter R-I-3b

1

2

3

3.0-198



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

4

5

6

7

3.0-199



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

8

9

10

11

3.0-200



Neptune Marina Apartments and Anchorage /
Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Impact Sciences, Inc.
0460.004

11

12

3.0-201



3.0 Responses to Written Comments

Impact Sciences, Inc. The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

Letter R-I-3b: Gottlieb, Daniel August 17, 2009 (R-I-3b)

Response to Comment R-I-3b-1

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-I-3b-2

A conditional use permit for grading of materials exceeding 100,000 cubic yards is part of the current

application, as stated on Page 3.0-9 of the Recirculated Draft EIR. The proposed haul route will include

the use of Via Marina to Washington Boulevard.

Response to Comment R-I-3b-3

This comment does not address the adequacy or completeness of the Recirculated Draft EIR and no

response is necessary.

Response to Comment R-I-3b-4

See Response to Comment R-I-3a-12 in regard to a visual simulation from the Lighthouse Bridge vantage

point.

Response to Comment R-I-3b-5

See Response to Comment I-3a-5, above.

Response to Comment R-I-3b-6

See Response to Comment I-3a-6, above.

Response to Comment R-I-3b-7

See Response to Comment I-3a-7, above.

Response to Comment R-I-3b-8

See Response to Comment I-3a-8, above.

Response to Comment R-I-3b-9

See Response to Comment I-3a-9, above.

Response to Comment R-I-3b-10

See Response to Comment I-3a-10, above.
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Response to Comment R-I-3b-11

See Response to Comment I-3a-11, above.

Response to Comment R-I-3b-12

See Response to Comment I-3a-12, above.
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Letter R-I-3c: Gottlieb, Daniel October 14, 2009 (R-I-3c)

Response to Comment R-I-3c-1

This comment references the Right-Sizing Parking Study for the Public Parking Lots in Marina del Rey

prepared by Raju Associates, Inc., for the Department of Beaches & Harbors. The comment references

parking lots that are not part of the current applications. Therefore, this comment does not address the

adequacy or completeness of the Recirculated Draft EIR and no response is necessary.
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0460.004

From: Tony Medley [mailto:sweatypalm@gmail.com]  
Sent: Sunday, October 11, 2009 10:07 AM 
To: Tripp, Michael 
Cc: info@wearemdr.com; Nancy Marino 
Subject: Proposed development at Via Marina and Tahiti Way 

To: Michael Tripp

Dear Mr. Tripp:

I have been a sub lessee in Marina del Rey since 1975. For the first decade, 
it represented government at its best. Starting almost from the 
condominiumization of the Marina City Club, and with the change of 
Supervisor for the 4th District, it has degenerated into government at its 
worst. The County ignores the people who live and work in Marina del Rey 
and what they wish to be done with their community. The County’s only 
motive now is profit; how much money can be made. This is not the proper 
function of a representative government.

The proposed development at Via Marina and Tahiti Way is typical. In a joint 
meeting of the Venice Marina Rotary Club and the Westchester Rotary Club 
several years ago, before more than 100 people, I asked Stan Wisniewski 
about the property and said that I understood that a high rise building was 
proposed to be constructed there, which would be inappropriate. Mr. 
Wisniewski replied that he “promised” me that no high rise development 
would be allowed, although a low rise development would probably be 
allowed. Now you are proposing a 19-story building, which is totally 
inappropriate in an area of low rise apartments, and is contrary to Mr. 
Wisniewski’s publicly-made promise. I urge you live up to Mr. Wisniewski’s 
promise and not allow this type of development. It will increase traffic and 
be a blot on a community that was originally developed to be a small craft 
harbor surrounded by low rise apartments. Combined with the construction 
the County is requiring at the Bay Club, which is also on Tahiti Way, traffic, 
ingress and egress will be extremely difficult for those of us who are sub 
lessees on Tahiti Way.

I request that all development be submitted to a vote of all the people who 
are sub lessees in the community of Marina del Rey. We should have the 
power to decide how our community develops.

Tony Medley
13900 Tahiti Way #224
Marina del Rey, CA 90292 
310.306.6200 
med@sweatypalms.net
�
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Letter R-I-4: Medley, Tony October 11, 2009 (R-I-4)

Response to Comment R-I-4-1

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.

Response to Comment R-I-4-2

The potential for a hotel with up to 19 stories to be located on Parcel 9U has been a part of the land use

component of the certified Local Coastal Plan (LCP) since 1996.

Response to Comment R-I-4-3

This comment does not address the adequacy or completeness of the Draft EIR and no response is

necessary.
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From: Gilberto Ruiz [mailto:gilbertoruiz.gr@gmail.com]  
Sent: Tuesday, August 11, 2009 1:20 PM 
To: Zoning LDCC 
Subject: Neptune Apartment -Project R2006-03647 

Please include the following comments as part of the public record for tomorrow's public 
hearing: 

Transportation and Traffic

On page 5.7-2 of the DEIR, a total of 17 intersections were identified for analysis.  Figure 5.7-1 
indicates that the majority (i.e.,13) are located within the unincorporated portion of the County 
and only four appear to be located within the adjacent communities of Culver City and Los 
Angeles.  The DEIR should have included additional intersections for analysis including 
Venice Boulevard, Abbot Kinney Boulevard, and Maxella Avenue. 

The analysis does not appear to address alternative transportation (e.g., bicycles, etc.) including 
existing conditions, potential impacts, or mitigation measures. 

�
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Letter R-I-5: Ruiz, Gilberto August 11, 2009 (R-I-5)

Response to Comment R-I-5-1

This comment addresses the number of intersection analyzed in the traffic study. The study intersections

were determined in consultation with the Los Angeles County Department of Public Works, Traffic and

Lighting Division. The City of Los Angeles Department of Transportation found the intersection studied

to be appropriate. Public transportation and other methods of transport was discussed in the Recirculated

Draft EIR.
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4.0 RESPONSES TO ORAL TESTIMONY

Topical responses to oral testimony received at the County of Los Angeles Regional Planning

Commission hearings of October 29, 2008, August 12, 2009, and October 14, 2009, are provided below.

Detailed responses to each comment are provided in this section.

4.1 TOPICAL RESPONSES TO ORAL TESTIMONY

 Parcels FF, 10R and 9U: Responses to testifiers’ comments alleging inadequacy of the traffic study
prepared for the projects (i.e., alleging significant traffic impacts at the Tahiti Way/Via Marina
intersection; alleging the traffic study does not adequately account for existing traffic on the west
side of the marina; and alleging inadequacy of the haul route analysis for the projects in the traffic
study):

The testimony presented at the public hearings did not provide evidence to support the testifier’s

assertion that the traffic conclusion for the Tahiti Way/Via Marina intersection in the traffic study (Draft

EIR Appendix 5.7) is flawed, but substantial evidence has been submitted in the traffic study refuting this

claim. The comprehensive traffic report prepared for the projects by Crain & Associates of Southern

California, a leading traffic engineering firm in the region, analyzed the projects’ individual and

combined affects on the Tahiti Way /Via Marina intersection, and concluded that there will be no

significant traffic impact at this intersection caused by the proposed projects. County Department of

Public Works’ Traffic & Lighting Engineering Section reviewed the Crain traffic report and concurs with

Crain’s conclusion that the projects will not result in a significant traffic impact at the Tahiti Way/Via

Marina intersection.

The traffic analysis performed for the projects is based on actual traffic counts taken in 2005, 2006, and

2007 during the AM and PM peak periods. The counts included existing traffic from the condominiums

and homes located on the west side of the marina that were cited by the testifier. These counts were

conducted at intersections in the Marina area including along Via Marina, Admiralty, Lincoln Boulevard,

Washington Boulevard, and the SR-90 freeway. The count data reflect traffic to and from existing

development on the west side of the Marina. To analyze future cumulative traffic conditions, the analysis

considered traffic from 41 related projects and ambient growth as well as project traffic. Therefore, the

analysis adequately considers traffic from development in the surrounding area including on the west

side of the Marina.

The projects would be required under existing County policy to obtain review and approval of a haul

route by Dept of Public Works, prior to issuance of building permits. The approved haul routes for the

projects would minimize the project construction traffic impacts. For example, the projects’ haul routes
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would restrict times for activities, as well as the routing and layover areas of trucks. In response to one

testifier’s concern, Via Dolce is not designated as part of the proposed haul routes. From the Draft EIR:

“As depicted in Figure 5.2-6, Truck Haul Route, the haul route for trucks carrying the export materials

extends north on Via Marina to Washington Boulevard, then east on Lincoln Boulevard and south on the

Marina Freeway.” In addition, per existing County policy, Worksite Traffic Control (WTC) Plans will be

required for the projects. The approved WTC Plans will ensure that resident and emergency access will

not be significantly impeded, pedestrian safety will be maintained, and any short-term construction

traffic impacts would be minimized. Moreover, the proposed haul routes for the projects are specified in

the Draft EIR project description depicted in Figure 5.2-6 of the noise section.

With respect to the Parcel 9U hotel and timeshare resort project, the Draft EIR analyzed traffic impacts

associated with the hotel/timeshare resort project and concluded that the “incremental project traffic

would not cause the LOS at any intersection to degrade, which is considered a less than significant

impact” (Page 5.7-72), and that the operational impacts of the hotel would be typical of a residential area

and are comparable to the types of noise presently experienced from existing surrounding residential

uses at the site and in the surrounding area, would be attenuated, and therefore would have less than

significant impacts.

 Parcels FF, 10R and 9U: Responses to testifiers’ comments alleging that the County’s processing
approach for the projects constitutes piecemealing of environmental analysis; that the cumulative
analyses in the joint EIR are inadequate; and that the County must suspend all development
permit review in the Marina pending the Coastal Commission’s review and approval of a
comprehensive EIR covering all proposed development projects in Marina del Rey:

Contrary to the comment of one testifier, the County is not piecemealing environmental analysis and is in

fact analyzing five separate components proposed by different applicants in a single environmental

document. In addition, the County is preparing a single aggregate Local Coastal Plan (LCP) map and text

amendment for all pending projects in Marina del Rey that are seeking LCP amendments, as well as a

cumulative impact assessment of all pending development in the Marina.

Testifiers asserted there may be as many as 17 projects currently under consideration for development in

the Marina. The cumulative impact analysis contained in the joint EIR for subject Woodfin Suite Hotel &

Timeshare Resort and Legacy Neptune Marina Apartments & Anchorage projects includes all projects

that were reasonably foreseeable at the time of the Notice of Preparation (NOP) in March 2007. The Draft

EIR considers total of 41 related projects in unincorporated Los Angeles County, City of Los Angeles, and

Culver City, in addition to ambient growth. The Recirculated Draft EIR added the Venice Pumping Plant

Dual Force Main project. As the testifier has not identified the 17 to 20 projects he asserts are underway, it

is not possible to know whether any of these projects were not included in the Draft EIR.
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The cumulative analysis contained in the joint EIR is quite conservative in that it assumes that all of the

related projects will be approved and built out at the maximum proposed density and without any

mitigation. It is likely that some projects would be approved at a lower density and/or with mitigation

and that others will never be built due to poor economic conditions or other reasons.

The Draft EIR analyzed cumulative impacts of the project and the related projects with respect to schools,

parks, traffic, as well as sewer, water, solid waste, education, police, fire, and library services impacts. In

addition, the County is preparing a single aggregate LCP map and text amendment for all pending

projects in Marina del Rey that are seeking LCP amendments, as well as a cumulative impact assessment

of all pending development in the Marina. Contrary to testifier allegations, the California Environmental

Quality Act (CEQA) does not require the County to suspend permit processing of Marina del Rey

projects pending its approval of a comprehensive EIR for all Marina development projects or a

comprehensive LCP update, just as it does not, by comparison, require the City of Los Angeles to

suspend processing projects in Venice and elsewhere pending the planned Community Plan updates.

 Parcels FF, 10R and 9U: Responses to testifier’s comments regarding climate change and sea level
rise:

Pacific Institute, in their May 2009 paper The Impacts of Sea-Level Rise on the California Coast, created maps

to identify areas that might be affected by sea level rise. They postulate that sea level will rise on the

California coast by 1.4 m (55 inches) by 2100. The maps do not show sea level rise impacts to Parcels FF,

10R, or 9U. The useful life of the proposed buildings, roughly 75 years, will precede the maximum sea

level rise in 2100. In any event, there is adequate “freeboard” at the bulkhead, which protects the sites

from an adverse impact from sea level change.

 Parcels FF, 10R and 9U: Responses to testifiers’ comments alleging inadequacy of the EIR’s
analysis of projects’ solid waste impacts:

The Draft EIR states in Subsection 5.10.3.3 Existing Solid Waste Disposal, that Los Angeles County

landfills have adequate capacity to service the existing population and planned growth until 2017, but it

also explains that capacity will likely extend well beyond 2017. Also, the County has recently concluded

agreements with nearby municipalities to divert solid waste from County landfills. In addition, the

County is implementing programs to reduce solid waste generation. The Draft EIR therefore concludes

it is reasonable to assume that solid waste disposal facilities and other options will be available in
the future beyond 2017. However, mitigation is required to reduce impacts to less than significant
levels, including (a) compliance with a Waste Management Plan to recycle at a minimum
50 percent of the construction and demolition Debris and (b) a solid waste management plan to
identify methods to promote recycling and re-use of materials, safe disposal, and the use of
recycling bins. The projects and cumulative projects could contribute to decline in landfill
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capacity; resulting in a significant impact unless additional landfill space or other disposal
alternatives are approved.

The 2007 Annual Report for Los Angeles County Countywide Integrated Waste Management Plan of

May 2009 states that “It should be noted that projecting future conditions is an estimate at best. It is a

very difficult undertaking due to the dynamic nature of the solid waste management system in the

County.” This report further states that “Los Angeles County would need to pursue additional strategies

to meet the needs of residents and businesses through the 15-year planning period.” These additional

strategies will include the expansion of existing landfills, develop conversion technologies (trash to

energy), expand transfer and processing infrastructure, maximize waste reduction and recycling, and

develop waste-by rail systems. The report then concludes that with the implementation of these strategies

that “the County would be able to accommodate the Daily Disposal Demand through the 15-year

planning period (2022).” This is a requirement of the State Integrated Waste Management Act of 1989.

 Parcels FF, 10R and 9U: Responses to testifier’s comments alleging inadequacy of wastewater
treatment capacity analysis in EIR:

At the request of the City of Los Angeles Bureau of Sanitation (BOS), the Recirculated Draft EIR

recalculated the projects’ wastewater generation based on the generation rates provided by BOS. As set

forth in Table 5.8-2 of the Recirculated Draft EIR, the total amount of wastewater generation by the

projects alone is 139,696 gallons per day (gpd), an increase of about 9,000 gpd (representing only

approximately 0.01 percent of the total currently unused capacity at the Hyperion Treatment Plant) from

the amount included in the September 2008 Draft EIR. The BOS comment letter of July 10, 2009

accepted these calculations as correct, indicating that the existing sewer system will accommodate the

total flows from the proposed project. The Recirculated Draft EIR used the same BOS generation rates to

calculate the cumulative wastewater totals.

Table 5.8-7 of the Recirculated Draft EIR includes an error that does not change the conclusion of both the

original and Recirculated Draft EIR that cumulative wastewater impacts will not be significant.

Table 5.8-7 of the Recirculated Draft EIR incorrectly showed the net project total as 98,531 gpd rather than

the correct total of 139,696 gpd. With the correct project-only total, the cumulative total wastewater

generation from the projects and the related projects is 683,550 gpd, or 41,165 gpd greater (6 percent) than

the total amount indicated in the Recirculated Draft EIR. See Section 2.0 of This Final EIR.

The total available unused capacity at the Hyperion Treatment Plant (HTP) is 88 million gallons per day.

The cumulative total of 683,550 gpd represents 0.78 percent of this capacity. Therefore, the conclusion that

“capacity is available at the HTP” (Page 5.8-22 of the Recirculated Draft EIR) remains the same.

Moreover, the City of Los Angeles has adopted an Integrated Resources Plan that identifies
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improvements to expand capacity by an additional 100 million gallons per day to accommodate flows

beyond current projections.

 Parcels 10R and FF: Responses to testifiers’ comments regarding projects’ alleged inconsistency
with LCP view corridor and building height requirements and LCP requirements regarding
protection of distant mountain views:

The Parcel 10R and FF apartment projects will provide LCP-required view corridors over the parcels,

consistent with the LCP as indicated in the table below. At Parcel 10R, a 76-ft-wide view corridor

(21 percent of the parcel’s Via Marina frontage) is being provided along Via Marina, opposite the subject

condominium complex, whereas the LCP requires a smaller, 71-ft-wide view corridor along this frontage.

The 60-foot height of the proposed apartment building fronting Via Marina on Parcel 10R is also far

shorter than the LCP’s maximum permissible building height on this “non-mole” portion of Parcel 10R:

The LCP allows a 140-ft-tall building on the non-mole/Via Marina fronting portion of Parcel 10R with

provision of a 20 percent view corridor on this parcel frontage, and up to a maximum 225-ft-tall building

with provision of a 40 percent view corridor along the parcel’s Via Marina frontage.

The “mole” (Marquesas Way) portion of Parcel 10R has a height limit of 45 feet with the inclusion of a

20 percent view corridor. The maximum permitted height on the mole portion of the parcel is 75 feet,

with the provision of a 40 percent view corridor. Based on the proposed 55-ft. building height on the mole

(Marquesas Way) portion of Parcel 10R, the required view corridor for the mole portion of the parcel is

27 percent consistent with this requirement, a view corridor comprising approximately 29 percent of the

Parcel 10R mole waterfront is being provided. These height standards will apply equally to Parcel FF.

Thus, the proposed 55-foot height building on Parcel FF will require a 27 percent view corridor along the

parcel’s water frontage; consistent with this requirement, a 30 percent view corridor is being provided

along the Parcel FF waterfront.

The 60-foot height of the proposed apartment building fronting Via Marina on Parcel 10R is far shorter

than the LCP’s maximum permissible building height on this “non-mole” portion of Parcel 10R: The LCP

allows a 140-ft-tall building on the non-mole/Via Marina fronting portion of Parcel 10R with provision of

a 20 percent view corridor on this parcel frontage, and up to a maximum 225-ft-tall building with

provision of a 40 percent view corridor along the parcel’s Via Marina frontage. Moreover, the 55-foot

building heights on the “mole portion” portion of Parcel 10R and on Parcel FF are consistent with the

LCP’s existing (for Parcel 10R) and the County’s proposed (for Parcel FF) building height designations for

these parcels, which would allow up to 75-ft-tall buildings with provision of a 40 percent view corridor

along the parcels’ street frontages. Based on the proposed 55-ft building heights of the apartment

buildings on the mole (Marquesas Way) portions of Parcel 10R and on Parcel FF, view corridors

comprising at least 27 percent of the respective parcel frontages are required by the LCP; the developer is
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providing a 29 percent view corridor along the Marquesas Way fronting portion of Parcel 10R and a

30 percent view corridor along Parcel FF’s Marquesas Way frontage, which both exceed the applicable

LCP view corridor requirement for these parcels.

Parcel 10R Parcel FF
“Mole”

(Marquesas
Way Frontage)

“Non-mole” (Via
Marina Frontage)

“Mole”
(Marquesas Way

Frontage)
LCP maximum
Permitted

Up to 75 ft.
height w/ 40%
view corridor

Up to 225 ft.
height w/ 40%
view corridor

LCP Permitted
(per proposed LCP
height category for
Parcel FF)

Up to 75 ft.
height w/ 40%
view corridor

LCP minimum
VC* allowed

45 ft. height w/
20% view
corridor

140 ft. height w/
20% view
corridor

LCP minimum
VC* allowed

45 ft. height w/
20% view
corridor

Required VC for
proposed
building height

55 foot
proposed height
requires
minimum 27%
view corridor

60 foot proposed
height requires
minimum 20%
view corridor

Required VC for
proposed
building height

55 foot proposed
height requires
minimum 27%
view corridor

Proposed
Project

55 foot height
w/ a 29% view
corridor being
provided

60 foot height w/
a 21% view
corridor being
provided

Proposed Project 55 foot height w/
a 30% view
corridor being
provided

*VC = View Corridor

Contrary to commenter testimony, there are no existing view corridor “views to the water” along Parcel

10R’s Via Marina frontage, so the provision of a new 76-ft-wide view corridor along this frontage will

significantly improve views to the water from this street frontage, when compared to the existing

condition. Moreover, the proposed project’s “primary” view corridor on Parcel 10R, between Building

Nos. 2 and 3 along the parcel’s Marquesas Way frontage (totaling 230 feet), represents a significantly

improved view to the water from Marquesas Way over existing conditions, as shown on the view

corridor simulation and photos of the existing condition at this portion of Parcel 10R that were submitted

to the Planning Commission.

With respect to protection of distant mountain views, while Land Use Plan (LUP) Coastal Visual

Resources Policy No. 11 limits building heights on specified Marina del Rey parcels in order to preserve

views of the Santa Monica and San Gabriel Mountains from the Main Channel (this policy limits building

heights on portions of Parcels 125, 129, 130, 131, 132, RR and SS to 40 feet), no such height restriction

exists in the LCP regarding the subject Parcels FF and 10R.
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 Parcels FF and 10R: Responses to testifier’s comments alleging inadequacy of projects’ pedestrian
accessways (sidewalks) along the Parcel FF and Parcel 10R Marquesas Way street frontage:

The testifier is correct that the Marquesas Way frontage of Parcel 10R currently does not contain a

sidewalk; however, the applicant will construct a sidewalk along the entire Parcel 10R and FF frontage

along Marquesas Way to correct this deficiency. The plans that the testifier references clearly show these

sidewalks.

 Parcels FF and 10R: Responses to testifiers’ comments alleging projects will result in adverse wind
impacts on sailing vessels:

The wind study cited by one testifier (Mr. Nahhas) at the August 12, 2009 public hearing pertains to

another project on the other, easterly side of the Marina (the Villa Venetia apartments project) and is

therefore not relevant to assess this project’s potential wind impacts.

With respect to the proposed apartment buildings on Parcels FF and 10R, the licensed engineering firm of

Rowan Williams Davies & Irwin Inc., (RWDI) performed two detailed wind studies for the projects using

wind tunnel tests to simulate and measure before and post-development wind conditions sailing Basins B

and C. The studies conclude that the overall wind conditions are unaffected at the majority of the areas

around the development by addition of the buildings proposed to be built on Parcels 10R and FF. Notable

changes in wind speed and direction were recorded only in the immediate vicinity of the proposed

developments in the most westerly ends of Basins B and C, during period of westerly winds. RWDI

concluded that, due to the localized nature of these changes coupled with the fact that a majority of

sailing vessels will be under power at these locations as they either dock or leave a slip, the changes in

wind speed and direction resulting from the proposed buildings is not assumed to be significant.

 Parcels FF and 10R: Responses to testifier comments alleging projects’ inconsistency with State
liquefaction maps:

The state liquefaction maps are general and specifically state that they are not a substitute for a site-

specific geotechnical investigation. Detailed, site-specific geotechnical investigations were made for the

proposed apartment buildings for Parcels 10R and FF by the Group Delta geotechnical engineering firm.

Group Delta submitted a preliminary geotechnical investigation report, dated September 29, 2005, and a

technical addendum dated April 11, 2007. These documents were reviewed by the Department of Public

Works’ Geotechnical and Materials Engineering Division as part of that Department’s review of the Draft

EIR and development application. The reports fully analyze site conditions, including potential geologic

hazards and liquefaction, and the Draft EIR includes mitigation measures that require conformance with

all recommendations of the reports. The subject reports were approved by the County Public Works’

Geotechnical & Materials Engineering Division.
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 Parcels FF and 10R: Responses to testifiers’ comments regarding affordable housing:

Contrary to the comment of one testifier that all residential units in the Marina del Rey are supposed to

be affordable, there is no policy or regulation that requires that all of the residential units in Marina del

Rey to be affordable. Rather, the LCP states that affordable and senior citizen housing projects shall be

encouraged as part of Phase II development. The State Mello Act and the County’s Mello Act Policy for

Marina del Rey require the replacement of demolished affordable units. In addition, all new residential

development must include affordable units, where feasible. Consistent with state law and County policy,

the Parcel FF and 10R projects will include a total of 81 replacement and inclusionary affordable housing

units. The County will require the applicant to record a covenant to assure the affordability of these units

for the term of the extended leases for both Parcels FF and 10R.

 Parcel FF: Responses to testifiers’ comments alleging the proposed conversion of the public
parking lot located on Parcel FF to residential use is impermissible per the certified LCP:

Section A.2 of the LUP (page 2-5), under the “Potential Conversion of Public Parking Lots” subsection,

expressly acknowledges that Parcel FF is underutilized by the public and is thus being contemplated for

conversion to residential use. Neither the County nor the applicant (or any other developer) has any

plans to develop Parcel FF for park use. Parcel FF has for many years been developed with an

underutilized surface parking lot.

Parcel FF is analyzed in the Marina del Rey Right-Sizing Parking Study, as follows: “Parking lot 12 on

Parcel FF, adjacent to Mother’s Beach activity area, is also a public parking lot, per the Local Coastal Plan

(LCP). There are 201 spaces in this lot. However, in the past few years, this overflow lot has not been used

much by the general public for recreational purposes but has been used mostly for construction staging

and by construction vehicles during construction. No public demand has been noticed in this lot.

Therefore, no further analysis of this parking lot 12 is conducted in this study. This lot is planned to be

removed from the list of public parking lots in the future pending a Plan Amendment is approved by the

California Coastal Commission.”

A July 2009 parking utilization study of Parcel FF, prepared by Crain & Associates of Southern California,

has been submitted to the Regional Planning Commission as part of the record for this case. That study

found the public’s use of the existing parking at Parcel FF to be minimal. The July 2009 study analyzed

recent counts conducted at the lot this year on Memorial Day and for a non-holiday weekend in June

2009. The new count results are consistent with the findings from the previous Parking Utilization Study

which Crain conducted for Parcel FF back in August 2004. In summary, in its July 2009 study, Crain

found that Lot 12 was not heavily utilized, with an average peak parking demand of 27 vehicles for the

three count days. Additionally, a majority of the vehicles accessing the parking lot was associated with
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residential parking needs for the adjacent apartment uses. These findings comport with those in DBH’s

comprehensive March 2009 Right-Sizing Study of Parking Lots in Marina del Rey, which also concludes

the public’s use of Lot 12 is minimal. The County’s study was based on field observations in 2005 and

2007. The CCC’s April 2009 Revised Findings in support of the Periodic LCP Review also found that the

lot is underutilized, because it is not located in the vicinity of any visitor-serving or recreational uses. Half

of the spaces displaced (101) will be replaced by the County in a new structure conveniently located at a

recreational attraction in the Marina, such as Burton Chase Park, at a location that much better serves the

recreating public. Therefore, no parking shortage will occur. This is consistent with the Draft EIR and the

County’s Right-Sizing Parking Study, which concluded that the existing parking lot on Parcel FF is

underutilized.

 Parcel FF: Responses to testifier’s comment that the approved conversion of Parcel FF from its
current public parking use to residential use will result in adverse impacts to public shoreline
access:

Contrary to this testifier’s allegations, and consistent with Shoreline Access Policy #1 of the LUP (Public

Access to Shoreline a Priority), the Parcel FF project provides public pedestrian access and ensures

passive recreational use to and along all portions of the Parcel FF bulkhead, in conformance with Sections

30210-30212 of the California Coastal Act and Chapter 1 (Shoreline Access) of the Marina del Rey Land

Use Plan. The project implements this key Public Shoreline Access policy through provision of 28-foot-

wide public pedestrian promenade along the parcel bulkhead; through provision of public views to the

water from the public street fronting the project (Marquesas Way), consistent with LCP view corridor

requirements; through provision of directional signage regarding the project’s public waterfront

promenade and nearby public wetland park (to be located on southerly portion of adjoining Parcel 9U);

through development of a public boat anchorage adjoining the Parcel 9U bulkhead; through contributing

50 percent of the cost of developing a public wetland park on the southerly portion of Parcel 9U; and

through provision of a Marina del Rey visitor-serving activities promotional kiosk to be located in the

apartment building’s lobby. In furtherance of these important shoreline access policies, the applicant has

been conditioned to provide signage at the project’s entrances and at each bulkhead entrance of each

public lateral access way identifying these as public access ways. The applicant has also been conditioned

to provide signage at conspicuous locations along the length of the bulkhead public access ways (public

promenade) identifying the access ways as public.

The County deems development of a public wetland park on the southerly 1.46-acres of Parcel 9U to be a

superior alternative to the development of a public park on Parcel FF, notwithstanding the fact that there

is no evidence of any current or forthcoming proposal—public or private—to develop a public park at

Parcel FF. Parcel 9U provides a more expansive waterfront viewing opportunity along a far more heavily
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traveled street—Via Marina versus the Marquesas Way mole road—and would thus provide a larger,

higher-quality waterfront park area to a greater number of visitors. Development of a public park on

Parcel 9U would therefore offer superior Coastal waterfront access to a greater number of people than a

park that could potentially be built, at an as yet unspecified future date, at the Parcel FF mole road

location.

In approving the Parcel FF development application, the Regional Planning Commission has found that

no public parking shortage will occur as a result of the proposed conversion of Parcel FF from its current

parking use to the applicant’s proposed residential use, because it has been well documented that the

public’s use of the surface parking spaces located on Parcel FF has historically been, and continues to be,

minimal. As such, the Commission found that deferring the construction of the 101 replacement parking

spaces will not result in a shortage of public parking in the project vicinity. The Commission further

found that the County’s proposal to relocate 50 percent (101 spaces) of the 202 public parking spaces that

will be displaced at Parcel FF as a result of the project to the Burton Chace Park complex, or other more

visitor-serving Marina del Rey location of the County’s choosing, will serve to enhance the public’s access

to the shoreline by providing the public parking at a more desirable location in direct proximity to

visitor-serving or recreational attractions.

 Parcel FF: Responses to testifier’s comments alleging that a “public park” alternative for Parcel FF
was not analyzed in the Recirculated Draft EIR or the Draft EIR, and that the Draft EIR is
insufficient in its analysis of alternative feasible mitigation measures for Parcel FF:

CEQA requires that an EIR contain a reasonable range of alternatives that would feasibly attain most of

the basic objective and would avoid or substantially lessen the significant effects of the project (State

CEQA Guidelines Section 15126.6(a), (b)). An EIR need not consider every conceivable alternative to a

project (State CEQA Guidelines, Section 15126.6, subd. (a)); "Rather it must consider a reasonable range of

potentially feasible alternatives that will foster informed decision making and public participation." (State

CEQA Guidelines, Section 15126.6, subd. (a))

In this case, the Draft EIR includes 9 different alternatives. In addition, the Draft EIR considered but

rejected as infeasible three other alternatives, including one involving development of 9U as a public

park. This represents a reasonable range of alternatives, consistent with CEQA requirements.

In any event, a public park alternative involving development of 9U would not meet the project

objectives to:

 provide for additional needed affordable housing in or near the Coastal Zone, in compliance with the
Mello Act;
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 provide increased coastal residential opportunities with designs that emphasize coastal views,
consistent with the residential buildout framework for Marina del Rey specified in the certified LCP;

 replace an underutilized parking lot with high-quality residential development and facilitate the
future relocation of public parking in another area of the Marina that will better serve the public; or

 create a public park in a location that provides convenient parking and public access and expansive
and higher quality views of the basin and allows integration with other public uses and amenities.

Therefore, such an alternative would not be meet the requirements of State CEQA Guidelines Section

15126.6(a), (b).

 Parcel 10R: Response to testifier’s comments alleging the Parcel 10R private boat anchorage will be
non-compliant with Americans with Disabilities Act (ADA) standards:

The existing marina has no ADA compliance; i.e., no ADA gangway and no ADA-sized slips. Federal law

requires 5 slips in the new anchorage to be ADA-compliant. The proposed anchorage provides these

required 5 ADA slips, as well as 6 additional ADA-compliant slips, for a total of 11 ADA-compliant slips.

The developer is able to obtain the 6 additional ADA-compliant slips due to the fact that some additional

slips are adjacent to required widened end-tie fingers and head-walks, thus meeting the 5-foot dock

width rule that allows docks to be ADA-compliant.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifiers’ comments regarding alleged project
inconsistency with LCP view corridor and building height standards applicable to Parcel 9U.

The proposed hotel/timeshare project is consistent with LUP Policy 8b, which permits a maximum height

of 225 feet when a 40 percent view corridor is provided. The project incorporates the 40 percent view

corridor (154 feet wide), which preserves substantial views of Basin B from Via Marina through the Parcel

9U public park/wetland.

The proposed hotel/timeshare project is consistent with LUP Policy 8b, which permits a maximum height

of 225 feet when a 40 percent view corridor is provided. The project incorporates the 40 percent view

corridor (154 feet wide), which preserves substantial views of Basin B from Via Marina through the Parcel

9U public park/wetland.

The LCP permits a hotel height of 225 feet on Parcel 9U with a 40 percent view corridor. Hotels within the

updated Marina LCP located on the Marina’s “non-mole” roads (such as Via Marina) are permitted a

height limit of 225. (LUP page 8-11.) Height design flexibility also is provided for seaward parcels along

Via Marina, including Parcel 9U, allowing a maximum height of 225 feet when a 40 percent view corridor

is provided (LUP Policy 8b). Consistent with the certified LCP’s “Modified Bowl” concept, the

hotel/timeshare project provides a 40 percent view corridor over Parcel 9U as the trade-off for developing
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a taller building with a significantly smaller building footprint. The proposed hotel design offers a

significantly wider water view corridor than the previous hotel (Marina Plaza Hotel) that was approved

for development on the site by the County and Coastal Commission in the 1980s. That prior-approved

hotel spanned the entire parcel, offering only a scant view to the waster, and also included a 9-story hotel

tower.

As part of its proposal to comprehensively amend the Marina del Rey LCP in 1995, the County had

petitioned the Coastal Commission to change the land use designation for Parcel 9U from “hotel” to a

residential designation. The Coastal Commission rejected that proposal, finding “that in order to reserve

land for recreational development, Parcel 9 must be maintained for a visitor-serving use, in this instance a

hotel.” Moreover, the Coastal Commission approved a modified building height program in the Marina

that allows taller buildings as a trade-off for expanded view corridors, including at the inland end of

basins along Via Marina, and specifically Parcel 9U, a maximum height of 225 with a 40 percent view

corridor, and the Commission found that “greater heights do not detract from the quality of the Marina

as a recreation area as long as larger view corridors are provided.”

 Parcel 9U Hotel & Timeshare Resort: Responses to testifier’s comments alleging that other “taller”
building in the project vicinity (Archstone Apartments and Azura, Cove and Regatta
condominiums) are each significantly shorter in height than the proposed hotel tower:

The buildings referred to by this commenter are actually of comparable height to the proposed hotel

structure. The height description provided by the commenter is inaccurate. The Archstone on Via Dolce

to the northwest is 15 stories, and the City of LA condos are 18-story (Cove condominiums), 19-story

(Azura condominiums), and 20-story (Regatta condominiums).

 Parcel 9U Hotel & Timeshare Resort: Responses to testifiers’ comments alleging project
inconsistency with LCP requirements protecting distant mountain views:

While LUP Coastal Visual Resources Policy No. 11 limits building heights on specified Marina del Rey

parcels in order to preserve views of the Santa Monica and San Gabriel Mountains from the Main

Channel (this policy limits building heights on portions of Parcels 125, 129, 130, 131, 132, RR and SS to 40

feet), no such height restriction applies to the subject Parcel 9U. Nonetheless, to the extent there are views

of the Santa Monica Mountains over Parcel 9U, they will be protected by virtue of the view corridor along

Via Marina and also across the Wetland Park to the San Gabriel Mountains.
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 Parcel 9U Hotel & Timeshare Resort: Responses to testifiers’ comments alleging shade-shadow
impacts from project’s proposed Hotel & Timeshare Resort tower and impermissible blockage of
Marina water views:

The Recirculated Draft EIR contains a very detailed shade and shadow study for the projects, which

concludes that, given the limited extent and duration of the shadows, the projects would not create

substantial shadow effects. During the Winter Solstice, the Parcel 9U hotel would cast shadows on

portions of Via Marina in the morning only; small portions of the west portion of Basin B in the afternoon

only; and no off-site sensitive receptors would be shaded. During the Summer Solstice, when the

shadows are shortest, the Parcel 9U hotel would cast shadows between 9:00 and 10:00 AM on a portion of

the existing residential uses west of the project; no other sensitive receptors would be shaded; it would

cast shadows on portions of Via Marina in the morning only and a small portion of Basin B in the

afternoon only; and the northern portion of the proposed wetland park would receive some shading in

the late afternoon.

As to protection of marina views, the certified LCP requires expanded view corridors as trade-off for

additional building height on waterfront parcels. As noted, the proposed hotel/timeshare project is

consistent with LUP Policy 8b, which permits a maximum height of 225 feet when a 40 percent view

corridor is provided. The project incorporates the 40 percent view corridor (154 feet wide), which

preserves substantial public views of Basin B from Via Marina through the Parcel 9U public

park/wetland, and does necessarily preserve and enhance some private views of the wetland park and

Basin B from the condominiums on the west side of Via Marina, where one testifier resides.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifiers’ comments alleging project will result
in adverse wind impacts on sailing vessels:

With respect to the proposed Hotel & Timeshare Resort project on Parcel 9U, RWDI performed a detailed

wind study for the project (October 2005) using wind tunnel tests to simulate and measure before and

post-development wind conditions in Basin B. The study concludes that there would be no significant

effect on the general air circulation patterns in Basins A, B and C in the Marina. The study reports there

will be areas of altered wind speed and direction in Basin B adjacent to the proposed development,

particularly when the winds are from the southwest, and also acknowledges there will be localized areas

where changes in wind direction and speed occur at the west end of Basins B and C, in areas generally

close to the proposed and future developments; however, due to the localized nature of these changes

and the fact that the majority of sailors will be under power as they either dock at or leave berthing slips

at the basins’ terminuses, the report concludes the general air circulation pattern and the use of surface

winds by birds within Basins A, B and C of Marina del Rey will not be significantly affected by the

proposed development.
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 Parcel 9U Hotel & Timeshare Resort: Responses to testifier comments alleging project’s
inconsistency with State liquefaction maps:

The state liquefaction maps are general and specifically state that they are not a substitute for a site-

specific geotechnical investigation. Two site-specific geotechnical reports have been prepared by Van

Beverin & Butelo, Inc., in 2006 and 2008, which reports were reviewed by the Department of Public

Works Geotechnical and Materials Engineering Division as part of that Department’s review of the

tentative tract map. The reports fully analyze site conditions, including potential geologic hazards and

liquefaction, and the Draft EIR includes mitigation measures that require conformance with all

recommendations of the reports. The tentative map went through the County’s extensive subdivision

process and received sign-off from County Public Works’ Geotechnical & Materials Engineering Division.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifier’s comments alleging Parcel 9U has
insufficient land area to accommodate the proposed hotel/timeshare resort and public park:

The EIR fully describes the proposed Hotel & Timeshare Resort project and, as proposed and consistent

with the LCP, the proposed Hotel & Timeshare Resort and public upland and wetland park uses fit

completely within the area available for development on Parcel 9U.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifier’s comments objecting to development
of the hotel/timeshare resort project on the westerly, “residential” side of Marina del Rey:

The certified LCP specifically designates Parcel 9U for development of a hotel with a maximum building

height of 225 feet, as proposed. The LCP further designates the subject Parcel 9U with the “Hotel” land

use designation and identifies hotel use as the “Principal Permitted Use” of the parcel.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifier’s comments questioning whether
regulations are in place to ensure the timely construction and completion of the hotel and
timeshare resort development:

The hotel developer must comply with the terms of the Lease Agreement that will be entered into

between the developer and the County. That agreement will include provisions requiring assurances of

ability to complete the development, and for payment and performance bonds, and for a time schedule

for commencement and completion of the development.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifier’s comments questioning the assurances
the public has that the hotel developer will service its construction loan:

The Lease Agreement outlined above will contain provisions requiring that financial covenants be met.

The applicant is a successful, long-standing hotelier and development company, and was selected

through the County’s RFP process on the basis of its qualifications to build and operate the



4.0 Responses to Oral Testimony

Impact Sciences, Inc. 4.0-15 The Neptune Marina Apartments and Anchorage /
0460.004 Woodfin Suite Hotel and Timeshare Resort Project Final EIR

February 2010

hotel/timeshare resort, when completed. The applicant currently owns and operates 17 hotels. The

County’s Lease Agreement will include provisions that enable the County to strictly enforce the terms of

the lease and the construction and completion of the hotel/timeshare resort development.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifier’s comments alleging that an
independent economic study should be prepared to determine if there is sufficient market
demand for the proposed hotel/timeshare resort:

Parcel 9U is designated in the certified LCP for the uses proposed thereon. The issue of market demand is

not relevant to the County’s coastal development permit hearing process, or the CEQA analysis.

Nonetheless, an independent economic study, addressing both the market potential and the projected

cash flows, has been prepared for the developer by HVS International, one of the leading independent

hotel economic analysts. The HVS study indicates both the business and leisure markets in Marina del

Rey are expected to grow at a compounded rate of 2 percent per year at project stabilization, and that as

much as 10 percent of current market demand in these sectors has been unmet by current facilities under

typical market conditions. An updated study will be undertaken as part of the project financing process.

 Parcel 9U Hotel & Timeshare Resort: Responses to testifiers’ comments alleging the project’s
timeshare component is inconsistent with LCP provisions:

The Draft EIR contains an analysis that explains that the timeshare element of the hotel/timeshare project

is an allowable use on Parcel 9U and is consistent with the certified LCP.

The Hotel & Timeshare Resort’s timeshare use has been conditioned in the project Coastal Development

Permit so as to be carefully controlled in conformance with recent Coastal Commission decisions

respecting such use. These conditions are designed to ensure that there is no discernible difference (in

intensity of use or impacts to the physical environment) between units that are used as timeshares and

those that are used as traditional hotel rooms.

As to the specific provisions of the LCP, as with many municipal land use and zoning ordinances,

“timeshares” are not specifically listed under any category, but nonetheless do fall within the types of

uses that are permissible. That is the case here: LUP Section A.2 (Recreation and Visitor-Serving

Facilities), subsection (e) lists “overnight lodging” as a qualifying visitor-serving use in accord with

related Coastal Act provisions. The timeshare component will be operated similar to a conventional hotel,

and it is a type of “overnight lodging” that is consistent with the overnight lodging policies of the LUP’s

Recreational & Visitor-Serving Facilities chapter. Testifiers have argued that timeshare implies

ownership, not a temporary use of facilities; however, as conditioned in the project Coastal Development

Permit, the approved timeshare and hotel uses will both be temporary and virtually indistinguishable

from each other except for the size of the accommodations.
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LUP Section C.8, subsection (e) (Policies and Actions, Part 2 – Mapped Policy for the LUP) lists “hotel” as

a permissible land use category, and designates overnight accommodations and attendant visitor-serving

uses including dining and entertainment areas as uses that may occur attendant to a hotel. The timeshare

would be limited in duration just like a hotel, and would provide overnight accommodations and be

included in a structure that provides dining and ancillary services.

LUP Section C.8.e.7 incorporates by reference language from the Countywide general plan and Title 22 of

the County Code. And, the Marina del Rey Specific Plan (Section 22.46.1030.A) states: “For matters on

which this Specific Plan is silent, other applicable provisions of Title 22 shall control.” The Specific Plan

does not specifically define overnight lodgings or hotel, but Title 22 defines a hotel as “Any building

containing six or more guest rooms or suites of guest rooms intended or designed to be used, or which

are used, rented, or hired out to be occupied, or which are occupied on a temporary basis by guests.” The

timeshare is consistent with this definition, and is therefore an allowable use on Parcel 9U.

One testifier quoted one sentence in the Coastal Commission’s Periodic Review Recommendation 23 out

of context. Periodic Review 23 recommends excluding private “fractional” ownership on land designated

for visitor or public uses. “Fractional” ownership, however, does not include timeshare, and in fact

Recommendation 23 specifically distinguishes between timeshare, fractional and condominium hotel

ownership forms.

For areas not designated for visitor use - and that is the case here, because the Parcel 9U is designated as

Waterfront Overlay - the Periodic Review requires the very type of conditions the Coastal Commission

has recently and consistently imposed on similar hotel projects with an equity-interest component, and

which County Staff is recommending. Those conditions are intended by the Coastal Commission to

ensure that timeshare owners and hotel users are treated as “guests” in the same manner. The Periodic

Review states: “[F]or areas not designated for visitor use, in any hotel, motel or similar project that

include timeshare, or fractional, or condominium ownership components, the County shall address,

among other factors, peak use demands in the summer, availability of units to the general public and

operational provisions to require hotel/motel management of a facility. LCP Standards should ensure that

such projects maximize public access in operation of the hotel/motel, including restrictions on the

percentage of units privately owned and length of stay.” The conditions of approval do exactly that.

Timeshares are consistent with and permitted by the LCP (see above), and in combination with the hotel

and subject to the numerous conditions of approval that have been imposed on the project, they will

provide a high-priority visitor-serving use on public land, as opposed to the residential uses that occupy

the areas surrounding the hotel. Contrary to one testifier’s statement, Marina Del Rey was built with a

combination of Federal, State, and County funds with the intent of creating a regional-serving public
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recreational resource, but not residential uses such as private apartments and exclusive condominiums,

which are considered a non-priority use under the Coastal Act and the certified LCP.

There is no requirement in the LCP that the County must provide an “in-depth” analysis of the demand

and supply for timeshares.

 Parcel 9U Hotel & Timeshare Resort: Response to testifier’s comments alleging that the Hotel &
Timeshare Resort project’s Fire Department-required rooftop helistop will result in adverse noise
impacts on the surrounding residences:

The referenced feature on the hotel roof is a Fire Code-required “helistop” landing area for Fire

Department or “Life Flight” emergency equipment, not a “heliport,” as one commenter incorrectly

maintained. The helistop would only be used for temporary emergency life-safety purposes.

 Parcel 9U Public Park and Hotel & Timeshare Resort: Responses to testifiers’ comments alleging
inadequacy of proposed public parking supply for Parcel 9U public upland and wetland park and
inadequacy of on-site parking supply for the Hotel & Timeshare Resort:

The Hotel & Timeshare Resort will provide 21 “self-park” public parking spaces reserved for park users.

The County Code requires far fewer parking spaces for the public park (County Code requires 3

automobile parking spaces for the proposed 1.46-acre park). Also, because of the passive nature and size

of the public park (1.46 acres, including a 0.46-acre fully functioning restored tidal wetland), 21 parking

spaces is more than sufficient parking to accommodate park users. The additional spaces provided for the

public park that are above the County Code requirement could accommodate additional park users, if

needed. In addition, the park will be readily accessible by water through the adjoining public boat slips,

and by foot through the new waterfront promenade. It should be noted that visitors using the public-

serving/transient anchorage would arrive by boat instead of by private vehicle and therefore would not

require automobile parking space. For the promenade, the County parking code does not require parking

spaces for this type of project feature since it will not attract vehicles to the park.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the definition of
environmentally sensitive habitat areas (ESHA) in the Coastal Act applies to wetlands due to the
rarity and ecological sensitivity of wetlands in the coastal zone, and the “Bolsa Chica” court
decision states it does not matter if [the wetland] is degraded.

California Coastal Act Section 30233 does not specify any particular type of wetland. During staff’s

preliminary planning meetings regarding the wetland park’s design, which were held with the Coastal

Commission’s senior staff ecologist, it was determined that a saltwater marsh would serve more wildlife

and would greatly increase the habitat value of the Parcel 9U wetland. Although more expensive, it was

agreed that this saltwater marsh – reminiscent of the time before Marina del Rey was built – would be an
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appropriate restoration approach. Because restoration is one of the approved activities in wetlands

meeting the definition of Section 30233, restoration to maximize habitat values is appropriate. Therefore,

the County’s approach with respect to this resource is based on CEQA predominately, although complete

recognition of the essential principles of Section 30233 has driven the restoration design.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the entirety of Parcel 9U is
a wetland ecosystem:

The wetland delineation reported in the project Draft EIR covers the criteria of all agencies that regulate

wetlands, even though these agencies’ criteria for delineating wetlands differ. The aggregation of all

responsible agencies’ criteria for delineating wetlands was assembled to show the maximum area of the

Parcel 9U wetland. For example, the jurisdictional delineation for the site identified 0.23 acre of wetland

area that meets the wetland definition pursuant to Section 404 of the Clean Water Act as regulated by the

Corps of Engineers (i.e., three-parameter wetland). The area of Corps jurisdiction was clearly depicted on

Exhibit 3 of the second revision to the Jurisdictional Delineation Report prepared by Glenn Lukos

Associates, dated March 27, 2008. The same jurisdictional delineation report also identified an additional

0.20 acre of one-parameter wetlands that would be subject to the California Coastal Commission, for a

total area of wetland meeting the Coastal Act’s wetland definition covering 0.43 acre. The 0.43-acre area is

also depicted on Exhibit 3 of the second revision to the Jurisdictional Delineation Report prepared by

Glenn Lukos Associates, dated March 27, 2008, which was appended to the Draft EIR. Under no

circumstances, using any combination of responsible agency criteria for delineating wetlands, does the

existing wetland cover the entirety of the subject Parcel 9U, as alleged by the opponents of the proposed

project.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the Parcel 9U wetland
should be restored to a fresh water seasonal pond and not a salt marsh, and alleging that one
cannot destroy the existing freshwater and alkali wetlands to make way for the proposed saltwater
wetland:

Historically, the subject site consisted of tidally influenced Coastal Salt Marsh habitat, as depicted on

Exhibit 5 of the second revision to the Jurisdictional Delineation Report prepared by Glenn Lukos

Associates, dated March 27, 2008, which is an Aerial Photograph from. Given that the site was tidally

influenced Coastal Salt Marsh habitat prior to legal filling and development, it is most appropriate to

restore the area as coastal salt marsh.
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 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the existing Parcel 9U
wetland is a willow forest and an alkali wetland also exists on Parcel 9U, yet the Draft EIR does
not acknowledge them:

The Biological Technical Report prepared for the project by Glenn Lukos Associates, dated January 2006

(appended to the Draft EIR) identified 0.22 acre of willow scrub that occurs on a berm that is adjacent to

the delineated wetland area. The consulting wetland biologist evaluated this area during his wetland

delineation for the parcel (see, for example, data sheet 3 in the Jurisdictional Delineation Report prepared

by Glenn Lukos Associates, dated March 27, 2008) and found the area to be lacking a predominance of

hydrophytic vegetation due to the presence of upland plants in the understory of the willows while also

lacking wetland soils and hydrology. The consulting wetland biologist thus concluded that the willow

scrub that occurs on Parcel 9U is not wetland. The consulting wetland biological firm for the wetland

park concedes that the conditions within the wetland area include historic tidal flat soils that underlie the

existing ground surface, and that the soils on the site exhibit varying degrees of salinity. The consulting

wetland biologist concedes that much of the vegetation that occurs in the existing Parcel 9U wetland

consists of halophytes (salt tolerant plants) such as non-native sickle grass (Parapholis incurva), five-hook

bassia (Bassia hyssopifolia) and native halophytes, including pickleweed (Salicornia virginica) and saltgrass

(Distichlis spicata). The consulting wetland biologist has appropriately characterized the site as “ruderal”

(a ruderal species is a plant species that is first to colonize disturbed lands) wetland, because, at the time

the Biological Technical Report was prepared, a significant component of the vegetation within the

wetland consisted of non-native species and the characterization of the habitat as ruderal was most

accurate.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the consulting wetland
biologist’s wetland delineation for Parcel 9U understates the extent of the wetland when one
acknowledges alkali wetlands on the site, which cover where the hotel structure is proposed:

The hotel and timeshare resort structure being proposed for development on the northerly approximately

2.2 acres of the subject parcel is located north of the proposed wetland park, well above the elevation of

the existing wetland.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the presence of “alkali
wetland” is indicated on other portions of the site based upon the presence of seaside heliotrope
(Heliotropium curassavicum).

The consulting wetland biologist carefully evaluated the entirety of Parcel 9U in the field during his

wetland delineation for the parcel. The consulting wetland biologist’s findings regarding the occurrence

of seaside heliotrope on the parcel are fully addressed and documented in Appendix C of the

Jurisdictional Delineation Report prepared by Glenn Lukos Associates, dated March 27, 2008 (appended
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to the Draft EIR). The consulting wetland biologist has thus appropriately documented his findings as to

why seaside heliotrope is not a wetland indicator in this case.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that the existing Parcel 9U
wetland should not be considered “degraded,” asserting this is a misleading term often used by
developers and their scientists:

The limited area of wetland that currently exists on the subject parcel was created incidentally during

excavation on the site that was left unfinished in the 1980s as part of an abandoned hotel project. The

wetland area consists of a significant component of non-native vegetation, which is, in turn, surrounded

by areas that consist almost entirely of non-native vegetation or existing development. As such, the

consulting wetland biologist’s characterization of the area as “degraded” is not misleading, but is an

accurate and appropriate descriptor for the site.

 Parcel 9U Wetland Park: Responses to testifiers’ comments alleging that Parcel 9U is a whole
wetland ecosystem that needs to be looked at in the context of the nearby Ballona Wetlands:

The consulting wetland biologist had documented his findings as to why the 3.66-acre Parcel 9U

presently consists of approximately 3.23 acres of ruderal habitat that consists almost entirely (i.e., greater

than 90-percent) of non-native grasses and forbs. The subject parcel is surrounded by multi-family

residential and recreational boating uses. The consulting wetland biologist has also documented his

findings as to why the existing Parcel 9U wetland does not currently support meaningful ecological

functions, and why there is no connection between the current degraded site and the Ballona Wetlands,

which are located relatively distant from the subject property, easterly of the opposite side of Marina del

Rey. The County accepts the expert opinion of the consulting wetland biologist that creation of the

wetland park with the proposed salt marsh, which would be subject to tidal inundation, would provide

native habitat that would exhibit at least limited ecological functions, compared with the excavated pit

that currently occupies the southern portion of the site.
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FEDERAL EXPRESS 
 
 
July 16, 2009 
 
 
Mr. Michael Tripp, PRPA 
Special Projects Section 
LACO Department of Regional Planning 
320 W. Temple Street, Room 1362 
Los Angeles, California 90012 
 

RE: Parking Utilization Study for Parcel FF (Lot 12) in Marina del Rey 
 

Dear Mr. Tripp, 

Our firm was retained by Legacy Partners Residential, Inc. to evaluate the current parking 
utilization for public Parking Lot 12 on Parcel FF in Marina del Rey.  This parking utilization 
study was prepared to determine 1) the current maximum parking demand associated with Lot 12 
during a typical (non-holiday) weekend and on Memorial Day; and 2) the types of activities 
associated with vehicles accessing the parking lot.  This study also compares the current parking 
utilization conditions with the findings from a previous parking utilization study we conducted of 
this lot dated August 20, 2004 (a copy of that prior 2004 study is included as Attachment 7 to 
this study).   

Analysis Methodology and Data Collection 

Public Parking Lot 12 is located on Parcel FF, at the northeast corner of Via Marina and Marquesas 
Way in Marina del Rey (See Attachment 1).  Based on a recent field survey, Lot 12 currently 
provides a total of 201 striped parking spaces.  There are also five additional spaces in front of the 
five planters located in the lot.  However, these five spaces have a horizontal stripe across the 
pavement and were not counted as legitimate spaces.  Access to the parking lot is provided via a 
single driveway on Marquesas Way.  Driveway access is controlled by an automated gate arm that 
was up at all times during the survey periods.  Visitors who park in Lot 12 are required to purchase 
a ticket at the ticket dispenser located in the parking facility for a flat fee of $5.00 per vehicle per 
24-hour period.  A schematic layout of Parking Lot 12 is shown in Attachment 2. 
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The data used to identify the parking utilization and activity at the lot was collected using two 
complimentary methods.  First, a manual count of all vehicles entering and exiting the parking 
lot was conducted primarily during the daytime hours when the lot is most active.  A physical 
count of the number of vehicles parked in the lot at the beginning of each manual count period 
was also observed.  The number of vehicles parked in the lot throughout the manual count period 
was determined by adding the number of entering vehicles and subtracting the number of exiting 
vehicles to the number of parked vehicles for each 15-minute increment.  Additionally, as 
vehicles entered the lot during these times, the general destinations of the occupants were noted, 
in order to provide basic information regarding whether the vehicles were parking for Marina-
related activities, or if they were in conjunction with the adjacent apartment uses.  In order to 
minimize disruption, drivers and other occupants of the vehicles were not interviewed to report 
their destinations or purpose for the visit; the data collected was observational in nature, and 
exact destinations could not be determined for all lot patrons.  However, if persons were not 
observed directly accessing the nearby apartments, the destination was conservatively assumed 
to be “Marina related.”  It is important to note that some vehicles were observed to enter the lot, 
but the occupant(s) either stayed in their vehicle or exited their vehicle but did not leave the 
parking lot premise.  These vehicles were observed to exit the lot immediately or shortly after the 
time they entered the lot.  These trips were included in the count of vehicles entering and exiting 
the lot.  However, these trips were not included in the vehicle occupant destination observation 
data because the vehicle occupant(s) were observed to stay in the parking lot premise and did not 
have another destination (i.e. adjacent apartments or marina/beach).   

Secondly, automated traffic count tubes were placed across the Lot 12 driveway lanes to record 
the number of vehicles entering and exiting the lot.  Automated counters were used to 
supplement the manual counts in order to develop a 24-hour profile of vehicular activity at the 
lot.  It should be noted that the number of inbound and outbound vehicles counted in the manual 
counts was compared to the automated counts for the same period.  The resulting ratio was 
applied to the automated counts to adjust for any tendency to over or under count vehicles 
crossing the count tubes.  Separate factors were developed for the inbound and outbound 
approaches.  The manual and automatic traffic count data, together, were used to determine the 
total number of vehicles accessing the lot throughout the survey periods; identification of peak 
activity periods throughout the survey periods; and a calculation of the “accumulation” of 
vehicles parked in the lot at any time during the survey periods. 

Data was collected this year during a typical (non-holiday) weekend as well as on a holiday.  
Automated “tube” counts were conducted on Monday, May 25th (the Memorial Day holiday) and 
on Saturday and Sunday, June 27th and 28th (a non-holiday weekend).  Manual counts and  
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vehicle occupant destination observations were performed from 8:30 AM to 4:30 PM on June 
27th and 28th.  This information collection procedure was consistent with the August 20, 2004 
parking utilization study.  The manual counts and vehicle observations performed on Memorial 
Day were conducted slightly later in the day to the period from 10:00 AM to 6:00 PM in order to 
capture visitors who may stay later in the Marina on a holiday.  It should be noted that weather 
conditions on each of the three survey days consisted of pleasant seasonal temperatures with 
predominantly sunny, clear skies. 

Analysis Results 

The data collected on the three count days are summarized in Attachments 3 through 5.  
Attachment 3 includes a count summary of the vehicles entering and exiting the parking lot and 
the vehicle accumulations based on these counts; Attachment 4 shows a log of the vehicle 
occupant destination observations; Attachment 5 contains several graphics showing the parking 
lot utilizations for the three days, as well as graphs detailing the cumulative entry/exit and 
parking utilization of the lot.  The vehicle parking occupancy graphs (single line graphs) 
indicates the total number of vehicles parked on the lot during each hour of the surveyed periods.  
The cumulative vehicle trip activity graphs (two-line graphs) show the entering versus exiting 
traffic at the lot.  The parking lot occupancy can be determined by the vertical distance between 
the upper and lower lines.  These graphs are consistent with the parking accumulation graphs, 
but are in a format that identifies the total traffic generated by the parking activity. 

As shown in Table 1 below, Lot 12 was not heavily utilized on the count days.  On Memorial 
Day, a total of 78 vehicles entered the lot.  The peak parking occupancy was 29 vehicles, 
which is only about 14 percent of the 201 spaces available in the lot.  Peak parking demand 
occurred in the late afternoon at 4:00 PM and again at 4:45 PM.   

 
Table 1 

Vehicular Activity and Parking Occupancy in Lot 12 

TOTAL DAILY PEAK PARKING OCCUPANCY
NUMBER OF PEAK PERCENTAGE
VEHICLES NUMBER OF OF SPACES

DAY ENTERING LOT VEHICLES TIME PERIOD OCCUPIED
Monday, May 25, 2009 78 29 4:00 PM and 4:45 PM 14%
(Memorial Day)

Typical Weekend
Saturday, June 27, 2009 75 28 3:00 PM and 4:45 PM 14%
Sunday, June 28, 2009 64 24 2:45 PM and 3:45 PM 12%

Average 70 26 13%

3-Day Average 72 27 13%  
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On June 27th and 28th, which is a typical (non-holiday) weekend, the total number of vehicles 
entering the lot was slightly lower.  On June 27th, 75 vehicles entered the lot whereas on June 
28th, 64 vehicles entered the lot.  The peak parking occupancy was 28 vehicles on June 27th 
and 24 vehicles on June 28th, which is only about 12 to 14 percent of the 201-space parking 
supply.  Peak parking demand on these two days occurred in the mid to late afternoon.   

In addition, the vehicle occupant destination observation data for the three days showed 
that an average of 56 percent of the vehicles parked in the lot were in conjunction with the 
nearby apartments, as shown in Table 2. 

Table 2 
Vehicle Occupant Destination Observation in Lot 12 

PERCENT OF
NUMBER OF VEHICLES OBSERVED VEHICLES

APARTMENT MARINA/BEACH (APARTMENT
DAY RELATED RELATED TOTAL RELATED)

Monday, May 25, 2009 17 25 42 40%
(Memorial Day)
Saturday, June 27, 2009 23 5 28 82%
Sunday, June 28, 2009 14 11 25 56%

Average of the Survey 18 14 32 56%

 

Parking Utilization Comparison 

The results from the August 20, 2004 parking utilization study are consistent with the findings 
from the current parking utilization analysis.  The 2004 study showed that on a typical weekend 
the peak parking demand was only 31 vehicles in Lot 12, or about 15 percent of the parking 
supply.  The current parking utilization data shows the peak parking demand for Lot 12 on a 
typical weekend is about 26 vehicles, which is about 13 percent of the supply.  The 2004 results 
also show that an average of 63 vehicles per day entered the lot.  The current parking data show 
similar results, with an average of 72 vehicles per day entering the lot.  Lastly, both the 2004 
study and the current data indicated that a majority of the vehicles accessing the parking lot were 
associated with the residential parking needs of the adjacent apartments.  
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Conclusions 

Based on the count data and observations collected in May and June 2009, it can be concluded 
that Lot 12 is heavily underutilized by the public. 

The peak parking demand at the lot ranged from 24 to 29 vehicles, or 12 to 14 percent of the 
parking capacity.  Vehicular activity at Lot 12 is also nominal.  The results show an average of 
only 72 vehicles entered the lot per day during the study periods.  In addition, the vehicle 
occupant destination observation indicates that a majority (56 percent) of the vehicles accessing 
the parking lot were associated with residential parking needs for the adjacent apartments.  

In summary, Lot 12 is not well-utilized as a public parking facility.  Its original purpose of 
serving as “overflow” parking for the Pierview Café (referenced in the Local Coastal Program, 
Figure 3, County Owned Public Parking Lots [See Attachment 6]) is no longer needed as that 
establishment has been out of business for many years.  In addition, Lot 12 is not directly 
adjacent to any public beach within the Marina or the Pacific Ocean beaches, and our 
observations show little recreational parking use, as a result.  Furthermore, as noted, our 
observations reveal that the majority (56%) of what relatively little parking use does occur at the 
lot is related to use by visitors or residents of the adjacent apartment complexes.  As stated in our 
2004 report, as the Lot 12-adjacent Parcels 10R and 15 are redeveloped with new apartment and 
anchorage facilities, the parking facilities for these adjacent complexes will be significantly 
upgraded and the amount of on-site parking increased to be consistent with current County Code 
parking requirements.  The additional on-site parking supplies for these development will, in 
turn, further reduce the parking usage at Lot 12, as persons who currently utilize this lot as 
overflow parking for the currently inadequate parking supplies at the adjacent residential 
developments will relocate to the free guest parking facilities provided in these new apartment 
and marina projects. 

Please contact me if you have any questions. 

Sincerely, 

 

 
Jonathan Louie 
Senior Transportation Planner 

 
JL:gr 
C19600A 
Attachments 
cc: Mr. Santos Kreimann, Director of Los Angeles County Beaches & Harbors 
 Mr. Timothy O’Brien, Southern California Partner, Legacy Partners Residential, Inc. 







Crain & Associates
July 14, 2009

ATTACHMENT 3(a)
Parcel FF Parking Lot Driveway Count Data

and Calculated Parking Lot Occupancies

Monday, May 25, 2009

Morning Afternoon
Time Parking Time Parking

Beginning In Out Occupancy Beginning In Out Occupancy
12:00 AM 0 0 8 12:00 PM 1 3 3
12:15 AM 1 1 8 12:15 PM 0 0 3
12:30 AM 0 0 8 12:30 PM 2 1 4
12:45 AM 0 0 8 12:45 PM 2 0 6
1:00 AM 0 0 8 1:00 PM 2 1 7
1:15 AM 0 0 8 1:15 PM 2 0 9
1:30 AM 0 0 8 1:30 PM 3 1 11
1:45 AM 0 0 8 1:45 PM 1 2 10
2:00 AM 0 0 8 2:00 PM 2 0 12
2:15 AM 0 0 8 2:15 PM 3 1 14
2:30 AM 0 0 8 2:30 PM 7 2 19
2:45 AM 0 0 8 2:45 PM 0 0 19
3:00 AM 0 0 8 3:00 PM 6 3 22
3:15 AM 0 0 8 3:15 PM 6 1 27
3:30 AM 0 0 8 3:30 PM 1 1 27
3:45 AM 0 0 8 3:45 PM 3 2 28
4:00 AM 0 0 8 4:00 PM 2 1 29
4:15 AM 0 0 8 4:15 PM 1 5 25
4:30 AM 1 1 8 4:30 PM 2 1 26
4:45 AM 0 0 8 4:45 PM 4 1 29
5:00 AM 0 0 8 5:00 PM 2 4 27
5:15 AM 1 2 7 5:15 PM 0 2 25
5:30 AM 0 0 7 5:30 PM 0 0 25
5:45 AM 0 0 7 5:45 PM 1 4 22
6:00 AM 0 0 7 6:00 PM 1 4 19
6:15 AM 0 0 7 6:15 PM 0 2 17
6:30 AM 0 0 7 6:30 PM 0 3 14
6:45 AM 1 2 6 6:45 PM 0 1 13
7:00 AM 0 0 6 7:00 PM 1 2 12
7:15 AM 0 0 6 7:15 PM 1 3 10
7:30 AM 0 0 6 7:30 PM 0 2 8
7:45 AM 0 1 5 7:45 PM 1 0 9
8:00 AM 2 0 7 8:00 PM 2 2 9
8:15 AM 0 1 6 8:15 PM 0 0 9
8:30 AM 1 2 5 8:30 PM 1 2 8
8:45 AM 0 0 5 8:45 PM 0 0 8
9:00 AM 1 1 5 9:00 PM 0 0 8
9:15 AM 0 0 5 9:15 PM 0 1 7
9:30 AM 1 0 6 9:30 PM 0 0 7
9:45 AM 0 0 6 9:45 PM 0 0 7
10:00 AM 1 1 6 10:00 PM 0 1 6
10:15 AM 0 1 5 10:15 PM 1 1 6
10:30 AM 0 0 5 10:30 PM 0 0 6
10:45 AM 1 1 5 10:45 PM 0 0 6
11:00 AM 1 0 6 11:00 PM 0 0 6
11:15 AM 1 2 5 11:15 PM 0 0 6
11:30 AM 2 1 6 11:30 PM 0 0 6
11:45 AM 0 1 5 11:45 PM 2 0 8

Total 78 78
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ATTACHMENT 3(b)
Parcel FF Parking Lot Driveway Count Data

and Calculated Parking Lot Occupancies

Saturday, June 27, 2009

Morning Afternoon
Time Parking Time Parking

Beginning In Out Occupancy Beginning In Out Occupancy
12:00 AM 0 0 0 12:00 PM 1 1 11
12:15 AM 0 0 0 12:15 PM 3 1 13
12:30 AM 0 0 0 12:30 PM 1 0 14
12:45 AM 0 0 0 12:45 PM 2 0 16
1:00 AM 0 0 0 1:00 PM 2 0 18
1:15 AM 0 0 0 1:15 PM 1 3 16
1:30 AM 0 0 0 1:30 PM 1 1 16
1:45 AM 0 0 0 1:45 PM 2 0 18
2:00 AM 0 0 0 2:00 PM 2 1 19
2:15 AM 0 0 0 2:15 PM 0 1 18
2:30 AM 0 0 0 2:30 PM 2 0 20
2:45 AM 0 0 0 2:45 PM 0 0 20
3:00 AM 0 0 0 3:00 PM 8 0 28
3:15 AM 0 0 0 3:15 PM 1 2 27
3:30 AM 0 0 0 3:30 PM 0 3 24
3:45 AM 0 0 0 3:45 PM 3 1 26
4:00 AM 0 0 0 4:00 PM 1 1 26
4:15 AM 0 0 0 4:15 PM 0 0 26
4:30 AM 0 0 0 4:30 PM 0 1 25
4:45 AM 0 0 0 4:45 PM 3 0 28
5:00 AM 0 0 0 5:00 PM 1 3 26
5:15 AM 0 0 0 5:15 PM 1 7 20
5:30 AM 0 0 0 5:30 PM 4 9 15
5:45 AM 0 0 0 5:45 PM 2 2 15
6:00 AM 0 0 0 6:00 PM 0 3 12
6:15 AM 0 0 0 6:15 PM 0 1 11
6:30 AM 0 0 0 6:30 PM 3 1 13
6:45 AM 0 0 0 6:45 PM 0 1 12
7:00 AM 0 0 0 7:00 PM 0 0 12
7:15 AM 2 0 2 7:15 PM 1 6 7
7:30 AM 2 0 4 7:30 PM 0 0 7
7:45 AM 1 0 5 7:45 PM 3 2 8
8:00 AM 3 0 8 8:00 PM 3 2 9
8:15 AM 2 1 9 8:15 PM 2 2 9
8:30 AM 0 0 9 8:30 PM 0 0 9
8:45 AM 0 0 9 8:45 PM 0 0 9
9:00 AM 0 0 9 9:00 PM 0 2 7
9:15 AM 1 1 9 9:15 PM 0 0 7
9:30 AM 0 0 9 9:30 PM 1 0 8
9:45 AM 0 0 9 9:45 PM 0 0 8
10:00 AM 0 0 9 10:00 PM 1 1 8
10:15 AM 1 1 9 10:15 PM 0 0 8
10:30 AM 1 0 10 10:30 PM 1 0 9
10:45 AM 1 1 10 10:45 PM 0 2 7
11:00 AM 0 0 10 11:00 PM 0 0 7
11:15 AM 0 0 10 11:15 PM 1 2 6
11:30 AM 3 1 12 11:30 PM 1 1 6
11:45 AM 0 1 11 11:45 PM 0 2 4

Total 75 71
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ATTACHMENT 3(c)
Parcel FF Parking Lot Driveway Count Data

and Calculated Parking Lot Occupancies

Sunday, June 28, 2009

Morning Afternoon
Time Parking Time Parking

Beginning In Out Occupancy Beginning In Out Occupancy
12:00 AM 0 0 4 12:00 PM 0 0 13
12:15 AM 0 0 4 12:15 PM 3 3 13
12:30 AM 0 0 4 12:30 PM 4 1 16
12:45 AM 0 0 4 12:45 PM 2 1 17
1:00 AM 0 0 4 1:00 PM 1 0 18
1:15 AM 0 0 4 1:15 PM 1 0 19
1:30 AM 0 0 4 1:30 PM 2 0 21
1:45 AM 0 0 4 1:45 PM 0 0 21
2:00 AM 0 1 3 2:00 PM 2 2 21
2:15 AM 0 0 3 2:15 PM 3 2 22
2:30 AM 0 0 3 2:30 PM 0 0 22
2:45 AM 0 0 3 2:45 PM 3 1 24
3:00 AM 0 0 3 3:00 PM 1 3 22
3:15 AM 1 0 4 3:15 PM 0 0 22
3:30 AM 0 0 4 3:30 PM 2 1 23
3:45 AM 0 0 4 3:45 PM 1 0 24
4:00 AM 0 0 4 4:00 PM 0 1 23
4:15 AM 0 0 4 4:15 PM 0 1 22
4:30 AM 0 0 4 4:30 PM 1 2 21
4:45 AM 0 0 4 4:45 PM 0 3 18
5:00 AM 0 0 4 5:00 PM 3 2 19
5:15 AM 0 0 4 5:15 PM 0 1 18
5:30 AM 2 1 5 5:30 PM 0 3 15
5:45 AM 0 0 5 5:45 PM 0 3 12
6:00 AM 0 1 4 6:00 PM 1 3 10
6:15 AM 0 0 4 6:15 PM 1 3 8
6:30 AM 0 0 4 6:30 PM 4 5 7
6:45 AM 0 0 4 6:45 PM 1 1 7
7:00 AM 1 0 5 7:00 PM 0 0 7
7:15 AM 0 0 5 7:15 PM 0 1 6
7:30 AM 0 0 5 7:30 PM 0 0 6
7:45 AM 1 0 6 7:45 PM 0 0 6
8:00 AM 6 2 10 8:00 PM 2 0 8
8:15 AM 5 0 15 8:15 PM 1 2 7
8:30 AM 0 1 14 8:30 PM 0 0 7
8:45 AM 0 1 13 8:45 PM 0 0 7
9:00 AM 1 0 14 9:00 PM 0 2 5
9:15 AM 1 0 15 9:15 PM 1 0 6
9:30 AM 1 0 16 9:30 PM 1 1 6
9:45 AM 0 0 16 9:45 PM 0 0 6
10:00 AM 0 0 16 10:00 PM 0 0 6
10:15 AM 1 1 16 10:15 PM 0 0 6
10:30 AM 0 1 15 10:30 PM 0 0 6
10:45 AM 2 2 15 10:45 PM 0 0 6
11:00 AM 0 0 15 11:00 PM 0 0 6
11:15 AM 1 0 16 11:15 PM 0 0 6
11:30 AM 0 2 14 11:30 PM 0 0 6
11:45 AM 0 1 13 11:45 PM 0 0 6

Total 64 62
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ATTACHMENT 4(a)
Parcel FF Parking Lot 12 Count Data

Observed Residential vs. Marina-Related Parking Activity

Monday May 25, 2009

Arrival 
Time Observed Vehicle Occupant Destination

11:11 AM Marina (destination unknown)
12:42 PM Marina (destination unknown)
12:53 PM Apartments, west side of Via Marina
12:57 PM Apartments, south side of Marquesas Way

1:04 PM Apartments, south side of Marquesas Way
1:17 PM Marina (walk dogs)
1:21 PM Apartments, west side of Via Marina
1:31 PM Apartments, south side of Marquesas Way
1:36 PM Apartments, south side of Marquesas Way
1:58 PM Apartments, west of Via Marina
2:08 PM Apartments, south side of Marquesas Way
2:09 AM Marina (destination unknown)
2:29 PM Marina (destination unknown)
2:30 PM Apartments, south side of Marquesas Way
2:30 PM Marina/Beach
2:37 PM Marina/Beach
2:39 PM Marina/Beach
2:40 PM Marina/Beach
2:43 PM Marina/Beach
2:44 PM Apartments, south side of Marquesas Way
3:03 PM Marina/Beach
3:03 PM Marina/Beach
3:05 PM Marina (destination unknown)
3:10 PM Marina (destination unknown)
3:12 PM Marina/Beach
3:13 PM Marina/Beach
3:18 PM Marina (destination unknown)
3:18 PM Marina/Beach
3:18 PM Marina (destination unknown)
3:18 PM Marina (destination unknown)
3:26 PM Marina (destination unknown)
3:28 PM Marina/Beach
3:50 PM Apartments, south side of Marquesas Way
3:56 PM Apartments, south side of Marquesas Way
3:56 PM Apartments, south side of Marquesas Way
4:12 PM Apartments, south side of Marquesas Way
4:35 PM Apartments, west side of Via Marina
4:39 PM Apartments, south side of Marquesas Way
4:49 PM Marina (destination unknown)
4:59 PM Apartments, north side of Marquesas Way
5:09 PM Marina (destination unknown)
5:10 PM Marina (destination unknown)

Totals:
Apartment/Resident Activity: 17 40% Apartment/Residential Use

Marina/Beach Activity: 25 60% Marina/Beach Use
Total: 42



Crain & Associates
July 14, 2009

ATTACHMENT 4(b)
Parcel FF Parking Lot 12 Count Data

Observed Residential vs. Marina-Related Parking Activity

Saturday June 27 2009Saturday June 27, 2009

Arrival 
Time Observed Vehicle Occupant Destination

10:46 AM Apartments, south side of Marquesas Way
11:35 AM Apartments, north on Via Marina
12:21 PM Apartments, east on Marquesas Way
12:22 PM Marina (destination unknown)12:22 PM Marina (destination unknown)
12:40 PM Apartments, east on Marquesas Way
12:45 PM Apartments, south side of Marquesas Way
12:58 PM Apartments, south side of Marquesas Way
1:00 PM Apartments, south side of Marquesas Way
1:01 PM Apartments, south side of Marquesas Way
1:18 PM Apartments, west side of Via Marina
1:48 PM Apartments, south side of Marquesas Way
1:59 PM Apartments, south side of Marquesas Way
2:06 PM Apartments, south side of Marquesas Way
2:30 PM Apartments, north on Via Marina
2:35 PM Apartments, south side of Marquesas Way
3:02 PM Apartments, south side of Marquesas Way
3:05 PM Marina/Beach
3:06 PM Marina/Beach
3:07 PM Marina/Beach3:07 PM Marina/Beach
3:09 PM Apartments, west side of Via Marina
3:09 PM Apartments, west side of Via Marina
3:11 PM Apartments, west side of Via Marina
3:11 PM Apartments, west side of Via Marina
3:23 PM Apartments, south side of Marquesas Way
3:48 PM Apartments, west side of Via Marina
3:56 PM Apartments, west side of Via Marinap ,
3:59 PM Apartments, south side of Marquesas Way
4:12 PM Marina/Beach

Totals:
Apartment/Resident Activity: 23 82% Apartment/Residential Use

Marina/Beach Activity: 5 18% Marina/Beach Use
Total: 28



Crain & Associates
July 14, 2009

ATTACHMENT 4(c)
Parcel FF Parking Lot 12 Count Data

Observed Residential vs. Marina-Related Parking Activity

Sunday June 28 2009Sunday June 28, 2009

Arrival 
Time Observed Vehicle Occupant Destination

9:05 AM Apartments, south side of Marquesas Way
9:43 AM Marina (destination unknown)

10:28 AM Marina/Beach
10:59 AM Apartments, south side of Marquesas Way10:59 AM Apartments, south side of Marquesas Way
11:26 AM Marina/Beach
12:15 PM Apartments, south side of Marquesas Way
12:21 PM Apartments, east on Marquesas Way
12:32 PM Apartments, south side of Marquesas Way
12:42 PM Marina/Beach
12:43 PM Apartments, east on Marquesas Way
12:50 PM Marina/Beach
12:59 PM Apartments, south side of Marquesas Way
1:05 PM Apartments, south side of Marquesas Way
1:16 PM Apartments, west side of Via Marina
1:37 PM Apartments, south side of Marquesas Way
1:37 PM Apartments, south side of Marquesas Way
2:06 PM Apartments, west side of Via Marina
2:12 PM Marina (destination unknown)
2:20 PM Marina/Beach2:20 PM Marina/Beach
2:25 PM Marina (destination unknown)
2:48 PM Marina (destination unknown)
2:55 PM Apartments, east on Marquesas Way
3:31 PM Marina (destination unknown)
3:43 PM Marina (destination unknown)
3:55 PM Apartments, south side of Marquesas Way

Totals:
Apartment/Resident Activity: 14 56% Apartment/Residential Use

Marina/Beach Activity: 11 44% Marina/Beach Use
Total: 25
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ATTACHMENT 5(a)
PARCEL FF VEHICLE PARKING OCCUPANCY

Monday,  May 25, 2009 
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ATTACHMENT 5(b)
PARCEL FF VEHICLE TRIP ACCUMULATIONS

Monday, May 25, 2009
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ATTACHMENT 5(c)
PARCEL FF VEHICLE PARKING OCCUPANCY

Saturday and Sunday
(June 27 and 28, 2009) 
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ATTACHMENT 5(d)
PARCEL FF VEHICLE TRIP ACCUMULATIONS

Saturday and Sunday
(June 27 and 28, 2009)
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ATTACHMENT 6 
 

COUNTY OWNED PUBLIC PARKING LOTS 



A. 2. Recreation & Visitor-Servins Frcilities

FIGURE 3

COUNTY OWNED PUBLIC PARKING LOTSI

Capacity Remarksl..t Parcel Address

I W 13737 Fii Way
2 49R 13477 Fiji Way
4 49M I350O Mtudaruo way

5 UR 4545 Admiralty way
6 SS 4500 Adrniralty Way
? Q 4350 Admiralry way
8 OT 4220 Adrni.alry Way
9 N 14101 Palawan Way
l0 IR 4l0l Adrnirdty
ll GR 14101 Panay way

4832 Fish€matr's Village
466' Public Parking/Launch R3trrp
124 Overflow -- ClDce Park

Marina Shopping Center
240 Overflow MdR Holel, Oiher
I 15 A&niralty Park - Turf
118 Admiralty Park - Paved
186 Ovedow - Beaclr, Int'I. Hoiel, Other
I9l Beach, Ov€flow
216 Beach
264 Beach. overflow

140 ChaNel Visia, Overnow
60' Chamel Visia
l0
6d Chace Park
136

245 Temporary Parking

12 FF l4l5l Marquesas Way 2Ol Overflow - Pierview Cafe
13 3 4601 Via Martua
14 A 4601 via Marira
15 LLS 4001 Via Marnra
16 EE 13650 Mndanao
l7 83 13399 Fiji Way

52 1305IF iway

TOTAL 3,138

Source: l4s Angeles Counry DeparEnent ofBeaches ard Harbors, Colrry Ouned Public Porking I'ots, APril 3, 1990.

User Fees

t Parting f€cs 6"se fren Sl.0o ro $5.0o pG. ?a hour penod .rcPt t t 7 whi.n is $ 50

' Speid AMPCO Yslidltion systcm.

I F.. of54 0O ch!r-p. tdr csr snd rrailcr, ircludcs pftline C.trcity is233 vith codbi.srion bDd rnd hilc.

' MeGFd, 25 ccnrs cach hou.

' Mclc..d. 25 cents pcr hou..

'No ch..s.. Pcmnrec ptys in lieu lee

Msrin. d€l Rcy Ltnd Us€ Plan rebruary8, 1996
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LOT 12 PARKING UTILIZATION STUDY, AUGUST 20, 2004 



Crain & Asscciates
Of Southern California

ITEDERAL EXPRESS

August 20, 2004

Mr. John Santry
Development Manager
Legacy Panners
l0 Executive Park. Suite 100
Irvine, California 92614

2002 Sawtelle Boulevard, Suite 4
Los Angeles, California 90025

Telephone (31 0) 473-6508
Facsimile (31 O) 444-977 1

RE: Parking Utilization Study Parcel FF (Lot 12) in Marina del Rey

Dear John,

We have completed our review and analysis of the typical (non-holiday) weekend parking

utilizations for public parking Lot 12 on Parcel FF in Marina del Rey. A detailed description of
the analysis methodologies ard hndings is provided below, but to summarize the results of our

study, the parking lot is not heavily utilized during typical weekends, with an average of between

60 and 70 vehicles accessing the parking facilities during any of the 24-hour periods examined.

These vehicles do not arrive all at once, but are spread out throughout the day, and as a result.

only about 25 to 30 vehicles are actually parked at the lor during the maximum utilizations

observed. This equates to a maximum of 15 percent of the approximately 206 spaces provided.

Howcver, this data alone does not rellect the entire story. Observations of the activity at the lot
indicated that, duling the daylime hours (8:30 AM to 4:30 PM), a majority of the vehicles

accessing the parking lot were associated with residential parking needs for the adjacent

apa ments. These vehicles, some of which werc observed to stay in the lot for extended periods

(such as throughout the weekend ol longer), are used by residents or visitors to the apartment

developments located adjacent to or near by this parking lot. Therefore, of the 30 or so vehicles

using the lot during the peak utilization periods, our obsenations indicate that over one-half of
the parking lot visitors use the lot as residential overflow parking for the nearby developments.

Analvsis Methodology and Data Collection

Public Parking Lot 12 is located on Parcel FF, at the northeast corner of Via Marina and

Marquesas Way in Marina del Rey. The lot is accessed via a single driveway located near the

eastern end of the lot, and provicles a total of 206 parking spaces. Access to the parking lot is
controlled by an automated gate arm, and there is a flat fee ol $5.00 per ent-ry at ali timcs of the

day. A schematic layout of Palking Lot 12 is attached for refercnce.

MENLO PARK LOS ANCELES SEATTLE



l€tter to Mr. John Santrv
August 20, 2004
Page Two

Data used to identify the activity and utilization of the lot was collected using two separate
methods. Fkst, automated pneumatic traffic count tubes were placed across the Lot l2 entry and
exit driveway lanes, to record the number of vehicles entering and exiting the lot on a 24_hour
basis. The data provided by these counters was used to produce a 24-hour profile of vehicular
activity at the lot, including total vehicles accessing the lot; identification of peak activity periods
throughout the weekend; and a calculation of the "accumulation" of vehicles parked in the lot at
any time during the weekends surveyed.

Secondly, manual parking lot utilization counts ("sweeps") were conducted during the daytime
hours when the lot is most active. These counts occurred on an hourly basis between g:30 AM
and 4:30 PM, and involved physically counting the number of vehicles parke6 in the lot during
each hour. Additionally, as vehicles entered the lot during these times, the general destinations
of the occupants was noted, in order to provide basic information regarding whether the vehicle
was parking for Marina-related activities, or if it was in conjunction with the adjacent apartment
uses. Drivers and other occupants of the vehicles were not interviewed as to their destinations or
purpose for the visit; the data collected was observational in natue, and exact destinations could
not be determined for all activities. In general, if persons were not observed directly accessing
the nearby apartments, the destination was conservatively assumed to be..Marina related".

Data was collected over a period of three non-holiclay weekends in late June and mid-July, 2004_
Automated "tube" counts were conducted on both Saturday and Sunday on June 26rh and 27'h, on
July 101h and 11th, and again on July 1711'and 1gs. Manual parking sweeps and vehicle occupant
destination observations were performed on Saturtlay, July lOth and again on Saturday and
Sunday, July 17'h and 18th. These days represent typical non-holiday surnmer weekends.
weather conditions were also typical, with some early morning fog or cloudiness, clearing in the
late morning. Temperatures were in the upper 70's and low g0's on all of the survey days.

Analvsis Results and Conclusions

A review of the preliminary data indicated that the 24-hour counts performed on June 26h and
2J'h were comrpted. The tubes became dislodged during late Saturday, and did not accuratery
tally the entry or exit volumes for rhe site. No daytime manual parking sweeps were scheduled
for this weekend, and as such, no correlating data was available with which to correct the tube
count inaccuracies. Therefore, the data from this weekend was not utilized in our analyses_
However, periodic "spot" observations of the site during the day indicated that there were
approximately nine vehicles palked in the lot at 11:30 AM, l3 vehicles on site at 3:15 pM, and
22 vehicles using the parking lot at 8:15 PM. While not includcd in our assessment of the Lot 12
utilizations, thcse observations are consistent with the data collected during the later weekends.



l,etter to Mr. John Santry
August 20. 2004
Page Three

The 24-hour vehicle counts conducted on July 171h and 18th, and again of the 24!h and 25,h were.
however, supplemented by manual parking sweeps and vehicle occupant destination
observations, with the exception of Sunday July 1 1rh. The data collected during these periods is
summarized in the attachments to this letter. These attachments include the 24-hour automated
count surnmary sheets; a summary of the calculated "vehicle accumulations" based on these
counts, including the manual parking sweep conelation data; and a log of the vehicle occupant
destination observations. Also provided are several graphics showing the parking 1ot utilizations
for each of the four days, as well as graphs detailing the cumulative entry/exit and parking
activity on the lot. The vehicle occupancy graph (single line graph) indicates the total number of
vehicles parked on the lot during each hour of the surveyed weekencls. The cumulative parking
activity graph (lwoJine graph) show the entering versus exiting traffic at the lot throughout each
weekend. The parking lot occupancy can be determined by the vertical distance between the
upper and lower lines. These graphs present the same data as the parking accumulation graphs,
but in a format that identifies the total tralfic generated by the parking activity,

As shown in these attachments, the pzuking activity atLot 12 was not heavy during either of the
two weekends surveyed. on Saturday July 1Oth, a total of 66 vehicles entered the lot. and
maximum parking occupancy was abour 28 vehicles at 3:00 pM. on this day, of 16 vehicles
observed between 8:30 AM and 4:30 PM, 13 vehicles (81 percent) had destinations related to the
adjacent apartment developments. Activity on Sunday July I lth was slightly less, with a total of
59 vehicles entering the site. However, pcak parking use was slightly higher, with a total of3l
vehicles parked in the lot at about 3:45 PM. No destination observations were taken on this day.

The following weekend, on Saturday July l7'h, a total of 7l vehicles entered the lot, and
maximum puking utilization occuned between about 4:30 and 5:30 pM, when 27 vehicles were
present. of the 31 vehicles observed during that day, occupants of 20 of those vehicles (65
percent) were destined tbr the nearby apartment uses. Finally, on Sunday July 1gth, 56 vehicles
accessed the parking lot. The peak parking use for this day was 27 vehicles, which occurred at
2:30 PM and again ar 3:45 PM. The majority of the nominal parking activity observed on this
day (20 of the 28 observed vehicles) appeared to be rclated to uses other than the adjacent
apartment developments.

In total, the activity at Parking Lot l2 was nominal. over the four weekend days observed, a
total of only 252 vehicles entered rhe lor, or an average of 63 vehicles per day. peak parking
utilization of the 206-space lot was only 31 vehicles (15 percent), and typical midday parking lot
occupancies were approximately 20 or so vehicles during all of the days surveyed. Additionally,
the average data showed that over half of the vehicles parkcd in the lot at any time were in
conjunction with the ncarby apiirtments. The average of the three days observed showed that
approximately 55 percent of the parking activity was due to resident or visitor parking for the
adjacent or nearby apartment developmcnls.



Letter to Mr. John Santry
August 20. 2004
Page Four

Based on our data, observations, and analyses, it is our conclusion that parking Lot 12 does not
well serve the public parking function for which it was initially intended. The lack of public
parking use of l-ot l2 is perhaps best explained by the LCp's reference to Lot 12 as ,,overflow,'

parking for the Pierview cafd (see artached Figure 3, "county owned public parking Lots" from
the Marina del Rey Land Use Plan). once a popular restaurant located across Marquesas way
from Lot l2 on parcel 10R, the Pierview cafd went out of business some years ago and the
restaurant structure was convefied to storage use related to the existing Neptune Marina
apartrnents on Parcel 10R. Thus, patron "overflow" parking for that establishment is no longer
needed at Lot 1 2.

our observations and analyses indicate that the Lot 12 location within the Marina is not
conducive to its use as a public parking facility. The lot is not directly adjacent to any public
beach within the Marina and it is located quite far from the pacific ocean beaches. Moreover,
the westem side of Marina del Rey, particularly south of panay way, is primarily a residential
community, and there is little public-related or visitor-serving activity that occurs in this area.
This lack of marine or visitor-related parking use on Lot l2 is contrasted by the primary use of
the lot by residents and visitors of the nearby and adjacent apartrnent developments- Most of the
vehicles currently using the Lot l2 facilities are overflow parking from these developments,
either due to convenience or lack of adequate on site parking for the individual developments-
However, this amount of parking is not significant, and overall, Lot 12 is inadequately utilized,
with a maximum parking occupancy of 15 percent during the two weekends surveyed. (It should
be noted that as the Lot 12 adjacenr Parcels l0R, 12, and 15 are redeveloped with new apartment
and anchorage facilities, the parking facilities for these projects will be significantly upgraded
and the amount of on site parking increased to be consistent with cunent county code parking
requirements. The additional on site parking supplies for these developments will further reduce
the parking usage of Lot 12, as persons who cunently utilize this lot as overflow parking for the
currently inadequate parking supplies at the adjacent residential developments will relocate to the
free guest parking facilities provided in these new apaltment and mifina proiects.)

Please review the data and conclusions discussed above and summarized in the attachments. and
leel free to call me if you hare ilny quc\tions.

Sincerelv,4
Ron Hirsch
Senior Transpoftation Planner

RH
c 15032
attachments

cc: Aaron Clark
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'[ -i: AFFIC SOLu-l"iflld -.;.r,-i:'rr{lF]{1,:r::r 1'

CLIENT:

PROJECTI

LOCATION:

DATE:

FILE NOI

CBA N & ASSOCIATES

PARCEL FF ]\,4AR NA DEL REY

ACCESS DBIVEWAY

SATURDAY. JULY 10, 2OO4

TOTA B DRFCTONAI VO IJN/F 125

THE TRAFF C SOLUT ON

329 DIAMOND STREET
ARCADIA, CAL FORNIA 91006
626 146 7978

DIRECTIONI E NTFANCE

TII\,4F 00-15 15-3C 30-45 45,60 HOUR

TOTALS

00r00 0 0 0

01r00 0 0 0 0 0

02r00 0 0 0 0 0

03:00 0 c 0 0 0

04:00 0 c 0 0 0

05r00 0 c 0 0 0

06:00 0 0 0

07:00 0 0 0 2

08:00 B c 0 9

09r00 0 4 0 0

10i00 0 a 0 0 0

11:00 0 1 0 0

12i00 0 0 0 7 7

13i00 0 6 0 0 6

14:00 0 C 3

15:00 2 0 7

16;00 3 2 0 6

17:00 0 0 0 0 0

18:00 2 2 0 1

19i00 0 0 2 0 2

20:00 2 0 0 0

21:00 0 0 0 2

22:0Q 0 0 0 0 0

23r00 1 0 0 0 1

TOTAT I 66

AM PEAK HOUR 07:15 08:15

VOLUME 10

PM PFAK HOUR 12:30 13:30

voLtii\lE r3

DIRECT]ON: EXIT

TI]VlF 00-15 15-3C 30-45 45-60 HOUR

TOTALS

00:00 0 c 0 0 0

01:00 0 c 0 0 0

02:00 0 c 0 0 0

03:00 0 c 0 0 0

04:00 0 c 0 0 0

05:00 0 c 0 0 0

06:00 0 c 0 0 0

07:00 1 0 0 2

08:00 0 1 2 0 3

09:00 0 c 0 1

10:OO 0 c 0 1

11:00 0 0 0 2

12:00 0 c 0 0 0

13:00 0 c 0 0 0

14:00 0 0 0 4

15:00 0 6 4 2 12

16:00 C 2 0 3

17:00 0 2 6

18:00 C 0 0 2

19:00 0 2 2 9

20:00 1 0 3

21:Oo 0 j 4

22.OO c 0 3 3

23:00 0 C 2 1 3

lrornL | 5s

AIV PEAK I-]OI]R 07:45 On:45

VOLU[/]E 3

PI\I PEAK HOUR 15:15 16:15

VOLIJME 13



THE TRAFFIC SOLUTION - ADT WORKSHEET

CL ENT:

PROJECT:

LOCAT]ON:

DATE:

FII F NO:

CRAIN & ASSOC ATES

PARCEL FF - MAF]INA DEL REY

ACCESS DRIVEWAY

SUNDAY, JULY 11. 2OO4

A2

TOTAL BI DIRECTIONAL VOLUI\.4E 110

THE TRAFFIC SOLUTION
329 DIAMOND STREET
ARCADIA, CALIFOBNIA 91006
626 446 7974

DIRECTIONI ENTRANCE

TIME 00-15 15-30 30-45 HOUR

TOIALS

00:00 0 c 0 0 0

01:00 0 c 0 0 0

02:00 0 0 0 0 0

03:00 0 0 0 0 0

04:00 0 0 0 0 0

05:00 0 0 0 c 0

06:00 0 0 0 c 0

07:00 0 4 2 c 6

08:00 0 0 c

09:00 0 0 c

10:00 2 0 c

11:00 2 2 10

12:00 0 1 0 4

13:00 c 1 c 2

14:00 :l 0 c c

15:00 2 5 1 1

16r00 0 4 c 0

17r00 0 0 0 2

1B:00 0 0 2 0 2

19:00 0 0 c 0 c

20:00 2 0 c 0

21:00 0 5 c 0 5

22tOO 0 0 0 0 0

23:00 0 0 0 0 0

lrornr I ss

AM PEAK HOUR '11:00 12:00

VOLUI\,IE 10

PIVI PEAK HOUR 15:00 16:00

VOLUME B

DIFECTION: EXIT

TI[/E 00-15 15-3C 30-45 45-60 HOUR

TOTALS

00:00 0 c 0 2 2

01:00 0 2 c 0 2

02:00 0 c c 0 0

03:00 0 c 0 1

04r00 0 c 0 0

05:00 0 0 c 0 0

06r00 0 0 c 1 1

07:00 0 1 c 0 1

0B:00 0 0 c 1 1

09:00 0 0 2 0 2

'10:00 0 0 c 0 0

11:00 1 0 0 5

12..OO 0 3 0 4

13:00 0 0 0 c c

14:00 1 0 0 C 1

15:00 0 0 0 0 c

'16:00 2 1 0 €

17:00 5 0 1 3

18:00 1 0 0 1

1g:00 1 2 0 0

20:00 2 5 0

21r00 c 0 0 0 0

22100 c 0 0 1 1

23:00 2 0 0 0 2

lrorar | 5i

AI/ PEAK HOUR 10:45 11:45

VOLIJME 5

PM PEAK HOUB 17:00-18:00

VOLU IVIE I



Augusr 20.2004
Drali

Parcel FF Parking Lot Driveway Counts
and Calculated Parking Lot Occupancies

Saturdav Julv 10,2004

Morning Afternoon

Time
Beginning In

Calculated Observed
Out Accumulation Occupancy

Time
Beginning In

Calculated Observed
Out Accumulation Occupancy

l2:00 PM
l2:15 PM
12:30 PM
12:45 PM
l:00 PM
l:15 PM
l:30 PM
l:45 PM
2:00 PM
2: l5 PM
2:30 PM
2:45 PM
3:00 PM
3:15 PM
3:30 PM
3:45 PM
4:00 PM
4:15 PM
4:30 PM
4:45 PM

5:00 PM
5: l5 PM
5:30 PM
5:45 PM

6:00 PM
6: 15 I'M
6:30 PM
6:45 I'M
7:00 PM
7:15 PM
7:30 PM
7:45 PM
8:00 PM

8:15 PM

8:30 t'M
8:45 PM
9{X) PM

9:l5l'M
9:30 PM
9:45 PM
10:00 PM
10:15 PM
10:30 PM
10:45 PM
I 1:00 PM
I l:15 PM
11:30I'M
l1:45 PM

12

l8

19

"Seed value" 00
00
00
'70
00
60
00
00
00
04
30
40
20
26
o4
32
3t
20
t2
00
0l
03
00
o2
22
30
20
00
00
02
25
02
20
01
00
03
00
02
0l
2T
00
00
00
03
l0
00
02
0l

0

0

1

1

I

I
I

1

I

I
l
I

1

I

I

l
I
1

I
I
I

I
1

1

1

3

3

3

2

3

3

3

11

10

9

9

9

13

t2
t2
t2
t2
11

11

t1
l0
10

l0

l2

10

10

l0
1'7

1'7

23

23

23

23

l9
22

26

28

24

20
2t
23

25

24

24

23

20
20
t8
l8
2l
23

23

23
21

18

16

18

l7
t'7

l4
t4
t2
1t

l2
12

12

I2
9

10

l0
8

7

l2:00 AM
l2: l5 AM
l2:30 AM
12:45 AM
l:00 AM
l:15 AM
l:30 AM
l:45 AM
2:00 AM
2:15 AM
2:30 AM
2:45 AM
3:00 AM
3:15 AM
3:30 AM
3:45 AM
4:00 AM
4:15 AM
4:30 AM
4:45 AM
5:00 AM
5:15 AM
5:30 AM
5:45 AM
6{)0 AM
6:15 AM
6:30 AM
6:45 AM
7:00 AM
7:15 AM
7:30 AM
7:45 AM
8:00 AM
8:15 AM
8:30 AM
8:45 AM
9:00 AM
9:15 AM
9:30 AM
9:45 AM
10100 AM
10:15 AM
10:30 AM
10:45 AM
I l:00 AM
11:15  M
I 1:30 AM
I l:45 ,AM

20



August 20.2004
Drah

Parcel FF Parking Lot Driveway Counts
and Calculaled Parking Lot Occupancies

1uloal,Iul.tt':o
Afternoon

Time
Beginning In

Calculated Observed

Out Accumulation Occupancy
Time

Beginning In

12:00 PM
12:15 PM
l2:30 PM

l2:45 PM
l:00 PM
l: 15 PM
1:30 PM

l:45 I'M
2:00 PM
2:15 PM
2:30 PM
2:45 I'M
3:00 I'M
3: l5 PM
3:30 PM
3:;15 PN{

4:00 PM
4: 15 PM
4:30 I'M
4:45 PM
5:00 PM
5:l5 PM

5:30 PM
5:45 PM
6:00 PM
6115 PM
6:30 PM
6:45 PM
7:00 PM
7i15 PM
7:30I'M
7145 PM
8:00 PM
8:15 PM
8:30 PM
8:45 PM
9:00 PM
9:15 PM
9:30 PM
9:45 PM
10:00 PM
10:15 PM
10:30 I'M
10:45 PM
I l:00 PM
I l:15 PM
11:30 PM
1 i:45 PM

Calculated Observed
Out Accumulation Occupancy

12:00 AM
12:15 AM
l2:30 AM
l2:45 AM
l:00 AM
l:15 AM
l:30 AM
l:45 AM
2:00 AM
2:15 AM
2:30 AM
2:45 AM
3:00 AM
3:15 AM
3:30 AM
3:45 AM
4:00 AM
4:15 AM
4:30 AM
4:45 AM
5:00 AM
5:15 AM
5:30 AM
5:45 AM
6:00 AM
6:15 AM
6:30 AM
6:45 AM
7:00 AM
?:15 AM
?:30 AM
7:45 AM
8:00 AM
8:15 AM
8:30 AM
8:45 AM
9:00 AM
9:15 AM
9:30 AM
9:45 AM
10:00 AM
10:15 AM
l0:30 AM
10:45 AM
1l:00 AM
ll:15 AM
l1:30 AM
I l:45 ,4M

t4
t2
tl
l4
t4
l5
16

t6
18

18

18

18

20
25

30

-11

29

30

29

29

24

24

25

22

21

21

23

22

21

l9
t9
1g

l9
t8
l3
l3
13

18

18

18

t8
18

l8
17

l5
l5
15

15



(E

o
o
o
't:

v,t 4
IL
OL

6
I
L
o

9

,
e
z
dt
NZ
tt
0t-

6
8
L
I
I
v
0
z
L

v,t 4
tt
0t
6
I
L
9
I
v
o

z
dL
NZ
IL
0t
6
8
L
I
I
v
0
z
I
V\) e

al,
c
o
G

=>t- G^

=93!{ 
=R<i=

CDCE
- (Etr

=);o 9>
CL f r

tf;=
ooL
(E
o-

oooooooooooooooooooooooN - c) cD @ l-- <O LO !i cD Ot - O cr) cO N (O rO $ C) N F
C!NNF

secedg pardncc6 lo raqunN



(!
o
o
o
E
t:

v,t z
l.l
0t
b

8
L
9
I
v
e
z
dt
NZ
tt
0l
6
8
L
I
I
v
0
z
t
vt4
Lt-

0t
6
8
L
o

I
b
I
a
dt
NZ
tt
0t
b

I
L
9
9
v
o

z
t
tz

oc
o
s
i>F G^

=93!t 
=Rt3:

cttcEF(Etr
Lao
c g>
CL =rt$=
o
(.)
L
G
o-

secedg pegdncoo lo raqunN

o ro o ro o Lo o Lo o Lo o (o o La, o (o o lr) o Lo o Lo o Lo o Lr) o l.r, o Lo o
LO { * e) C) N N - F O O O, O) @ @ l'- l.- (O (O tO rf) $ $ <D c) C! N F F



THE TRAFFIC SOLUTION - ADT WORKSHEET

CLIENT:

PROJECTI

LOCATIONI

DATE:

FILE NO:

CRA N & ASSOCIATES

PARCEL FF IV]ARLNA DEL REY

ACCESS DRIVEWAY

SAIURDAY, JULY 17,2004

TOTAL BI,DIRECT ONAL VOLUME 135

THE TRAFFIC SOLUTION
329 D]AI\,4OND STBEET
ARCADIA, CALIFORN]A 91006
626 446 7974

DIRECTION: ENTRANCE

TIIVE 00-15 15-30 30-45 45-6C HOUR

TOTALS

00r00 c 0 0 C 0

01:00 c 0 0 c 0

02r00 c 0 0 C 0

03:00 c 0 0 c 0

04:00 c 0 0 c 0

05:00 c 0 0 c 0

06:00 0 2 0 c

07:00 0 0 c 1

08:00 0 2 0 c 2

09:00 0 0 0 c 0

10:00 0 2 0 :l 5

'11:00 2 2 12

12:00 0 0 2

13:00 0 c 3

14:00 3 0 2 '1 6

15:00 0 3 2 6

16:00 4 10

17:00 1 2 0 1

18:00 0 0 4

19:00 1 0 0 0 1

20:00 1 2 0 0 3

21:00 2 0 0 0 2

22100 1 0 1 3

23:00 1 3 0 0

lrorar I tj

AI\,4 PEAK HOUR 10:45 11:45

VOLU IVlE 13

Pl\il PEAK HOUR 15:45-14:45

VOLU IVlE 10

DIRECTION: EXT

TVlE 00-15 15-30 30-45 45-60 HOUR

TOTALS

00:00 0 0 c 0 0

01:00 0 2 c 0 2

02:00 0 0 c 0 0

03:00 0 0 c 0 0

04:00 0 0 c 0 0

05:00 0 0 c 0 0

06:00 0 0 C 0 0

07r00 0 0 1 2

08:00 0 c 1 1

09r00 0 c 0 0

10:00 0 c 0 2

11:00 0 0 4

12:o0 0 c 0 0 0

13r00 0 c 0 1 1

14:00 c 2 4

15:00 0 c 0 4 4

16:00 1 2 2 6

17..00 2 1 5 I
'18:00 0 1 0 6 l
'19:00 2 c 0 2 4

20:00 2 0 5 8

21100 4 0 0 7

22..OO 0 1 0 2

23:00 0 c 0 1

lrornr | 64

AM PEAK HOI]R 10:45-1 1 :45

VOLUME 4

PM PEAK HOUR 20:30 21:30

VOLUME 12



IIIE TRAFFIC SOLUTION - ADT WORKSHEET

CL ENTI

PROJECT:

LOCATION:

DATE:

FILE NO:

CRAIN & ASSOCIATES

PARCEL FF MAF]INA DEL REY

ACCESS DRIVEWAY

SUNDAY, JULY 18, 2OO4

A2

TOTAL B -DIRECTIONAL VOLUIiIE 108

THE TRAFF C SOLUTION
329 DIA['OND STREFT
ARCADIA, CALIFORNIA 91006
626 446 797A

DIRECTION: ENTRANCE

TIME 00-15 15-30 30-45 45-60 HOUB

TOTALS

00:00 0 1 2 0

01:00 0 0 c 0 c

02:00 0 0 c 0 c

03:00 2 0 c 0

04:00 0 0 c 0

05:00 0 0 c 0 c

06:00 0 0 c 0

07:00 1 0 0

08:00 2 0 C 0 2

09:00 0 0 c 0

10:00 1 0 2 1

11:00 2 0 c 0

12:00 5 0 2 10

13:00 0 0 4 2

14:00 2 2 0

15:00 1 2

'16:00
1 2 0 0

17:00 2 0 3 0 5

18:00 0 0 0 1

19:00 0 0 0 0 0

20:00 0 0 0 2

21:00 0 0 0 0 0

22:00 0 2 0 0 2

23:00 0 0 0 0 0

lrornr I s6

AM PEAK HOUR 10:15-1 1 :15

VOLUME 5

PM PEAK HOUR 12:00-13:00

VOLUI\1E 10

DIFIECTION: EXIT

TIME 00,15 15-30 30-45 45-6C HOUR

TOTALS

00:00 0 0 0 c c

0'1:00 0 1 c

02:00 0 0 0 c c

03:00 0 1 0 c 1

04i00 0 0 0 c c

05:00 0 0 0 c c

06r00 0 0 0 c C

07i00 0 1 0 c 1

08r00 0 0 0 c c

09:00 0 c

10:00 0 0 c

11r00 0 1 2

12r00 0 0 c

13r00 c 1 3 0

14:00 c 0 0

'15i00 2 0 0

16;00 2 2

17:00 4 0 2 7

18:00 1 0 2

19r00 c 1 0 2

20:00 0 0

21:00 1 0 0

22100 c 1 0 0 1

23100 c 0 0 0

lrornr I s2

AI\,1 PEAK HOUR 11:00-12:00

VOLIJME 4

PM PEAK HOUR 16:30-17:30

VOLI.JIVlE I



August 20.2004
Drafi

Parcel FF Parking Lot Driveway Counts
and Calculated Parking Lol Occupancies

Saturdav .Iulv 17. 2(X)4

Afternoor

Time
Beginning In

Calculated Observed
Out Accumulation Occupancy

Time
Beginning In

Calculated Observed
Out Accumulation Occupancy

12:00PM 0
l2: l5 PM
12:30I'M
12:45 PM
I :00 PM
1:15 PM
l:30 PM
1:45 PM
2:00 I'M
2:15 PM
2:30 PM
2:45 PM

3:$J PM
3:15 PM
3:30 PM
3:45 PM
4:00 PM
4:15 I'M
,l:-10 PNt
,l:,15 PNI

5:00 PM
5:15 PNI

5:30I'M
5:45 PM

6:00 PM
6:15 PM
6:30 PM
6:45 PM
7:00 PM
7:15 PM
7:30 PM
7:,15 I'M
8:00 PM

8:15 PM
8:30 I'M
8:45 PM
9:00 I'M
9:15 I'M
9:30 PM
9:45 PM
10:m PM
10:15 PM
10:30 PM
10:45 PM
11:00 PM
11: l5 PM
I l:30 PM
11:45 PM

2'7

"Sced Value" t4
15

15

l'7
19

20
20
19

2l
2t
22

2t
2t
24

25

23

25

25

27

21

26

27

26

22

25

24

25

l9
18

18

t8
l6
16

16

t6
11

9

6

6

6
'7

6

6

7

8

1l
10

10

l2:00 AM
12:15 AM
12:30 AM
l2:45 AM
1:00 AM
l: 15 AM
l:30 AM
l:45 AM
2:00 AM
2:15 AM
2:30 AM
2:45 AM
3:00 AM
3:15 AM
3:30 AM
3:,15 AM
4:00 AM
4:15 AM
4:30 AM
4:45 AM
5:00 AM
5: l5  M
5:30 AM
5:45 AM
6:00 AM
6:15 AM
6:30 AM
6:45 AM
7:00 AM
7: l5 AM
7:30 AM
7:45 AM
8:00 AM
8:15 AM
8:30 AM
8:45 AM
9:00 AM
9:15 AM
9:30 AM
9:45 AM
10:00 AM
10:15 AM
10:30 AM
10:45 AM
1 1:00 AM
ll:l5AM
ll:30,^M
11:45 AM

l6

l9

25

lt



August 20.2004
Drafi

Parcel FF Parking Lot Driveway Counts
and Calculated Parking Lot Occupancies

Sundav .Iulv 18. 2004

Afternoon

Time
Beginning ln

Time
Beginning In

Calculated Observed
Out Accumulation Occupancy

Calculated Observed
Out Accumulation Occupancy

l2:00 AM
12:15 AM
l2:30 AM
l2:45 AM
IOO AM
l:15 AM
l:30 AM
l:45 AM
2:00 AM
2:15 AM
2:30 AM
2:45 AM
3:00 AM
3:15 AM
3:30 AM
3:45 AM
4:00 AM
4:15 AM
4:30 AM
4:45 AM
5:00 AM
5: l5 AM
5:30 AM
5:45 AM
6:00 AM
6:15 AM
6:30 AM
6:45 AM
7:00 AM
7:15 AM
7:30 AM
7:45 AM
8:00 AM
8:15 AM
8:30 AM
8:45 AM
9:00 AM
9: l5 AM
9:30 AM
9:45 AM
10:00  M
l0:15 AM
10:30 AM
10:45 AM
11r00 AM
ll:l5AM
1 1:30 AM
11:45 AM

10

13

13

l3
12

tl
11

I1
11

1l
11

13

t2
12

12

12

12

t2
t2
T2

t2
t2
t2
t2
12

12

12

13

12

13

13

15

15

l5 I I

15

14

14

13 1l
13

t2
t2
14 10

l5
t7
16

15 11

l3

l5
l8
18 13

20

20
lg
20 t7
22

24

26

27 22

23

22

25

25 22

27

26

26

25 24

23

24

20

23

21

20

19

20

18

l8
1',7

16

l6
't4

16

l5
15

14

13

13

13

13

t4
14

14

14

14

14

14

12:00 PM
12:15 PM
12:30 PM
12:45 PM
1:00 PM
1:15 PM
1:30 PM
1:45 PM
2:00 PM
2:15 PM
2:30 PNI

2:45 PM

3:U) PM
3:15 PM
3:30 PM
3:,15 PM
4:00 PM
,1:15 l'M
4:30 PM
4:45 l'M
5:00I'M
5:15 PM
5:30 PM
5:45 PM

6:00 PM
6:15 PM
6:30 PM
6:45 PM
7:00 PM
7:15 I'M
7:30 PM
7:45 PM
8:U) PM

8:15 PM
8:30 PM
8:45 PM
9:00 PM
9: l5 PM
9:30 PM
9:45 PM
l0:Ci0 I'M
l0:15 PM
l0:30 PM
l0:45 PM
l1:00 PM
11: l5 PM
I l:30 PM
l1:45 PM
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Cruin & Associates

August 20, 2004

Draft

Parcel FF Parking Lot 12 Driveway Counts
Observed Residential vs. Marina-Related Parking Activity

Saturdav .Tulv 10. 2004

Arrival

_1r.":_
9:15 AM
9:17 AM
9:30 AM
9:30 AM
1:00 PM
1:24PM
1:26 PM
2:43PM
2:49PM
2:51 PM
3:26 PM
3:49 PM
3:51 PM
4:03 PM
4:26PM
4:30 PM

Observed Vehicle Occupant Destination

Apartrnents, south side Marquesas Way
Apartments, south side Marquesas Way

Apartments, south side Marquesas Way
Marina boat slips
Bicycles from car west toward beach

Apartments, south side Marquesas Way
Apartments, south side Marquesas Way
Apartments, west of Via Marina
Marina boat slips
Apaftments, south side Marquesas Way
Apartments, west of Via Marina
Apatments, south side Marquesas Way
Apartments, south side Marquesas Way
Apartments, south side Marquesas Way
Apaftments, south side Marquesas Way
Apartments, south side Marquesas Way

Totals:

Apanment/Residen r Aclivily: l3_l
Marina./Beach Activity: 

-i-f 
8l % Apartmen/Residential Use



Crain & Associales

AuSust 20, 2004

Drai

Parcel FF Parking Lot 12 Driveway Counts
Observed Residential vs. Marina-Related Parking Activity

Saturdav .Iulv 17. 2004

Arrival
Time Observed Vehicle Occupant Destination

9:53 AM Apartments, south side Marquesas Way
10:21 AM Apartments, south side Marquesas Way
10:52 AM Marina boat slips
10:58 AM Apartments, south side Marquesas Way
1 1 :02 AM Marina (destination unknown)
1 1: l5 AM Marina (destination unknown)
1 1:17 AM Apafiments, south side Marquesas Way
I i:32 AM Apanments, south side Marquesas Way
I l:34 AM Marina (destination unknown)
1 1:.10 AM Marina (destination unknown)

I l:55 AM Apartments, south side Marquesas Way
12:20 PM Apartments, south side Marquesas Way
l:02 PM Marina (destination unknown)
I :09 PM Marina boat slips
1:31 PM Apartments, south side Marquesas Way
1:40 PM Apartments, west of Via Marina
2:05 PM Apartments, west of Via Marina
2:12 PM Apartments, south side Marquesas Way
2:32 PM Marina (destination unknown)
2:48 PM Apartments, west of Via Marina
3:i8 PM Apartments, south side Marquesas Way
3:18 PM Apanments, south side Marquesas Way
3:22 PM Apafiments, south side Marquesas Way
3:23 PM Apartments, south side Marquesas Way

3:27 PM Apartments, south side Marquesas Way
3:36 PM Marina (destination unknown)

3:50 PM Apartments, south side Marquesas Way
4:00 PM Marina boat slips
4:05 PM Apartments, south side Marquesas Way
4:06 PM Apartments, south side Marquesas Way
1:24 PM Marina (destination unknown)

Totals:
Apartment/Resident Activity:

Marina,/Beach Activity: fl- 65vo ApartmentlResidential Use



Crain & Associates

August 20, 2004

Dr;Ifi

Parcel FF Parking Lot 12 Driveway Counts
Observed Residential vs. Marina-Related Parking Activity

Sundav Julv 18. 2004

Arrival
Tirne Observed Vehicle Occupant Destination

10:41 AM Marina./Beach

1 1:57 AM Marina boat slips
12:08 PM Marina boat slips
12:1 1 PM Marina boat slips
12:15 PM Marina (destination unknown)
12: 16 PM Marina (destination unknown)
12:23 PM Marina (destination unknown)
12:32 PM Marina (destination unkrown)
1.2:49 PM Marina (destination unknown)
12:58 PM Marina (destination unknown)
1 : 14 PM Marina boat slips

1:40 PM Marina boat slips
1:41 PM Apartments, south side Marquesas Way
1:41 PM Apartments, south side Marquesas Way

1:58 PM Marina (destination unknown)
2:14 PM Apartments, south side Marquesas Way
2:22 PM Marina (destination unknown)
2:44 PM Marina (destination unknown)
3:07 PM Apatments, south sids Marquesas Way
3:24 PM Apartments, south side Marquesas Way

3:31 PM Marina (destination unknown)
3:38 PM Apartments, south side Marquesas Way
3:47 PM Marina boat slips

3:48 PM Marina boat slips
3:49 PM Marina (destination unknown)
4:00 PM Marina boat slips
4:07 PM Apartments, south side Marquesas Way
4:18 PM Apartments, west of Via Marina

Totals:
Apartment/Resident Activity:

Marina,tseach Activity:

Grand Totals:
Ap artme nt/R e side nt Activ ity :

Maina/Beach Activity:

s 29vo ApanmenttResidentialUse

* 
Ssvo Apartment/Residential use



A. 2. Recreation & Visitor-Servins Frcilities

FIGURE 3

COUNTY OWNED PUBLIC PARKING LOTSI

Capacity Remarksl..t Parcel Address

I W 13737 Fii Way
2 49R 13477 Fiji Way
4 49M I350O Mtudaruo way

5 UR 4545 Admiralty way
6 SS 4500 Adrniralty Way
? Q 4350 Admiralry way
8 OT 4220 Adrni.alry Way
9 N 14101 Palawan Way
l0 IR 4l0l Adrnirdty
ll GR 14101 Panay way

4832 Fish€matr's Village
466' Public Parking/Launch R3trrp
124 Overflow -- ClDce Park

Marina Shopping Center
240 Overflow MdR Holel, Oiher
I 15 A&niralty Park - Turf
118 Admiralty Park - Paved
186 Ovedow - Beaclr, Int'I. Hoiel, Other
I9l Beach, Ov€flow
216 Beach
264 Beach. overflow

140 ChaNel Visia, Overnow
60' Chamel Visia
l0
6d Chace Park
136

245 Temporary Parking

12 FF l4l5l Marquesas Way 2Ol Overflow - Pierview Cafe
13 3 4601 Via Martua
14 A 4601 via Marira
15 LLS 4001 Via Marnra
16 EE 13650 Mndanao
l7 83 13399 Fiji Way

52 1305IF iway

TOTAL 3,138

Source: l4s Angeles Counry DeparEnent ofBeaches ard Harbors, Colrry Ouned Public Porking I'ots, APril 3, 1990.

User Fees

t Parting f€cs 6"se fren Sl.0o ro $5.0o pG. ?a hour penod .rcPt t t 7 whi.n is $ 50

' Speid AMPCO Yslidltion systcm.

I F.. of54 0O ch!r-p. tdr csr snd rrailcr, ircludcs pftline C.trcity is233 vith codbi.srion bDd rnd hilc.

' MeGFd, 25 ccnrs cach hou.

' Mclc..d. 25 cents pcr hou..

'No ch..s.. Pcmnrec ptys in lieu lee

Msrin. d€l Rcy Ltnd Us€ Plan rebruary8, 1996




