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SUMMARY OF STAFF RECOMMENDATION: 

The staff recommends that the Commission determine that a substantial issue 
exists with respect to the grounds on which the appeal has been filed because 
the locally approved Coastal Development Permit allows development which is 
inconsistent with the view protection standards contained in the certified 
Santa Catalina Island Local Coastal Program (LCP) without making specific 
findings in support of the variances. In addition. the County approved permit 
does not address possible impacts to archeological resources, public access, 
or sensitive biological resources as required by the certified LCP. 

Staff further recommends that the Commission. after a public de novo hearing, 
approve the proposed development with conditions relating to geology, 
drainage, phasing of development, view protection, archaeological resources. 
sensitive biological resources. streambed alteration, and assumption of risk. 
In order to bring the proposed project into compliance with the LCP's view 
protection standards, the staff recommendation (special condition three) 
deletes one structure that is proposed within 150 feet for the shoreline, and 
reduces the size of six of the eleven proposed guest/staff units. In 
addition, the applicant will be required to prepare and submit a geology 
report and drainage plan to the Commission prior to issuance of the permit. 
The applicant has not agreed to the staff recommendation, but has not decided 
how to proceed at this point. 
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1. Los Angeles County Local Coastal Development Permit No. 94-168-(4). 
2. Los Angeles County Conditional Use Permit No. 94-168-(4). 
3. Los Angeles County Variance Case No. 94-168-(4). 
4. Santa Catalina Island Certified Local Coastal Program (LCP). 
5. Coastal Development Permit 5-82-104 <Campus by the Sea). 
6. Coastal Development Permit 5-86-665 (Campus by the Sea). 
7. Campus by the Sea Master Plan, 1994. 
8. Campus by the Sea: Biological Constraints Analysis Report with 

Impacts and Mitigation, by David Carroll & Assoc., November 1994. 
9. Vegetation Survey of Gallagher Canyon, by Allan Fone & Janet Takara. 

November 22, 1994. 
10. A Phase 1 Archaeological Study for Campus by the Sea Campground 

Improvements, by Robert J. Wlodarski, September 1997. 

I. APPELLANTS' CONTENTIONS 

Local Coastal Development Permit No. 94-168-(4) was approved by the Los 
Angeles County Regional Planning Commission on February 7, 1996. The local 
permit approved a Master Plan for the upgrade of the facilities which serve an 
axisting youth camp, Campus by the Sea, located at Gallagher's Cove on Santa 

• 

Catalina Island (Exhibits #1&2)). The approval does not include any • 
development in or over coastal waters. All work proposed is located at least 
sixty feet inland from the mean high tide line. 

The County approval of Local Coastal Development Permit No. 94-168-(4) was 
appealed by two Coastal Commissioners on August 25, 1997. The Commissioners• 
appeal contends that the County approved permit is inconsistent with the view 
protection standards contained in the certified Santa Catalina Island Local 
Coastal Program CLCP), and that it does not address possible impacts to 
archeological resources, public access, or sensitive biological resources as 
required by the certified LCP. 

II. LOCAL GOVERNMENT ACTION 

As previously stated, the Los Angeles County Regional Planning Commission 
approved Local Coastal Development Permit No. 94-168-(4) on February 7, 1996. 
An application was submitted by Campus by the Sea for Local Coastal 
Development Permit on November 15, 1994. On December 6, 1995, the County 
Regional Planning Commission held a public hearing for the proposed project. 
There was no opposition testimony to the proposed project. The County 
Regional Planning Commission heard from the applicants, closed the public 
hearing, and by a vote of 5-0 instructed the staff to prepare findings and 
conditions for the approval of: 

1. Los Angeles County Local Coastal Development Permit No. 94-168-(4). • 
2. Los Angeles County Conditional Use Permit No. 94-168-(4). 
3. Los Angeles County Variance Case No. 94-168-(4). 
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On February 7, 1996, the Regional Planning Commission adopted findings and 
conditions for the the above stated permits approving the Master Plan for 
Campus by the Sea to upgrade the camp facilities at Gallagher's Cove (Exhibit 
#2). The adopted findings for state that, "the proposed development is 
consistent with the certified Local Coastal Program". However, no findings 
were adopted regarding the proposed development's possible impacts to 
archeological resources, public access, or sensitive biological resources as 
required by the certified LCP. 

No appeals were filed at the local level. On August 11, 1997, the Commission 
received the County's Notice of Final Action for Local Coastal Permit No. 
94-168-(4). The Commission's ten day appeal period was established, and the 
County's approval was appealed by two Commissioners on August 25, 1997, the 
last day of the appeal period. Notification of the Commissioners• appeal was 
sent to the County and the applicant on August 26, 1997. 

Pursuant to Section 30621 of the Coastal Act, a hearing on a Local Coastal 
Development Permit appeal shall be set no later than 49 days after the date on 
which the appeal is filed with the Commission. The Commission's October 7-10, 
1997 meeting is the only meeting which falls within 49 days of the date of the 
appeal (49 days: October 13, 1997). 

At this point. the Commission may decide that the appellants• contentions 
raise no substantial issue of conformity with the Coastal Act, in which case 
the action of the local government stands, or the Commission may find that a 
substantial issue exists with the action of the local government if it finds 
that the proposed project may be inconsistent with the certified LCP or the 
public access policies of the Coastal Act of 1976. 

If the Commission finds substantial issue, then the appeal hearing will be 
heard as a~ nQYQ permit request. Section 13321 specifies that~ nQYQ 
actions will be heard according to the procedures that apply to other Coastal 
Permits, as outlined in Section 13114 of the California Code of Regulations. 

III. APPEAL PROCEDURES 

After certification of a Local Coastal Program CLCP), the Coastal Act provides 
for limited appeals to the Coastal Commission of certain local government 
actions on Coastal Development Permits. Developments approved by cities or 
counties may be appealed if they are located within the mapped appealable 
areas, such as those located between the sea and the first public road 
paralleling the sea, or within three hundred feet of the inland extent of any 
beach, mean high tide line, or the top of the seaward face of a coastal 
bluff. Furthermore, developments approved by counties may be appealed if they 
are not designated "principal permitted use" under the certified Local Coastal 
Program. Finally, developments which constitute major public works or major 
energy facilities may be appealed, whether approved or denied by the city or 
county. [Coastal Act Section 30603(a)l . 

The Santa Catalina Island Local Coastal Program (LCP) was certified on October 
11, 1989. On January 9, 1990, Los Angeles County assumed permit-issuing 
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authority pursuant to its certified LCP. · The County approved project is • 
located in the appealable area identified by the certified LCP. The project 
is located both within three hundred feet of the mean high tide line and 
between the first public road and the sea. 

Section 30603(a) of the Coastal Act identifies which types of development are 
appealable. Section 30603(a) states, in part: 

(a) After certification of its Local Coastal Program, an action taKen by 
a local government on a Coastal Development Permit application may 
be appealed to the Commission for only the following types of 
developments: 

(1) Developments approved by the local government between the sea 
and the first public road paralleling the sea or within 300 
feet of the inland extent of any beach or of the mean high tide 
line of the sea where there is no beach, whichever is greatest. 

(2) Developments approved by the local government not included 
within paragraph (1) of this subdivision that are located on 
tidelands, submerged lands, public trust lands, within 100 feet 
of any wetland, estuary, stream, or within 300 feet of the top 
of the seaward face of any coastal bluff. 

The grounds for appeals of projects located within three hundred feet of the • 
mean high tide line are listed in Section 30603(b)(l) of the Coastal Act. 

Section 30603(b)(l) states: 

The grounds for an appeal pursuant to subdivision <a> shall be limited to 
an allegation that the development does not conform to the standards set 
forth in the certified Local Coastal Program or the public access 
policies set forth in this division. 

The action currently before the Commission is to find whether there is a 
"substantial issue" or "no substantial issue" regarding the local approval of 
the project. Section 30625(b)(2) of the Coastal Act requires a regular (de 
novo) hearing of the appealed project unless the Commission determines that 
"no substantial issue" exists with respect to the grounds for appeal [Section 
30603(b)]. 

If Commission staff recommends a finding of "substantial issue", and there is 
no motion from the Commission to find "no substantial issue'', the substantial 
issue question will be considered moot, and the Commission will proceed to a 
de novo public hearing where the Commission will act according to the merits 
of the project. 

Pursuant to Section 30604(b) and (c) of the Coastal Act, and because the 
proposed development is located between the first public road and the sea, the 
standards of review for the project are: 1) the certified Local Coastal 
Program; and 2) the public access and recreation policies of the Coastal Act. • 



• 

• 

• 

A-5-SCI-97-274 
Campus by the Sea 

Page 5 

In other words, in order to to approve the proposed project, the Commission 
must find that the proposed project is consistent with the certified Local 
Coastal Program and the public access and recreation policies of the Coastal 
Act. Sections 13110-13120 of the California Code of Regulations further 
explain the appeal hearing process. 

If the Commission decides to hear arguments and vote on the substantial issue 
question, proponents and opponents will have three minutes per side to address 
whether the appeal raises a substantial issue. Pursuant to Section 13115(c) 
of the California Code of Regulations, the only persons qualified to testify 
before the Commission at the substantial issue stage of the appeal process are 
the applicants, persons who opposed the application before the local 
government (or their representatives), and the local government. In this 
case, no persons opposed the application before the local government. 
Testimony from other persons may be submitted in writing. The Commission will 
then vote on the "substantial issue" matter. It takes a majority of 
Commissioners present to find that no substantial issue is raised by the local 
approval of the project. 

IV. STAFF RECOMMENDATION ON SUBSTANTIAL ISSUE 

The staff recommends that the Commission determine that a substantial jssue 
exists with respect to the conformity of the project with the policies of the . 
Santa Catalina Island certified Local Coastal Program, pursuant to Public 
Resources Code Section 30625(b)(2). 

MOTION. Staff recommends a NO vote on the following motion: 

I move that the Commission determine that Appeal No. A-5-SCI-97-274 
raises NO substantial issue with respect to the grounds on which the 
appeal has been filed. 

A majority of the Commissioners present is required to pass the motion. 

V. FINDINGS AND DECLARATIONS 

The Commission hereby finds and declares: 

A. Project Description and History 

The proposed project involves a proposed Master Plan for Campus by the Sea to 
upgrade the existing youth camp facilities at Gallagher's Cove on Santa 
Catalina Island (Exhibit #1). The site. designated as Open Space by the 
certified LCP, is part of the Santa Catalina Island Conservancy open space 
easement which covers 861 of the island. The applicants have a lease with the 
Conservancy to improve and operate the camp facilities. 
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According to the County approved permit, ·the site covers 72.3 acres of which • 
only eight acres are developed. There is no vehicular access to Gallagher's 
Cove. The cove was developed for military training during Horld Har II, but 
was converted to a youth camp in 1951. A drainage channel was constructed 
c.l985 after severe flooding caused major damage in 1979 (Exhibit #2). A new 
pier was constructed in c.1987 pursuant to Coastal Development Permit 5-86-665. 

The Master Plan proposes to renovate the year-round camp facilities in phases 
which are dependent on the availability of funding. There are currently about 
43 structures at the camp, including tent platforms, guest and staff housing 
units, main dining hall, boathouse and bathhouse. Some of the structures date 
back to the original construction in the 1940's while other buildings were 
constructed more recently. The Master Plan does not propose to increase the 
capacity of the camp allowed by the certified LCP. The LCP states that 
Gallagher's Beach has a· PAOT (persons at one time) capacity of 210. 

The proposed Master Plan proposes the removal of 18 existing structures and 
construction of 17 new structures to replace them. Most of the proposed new 
structures are located on the footprints of existing structures <Exhibit #2). 
The proposed new structures include the following: 

• 
• 
• 
• 
• 
• 

• 

5 staff housing units (#1Aa, lAb, lBa, lBb, lC) 

Maintenance building: 1,536 sq. ft. & 24 foot high (#2) 

6 guest housing units (#3A, 3B, 3C, 3D, 3E, 3F) 

Laundry/Infirmary building: 1,200 sq. ft. & 14 feet high (#4) 

New Bookstore/study rooms: 2,055 sq. ft. & 14 feet high (#5) 

Boathouse & cove security building: 850/470 sq. ft. & 14 feet high 
(#6 & 6A) 

400 sq. ft. addition to main dining building (#7) 

In addition, two 15,000 gallon water tanks are proposed in order to meet the 
requirements of the County Fire Department for supplying water to sprinklers 
to be installed in the structures. Exhibit two shows the location and sizes 
of the proposed new structures as well as the structures to be demolished. 

The Master Plan approved by the County (Exhibit #2) includes a variance from 
the provisions of the height and slope restrictions contained in the certified 
LCP. Specifically, buildings 1Aa, lAb, lBa and 1Bb are located on slopes 
which exceed 3~. The certified LCP prohibits development on slopes exceeding 
30~ (Exhibit #4, ps.9&15). In addition, the County approved permit allows the 
structures to be up to 22 feet high, exceeding the LCP height limit of 14 
(Exhibit #4, p.18). It is possible that variances may be necessary in some 
cases, but the County permit does not analyze the impacts of the approved 
variances on views which the LCP calls to protect. 

• 

• 
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Staff is recommending that the Commission determine that a substantial issue 
exists with the County approved permit on the grounds that it did not analyze 
the possible impacts to views. public access. archaeological resources, or 
sensitive biological resources as required by the certified LCP. 

B. Substantial Issue Analysis 

As stated in Section III of this report, the grounds for appeal of a Coastal 
Development Permit issued by the local government after certification of its 
Local Coastal Program are specific. In this case, the Local Coastal 
Development Permit may be appealed to the Commission on the grounds that it 
does not conform to the certified Local Coastal Program or the public access 
policies of the Coastal Act. The Commission must then decide whether a 
substantial issue exists in order to hear the appeal. 

In this case, staff is recommending that the Commission determine that a 
substantial issue exists with the County approved project on the grounds that 
it did not analyze the possible impacts to views, public access, 
archaeological resources, or sensitive biological resources as required by the 
certified LCP. The certified Santa Catalina Island LCP requires compliance 
with specific standards regarding views, public access, archaeological 
resources, and sensitive biological resources. There is no indication that 
the County approved permit analyzed these issues in relation to the proposed 
development as required by the certified LCP for Santa Catalina Island. 

Additionally, the County approval allows variances from the provisions of the 
height and slope restrictions contained in the certified LCP. Specifically, 
buildings 1Aa, lAb, lBa and lBb are located on slopes which exceed 30~. The 
certified LCP prohibits development on slopes exceeding 30~ <Exhibit #4, 
ps.9&15). The County approved permit also allows the structures to be up to 
22 feet high. exceeding the LCP height limit of 14 (Exhibit #4, p.18). It is 
possible that variances may be necessary in some cases, but the County permit 
does not analyze the impacts of the approved variances on views which the LCP 
calls to protect. 

Therefore, staff recommends that the Commission find that a substantial issue 
exists with the approval of Local Coastal Development Permit No. 94-168-(4) on 
the grounds that it allows development which is inconsistent with the view 
protection standards contained in the certified Santa Catalina Island Local 
Coastal Program (LCP) without making specific findings to support the 
variances that the County granted. In addition, the County approved Coastal 
Development Permit does not address possible impacts to archeological 
resources. public access, or sensitive biological resources as required by the 
certified LCP . 
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VI. STAFF RECOMMENDATION ON THE DE NOVQ .HEARING 

Approval with Conditions of A-5-SCI-97-274 

The Commission hereby grants, subject to the conditions below, a Coastal 
Development Permit for the proposed development on the grounds that the 
development, as conditioned, will be in conformity with the certified 
Local Coastal Program, is located between the sea and first public road 
nearest the shoreline and is in conformance with the public access and 
public recreation policies of Chapter 3 of the Coastal Act, and will not 
have any significant adverse impacts on the environment within the 
meaning of the California Environmental Quality Act. 

VII. STANDARD CONDITIONS 

1. Notice of Receipt and Acknowledgment The permit is not valid and 
development shall not commence until a copy of the permit, signed by the 
permittee or authorized agent, acknowledging receipt of the permit and 
acceptance of the terms and conditions, is returned to the Commission 
office. 

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

3. Compliance All development must occur in strict compliance with the 
proposal as set forth in the application for permit, subject to any 
special conditions set forth below. Any deviation from the approved 
plans must be reviewed and approved by the staff and may require 
Commission approval. 

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

5. Inspections The Commission staff shall be allowed to inspect the site 
and the project during its development, subject to 24-hour advance notice. 

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

7. Terms and Conditions Run with the Land These terms and conditions shall 
be perpetual, and it is the intention of the Commission and the permittee 

• 

• 

to bind all future owners and possessors of the subject property to the • 
terms and conditions. 
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VIII. SPECIAL CONDITIONS 

1. Geology Report 

2. 

3. 

Prior to issuance of Coastal Development Permit, the applicant shall 
submit a comprehensive geologic and soils report prepared by a 
registered geologist, for the review and approval of the Coastal 
Commission in the form of a condition compliance hearing. The geologic 
and soils report shall be prepared in conformance with the requirements 
of Section 22.46.480 of the LCP implementation ordinances (Exhibit #4). 
Any changes to the Master Plan which may be required by the findings and 
mitigation measures of the geologic and soils report shall be subject to 
the approval of the Commission in the form of an amendment to the 
Coastal Development Permit. 

Drainage Plan 

Prior to issuance of Coastal Development Permit. the applicant shall 
submit a drainage plan prepared by a registered engineer, for the review 
and approval of the Coastal Commission in the form of a condition 
compliance hearing. The drainage plan shall be prepared in conformance 
with the requirements of Section 22.46.480.H of the LCP implementation 
ordinances (Exhibit #4). Any changes to the Master Plan which may be 
required by the findings and mitigation measures of the drainage plan 
shall be subject to the approval of the Commission in the form of an 
amendment to the Coastal Development Permit. 

Phasing of Construction 

Prior to the commencement of construction of any structure at the site, 
the applicants shall submit plans, for the review and approval of the 
Executive Director. The plans shall conform to the Master Plan approved 
by Coastal Development Permit A-5-SCI-97-274. including the following 
specific building requirements: 

a. Replacement of existing nonconforming structures with staff housing 
units #lAa, lAb. and lBb. and the Boathouse (#6). Staff housing 
units #lAa, lAb, and lBb, and the Boathouse (#6) shall be confined 
within the footprint of the structures which they are replacing and 
shall not exceed 14 feet in height. 

b. Guest housing units #3A, 38 and 3F. Guest housing units #3A, 3B and 
3F shall not exceed 14 foot in height. and shall have a maximum 
width of 30 feet with the long axis sited perpendicular to the coast. 

c. Septic system. Prior to the submittal of the final plans for the 
proposed septic system for the review of the Executive Director, the 
applicant shall obtain the approval of the Los Angeles County 
Department of Health Services as required by Section 22.46.720.A of 
the LCP implementation ordinances <Exhibit #4). 
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d. Staff housing unit #lBa is not ·permitted and shall not be built. 

e. All structures. Landscaping using native plants shall be used to 
soften the view of buildings from the shoreline as required by 
Section 22.46.520.H of the LCP implementation ordinances (Exhibit 
#4). 

All development shall be constructed and maintained consistent with the 
plans approved by the Executive Director pursuant to Coastal Development 
Permit A-5-SCI-97-274. 

4. Archaeology 

In the event that a cultural resource is encountered during construction, 
the applicants shall agree to suspend construction activities and leave 
the resource in place until a qualified archaeologist can examine the 
site and determine the appropriate mitigation measures. An 
archaeological mitigation or recovery plan shall be submitted to the 
Coastal Commission in the form of an amendment to Coastal Development 
Permit A-5-SCI-97-274. 

5. Significant Ecological Areas 

The applicant shall carry out and comply with the mitigation measures 
recommended by the Biological Constraints Analysis Report by David 
Carroll & Assoc., November 1994. 

6. Streambed Alteration 

No streambed alteration is permitted. 

7. Assumption of RisK 

By acceptance of this Coastal Development Permit, the applicant 
acknowledges, on behalf of itself and the applicant's successors in 
interest, that: a) the site may be subject to extraordinary hazards from 
waves, flooding, fire, landslides and erosion; b) the applicant assumes 
the liability from such hazards; c> the applicant waives any claim of 
liability on the part of the Commission or its successors in interest for 
damage from such hazar.ds; and d) the applicant agrees to indemnify and 
hold harmless the Commission, it officers, agents, and employees relative 
to the Commission's approval of the project for any damage. 

• 

• 

• 
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IX. FINDINGS AND DECLARATIONS FOR DE NOVO HEARING 

The Commission hereby finds and declares: 

A. Project Description and History 

The proposed project involves a proposed Master Plan for Campus by the Sea to 
upgrade the existing youth camp facilities at Gallagher's Cove (a.k.a. 
Gallagher's Beach) on Santa Catalina Island (Exhibit #1). The site, 
designated as Open Space by the certified LCP, is part of the Santa Catalina 
Island Conservancy open space easement which covers 86~ of the island. The 
applicants have a lease with the Conservancy to improve and operate the camp 
facilities. The principle permitted use listed in the certified LCP for 
Gallagher's Beach is ''youth camp with related upland support facilities" 
<Exhibit #4, p.2). 

According to the County approved permit, the site covers 72.3 acres of which 
only eight acres are developed. There is no vehicular access to Gallagher's 
Cove. The cove was developed for military training during World War II, but 
was converted to a youth camp in 1951. A drainage channel was constructed 
c.1985 after severe flooding caused major damage in 1979 (Exhibit #2). A new 
pier was constructed in c.l987 pursuant to Coastal Development Permit 5-86-665 . 

The Master Plan proposes to renovate the year-round camp facilities in phases 
which are dependent on the availability of funding. There are currently about 
43 structures at the camp, including tent platforms, guest and staff housing 
units, main dining hall, boathouse and bathhouse. Some of the structures date 
back to the original construction in the 1940's while other buildings were 
constructed more recently. The Master Plan does not propose to increase the 
capacity of the camp allowed by the certified LCP. The LCP states that 
Gallagher's Beach has a PAOT (persons at one time) capacity of 210. 

The proposed Master Plan proposes the removal of 18 existing structures and 
construction of 17 new structures to replace them. Most of the proposed new 
structures are located on the footprints of existing structures (Exhibit #2). 
The proposed new structures include the following: 

• 5 staff housing units (#1Aa, lAb, 1Ba, 1Bb, lC) 

• Maintenance building: 1,536 sq. ft . & 24 foot high (#2) 

• 6 guest housing units (#3A, 3B, 3C, 3D, 3E, 3F) 

• Laundry/Infirmary building: 1,200 sq. ft. & 14 feet high (#4) 

• New Bookstore/study rooms: 2,055 sq. ft~ & 14 feet high (#5) 

• Boathouse & cove security building: 850/470 sq. ft . & 14 feet high 
(#6 & 6A) 

• 400 sq. ft. addition to main dining building (#7) 
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In addition, two 15,000 gallon water tanks are proposed in order to meet the 
requirements of the County Fire Department for supplying water to sprinklers 
to be installed in the structures. Exhibit two shows the location and sizes 
of the proposed new structures as well as the structures to be demolished. 

The Master Plan approved by the County (Exhibit #2) includes a variance from 
the provisions of the height and slope restrictions contained in the certified 
LCP. Specifically, buildings lAa, lAb, 1Ba and 1Bb are located on slopes 
which exceed 301. The certified LCP prohibits development on slopes exceeding 
301 (Exhibit #4, ps.9&15). In addition, the County approved permit allows the 
structures to be up to 22 feet high, exceeding the LCP height limit of 14 
(Exhibit #4, p.18). It is possible that variances may be necessary in some 
cases, but the County permit does not analyze the impacts of the approved 
variances on views which the LCP calls to protect. 

B. Public Access 

One of the basic goals stated in the Coastal Act is to maximize public access 
to and along the coast. Pursuant to Section 30604(c) of the Coastal Act, 
because the proposed development is located between the first public road and 
the sea, the public access and recreation policies contained in Chapter 3 of 
the Coastal Act apply to the entire project. The Coastal Act has several 
policies which address the issue of public access to the coast and recreation. 

Section 30210 of the Coastal Act states: 

In carrying out the requirement of Section 4 of Article X of the 
California Constitution, maximum access, which shall be conspicuously 
posted. and recreational opportunities shall be provided for all the 
people consistent with public safety needs and the need to protect public 
rights, rights of private property owners, and natural resource areas 
from overuse. 

Section 30211 of the Coastal Act states: 

Development shall not interfere with the public's right of access to the 
sea where acquired through use or legislative authorization, including, 
but not limited to, the use of dry sand and rocky coastal beaches to the 
first line of terrestrial vegetation. 

Section 30212 of the Coastal Act states. in part: 

(a) Public access from the nearest public roadway to the shoreline and 
along the coast shall be provided in new development projects .•• 

Section 30213 of the Coastal Act states, in part: 

• 

• 

Lower cost visitor and recreational facilities shall be protected, • 
encouraged, and, where feasible, provided. Developments providing public 
recreational opportunities are preferred .•. 
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As stated in the above public access policies, the Coastal Act requires that 
maximum access and recreational opportunities be provided for all people. The 
Coastal Act also protects the public's right to access the sea and encourages 
the development of recreational facilities. 

In addition, the certified LCP for Catalina Island contains policies to 
protect existing public access opportunities and to improve public access on 
the island. The certified LCP for Catalina Island states: 

Shoreline Access Policy 5 (pg. II-8): 

New development will not be permitted to interfere with, but rather 
shall enhance, the public's right of access to the sea where acquired 
through use or legislative authority, including, but not limited to, 
the use of dry sand and rocky coastal beaches to the first line of 
terrestrial vegetation. 

Shoreline Access Policy 8 (pg. II-8): 

The public shall have the right to recreational access to and along 
the shoreline including use of any sandy or rocky beach around 
unincorporated Santa Catalina Island, subject to the limitations of 
the policies of this section. 

The LCP also calls for the continuance of existing campgrounds and youth camps 
for the provision of recreational opportunities on the island with the goal of 
increasing access and recreation while minimizing the impact on the island's 
unique natural resources (LCP p. II-26). The proposal to improve the Campus 
by the Sea youth camp carries out the goal of providing a facilities for 
recreational opportunities on the island. The proposed project, however, must 
not negatively impact public access opportunities. 

Gallagher's Cove and beach is only accessible by sea. There are no roads or 
trails to the youth camp. The rugged shoreline of the island prevents foot 
travel along the shore from Avalon to the site. The beach is, however, 
accessible by boat, and by foot from the adjacent cove, Toyon Bay <Exhibit 
#1). The proposed project will not negatively impact the existing public 
access opportunities at the site. 

The LCP also calls for the enhancement of the public's right of access. The 
LCP contains a specific policy (LCP Access Policy 13) which call for the 
dedication of accessways as a requirement of any approved Coastal Development 
Permit affecting leased cove areas such as Gallagher's Cove <Exhibit #3). 
Gallagher's Cove is identified by LCP Access Policy 15 as a leased area which 
shall required to dedicate an easement for pass and repass only (Exhibit #3). 
The applicant has satisfied the LCP access requirement by recording an Offer 
to Dedicate a public easement along the shoreline for pass and repass as a 
requirement of Coastal Development Permit 5-86-665 (Campus by the Sea). 
Coastal Development Permit 5-86-665 was issued for the construction of the 
pier at Gallagher•s Cove. Therefore, the proposed project is in conformance 
with the requirements of the certified LCP. 
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Therefore, the Commission finds that the ·proposed project will not negatively 
impact public access or recreational opportunities, and is consistent with the 
public access and recreation policies of both the Coastal Act and the 
certified.LCP for Santa Catalina Island. 

C. View Protection 

Section 30251 of the Coastal Act states: 

The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development 
shall be sited and designed to protect views to and along the ocean and 
scenic coastal areas, to minimize the alteration of natural land forms, 
to be visually compatible with the character of surrounding areas •••. 

The certified LCP contains a considerable amount of policies and development 
standards which are intended to carry out Section 30251 and preserve the very 
unique visual resources of Santa Catalina Island. The quality of the visual 
experience available on or around the island is readily apparent to anyone who 
has visited. The natural scenic quality of the island is an increasingly 
valuable natural resource as the mainland become more and more urbanized. 

• 

The certified LCP contains specific policies which require the protection of • 
the island's viewsheds, including: 

View Policy 9 (LCP p. II-97): 

Protection of scenic resources shall be achieved through the 
development of zoning ordinance provisions prohibiting the 
development of structures that would impair the scenic qualities of 
the island. 

The certified LCP contains the specific zoning ordinance provisions called for 
by the above stated policy to protect the island's viewsheds. The LCP 
development standards include setback requirements (from the coast), height 
limits, slope restrictions, and landscaping requirements. The proposed 
project is not in conformance with the development standards contained in the 
LCP and must be modified in order to be found consistent with the certified 
LCP. 

Section 22.46.160.F of the LCP implementation ordinance contains development 
standards for the project site <Exhibit #4, ps.B-9). Section 22.46.160.F 
states that development shall: 1) be located a minimum of 150 feet from the 
mean high tide line, and 2) be prohibited on hillsides having a slope which 
exceeds 30t. Section 22.46.490.C (Slopes) of the LCP implementation ordinance 
also prohibits development on hillsides having a slope which exceeds 301 
(Exhibit #4, p. 15). Section 22.46.520 (View Protection) of the LCP 
implementation ordinance prohibits both development on hillsides exceeding 301 • 
and development <except piers, boathouses, cove security, etc.) within 150 
feet of the mean high tide line <Exhibit #4, ps. 17-19). 
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The proposed Master Plan proposes the construction of three buildings within 
150 feet of the mean high tide line: staff housing unit (#lBa), Boathouse 
(#6), and cove security building (#6A) (Exhibit #2). In addition, the 
proposed Master Plan includes four buildings on slopes which exceed 30t: staff 
housing units #lAa, lAb, 1Ba and lBb (Exhibit #2). Building #lBa is located 
both within 150 feet of the mean high tide line and on a slope exceeding 30t. 
Therefore, six of the proposed seventeen proposed new structures do not 
conform to the development standards of the LCP. 

Section 22.46.560 (Nonconforming Uses, Buildings & Structures) contains a 
provision that allows the replacement of existing nonconforming structures 
with the following conditions (Exhibit #4, p. 21): 

1. The height of the structure is not increased. 

2. The original outside dimensions or 11 footprint" of the structure are 
not expanded, in the case of a replacement structure. 

3. Any additions are located in such a fashion that scenic resources are 
not impaired. 

Proposed staff housing units #lAa, lAb, and lBb, and the Boathouse (#6) are 
proposed as replacement buildings on the footprint of existing structures. 
They may be permitted if they are designed to comply with the height and 
footprint limits of Section 22.46.560 (Nonconforming Uses, Buildings & 
Structures). 

However, staff housing unit #lBa is not permitted because it is not a 
replacement structure and is not in compliance with the setback and slope 
restrictions contained in Sections 22.46.160.F, 22.46.490.C (Slopes), and 
22.46.520 (View Protection) of the LCP implementation ordinances (Exhibit #4). 

The proposed 470 square foot, fourteen foot high cove security building (#6A) 
can be permitted under the exceptions to the 150 foot setback rule listed in 
Section 22.46.520 (View Protection) of the LCP implementation ordinance 
(Exhibit #4, p. 17). Section 22.46.520 (View Protection) permits development 
such as piers. boathouses, cove security, dive lockers and marine laboratories 
within 150 feet of the mean high tide line because these uses require a 
shoreline location. In addition. the proposed 850 square foot. fourteen foot 
high boathouse (#6) can also be permitted. It is proposed on the site of the 
existing boathouse in the same footprint <Exhibit #2). 

Section 22.46.520 (View Protection) of the LCP implementation ordinance 
contains additional building standards that apply to the proposed project 
(Exhibit #4, ps. 17-19). A SAVE (Shoreline Adjacent View Enhancement) zone is 
identified as the area located between 150 and 650 feet of the mean high tide 
line in which special view preservation standards apply. The SAVE zone 
(between 150 and 650 feet of the mean high tide line) applies to all 
11 developable areas 11 which are areas with slopes less than 30t. No development 
is permitted on slopes which exceed 30t . 

The LCP limits the maximum height of buildings within the SAVE zone to 
fourteen feet. The maximum width of buildings within the SAVE zone is thirty 
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feet with the long axis sited perpendicular to the coast. Outside of the SAVE • 
zone the maximum height of buildings is 28 feet <Exhibit #4, p.l8). Buildings 
may be clustered to preserve views. 

Because of the limited flat area (slopes less than 30~) on the site, the 
proposed Master Plan results in a cluster of buildings in the SAVE zone. 
About fourteen existing buildings will remain in the SAVE zone, ten will be 
demolished and replaced. The proposed Master Plan includes the construction 
of six new buildings within the SAVE zone: three guest housing units C#3A, 3B 
& 3F), the laundry/infirmary building (#4), the new bookstore/study rooms 
(#5), and an addition to the main dining building (#7) (Exhibit #2). Overall, 
the amount of floor area will be increased because most of the six new 
buildings are much larger than the ones that will be demolished and replaced . 

. The three guest housing units C#3A, 3B & 3F) are proposed to be 18 feet high. 
The laundry/infirmary building (#4) and the new bookstore/study building (#5) 
are proposed to be 14 feet high. As proposed, the three 18 foot high guest 
housing units (#3A, 3B & 3F) do not conform to the 14 foot SAVE zone height 
limit. Guest housing units #3A, 3B and 3F may be permitted only if they are 
designed to comply with the 14 foot height limit for the SAVE zone established 
by Section 22.46.520 CView Protection) <Exhibit #4, p.18). 

Deeper into the canyon of Gallagher's Cove, outside of the SAVE zone (farther 
than 650 feet from the water, there are five more buildings proposed by the 
Master Plan. These include: staff housing unit #lC; guest housing units #3C, 
3D and 3E; and a 1,536 square foot, 24 foot high maintenance building (#2) • 
(Exhibit #2). All five proposed buildings in this area are 18 feet high, thus 
complying with the 28 foot height limit outside of the SAVE zone (Exhibit #4, 
p.18). The proposed maintenance building (#2), which is sited farthest up the 
canyon, includes a septic system for the County required toilet and the 
underground extension of an electrical conduit from the center of the camp. 

The LCP view protection requirements also required that development be 
screened using native landscaping (Exhibit #4, ps.14&60). The applicant has 
included a plan for the placement of native vegetation to screen the new 
buildings as required by the certified LCP <Exhibit #2). 

In order to ensure that the proposed Master Plan is carried out in conformance 
with the requirements of the certified LCP, a condition of approval is applied 
to the permit which requires plans for each structure to be submitted for the 
review and approval of the Executive Director prior to the commencement of 
construction. The plans shall conform to the Master Plan approved by Coastal 
Development Permit A-5-SCI-97-274, including the following specific building 
requirements: 

a. Replacement of existing nonconforming structures with staff housing 
units #1Aa, lAb, and lBb, and the Boathouse (#6). Staff housing 
units #1Aa, lAb, and lBb. and the Boathouse (#6) shall be confined 
within the footprint of the structures which they are replacing and 
shall not exceed 14 feet in height. 

b. Guest housing units #3A, 3B and 3F. Guest housing units #3A, 3B and • 
3F shall not exceed 14 foot in height, and shall have a maximum width 
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of 30 feet with the long axis sited perpendicular to the coast. 

c. Septic system. Prior to the submittal of the final plans for the 
proposed septic system for review by the Executive Director, the 
applicant shall obtain the approval of the Los Angeles County 
Department of Health Services as required by Section 22.46.720.A of 
the LCP implementation ordinances (Exhibit #4). 

d. Staff housing unit #1Ba is not permitted and shall not be built. 

e. All structures. Landscaping using native plants shall be used to 
soften the view of buildings from the shoreline as required by 
Section 22.46.520.H of the LCP implementation ordinances (Exhibit #4). 

All development shall be constructed and maintained consistent with the plans 
approved by the Executive Director pursuant to Coastal Development Permit 
A-5-SCI-97-274. Only as conditioned is the proposed project consistent with 
the certified LCP for Santa Catalina Island. 

D. Archaeology 

The certified LCP requires that. prior to development, the applicant shall 
conduct an archaeological survey of the site in order to determine if. and 
where, any cultural resources are located on the site. Santa Catalina Island 
contains hundreds of known native american sites. The LCP requires that 
special care be taken in order to preserve known and unknown cultural 
resources. 

The applicant had a Phase 1 Archaeological Study done for Campus by the Sea 
Campground Improvements by Robert J. Wlodarski during the month of September 
1997. The study found that one known site is located within the project site, 
one known site lies directly adjacent to the site, and sixteen known sites are 
located within one mile of the site (Exhibit #5). Robert J. Wlodarski 
concludes that the proposed project will not impact any known sites and that 
the proposed work should be permitted. 

However, the construction of of the proposed project could uncover unknown 
cultural resources. Section 22.46.460.8 of the LCP implementation ordinances 
requires the following condition to placed on all approved Coastal Development 
Permits <Exhibit #4, p.ll): 

In the event that a cultural resource is encountered during construction, 
the applicants shall agree to suspend construction activities and leave 
the resource in place until a qualified archaeologist can examine the 
site and determine the appropriate mitigation measures. An 
archaeological mitigation or recovery plan shall be submitted to the 
Coastal Commission in the form of an amendment to Coastal Development 
Permit A-5-SCI-97-274 . 

Only as conditioned is the proposed project consistent with the certified LCP 
for Santa Catalina Island. 
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E. Significant Ecological Areas 

The certified LCP also requires the protection and preservation of Significant 
Ecological Areas (SEA's) (See Section 22.46.470: Exhibit #4, ps.ll-13). All 
development is required to be set back one hundred feet from riparian 
vegetation and special plant communities must be preserved. Gallagher's 
Canyon contains an SEA: a grove of Quyercus tomentella (island oak) in Hest 
Gallagher's Canyon is identified by the LCP as being the finest and tallest 
anywhere. 

The applicant has submitted a· Biological Constraints Analysis Report with 
Impacts and Mitigation, by David Carroll & Assoc. (November 1994), and a 
Vegetation Survey of Gallagher Canyon, by Allan Fone & Janet Takara (November 
22, 1994). 

All development proposed by the Master Plan is located in previously disturbed 
areas. The Biological Constraints Analysis Report concludes that the 
development proposed by the Master Plan will not result in any significant 
negative impacts to special plants or plant communities. The grove of island 
oaks (Quyercus tomentella) is located several hundred feet farther up the 
canyon than any existing or proposed development. There is no riparian 
habitat on the site because it is to dry. The dry streambed, which has been 
channelized, is not proposed or permitted to be altered. 

• 

Although, the Biological Constraints Analysis Report concludes that the 
proposed development will not result in any significant negative impacts, it • 
does propose several mitigation measures that will reduce the minor impacts 
that the development would have on the environment (Exhibit #6). The 
applicant, as a condition of approval, is required to carry out and comply 
with the mitigation measures recommended by the Biological Constraints 
Analysis Report. Only as conditioned is the proposed project consistent with 
the certified LCP for Santa Catalina Island. 

F. . Geology Report 

Section 22.46.480 of the LCP implementation ordinances requires the applicant 
to submit a comprehensive geologic and soils report prepared by a registered 
geologist <Exhibit #4, p.14). As the County apparently did not require the 
applicant to submit such a report, one has not been prepared. A comprehensive 
geologic and soils report is required in order to analyze possible hazards to 
proposed development, including landslides. soil creep, seismic potential and 
subsidence. The site must be analyzed for such hazards before the Commission 
can issue a permit for development. 

Therefore, a condition of approval requires the applicant to submit a 
comprehensive geologic and soils report prepared by a registered geologist. 
The report shall be submitted for the review and approval of the Coastal 
Commission in the form of a condition compliance hearing. This must occur 
prior to issuance of a Coastal Development Permit in order to be sure that the • 
proposed development conforms to the recommendations of a registered geologist 
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concerning the siting of the development.· Any changes to the Master Plan 
which may be required by the findings and mitigation measures of the geologic 
and soils report shall be subject to the approval of the Commission in the 
form of an amendment to the Coastal Development Permit. Only as conditioned 
is the proposed project consistent with the certified LCP for Santa Catalina 
Island. 

G. Drainage Plan 

Section 22.46.480.H of the LCP implementation ordinances requires the 
applicant to submit a drainage plan prepared by a registered engineer which 
indicates how the proposed development will be protected from flood hazards 
associated with streams and the sea (Exhibit #4, p.15). As the County 
apparently did not require the applicant to submit such a plan, one has not 
been prepared. A drainage plan must be prepared prior to the issuance of a 
permit for the proposed development. 

Therefore, a condition of approval requires the applicant to submit a drainage 
plan prepared by a registered engineer consistent with Section 22.46.480.H of 
the LCP implementation ordinances. The plan shall be submitted for the review 
and approval of the Coastal Commission in the form of a condition compliance 
hearing. This must occur prior to issuance of a Coastal Development Permit in 
order to be sure that the proposed development conforms to the recommendations 
of a registered engineer concerning the siting of the development. 

Any changes to the Master Plan which may be required by the findings and 
mitigation measures of the drainage plan shall be subject to the approval of 
the Commission in the form of an amendment to the Coastal Development Permit. 
Only as conditioned is the proposed project consistent with the certified LCP 
for Santa Catalina Island. 

H. Assumption of Risk 

The Commission requires applicants with projects in areas of known natural 
hazards to assume the risks of the development they propose. The site may be 
subject to extraordinary hazards from waves, flooding, fire, and erosion. The 
applicant must understand that the Commission and its employees are not liable 
should damages occur. and the applicant must agree to indemnify the Commission 
in the event that a claim is brought against the Commission based on the 
approval of the permit. 

Therefore. by acceptance of this Coastal Development Permit, the applicant 
acknowledges, on behalf of itself and the applicant's successors in interest, 
that: a) the site may be subject to extraordinary hazards from waves, 
flooding, fire, and erosion; b) the applicant assumes the liability from such 
hazards; c) the applicant waives any claim of liability on the part of the 
Commission or its successors in interest for damage from such hazards; and d) 
the applicant agrees to indemnify and hold harmless the Commission, it 
officers, agents, and employees relative to the Commission's approval of the 
project for any damage. 
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I. California Environmental Quality Act 

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

The proposed project, as conditioned, adequately protects public access 
opportunities and is consistent with the certified LCP. As conditioned, the 
proposed project will not have significant environmental effects for which 
feasible mitigation measures have not been employed consistent with CEQA. 
Therefore, the Commission finds that the project is consistent with the 
requirements of the Coastal Act to conform to CEQA. 

J. Violation 

• 

Grading and construction has occurred on the site of the proposed maintenance 
building (#2) without the benefit of a Coastal Development Permit. Although 
some development may have taken place without a valid Coastal Development • 
Permit, consideration of the application by the Commission has been based 
solely upon the provisions of the certified LCP and the public access and 
recreation policies of the Coastal Act. Review of this permit does not 
constitute a waiver of any legal action with regard to any violation of the 
Coastal Act that may have occurred. The Commission will act on this 
application without prejudice and will act on it as if no unpermitted 
development has occurred. 

9520F:CP 

• 



' U1 
II.) 

loc! coastal program 
ANCHORAGES, MOORINGS, AND 
SHORELINE LEASES 

S a n 

• .. • Ill 

... 
c: 

] 

c g 

... 
>-,; i 

.:1 

sat; catalina island 

P e d r o C h a n n e 

~t:=l ===:::;:;:--t 

~~7 

I 

I 
II. 

COASTAL COMMISSION 
A·S ·Set -lj7-:L71 
EXHIBIT # ----··---!. ........ -

-

· · . PAGE ••••• l. .. OF .••• L 
. 

"" ·LOS ANGELES COUNTY DEPARTMENT OF REGIONAL PLANNING 



,, 

+ 

\ 

(\ 

l)UILl>IIJc!i!) To 510: 

'PiiOMD4:Stlel> f ~PLAceD .• 

('..N-~PLJ!o BY THE SEA 

9/1'1 

1S""o 'setl.ul. 
COASTAL COMMISSION 
A·S·St; 1·97·J-11 
EXHIBIT # ·-·---~-~~
PAGE •••• L OF ...... 

site.. "Pl£\ l\ 



• 

• 

PIE 

-.. 

I 

I 
17 PP.OPO$~L ~vDANSIC~ 
400 $0. rT 
ON~ STORY 
H(IGHT TO t:C..:~L EXISWKi 

VERANDA .:.•1: COV£R!NG 
ON N. SID~ :r SUILDINCi 

!Bb. DRCi'uS~D $T AI' I' HOIJSING 
7:; :o. :~. 

HE:!~~~ = 1&' I 

""'""~" ~'"" ~· 10! ~ 
HEIGHT • 18', ONE STORY 

OtiC: :7CRY 

5 PROPOS~D BOOKS70Rt:/ 
STUDY ROOt~$ 
2055 SO. FT 
HEIGHT ~ 14' 
ON~ STORY 

1120 sa. rr. 0 \) 
CABIN ·· CABIN 

I 

I 
CABIN 0 ~ 
13B PRCP:SE:D ~NCLOSE~ _ ~3r PROPOSE:D-ENCLOS~~ 

H£1GHT • 18' l HEIGHT a IS' ~ 465 so. rr. ~~ D 1120 so. rr. 
ONE STGXY ONE STORY ..Jl.. 

DCTAI!- ~ • - ~ O -o • - 9 • - - • - s~~~~·- -
CAMPUS BY THE SEA 
GALLAGHER'S COVE 
SANTA CATALINA ISLAND 
P.O. BOX 466 
AVALON, CA 90704 
<310) 510-0015 

PLOT PLAN OF DETAIL A 

SCALE 

LEGEND: 
® = PROPOSED INDIGENOUS TREE 
~ = PROPOSED INDIGENOUS SHRUB 

DIMENSIONS SHOW'N ARE IN FEET D = NEW' PROPOSED BUILDING 

~ EXHIBIT # -----------·-
PAGE .. a. OF -~--



DETAIL B 

. - \ 
\ 

0 

0 
3E PROPOSED tNCLOStD 
A BIN 
120 SQ. F'T. 
EIGHT • IB' 

ONE STORY 

IIC :>RO:>OSC:~ STAF'F'v® 
HOUZ!NG '' 
l:lCO :c. F'T. 
H(!G~T • IS' 1J 
ONC: ~TORY ,, 

0 

e 

® 

~2) 15,000 CJ.L WAT(R TANKS 

2 PROPOSED MAINTENANCE 
BUILDING 
1:536 SO. F'T. 
HEIGHT • 2~' 
ONE STORY 

LEAS£ IOUNO~P.~ 

CAMPUS BY THE SEA 
GALLAGHER'S COVE 
SANTA CATALINA ISLAND 
P.O. BOX 466 
AVALON, CA 90704 
<310) 510-0015 

PLOT PLAN OF DETAIL B 

\ 

\ 

\ 

I 

I 

I 

I 

I 

I 
I 

I . 
• 

I 

• 

e SCALE 

LEGEND: 
® = PROPOSED INDIGENOUS TREE 
' = PROPOSED INDIGENOUS SHRUB 

DIMENSIONS SHO\JN ARE IN FEET 
I::::,::: I = PROPOSED NE\J BUILDING 

COASTAL COMMISSION 
I • 

EXHIBIT # ........ ~----
1 PAGE __ ;3__ OF --~---



.. 
SHORELINE ACCESS SANTA CATALINA ISLAND LCP 

11) Major vertical accessways for public use shall continue to 
be Avalon and Two Harbors. The following areas shall also be 
designated as vertical accessways for general public use 
which will allow public access from the Island interior to 
the shoreline and vice versa, and access from the water to 
the shoreline: 

Starlight Beach 
Parson's Landing 

Emerald Bay 
Cherry Cove 

Fourth of July Cove 
Isthmus Cove 

Empire Landing 
Ripper's Cove 

Italian Gardens/Goat Harbor area* 
White's Landing 

Willow Cove* 
Silver Canyon** 
Sa 1 ta Verde** 

Ben Weston Beach** 
Cottonwood Beach** 

Little Harbor/Shark's Harbor 
Catalina Harbor 

12) Shoreline areas that are not leased to organizations and 
have been available to the general public in the past 
shall remain so. 

~ In order to obtain lateral and/or vertical accessways in 
~an area that is leased to an organization, an offer to 

dedicate easements for lateral and/or vertical access shall 
be obtained at the time a coastal penmit is granted for new 
development. The offer to dedicate shall be made to an 
appropriate public agency or private organization which will 
accept responsibility for maintenance of the accessway. 

14) Vertical access easements shall be at least ten feet in 
width and shall run from the shoreline to the nearest road
way or trail available for public use. Lateral access ease
ments shall extend to the inland extent of the sandy or 
rocky beach. 

~ In the following shoreline areas leased to non-profit camps 
~ or educational facilities, lateral and/or vertical access 

dedications shall be for pass and repass purpgses gnly in 
order not to disrupt organized shoreline activities: 

*BOat-in access only due to rugged inland topography. 
**Access to these beaches by boat may be hazardous due t'COASTAL COMMISSION 
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• SHORELINE ACCESS SANTA CATAliNA ISLAND LCP 

Cherry Cove 
Sullivan's Beach 

Emerald Bay - West 
I • 

White's Cove 
Buttonshell Beach 

little Gibralter Harbor 

In the following leased shoreline areas (other than those 
indicated above) lateral access dedications shall allow pas
sive recreational use along the shoreline when such use would 
not disrupt occasional periods of organized activity: 

little Fisherman's Cove 
Fourth of July Cove 
little Geiger Cove 

Big Geiger Cove 
Emerald Bay - East 

Moonstone Beach 
Howland's landing 

16) In the proposed Two Harbors development, the public shall have 
the right of access over all areas designated "View Corridor" 
and "Conservation/Recreation" with the following limitation 
that, in the shoreline area around the Ballast Point salina, 
access may be controlled but not restricted, in order to pre
serve the sensitive habitat area. 
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A. 'ltle principal t-ermi tte::J use in the Open Space/Conservation district is 
the conservation of the natural resources together with low-intensity 
recreational uses Which are compatible with resource protection. 

B. Prot-erty in the Open Space/Cooservation district may be use::i for the 
following district-wide uses: 

- Beaches and associated passive recreation uses. 

- Campgrounds, primitive. 

- Range management activities necessary for the maintenance and resto-
ration of biotic and habitat conmunities; sudl activities shall 
include the grazing of buffalo (Bison bison) at numbers Which will 
not adversely affect the biota and re;ulating the nurrbers of goats 
and other herbivores to reduce their impact on native vegetation. 

- Riding and hiking trails, excluding trails for m:>tor vehicles. 

- Watershed, water recharge and t-ercolation areas. 

- Wildlife, nature, forest and marine preserves and sanctuaries. 

c. Property in the geographic areas liste::J below may also be used for the 
following resource compatible uses: 

l. Airport Hub - LACA Lot 71 

- Displays: interpretive and infonnational. 

- Restaurant. 

2. Ben Weston Beach - tACA Lots 43 and 44 

- Parking area for primitive campground. 

- Picnic area. 

3. Black Jack - LACA LOt 63 

- campground, equestrian; 15 PAOI' capacity; lower cost public use. 

- Canpground, improve::J; 75 PAOI' capacity; lower cost Plblic use. 

4. Buffalo Corral - LACA Lot 84 

- Ca:npground, equestrian; 25 PAOT capacity. 

5. Buttonshell Beach- IACA Lot 65 

- Pier, docks and similar fa:: ili ties. 
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- Youth camp with related upland suwort facilities listed in 

Section 22.46.130; 450 PAoT capacity. 

6. Cherry Cove/Valley - IACA Lot 98 

- Pier, docks arX! similar facilities. 

- Youth canp with related uplan:3 support facilities listed in 
Section 22.46.130; 375 PACT capacity. 

7. Cottonwood Cove - IACA Lot 58 

- Interpretive signs arXS displays. 

B. Eagle's Nest - IACA Lot 42 

- Campground, improved; 20 PAOT capacity; lower cost public use. 

- Picnic area. 

9. Gallagher Beach - LACA Lot 17 

- Pier, docks arXl similar facilities. 

Youth camp with related uplarX! support facilities listed in 
Section 22.46.130; 210 PAOT capacity. 

10. Little Geiger Cove - LACA Lot 98 

• 

- Yacht club with upland support facilities for recreational • 
boating listed in Section 22.46.130. 

11. Little Gibraltar Harbor (Steadman Cove) - LACA Lot 67 

- Youth camp with related uplan:! support facilities listed in 
Section 22.46.130; 27 PAOT capacity. 

12. Little Harbor - LACA LOt 59 

- Campground, equestrian; 15 PAOI' capac! ty. 

- campground, improved; 200 PACT capacity; lower cost public use. 

13. Middle Ranch - LACA Lots 39, 40 and 41 

- Crops: field, tree, bush, berry am row~ including native plant 
nursery stock. 

- Field station for scientific research. 

- Raising, grazing, breeding and training of cattle, horses and 
other e;uine, including the supplementary feeding of such ani
mals, provided that such grazing is not a ev.,t of nor co~~~ 
in conjiZICtion with any dairy, livestoOOlMR~i;iMU~k. 

6 
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- Water taxi support facility • 

21. 'lbyon/Haypress Junction - LACA Lots 16, 18 and 19 

- Arboretun or oorticultural garden. 

- Campground, improve:3; 100 PAOI' capacity; lower cost public use. 

- Entry gate kiosk. 

- Interpretive displays and signs. 

- Ranger station. 

- Visitor center, 1,000 square feet floor area maximun. 

22. Johnson's Larx!ing - I..I!CA Lot 100 

- Youth camp with related uplarx3 support facilities liste:3 in 
Section 22.46.130; 375 PAor total capacity canbine:3 with Lot 99. 

22.46.130 Accessory Uses. Property in the Open Space/Conservation dis
trict may be used for the following: 

- Accessory buildings, structures and uses custanarily use:3 in con
junction with the main building or use of the property • 

- Accessory uses and facilities incidental to equestrian campgrounds 
include, but are not limitED to, corrals, tie-ups am water troughs 
for horses as well as im~oved campground facilities for riders and 
other similar facilities. 

- Accessory uses and facilities incidental to ±mproved campgrounds in
clude, but are not limitED to, authorizED fire rings, gradED road 
access, ~ivies or water-operated toilets, cleared tent spaces, 
tables, interpretive and info~tional signs, drinking water, gro~ 
camping areas and trash receptacles and other similar facilities. 

- Aocessory uses and facilities incidental to lodges, hotels or inns 
include, but are not limited to, bars, cafes, cocktail lounges, 
dining roans, gift sl'x:>ps, restaurants, oousirra for lodge enployees 
and visitor-serving retail. 

- Accessory uses and facilities incidental to passive recreation uses 
include, but are n::>t limitED to, nature observatiCD, photography, 
sunbathing and other similar uses. 

- Accessory uses arx3 facilities incidental to primitive campgrounds 
include, but are not limited to, authorized fire rings, trail ac
cess, limite:3 vegetation renoval, privies~ emall clearED sleeping 
areas and interpretive and info:cnational signs and other similar 
facilities. COASTAL COMMISSION 

- Accessory uses and facilities incidental to yacht club upland sup-
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port facilities inc:lude, but are not limited to: 

• 11Ctive recreation facilities sueh as san:3 volleyball courts an:3 
swirrmi rJJ Doc:ks. · · 

• Olemieal toilets maintained in accordance with Olapter 11.38 of 
Title 11 of the Los An;eles Q>unty Q>Qe. 

• Decks or platfox:ms not more than 30 inches above grade with less 
than 4 00 square feet in area. 

• Flag poles under 15 feet in height. 

• Pergolas and other shade-providirJJ structures with less than 400 
square feet in area. 

• Picnic: areas including tables and outdoor cooking facilities. 

• Improved campgrounds. 
• 

• Storage sheds having an area of less than 120 square feet. . ..., 
I II I au•• IML a R 4 II .. -··· J d U 411111fllllllli-IFMttl Ill 

- Aceessory uses an:! facilities incidental to 'youth canp or edu
cational institution upland support facilities include: 

• ltdministration offices; camp supplies sales, craft shops, in
fiDnaries and other sbnilar ancillary facilities. 

• 

• Educational and recreational activities and facilities. • 

• ~sidential uses including tent platfoDns, doDnitories for camp
ers and staff, eamp direc:tor' s dwelling unit arr3 caretaker's 
dwelling unit; dining and service/maintenance areas and build
ings. 

• Water related sports facilities. 

- Anbnals, danestic arr3 wild, maintainEd or kept as pets for personal 
use provided in Part 3 of Olapter 22. 52. ., 

- Building materials, storage of, ustEJ in the construction of a build
ing project, during the construction and 30 days thereafter, includ
ing the contractor's temporary office, provided that any lot or 
parcel of lan:3 so used shall be a part of the building project, or 
on property adjoining the construction site. 

- Signs. 

22.46~140 uses a:abjeet to Director's Review 111¥5 Approval. If site plans 
are first sul::mi tttE! to ani approvtEJ by the Director, property in the Open Spaee/ 
Q>nservation district may be used for the following uses: 

A. District-wide. COASTAL COMMISSION • 
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· ~ -~ Grading, excavation or fill, not to exceea 500 cubic: yards. of mate-

• 

'/'( ~ rial where necessary to prepare a site for a lawful use. 

• 

• 
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B. 

- Maintenance and minor expansion of existing facilities peDnitted in 
the Open Space/COnservation district provided that such activities 
do not increase the floor area, height or bulk of the existing fa
cility by ~rore than 10 percent. 

- Privies. 

- Temporary housing for construction workers and other s~ilar persons 
not peDnanently snployed on Santa Catalina Islam. Such housing may 
consist of a mobilehome or recreational vehicle Which shall be re
moved fran the site prior to the erd of 12 m:>nths fran the date of 
approval unless a request for an extension has been sul:rnitted to and 
granted by the Plannirg Director. An extension, not to exceed an 
a::lditional 12 months, may be granted if the Director finds that 
there is a doc~.~nented need for continuation of the use ard that 
there has been no a::lverse enviroi'JJlental ~pact associated with the 
use. Such housirg shall be located at the actual construction or 
work site unless the Director finds that the site is unsuitable for 
temporary oousirg because it would require excessive site prepara
tion or would have other significant adverse enviromental ~pacts, 
in which case the closest alternate location may be used that is 
more protective of resources. Temporary housing may not displace 
campgrourds or hostels • 

- Youth camps, increased capacities; as provided in SUbsection G of 
Section 22.46.160. 

In addition to the uses listed in SUbsection A above, property in the 
following areas may also be used for the followin; uses specified for 
each of the following areas: 

1. Airport Hub - LACA IDt 71 

- Dwelling units for persons employed and deriving a major portion 
of their incane within the lard use district, if occupied by 
such persons and their tmmediate families. 

- Lodge, b:>tel or inn including associated ccmnercial services; SO 
guest room maxim~.~n. 

- Youth hostel. 

2. Black Jack - IACA Lot 63 

- Ranger station. 

3. Eagle's Nest - IACA Lot 42 
- COASTAL COMMISSION 

- Dwelling units for persons employed and deriv1ng a major portion 
of their incane within the lard use district, if occupied by 
such persons ard their inmediate families. Ll 
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- Lodge,··hotel or inn including associatea ecmnercial services; so 
guest roan maximum. 

4. Little Harbor - IACA Lot 59 

- Ranger station and dwelling units for campground and range man
agement personnel. 

S. Middle Ranch - u.cA Lot 39, 40 and 41 

- Dwelling units for persons employed and deriving a major portion 
of their incane within the land use district, if occupia:! by 
such persons and their imnediate fanilies. 

- Lodge, hotel or inn including associated ccm:nercial services; SO 
guest roan maximum. 

- Noncan:nercial roaning house for scientists, interns and guests. 

6. Rancho Escondido - IACA IDt 60 

- Dwelling units for persons a:nployee and deriving a major portion.· 
of their incane within the land use district, if occupied by 
such persons and their irrmediate families. 

- Dwelling units for the property owner. 

• 

- Lodge, hotel or inn including associated ccmnercial services; SO • 
guest roan maximum. 

- Rodeos and similar s);.'ecial events. 

7. 'lbyon/Haypress Junction - tACA IDts 16, 18 am 19 . 
- Dwelling units for persons employed and deriving a major portion 

of their incane within the lam use district, if ocrupied by 
SIJCh );.'ersons and their im:ne:3iate families. 

- Parking area. 

22.46.150 oses SUbject to Additional Pez:mits~ Property in the Open Space/ 
Q)nservation district may be used for: 

A. '!he following uses in the areas specified, prcwided a conditional use 
pe:rrnit bas first been obtained as provided in Part r·of Olapter 22.56, 
am lltlile such pemit is in full force and effect in confo:r:mity with 
the c:omi ticns of the pe:rrni t for: 

1. District-wide. 

- Borrow pits, provided the excavation does not caiJSe adverse 
impacts on the envirorrnent am that the excp~ga-~~ION 
usa:! within the lan:J use district an:! not d6Yd'~ .. c )/f' 

~~. • 
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- puildings, nonresidential,, excee::Ung 400 square feet in floor 
area.· 

- Communication equipment buildings, with accessory antennas, 
subject to the ~ovisions of Section 22.46.520 relating to view 
protection. 

- Educational and scientific research facilities. 

- Electric distribution an:i trCilsmission substations, including 
microwave facilities used in conjunction therewith. 

- Flood control facilities. 

- Grading, excavation or fill, exceeding 500 cubic yards .of mate
rial where necessary to prepare a site for a lawful use. 

- Publicly owned or operated uses necessary to the maintenance of 
the public health, convenience or general welfare in addition to 
those specifically listed in this section. 

- Telephone repeater stations. 

- Water reservoirs, dams, treatment plants, gaging stations, pllTip
ing stations, tanks, wells am any use notmal am appurtenant to 
the storage and distribution of water, inclu:Hng water reclam
ation and desalinization facilities • 

2. In cddition to the uses listed in Subsection Al above, a condition
al use pemi t may be awlied for the uses specified in each of the 
following areas: 

(a) Airport Hub - LACA Lot 71 

Airport, and .associated aircraft and passenger services, 
with a maximllTI capacity of 400 planes to be accarmodated 
overnight. 

(b) Well's Beach Uplands - IACA Lot 97 

- Waste disposal facility. 

B. 'lbe following uses provided the specified permit has first been ob
tained and \ltlile such pe:z::mi t is in full force and effect and in confor
mity with the conditions of such permit for: 

- Tenporary uses, as ~ovided in Part 14 of Olapter 22.56. 

22;~6:1fO Elli!ln~!;~li!l! In addition~ the standards.ap.Plicable 
to all proper€§ on na s ana, the followll'g apply spec1f1cally to 
the ~n Space/O:mversation district: 

A. ca:npgrounds. COASTAL COMMISSION 
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- Campground·designation for lower cost public use shall be a~ailable 
to all manbers of the general public, irrespective of group affilia- • 
tion. . A user fee shall be est~lished to accatrnodate persons of 
lower 1ncane (80 percent or below median incane of Los Angeles 
County); this fee may be IOOdified annually based on changes in the 
cons\l'llE!r price irdex or other similar econanic irdicator for the Los 
Angeles metropolitan area. 

- The PACT capacities, Which refer to persons staying overnight, for 
the campgrounds in this district may be exceeded no more than five 
days in any 30 day period subject to the approval of the Department 
of Parks ard Recreation an:'! the Santa Catalina Islard Conservancy. 
Such approval shall be granted \<.'hen findings are made that the use 
will not adversely affect public health, safety or the envirormental 
resources of the area. 

B. Day-use only areas shall be restricted to use beginning one hour before 
sunrise and ending one hour after sunset. No ovemight camping or 
other nighttime uses are allowed. 

c. t'Melling units for employees shall be limited to the existing units at 
each site unless the Planning Director verifies a need for additional 
housing for essential on-site staff ard finds that any additional 
dwelling units will not adversely affect the envirorment. The Director 
may approve up to five additional units over those existing in August 
1989 as a Use Subject to Director's Review, basa::J on a verified need 
for essential on-site staff, available water atXI conformity with the 
resource provisions of this plan. 

D. Fencing to protect plant am animal habitats shall be designed to as
sure eontinua::J access along designata::J trails am roads. 

E. Lodges shall have an architectural style that achieves a rustic appear
ance through the use of rough-sawn wood, stonework, masonry, rough
finished plaster or similar exterior finishes which are compatible with 
a rural setting. The architectural style of the lodges, which shall 
not exceed a height of 35 feet, shall be canpatible with the rural en
virorment am existing buildings. A user fee shall be established to 
acccmnodate persons of low or moderate ineame (120 percent or below 
median incane of Los Angeles County) : this fee may be modified annually 
based on changes in the consumer price index or other similar econamic 
indicator for the Los Angeles metropolitan area. 

n s , m 1 r r · , 1 ·a· r n r t an m nrrn n 
,. ~lard shoreline lease area support facilities. 

- oevelopnent shall be located a mjnitpn of 150 ~ frqg the mean 
high tide line: . if this stardard s unpractical use of topogra
PHY of otne£ envirormental ccnstraints, the Director may allow de
velopnent to within 25 feet of the mean tide line or ·the inland 

• 

extent of any beach, ~ichever is greater.· COASTAL CO 
MMIS~ION 

- Developnent shall be sited to be eanpatible with the public use o'l' 
the beach or shoreline by preserving sufficient areas for public • 
access and recreation. ~ 

EXHIBJT # ..................... . 
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- r.No structure shall be allowed Qn hillsides having a slope exceeding 
_...._. ..... ,. 30 percent; 

• 

- On hillsides having a slope ex~ing 15 percent, all graded areas 
shall be planted and maintained for erosion control and visual en
hancement purposes to screen or soften the visual il:rpact of any eut 
am fill slopes. In addition, grading plans shall be revised to 
reduce visible height of euts and fills and changes in cove 

11111-M tHe.mtr••r?I-W'IB RIP' IJ 3 •rr 11'11 JIIXW I 1 t t 1 .t J .• I. It !I .L S2 Mll£5 

G. Youth earrp PAOT capacities for each site may be expamed if there is a 
verified need, if there are m adverse impacts on the islam's re
sources and if the expansion would not require a substantial inerease 
in water usage that would adversely impact the island's water supply. 
Such requests to inerease youth camp capacities shall be aceanpanied by 
a master plan as described in SUbsection H of Section 22.46.550 an::! 
shall be subject to review an:3 awroval of the Planning Director. 

H. Ben Weston Beac:h - tACA Lots 43 an::! 44. 

- Campground, primitive; 50 PAOI' capacity; lower cost public use. 

- The sensitive sand dune plant community shall be protected by pro-
hibiting all development within the san::! dunes and other measures as 
may be necessary ineluding, but not limite3 to fencing or erecting 
signs along the periphery of the dune area infotming people that the 
dunes are not be entered • 

- The parking area shall be located at least 250 feet from the mean 
high tide line. 

I • Cottonwoo3 canyon - tACA Lots 59, 60, 61, 62 and 69. 

Any developnent between 100 and 250 feet of the edge of the riparian 
vegetation shall mitigate possible adverse effects such as silta
tion, run-off and pollution. 

- There shall be no new development, except water wells developed in 
confotmanoe with Sections 22.46.470 and 22.46. 730, within 100 feet 
of the edge of riparian vegetation. 

J. Cottonwood Cove - tACA Lot 58. . 
- Use of this area shall be restricted to daylight hours only. 

K. Rancho Escondido- LACA Lot 60; Middle Ranch - L1CA Lots 39, 40 an::! 41. 

- Agricultural cperations shall not exceed 200 acres at any one time 
for IACA Lots 39, 40 and 60 canbined. . 

L. sweetwater Canyon - IACA Lots 42, 43, 44, 45 and 4tQASTAL COMMISSION 
- '!'here shall be no new develop:nent, 

14 
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- Residential uses shall be reserved for enployees, scientists, re

searchers, students, faculty and other personnel associate!t1 with 
the marine science center and shall be limited to 12 dwelliD.;J units, 
each with 1,200 square feet of floor area, and a 120 person do~i
tory •. 

- The Two Harbor residential receiver area shall be restricted to 10 
acres located in the sout.l'rv,1estern portion of Lot 86. Oevelop:nent of 
this area shall be subject to the standards and design guidelines 
contained in the IJWo Harbors Resort Village land use district. 

G. State-jurisdiction in specified areas. 

- Piers, docks and arry other developnent proposed or undertaken on any 
tidelands, subnerged lands or on public trust lan::!s, wether filled 
or unfilled, lyin; within the coastal zone require approval by the 
Coastal Ccmnission. Such developnent wich extends landward of the 

·mean high tide line requires the approval of the County of Los 
Angeles. 

H. Visitor-serving facilities and services. 

- The visitor-serviD.;J facilities and services liste!t1 below shall be 
designed and scaled to the particular site for ~ich they are pro
posed. '!be fo1lowiD.:J facilities and services shall be allowed if 
the Director finds that they will not have an adverse impact on the 
envirorrnent: 

• 

• Accarmodations for visitors in all-weather cabins, dotmitories, • 
hostels, lodges or other similar buildings. 

• Administration offices, infirmaries, maintenance and storage 
buildiD.;Js. 

• Food and beverage service, including dining halls. 

• Retail sales of i terns to visitors. 

22.46.450 Development Requirements~ Prior to future development on Santa 
Catalina Island, eanpliance with the following conditions, standards am envi
ronmental safeguards shall be required. ;,!Pc" ~i tions and safeg~s JfulY 
island-wide; other develq:ment standardsCb speefiCally apply to lvual 
land use districts are contained in Section 22.46.100 through 22.46.440 above. 
Whel:e the lam use district standards differ &an the island-wide provisicns, 
such stan:3ards shall supercade the island-wide provisions. ·•· 

i2:c6;460 A:rcbaeolosical arXI Historical Paat.uras. 

A. 
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cated closer· than 100 feet of a. previously identified site, the pre
l±minary report and the draft mitigation measures shall be circulated 
to persons requesting such notice including the State Office of 
Historical Preservation and individuals identified by the Native 
American Heritage O:mnission as approved resource people representing 
the Gabrielino Indians. Such notice shall be provided as part of the 
permit review process. 'Ihe archaeology report shall canply with the 
guidelines of the State Office of Historical Preservation. Mitigation 
measures may include, but are not limited to, preserving the resources 
intact underground, fencin; the site, redesigning or relocatin; the 
project to avoid impact on cultural resources or dedicating construc
tion rights to the County of Los Angeles. Other measures include re
quiring the presence of an archaeological monitor at the site during 
gradin; and excavation or usin; construction methods that prevent 
stockpiling and scraping, or storage of equipnent fran occurring on 
sensitive portions of the site. After testing and mapping by a quali
fied archaeologist, the site may be covered with a layer of fill of 
sufficient depth to prevent damage to the underlying resources for 
surface use as an open space area; alternately, the cultural resources 
may be excavated by a qualified archaeologist. For the purpose of this 
specific plan, a qualified archaeologist is a person Who has been cer
tified by the Society of Professional Archaeologists and who has a 
minbn\J!\ of three years of experience investigating and interpreting 
sites in southern California. 

B. As a condition of aR;>roval of a o:>astal Oevelop:nent Pemit, the aR;>li
cant shall agree to suspend construction in the vicinity of a cultural 
resource encountered du:r ing developnent of the site, and leave the 
resource in place until a qualified archaeologist can examine them and 
dete:tmine aR;>ropriate mitigation measures. 'lhe archaeological mitiga
tion or recovery plan shall be approved by the ORP as an amendnent to 
the coastal development pennit according to the provisions of Section 
22.56.2530. The applicant shall agree to comply with mitigation meas
ures recannended by the archaeologist and aR;>roved by the DRP after 
public notice an:J ccmnent. If h\J!\an renains are discovered, the devel
oper shall contact the Native American Heritage COmmission for a list 
of approved resource people representin; the Gabrielino Indians and 
shall retain saneone from this list to monitor excavation activities. 

c. Historical Buildings: Existing buildings of a historical natural shall 
be preserved if feasible. Prior to any major renovation or removal, 
the developer proposing such activity shall retain the Los Angeles 
o:>unty M.:tseum of Natural History to evaluate the Banning House, the 
Onion Al:my Barracks and any building over 75 years old to determine 
their historical significance. If determined appropriate and feasible, 
these structures shall be preserved and any alterations or expansions 
shall only be done with the aR;>roval of the o:>unty. 

f22.46~470 nora a'nC! !'a1.ma: 

A. 'Ihe applicant for a Coastal oevelopnent Pemit shall sUbmit a site plan 
drawn to a scale satisfactory to, and in the n\llli::ler of copies pre
scribed by the Director, identifying the locat;.iM ~L~/.· es of all 

t~uH~ lA l,;lh~iMISSfON 
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vegetation OJ1 the subject property that is locatEd within lOO feet of 
any construction, excavation, grading or other similar developnentJ the 
height and diameter of all trees ~er six feet tall shall be plottEd on •. 
the site plan. Where proposed developnent is linear in fom and ex-
tends for m::>re than 1,000 feet, the Director may waive the 100 foot 
requirement for vegetation mapping if adequate botanic infor,mation bas 
been subnitta:3 t«lich the Director can use to evaluate and mitigate 
potential adverse enviromental impacts of the developnent. The site 
plan shall be prepared by a qualified botanist except that in the case 
of developnent locatEd more than lOO feet fran undeveloped areas or 
riparian habitats, within the bourdaries of a disturbed area, the Di-
rector may accept other verification of the type and distribution of 
the vegetation. '!be botanist or other qualified person shall also 
sul:::mit a report evaluating the impact of the proposEd developnent on 
the vegetation and other wildlife and suggesting appropriate mitigatio~ 
measures to minimize the impact on the native vegetation. Such mitiga-
tion measures may include, but are not limited to redesigning the pro-
posed develop:nent, transplanting vegetation which may be disturbEd and 
planting new vegetation of similar species to replace any vegetation 
which would be rernove3 by the proposed developnent. The awlicant 
shall comply with the mitigation measures suggested by the botanist or 
other qualified person and imposed by the DRP on the basis of addi-
tional bioligical or range management information supplied to it by the 
time of the hearing. 

B. Develop:nent t«lich would renove or damage any of the rare or endanged 
plant species contained in Appendix G shall be allowed only if relocat-
ing or reducing the scope of the developnent would deprive the awli- •. 
cant of all uses of his property, and if the applicant bas canpl ia:3 
with mitigation measures suggested by the botanist, range management 
agencies, other qualifiEd reviewers and by the public during the hear-
ing process and a};Proved by the DRP. Mitigation may including reloca-
tion of the developnent, reduction in scale, reservation of portions of 
the site, fencing during construction or other measures recarmended 
during the pe~it process. 

c. Channelization&, dams or other substantial alterations of streambeds 
shall protect biotic resources by in::orporating mitigatiCX'l measures 
including, but not limited to, revegetating disturbed areas, using 
natural materials for stream bank protection, avoiding areas of biotic 
significance and leaving stream bottans in a natural condition. SUb
stantial al teraticns shall be limited to necessary water supply pro
jects, flood protection projects \ltlere no feasible alternative exists 
for protecting life and property in the flood plain and projects whose 
primary function is the improvenent of fish and wildlife habitat. 

D. frior to alteration of any atreaml:leC5s, the applicant shall enter into 
an agreement with the Celi fornia State Department of Fish and Game, 
pursuant to 01apter 6 of Division 2 of the State Fish and Game COde to 
protect fish or wildlife resources. 

E. Riparian vegetation consists of various trees, shrubs, vines and herbs 
that are fourd along permanent and semi-permanent streams. Character- · 
istic riparian plants most Catm:)nly fourd on Sant'bift'AtntdMOOSsioN. 
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Populus trichocarpa, Populus fremontii, Salix laevigata, SambucuS mexi
cana, Platanus racenosa, Baccharis spp., Rosa californica, Rubus ursi
nus, Salix lasiolepis, S}mphoricarpos mollis, Toxiccderdron radicans 
diversildbum, Clematis lingusticifolia, Keckiella cordifolia, Lonicera 
spp., Marah macrocarpa, Vitis girdiana, knbrosia psilostachya, Arte
misia douglasiana, Ely.mus spp., Satureja douglasii, Ortica dioica holo
sericea, Verbena robusta am Zanthi\D spp. Setbacks fran riparian 
vegetation shall be measure:I fran a line outside the driplines of the 
woody species listed above or \ttlere the plants listed above constitute 
less than 25 percent of the vegetation cover. The Planning Director 
may establish an alternate line constituting the edge of riparian vege
tation where a unique vegetation pattern exists, as docl.ITiei'lte:l by a 
botanist or wildlife biologist, and either creates practical difficul
ties or unnecessary hardships or would result in dlllt'lage to habitat. 
Such alternate line shall be located to provide for the continued via
bility of the riparian habitat ard shall n::>t significantly re:Iuce the 
area of riparian vegetation • 

...,.....,.F. All develoJ;ment, except water wells developed in confonnance with Sec
tions 22.46.470 and 22.46. 730, and campgrourd improve:nents approve:I 
under a camp master plan approved according to Subsection H of Section 
22.46.550, shall be set back a minim\Xt'l of 100 feet fran the edge of 
riparian vegetation. Greater setbacks shall be require:I if necessary 
to protect riparian communities. 

G. DeveloJ;ment in those areas designated as Significant f.k:ological Areas 
(SE'A's) by the Los Angeles County General Plan, defined in Chapter 
22.08 of this Code, ard in Catalina Harbor, Cottonwood Canyon am 
Sweetwater Canyon shall be subject to all pertinent standards and con
ditions set forth in this Title 22, except that the exa:nption provi
sions contained in Subsection C of Section 22.56.215 shall not apply. 
All vegetation removal or grading affecting an area of greater than 400 
square feet within an acre of lard or C\Jnulatively, 800 square feet 
within an individual SFA shall also canply with these provisions. Rare 
plants shall be protected by a requirsnent to construct and maintain 
fences around them, to leave the areas undeveloped, or to use other 
measures devise:I as a result of biological info:anation prepared by the 
applicant, the Department of Fish ard Game or otherwise obtaine:I during 
the pe:anit process. The SFA's shown on the Special Manage:nent Areas 
map of the General Plan are based on "Areas of Special Botanical Sig
nifican=e" prepare:I by Dr. R. F. Thorne for the Center for Natural 
Areas in 1976. 'lbese areas are shown on the maps contained in Appendix 
o; trore precise boundaries will be obtained during the iooividual stud
ies of the natural resources done by the applicant when developnent is 
propose:I within an SFA. 

H. DeveloJ;ment shall avoid conflicts with the reintroduction programs for 
the endangered bald eagle ard peregrine falcon by coordinatin; with the 
State of California Department of Fish and Game. Developers shall 
sul:mit eviden=e that the Department of Fish and Game has reviewe:I the 
site plans for the proposed developnent and has no objection to tha:n. 
Applications for helistops am heliports shall also design the approach 
and departure routes to avoid conflicts with endaarigtA'rc~}liss\on 
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0 ;srglations. 

~22:46:480 Soils and Geology: 

A. ~ canprehens~ve geologic and soils report shall be prepared by a regis
tered geolog1st for all areas to be developed or graded. 'lhe report 
shall identify and recanmend mitigation measures regarding the follow
in;a conditions: 

- Geologic hazards, including seismic potential, subsidence, lique
faction and landslides. 

- Soil creep and expansive soils. 

- Sand beach processes, including sand supply fran sj:reams, wave 
action, beach erosion and sand transit in the surf zone. 

Runoff and adverse i.mpscts, including sedimentation, siltation, or 
alteration of currents that wuld degrade the quality of· coastal 
waters. 

B. 'lhe mitigation measures suggested in the report shall eliminate or 
mitigate any hazards to proposed developnent, ensure safe construction 
practices, protect buildings, structures and utilities, am prevent 
degradation to surrounding property are san:ly beaches. The applicant 
shall canply with all mitigation measures suggested in the report am 
approved by the County and with all requiranents imposed by the State 
Water Resources Control Board. 

c. Prior to any developnent below the 10-foot contour line above mean high 
tide, the applicant shall subni t a report 'l!tlich evaluates the potential 
hazard associated with tsunamis, atom generated waves and other simi
lar events. 'lhe report shall contain mitigation measures to prevent 
loss of life and property. 'lhe applicant shall canply with all mitiga
tion measures suggested in the report and approved by the County. 

D. All building, grading, and excavation shall cciuply with Outpters 29 and 
70 of 'l'i tle 26 (Building Code) of the Los &n;aeles Comty Code. Re
quired landscaping materials for graded slopes shall be selected fran 
the list of appropriate plants contained in Appendix A. Where no suit
able native species will sufficiently stabilize graded slopes, the 
Department of Public ~rks may approve non-native plants which are 
canp!tible with natural vegetation. 

• 

• 

E. Any gradin;a or excavation~ except for agricultural purposes or other 
activities specifically exempt fran the requirements of filing a grad
ing pe:a:mi t pursuant to 1 tans 3, 4, s, 7, am 12 of Section 7003 of 
'l'i tle 26 of the County OX3e, wich amounts to a vol\IM! greater than 20 
cubic yards shall subnit gradin;a plans dtawn by a licensed civil m;i
neerJ such plans shall incl\XIe terraces, downdrains, swales, berms, 
desiltin;a basins, approved landscaping materials am other devices 
designed to prevent soil erosion. 'lbe applicant shall canply with all 
requiranents ra:cmnendfiD by the civil en;aineer and approved by the 
eounty. Oertain grading exempted by the eounty ~lsVAroc-SfON. 
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this Specific Plan. Grading activities listed in items 1, 2, 6, 8, 9, 
10 an:3 11 of Section 7003 of Title 26 of the COunty Code require a 
Coastal Developnent Petmit. . 1 

F.· '111e awlicant shall sul:mit a grading plan to a scale satisfactory to 
the Director, in:Jicatit13 all propose5 grading, includin; the natural 
and finished elevations of all slopes to be graded. 

G. All developnent t.bich includes grad in; activity shall be con:Ji tioned to 
require the developer to protect views and other resources by either 
relocating the developnent to reduce grading or by designing the fin
ished graded slopes to confotm to the characteristics of the surround
in; natural topography~ This shall be accomplished by usin; cootour 
grading, avoidin; geanetric or angular slopes, replan tin; graded slopes 
with plants occurring in the adjacent area, etc. 

H. ~ drainage plan shall be prepared by a registered engineer Which indi
cates how the deVelopment will be protected from flood hazard associ
ated with streams and the sea. Appropriate mitigation measures includ
ing, but rot limi te9 to, buildin; setbacks or elevating the floors of 
buildings above 50-year flood levels as determinm by the Department of 
Public ~rks shall be suggestm and imposed on the development. 

22~46.490 Slopes. 

A. Plant species used to lan:Jscape sloping hillside areas shall be se
lectm fran the plants which require little or no waterin; listm in 
Appendices A or G. Alternate ron-native plant materials may be ap-
provm by the Planning Director with the concurrence of the Santa Cata
lina Island Conservancy where no suitable non-native species will suf
ficiently stabilize erodm areas. In these cirC\ltlstances the awlicant 
may use ron-invasive non-native plants to control erosion, stabilize 
slopes or screen developed areas. 

B. 

j(c .. 
D. 

Irrigation of landscaped slopes shall be done only when the development 
can show that this will not exacerbate expansive soil conditions, soil 
creep con:3i tions, an:3/or potential landslide hazard. 

All development shall oc:cur CXl slopes less than 30 percent, except as 
specifically provide5 for in the Isthmus/Two Harbors area. 

Residential development in areas havirg a slope of 25 percent or 
greater shall comply with the hillside management provisions of Chapter 
22.56 of Title 22 of the Los Angeles COunty Code. Except that the 
followin; provisions of Section 22.56.215 shall not apply: A-2, o-2-b, 
and E. 

22.46.588 ~ire. 
A. 'the following conditions shall be impose3 as part of Q)astal Develop

ment Petmi t approval: 

1. Automatic Fire Extinguishin; System. J\n automatic fire extinguish
ina system shall be installm in all occu~'l"f(f C6fv,MfS'SUfN 
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set forth below: 

- NEW CDNSTRu:TION. All occupancies except Group M. 

- EXISTING BUILDINGS. In exiStii'l::J buildif1::JS if any modification 
exoee3s 25 percent of the total floor area of the building in 
any 12 month period or if the existing building has a change of 
occupancy classification. 

2. Fire resistive building materials shall be utilized in all new 
construction. Wood shakes an:3 wood shingle roofs are prohibita:l. 

3. Snoke detection shall canply with the Los Angeles o:>unty Fire Q)de 
and Part 2, Title 24, california Cede of Regulatic:as. 

B. IJhe Los Angeles o:>unty Forester and Fire warden, in conjunction with 
the o:>unty Department of Parks an:3 RecreatiCI'l, the mP the Santa Cata
lina Island CCinpany an:3 Island Q)nservancy, shall develop a Brush Fire 
Response Program. This progrsn shall include the following canponents: 

- A fire hazard awareness program, to include a brochure issued to 
canpers, hikers and bieyelists \1tilen they obtain island interior 
entry pe~its. The brochure will contain info~ation regarding fire 
safe camping ana hiking practices including a~opriate regulations 
pertaining to campfires, as well as instructions relative to evacua
tion proca:lures in the event of a major brush fire. 

• 

- A procedure for limiting access to the interior of the island during • 
periods of high fire hazard. No new camping/hiking/bicycling ~-
mits shall be issued in periods of extreme fire hazard, as defina:l 
by the LOs Angeles Q)unty Forester ana Fire Warden. 

- An emergency response and evacuation procedure inclcding clarifica
tion of the roles and responsibilities of involved agencies, a pro
cedure for closure of interior island facilities during hazardous 
fire weather ana the identification of fire safe evacuation areas. 

22.46~510 NOise~ 

A. All activities and uses occurring within the unincorporated territory 
of Santa catalina Island shall be subject to the LOs Angeles Q)unty 
Noise o:>ntrol Ordinance (Los Angeles Q)unty Q)de, '.ri tle 12, Ola.pter 
12.08). 

B. Prior to the expansion of the Airport-In-The-Sky on Santa catalina 
Islana, the developer shall prepare an erwirormental review and noise 
imp:lct analysis of the project. Mitigation measures such as: limita
ticns on hours of operations, restricting the types of aircraft using 
the facility ana prohibiting the overflight of noise sensitive areas. 

c. All proposa:l new helicopter landing facilities shall be subject to the 
policies, standards ana criteria relating to the mise arx3 land use 
canpatibili ty establiaba:l by the LOs Arraeles Q)unty Airport Land ose 
o:mnission (Appendix B> • COASTAL COMMISSIO. 
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( ~2:46:520 View Protection. (See AWendix F for diagrams of sane of these 
staooards.) 

A. All structures, except as prOYided 'herein, shall be located at least 75 
feet, measured horizontally downslope, fran the top of the ridgeline. 
P1re lookout stat1ons, utii1ty ana communications facilities and other 
similar structures may be allowed within 75 feet of the top of the 
ridgeline only if there is no other suitable location~ in such cases, 
the facility shall be sited, designed ard scaled so that it minimizes 
any visual or environmental impacts •. 

B. Carmunication facilities shall use existi~ antennas to minimize the 
visual impact of additional structures, unless joint antenna use is 
technologically infeasible. Existi~ communication facilities located 
at Airport-in-the-Sky (IACA Lot 71) , Black Jack Mountain (IACA .Lot. 63) , 
Dakin Peak (IACA Lots 16 and 19), East Mountain (IACA Lots 2, 3, and 
5), RBRT Radio (IACA Lot 20) , Mt. Orizaba (IACA Lot 55) 1 ()lartz Peak 
(IACA Lots 29, 30, 31 and 33) , Tower Peak (IACA Lots 77, 84, 86 and 
87) and West Peak (LACA Lots 101, 102 and 103) shall continue as pres
ently developed. Any expansion of ccmnunication buildi~s and/or addi
tion of new antenna mounting structures at these sites shall be sub
ject to pe:r::mit apprOYal and conditioned to minimize impacts on scenic 
resources. New ccmnunication sites shall be subject to penni t aoo 
shall be allowed only if it can be demonstrated that they will have no 
significant adverse visual or environmental impacts. 

C. '!he applicant shall sul::mit panoramic or canposi te photographs fran all 
major corners of the subject property and fran major elevated points 
within the property aoo, for coastal projects, fran a point 2SQ-SOO 
feet offshore. '!he following types of features, identified by photo
graphs or field observation, shall be protected fran development: pro
montories, caves, rock outcropping and distinctive geologic fo~tions. 

D. No building shall be constructed in a location or of such a height that 
it is silhouetted above the horizon when viewed from a distance of 100 
feet offshore. 

E. Each developnent which can be viewed from the ocean shall have a con
sistent architectural design with respect to the size, shape, color, 
mass, materials or style of the buildings canprising the developnent. 
Coooi tions shall be imposed on new- construction to prcm:>te the archi
tectural consistency between existing and proposed buildings. 

F. ~o buildi~· will be pe:r::mitted within 150 feet of mean high tide line 
unless the b1rector dete:r::m1nes that no othEi locatlPn is feasible se: 
cause of the small size of the cOYe, the narrowness of the developable 
area between the shoreline and the muntains or other similar circun
stances~ Certain build~~s and structures ~ich require a shoreline 
location, such as piers,;boathouses, dive lockers, marine laboratories 
or musi~ for beach safety or cove se:uri ty personnel, may be approved 
by the Director. Development on tidelands, submerged lands or public 
trust laoos is subject to the pe:r::mi t requiranents of the Coastal Com
mission as cited in Section 22.56.2360 • 

COASTAL COMMISSiON 
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G. Special attention shall be given .to the scale of all new structures to 
insure that their size, height, length ana/or bulk are canpatible with 
the natural ard man-made features in the surroundin; area. • , 

H. In order to protect the coastal scenic resources an3 views of the 
shoreline fran the water and, where applicable, fran inlal'Y! aecessways 
or roads open to the public, developnent in cove areas must be designed 
to avoid buildin; congestion w minimize alteration of significant 
views of the ocean, major ridgelines, distinctive geologic and topo
graphic features, important stards of endemic native vegetation, natu
ral streams and riparian habitats. The lonastandin; use of many of the 
leeward-facing coves for youth camps and educational facilities is 
recognized and encouraged to continue consistent with these provisions. 
The size ard location of all structures shall be designed to achieve an 
uncluttered appearance, pe:cnit views into coastal coastal canyons and 
valleys ana create a sense of openness w harmony between the develop
ment and natural landscape. Recognizin; the unique and distinctive 
character of various coastal locations, the developer shall choose one 
of the followina methods to protect coastal vieW!_: (NOte: These provi
lions do noE appiy Eo Ene TWO HarbOrs Resort Village District.) 

1. 

{a) The long axis of buildinas shall be sited perpendicular to • 
coast; adjustlnents may be approved by the Planning Director to 
confo:cn to local topographic conditions. 

(b) Maximum buildin; width shall be 30 feet. 

(c) Maxi:nu:n height of buildin;s shall be 14 feet. 

(d) .OUtside of SAVE zone maxinun height of buildin;s shall be 28 
.,feet. , 

(e) Minim\Jt\ distance between buildin;s shall be 100 feet, except 
when a buildin; is locate:! directly behina another with re
spect to the shoreline, in such cases the distance shall be 
rEduce:! to 10 feet minimum. Clusterin; of buildin;s may be 
awroved by the PlaMing Director where it will result in 
preservation of views into the cove. 

(f) Buildings ..tlich are located entirely within SO feet of the 
edge of the developable area may be orienta:l parallel to the 
edge rather than perpenaicular to the shoreline. 

(g) Landscapin; using plant materials listed in Appenaices A ana 
G, shall be used to soften the view of the buildin;s fran the 
shoreline bllt shall not block views of the interior natural 
landscape fran the shoreline. 

COASTAL COMMISSION. 
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(h) An open space area shall. be reserved in each cove using one of 
the following methcxis: 

(i) Structural coverage shall not exceed 70 percent of the 
developable area of the QVE zone. Open spaces shall be 
located to provide for the protection of scenic re
sources as viewed fran the shore and interior p.lblic 
accessways. 

(ii) No buildings shall be built within an open space corri
dor having a width of 30 percent of the width of the 
developable area. SUch corridor width shall be calcu
lated by· measuring the width of the developable area at 
100 foot intervals beginning 150 feet fran the mean high 
tide line. The Planning Director shall approve an open 
space corri8or extending inland fran the ocean and lo
cated along any of the following lines: 

- The median or center line of the developable area. 

- The middle of a streambed located in the developable 
area. 

- The center of a road or trail traversing the central 
portion of the developable area • 

2. In lieu of the method described in SUbsection Hl above, the devel
oper may prepare an alternate method to protect scenic am other 
resources in cove areas. SUch alternative method shall consist of 
a master plan approved under Subsection H of Section 22.46.550. 

22.46.530 Signs. 

A. Signs shall not exceed an area of 10 square feet, with no more than one 
sign per business petmi tted. 

B. Signs shall be for the purpose of identification of the property or 
business wich the sign is on or for directions. 

c. Signs shall not be lighted fran within; rather signs shall be lighted 
indirectly. 

o. No roof signs shall be petmitted. 

E. On ridgelines, maximu:n sign height shall be three feet. 

F. Free standing signs shall not reach a height more than five feet fran 
groUIXi to top of sign, am freestanding signs shall have an area of no 
m:>re than three square feet. 

G. Signs shall not be sited in such a way as to obstruct views • 

H. When possible, signs shall be made of wocxi am pa~OfuAL COMMISSION 
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'22:46:540 Variances. Variances fran ~ developnent standards contained in 

this Specific Plan may be applied for pursuant to the provisions of Part 2 of 
Qlapter 22.56. In addition to the burden of proof contained in Section • 
22.56.290 of said Part 2, the applicant shail also prove: 

? A/ '!hat the variance is consistent with the Local Coastal Program and the 
intent of the lam use district of the Specific Plan. 

B. '!hat there would be no adverse on the enviroment. 
I 

22.46.550 • 

A. Architectural Features:. Factory-built, mobilehane, modular, pre-fabri
cated or similar type housin; for employee dwelli~ units shall have an 
architectural style awroved by the Plannio; Director. 'lhese units 
shall be screened arXl incorporate appropriate design features such as 
textured or rough; wood sidin;, eaves, natural colors, etc. to integrate 
then with other developnent -or the existio; larXlscape in the area. 
Reflective, glossy, polished arXl/or roll-formed type metal roofin; or 
sidin; shall not be pe:anitted. 

B. Height Limits: Buildings shall not exceed 28 feet maxim\Jtl height. 
Within 300 feet of mean high tide line, height will not exceed 14 feet. 

c. tot Area: 5,000 square feet. 

D. tot Coverage: SO percent. 

E. Lot Width: 50 feet. 

F. Parking: 'lhe number arX1 location of spaces shall be established by the 
Plannin; Director in an amount sufficient to acccmnodate residents, 
guests, employees arXl service vehicles. 

G. Yards: The width of yards shall be dete:anined by the Plannio; Director 
to provide sufficient light, air, access arXl space between adjoining 
uses. 

In order to balance the provisions of the pUblic 

• •• 

recreation an:3 resource protectia1 policies in this 
Specific Plan, alternate methods of protection may be approved in a 
camp master plan. 'lbe csnp master plan shall be approved through the 
coastal developnent permit process, identify all resources arXl safety 
constraints in the cove, .visual character, the stream bED, the flood 
plain, known archaeological deposits, the habitat am the _existing arXl 
logical routes for vertical and lateral access in the eave. The master 
plan shall provide for protection am enhanc:anent of the natural 
resources of the csnp, am reestablisl'ment of vegetation in other 
portions of the camp or leasehold, am views and potential accessways 
to and along the shoreline. NO new structures shall be erected arXl no 
existing structures shall be expanded unless they are in conformance 
with an approved master plan an3 all mitigation measures have been 
carried out. Approval of the master plan shall be based on the firXlin; 
that the master plan enhances recreational use of mmsm. acbMWttSSI'b •. 
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master plan provides as well or better for view and resource protection 
and enhancenent than would be achieve:3 by separate awlication of the 
resource provisions in Secjiop 22.46.450 through 22.46.520 above. 

2.46.560 Nonconfo:r::mi Uses· Buildi s and Structures. All nonconfo:tming 
uses, build1ngs a structures s a su Ject to t prcnisicns of Part 10, 
Qlapter 22.56 except as provided below: 

A. Notwithstanding the developnent criteria relatirq to scenic resource 
protectioo in cove areas, the provisions· of Title 22 relating to 
additions, repairs and maintenance of oonconforming buildings and 
structures contained in Section 22.56.1510 and the amortization 
provisions eontaine:3 in Section 22.56.1540 shall rot awly to youth 
camps and edueatimal facilities so long as the structure conforms to 
the following: 

1 •. The height of the structure is not increased. 
' 

2. The original outside dimensions or "footprint" of the structure 
are not exparxie:3, in the case of a replacement structure. 

3. Any additions are locate:3 in such a fashion that scenic resources · 
are not tmpaired. 

B. llddi tions may be made to oonconfo:tming visitor-serving structures 1n 
the Two Harbors Resort Village district provided the addition conforms 
to the following: 

1. The height of the structure is not increased. 

2. The addition is limited to 25 percent of the existing floor area. 

3. The addition shall not be construed to extend the te:tmination of 
the subject noneonfotming structure. 

22.46.570 Additional Coastal Development Pe:r::mit Requirements. In addi
tion to the requirernents imposed by Part 17 of Chapter 22.56, all Coastal 
Developnent Pe:tmits in the Santa Catalina Islarxi coastal zone shall canply with 
the following: 

A. llddi tiona! Filing Requirements. In addition to the material require:3 
by Section 22.56.2310, an application for a Coastal Development Petmit 
shall contain the following info~tion: 

1. '!he nmnes ard addresses of all lessees, sub-lessees or similar 
persons having the right to use the subject property. 

2. 'lbe names am addresses of all persons, p.lblic agencies, corpora
tions or other similar entities owning an easement over all or a 
portion of the subject property. 

3. Topographic and resource information, including location of all 
strecrns, cliffs, mean high tide line, riparian vegetation and other 
resources identified in the LOP. COASTAL COMMISSION 
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include routes accessible to ~eel chairs or other conveYances for 
handicapped persons and may include the following elanents: 

- Appr~riate lighting. 

- Seating areas. 

- Trash receptacles. 

- InfoDmation boards/kiosks. 

22~46:640 Limitation on Roadway Construction. No new roadways shall be 
allowed in the Open Space/Conservation land use district. Existing roads may be 
repaired, improved or realigned to protect public safety; any adverse impacts on 
the enviroment associated with such projects shall be fully mitigated. New 
roads may be constructed in other laoo use districts \tlere necessary to provide 
access to authorized developnents; such projects shall fully mitigate any 
adverse environmental impacts. 

22.46.650 Review of New Developnent. New developnent along the coast 
shall be assessed during the coastal development peDmit process to identify the 
developnent' s impacts am needs associated with the ~lie's right to recrea
tional access to and alorg the shore. '!he conditions imposed by the local 
agency upon such developnents shall reasonably relate to the impacts and nee:ls 
of the affected developnent and related developnent. The coooi tions shall be 

• 

those \tlich are necessary to alleviate the impacts and needs identified in the 
developnent assessment process. Therefore, the provisions in the land use plan 
relating to compulsory dedication of shoreline access shall be ~lanented only • 
oo a case by case basis, were appropriate written findirgs supported by 
substantial evidence may be adopted by the local agency to support such condi
tions. The conditions shall substantially advance a legitDn8te State interest, 
without denying an owner economically viable use of the land. Findirgs regard-
irg public shoreline access are required even wen it is not appropriate to 
require dedication. 

22.46~660 Access Findings. 

A. In order to make the appropriate findings with regard to vertical or 
lateral access requiranents, the County shall: 

1. Base all findings on factual evidence obtained at the public 
hearing, sul:mitted by the applicant or .interestED parties, or 
discoverED during the staff's investigation. 

2~ Evaluate the impact of the proposed developnent on existing access 
to ~lie tidelands, sul:merged lands or to other areas subject to 
public access rights and eaSEI'I'Ients, or en land now open and in 
ccmron use by the general public. 

3. Identify the access-related problans associated with the develop
ment. '!be following are ex~les of potential problans: the 
rEDuction of available sand supply to replenish bea00a.ef/~r.I~IE.O reducti<='n of sand area, thereby diminishing ~~s Rmi 1~ L. 
shoreline and ~lie recreation alon.:J the shOrei1ne, increasing the • 
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intensity of use of public. tidelan.1s, creating the need for 
a:idi t ional public access, re:3ucing the availability an.1 quality of 
areas currently subject to pub~ic access rights. 

4. Cite the specific COastal Act provisions that are impacte:3 by the 
developnent, an3 state how the proposed devel opnent, as con.1i tioned 
if applicable, is in confoDnity with the public access and public 
recreation policies of Chapter 3 of the Act. 

5. Explain how the proposed conditims would solve the access problen 
created by the development. 

6. COnsider alternate access which is already provided in the vicinity of the 
development within the cove or area ·identified in the access chart 
located in the Specific Plan following Section ~2.46.670, or which, 
if provided as a con:Ution of this developnent, would provide the 
vertical access required in the LOP for this portion of the 
coastline. 

B. 'nle following are examples of situations that could result in the 
imposition of conditions requiring vertical and/or lateral access: 

1. Development of a new facility (e.g., carrp;round, lodge or restau
rant) which would generate a:idi tiona! visitors to an area where 
dedicated access to the beach does not presently exist. 

2. Expansion or edditional development at a private or seni-public 
(group) facility which would restrict public access by intensifying 
the private or semi-public (group) use of the beach, or by occupy
ing areas subject to the public trust with a private or semi-public 
(group) facility such as a pier or dock. 

3. COnstruction or other development on a sandy beach or in an area 
that would restrict public access to the shoreline. 

4. Construction of structures or other improvements, including but not 
limited to shoreline protective devices, any building, road, pipe, 
flune, coroui t, siphon or aqueduct, on a san.1y beach or other area 
that would adversely affect the local shoreline san.1 SUI.'PlY or 
reduce the availability of sand to replenish public beaches. 

5. Divisions of land. 

6. Development of new lx>tel or private dwelling units where such 
develqrnent would increase canpeti tion for public beaches, burden 
transportation facilities or otherwise canpete with the general 
public for beach access. 

• 22~46.670 Access Omaitions. lrl'lere new develq:ment is proposed in the 
.. ,..l_c:t listed in the chart below and the appropriate firoings have been made 
regarding shoreline access, a condition requiring vertical and/or lateral access 
shall be imposed with a coastal develop.nent peDnit according to the chart on 
the following page. 
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Lateral 
Lateral anc5/or Access 

Vertical Vet:tical Access Passive LACA 
Access (Pass and Repass) Recreation Lot No~ 

Ben weston Beach** X 43 
B1g Geiger Cove X 99 
Button Shell Beach X 65 
Catahna Harbor X 89 
Cher~ Cove X X 98 
Cottonwood Beach** X 58 
Emerald Ba~ (East) X X 99 
Emerald Ba~ (West) X X 99 

X 82-83 ~ire Landi!!9 
:) Fourth of Jul:i Cove X X 88 

Gallagher's Beach X 17 
Howland's Landi!!9 X 99 
Isthmus Cove X 
Italian Gardens7Goat Harbor* v 
Little Fisherman's Cove 
Little Geiger Cove 
Little Gibraltar Harbor 0 
Little Harbor/Shark's Harbor X 
Moonstone Beach 
Parson's Landing X X 
Ripper's Cove X 

Salta Verde** v 
Silver Can~on** v 
Starlight Beach v 
Sullivan's Beach X 

To~on Cove X 

White's Cove X 

White's Landing X 

Willow Cove* v 

*Boat-in access only due to rugge:3 inland topograt:hy. 

**Access by boat may be hazatdous. 

o - Lateral access only. 

88 
X 65 & 67 
X 88 
X 98 

67 
59 

X 64 
100 

82 
26 

23-24 
104 

99 
52 
64 
64 

X 52 

v - Vertical access to be developed only if dan;erous topograP'lical prob1ans can 
be mi tigate:3. 

!Ol'ES: Significant new developnent is not contanp1ated for Santa Verde or 
Silver Olnycn. 

'lbe use of this chart requires the appropriate fincH~s discussed in 

• 

• 

Sections 22.46.650 through 22.46.670. 
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22:46:680 Methods of Securing Access.. 'ltle concH tion requiring lateral or 
vertical access shall specify that such access be secure:l by either of the 
following: 

A. The landowner shall execute and record a dOC\J!\ent, in a foz:m and 
content acceptable to the Executive Director of the California Coastal 
Canmission, irrevocably offering to dedicate to a public agency or 
private association approved by the Executive Director an easement for 
lateral public access and passive recreation along the shoreline or for 
vertical access to the shoreline. The dOC\J!\ent shall provide that the 
offer of dedication shall not be used or construed to allow anyone 
prior to acceptan::e of the offer, to interfere with any rights of 
pJblic access acquired through use t«lich may exist on the property. 
Such dec\Dent shall state the precise location al'D width of the 
easement. 'lhe dcx::l.lllent shall be recorded free of prior liens t«lich the 
Executive Director detez:mines may affect the interest bein;a conveyed, 
and free of any ~ther encl..J'lbrances which may affect said interest. 'lhe 
offer shall run with the lal'D in favor of the People of the State of 
California, binding successors and assignees of the landcrwner, a1'D 
shall be irrevocable for a period of 21 years, such period runnin;a fran 
the date of recording. · 

B. An alternate method approved by the Planning Director, County Counsel 
aoo Coastal Carmission which would provide a similar guarantee of 
public access as afforded by the irrevocable offer described in 
Subsection A above. SUch method may be 8 binding agreement with the 
underlying property owner arx3 shall be effective for the life of the 
use for which the access is required. 

c. Access agreements aoo recorded dcx::l.lllents shall be reported to the 
Coastal Commission consistent with the provisions of Section 13574 of 
Title 14 of the California Code of Regulations. 

22.46.690 Shoreline Accessways. 'lhe following provisions pertain to 
shoreline accessways which are dedicated or otherwise guaranteed in confoz:mance 
with the reguire:nents of this specific plan an:3 for which a public agency or 
private association, approved by the Executive Director, has accepted the 
responsibility for construction, maintenance and liability of said accessways: 

A. The agency or association which accepts responsibility for a dedicated 
or guaranteed accessway shall consult with the Department of Parks an:3 
Recreation within the Open Space Ease:nent area in the design of all 
shoreline access improva:nents. 

B. Vertical access easenents shall be at least 10 feet in width and shall 
run fran the nearest roadway or trail available for public use to the 
shoreline. Lateral access easements shall exteoo to the inland extent 
of the sandy or rocky beach. 

c. In order to protect private property rights and to insure that o:gan
ized campgrourd activities will not be disrupted, an access easenent 
in 8 youth camp shall not be located within 20 feet of a residential 
buildir¥3 or an o:ganized activity area, except tbclt,..Mr~ft1;~99~. 
restricts or would limit access, the 20 foot s"uru;6AUJ4,1W\"ifllh~J1 
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but in all eases the access provida:l shall not be less than 10 feet in 
width. 

D. Access easements shall be posted With identification signs located at 
the junction of the vertical eass:nent with the stx>reline an:l the 
connecting roadway or trail and along the inland extent of lateral 
easenents. 

E. Access easements in areas of rugge:5 topography, geologic instability or 
other similar hazardous conditions shall be controlla:l tD protect 
public safety through the coastal developnent permit process. Pe:z::mit 
conditions may include, but are not limited to, the following: 

- Periodic easement maintenance to insure a safe accessway. 

- Posting of warning signs \tlich point out possible dangers an:l advise 
users on safety concerns. 

- Erecting appropriate guard rails or other barriers. 

- Limiting access during high fire danger, after heavy rains or 
following a major landslide or earthquake. 

- Other measures dean&:~ necessary by the autoority supervising the 
site. 

• 

·F. 'lhe State of California Department of Fish and Game shall review all 
new shoreline access locations to avoid conflicts with the reintroduc- • 
tion programs for the endangers:~ bald eagle and peregrine falcon. 
Access sites must be t}x)roughly investigate:5 because these bh:ds are 
coastal cliff nesters and will not generally tolerate human distur
bance. 

22~46.700 Access Restrictions. 

A. AJ.blic access may be restricted in the Pebbly Beach industrial area, 
the Pebbly Beach and Empire Landing quarry operations and the Big 
Fisherman's Cove helipad and mole areas in order to insure public 
safety. Necessary restrictions and managanent may consist of, but are 
not limited to, the following: 

- Construction of fences, gasrd rails or other barriers to prevent the 
p.1blic fran entering areas where hazardous activity is occurring. 

- Limiting public aocess to certain oours of the·tlay or days of the 
week when haza1'1:5ous activities are not in operation. 

- Posting of warning signs W:lich notify the public of potential 
safety hazarc!a. 

- Relocation of the public access to ensure safety. 

B. Any restrictions deened necessary by the aut}x)ri ty supervising the site • 
shall be reviewe::t for incorporation into the OC6A~'fM. etJMMI!StiN 
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developnent permit for new developnent in these. areas • 

22:46:710 tand Use Plan. 'lhe santa Catalina Island LUP provides extensive 
infoDnation and policy re:Jardirg the existii-1; arXJ propose5 distributial, loca
tion, arrl extent of utili ties and public facilities. 'l'hese provisions address 
major canponents of public and private transportation, sewage, water, solid 
waste disposal, energy arx3 other essential facilities needED to support the 
proposED land uses. '!'his background material arx3 policies are incorporatED here
in by reference. 

22.46~720 Sewage. 

A. Oetaile5 plans for liguid waste disposal shall be foiinulated and sub
mi tte5 for review arx3 apprc:rval by the Department of Health Services in 
conjunction with developnent ai;Plications within the unincorporat~ 
portions of santa Catalina Islam. Apprc:rval of new developnent is de
pendent upon the Depart:me:"lt of Public W:lrks firXJing that there will be 
the satisfactory provision of sufficient liquid waste disposal facili
ties. 

B. Se~ outfalls are specifically prohibited in Catalina Harbor. 

C. The wastewater treatmE!'lt plant for the proposED Two Harbors developnE:mt 
shall be located adjacent to the existirY3 wastewater reclamation porrl 
("Q") as sh::>wn on the adoptED arXJ certifiED Two Hatbors Land Use Map 
(See Map il3B, Appeooix D). Approval by the water ~ali ty Control 
Board arXJ the Department of Health Services shall be require5 • 

D. '!he City of Avalon sewage treat:me:"lt plant, located upland of the Pebbly 
Beach area, shall be augmente:J with addi tiona! waste disposal capacity 
as neede5. 

22~46.730 Water. 

A. Adequate water resources shall be proven and delivery plans provided in 
conjunction with new developnent ai;Plications for Two Harbors and other 
WP designated developnE!'lt areas. Approval of new developnent is de
perXJent upon the satisfactory prc:rvision of danestic and fire flow water 
supplies. Oevelopnent ai;Plications shall not be ai;PrOVED unless suffi
cient water is available as deteiinine5 by the water SUI;Plier arXJ, if 
applicable, the California Public Utilities O:mnission (PUC). In addi
tion, water for new developnent shall be considere:J available only in 
an illtOunt that will not significantly lower the water table or re:3uce 
the viability of the riparian vegetation as deteDninED in SUbsection 
E2a below. 

B. Prior to any developnent which would increase the const2nption of fresh
water, the developer shall sul:mi t data, as part of the Coastal Develop
ment Permit process, which shows that there is sufficient freshwater to 
acccmnodate the anticipate:3 dEmand. In preparin; this data, the devel
oper shall use the standards containe5 in SUbsection E below to assure 
that the require5 water can be SUI;Plie5 without creatirY3 adverse im-
pacts on santa Catalina Island Is natural rCDAsTAL COMMfSsioNt 
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shall also aedress \i!tlat measures will be taken to conserve water: Such 
measures may include such thitYJS as low-flow toilets, drip irrigatim, • 
showerhead restrietors, etc., subj~ to the approval of the County, 
an::s shall be made conditions of the Coastal Developnent Pemi t for the 
proposed developnent. 

C. Limited Water Sutplus. 

l. When existing surplus freshwater available for new developnent is 
limited, as dete:anined by the water supplier am defined as less 
than two acre feet, existing or proposed public recreation and 
visitor-serving land uses shall not be precluded by other develop
ment. In such instances, awroval of developnent other than public 
recreation and visi tor-servitYJ uses shall be supported by the fol
lowing findings: 

{a) No visitor-serving use has been closed or reduced in cperation 
during the past two years for lack of water1 

(b) No visitor-serving use of the same or lesser water demand as 
the proposed developnent has been denied or, if approved, has 
been unable to develop during the past two years because of 
lack of water availability; 

(c) '!'hat the proposed use is necessary for the protection of pub
lic health, safety and general welfare; and, 

(d) '!'hat the proposed use will substantially benefit islam resi- • 
dents and visitors, and will contribute to maxUnum public use 
and enjo}l!TI8nt of existing recreation and visitor-serving fa
cilities. 

2. In the limited water situation described in Subsection Cl above, 
Where a developer proposes to develop a new water resource to pro
vide water for the development, the inability to make findings Cla 
or Clb will not preclude the approval of the developnent if the 
following occurs: 

(a) Findings Cle and Cld are still made; 

{b) The new water developnent will be consistent with Subsection E 
of section 22.46.730; and, 

(e) The new developnent will not reduce water available for exist
in; or potential low cost visitor-serving uses and visitor 
support uses, or if it would reduce water available for such 
uses, that the effects would be mitigated by appropriate 
means, ineluc!ing the development of additional water to serve 
suc::b uses, consistent with SUbsection E of Section 22.46. 730 
am the water supplier's california POC tariffs, if any. 

3. If POC tariffs allow consideration of public need and necessity to 
determine water allocations by the water supplier, the developnent • 
of publicly owned or operated lower cost vislCDAfiAlliOMMDSRJ 
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be considered a public need apd neoessi~ and receive due priori~ • 

D. In order to preserve freshwater resources, new development at Two Har
bors shall utilize dual pl\JTlbing, · sea water/freshwater, and/or other 
water conservation methods (e.g., low-flow toilets) sul:Initted to and 
approved by the Deput:ment of Health Services in order to conserve 
freshwater resources. This requirsnent does not exclude the possible 
use of desalinated water if feasible. 

E. Developnent of New Water Resources. 

1. Prior to the develOJ:IIIE!'lt of new water resources, including ra1s1ng 
the level of existing reservoirs, constructing dams and new reser
voirs, drilling of water wells, constructing cisterns or other 
water retention devices, etc., the water supplier shall prepare 
environmental documentation (e.g., initial study, negative declara
tion or environmental impact reportt Which addresses the following: 

(a) The impact on existing plants and animals. 

(b) The impact of decreased downstream water flow of perennial or 
intermittent streams Which support riparian vegetation or 
habitats. 

(c) The impact of a lowere::l water table on existing springs, 
streams, vegetation and wildlife • 

(d) The impact of damning a stream on the replenishment of beach 
sand. 

(e) The impact of lowering the water table in coastal areas on the 
intrusion of salt water into the aquifer. 

(f) The impact of constructing new pipelines, tunnels, etc. on the 
biotic environment. 

(g) The impact on scenic coastal resources of constructing a de
salinization facility. 

(h) The i.rrpact of the proposed facility on existing wells and 
water systans. 

(i) Any other irrpacts associated with the developnent of new water 
resources t.bich are not specifically listed above. 

2. 'Ihe awlicant for a water developnent facility shall subnit the 
following infoDmation in addition to that listed above: 

(a) Detailed data on the existing quality and characteristics of 
the aquatic, biotic and hydrologic environments that would be 
affected by the proposed projects, sufficient for the DRP, in 
consultation with appropriate agencies, to estimate an annual 

~!!~ o!f~ter facility that will ~o~Mecn1lr~rssYB"N 
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MmGA TION MEASURES MONITORING ACTION 
FOR HABITAT LOSS 

1. In the 100' clearance around the Approval of Los Angeles County Fire 
dwelling required by the Los Angeles Department - Division of Forestry 
County Fire Department any fuel 
modification area shall be minimized. Approval of Santa Catalina Island 
1he specimen trees and shrubs shall be Conservancy 
saved where allowed. Any brush 
removal shall be reduced through 
thinning, mowing or crushing rather 
than complete removal of vegetation. 

2. There shall be no encroachment into Approval of Santa Catalina Island 
the Sea-Bluff Succulent Scrub Conservancy 
mmmunlty. 

3. There will not be any Intrusion into Approval of the Los Angeles County 
undeveloped land that will fragment Department of Regional Planning 
ecosystems and habitat linkages. 

Approval of the development by the 
Santa Catalina Island Conservancy 

• 

RESPONSIBILITY 

1. L. A. County Fire Department -
Division of Forestry 

2. Campus by the Sea 

1. Campus by the Sea 

2. Santa Catalina Island 
Conservancy 

1. los Angeles County Department 
of Regional Planning -Impact 
Analysis 

2. Santa Catalina Island 
Conservancy 

TIMING OF 
MONITORING 

ACTION 

Prior to construction 
During construction 
After construction 

Prior to construction 
During construction 
After construction 

Prior to project approval 
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FOR CONSTRUCTION 
RELATED ACilVITIES . 
1. Limit grading to areas required for the Approval of the grading plan 
pads. 

2. Grading shall be prohibited from Approval of the grading plan 
November 1 to March 31 unless a delay 
would be more environmentally damaging. 

3. All sidecast materials from any grading Approval of Santa Catalina Island 
shall be recompacted and reseeded with Conservancy 
native grass seed in areas that presently 
have vegetation. 

4. The Ctrcocmpus bttuloides var. Approval of Santa Catalina Island 
blancheae individuals that occur within Conservancy 
the construction zone shall be removed and 
replanted on the site. 

5. There will be no disposal of waste dirt or Review of the site during all phases of 
rubble on the slopes or into the drainage construction 
channels 

6. All fill shall be compacted to prevent Approval of grading plan 
siltation and erosion into the drainage. Review of the site after soil compaction 

7. All construction equipment and activities Approval of Santa Catalina Island 
shall be kept 50' away from the Sea - Bluff Conservancy 
Succulent Scrub community. 

MONITORING 
ACTION 

I 

1. Santa Catalina Island Prior to grading 
Conservancy 

2. LA. County Department 
of Public Works -Building 
and Safety 

1. Campus by the Sea Prior to grading 
After grading 

2. L.A. County Department of 
Public Works -Building and 
Safety 

1. Campus by the Sea Prior to grading 

2. LA. County Department of 
Public Works -Building and 
Safety 

1. Campus by the Sea Prior to grading and 
At time of grading 

2. L. A. County Department of and digging footings. 
Regional Planning - Impact 
Analysis 

1. L.A. County Department of All phases of 
Public Works -Building and construction 
Safety 

2. Campus by the Sea 

LA. County Department of Prior to and during 
Public Works -Geology and construction 
Soils 

1. L.A. County Department<(( A~!~~-~~ Public Works N 
construction 

2. Campus by the Sea 
J:'."!l WIDIT .u. c. 
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MmGADON MEASURES 
FOR HUMAN HABITATION 

1. A landscape plan using indigenous 
native species will be used. It will not 
include exotic plants that will supplant 
the natives in the surrounding area. 
CNPS Guidelines will be followed in 
any landscape plan. 

2. Any pets will be leashed, fenced or 
otherwise prevented from being 
unattended in the natural vegetation 
communities. 

3. The adverse affects of lighting will 
be mitigated by: 

a. avoiding high Intensity street 
lamps to light outside areas. 

b. directing the outside lights 
downward and away from the 
undisturbed natural areas. 

c. avoiding all night outdoor lighting 
where possible 

4. There shall not be an increase in the 
amount of food from garbage, etc. for 
the feral pig and pest populations in 
the area as a result of this project. 
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JWJTIG.ATIUN 1\ltUNITUIUNG 1\IL ______ _ 

. MONITORING ACTION RESPONSIBILITY TIMING OF ' 
MONITORING 

ACTION 

Approval of landscape plan by 1. Campus by the Sea Prior to project landscape 
Santa Catalina Island Conservancy plan approval 
and the los Angeles County 2. Santa Catalina Island 
Department of Regional Planning • Conservancy 
Impact Analysis 

Approval of Santa Catalina Island 1. Campus by the Sea Before, during and after 
Conservancy construction 

2. Santa Catalina Island 
Conservancy 

1. Campus by the Sea Prior to project approval 

Approval of L A. County Department 2. LA. County Department of Prior to construction 
of Public Works - Building and Safety Public Works - Building and After construction 

Safety 

OF 

Approval of Santa Catalina Island Campus by the Sea After construction 
Conservancy 
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