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APPLICANTS: Palos Verdes Land Holdings Co. & Zuckerman Building Co. 

AGENT: Kenneth A. Zuckerman, Project Manager 

PROJECT LOCATION: Vacant 261.4 acres seaward of Palos Verdes Drive South 
and Palos Verdes Drive East, between the City of Los Angeles Boundary and the 
Portt.~guese Bend Club at Halfway Point, Habitat restoration includes Shoreline Park, 
and 98 acres located on Palos Verdes Drive East north of Palos Verdes Drive South . 
City of Rancho Palos Verdes, Los Angeles County. 

UNDERLYING PROJECT: Resubdivision of 261.4 acre site into two tracts (VTTM 
Tract Nos. 50667 & 50666) and construction of 75 residential lots, utilities and 
site improvements, four lower cost apartment units, 18 hole golf course with 
clubhouse and public open space, parks and trails. Revised by applicant for de 
Novo action to include: A) Coastal Access and Public Amenities Plan dated Feb. 5, 
1993 providing additional beach access trails, B) Habitat Enhancement Plan dated 
February 18, 1993 providing 1) restriction of 20 acres in Shoreline County Park 
adjacent to the project to the west to habitat preserve and restoration of ten of 
those acres; 2) purchase of easement over 1 00 acre City parcel adjacent to the 
project on the north and located outside the coastal zone and restoration of 20 of 
those acres to coastal sage scrub and 3) supervision of public access to habitat 
areas. Subsequently amended five times as indicated in appendix B. This project is 
also identified as uocean Trails". 

SUMMARY OF CURRENT AMENDMENT REQUEST (A-5-RPV-93-005A6) The 
applicant proposes to resolve an !ssue concerning the lot lying between the 
westerly portion of the golf course and the bluff face, identified as Lot I Tract 
50666, regarding the setback of development, including grading, from the physical 
edge of the bluff, as identified in the field. The applicant also requests technical 
and substantive changes to the water quality conditions (condition 11), changes in 
the phasing of the project to move the boundary between the first and second 
phase of the project, substitution of a more recent Public Access, Trails and 
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Amenity Plan for the 1 993 plan referred to in the conditions and changes to the 
language of the open space and trail dedications to allow for necessary 
construction of trail and habitat improvements and well as for ground water 
monitoring, bluff face hydraugers, and installation and maintenance of drainage and 
utility connections. A detailed description of this request is found on page 4 of this 
report. As a result of the amendment, conditions 1, 2, 3, 4, 5, 6, 8, 9, 10, 11, 19 
and 23 will be revised, and condition 22 will be eliminated as unnecessary. In order 
to facilitate compliance with the special conditions as revised by this amendment 
request as modified by staff, all special conditions with the suggested revisions are 
contained in Appendix A attached. Each specific change requested in this 
amendment is listed on page 3 of this report. Staff's recommendations for changes 
to the special conditions are found in Appendix A identified by a eross oi:Jt and bold 
italic format. Bold italic represents insertions in the conditions. The findings begin 
on page 22 of this report. 

SUMMARY OF UNRESOLVED ISSUES. 

• 

While the applicant had not seen this report before mailing and has not had a 
chance to comment on details, tho applicant and the staff are in agreement on the 
recommendation with the exception of two issues relating to the recording of offers • 
to dedicate. First the applicant proposes to use visual depictions or other methods 
in lieu of metes and bounds in recording some trail offers before issuance of the 
permit. The applicant would then, a year later, record its final tract map and 
include precise descriptions of the trails as part of the final tract map. Staff 
recommends that this method is too indefinite to protect the interests of the public 
and allow the Commission to carry out its responsibilities. Secondly, the applicant 
proposes to incorporate easements for utility lines to serve its development within 
the streets, common open space and some recreational lots proposed in the 
subdivision. While staff agrees that there will have to be utility easements, in the 
time available before the mailing of this report, staff was unable to develop a 
method for the applicant to record utilities easements .a.f1er offers to dedicate have 
been recorded on the dedicated lots. Staff will continue to consult with the 
applicant on this problem. 

STAFF RECOMMENDATION 

The staff recommends that the Commission approve the applicant's request, 
subject to some modifications and clarifications proposed by staff. The staff 
recommends that the proposed development as amended, including the 
recommended revisions to the special conditions), are consistent with the access • 
and recreation requirements of the Coastal Act, the requirements of the certified 
LCP, and the Commission's previous actions. 

.. 
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AMENDMENT REQUEST: This is the sixth amendment to an 83 unit residential 
and golf course project approved in 1993 on the last extensive undeveloped 
shoreline parcel in Los Angeles County. The Commission's original approval 
included numerous conditions to provide public access on the site, to protect the 
coastal California Gnatcatcher, a threatened bird that nests on the site, and to 
accommodate restored habitat, public recreation and a privately operated public golf 
course as well as 83 residential lots ( See Appendix A ) . There have been five prior 
amendments to the project, including a reduction in the number of units to 79 
units), more fully described in Appendix B, attached. 

This amendment would resolve a long standing issue regarding the westernmost 
portion of the 11bluff top corridorH located between the westernmost end of the golf 
course and the physical bluff edge. The purpose of this bluff top corridor is to act 
as a buffer and wildlife corridor between the golf course and the bluff edge. On the 
most recent City-approved tract map which the applicant has provided for conditi-on 
compliance, a 185 foot long portion of this bluff top corridor (approximately 4605 
square feet) is depicted on the bluff face. 

While consistent with maps signed as part of a settlement of a lawsuit challenging 
the project (Native Plant Society and Sierra Club v Coastal Commission) the 
location of a portion of the bluff top corridor on the bluff face is inconsistent with 
the wording of the Commission's conditions and with findings, which describe this 
portion of the bluff top corridor as 1150 feet strip immediately adjacent to the edge 
of the bluff" and with the language of the settlement of which states that the 
settlement is subject to the Commission's conditions. As a result of the 
inconsistency, staff was unable to approve plans showing the bluff top corridor on 
the bluff face. 

The applicant now proposes to change the tract map to provide more area in the 
corridor and to amend the condition so that the westernmost 1 85 foot long portion 
the corridor can be less than 50 feet in width from the edge of the bluff. The 
applicant proposes to provide no .Jess than a 25 foot bluff top corridor by adding a 
1 05 foot long strip ranging in width from zero to 2 5 feet, approximately, 1 , 660 sq. 
ft., to lot I. In order to avoid major changes to the golf course, the applicant is also 
requesting that in this area, only, an exception be made the prohibition of grading in 
the bluff top corridor area. In this area, the applicant requests that grading be 
allowed, as long as grading is set back no less than 1 0 feet from the bluff edge, 
resulting in a ten foot wide strip adjacent to the bluff where no disturbance will 
occur. The applicant proposes to revegetate the entire setback, including the 
graded area, with coastal sage scrub, providing a wildlife corridor. Approval of this 
amendment will allow the project permit to be issued without major changes in the 
golf course design. 
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Secondly, the applicant requests to amend the "phasing condition," to change the 
boundary between the first phase grading area and the second phase grading area 
to accommodate necessary stockpiling. The phasing condition, condition SD, 
delayed grading in a clubhouse parking lot and the western residential lots (Tract 
50666) until all on-site revegetation areas were established. This change in phase 
boundaries will not change grading quantities or the total area that will eventually 
be graded. 

The remaining requested changes represent updates to reflect further discussions 
with project designers and with other reviewing agencies concerning parks, water 
quality and other issues. There is an incompletely resolved issue having to do with 
the timing of recording of precise legal descriptions of dedicated property. A 
second incompletely resolved issue concerns the recording of utilities easements 
that must cross though lands dedicated in fee. These issues have emerged during 
preparation of materials for recording. 

PROCEDURAL NOTE: The Commission's regulations provide for referral of permit 
amendment requests to the Commission if: 

• 

1 . The Executive Director determines that the proposed amendment is a material • 
change, 

2. Objection is made to the Executive Director's determination of immateriality, 

3. or the proposed amendment affects conditions required for the purpose of 
protecting a coastal resource or coastal access. 

If the applicants or objector so request, the Commission shall make an independent 
determination as to whether the proposed amendment is material (14 California 
Code of Regulations 13166.) In this proposed amendment to a conditionally 
approved permit, the proposed revisions are material changes which affect 
conditions required for the purposes of protecting natural resources and coastal 
access. 

If, during the permit compliance process, the applicant and staff disagree about the 
interpretation of a condition, the applicant can request that the Commission resolve 
the dispute, or with concurrence of staff apply for an amendment to the permit. 
The Executive Director may not, however accept an amendment that lessens the 
intended effect of a partially approved or conditioned permit. In other situations, 
the applicant and the Commission staff may agree that a condition should be 
changed to take into account new information that could not have been discussed • 
previously. This amendment addresses a number of issues that have emerged 
during the permit compliance and that must be resolved by the Commission's 
consideration of an amendment. 
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DETAILED DESCRIPTION AND TEXT OF CURRENT AMENDMENT REQUEST (A-5-
RPV -93-005A6) The applicant proposes to make the following changes in the 
project description and conditions of the permit: 

1 . That Lot I, VTTM 50666 be enlarged to include a triangular area 
depicted in Exhibit 3 of Amendment 6 and that grading be permitted 
within Lot I, VTTM 50666 as shown on the exhibit (Exhibit 3 of this 
amendment request) but no closer than 1 0 feet to the control point 
setback line established by the coastal staff in the field. [Ref. Appendix 
A, Conditions 1, 1.8(2), 61 

2. That, as requested by the City of Rancho Palos Verdes, the requirement 
for a shade structure at the Portuguese Bend Overlook be eliminated, 
and that the condition be amended to require shade trees and benches 
as shown in the 1996 Public Amenity Plan, as revised in 1997. !Ref. 
Appendix A, Condition 3.A.(16J1 

3. That the current (1996) City of Rancho Palos Verdes approved Public 
Amenities Plan for the Ocean Trails project, with revisions requested by 
the Coastal Staff, be adopted as the Public Amenities Plan of record for 
the project.[ref. Appendix A, Conditions 3 and 4, 231 

4. That the staging and phasing condition 8)0 be revised to comply with 
the phasing condition in the Habitat Conservation Plan approved by the 
United States Fish and Wildlife Service. In addition to allowing rough 
grading of Street B and the lots easterly of Street B in the first phase of 
grading, also allow fill to be placed at the Clubhouse site and its parking 
lot to facilitate the construction of utilities and trails required by the 
Commission to be implemented in the early stages of the project. Rough 
grading of the Clubhouse and its parking lot cannot commence without 
first obtaining permission from the USFWS. [Ref. Appendix A, 
Conditions 8, and 221. 

5. That the Water Quality Best Management Practices (BMP's) requirement 
be clarified to state that oil separators or other acceptable BMP water 
treatment facilities and methods will be required only at the golf course 
maintenance facility and the large (150 space) clubhouse parking lot. 
[Ref. Appendix A, Cof1dition 111 

6. That the Condition requiring that all storm water be removed from the 
existing canyons be modified to allow (off-site) low flows to remain in 
the canyons as now required by other agencies. [Ref. Appendix A, 
Condition 111 
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7. Change Condition 1 and 3 regarding ·dedications of lots, including open 
space lots, to allow ground water monitoring wells and horizontal drains 
as required by the City of Rancho Palos Verdes in the Bluff Top Corridor 
and in the Bluff Face {Ref. Appendix A, Conditions 1 and 3] 

8. Change Conditions 2, 3 and 19, so that, subject to the approval of the 
Executive Director other methods in lieu of metes and bounds may be 
used for recording before issuance of the coastal development permit. 
{Ref. Appendix A, Conditions 2, 3 and 191 

9. Since the developer is required to dedicate portions of the property prior 
to installing the required improvements, change the technical provisions 
of Conditions 1 and 3 regarding open space and trail dedications so that 
the property owner retains the right to pass and repass to do the actual 
construction required by the Commission's conditions and the accepting 
agency also has the right to construct and maintain such improvements. 
These required improvements include the construction of recreational 
improvements, revegetation in accordance with the HCP, carrying out of 
the approved landscaping plans and approved fuel modification plans, 
and installation of permanent fencing and signing and temporary fencing 

• 

and construction signs in accordance with the approved plans. !Ref. • 
Appendix A, Conditions 1 and 31 

10. Change the technical provisions of Conditions 1 and 3 (the dedications) 
to allow the creation of new easements through and under dedicated 
areas to accommodate underground utilities, as well as the right to 
construct and maintain such utilities and to transfer the utilities 
easements. New easements will include utilities easements for water 
service, irrigation and water recirculation, power, cable television, storm 
drains, gas, telephone, sewer lines and other facilities which are 
anticipated as part of the approved project, as .generally shown on map 
B. Easements that will be included in the final tract maps will be 
subject to the review and approval by the Executive Director before 
recording. {Ref. Appendix A, Conditions 1tmd 3] 

· 1 1. Amend condition 4 to allow final plans for trails, signage and parks to 
be provided before grading begins for the stage in which they are 
required to be completed, but in no event after February 1, 1998{Ref.: 
Appendix A, Conditio(ls 4, 231 

AGENCY APPROVALS RECEIVED: 

1. Carolyn Petru, Director of Planning, Zoning and Code Enforcement, City • 
of Rancho Palos Verdes conceptual approval letter dated August 29, 
1997 regarding Public Access Amenity Plan, 
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2. Carolyn Petru, Director of Planning, Zoning and Code Enforcement, City 
of Rancho Palos Verdes conceptual approval letter dated April 18, 
1997, regarding changes in project tract maps 

3. Gail C Kobetich, United States Fish and Wildlife Service, letter of 
August 26, 1997 to Kenneth Zuckerman approving the Ocean Trails 
West Bluff Preserve Habitat Revegetation Status Report by Michael 
Sweesy. 

4. Ocean Trails Residential and Golf Community Coastal Sage Scrub and 
Sensitive Species Habitat Conservation Plan, July 1996, Exhibit B to 
July 1996 Implementing Agreement 

5. Implementing Agreement Ocean Trails Coastal California 
Gnatcatcher/Cactus Wren/Six Plant Species Habitat Conservation Plan, 
July, 96 

6. Gail C. Kobetich, United States Fish and Wildlife Service, letter dated 
August 26, 1997, Ocean Trails West Bluff Preserve, Rancho Palos 
Verdes, Los Angeles County, California, (1-6-97-HC-291) 

SUBSTANTIVE FILE DOCUMENTS: See Appendix C. 

STAFF RECOMMENDATION 

The staff recommends that the Commission adopt the following resolution: 

I. APPROVAL WITH CONDITIONS 

The Commission hereby grants an amendment to the permit for the proposed 
development on the grounds that the proposed development with the proposed 
amendment, as conditioned, is consistent with the certified Local Coastal 
Program of the City of Rancho Palos Verdes, 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. 

II. STANDARD AND SPECIAL CONDITIONS- See Appendix A. 

The Commission adopts the modifications to the special conditions as indicated 
in Appendix A. With the exception of those special conditions specifically 
modified as indicated in Appendix A, all previously approved standard and 
special conditions found in Appendix A attached still apply to this development. 
To give context, and for the convenience of the public, the applicant and the 
Commission, the revisions proposed in this amendment request and 
recommended by the staff have been incorporated into Appendix A. Deletions 
are identified by a oross ot;Jt format; insertions are indicated in bold italic typs. 
Exhibits characterized in ordinary type are found in the Commission's original 
action or in an earlier amendment. Exhibit references in bold italic refer to new 
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exhibits submitted with this amendment req·uest. 

Ill. FINDINGS AND DECLARATIONS 

The Commission finds and declares as follows: 

A. PROJECT HISTORY AND DESCRIPTION OF AMENDMENT 

On April 15, 1993, the Commission conditionally approved, on appeal, the 
applicants' proposal for an eighteen hole golf course, 83 single family lots, club 
house, habitat restoration plan, and park and trail complex on a 261 acre property 
in Rancho Palos Verdes in Lo$ Angeles County (A-5-RPV-93-005). The applicants 
included habitat restoration on two adjacent publicly owned properties as part of 
the project description. The applicants proposed increases inthe park and trail 
system at the public hearing on April 15, 1993. The offers of dedication the 
applicants made at the hearing included additional acreage over and above the 
written application in response to issues raised in the staff recommendation and by 
the public regarding conformance with the LCP and potential conflicts between 
habitat restoration and recreation. The final proposal, as approved, included no less 
than 75.5 acres of dedicated lands in addition to approximately 24,000 linear feet 
of trails. The trails are located both within the dedicated park and preserve lands 
and on the golf course and other private land. Within the dedicated park and 
preserve areas trails are designated but not dedicated separately. Other trails 
located on private lands will be dedicated as easements. 

This permit was approved with requirements to set back all development, including 
grading, from the bluff edge to provide public recreation and access and to preserve 
habitat to protect the coastal California Gnatcatcher (Polioptila californica 
californics}, a threatened bird species that nests on the site. The area located 
between the golf course and the bluff edge was required to be dedicated in fee, and 
revegetated with coastal sage scrub {CSS). Coastal sage scrub is the increasingly 
threatened habitat type on which the California Coastal Gnatcatcher, the cactus 
wren Csmpylorhynchus bunneicapillus cousei) and other increasingly rare and 
threatened species depend. At the time of the initial approval, the dedicated set 
back from the bluff edge varied in width from 150 feet in areas that included public 
access to 2 5 feet in the area subject to this request, where a minimal habitat buffer 
was required between the bluff edge and the golf course. No access was required 
in this portion of the habitat buffer. No grading or development except for access 
trails and signs was allowed in any of the buffer areas in the original approval. 
There have been five amendments to the permit, described more fully in Appendix 
B. 

• 

• 

The tract maps approved by the Commission in 1993 were approved subject to • 
revisions required by the Commission. Dedication of a. twenty-five foot wide bluff 
top corridor in the area subject to the present amendment request was required in 
special condition 1 (8)(2). In 1994, the staff reviewed revised tract maps VTTM 
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50666 and 50667, ·1994 and reported to the Commission and the applicant that 
these maps did not comply with the required acreage in the open space areas. The 
staff however, allowed the applicant to use revised tract maps as a base for a 
material amendment application to move the location of the clubhouse. At that 
time, the applicant and the staff acknowledged that more revisions would be 
necessary in order to comply with the Commission's conditions regarding setbacks. 
The first amendment, the clubhouse relocation, was approved subject to a 
condition to provide "re-revised" tract maps. 

In 1995, the applicant revised the maps again but did not submit the revised maps 
for staff review. In May of 1995, the applicant used these 1995 revised maps as 
the base map for a settlement of a lawsuit, challenging the Commission's approval 
ofthe permit (Native Plant Society -and the Sierra Club v Coastal Commission). 

The exhibit accompanying the settlement, signed by project opponents, the 
Commission staff, and the applicants, was a Vesting Tentative Tract Map 50666· of 
1994, amended 1995, entitled "Exhibit A depicting the setbacks" (Exhibit 4). The 
actual signed settlement map is not marked in any way to distinguish the bluff top 
from the bluff face. The interval between the contours is sufficiently equal to make 
it impossible, relying on the map alone, to identify the actual change in slope 
represented by the bluff edge. The settlement included both statements "accepting 
the Maps" and statements that the settlement was subject both to the 
Commission's conditions (Exhibit 15) and an amendment approved by the 
Commission. 

In September, 1995, the Commission concurred with an immaterial amendment 
that incorporated the changes to the project required in the settlement. The 
amendment increased width of the bluff top corridors in several areas. As it 
pertained to Lot I, Tract 50666, the amendment changed condition 1 (8)(2) to 
increase the width of the "bluff top corridor" setback from 25 feet from the edge of 
the bluff to 50 feet. The revised condition described the corridor as "a strip of land 
no less than 50 feet in width immediately adjacent to the edge of the bluff (the 
bluff face lot is Lot G), southwesterly of the golf course." It is this lot I that is the 
subject of the present amendment request. 

One requirement of the settlement was that the bluff face should be staked and 
surveyed before recording. The applicant surveyed the bluff edge. When the inland 
edge of the bluff top corridor was staked by a surveyor, the (inland) northwesterly 

. comer of the corridor appeared to be directly on the physical bluff edge, or at a 
maximum, five feet from the edge. 

More detailed maps and the survey now provided by the applicant show that the 
westernmost 185 feet of the "bluff top corridor" (Lot I in this portion of the 
project), an area 185 feet in length, approximately 4800 square feet, was drawn 
extending below surveyed control line, which approximates the bluff top. Four 
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thousand eight hundred square feet of the bluff. top corridor is depicted on the bluff 
face. No more than 2770 square feet (approximately) of this portion of the bluff 
top corridor was shown on the bluff top. The applicant states that he believes that 
Lot I was increased in width to 50 feet, but the location of lot I, on the bluff face 
for 185 feet of its length, was approved by the Commission's agreement to the 
settlement, superseding the original requirement that the bluff top corridor be 
located entirely on the bluff top. 

The staff asserts that it accepted the maps because the settlement stated that the 
maps were subject to the Commission's conditions. The amendment required 
changes in only a few conditions. The remaining special conditions still contained a 
note indicating that 1) the maps were subject to the Commission's conditions and 
2) staff would review final"re-revised maps" in the future for purposes of condition 
compliance. These 1995 maps were submitted for subsequent immaterial 
amendments. In analyzing these amendments, staff focused on the specific project 

• changes described in the amendment requests, and did not review the underlying 
maps. In each case, Appendix A the special conditions, included a statement that 
before issuance of the permit, the staff must review the "re-revised tract maps" for 
conformance with the Commission,s conditions. 

In most instances the presently submitted VTTM 50667 and 50666 maps appear 
consistent with the Commission's conditions. However, the location of a portion of 
Lot I, tract 50666, on the bluff face is inconsistent with the wording of the 
Commission's conditions and with findings which describe this portion of the bluff 
to corridor as a 50 foot strip immediately adjacent to the bluff edge. Based on the 
wording of the condition and the settlement, the staff has refused to accept the 
current tract map for permit compliance. (See Exhibits 1 0-14 for correspondence 
on the subject.) 

To resolve the issue, the applicant has submitted the current amendment request to 
increase the size of lot I (the bluff top corridor) in this portion of the project so that 
the inland boundary of lot I is a minimum of 25 feet inland of a control line 
representing the physical bluff edge. The applicant has proposed to change its 
grading plan so that the toe of a slope proposed to support the south-westernmost 
golf hole will be located at least 1 0 feet inland of the bluff edge. This change 
would require an amendment to the 50 foot minimum width of the bluff top 
corridor over 1 85 feet of its length and an exception to the limitations on grading 
within the corridor. The applicant contends that this is as far as the line can be 
moved and still leave the golf gre_en in its proposed location, desirable because it is 
the only green with a white water view. 

• 

• 

Staff accepted this application for amendment because it did not lessen the • 
intended effect of the approved permit--it was consistent with the 25 foot setback 
from the bluff edge on which the original approval was based and because the 
grading incursion, 1235 square feet, is not extensive. Staff is recommending 
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approval of this amendment because it protects the vegetation found on the 
physical bluff edge, which is the sensitive vegetation in this area (Exhibit 1 7), 
allows development of the golf green. As amended, there will be a minimum of one 
acre restored area along this part of the bluff. The area proposed for grading, about 
1 ,235 square feet, represents only a small proportion of the total dedicated bluff 
top corridor. 

The second issue addressed in this amendment is the staging of grading. First, the 
applicant proposes to move the boundary between the first stage of grading and 
the second stage of grading, enlarging the area to be disturbed in the first stage of 
grading. This would allow stockpiling in order to balance the cut and fill in the golf 
course, park and road areas approved in the permit. The change in boundary would 
also move grading closer to a canyon where California gnatcatcher nests were 
identified during initial EIR surveys in the early 1990's. Staff has accepted the 
amendment because the Fish and Wildlife Service, based in part on a change in 
nesting areas that have been observed, has concurred with the applicant's proposal · 
(Exhibit 9.) The applicant, however, has not requested any change in other 
provisions of the Commission's phasing condition 80. Those other provisions 
require the establishment of plantings within all on· and off-site revegetation areas 
to the satisfaction of the Fish and Wildlife Service and Fish and Game before the 

• applicant may begin grading the westernmost residential lots. 

• 

The amendment would also change requirements of a water quality condition, 
where the Commission's conditions required more treatment of street runoff and 
more diversion of off site run-off than was subsequently required by the Regional 
Water Quality Control Board, the City Public Works Department and the Fish and 
Wildlife Service. The drainage condition in the present permit, based on the EIR, 
requires treatment of all street run-off and diversion of all low flows away from the 
canyons on the site. The golf course drainage on the site is all routed through 
treatment ponds. Overflow storm waters from the golf course, flood flows from 
offsite areas and street drainage is then routed through pipes to the beach. 

Inconsistent with the Commission's condition that all low flows be diverted from 
canyons, the Fish and Wildlife Service, the Corps and the Department of Fish and 
Game have indicated that some storm flow from off-site should remain in the 
canyons to support vegetation. 

Secondly, the Regional Water Quality Control Board, in its review of the project, 
required extensive Best Management Practices during grading, but did not require 
any special or different treatment of .street low flows or of parking lot drainage. 
Instead, it made a general reference to the 1994 NPDES plan. The applicant agrees 
that because of the sensitivity of the marine environment in this locality it is 
appropriate to treat the golf course and major parking lot drainage. However the 
applicant requests that any oil separators for treatment of low flow street and 
parking lot run-off, not now required by the Regional Water Quality Control Board 
(RWOCB) not be required by the Commission. The removal of this requirement 
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from the Commission's permit would not prevent, however, the RWOCB from 
imposing its own requirements. 

The project, as approved, included four public parks. The applicant requests that 
the Commission review an updated park plan, the •Public Amenities Access Plan of 
1996, revised, 1997", that includes some elements that were not anticipated in the 
Commission's prior actions, most notably a decorative tower at the project 
entrance. The 1997 plan also substitutes the benches for a gazebo in the 
Portuguese Bend Overlook, a bluff top passive park. Two parks, of one acre and 
one and two tenths acre each, were located at the main entry of the project at 
Palos Verdes Drive South. Current plans for these Palos Verdes Drive South parks 
show decorative walls, ponds and a landmark tower that have not been reviewed . 
by the Commission and did not appear in the Access and Public Amenity plan of 
Feb. 1993 on which the Commission based its approval. Staff has determined that 
Commission review of these features is necessary to assure consistency with the 
recreation policies of the Coastal Act and the view corridor and recreation policies 
of the certified LCP (Exhibit 27 .) 

The applicant is also requesting that some review of detailed signage plans, park 
plans and trail plans be deferred until detailed plans can be prepared. The applicant 

• 

contends that it is not possible to prepare such plans in the detail required by the • 
conditions before October, when the applicant proposes to begin grading. 
Moreover, the final plans for these facilities need additional review from the City of 
Rancho Palos Verdes, which will definitely not occur until January of 1998. The 
applicant notes that such facilities must be installed to the satisfaction of the staff 
before opening the golf course for play. The applicant suggests, instead, that these 
plans be prepared by February 1, 1998. This change requires an amendment to 
conditions 3 and 4. 

The project includes seventy-five and a half acres dedicated in fee. An existing 
sewer line crosses some of the dedicated park and trail areas, and in other areas it 
will be necessary to create new easements to connect to the sewer line and to 
connect the approved subdivisions with other utilities. In the East Bluff Preserve, a 
dedicated habitat restoration area, there is a fuel modification area, where there will 
be selective removal of flammable material. The dedication language needs to be 
revised to allow these activities. At several locations along the bluff, the City is 
requiring ground water monitoring wells to be drilled, and hydraugers installed 
conducting excess water out the bluff face for purposes of monitoring ground 
saturation, which could change c_alculations on which the geologic stability of the 
project was based. (Exhibit 6, Map K.) 

Finally, the applicant anticipates beginning grading in October, 1 997. The final 
tract map, that will include detailed legal description of the trails, streets and parks 
required in this permit will not be ready to record until the fall of 1998. The 
applicant proposes to record its offers to dedicate in a two stage process, recording 
general depictions of trail and street areas, to be redescribed with more precision in 

• 
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the final tract maps, which the staff will be able to review. This is not a method 
that is familiar to the staff, and would require permit compliance discussions after 
work had begun on the project. The applicant contends that the encumbrance 
created by such a depiction is so broad that it is both the applicant's obligation and 
in the applicant's interest to record more precise documents as soon as possible. 

B. CONSISTENCY WITH THE CORRIDORS ELEMENT OF THE LCP AS IT 
PERTAINS TO ENVIRONMENTALLY SENSITIVE HABITAT AREAS. 

As described above, during the initial investigation of this project, nesting areas of 
the California Gnatcatcher were identified on the property. Before the 
Commission's final action, the United States Fish and Wildlife Service listed .the 
coastal California Gnatcatcher as threatened and Fish and Game and Fish and 
Wildlife signed a prelisting agreement with the applicant based on a Habitat 
enhancement plan (HEP) prepared in 1 992 and 1993. 

The City's approval was based on its CEQA investigation and a provision of its 
certified Local Coastal Program (LCP), that states: 

• There also exist .•. a number of significant wildlife habitats which are directly 
associated with vegetation communities. These are generally found on bluff 
faces and natural canyon areas where wildlife thrives due to the protection 
and food found from the natural vegetation .... 

To protect this significant wildlife habitat, the certified LCP designated the bluff 
faces and canyons for protection. On this property the bluff faces, canyons, and 
the steeper slopes north of Paseo del Mar are identified Coastal Resource 
Management Districts CRM 9 and CRM 10. The LCP describes the City's intention 
with respect to this designation (page N-45 of the Coastal Specific Plan): 

The lightest tone represents areas in which wildlife (CRM 9) and natural 
vegetation (CRM 1 0) are of such significance that protection and maximum 
possible preservation is warranted (emphasis added}. 

The City adopted the following LCP policies regarding Coastal Resource 
Management Districts identified as sensitive habitat areas: 

8. Require developments within or adjacent to wildlife habitats (CRM 9) to 
describe the nature of the impact upon the wildlife habitat and provide 
mitigation measures to fully offset the impact. (emphasis added) (LCP 
page N-46) 

9. Encourage developments within Coastal Resource Management Districts 
containing natural vegetation (CRM 1 0) to revegetate with native 
material wherever clearing of vegetation is required." (LCP page N-46) 
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The approvals of both the City and the Coastal Commission incorporated the 
provisions of the draft HEP approved jointly by Department of Fish and Game and 
the Fish and Wildlife Service in February 1993. They also acknowledged that the 
Resources agencies would, in cooperation with the applicant develop and agree 
upon a final habitat protection plan (HCP). The approval was based in part on a 
letter from Jonathan Atwood, an expert on the coastal California Gnatcatcher, 
advising a buffer system, revegetation in extensive consolidated off site areas in 
Shoreline Park and a City-owned area termed the switchback (Exhibit 21.) 

The Commission's original conditional approval requires the applicant to fully offset 
impacts to natural resources, consistent with the provisions of the City's certified 
LCP, and incorporates a Habitat Enhancement PJan (HEP) that consolidated, 
restored and dedicated habitat on the site and in adjacent undeveloped sites in the 
access/habitat corridor. In the special conditions of approval, the Commission 
reiterated the requirements of the preliminary letters of approval from the California 
Department of Fish and Game and the United States Fish and Wildlife Service to 
restore extensive area of coastal sage scrub within preserves on the property and 
on adjacent public property. 

The preliminary Habitat Enhancement Plan (HCP/HEP) included the following 
features: 

1. a bluff top set back--ranging from a minimum of twenty five feet along 
the westerly portion of the golf course (the area subject tot this 
amendment) and a minimum of 1 00 feet elsewhere 

2. replacement of coastal sage scrub that was eliminated on site before 
grading could begin 

3. revegetation of extensive off site areas 
4. full establishment of all on site areas as habitat before the second phase 

of grading could begin 
5. long term maintenance 
6. no grading or disturbance in the set back areas .. 
7. use of coastal sage scrub in roughs at least 20 acres of "non-play" 

areas of the golf course · 

After the Commission's approval of the project, the Commission was sued in court 
by the California Native Plant Society and the Sierra Club. As a result of the suit, in 
several areas, the bluff top corridor was increased in width, although in two areas 
grading was allowed in the widened corridor. The applicant and the Commission 
agreed to increase the bluff top corridor in the area subject to this amendment 
application from 25 feet to 50 feet. 

As the staff and the applicant worked to prepare the documents necessary to issue 
the permit, several problems become apparent. The two most easily solved were 
that the language of the dedications, that applied to parks and open space buffers, 
would make it impossible to connect to an existing sewer line, or install utilities 

• 
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needed by the approved development. Moreover there was a requirement to record 
free of prior liens even though an existing county sewer line traversed portions of 
the bluff top corridor and the trails actually followed the sewer line in some places. 
Secondly the City, in view of the potential of instability, had required ground water 
monitoring or hydraugers some of which were located in the open space area 
(Exhibit 6.) 

The most serious issue was, however, differences in interpreting the meaning of 
the bluff top corridor condition (condition 1 B(2)) in the Commission's action, 
desribed in more detail above. 

After the exchange of severalletter:s on the subject, (Exhibits 1 0-13), staff met 
with the applicant in the field and agreed on the exact location of the bluff edge. 
Because the bluff edge is irregular, the staff and the applicant agreed on three 
points of a control line that closely approximated the physical bluff edge. In the 
field, the discussion concentrated on practical and factual problems and objective's .. 

The staff and the applicant's representatives agreed on the following facts. The 
Commission's original action, before the settlement, required a 25 foot setback of 
all grading and development from the bluff edge. The reason the Commission 
originally imposed the setback was to protect the sensitive vegetation of the bluff 
face, including the vegetation on the very edge of the bluff, where the land abruptly 
changed slope. The bluff top itself, in this area, as in much of the property, had 
been cleared in the past. The dominant vegetation on the bluff top (as opposed to 
the bluff face) in this particular area was weedy grasses and fennel--which would 
be required to be eradicated and replaced with Coastal Sage Scrub during 
revegetation (Exhibit 17.} Within the previously required 25 foot corridor, the 
applicant was proposing to grade a fill slope that toed out at the bluff edge, not a 
golf course. The proposed hole ten was located 25 feet inland to the bluff edge. 
The toe of the fill slope could be located 1 0 feet inland of the bluff edge with no 
change to the golf course plans. The fill slope could be constructed at a steeper 
slope and revegetated. This alternative would pull grading back from the bluff 
edge, provide a buffer and preserve the golf green. The action would, however 
require an amendment. In view of staff, this amendment will preserve the habitat 
area as required by the resources agencies. 

Because the final HCP identifies a 50 foot wide bluff top corridor in this area, the 
staff contacted Mary Beth Woulfe, the Fish and Wildlife Service project leader on 
this project. She stated that the_Fish and Wildlife Service would require a 
continuous wildlife corridor of no less than a one acre buffer on the actual bluff top. 
No less than one acre of restored bluff-top habitat, linking with the bluff and the 
habitat areas on each side, would leave adequate area to conform with the 
Service's requirements as spelled out in the HCP. In response to this requirement, 
The applicant states that Lot I is 48, 1 04 square feet. With the addition, 
approximately 44,964 square feet of Lot I will be located on the bluff top. 
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The standard of review for this amendment is consistency with the City's LCP-­
whether or not the impacts on habitat are described and fully offset. The 
description of impacts and the basic mitigation plan are found in the original Fish 
and Game letter from Fred Worthley in 1993, and the Jonathan Atwood letter 
(Exhibit 2 1 ) that require a extensive consolidated and connected habitat, including 
a 25 foot revegetated bluff top buffer in this area. Since, in contrast to the bluff 
face there is no habitat on the bluff top in this area that will be removed by the 
proposed grading, (Exhibit 1 7) the Commission finds that as proposed, the project 
will be consistent with the LCP requirement to identify and fully offset impacts of 
development. As proposed the amended plan does preserve and or replace the 
identified habitat coastal sage scrub and coastal bluff scrub by setting back the golf 
course no less than 25 feet from the physical buff edge, as required by the 
Commission in its original action. The Commission, in amending its condition, 
notes that the condition already requires that the entire bluff top corridor be 

.. revegetated with Coastal Sage Scrub or Coastal Bluff Scrub as required by the 
United States Fish and Wildlife Service. 

• 

The placement of ground water wells in the parks and bluff top corridors will not 
significantly impact the revegetation efforts or the existing habitat because the 
ground water wells will only be about six inches in diameter. The applicant will use • 
hand carried rigs for drilling. Therefore, the development of ground water 
monitoring wells in the bluff top corridor will be consistent with the project and will 
not undermine the Commission's intent in approving the project. 

The phasing and staging conditions imposed on the original permit reflected the 
original letters from the resources agencies with respect to phasing. The earliest 
letters from Fish and Game identified Forrestal Draw, a ravine within the westerly 
tract 50666 as a Gnatcatcher nesting site. The letters also noted that immediately 
to the west of Forrestal Draw there was a stand of coastal sage scrub, which is 
Gnatcatcher habitat. This CSS must be removed in order to create tract 50666. 
All conditions required that this nesting and coastal sage scrub area be replaced 
before grading would occur on the west end of the project. 

In 1 994, the Commission amended the project to move the golf course club house 
from the center of the project to a location just landward of Halfway Point Park. 
The clubhouse and golf course parking lot would then be located in the western end 
of the project, at the seaward end of Forrestal Draw. To maintain consistency with 
the previous approval, the Commission conditioned the grading of the parking lot 
and clubhouse to occur at the second stage of grading --(phase IV of the 
revegetation program), when all the onsite habitat will have been established. 

The Fish and Wildlife Service has stated that it will release the applicant to grade 
the golf course because West Bluff Preserve is now fully established, the current 
criterion for the first stage of grading, including all golf course grading in the HCP. 
The Fish and Wildlife Service states that it can also approve inclusion of the 

• 
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clubhouse parking lot and clubhouse pad as part of the first phase of grading. It 
has not approved any grading in the other Phase II areas (Exhibits 9, 19.) Recent 
communications from the Manomet observatory to the project biologists indicate 
that the clubhouse area is well removed from any observed gnatcatcher areas. 

Since the factual basis for the location of the boundary between phase one and 
phase two was based on resources agencies' surveys, the Commission finds that it 
must rely on the Service's determi~ation that the inclusion of the parking lot and 
clubhouse in the first phases will not increase impacts on the habitat. 

The Commission's original approval permitted the applicant to use the westernmost 
tier of lots on tract 50666 for stockpiling. The applicant now proposes not only to 
stockpile but to rough grade these lots. There is no difference in the habitat impacts 
of rough grading and stockpiling. The Fish and Wildlife Service's staging plan 
already included this row of lots in the first phase (Exhibit 9). 

The performance standards of the final HCP require 80% coverage at 80% final 
height at the third year of the revegetation project. It seems to require that all 
revegetation areas reach this performance standard before the second phase of 
grading may begin. This is consistent with the Commission's condition, but other 
statements in the HCP could be interpreted differently. Because the HCP is less 
clear than the Commission's condition with respect to the triggering of the second 
phase of grading (phase IV of the restoration plan), the Commission rejects any 
other changes in this condition because there is not adequate information that such 
a change would not lessen the intended effect of the condition. 

The Commission notes that revegetation has begun, as defined in the HCP, because 
seed collection which is the first phase of revegetation, has taken place the last 
few years. The applicant states that it is the intention to begin clearing invasives 
and planting native habitat in all other on-site areas, including the Bluff Top 
Corridors, the East Bluff Preserve during the fall of 1997 and the spring of 1998. 
As approved, with conditions, the amended project will fully offset the impacts on 
habitat and is consistent with the corridors elements of the certified Rancho Palos 
Verdes LCP. 

C. CONSISTENCY WITH PUBLIC ACCESS AND RECREATION POLICIES OF THE 
COASTAL ACT AND THE CERTIFIED LOCAL COASTAL PROGRAM 

After certification of an LCP, the Commission must find that a project, on appeal, is 
consistent with the certified locar coastal program. However, Section 30604(c) 
provides that the Commission, in considering an appeal, must also review projects 
between the first public road and the sea for consistency with the public access 
policies of the Coastal Act. If the project is located between the first public road 
and the sea, when the Commission considers the project de Novo, it must also 
examine the project for consistency with the public recreation policies of the 
Coastal Act. Section 3021 0 provides for maximum access, Section 30211 
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provides that existing access must be protected, Section 30212 establishes that 
public access must be provided when use is intensified. Section 30221 requires 
that oceanfront land suitable for public recreation be reserved for that purpose. 

The corridors element of the City of Rancho Palos Verdes. LCP also provides for a 
recreational access corridor on properties located between the first public road and 
the sea. In approving this project, as conditioned, on appeal, the Commission 
accepted the applicant's proposals for a Public Access and Amenity Plan, that 
provided no fewer than 36.6 acres of public parks both along the bluff top and at 
the project entrance. Ultimately 8.3 acres of the dedicated open space was 
identified for active recreation. 

In taking this action the Commission also noted that the golf course, which will be 
a privately operated course open to the public also provided recreation. The 
Commission found that the Public Access and Amenity Plan was consistent with 
the corridors policy of the LCP and the access and recreation policies of the Coastal. 
Act. The Commission approved the project with 75.5 acres land dedicated for 
habitat and public access purposes found that the project protected existing access 
on the site and provided for public access and recreation. 

This amendment raises two issues regarding parks. The first is the development 
standards for parks, including the extent to which the parks in the project will be 
accessible to the general public. The second is establishing the deadlines for when 
the applicant is required to provide final park designs and when the applicant is 
required to construct the parks. 

The Commission approved four ''active parksn totaling 8.3 acres including: the 
Portuguese Bend Overlook, at the west end of the project the East and West Vista 
Parks at the intersection of the main project access road and Palos Verdes drive 
south, and Halfway Point Park, at Halfway Point, at the coastal bluff at the 
terminus of the entry road. These parks were to incorporate features proposed by 
the applicant in the "Public Access Amenity Plan of 1993 n including trails, a 
handicapped trail with a turn around, picnic areas, interpretive signs benches a par 
course and a public restroom. The Public Access Amenity Plan distinguished 
between nactive parksn where facilities were planned and the habitat preserves, 
which were described as 11passive parksn providing only trails. ·The Commission's 
conditions required that 11active parksn be developed for recreational purposes. The 
conditions state in part: 

.... A. PARKS Land to be dedicated for purposes of public access, 
public recreation and parks as shown on Exhibit I: 

All Lands dedicated for park purposes shall be open to the 
general public for recreation usa. Halfway Point Park and the Palos 
Verdes Drive Vista Parks (described in 1.A(1 ), and 1.A(4)) shall be 

" 
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developed for active use; the lands described in 1.A(2), (3), and (5), 
(known as the Portuguese Bend View Park, the Bluff Top Activity 
Corridor West VTTM 50666, and the Bluff Top Activity Corridors East 
VTTM 50667) shall be developed with trails, benches, shade 
structures, interpretive signs and bikeways. 
(emphasis added} 

The Public Access Amenities Plan is also identified as Exhibit 9 in the original staff 
report and in the conditions. 

The applicant proposes to substitute 1 996 version of this Public Access and 
Amenity plan, updated in 1997 for the 1993 version. The 1996 Public Access and 
Amenity Plan includes the Public Amenities Plan Trails and Signage Map of 
September 26, 1996 revised 1/20/97 as an exhibit. This revised trail plan reflects 
changes to the trails made as a result of the Commission's actions and the 

, comments by the resources agencies. This plan should substitute for earlier trail 
exhibits in the Commission's conditions. 

The 1996 public access and amenity plan updated in 1997 includes a preliminary 
design for the view parks at the project entry. The 1 996 plan still proposes a 
jogging paths and a bench but provides two reflecting pools, and a tower instead of 
a turf area, no par course, no water fountains and no picnic tables. Because the 
designs do not yet include recreational features, the City of Rancho Palos Verdes 
has not yet approved the designs. The City states that the tower raises local view 
issues , that it is clearly a decorative feature to provide a landmark at the park 
entrance but does not provide recreational use. The City states that it has not yet 
finished evaluating the plans at the East and West Vista parks for recreational use. 
The City anticipates adding other features to assure that the park provides active 
recreation. 

The Commission approved the 1993 Public Access Amenity Plan because it did 
provide for public access and recreation. The Commission concurs with the City 
that the 1 996-1997 plan as provided is deficient in recreational features. The 
Commission takes note of the amenities provided in several examples of one acre 
parks found in the other los Angeles area communities--the Channel View Park in 
Marina del Rey, the Irving Schachter Memorial Park in Beverlywood (3/4 acres) and 
Robert Burns park in Hancock Park, (1.5 acres), Devonshire-Arleta Park. in Arleta, 
(one acre), and Titmouse Park in Playa del Rey, about 6,500 square feet. In each of 
these pocket parks, local governments and private associations have installed shade 
trees or shade structures, water fountains, picnic tables or benches, and in several 
instances fenced play areas for small children. Particularly East and West Vista 
Parks, that are located on a regional bikeway, should provide shade, potable water 
and seating. Secondly, the final plans should include a view analysis, so that the 
parks do provide views of the golf course and of the water for seated patrons. If 
these parks provide accommodation to similar numbers of patrons and similar levels 
of activities as these parks cited in neighboring communities including a water 
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fountain shade and seating the commission could find that they provide public 
recreation and access. 

The Commission finds that it cannot approve the 1996 Public Amenity Plan even as 
revised in 1997 form because it does not yet conform to the Commission's 
conditions and because all elements have not been approved by the City of Rancho 
Palos Verdes. It finds, however that the use of stone, ponds and tower, in 
themselves are not incompatible with the functions and views as proposed by the 
original 1993 plan, and that a final design, incorporating the recreation features 
{benches, shade, views, water) with these or other decorative elements is 
consistent with the public access and recreation policies of the Coastal Act as well 
as the view and recreation policies of the certified LCP 

The consistency of the theme walls with both the City approval and with the 
Commission's approval is dependent on the view impact of the walls. The 
applicant now states that all walls will not extend more than 42 inches above the 
centerline of the road. The elevations that would imply a greater height, according 
to the applicant are out of date. 

During the process of approval, the Commission required a public view park on the 

• 

west end of the project, in a fuel modification area. This area is adjacent to an • 
existing developed community, Portuguese Bend. In its first amendment, the 
applicant relocated a handicapped trail that had been shown to be infeasible in its 
original location to connect a park on the bluff in the center of the project, Halfway 
Point Park, to this vista area. The applicant proposed a shade structure and 
benches (a gazebo) at the westerly terminus of the trail. When the applicant 
returned to the City for approval of these changes, the structure was opposed by 
the neighbors because of view impacts and because in their view an 'enclosure' 
was an attractive nuisance. The applicant now proposes a smaller handicapped 
turnaround with benches only, and a tree for shade. 

The Commission, in approving a handicapped trail, was clear that a resting area be 
installed a~ the end of the handicapped trail, which is steep for a handicapped trail 
{about 4%). (see amendment 1 and 2). The Commission finds that the alternative 
benches or stone resting areas which can substitute for the shade structures, but 
the Commission also finds, in it responsibility to provide access for all the people of 
the state, that the resting area as proposed is necessary at the end of the 
handicapped trail and a requirement of this permit. 

Because of the need for these local approvals before preparing final park plans, the 
applicant proposes to provide these plans by February 1, 1998 instead of providing 
the final plans before issuance of the permit. The present updated plans do not 
have all the necessary elements. If the Commission is to delegate approval of a park 
plan to the staff, the conditions must have enough standards so that the 
Commission is not delegating its decision making authority to the staff. . The 
Commission has therefore added more criteria to its park development condition, 

• 
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condition 4, requiring certain elements in the parks to provide for the public, so that 
both the public amenity plan of 1996 revised in 1997 and its conditions can serve 
as standards of review for the final park plans. 

Secondly, the applicant requests that the permit be issued before final plans are 
drawn. By extending this deadline, the Commission adds a risk that the plans will 
not be completed to its satisfaction. However, the Commission notes that the 
conditions already require that one park must be installed by completion of the golf 
course. The Commission finds that this risk can be balanced if aU active parks 
were required to be installed along with the installation of tract improvements for 
tract 50667 and the golf course so that all four active parks are installed before 
opening of the golf course for play. The Commission acknowledges that some 
construction activities in completing the later tract, Tract 50666, might temporary 
close Halfway Point Park, but that as now proposed, the early completion date will 
provide better for public access to and recreation on the site. As conditioned, the 
project will provide for public access and recreation as required in the coastal act 
and in the city of Rancho Palos Verdes certified LCP. 

0. WATER QUALITY . 

The certified LCP requires the City to protect tide-pools and natural landforms. 
Pursuant to this requirement, the City and the Commission on appeal required that 
the golf course not discharge its drainage to the tide-pools and that certain low 
flows be treated. The standards for water quality were derived from the mitigation 
measures in the City's EIR. The Commission's, condition 11 requires the applicant 
to provide final drainage plans that shall employ: 

a) treatment and filtration of street runoff; 
b) Best Management Practices 
c) use of ponds to control, treat and recirculate golf course and low 

flow street runoff; 
d) no discharge from golf course to tide pools, 
e) no drain line down Forrestal ravine, 
f) use of drains outside of ravines for normal storm and low flow 

run-off 
g) the terminus and/or surface installation of drainage pipes on the 

bluff face and toes shall avoid stands of Opuntia /ittoralis; 
h) no heavy equipment shall be placed within 30 feet of the edge of 

the bluff in installing the devices; 
i) The applicant shall be responsible for removing all debris. 

The applicant has now received approval of a storm water management plan 
(SWPPP) approved by the City and the Regional Water Quality Control Board. In 
the course of permit compliance, the staff and the applicant discovered some 
differences in the Commission's approval and that of other agencies. The 
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resources agencies required that some off site drainage that now traverses the 
project through natural canyon remain in these drainages. 

While the City will require catch basins to slow down off-site flows and so that off­
site water can be diverted into the pipes during major storm events, the City agrees 
that sheet flow from natural (not golf course) slopes and off-site low flows can 
continue in the canyons. They state that the purpose of the original conditions 
derived from EIR concerns about adding nutrients to the tide-pools and/or requiring 
armoring the canyon drainages. The City Department of Public Works has stated 
verbally to the staff that the offsite low flows and the sheet flow from natural 
slopes do not raise this concern. 

Secondly, the Commission imposed a condition to treat street drainage, based on 
the EIR and a comment by Fish and Game concerning the effect of urban runoff on 
tide-pools. The Regional Water Quality Control Board staff rejected treatment 

• methods for the project parking lots and streets because in their view, the only 
feasible method to treat this drainage was a vegetated ditch allowing percolation of 
low flows into the soil. The RWQCB staff stated that percolation is not appropriate 
on a site with possible geologic problems. The applicant now proposes to treat the 
run-aft from the largest parking lot, and the maintenance yard, with oil separators 

• 

of "other methods" and not to treat the street run off. Howev~r, the applicant will, • 
as required, re-route the discharge from the drainage pipes to locations outside the 
tide-pool area. 

The Commission notes that the City and the RWQCB have concurred with the 
applicant's plans, and that the standard of review for run-off, except where there is 
development on tidelands or there is a direct effect on public access, is the adopted 
LCP. The Commission notes that it cannot imposed stricter requirements than the 
RWQCB except where impacts on habitat or recreation might occur. The potential 
impacts on habitat and recreation are impacts on the tide.:pools and impacts on the 
tide-pools from large quantities of hydrocarbons. The Commission finds that, as 
revised, the condition will be consistent with LCP requirement to protect tide-pools 
from polluted water but, consistent with the City EIR and with federal agency 
requirements will allow natural sheet drainage and off site low flows in the 
canyons. 

• 
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APPENDIX A 

STANDARD CONDITIONS AND REVISED SPECIAL CONDITIONS 

A-6-RPV-93-005 as amended-through A6 (Palos Verdes Land Holdings/Zuckerman), 
with revisions recommended as a result of the Commission's approval of A-5-RPV-
93-005A6 shown in cross out and bold italic format. 

THE FOLLOWING NOTE IS ADOPTED AS PART OF THE COMMISSION'S 
RESOLUTION: 

NOTE: A-6-RPV-93-006A6: With the exception of those special conditions 
specifically modified as indicated in Appendix A, all previously approved standard 
and special conditions found in Appendix A still apply to this development. The 
revisions proposed in this amendment request and recommended by the staff have 
been incorporated into Appendix A. Deletions are identified by a eress el:lt format; 
insertions are indicated in bold italic type. Exhibits referred to in this document in 

, plain type refer to (1) exhibits in A-5-RPV-93-005-A,-or (2) the exhibits attached to 
the fourth amendment. Maps referred to in the second, third and fifth amendments 
are located in the Commission files. Exhibits referred to in bold italic type refer to 
exhibits submitted with the sixth amendment A-5-RPV -93-006A6. 

~ 

Pursuant to the Commission's approval of the first amendment to Coastal 
Development Permit A-5-RPV-93-005 on January· 12, 1995, and subsequent 
amendments A-5-RPV-93-005-A2, A-5-RPV-93-005-A3, A-5-RPV-93-005-A4, A-5-
RPV-93-005-A5 and A-5-RPV-93-006-AS the following special conditions shall 
apply to Coastal Development Permit A-5-RPV-93-005 upon written approval by 
the Executive Director of re-revised Tentative Tract and Parcel Maps that conform 
to the April 15, 1993 Commission action on A-5-RPV-93-005 as amended. These 
re-revised Tentative Tract and Parcel Maps must also have been approved by the 
City of Rancho Palos Verdes as required in special condition 1 of amended Coastal 
Development Permit A-5-RPV-93-005 before submittal to the Executive Director. 

This set of revised special conditions incorporates the lot numbers which result 
from implementing A-5-RPV-93-005-A as revised by the applicant and conditionally 
approved by the Commission. A-5-RPV-93-005-A3 reduced the total number of 
market rate residential lots to 75. The addition of more lots would require an 
amendment to this permit. 

This set of revised special conditions also incorporates the two changes to the 
special conditions which resulted from approval of the second amendment, A-5-
RPV-93-005-A2. Please note the changes in the detailed project description that 
were approved by the Commission in the second amendment, A-5-RPV-93-005-A2 

• required recordation of easements before issuance of the permit. 
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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 on which the Commission voted on the application (APRIL 15, 
1993}. 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 en affidavit accepting ell 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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SPECIAL CONDITIONS: 

In order to conform with the certified City of Rancho Palos Verdes LCP and the 
Public Access and Recreation Policies of the California Coastal Act, applicant shall 
comply with the following conditions: 

1. OFFER TO DEDICATE IN FEE OPEN SPACE CORRIDORS FOB PARKS. PUBLIC 
ACCESS AND HABITAT ENHANCEMENT 

Prior to the issuance of the coastal development permit, the applicants as 
landowners shall execute and record document(s), in a form and content 
acceptable to the Executive Director, irrevocably offering to dedicate to public 
agency(ies) or private association(s) approved by the Executive Director, the 
corridors noted on (roman numeral Revised Findings) Exhibit I, further explained 
in (roman numeral Revised Findings) Exhibits II, III, IV, V and exhibits 1, SA, 48 
and 49, for parks, public access, passive recreational use, habitat 
enhancement, trail, public parking and street purposes. The land shall be 
dedicated subject to the provisions outlined in the conditions below with 
respect to trail access, beach use, habitat restoration and habitat preservation. 
The dedicated areas shall include the following: 

A. PARKS Land to be dedicated for purposes of public access, public 
recreation and parks as shown on Exhibit I: 

(1) The entirety of the following lots within Vesting 
Tentative Tract Map 50666: 

Lot A, Palos Verdes Drive--West Vista Park, 
Lot H; Halfway Point Park, including all 
areas inland of the bluff edge trail described 
in 3.A(11) below, not less than: 

(2) LOT D VTTM 50666, Portuguese Bend Overlook 
and Fuel Modification Area, as shown in Exhibit 49, 

1.5 acres 

5.1 acres 

not less than: 1.0 acre 

(3) Bluff Top Activity Corridor, Lot K Vesting Tentative 
Tract Map 50666 as shown in the Attached 
Exhibit I, (roman numeral one) generally 
described as southerly of lot 38 and being no 
less than 1 00 feet wide immediately adjacent to 
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the bluff edge (bluff face is Lot G) extending from 
the easterly tract boundary with VTTM 50667 to 
the intersection with Lot F (Halfway Point 
Preserve Area), no less than 8.9 Acres 

(4) The entirety of. Palos Verdes Drive-East Vista 
Park, lot D within Vesting Tentative Tract 
Map 50667: 1.2 acres 

(5) Bluff Top Activity Corridor Lot K, within 
Vesting Tentative Tract Map 50667 as 
shown in the attached Exhibit I (roman numeral, 
one) generally described as southerly of lot 38, 
being no tess than 1 00 feet wide immediately 
adjacent the edge of bluff (bluff face is Lot 1), 
no less than: 4.5 acres 

All Lands dedicated for park purposes shall be open to the general public 
for recreation use. Halfway Point Park and the Palos Verdes Drive Vista 
Parks (described in 1.A(1), and 1.A(4)) shall be developed for active use; 
the lands described in 1.A(2), (3), and (5), .(known as the Portuguese 
Bend View Park, the Bluff Top Activity Corridor West VTTM 50666, and 
the Bluff Top Activity Corridors East VTTM 50667) shall be developed 
with trails, benches, shade structures, interpretive signs and bikeways. 

The lands described in 1.A(2), (3), and (5) (known as Portuguese Bend 
Overlook, Bluff Top Activity Corridor West (VTTM 50666) and Bluff Top 
Activity Corridor East (VTTM 50667)) shall not be graded except within 
the dedicated bicycle/pedestrian path, to the extent necessary to Install 
and maintain utilities within drainage, utility and sewer, easements 
shown on Exhlbh 6 (Map GJ and hydrauger, and groundwater testing 
well easements shown on Exhibit 6 {map KJ of this Amendment 6 and 
within two areas, one area of not more than 0.3 acres adjacent to the 
18th tee and a second area of 0.13 acres adjacent to the 18th hole. The 
total combined disturbed area adjacent to the 18th tee and the 18th hole 
shall not exceed 0.43 acres and shall be located as shown on Exhibit A 
depicting setbacks for VTTM 50666 prepared by RBF and dated July 25, 
1995. The disturbed area shall be further reduced as modified by the 
map dated June 20, 1996 submitted by the applicant with amendment 
A4 and shown on Exhibit 9 attached to amendment A4. 

• 

• 

• 
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The Blufftop Activity Corridors shall be revegetated, as required by the 
Department of Fish and Game and United States Fish and Wildlife 
Service as specified in the executed Habitat Conservation Plan (HCP). 
The offer to dedicate shall also provide that no development, other than 
development approved in this permit shall occur in the trail areas shown 
in Exhibits A and/or the !'ublic Amenities Plan Trails and Signage Map of 
September 26, 1996revised 1/20/97 4,a except as authorized by a 
future coastal development permit, and as otherwise authorized by law. 
No coastal development permit exemptions as defined in Section 3061 0 
of the Coastal Act shall apply to the trails described below except that 
repair and maintenance of existing sewer lines, drainage structures, 
utilities, monitoring wells, and hydraugers shall be exempt pursuant to 
section 3061 O(d) and the regulations of the California Administrative 
Code title 14 section 13252. 

B. PASSIVE PARK/HABITAT PRESERVES. Lands to be dedicated for 
purposes of habitat enhancement and passive recreation as shown on 
Exhibits I and III (roman numeral): 

( 1) The entirety of the following lots within Vesting 
Tentative Tract Map 50666 excluding any trails 
identified in condition 3 of this permit: 

Lot E, West Bluff Preserve, no less than 7 acres, 
generally as indicated on Exhibits 2, 3 and 4 
except that no portion of lot E shall be closer 
than 1 00 feet from any subdivided lot. 
Lot F Halfway Point Preserve 
Lot G the Bluff Face and Beach 

(2) Lot I Golf course Bluff Edge Habitat Setback within 
VTIM Tract 50666, as shown on VTTM 50666 

Amended Map No. 1, revised 9/8/97, described 

7.0 acres 
3.3 acres 

24.4 acres 

as a strip of land no less than 50 feet in width immedi­
ately adjacent to the edge of the bluff, diminishing 
to no less than 25 feet in width on the western-
most 185 feet of the lot I (tRe eluff faoe lot is bot G), 

southwesterly of the golf course, including the west 
side of Halfway Point, no less than: 1.2 acres 

(3) The entirety of the following lots within Vesting 
Tentative Tract Map 50667, excluding any trails 
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identified in Condition 3 of this permit: 
Lot G East Bluff Preserve no less than 
Lot I Bluff Face and Beach no less than 

7.7 acres 
10.1 acres 

Public access to the lots dedicated for habitat preservation purposes 
above is limited to a) tours, inspections, and educational field trips 
managed by the Department of Fish and Game, or the Fish and Wildlife 
Service, or b) the trails shown in Exhibits A and the Public Amenities Plan 
Trails and Signage Map of September 26, 1996 revised 1/20/97 II. All 
lots shall be revegetated with coastal sage scrub and coastal bluff scrub -
plants as listed in the finally executed Habitat Conservation Plan, in the 
manner required by the Department of Fish and Game and the United 
States Fish and Wildlife Service. , e*eept tl=lat NPto grading, vegetation 
removal or other development may occur on lots dedicated for habitat 
preservation purposes witl=l tl=le except;i&Pt for the following: 1 J &J trails, 
2) and fences approved in 11 coast11l development permit, 3) vegetatieR 
remeval e)(eept hand removal of invasive plants, 4) hand thinning of fuel 
within the 11pproved fuel modification 11reas In the East Bluff Preserve as 

• 

11pproved in figure 13 of the HCP 11nd the reveget11tion p/11nting pl11n map • 
dated 7125197, 6) may eee1:1r grading within that westernmost 185 
foot portion of Lot I VTTM 50666 amended m11p no. 1 revised 1/8/97 
m11y occur 11s shown in Exhibit 3 of this 11mendment A6 as long liS no 
grading or heavy equipment shall be located or operated within 10 feet 
of the co11stal bluff edge, 7) installation of public utilities shown on 
Exhibit 5 map G, 8) the drilling of testing wells 11nd hydraugers as shown 
on Exhibit 6, Map K, 11nd 9) the sewer connections and drainage devices 
approved in this permit shall occur in these areas. The beach portion, 
the southern lot line to 20 feet above mean sea level, of Lot G, VTTM 
50666 and Lot I, VTTM 50667 shall be open for public recreational use. 

C. MULTI-USE COMMON OPEN SPACE. Lands offered to be dedicated for 
habitat, managed fire break, flood control purposes except for trail areas 
offered to be dedicated in condition 3 below: 

(1) The entirety of the following lots within Vesting Tentative Tract Map 
50666: 

Lot B, Forrestal Draw and Portuguese Bend Club connector 
Lot C managed fire break 

(2) The entirety of the following lots within Vesting Tentative Tract Map • 
50667: 
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D. 

Lots A, B, C, for open space, drainage and slope hazards 
Lot H east end for managed fire break 

Public access in the Multi-use Common Open Space areas is limited to 
the trails shown in Exhibits A and II. Planting and fuel modification shall 
occur only as indicated in a final approved planting and fuel modification 
plan required by special condition 1 0. Areas unavoidably disturbed for 
drainage devices shall be revegetated such that plants are two feet high 
in two years from the date of completion of rough grading. 

STREETS. ROADS AND PUBLIC PARKING AREAS. Lands offered to be 
dedicated for public access purposes. 

All streets, roads and public parking areas identified in the Tentative 
Tract maps 50666 and 50667, including the two public parking lots at 
the end of Street A, VTTM 50666, as a new lot in tract 50666 and lot E 
VTTM 50667, and noted on Exhibits 1, 9 and 46 and B. The dedication 
shall be for public street and public street parking purposes. No gates, 
gate houses or other entry control may constructed on the public streets. 
The two public parking lots at the end of Street A VTTM 50666 and lot 
E VTTM 50667 may be entry gated as long as exit is possible after the 
lot its closed. Such lots shall remain open from dawn to dusk as 
described in condition 1 9 below. 

The following applies to items A, B, C and D above. All documents shall 
provide that the offer of dedication shall not be used or construed to allow 
anyone, prior to acceptance of the offer, to interfere with any rights of public 
access acquired through use which may exist on the property. 

Streets and trails within the dedicated areas shall be generally as noted on 
the Public Amenities Plan Trails and Signsge Map of September 26, 1996 
revised 1/20/97 (previously noted as Exhibits A, B, 1, II, and 48, 49 and 
5A}, and shall provide continuous pedestrian access along the bluff top, and 
where indicated, from the dedicated parks and trails to the sea. In the event 
that coastal erosion, landslide or bluff collapse makes a designated trail 
impassable, requiring the relocation of a trail, the obligation to maintain 
access shall remain and the applicant shall apply to the Commission for an 
amendment to designate an alternate trail corridor. Access along the beach 
and recreational use of the shoreline shall not be restricted . 
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All documents shall be recorded free of prior liens and any other 
encumbrances which may affect said interest. However, these documents 
msy be recorded subject to any sewer and utHity essement sre grsnted prior 
to recordation of documents or If delineated on Exhibit 5, Map G H such 
essement has been granted prior to recordation of the documents. The 
dedication shall Include the right of the developer and the accepting agency, 
subject to the permit requirement of the Coastal Act, to enter the pmperty, 
and to construct ad maintain revegetation areas, recreation faciHtles and 
other public improvements that are requil'tld In this permit. The offer shall 
run with the land in favor of the People of the State of California, binding all · 
successors and assigns, and shall be irrevocable for a period of 21 years~ 
such period running from the date of recording. The recording document 
shall include legal descriptions of both the applicant(s) entire parcel(s) and 
dedicated lands. · 

2. OFFERS TO PEPICATE EASEMENTS PROTECTING OFF-SITE HABITAT 
ENHANCEMENT COBBIPOBS PBOPOSED BY THE APPLICANTS 

A. OFFEB OF EASEMENT OVEB SANCHO PALOS VEBPES CITY PBOPEBTY 

Prior to issuance of the Coastal Development Permit, the applicants shall 
provide evidence in a form and content acceptable to the Executive 
Director, that the City of Rancho Palos Verdes has executed irrevocable 
offers to dedicate to a public agency or private association acceptable to 
the Executive Director, an easement for habitat restoration, habitat 
maintenance, open space, view preservation and habitat protection over 
the entirety of the property known as the "Switchback", otherwise 
described as Lots 25 and 26 of Tract 32574, consisting of 46.15 and 
48.35 acres, respectively. 

The area subject to the easement shall be generally as indicated in 
Exhibits Ill, 3, 7 and 10, but excluding any area located within 100 feet 
of any existing or proposed residential development or within 1 0 feet of 
any road. 

The easement shall:. 

( 1 ) Permit the applicant, its agents, and/or the accepting agency to 
enter the property, create and maintain habitat, revegetate portions 

• 

• 

• 
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B. 

of the area, and fence the revegetated area in order to protect 
coastal sage scrub habitat. 

(2) Restrict all development, vegetation clearance, fuel modification 
and grading within the Environmentally Sensitive Habitat open 
space easement except for six-foot chain link or "three bare wire" 
fences specifically proposed in the applicant's habitat enhancement 
plan. 

(3) Permit the Coastal Commission staff to enter and· inspect for 
purposes of determining compliance with this permit. 

The easeRileRt area subject to the dedication shall be described in the 
offer in a manner that is legally adequate under California law for a 
conveyance of an interest in real property and that is of a level of 
precision that is acceptable to the Executive Director. shall be eJeseribed 
iA Riletes aReJ beuRds. Notwithstanding the foregoing, the depiction of 
the easement area shown on the attached Exhibit, complying to the 
satisfaction of the Executive Director with Exhibits Ill, 3, 7, and 10 of 
the Commission's adopted resolution, shall be deemed to satisfy this 
requirement for the purpose of permit issuance. If utilized, the 
applicant shall replace or supplement the depiction with a legal 
description that is both legally proper and (in the judgment of the 
Executive Director) sufficiently precise, before the earlier to occur of 
either 1) the end of a period of five days from recordation of the final 
subdivision ma for the project, or 2) commencement of construction. 
The offer shall be recorded free of prior liens and encumbrances which 
the Executive Director determines may affect the interest being 
conveyed. The offer shall run with the land in favor of the People of 
the State of California, and/or the Secretary of the Interior, binding all 
successors and assigns, and shall be irrevocable for a period of 21 
years, such period running from the date of recording. 

OFFER OF EASEMENT OYER LOS ANGELES COUNTY SHORELINE 
PARK PROPERTY 

Prior to issuance of. the Coastal Development Permit, the applicants shall 
provide evidence that co-applicant County of Los Angeles, as landowner 
of Shoreline Park, has executed and recorded a document, in a form and 
content acceptable to the Executive Director, which irrevocably offers to 
dedicate to a public agency or private association acceptable to the 
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Executive Director, an easement for habitat restoration, habitat 
protection, open space and view preservation over no fewer than 20 
(twenty) acres of its land within Shoreline Park. 

The area subject to the easement shall be generally as indicated in 
Exhibits III, 3, 6 and 10, .but excluding areas located within 100 feet of 
any existing or proposed residential development or within 1 0 feet of any 
road, or within 1 0 feet of the existing Twenty-fifth street La Rotonda 
Connector Trail or the Twenty-fifth street/bluff connector as shown in 
Exhibits II, III, IV, 46 and 46. 

The easement sha11: 

( 1 ) Permit the applicant, its agents, and any accepting agency to 
enter the property, create and maintain habitat, and revegetate 
portions of the area, and fence the revegetated area in order to 
protect coastal sage scrub habitat, consistent with the conditions 
of this permit. 

(2) Permit the applicant to construct, fence and improve trail 
connectors between La Rotonda Drive and the project trails and 
between 26th Street/Palos Verdes Drive West, the bluff edge and 
the project trails, as need to replace any trails interrupted by the 
revegetation. Specifically the connector between 25th street and 
the Shoreline Park fire road shall be improved by the applicant 
consistent with Los Angeles County Department of Parks and 
Recreation standards. 

(3) Permit the Coastal Commission staff to enter and inspect for 
purposes of determining compliance with this permit. 

(4) Restrict all development, fuel modification, vegetation clearance 
and grading within the Environmentally Sensitive Habitat open 
space easement except for trails protected in this permit, and the 
six-foot chain link or "three bare wire" fences specifically proposed 
in the applicant's habitat enhancement plan. 

(5) Protect the Beach access trail noted as beach access trail 
number one in Exhibits Ill, V, 45, and as visible in Exhibit 51. 

• 

• 

• 
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(6) Protect the existing public access from 25th street through 
center of property to bluff edge, by construction of a new trail 
through the fire break between the revegetation area and the 
eastern boundary, connecting to the Shoreline Park fire road and 
thence to the bluff edge. (See Exhibits 51 and III) 

(7) Protect and enhance the existing trail along the easterly 
boundary of the applicant's property tract 50667 and the westerly 
park boundary including portions that are located on County 
property. Said trail connects with bluff edge trail and the sewer 
line trail. 

(8) Protect safe access to and along bluff on Los Angeles County 
property from conjunction of Trails 3.8.6, 3.8. 7, and 3.8.9, the 
Bluff Top Activity Corridor Trails and the Property line/25th street 
connector on Tract 50667, except that portions of this trail may be 
closed during the Gnatcatcher nesting season if the United States 
Fish and Wildlife Service orders such a seasonal closure in writing 
in order to protect habitat. Signs indicating alternate routes and 
the reasons for the closure shall be posted at the entrances to the 
alternate routes. 

The easement area subject to the dedication shall be described in the 
offer in a manner that is legally adequate under California law for a 
conveyance of an interest in real property and that is of a level of 
precision that is acceptable to the Executive Director. shall ee eleserieeel 
in metes anel eeunels. Notwithstanding the foregoing, the depiction of 
the easement area shown on the attached Exhibit, complying to the 
satisfaction of the Executive Director with Exhibits, II, Ill, IV, 45 and46 
of the Commission's adopted resolution, shall be deemed to satisfy this 
requirement for the purpose of permit issuance. If utilized, the applicant 
shall replace or supplement the depiction with a legal description that is 
both legally proper and (in the judgment of the Executive Director) 
sufficiently precise, before the earlier to occur of either 1) the end of a 
period of five days from recordation of the final subdivision ma for the 
project, or 2) commencement of construction. The offer shall be 
recorded free of prior liens and encumbrances which may affect the 
interest being conveyed. The offer shall run with the land in favor of the 
People of the State of California, and/or the Secretary of the Interior, 
binding all successors and assigns, and shall be irrevocable for a period 
of 21 years, such period running from the date of recording. 
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3. OFFER TO DEDICATE TRAIL EASEMENTS 

Prior to the issuance of the coastal development permit, the landowner shall 
execute and record a document, in a form and content acceptable to the 
Executive Director, irrevocably offering to dedicate to a public agency or 
private association approved by the Executive Director an easement for public 
pedestrian and, where noted, bicycle access and passive recreational use of 
the corridors described below, but excluding from the offer any portion of a 
trail within any park area that has already been offered to be dedicated in 
.condition 1 A. The easement areas offered to be dedicated shall include all 
portions of the following trails noted on Exhibits A, II and 5b and not already 
within a park area offered to be dedicated in Condition 1 A and found on 
Exhibit I. Parallel trails may be described in one easement. However, in 
combined adjacent trail dedications, the tread widths of the trails shall not be 
diminished, the trail separation shall be no less than three (3) feet in width and 

'"nO less than two feet of landscaped buffer shall be located in the easement, 
between the trail and any other use. Trail segments combined with golf cart • 
paths are identified in Exhibit 10. In these segments, the proposed dedication 
shall include the entire width of the proposed golf cart path, and signs, 
benches, pull-outs and pavement treatment shall give clear indication that the 
public trail is located on the path. 

Prior to recording the easement, the precise location of all trails shall be 
verified in the field by all interested parties, including parties to court 
settlements and the United States Fish and Wildlife Service in order to verify 
that the trail is routed to avoid significant grading, to avoid cliff edge locations 
where cracks or undermining have occurred, or and to avoid routes where 
clearance of identifiable habitat, including but not limited to stands of Opuntia 
littoralis, Dudleya virens or Artemesia californica is necessary in order to 
survey or construct the trail. Significant relocation of the trail outside the 
corridor described in the trail description below, deletion or seasonal closure of 
a trail will require an amendment as noted in condition 8 below. 

A. The following access corridors located within Vesting Tentative Tract 
Map 50666: 

( 1) Palos Verdes Drive on-Street Bicycle Lane. Class II, high speed 
bicycle lane on both sides of widened Palos Verdes Drive South, along all • 
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portions of Palos Verdes Drive South located within the boundaries of 
the tract. 

(2} Palos Verdes Drive Off-Road Bicycle Trail. Class I, eight foot-wide 
off-road bicycle path in twelve foot wide corridor along south side of 
Palos Verdes Drive South, along all portions of Palos Verdes Drive South 
located within the boundaries of VTTM 50666. 

(3) Palos Verdes Drive South Off-Road Jogging Trail. Class I, four foot 
wide soft-footed pedestrian trail in an eight foot corridor along South 
side of Palos Verdes Drive South, along all portions of Palos Verdes 
Drive South located within the boundaries of VTTM 50666. 

(4) West End Bicycle Route. Class I, eight foot wide off road bicycle 
path in twelve foot wide corridor, extending, as mapped, around 
periphery of residential development from Palos Verdes Drive and the 
northwest property line, inland of habitat preserve, to Halfway Point 
Park, extending across the north side of Halfway Point Park to connect 
with the Bluff Top Corridor Bicycle and Jogging Trail described in 
3.A( 12). This trail shall cross Forrestal Canyon via a bridge constructed 
by the applicant and dedicated for that purpose. Portions of this trail 
located in Halfway Point Park, as shown on Exhibit 1 0 may be combined 
with the golf cart path. 

{5} West end Jogging Trail. Class I, four foot wide soft footed 
pedestrian trail in a six foot wide corridor, extending, as mapped, around 
periphery of residential development from Palos Verdes Drive and the 
northwest property line, to Portuguese Bend Overlook. At the dedicated 
overlook, the trail connects with handicapped trail number 3.A( 16) which 
is routed inland of the habitat preserve, connecting to Halfway Point 
Park 

(6) Torrance Trail, Beach Access Trail Five (5), State Park standard, four 
foot wide stabilized, soft-footed pedestrian trail and steps to Beach, Gun 
Emplacement/Torrance Trail, from the west side of the neck of Halfway 
Point trending through Lot G, west by north west down the bluff, and 
then via switch backs to the beach, in a location and manner approved 
by the Department of Fish and Game (Exhibit 48 and 50) (Trail 2 Exhibit 
A) • 
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(7) San Pedro Trail Beach Access trail three (3), Four foot wide, State 
Park standard, stabilized soft-footed, beach access trail (E-N') known as 
the San Pedro trail, from Halfway Point, around. the northern edge of the 
Gnatcatcher preserve through lot G to the Beach. The San Pedro trail 
shall include railings at potentially dangerous locations, passing areas, 
and rest stops to facilitate use by physically challenged individuals. 
(Trail 4 Exhibit A) 

(8) Street A, Palos Verdes Drive to Halfway Point bicycle trail. Class I, 
eight foot wide off road bicycle path in twelve foot wide corridor along 
eastern side of relocated Paseo del Mar, (known as Street A, "J" road) 
from intersection of Paseo del Mar and Palos Verdes Drive South to 
Halfway Point Park. 

(9) Street A, Palos Verdes Drive to Halfway Point paved sidewalk. Class 
I, four foot wide pedestrian trail in eight foot wide corridor along eastern 
side of relocated Paseo del Mar, (known as Street A, "J" road) from 

• 

intersection of Paseo del Mar and Palos Verdes Drive South to Halfway • 
Point Park. 

( 1 0) Forrestal Canyon overlook. Fifteen foot wide all weather fire trail 
with foot and bicycle access extending from the end of Street E, parallel 
to the west side of Forrestal Draw connecting with Streets C and D via 
three foot side pedestrian paths and terminating at Trail 3.A(4). 

(11) Bluff-Top Corridor Bluff edge pedestrian trail, a two foot wide soft­
footed pedestrian trail generally following the present unimproved 
eighteen inch trail along the bluff edge in Tract 50666, extending from 
the upper terminus of the Torrance trail, thence around the periphery of 
Halfway Point, outside of Halfway Point Park, connecting to the upper 
terminus of the San Pedro trail along the top edge of the bluff. Adjacent 
to the park, the trail shall be generally located inland of and· parallel to 
the 14 7 foot contour line as shown in Exhibit 7. From the easterly 
boundary of the publicly dedicated Halfway Point Park, the trail shall be 
routed generally along the edge of the bluff to the tract boundary on the 
east, connecting with the bluff edge trail in tract 50667 described in 
38(7) below. In no case will the trail be routed where grading is required, 
or where cracks or undermining have occurred. On Halfway Point, no 
portion of the trail shall be located below the 145 foot contour line as 
shown on the maps dated June 24, 1994. • 
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( 1 2) Bluff Top Activity Corridor Bicycle and jogging Trail. Class I, eight 
foot wide pedestrian/bicycle trail in a twelve foot corridor within the 1 00 
foot minimum bluff top corridor, This trail begins at the end of trail 
3.A.12 above in the Northeasterly corner of Hatfway Point Park, and 
extends north to the western end of La Rotonda Drive. 

(13) Sewer easement trail Class I, eight foot pedestrian/golf cart/sewer 
maintenance truck trail in a twelve foot corridor located generally as 
shown in Exhibit A, generally along the route of landslide scarp C from 
-Halfway Point/J road oc~an-ward to the Bluff edge trail generally in the 
center of lot 38. (See attached Exhibit B). The upper portion of the loop 
trail (north of golf course hole number 1 8) located on the top of the slide 
scarp may be used by golf carts and maintenance vehicles. The lower 
portions of the trail located south of the golf hole and not used by golf 
carts may be improved with a four foot wide soft footed tread. Said trail 
shall be signed and shall be open and available for use by the general 
public during day-light hours. 

(14) West Bluff Beach Access (trail 4 (four)) Being a two foot wide soft­
footed pedestrian trail extending from the West End jogging and 
handicapped access trail described in item 3.A(5), above, and 3.A(15) 
the bluff edge nature trail in the West Bluff Preserve. Said trail shall 
connect the West End jogging trail to the bluff edge, generally in the area 
located directly east of the West Bluff Passive Park and Preserve area, 
Lot E, within the western edge of the golf course and descending to the 
beach across lot G. The bluff top portions of said trail may be combined 
with the golf cart trail in a similar location as long as signage and 
hardscape treatment, amenities and other design features clearly indicate 
the public's right to access the bluff edge and beach via this trail and the 
dedication grants the public the right to use the entire width of the 
applicable portion of the golf cart path. The trail is to be designed in 
conjunction with the Department of Fish and Game, with staging areas, 
information signage restriction, docents and other methods to protect 
vegetation. (Trail 1, Exhibit A.) 

(15) West Bluff Passive Park Nature Trail. Being a two foot wide, 
fenced, soft-footed_ pedestrian trail as shown in Exhibit B and II 
extending from the Portuguese Bend Overlook (described in 1.A.2 above) 
to the upper edge of slide scarp A. From there, the trail splits into two 
branches. The first branch, which shall not be improved and shall only 
be opened if the United States Fish and Wildlife service determines that 
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the effort to conserve habitat on the site has not succeeded, leads down 
the scarp face to the bluff top and then along the bluff top to Mariposa 
Lily point. The second branch, which shall be opened in the first stage 
of restoration, follows the upper edge of the scarp of landslide A, 
proceeding along the scarp, connecting with the Beach access trail 
described in condition 3.A(14) above. Said trail is to be designed in 
conjunction with the Department of Fish and Game, with low barriers 
parallel to the trail, staging areas, information signage, and other 
methods to protect vegetation. 

( 1 6) Halfway Point Handicapped Loop Trail. Being a nine (9) foot wide 
pedestrian and handicapped accessible trail with a minimum tread width 
of (5) feet an easy level of difficulty. The trail shall begin at the terminus 
of Street "A" (J road or Pas eo del Mar extension). From the terminus of 
Street "A", the trail shall follow the easterly side of the parking lot, 
entering Halfway Point Park on the northeasterly corner. From there, the 
trail shall be constructed within the park, along the park boundary at 

i 

• 

approximately the 1 51 foot contour line and then around the entire park • 
periphery connecting with the two walkways leading to the Clubhouse 
Building. The trail shall proceed on the walkways south of the Clubhouse 
building and south of the westerly parking lot, then north of golf course 
lot 38 and across lot B, crossing Forrestal Draw via a bridge installed by 
the applicant. From the bridge, the trail shall extend along the northern 
edge of golf course lot 38 then along the northern edge of lot E, the 
West Bluff Preserve, within lot C. The trail shall connect to trails 3.A.4 
and 3.A.5 at the Portuguese Bend overlook shaEie atruetwre improved 
overlook area and handicapped turn around including no fewer than three 
benches and two trees and handicapped turn around and with the 
pedestrian trails required in conditions 3.A(5), 3.A.(1 0), 3.A(9), 3.A.(15) 
and 3.A(17). 

( 17) Clubhouse connector trails, being the foot trails and sidewalks 
shown on Exhibit 8 of permit amendment A-5-RPV-93-00SA, connecting 
Halfway Point Park with two public parking lots located at the terminus 
of Street "A" including all paths or walks necessary for access to the 
public facilities proposed within the clubhouse. 

B. The following access Corridors located within Vesting Tentative Tract 
Map 50667: • 
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{1) Palos Verdes Drive South on-Street Bicycle Lane Class II, high speed 
bicycle lane on both sides of widened Palos Verdes Drive South, along all 
portions of Palos Verdes Drive South located within the boundaries of 
the tract. (L6-92 117). 

(2) La Rotonda Drive On-Street Bicycle Lane Class II, high speed bicycle 
lane on both sides of La Rotonda Drive connecting with trail 3.A(12) 
above through the parking lot and connecting with Palos Verdes Drive 
South. 

(3J Palos Verdes Drive South Off-Road Bicycle Trail. Class I, eight foot 
wide off road bicycle path in twelve foot wide corridor along south side 
of Palos Verdes Drive South, along all portions of Palos Verdes Drive 
South located within the boundaries of VTTM 50667. 

(4) Palos Verdes Drive South Off-Road Jogging Trail. Class I, four foot 
wide pedestrian trail in eight foot corridor along south side of Palos 
Verdes Drive South, along all portions of Palos Verdes Drive South 
located within the boundaries of VTTM 50667 . 

{5) Palos Verdes Drive south Overlock-La Rotonda parking lot connector. 
Four foot wide pedestrian stairway and switchback trail as shown in 
Exhibit 10, linking viewing overlooks located on Palos Verdes Drive 
South west of lot 35, VTTM 50667, through VTTM 50667 to La 
Rotonda trail head, road/trail interface. Any stairs necessary shall be 
constructed by the applicant according to applicable City and State Park 
standards. Portions of this trail may be combined with a golf cart path. 

(6) La Rotonda knoll edge trail to La Rotonda Point and bluff edge. La 
Rotonda Drive to La Rotonda Point, four foot wide soft footed pedestrian 
trail within a six foot wide corridor from Palos Verdes Drive South within 
Lots A, and H, then following lot H in switch backs through· lots H and 
39 to La Rotonda Overlook, connecting with bluff edge pedestrian trail 
3.8(7), as shown on Exhibits 8 and 5. 

(7) Bluff top Corridor Bluff edge pedestrian trail, two foot wide, soft­
footed pedestrian tr_ail within a four foot right of way located on the bluff 
edge from the western tract boundary to the Shoreline Park property 
line, extending slightly inland at lot G, and veering downslope back to 
the bluff edge Said trail shall connect with the trails described in 3.8(6), 
3.8(8) and 38(9). In no case will the trail be routed where with a cut or 
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fill greater than one foot of grading is required, or where cracks or 
undermining have occurred. Portions of this trail east of the connector to 
trail 3.8 (9) below may be subject to seasonal closures at the request of 
the United States fish and Wildlife service. In that case, signage, 
indicating the reasons for closure and alternate beach access routes, 
shall be posted at each end of the closed trail by the applicant or its 
successor in interest. 

(8) La Rotonda Point beach access, two foot wide soft-footed trail 
extending from the bluff edge trail west of La Rotonda Point and 
descending to the beach across lot I as shown in February 5, 1993 
Access Amenities Plan, and Exhibits II and III. (Beach access trail 4 on 
Exhibit A) 

• 

(9) Bluff edge/Knoll shoulder/Twenty fifth street cut-off trail, Existing 
trail connecting bluff top corridor as shown in Exhibits II, III and 42 
generally along Shoreline Park/ VTTM 50667 property line following 
existing trail along shoulder of knoll to the existing fire road located in 
Shoreline Park that connects Twenty-fifth Street to the bluff edge (Beach • 
Access Corridor 1 , Exhibit IV). Dedication applies to those portions of 
existing trail that are located within tract 50667. 

The document shall provide that the offer of dedication shall not be used or 
construed to allow anyone, prior to acceptance of the offer, to interfere with 
any rights of public access acquired through use which may exist on the 
property. Trails within the easements shall be generally as noted on the 
Public Amenities Plan Trails and Signage Map of September 26, 1996 revised 
1/20/97 iMhiaits A, 8, II, III aAel V, and shall provide continuous pedestrian 
access along the bluff top, and where indicated, from the dedicated parks and 
trails to the sea. 

The offer to dedicate shall also provide that no development, other than: 1 J 
the construction of trails approved in this permit, 2) eA6 fences approved In a 
coastal development permit, 3) vegetatieA reFReval eMeept hand removal of 
invasive plants, 4) hand thinning of fuel within the approved fuel modification 
areas in the East Bluff Preserve as approved in figure 13 of the HCP and the 
revegetation planting plan map dated 7125197, 6) installation of public utilities 
shown on Exhibit 5 map G, 7) the drilling of testing wells and hydraugers as 
shown on Exhibit 6, Map K, and 8) installation of the sewer connections and 
drainage devices approved in this permit and other development approved in 
this permit, shall occur in the trail areas required in this permit and/or shown • 
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iR-on the Public Amenities Plan Trails and Signage Map of September 26, 
1996 revised 1/20/97 Exhibits A, 8, II, iA, 41 , 4 2, 4 6 aneJ 4 i except as 
authorized by a future coastal development permit, and as otherwise 
authorized by law. No coastal development permit exemptions as defined in 
Section 3061 0 of the Coastal Act shall apply to the trails described in this 
Condition 3 except for repair and maintenance of utility connections as 
authorized in section 30610(dJ of the Coasts/ Act as further described in 
Section 13253 of the California Code of Regulations. 

In the event that coastal erosion, landslide or bluff collapse makes a 
designated trail impassable, requiring the relocation of a trail, the obligation to 
maintain access shall remain and the applicants or their successors in interest 
shall apply to the Commission for an amendment to designate an alternate 
trail corridor. Access along the beach and recreational use of the shoreline 
shall not be restricted. 

The document shall be recorded free of prior liens which the Executive 
• Director determines may affect the interest being conveyed, and free of any 

other encumbrances which may affect said interest. The recording document 
shall include legal descriptions of both the applicant(s) entire parcel(s) and 
describe the easement areas identified above in metes and bounds. 
However, these documents may be recorded subject to any sewer and utility 
easement are granted prior to recordation of documents or is delineated as 
shown on Exhibit 5, Map G if such easement has been granted prior to 
recordation of the documents. The dedication shall include the right of the 
developer and the accepting agency, subject to the permit requirements of the 
coasts/set, to enter the property, and to construct sd maintain revegetation 
areas, recreation facilities and other public improvements that are required in 
this permit. The area subject to the dedication shall be described in the offer 
in s manner that is legally adequate under California law for s conveyance of 
an interest in real property and that is of a level of precision that is acceptable 
to the Executive Director. Notwithstanding the foregoing, the depiction of the 
easement area shown on the attached Exhibit, complying to the satisfaction 
of the Executive Director with the Public Amenities Plan Trails and Signage 
Map of September 26, 1996 revised 1/20!97and this Condition 3, shall be 
deemed to satisfy this requirement for the purpose of permit issuance. If 
utilized, the applicant shall replace or supplement the depiction with a legal 
description that is both legally proper and fin the judgment of the Executive 
Director) sufficiently precise, before the earlier to occur of either 1 J the end of 
a period of five days from recordation of the final subdivision ms for the 
project, or 2) commencement of construction. The offer shall run with the 
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land in favor of the People of the State of California, binding all successors 
and assigns, and shall be irrevocable for a period of 21 years, such period 
running from the date of recording. 

4. ACCESS SUPPORT ANP IMPROVEMENTS 

Prior to issuance of the coastal development permit, the applicant shall agree 
in writing to construct the following public access improvements for park and 
trail purposes. Improvements shall be as described in this condition, the 
Public Amenities Plan Trails and Signage Map of September 26, 1996 revised 
1/20/97and/or Exhibits 25and 27 of this amendment A6 &Mf:lieit 9 except 
that the locations and the development standards of trails shall be as 
established by Condition 3 of this permit. Pursuant to this requirement, the 
. applicant shall provide detailed plans of these improvements by February 1, 
· 7 998 but in no event no later than 30 days prior to the commencement of 
fine grading for the golf course. The plans shall be accompanied by eA9 a 
schedule of completion for the review and approval of the Executive Director 

• 

in consultation with any eMieting accepting agency. Any proposed changes to • 
the approved plans shall be reported to the Executive Director. Any changes 
that the Executive Director determines to be substantial, including those 
which unreasonably interrupt or degrade views of the ocean, the bluffs or the 
beach from public areas or unduly restrict passive recreational use of 
dedicated areas shall require an amendment to this permit. 

The first stage shall be completed to the satisfaction of the Executive Director 
in consultation with any accepting agency prior to closing off any existing 
trails. The second stage shall be completed to the satisfaction of the 
Executive Director in consultation with the accepting agency prior to the 
opening of the golf course for play. The third stage shall be completed to the 
satisfaction of the Executive Director in consultation with the accepting 
agency prior to final grading of individual residential lots. 

A. First stage. The following shall be completed before any fencing 
contemplated in the executed Habitat Conservation Plan is installed 
(HCP Phase II): trail improvements, interpretive signs and trail fencing 
shall be installed and open before any fencing for habitat restoration or 
other facets of the project interferes with public access which may exist 
on the property. The following trails must be provided but may be 
confined within fenced corridors to prevent individuals from damaging 
restoration areas. The trail surfaces may be left temporarily as • 
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unimproved trails, but shall be improved to the standards of the trail 
improvement plan prior to the commencement of play on the golf 
course. Said trails shall include: Trails noted in Conditions 3 A(5), A(6), 
A(7), A(9), A(1 1 ), A(1 5) slide scarp portion branch two); also in 
Conditions 3 8(5), 8{6), 8(7), 8(8), and 8(9). 

B. Second Stage. Park improvements and second stage trail improvements 
completed as part of Phase III construction. 

·The applicant shall submit construction drawings for the review and 
approval of the Executive Director lnstallatien of the following park and 
trail improvements by February 7, 7 998, but in no event no later than 30 
days prior to the commencement of fine grading for the golf course. 
Installation shall be commenceS. immediately following rough grading 
operations for the golf course, and shall be completed to the satisfaction 
of the Executive Director in consultation with the accepting agency prior 
to the opening of the golf course for play. 

1) Park improvements second stage: 

at- Halfway Point Park, as shown on the materials submitted with 
amendment 1 (A-5-RPV-93-005A of this permit, sheet 3 and 3a 
of the Public Amenities and Coastal Access program as revised, 
1997 with additional public seating and tables in locations 
approved by the City of Rancho Palos Verdes, 11s shown on 
Exhibits 2611nd 27 of amendment A6 Aooess and Amenities plan 
ef Febryar•t 6, 1993, including the 45 car, parking lot east of the 
park, "J Road", picnic area, public parking along Paseo del MarT 

b) "J" road, street A, as far as Halfway Point Park, including public 
parking areas on J road. 

c) No fewer than six view SH::t# overlooks including 3 within the 
bluff top corridor as shown on the Public Access Amenity Plan of 
1996 upd11ted 1997 FebruaF'f, 6, 1996, eHeept that. the 
EHeeYti'le Direeter shall reetYire revieien te &Yeh plan if it reetYires 
srading witt)in the blyff tep aetiviW eerrider between HaNway 
Point Park and the E11st Bluff Preserve. All overlooks shall include 
seating but sh111/ not require the grading or construction of pads or 
the use of heavy equipment for construction . 
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d) Habitat and Golf course safety fencing as approved according to 
conditions 6 and 7, below. 

e) Temporary bridge over Forrestal Draw, as approved by the 
resources agencies serving trail 3(A)5. 

f) Parking lot for 25 cars and comfort station on lot E VTTM 
50667. 

g) In Portuguese Bend Overlook improvements, that is the overlook 
adjacent to West Bluff preserve In fuel management ares adjacsnt 
to property line, benches, no fewer than three tr1111s or other 
shade and a turnaround,. 

h) Completion of East and West Vista Parks complete with wster 
fountains, benches, picnic tables, slgnage, active and psssive 
recreation facilities designed to sccommodate a comparable 
number of visitors as are provided in parks of compsrab/e size 

• 

elsewhere in the City or operated by adjacent jurisdictions. • 

2) Trail improvements second stage: 

Trails required in Conditions 3 A(1 ), A(2), A(3), A(S), A(12), A(13) and 
A (16) and A (17) within Halfway Point Park and 3 8(1), 8(2), 8(3), 
and 8(4). 

C. Third Stage. Before the applicant may begin grading of the resident/Ill 
lots of Tract 50666, the applicant shall submit for the review and 
approval of the Executive Director, working drawings for lnstallatien &t 
the following park and trail improvements. Installation of _these · 
improvements shall &e commencee at the same time as the 
commencement of residential grading for Tract 50666, and shall be 
completed to the satisfaction of the Executive Director in consultation 
with the accepting agency prior to the finish grading of any individual 
residential lots. 

1) Park improvements third stage. 

a) View Overlook on Paseo del Mar at the head of Forrestal Canyon. • 
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~ Portuguese Bond Overlook improvements, that is, benehos, shade 
end a turnaround, tho o·.•orlook adjaoont to \Yost Bluff preserve in 
fuel management area adjaeont to property line. 

'*-) Completion of" J" road parking area, located to the west of the 
golf clubhouse. _ 

d) All remaining trails, amenities, and facilities outlined in the Public 
Access and Amenities Plan of February 5, 1993 as modified by 
the conditions of this permit, the Public Amenities Plan Trails and 
Signage Map of September 26, 1996 revised 1/20/97, or 
otherwise required in the conditions above. 

'*- First phase of, 27,000 square foot clubhouse, which shall include · 
restrooms and associated public-serving facilities. 

f) Final 25 parking spaces in lot E VTTM 50667 . 

(2) Trails improvements third stage: 

a) identified in Conditions 3 A(4), A( 1 0), A(14), the permanent 
bridge over Forrestal draw, and A (17) west of the bridge. 

Trail improvements shall be carried out in accordance with a detailed trail 
improvement plan approved by the Executive Director, in substantial 
conformance with the Public Amenities Plan Trails and Signage Map of 
September 26, 1996 revised 1/20/97 Aooess and Amenities plan of 
February 6, 1993 as modified by the conditions of this permit. If there 
are any discrepancies between the trail plan and the requirements of the 
adopted conditions, the requirements of the conditions shall control. 
Said plan shall include a) designated parking, b) interpretive signs, c) 
fencing of habitat and construction areas, d) erosion control and footpath 
control plantings (such as cactus adjacent to sensitive areas), e) steps, 
where necessary. 

FENCES. SAFETY NETS AND BOUNDARIES. 

Prior to issuance of the permit the applicant shall provide complete plans 
showing the location of all fences, nets, safety devices and boundary 
treatments for the review and approval of the Executive Director. Said plans 
shall have received prior review and approval by the City of Rancho Palos 
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Verdes, the California Department of Fish and Game and the United States 
Fish and Wildlife Service. Such fences and nets shall be as generally indicated 
on Exhibit VI or in thsllpplic•nt'slsttsr of J11nu11ry 14, 1997. The location, 
design and height of all fences, nets, and hedges shan be shown, and, in the 
event of vegetative boundaries, the materials shall be specified. The plans 
shall also have received review and comment from the golf course operator 
and its insurance or safety consultant. 

The following boundary treatments fences may be approved by the Executive 
Director in the following locations, providing that they do not block or diminish 
access and recreation as required in conditions 1-4 above: 

A. Within recreation areas, adjacent to steep slopes, adjacent to golf course 
roughs: 

( 1) Coastal prickly pear (Opuntia littoralis) or coastal cholla (Opuntia 
prolifera) barriers. 

(2) split rail fences 40 inches in height or less, with plastic coated chain 
link in the lower 18-20 inches. 

(3) three wire barbless wire fences. 

B. During construction, areas in which grading will occur shall be fenced 
with: 

( 1 ) six foot high chain link construction fences, with wildlife escape 
holes as may be required by the Department of Fish and Game. 

C. Approved revegetation areas: 

( 1 ) six foot high black or green covered plastic chain link fencing 
provided such fences do not include footings on the face or edge of the 
coastal bluff. 

(2) three-wire barbless wire fences. 

All changes to the approved plans shall be reported to the Executive Director. 
Any changes the Executive Director determines to be substantial, including 
those listed below, shall require an amendment to this permit: 

" 

• 

• 

• 
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( 1) Wrought iron or wire cages surrounding trails. 
(2) Any netting or wire link fences with holes smaller than commercial 
chain link. 
(3) Any fence over six feet in height. 
(4) Any fence that would arch over the heads of pedestrians on an 
approved pedestrian pa~h. 

The Executive Director shall not accept an amendment request for which the 
design, materials and location of the proposed barrier is inconsistent with the 
public access, view and habitat requirements of this permit. 

6. ACCESS AND HABITAT MANAGEMENT AND MAINTENANCE 

7. 

Prior to issuance of the coastal development permit the applicants shall 
provide for the review and approval by the Coastal Commission an access and 
habitat management and maintenance program: 

~ A. Funding Program. The program shall include a long term funding 
program which will provide for the actual cost of both: 

( 1 ) park maintenance and periodic repair and replacement of landscaping, 
restrooms, trails, fences and benches and other facilities; and, 

(2) on-going habitat protection and restoration including a) on-site 
supervision of trail and habitat areas by resident Qualified Naturalist, 
operation of interpretive signs and displays, facility, funding of public 
outreach programs, including youth education and docent program, and 
b) maintenance of drainage systems, oil separators and other devices 
required to protect habitat in nearby ocean waters and tide pools. 

B. Maintenance. The program shall include the legal authority and other 
provisions to maintain all habitat and public access areas to the 
standards required in this coastal development permit, and to maintain 
all drainage and water quality protection systems proposed by the 
applicant to protect the habitat of ocean waters and tide pools. 

DEED RESTRICTIONS. _ 

Prior to issuance of the coastal development permit, the applicant shall record 
a deed restriction, subject to the review and approval of the Executive 
Director that shall apply to lots 1-31 VTTM 50666, lots 1-37 Vesting 
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Tentative Tract Map 50667, and all parcels created by Parcel Map numbers 
20970 and 23004. The deed restriction shall be recorded on each lot created 
in the above tract and parcel maps when such lots are recorded. The deed 
restriction shall provide: 

A. The obligation to complete the habitat, trail and park improvements prior 
to final grading of individual lots. 

B. The requirements for habitat and public access required in conditions of 
this coastal development permit. 

c. Notice of the public's right to park on and pass through the streets of 
this subdivision. 

D. Notice of the land owners' obligations with respect to maintaining the 
parks and trails and habitat areas and fire breaks required in this permit, 
including but not limited to the obligation to contribute to the 
maintenance of the area, and the right of the district/and or accepting 
agency to manage and maintain the area in accordance with the terms • and conditions of this coastal development permit. 

E. Notice of the land owners' obligations with respect to maintaining 
drainage systems, oil separators, Best Management Practices and other 
programs and devices required to protect habitat in ocean waters and 
tide pools. 

F. A restriction on the use of invasive, non-native plants, as listed below in 
the landscaping condition 10. A list of such plants approved by the on-
site habitat manager, shall be provided for the review and approval of 
the Executive Director prior to recording. 

G. A further restriction indicating that no development, other than 
development approved in this permit shall occur in the park areas 
indicated in condition 1 A and the trail areas shown in Exhibits II, 42 and 
43 except as authorized by a future coastal development permit, and as 
otherwise authorized by law. No coastal development permit 
exemptions as defi_ned Section 3061 0 of the Coastal Act shall apply to 
the trails described above. 

H. A restriction on lots 38 of VTTM 50666 and Lot 39 of VTTM 50667, • describing a public access program for the improved golf cart paths. 
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Said trails shall be signed and identified as public and shall be open and 
available for pedestrian use by the general public during non-golfing 
daylight hours. 

I. Notice that all covenants and agreements between the applicants and or 
successors in interest their agents and with the City or private 
maintenance companies or other entities that affect the streets, parking 
lots, parks habitat areas and trails required in this permit are subject to 
the terms and conditions of this permit. Pursuant to this requirement 
any agreements or cov~nants that delegate maintenance or operation of 
these public facilities to a third party shall be consistent with all terms 
and conditions herein, and shall be provided to the Executive Director 
with evidence of such consistency prior to their execution. 

The documents shall be recorded free of prior liens or other encumbrances. 
The restrictions shall run with the land in favor of the People of the State of 
California, binding all successors and assigns. The recorded document shall 

.-include legal descriptions of the applicant(s) entire parcel(s), the easement 
area(s), and the legal lots subject to these obligations . 

CONFORMANCE WITH THE REQUIREMENTS OF THE RESOURCE AGENCIES 
WITH RESPECT TO THREATENED. BARE OR ENDANGERED SPECIES. 

A. Documentation. Prior to issuance of the coastal development permit, the 
applicant shall provide fully executed agreements with the Department 
of Fish and Game and the United States Army Corps of Engineers and 
the United States Fish and Wildlife Service addressing each party's 
responsibilities with respect to preservation of habitat and streams. 
Pursuant to this condition the applicant shall provide true and accurate 
copies of: 1 ) all agreements between the applicants and the above 
noted public agencies and the landowners of the off-site mitigation 
areas, 2) final approved restoration plans, 3) all schedules,·4) any and all 
proposed restrictions on public access, 5) all evidentiary material which 
the applicant or the agencies relied on to come to their conclusions. 

B. Inconsistencies and changes. Any change, refinement or inconsistency 
between the final contracts and executed agreements and the Habitat 
Enhancement Plan as approved by the Commission will require an 
amendment to this permit. The Executive Director shall not accept any 
amendment request including reduction of public access and recreation 
mandated by the resource agencies in the areas identified for public use 
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in this permit without the provision of equivalent additional access and 
recreation elsewhere on the property. 

C. Execution. Prior to issuance of the permit the applicant shall provide the 
Executive Director with detailed schedule, revegetation plans and grading 
plans that conform to the Habitat Enhancement Plan (or executed Habitat 
Conservation Plan) approved by the United States Fish and Wildlife 
Service, the Corps of Engineers and the Department of Fish and Game. 
The schedule shall conform to the schedule and phasing program listed 
below in section D. The applicant snell agree in writing to carry out all 
facets of the approved plans. All habitat areas shall conform to the 
standards contained in the executed agreement as modified consistent 
with condition 88 above. 

D. Schedule 

( 1 ) Phase I. For a period of no less than one year prior to the 
commencement of grading the applicants shall collect seeds and 
cuttings from the project area to support the revegetation program. 

(2) Phase II. At the commencement of revegetation, the applicant shall 
provide alternate trail access as noted in stage one of condition 4, 
above, fence the areas to be revegetated, prepare the site, and install 
the initial plants. The applicant shall create coastal sage scrub habitat, 
using as far as possible, plants native to the area. 

(3) Phase lll. When the Executive Director verifies that revegetation has 
begun and the Department of Fish and Game and or the United States 
Fish and Wildlife Service releases the applicant for the golf course 
grading, consistent with the appmved fins/ Habitat Conservation Plan, 
(HCPJ HaBitat EAt:.aAeeFAeAt PlaA ef Fearwary 18, 1993, the applicant 
may begin grading the golf course (lots 38 and 39), Halfway Point Park 
and the J 1011d. The applicant may rough grade and stockpile on the 
clubhouse and clubhouse parking areu, and the wutemmost tier of lots 
of tract 50666. No finish grading of residential lots may occur. 
Applicant may also begin fJfKI constructing the second stage of trail and 
access improvements, and the lots on VTTM 50667. 

• 

• 

At the completion of grading of the golf course, the applicant shall • 
complete installation of the park improvements noted above as stage 2 

.. 
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in condition 4. No grading may occur in the next phase of development 
(Phase IV), until the Executive Director certifies completion of the park 
improvements, and that inspection and acceptance of -#le s/1 habitat 
areas by the resource protection agencies has occurred as noted below. 

(4) Phase IV. Grading of the residential lots, roads and trail areas, 9&1-f 
elub house anej 160 ear westerly J)arking let in Vesting Tentative Tract 
Map 50666 snd finish grsding for the golf club house psrcel snd 150 csr 
westerly psrking lot shall commence only after the United States Fish 
and Wildlife Service and the Department of Fish and Game have certified 
to the Executive Director that: 

a) the restored habitat in the on-site restoration areas noted above 
is of sufficient maturity to supply food and cover and nest areas for 
Gnatcatchers and Cactus Wrens, and other coastal sage scrub 
dependent species, and 

b) that the vegetation on the off-site restoration areas is 
established according to all finally executed agreements and the 
final Habitat Conservation Plan (HCP), and that the Gnatcatcher and 
the Cactus wren and other species dependent on coastal sage 
scrub could in the future, be permanently provided with food, cover 
and nesting areas on the restored areas. 

GRADING PLANS ANP STANPABPS. 

Prior to issuance of the coastal development permit, the applicant shall 
provide for the review and approval of the Executive Director, final engineered 
grading plans for the golf course and tract 50667 and preliminary grading 
plans for the clubhouse and tract 50666. Prior to beginning ·preliminary 
grading for tract 50666, the applicant shall provide for the review and 
approval of the Executive Director, final engineered grading plans including 
working drawings for Tract 50666. The applicant shall also agree, in writing, 
to abide by said plans. The plans shall have received preliminary review by 
the project geologist and the City engineer and the City geologist. Grading 
plans shall conform to the phasing requirements of the executed HCP~ 
habitat plan noted above; stockpiling shall occur only as provided in the HCP 
~ stockpiling provision snd condition 8 sbove. Grading plans shall 
substantially conform to the preliminary plans approved by the City of Rancho 
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Palos Verdes for Vesting Tentative Tract Map No 50666 and 50667 as shown 
in the EIR. Any changes in the plans required on the basis of new geologic 
information, including major recompaction or reconstructive grading, shall be 
reported to the Executive Director of the Commission before the changes are 
carried out. If the changes represent a substantive change in the plans or 
grading quantities as approved by the Commission, an amendment to this 
coastal development permit will be required. 

The final grading plans agreed to by the applicant shall include: 

A. Grading limits. No Grading, stockpiling or earth moving with heavy 
equipment shall occur within the dedicated open space areas (corridors) 
noted in condition 1 above, with the exception of Halfway Point Park, 
and the bicycle trails, within drelnege, utility end sewer, eesements 
shown on Exhibit 6 (Mep GJ end hydreuger, end groundweter testing well 
eesements shown on Exhibit 6 (Mep KJ of this Amendment 6, &A6 the 
0.30 acre fill slope area adjacent to the 18th tee and the 0.13 acre fill 

• 

slope area adjacent to the 18th hole, end with the exception of the • 
1,235 squere foot encroechment no closer then ten feet from the bluff 
edjecent to the 1Oth hole in Lot I trect 50666, epproved In Exhibit 3 of 
Amendment 6 of this permit. The 0.30 acre and the 0.13 acre fill slope 
areas which encroach within Lot K shall be located as shown on Exhibit 
A depicting setbacks for VTTM 50666 dated July 25, 1995, as modified 
in the map submitted in amendment 4 and dated June 20, 1996. Bluff 
edge pedestrian trails shall be constructed with hand-tools where 
environmental damage could occur. The areas in which no grading is to 
occur are generally described as the habitat easement and revegetation 
areas. 

B. Disposal of excess material. Any excess material resulting from grading 
or site preparation to be deposited within the coastal zone shall be 
disposed of in accordance with an approved coastal development permit. 
No excess material shall be dumped over the bluff or placed on the 
beach, or on any protected habitat or restoration areas. 

C. Equipment storage •. No grading equipment shall be stored within any 
habitat area, open space easement area, within 30 feet of the coastal 
bluff. except es necessery to grede in e limited portion of lot I trect 
60666 e shown on Exhibit 3 of this emendment. No greding equipment 
shell be stored within the Trect 50666 residentially designated areas • 
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(phase IV), except in the easternmost tier of lots as shown in the fins/ 
HCP in the February 18, 1986 Habitat inhaneeFnent PregraFR, during the 
work on the golf course (Phase Ill). 

D. Timing. No grading may occur during the nesting season of the 
California Gnatcatcher, o,r otherwise as restricted in the Final executed 
Habitat Conservation Plan (HCP). In the event of conflict between this 
timing condition 9D and the executed HCP, the HCP shall prevail. 

10. TEMPORARY EROSION·CONTROL. HABITAT PROTECTION ANP FINAL 
LANDSCAPING PLANS. 

Prior to issuance of the Coastal Development Permit, the applicant shall 
submit for review and approval by the Executive Director and agree in writing 
to abide by habitat protection, revegetation, landscaping and erosion control 
plans for parks, trail corridors, common open space and graded and disturbed 
areas, parks and the golf course. All landscape plans, including habitat 

• restoration, temporary stabilization, park rehabilitation, golf course roughs, 
fuel modification and drainage course revegetation shall employ native plants 
that are Palos Verdes Peninsula Bluff Scrub plants, and Palos Verdes Peninsula 
Coastal Sage Scrub plants, obtained, to the maximum practicable extent, from 
seed and vegetative sources on the Palos Verdes Peninsula. Turf areas shall 
be permitted, but invasive grasses or annual grasses incompatible with 
revegetation shall not be employed for temporary stabilization or in areas, 
which in the opinion of the enhancement monitor, could form a seed bank that 
would affect the restored areas. 

At the commencement of grading on each tract and on the golf course, the 
applicant shall provide to both the City and the Executive Director, for their 
joint review and approval, plan notes and general standards for erosion 
control. On or before September 1 5 of each year of construction, the . 
applicant shall provide to both the City and the Executive Director for their 
joint review and approval, interim erosion control plans that will eliminate all 
siltation onto the beach tide pools and habitat areas adjacent to the site. 

Prior to submittal of landscape plans, and temporary erosion control plans, the 
applicant shall obtain the review and comments of the California Native Plant 
Society, the Department of Fish and Game and the United States Fish and 
Wildlife Service. The Executive Director shall approve plans that are 
consistent with the objectives of the Habitat Enhancement Plan and with the 
executed Habitat Conservation Plan. 
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The final plans agreed to by the applicant shall incorporate the following 
criteria: 

• 
A. All graded areas on the subject site shall be planted and maintained to 

protect habitat and to prevent erosion into intertidal areas, the coastal 
bluffs and revegetation areas. To enhance habitat, on commonly owned 
lots and on golf course roughs, landscaping shall consist of Coastal Sage 
Scrub and Coastal Bluff Scrub plants native to the Rancho Palos Verdes 
community that have been listed in the EIR and by the Native Plant 
Society in their comments on the EIR. Invasive, non-indigenous plant 
species which tend to supplant native species shall not be used either on 
the bluff, on the roadway lots, on the golf course, on commonly owned, 
or on the indivi~uallots. Available lists of invasive plants are found in 
communications from the Native Plant Society to the City of Rancho 
Palos Verdes and in the California Native Plant Society, Santa Monica 
Mountains Chapter, document entitled Recommended Native Plant 
Species for Landscaping Wildland Corridors in the Santa Monica 
Mountains, dated January 20, 1992. Additional invasive plants may be • 
identified by the Executive Director on the basis of comments from the 
Department of Fish and Game, the Fish and Wildlife Service or the 
California Native Plant Society. 

B. All cut and fill slopes shall be stabilized with planting at the completion 
of rough tract grading, and on the completion of final grading, and/or, if 
the Executive Director determines that grading has stopped and that the 
interruption of grading will extend into the rainy season. Planting should 
be of primarily native plant species indigenous to the Palos Verdes 
Peninsula. Non-native plants used for stabilization shall not be invasive 
or persistent species. Such planting shall be adequate to provide 90 
percent coverage within 90 days and shall be repeated, if necessary, to 
provide such coverage. This requirement shall apply to all disturbed soils 
including all unsurfaced roads and pads; 

C. Should grading take place during the rainy season (November 1 -March 
31 ) , sediment basins (including debris basins, desilting basins, or silt 
traps) shall be required on the project site prior to or concurrent with the 
initial grading operations and maintained through the development 
process to minimize sediment from runoff waters during construction. 
All sediment should be retained on-site unless removed to an appropriate 
approved dumping location. • 
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D. The landscaping and erosion control plan shall identify the location of the 
temporary construction fence noted in the Habitat Conservation Plan 
habitat enhaneeFRent plan. In addition to the fencing required in the 
executed Habitat Conservation Plan, construction fencing shall be placed 
no less than 20 feet inland of the edge of Bluff Top Activity Corridors 
and dedicated Habitat Restoration Areas (Passive Parks) before the 
commencement of grading operations, except that in one location in lot I 
tract 50666, the fence may be placed no Jess than ten feet inland of the 
coastal bluff as shown in Exhibit 3, and except in those two locations 
where grading has been approved within the Bluff Top Activity Corridor 
or where the toe of the approved grading is located less than twenty (20) 
feet landward of the Bluff Top Activity Corridor or in the Bluff top 
Revegetation Corridor, the construction fence shall be placed at the 
seaward toe of the approved cut or fill slope. This does not authorize 
development within the Bluff Top Activity Corridor or in the Bluff top 
Revegetation Corridor, except the two incursions specifically permitted 
by the Commission in its second amendment to this permit and the one 
incursion in Lot I tract 50666 specifically approved by the Commission in 
its sixth amendment to this permit.. No drainage shall be directed over 
the bluff, no overspill, stockpiling, equipment storage, material storage or 
grading shall be conducted seaward of this fence. The fence shall 
include small animal escape holes if required by the Department of Fish 
and Game. 

E. At the end of rough grading, all rough graded lots, and all disturbed areas 
not included in park development, the golf course, roadways, park 
development or revegetation plans shall be revegetated with plants 
indigenous to the area. The plans shall specify seed and plant sources, 
using, as far as possible, locally collected seed. 

F. Prior to issuance of the grading permit, the applicant shall provide 
evidence that a bond has been posted with the City of Rancho Palos 
Verdes sufficient to enable the City and/or the Department of Fish and 
Game to provide for revegetation and stabilization of the site in the event 
of bankruptcy or indefinite cessation of development activities. 

G. All fuel modification plans shall have been reviewed and approved by the 
Los Angeles County Fire Department. Invasive plants, as noted above, 
shall not be employed in fuel modification areas. The majority of plants 
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employed shall be California native plants endemic to the Palos Verdes 
Peninsula. 

H. Plans for revegetation areas shall conform in plant list and culture to the 
Habitat Enhancement Plan of February 18, 1993 and the executed HCP. 

All proposed changes to approved plans shall be reported to the Executive 
Director. Any changes the Executive Director determines to be substantial 
shall require an amendment to the permit. 

11. FINAL DRAINAGE PLANS. 

Prior to issuance of the permit the applicant shall provide, for the review and 
approval of the Executive Director, preliminary engineered drainage plans for 
drainage facilities and a written agreement to abide by such plans for tract 
50667 and the golf course and conceptual plans for tract 50666. Prior to 
beginning preliminary grading for Tract 50666, the applicant shall provide for 
the review and approval of the Executive Director, final engineered drainage 

• 

plans for tract 50666. Said final drawings shall have received review and • 
comment by: 1) the project geologist, 2) the City Engineer, 3) the City 
Geologist, 4) the United States Fish and Wildlife Service, 5) the Department of 
Fish and Game, 6) The United States Army Corps of Engineers, 7) the 
Regional Water Quality Control Board, 8) County Flood Control. 

The Executive Director, upon receipt of detailed drainage plans and 
comments of all the above agencies and individuals if such agencies 
choose to comment, shall require all potential disturbance of bluff face 
vegetation to be identified, minimized and all dfsplaced plants to be 
·replaced according to the standards of the Habitat Conservation Plan. 
No rare plants or sensitive species may be disturbed by installation of 
the drainage devices. To verify this, the applicants shall supply a field 
check prior to installation and at the end of installation, and at the end 
of any replanting of bluff face species. Any necessary restoration shall 
be completed as soon as possible after the disturbance but in no event 
shall restoration completion occur more than one year after installation 
of the drainage devices. Complete restoration of Phase Ill grading (the 
golf course) impacts shall occur before the golf course may be opened 
for play, and complete restoration of Phase Ill and IV (residential lot) 
impacts shall occur before individual lots receive final grading approval . 

• 
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The plans shall be in substantial compliance with the drainage plans 
submitted in August 2, 1991 , and shall employ: 

a) treatment and filtration of street runoff from the maintenance yard 
and from the 150 car parking Jot.; 

b) Best Management Practices as required by the City of Rancho 
Palos Verdes and the Regional Water Quality Control Board; 

c) use of ponds to control, treat and recirculate golf course aAa lew 
#ew street runoff 

d) no discharge from golf course or project improvements to tide 
pools 

e) no drain line down Forrestal ravine, 
f) use of drains outside of ravines for all project drainage Including 

normal storm and low flow run-off from the golf course, golf 
course ponds, and project streets and parking lots; 

g) diversion and control of major event (greater than 2 year storm) 
off site drainage 

h) the terminus and/or surface installation of drainage pipes on the 
bluff face and toes shall avoid stands of Opuntia littoralis; 

i) no heavy equipment shall be placed within 30 feet of the edge of 
the bluff in installing the devices; 

j) The applicant shall be responsible for removing all debris. 

Upon receipt of final approval by any of the above agencies, or if at any time, 
field conditions require a change in design, the applicant shall provide copies 
of the final approved plans and/or change orders for the required changes to 
the Executive Director. Any significant change from the approved plan which 
the Executive Director determines to be substantial shall require an 
amendment to this permit. 

12. REVISED PLANS 

Prior to issuance of the coastal development permit, the applicant shall 
submit, for the review and approval of the Executive Director, revised final 
plans, approved by the City of Rancho Palos Verdes, which indicate the final 
layout of all residential and open space lots, streets, and other improvements, 
including grading, access areas, golf course and revegetation areas, and which 
conform with the final approved plans for public access, recreation, Habitat 
protection/enhancement, grading and drainage specified in conditions 1-5, and 
9-11, above. All development must be consistent with these plans . 
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13. DELETED 

14. COMPLIANCE WITH CONDITIONS OF THE VESTING.TENTATIVE MAPS. 

In the event of conflict between the conditions imposed by the City of Rancho 
Palos Verdes and the Commission, the terms and conditions of the 
Commission shall prevail. Pursuant to this, the applicant shall prepare a 
written comparison of the City's and the Commission's conditions. However, 
except as explicitly modified by the terms of this coastal development permit, 
all development shall comply with the conditions of Vesting Tentative Tract 
Map No. 50666 and Vesting Tentative Tract Map No. 50667, Tentative Parcel 
Map Numbers 20970 and 23004 as re-approved in December 7, 1 992 and as 
revised on September 6, 1994. Revisions to Conditional Use Permits numbers 
162 (residential planned development and public open space) and 163 (golf 
course and clubhouse), Revisions to Coastal Permit number 103, and 
Revisions to Grading Permit number 1 541 and mitigation measures and 
addenda to EIR 36 as approved by the City of Rancho Palos Verdes on 
December 7, 1992 and as revised on September 6, 1994 shall be reviewed by • 
the Executive Director of the Commission for consistency with this action. 

For purposes of this condition, the minimum lot size and minimum house size 
as noted in the Development Standards supplied to the City of Rancho Palos 
Verdes shall not be considered conditions of the coastal development permit 
or necessary to this Commission's approval of the project. Changes in such 
standards to allow a greater clustering of lots to conform to the other terms 
and conditions of this permit shall be reported to the Commission as an 
amendment to this permit. 

15. COVENANTS. CONDITIONS. ANP RESTRICTIONS. CONPITIONAL USE 
PERMIT. PARCEL MAP CONPITIONS ANP FINAL TRACT MAPS. 

Prior to issuance of the coastal development permit and prior to recordation of 
any CC&R's, parcel maps or Vesting Tentative Tract Maps associated with 
the approved project, said CC and R's and Vesting Tentative Tract and parcel 
maps shall be submitted to the Executive Director for review and approval. 
The Executive Director's·review shall be for the purpose of insuring 
compliance with the standard and special conditions of this Coastal 
Development Permit. The deed restrictions noted in Condition 7 above shall 
be reiterated in the CC and R's. Any CC and R's, parcel map conditions or 
notes, conditional use permit conditions or tract map provisions which the • 
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Executive Director determines are not consistent with any of the conditions of 
this permit shall be modified to be consistent before recordation. 

16. PROOF OF LEGAL ABILITY TO COMPLY WITH CONDITIONS 

Prior to issuance of the coastal development permit, the applicants shall 
provide 1 ) proof of undivided fegal interest in all the properties subject to this 
permit, .Q.C 2) proof of the applicant's ability to comply with all the terms and 
conditions of this coastal development permit. No land subject to this coastal 
development permit may be developed until and unless all terms and 
conditions relating to the project as a· whole have been met and agreed to in 
writing by all parties with ownership interest. 

~ 17. PUBLIC RIGHTS. 

By acceptance of this permit, the applicant acknowledges, on behalf of 
him/herself and his/her successors in interest, that issuance of the permit shall 

~ not constitute a waiver of any public rights which may exist on the property . 
The applicant shall also acknowledge that issuance of the permit and 
construction of the permitted development shall not be used or construed to 
interfere with any public prescriptive or public trust rights that may exist on 
the property. 

18. ASSUMPTION OF RISK. 

Prior to the issuance of the coastal development permit, the applicant shall 
execute and record a deed restriction, in a form and content acceptable to the 
Exe.cutive Director, which shall provide that: (a} the applicant understands that 
the site may be subject to extraordinary hazard from landslide, and earth 
movement and bluff failure, and (b) the applicant hereby waives any future 
claims of liability against the Commission or its successors in interest for 
damage from such hazards. The document shall run with the land, binding all 
successors and assigns, and shall be recorded free of prior liens. 

19. PUBLIC AVAILABILITY OF GOLF COURSE. 

Prior to issuance of the permit, the landowners shall execute and record deed 
restriction, in a form and content acceptable to the Executive Director, that 
provides that the approved visitor serving Golf Course facilities including the 
clubhouse, will conform to the following requirements: 
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A. PUBLIC FACILITY. The clubhouse and golf course will remain as 
commercial visitor serving facilities open to the general public and 

B. CLUBS PROHIBITED. That any proposed change in the level of public 
use will require an amendment to this permit. No club or other 
arrangement that will restrict use of the golf course by the general public 
shall be permitted. 

C. CART PATHS. As noted above, the improved Golf cart paths shall be 
available for orderly public pedestrian use during non-golfing daylight 
hours. (Staff note: the golf cart paths shared with pedestrian or bicycle 
trails are subject to the hours of use that apply to public trails and are 
open to the public from dawn to dusk.) 

• 

D. RESTROOMS. In lieu of construction of a separate public restroom 
facility, the applicant and its successors in interest shall agree to 
construct, maintain and to operate the comfort station in lot E tract 
50667, the clubhouse restrooms, and lower level patio of the clubhouse 
as public facilities in conjunction with Halfway Point Park and the public • 
trail system. 

E. OPERATIONS. The applicant and its successors in interest including but 
not limited to the golf course operator shall agree and covenant with the 
City of Rancho Palos Verdes to operate the parking lots at the end of 
Street A, the restrooms in the vicinity of the west end of La Rotonda 
Drive, easily accessible from lot E tract 50667 and the restrooms and 
patio area within the clubhouse as public facilities. The applicant, its 
agents, its lessees, and its successors in interest shall open these 
facilities to the public from dawn to dusk. No fee or validation shall be 
required for use of these facilities. 

F. PUBLIC USE. The rest rooms and the lower level patio area shall be 
public spaces available to all members of the public without 
discrimination or requirement of purchase, imposition of dress codes or 
other rules not related to the safe operation of the facilities and shall not 
be locked during daylight hours. 

G. SIGNS. The parking lots, restrooms and lower patio area shall be 
identified as open to the public by appropriate visible signs subject to the 
review and approval of the Executive Director. The signs shall be • 
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erected in areas accessible to the public, including Street A, La Rotonda 
Drive, the parking lots themselves and Halfway Point Park. 

H. OPERATION OF THE OVERFLOW PARKING LOT. The applicant its 
successors in interest and or managers or lessees shall agree by 
covenant with the City of Rancho Palos Verdes to operate the overflow 
parking lot located adjacent to the maintenance yard on golf course lot 
38 VTTM 50667 from 8:00a.m. to 5:00p.m. on all summer and holiday 
weekends during all banquets and special events and whenever there are 
more than 1 25 cars in the westerly club house parking lot. 

The applicant shall assure that all covenants and agreements with the City of 
Rancho Palos Verdes that address the operation of these public facilities, 
including the parking lots, the golf course, the clubhouse, banquet room, 
restrooms and other public facilities, are consistent with this permit. 
Pursuant to this requirement any agreements or covenants that delegate 
maintenance or operation of these public facilities to a third party shall be 

.consistent with all terms and conditions herein, and shall be provided to the 
Executive Director with evidence of such consistency prior to their execution. 

The deed restriction shall be recorded free of prior liens which the Executive 
Director determines may affect the interest being conveyed, and free of any 
other encumbrances which may affect said interest. The deed restriction shall 
run with the land in favor of the People of the State of California, binding all 
successors and assigns, for the life of the facility approved in this permit. The 
recording document shall include legal descriptions of both the applicant(s)' 
entire parcel(s), the parking lots, the restroom and patio areas Lot E tract 
50667 and the approved golf course area. The area subject to the dedication 
shall be described in the offer in a manner that is legally adequate under 
California law for a conveyance of an interest in real property and that is of a 
level of precision that is acceptable to the Executive Director. 
Notwithstanding the foregoing, the depiction of the easement area shown on 
the attached Exhibit, complying to the satisfaction of the £xecutive Director 
with the Public Amenities Plan Trails and Signage Map of September 26, 
1996 revised 1/20/97and Condition 3, shall be deemed to satisfy this 
requirement for the purpose of permit issuance. If utilized, the applicant shall 
replace or supplement th.e depiction with a legal description that is both legally 
proper and (in the judgment of the Executive Director} sufficiently precise, 
before the earlier to occur of either 1 J the .end of 11 period of five days from 
recordation of the final subdivision ma for the project, or 2} commencement of 
construction. 
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20. STATE LANDS COMMISSION REVIEW. 

Prior to the issuance of the coastal development permit, the applicant shall 
obtain a written determination from the State Lands Commission that: 

A. No State lands are involved in the development; or 

B. State lands are involved in the development, and all permits required by 
the State Lands Commission have been obtained; or 

C. State lands may be involved in the development, but pending a final 
determination of state lands involvement, an agreement has been made 
by the applicant with the State Lands Commission for the project to 
proceed without prejudice to the determination. 

NOTE: SPECIAL CONDITIONS NOS. 21-251MPOSED BY COMMISSION ON FIRST 
AMENDMENT OF A-5-RPV ·93·005. 

21 • Lighting and Sound. 

Prior to issuance of the amended permit, the applicants shall submit revised 
plans to protect the bluff face and restoration areas from light and noise 
generated by the project. The plan shall, at a minimum, include a wall or 
landscaped berm at the west and southerly end of the club house parking lot, 
so that automobile and security lights do not shine onto the golf course or 
ravine areas. The applicant shall also submit a project lighting and sound plan 
for the Clubhouse and banquet facility. · 

A. Lighting. The lighting plan shall be subject to the review and approval of 
the Executive Director and shall include an analysis of the effects of the 
project's light, including security lights and the ·headlights of cars, on the 
bluff face and the West Bluff Preserve. Security lights shall be shielded 
so that light is directed to the roads and parking lots only, the golf course 
shall not be lighted, and the berm or wall required above shall be high 
enough to block all direct light from automobile headlights that might 
otherwise shine onto preserve areas. 

B. Noise. In order to reduce traffic and facility noise, the applicants shall 

• 

• 

construct a berm or wall on the west side of the clubhouse parking lot. • 
The berm or wall shall be high enough to block car-door and engine 
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noises that might carry into the preserve from the clubhouse parking lot. 
The facility shall be sound-proofed, and night entertainment shall be 
limited so that noise levels in the West Bluff Preserve are not increased 
beyond that expected in residential areas. 

22. Relatioeshjp ef Peyelepmeat Appre•1ed ja this AmeadFAeat te Applieaata' 
Pbasjag Program. · 

----:.PrO. •. - Clubheuae aad Parkiag Let. Ne gradiag er eonstrl::letiea west of tho 4 6 
ear pl::lblie parking lot eatranee at the sel::ltherly terFAiAl::IS of Street A Traet 
60888 (the J road), with the e*eoption of poaostrian trails aael a 
temporary brielge shall oeol::lr l::IAtil the Oepartmoat of Fish aad Game and 
the United States Fish aaa \})ilalife SePtioe inaioate that the habitat iA the 
¥lest Bll::lff PresOP.'e is self sl::lstaieing and capable ef sl::lpportieg eostieg 
Gnatoatehers ana Phase IV de•,olopmoet notes in the habitat 
onhaneomont plan oan begin. This prohibition ieoll::ldos gradiag and 
eonstrl::letien of the westerly 1 60 ear parking lot and the ell::lbhol::lso. 
After tho Department of Fish anel Game ana tho United States Fish aeel 
Wilalifo Sorviee al::lthorizo Phase IV elo·.-elopment ie writing, the grading 
of the westerly 160 oar parking lot ana the oll::lbhel::lse site shall be 
earrioa Ol::lt along with the graeling of the residential lots of traot 60888. 
These items shall be ada eel to spoeial oondition 4 .G. 

-----e8t-:-.- VTTM 60887 Parkiag bot aed CeFAfort Statioa. Gonstrl::letion of 
tho oeFAfort station and the first 26 spaees of the parking lot in the 
vioieit)' of tho west end of La Rotonaa Dri'.'e, easily aeeossiblo from lot E 
tract 60887 shall eegin iffimoaiatoly followiAg rol::lgh grading for tho golf 
ool::lrso as eotoel in eonelition 4.8(1), as a second stage park. The 
reffiainiag 26 spaeos may eo oonsiaeroa a Phase IV improvement. Those 
second 26 spaeos shall be eoffipletoa before gradieg tho rosiaential lots 
on Treat 60888. Those iteffis shall eo addoa to special eonditioe 4.8. 

23. Sjgnage. Final Public Amenity Plan. 

Prior to issuance of the amended permit the applicant shall prepare trail maps, 
and a public amenity plan incorporating all features required by the 
Commission's condition~. The plan shall include the overlooks, signs, railings, 
bridges, adequately sized public restrooms and other amenities proposed by 
tho applicant and required by the Commission in this action. In the event of 
conflict or inconsistency between this and any other action, tho Commission's 
conditions shall prevail. In addition to the signs described in the Public 
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Amenities Plan Tl'tllls and Signage Map of September 26, 1996 revised 
1/20/97, f)YBiie BFAeAity f)IBA ef l=ei:Jryary 1993, the applicant shall include 
directional and identification signs including signs identifying restrooms, 
comfort stations and overlooks as public, identifying the public rights on the 
trails and parking lots, and providing information regarding habitat restoration 
efforts. Signs not explicitly permitted in this document shall require an 
amendment t<:> this permit. As described in writing and verbally by the 
applicant, the 45 car parking lot shall include a sign that states "public 
recreation parking only, no golf parking". Signs at the 150 car "golf parking" 
lot, should state that golfer, restaurant, special event and public parking are all 
permitted. Pursuant to this requirement, detailed drawings showing the 
design, text and placement of individual signs, consistent with the preliminary 
Public Amenities Plan Trails and Signage Map of September 26, 7 996 revised 
7120/97, sh111/ be provided for the review and approval of the Executive 
Director on or before February 1, 1998. 

24. Subordination of All Coyenants that affect Public Park or Parking Areas. 

All public parks and parking areas required by this permit shall be operated as 
indicated in the Commission's conditions of approval for Coastal Development 
Permit A-5-RPV-93-005 as amended in A-5-RPV-93-005A, A-5-RPV-93-
005A2, A-5-RPV-93-005A3, A-5-RPV-93-005A4. Pursuant to this 
requirement, any agreements or covenants that delegate maintenance or 
operation of these public facilities to a third party shall be consistent with all 
terms and conditions herein, and shall be provided to the Executive Director 
with evidence of such consistency prior to their execution. 

26. Renumbering and Vesting Tentative Tract Map Qesjgnatjons.1 

• 

• 

Prior to submittal of materials prepared to conform to special conditions 12, 
14 and 15 of A-5-RPV-93-005, and condition 25 of this action, the Applicant 
shall prepare a comparison of the proposed final lot numbers, with the lot 
numbers shown in the Commission's actions. Numerical or letter designations 
of all lots necessary to conform to the Commission's conditions shall be 
provided for the review and approval of the Executive Director. Additional lots 
created in order to conform the Commission's conditions shall be shown on 
the revised tentative trat;t maps subject to the review and approval of the 
Executive Director. An immaterial permit amendment to reflect any needed 
renumbering may be processed as long as the acreage and geographic location 
of all fee dedications described in the Commission's conditions are 
unchanged, and the routes sizes and locations of all trails are preserved. • 
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APPENDIX B 
PREVIOUS COMMISSION ACTIONS AND AMENDMENTS 

I. PREVIOUS COMMISSION ACTIONS!. 

DESCRIPTION OF PROJECT ORIGINALLY APPROVED ON APRIL 15, 1993 (A·6· 
RPV-93-005): Resubdivision of 261.4 acre site and construction of an 83 lot 
residential subdivision including utilities and site improvements, 18 hole golf course 
with clubhouse and public open space, 6.4 acres of improved parks, and trails. 
Revised by applicant for de Novo action to include: A) Coastal Access and Public 
A~enities Plan dated February 5, 1993 providing additional beach trails; 8) Habitat 
Enhancement Plan dated February 18, 1993 providing: 1) restriction of 20 acres of 
land in Shoreline Park adjacent to the project to the west to use as habitat preserve 
and restoration of ten of those acres; 2) purchase of conservation easement over 
1 00 acre City owned parcel adjacent to the project on the north and located 
outside the Coastal Zone, and restoration of 20 of those acres to coastal sage 
scrub; and 3) supervision of public access to habitat areas. 

DESCRIPTION OF FIRST AMENDMENT APPROVED JANUARY 12, 1995 (A-5-RPV-
93-005-A1): Re-configure 4.9 acre Halfway Point Park to 5.1 acres; (2) relocate 
27,000 sq. ft. clubhouse, 1 50 car parking lot and 45 car public parking lot and 
putting green from center of project site to area adjacent to Halfway Point Park; (3) 
add trail access on periphery of park; (4) reduce public parking at west end of La 
Rotonda Drive from 75 spaces to 50 spaces and add comfort station at La Rotonda 
Drive; (5) remove Mariposa Point trail and relocate sewer easement trail in West­
Bluff Preserve; (6) add 3,000 sq. ft. maintenance facility and 75 car overflow 
parking lot and water retention basin; (7) reduce number of market rate lots from 
83 to 75; (8) add four low income units; (9) move vertical access "J road" 
northward; ( 1 0) relocate J road trails adjacent to golf course; ( 11) move bluff-to-La 
Rotonda bike trail connector east to tract 50667; (12) remove handicapped trail 
facility from San Pedro bluff-to-beach trail and construct handicapped access loop 
within bluff top park areas. 

• 

• 

DESCRIPTION OF SECOND AMENDMENT APPROVED SEPTEMBER 1995 (A-5-RPV-93-
005-A2): Second amendment will provide 3. 7 additional acres as an easement for habitat 
conservation and public access purposes only, will provide an additional 0.2 acres for 
passive park habitat preserve purposes, and will permit 0.43 acres of grading within the 
Blufftop Activity Corridor. More specifically, the amendment includes the following: 

1) Revise condition 1 to permit placement of fill and restoration of one 0.13 acre area 
adjacent to the 18th hole and one 0.3 acre area adjacent to the 18th tee within the 
Blufftop Activity Corridor (lot K) on tract 50666. Said fill slopes will be set back ~ 
minimum of 1 00 feet from the bluff edge line and shall be compacted less than 9~ 
and then restored to coastal sage scrub habitat including Lemonade berry and Coast 
Goldenfields. The fill slope areas are shown on Exhibit A depicting setbacks for 
VTTM 50666 dated July 25, 1995, by RBF and Associates. 
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Pursuant to this change, the last paragraph of condition 1 A would be revised to add 
the underlined language in the indicated location: 

1.A .... The lands described in 1.A(2), (3), and (5) (known as Portuguese Bend 
Overlook, Bluff Top Activity Corridor West (VTTM 50666) and Bluff Top Activity 
Corridor East (VTTM 50667)) shall not be graded except within the dedicated 
bicycle/pedestrian path and within two areas. one area of 0.3 acres adjacent to 
the 18th tee and a second area of 0.13 acres adjacent to the 18th hole. The 
total combined disturbed area adjacent to the 1 8th tee and the 1 8th hole shall 
not exceed 0.43 acres and shall be located as shown on Exhibit A depicting 
setbacks for VTTM 50666 prepared by BBF and dated July 25. 1995. The 
Blufftop Activity Corridors shall be revegetated, as required by the Department 
of Fish and Game and United States Fish and Wildlife Service as specified in the 
habitat restoration plan .... 

Pursuant to this change, condition 9A shall be amended to insert the underlined 
language in the location identified below: 

9.A. Grading limits. No Grading, stockpiling or earth moving with heavy equipment 
shall occur within the dedicated open space areas (corridors) noted in condition 
1 above, with the exception of Halfway Point Park, the bicycle trails and the. 
0.30 acre fill slope area adjacent to the 18th tee and the 0.13 acre fill slope area 
adjacent to the 18th hole. The 0. 30 acre and the 0.13 acre fill slope areas 
which encroach within lot K shall be located as shown on Exhibit A depicting 
setbacks for VTTM 50666 dated July 25. 1995. Bluff edge pedestrian trails 
shall be constructed with hand-tools where environmental damage could occur. 

2) Change project description to incorporate three non-golf setback areas as shown on 
the BBF maps last revised July 25, 1995 and as further described below. The 
additional setback easement areas shall be offered for dedication to the City of 
Rancho Palos Verdes solely for habitat conservation purposes except for those 
portions identified as trails in this permit at the same time all other dedications of 
Tract 50666 and 50667 are offered. The offers to dedicate shall (1) describe the 
additional setback areas in metes and bounds and (2) be recorded free and clear of 
prior liens and encumbrances which the Executive Director determines may affect 
said interest; (3) run with the land in favor of the People of the State of California, 
binding all successors and assigns and (4) be irrevocable for a period of 21 years 
from the date of recording . 

a) No less than 0.3 acres in lot 38 golf course as shown on the map of tract 
50666 last revised by BBF on July 17, 1995. The 18th fairway and associated 
playable rough as depicted on Exhibit A depicting setbacks for VTTM 50666 
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dated July 25, 1995, and VTTM 50666 mentioned above shall be set back a 
minimum of 150 feet from the bluff edge except at its southwesterly end where 
it shall be set back a minimum of 125 feet from the bluff edge. The 18th green 
and associated playable rough shall be set back a minimum of 125 feet from 
the bluff edge. All tee boxes for the 18th hole shall be set back a minimum of 
200 feet from the bluff edge, except that one tee box may be placed closer 
than 200 feet but not closer than 100 feet from the bluff edge. The subject 
0.3 acre area located between the "Bluff Top Activity Corridor" on tract 50666 
and the inner line of this above-des~ribed setback shall be shown as an 
easement for habitat conservation and public access purposes on the Final Map.· 
The subject setback area may be graded during the construction of the golf 
course but will be restored to coastal sage scrub at the conclusion of grading. 

b) No less than 1.9 acres in lot 38 golf course as shown on the map of tract 
50666 last revised by RBF on July 17, 1995. The 17th fairway and green and 
associated playable rough, as depicted on the Exhibit A depicting setbacks for 
VTTM 50666 dated July 25, 1995, and VTTM 50666 mentioned above shall 
be set back a minimum of 200 feet from the bluff edge. All tee boxes for th. 
17th hole shall be set back a minimum of 200 feet from the bluff edge, exce 
that one tee box may be placed closer than 200 feet but not closer than 1 00 
feet from the bluff edge. The subject 1.9 acre area located between the "Bluff 
Top Activity Corridor" on tract 50666 (lot K) and the inner line of this above­
described setback shall be shown as an easement for habitat conservation and 
public access purposes on the Final Map. The subject setback area may be 
graded during the construction of the golf course but will be restored to coastal 
sage scrub at the conclusion of grading. 

c) No less than 1.5 acres in lot 39 golf course in tract 50667 as shown on the 
map of tract 50667 last revised by RBF on July 17, 1 995. The 13th fairway 
and associated playable rough, as depicted on the Exhibit A depicting setbacks 
for VTTM 50667 dated July 25, 1995, and VTTM 50667 mentioned above 
shall be set back a minimum of 1 50 feet from the bluff edge. The 13th green 
and associated playable rough shall be set back a minimum of 175 feet from the 
bluff edge. All tee boxes for the 13th hole shall be set back a minimum of 200 
feet from the bluff edge except that one tee box may be placed closer than 200 
feet but not closer than 100 feet from the bluff edge. The subject 1.5 acre area 
located between ttie "Bluff Top Activity Corridor", lot K, on tract 50667 and the 
inner line of this above-described setback shall be shown as an easement for 
habitat conservation and public access purposes on the Final Map. The subje51... 
setback area may be graded during the construction of the golf course but w~ 
be restored to coastal sage scrub at the conclusion of grading. 
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3) The applicant also proposed to amend the project description to: 

Increase the passive park habitat preserve shown as lot I tract 50666 by no less than 
0.2 acres to assure that the outer boundary of all active play areas (meaning here and 
throughout this permit, tee boxes. fairways, playable rough and greens) of the golf 
course westerly of Halfway Point Park shall be set back a minimum of 50 feet from 
the bluff edge (meaning here and throughout this permit the bluff edge as shown on 
Tentative Tract maps no 50666 and 50667 as conditionally approved by the 
Commission.) As a result of the elimination/relocation of the most seaward tee 
previously planned adjacent to Halfway Point Park as depicted on the map submitted 
with the application, all tees will be located landward of the access to the Torrance 
trail at Halfway Point Park. 

This tee is also identified as being moved in the Commission's findings and in the 
amendment application for A-5-RPV-93-00SA. The 0.2 acre strip of land at the 
southwestern rim of Halfway Point Park that was previously located between the park 
and the bluff edge shall now be incorporated into the above mentioned habitat 
restoration area, except for those portions identified as trails elsewhere in this permit. 
This land will be indicated on the final vesting tentative tract map for tract 50666 
prior to issuance of the coastal development permit, and recorded as part of the tract 
approval. 

DESCRIPTION OF THIRD AMENDMENT APPROVED FEBRUARY 1996 (A-5-RPV-93-
005-A3): Third amendment incorporates two additional parcels totaling 
approximately 8.5 acres to be used for golf course purposes only. 

DESCRIPTION OF FOURTH AMENDMENT APPROVED JULY, 1996 (A-5-RPV-93-
005-A4): Amendment request to revise previously approved project to: 1) relocate 
two lots of Tract No. 50667 to end of Street C; 2) revise boundaries of open space 
Lots A, 8, C, H and G; 3) convert split level building pads.of Tract No. 50667 to 
level pads; 4) revise golf course layout; 5) revise public access trail system to allow 
golf carts to use some trails, reroute a previously approved trail through the golf 
course, and in protected habitat areas allow seasonal closure of one trail and 
relocation of another trail as recommended by USFWS; 6) combine parallel trail 
easements into one easement for recording purposes; 7) construct a paved fire 
access road west of the Ocean Terrace condominiums; 8) revise the phasing 
requirements for the submittal of final grading and drainage plans; 9) change the 
location of permitted grading in the bluff top activity corridor for the 18th tee; and 
1 0) incorporate the proposed changes into revised grading and site plans. 
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DESCRIPTION OF FIFTH AMENDMENT APPROVED DECEMBER, 1996 (A-6-RPV-
93-006-A6): ( 1) Change condition 3, Trails, so that street identification of Trail 
3(A)(10,) Forrestal Canyon Trail, would read: uextending .from street..a£_ ..... 
connecting to streets..i::.C_and G../2_ to reflect change in numbering on map for 
VTTM tract 50666'; (2) Change Temporary Erosion control condition 10 (0) to 
allow for a reduction in distance between Bluff Top Activity Corridor and temporary 
construction fence when grading has been approved to extend closer than 20 feet 
from edge of corridor or within corridor : 

D. The landscaping and erosion control plan shall identify the location of the temporary 
construction fence noted in the habitat enhancement plan. In addition to the fencing 
required in the Habitat Enhancement Plan, construction fencing shall be placed no less than 
20 feet inland of the edge of Bluff Top Activity Corridors and dedicated Habitat Restoration 
Areas (Passive Parks) before the commencement of grading operations, excflPt that in those 
tw0 locatj0as where grading has been approved wjthja the Bluff Top Activity Corridor or 
where the toe of the B,JJ,proyed grading js located less thsn twenty £20J feet landward pf the 
Bluff Top Activity Corridor. the construction fence sbaU be placed at the seaward toe pf the 
fi.PDroved cut 0 r fill slope. This d0es not authorize development within the Bluff Top 
Activity C0rrjd0r except the two incursions specjfically permitted by the Commission jn it 

• 

sec0nd amendment to this permit. No drainage shall be directed over the bluff, no overspill, • 
stockpiling, equipment storage, material storage or grading shall be conducted seaward of 
this fence. The fence shall include small animal escape holes if required by the Department 
of Fish and Game. 

(3) Change golf course condition 19, Deed Restriction 19 E to reflect the location of 
the La Rotonda restroom on the golf course lot instead of lot E, the parking lot, in 
the revised VTTM 50667: 

E. OPERATIONS. The applicant and its successors in interest including but not limited 
to the golf course operator shall agree and covenant with the City of Rancho Palos Verdes 
to operate the parking lots at the end of Street A, the restrooms Ia the vicinity of the west 
end of L« Rotonda Drive. eiiSj/y •ccessjble from M lot E tract 50667 and the restrooms and 
patio area within the clubhouse as public facilities. The applicant, its agents, its lessees, 
and its successors in interest shall open these facilities to the public from dawn to dusk. 
No fee or validation shall be required for use of these facilitiesA 

(4) Change condition 22, regarding relationship of golf facilities to phasing program 
to reflect the location of the La Rotonda restroom on the golf course lot instead of 
lot E, the parking lot, in the revised VTTM 50667: 

C. VTTM 50667 Parking Lot and Comfort Station. Construction of the comfort station 
and the first 25 spaces of the parking lot Ia the vicinity of the west end of Ll Rotont!« 
Drive. euily «ccess/ble from ttft lot E tract 50667 at tAe eRa ef be AeteAaa ~ri'le shall begin 
immediately following rough grading for the golf course as noted in condition 4.8(1 ), as a • 
second stage park. The remaining 25 spaces may be considered a Phase IV improvement. 
These second 25 spaces shall be completed before grading the residential lots on Tract 
50666. These items shall be added to special condition 4.8. 
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SUBSTANTIVE FILE DOCUMENTS 
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A-5-RPV-93-005 & amendments (Palos Verdes Land Holdings Co./Zuckerman). 
Conceptual Public Amenities and Coastal Access Program of 1996, 
Attached to Public Amenities/Access Program: Trail and Public Park Map 
Conceptual Public Amenities and Coastal Access Program of 1996 Revised 
August 28, 1997 
Kenneth Zuckerman, January 14, 1997, letter in response to staff letter 
regarding trails, signage and public amenities. 
Ocean Trails fencing plan dated 12/19/96 (final) 
VTTM 50666 and 50667, 1994 
Sierra Club, Native "Plant Society vs. Coastal Commission etc. Exhibit A 
Depicting Setbacks 
Habitat Enhancement Plan, Draft, October 30, 1992. 
Habitat Enhancement Plan, Draft, Jan 18, 1993. 
Jeffrey D. Opdycke, United States Fish and Wildlife Service, letter regarding 
Rancho Palos Verdes Ocean Trails Habitat Conservation Plan (HCP) March 15, 
1993. 

12. Jeffrey D. Opdycke, United States Fish and Wildlife Service, letter to Ed Sauls 
regarding Hon Zuckerman Ocean Trails project dated December 7, 1992. 

13. Glenn Black, California Department of Fish and Game, letter to Michael 
McCollum, regarding Department's initial evaluation, Sept. 18, 1992 

14. Fred Worthley, California Department of Fish and Game, letter to Thomas 
Gwyn, Chairman of the Coastal Commission, et al. regarding Ocean Trails 
Project Proposed Habitat Enhancement Plan (Exhibit 33) 

15. Ocean Trails Residential and Golf Community Coastal Sage Scrub and 
Sensitive Species Habitat Conservation Plan, July 1996, Exhibit B to July 
1996 Implementing Agreement 

16. Implementing Agreement Ocean Trails Coastal California Gnatcatcher/Cactus 
Wren/Six Plant Species Habitat Conservation Plan, July, 96 

17. Caren Williams, (representing applicant) Memorandum, June 6, 1996, Ocean 
Trails HCP Implementing Agreement Revisions 

18. Storm Water Pollution Prevention Plan (SWPPP) dated January 30, 1997, 
received March 13, 1997 

1 9. Master Drainage plan (2 sheets) dated 9/96 
20. Temporary Erosion Control Plan (2 sheets) dated 1/22/97 
21. HCP figure 5, Water Quality Control plan, April 1996 
22. California Native Plant Society, Sierra Club v. California Coastal Commission, 

settlement dated May, 1995 . 
23. Gail C. Kobetich, U~ited States Fish and Wildlife Service, letter dated August 

25, 1997, Ocean Trails East Bluff Preserve, Rancho Palos Verdes, Los Angeles 
County California, (1-6-97-HC-286) 

24. Gail C. Kobetich, United States Fish and Wildlife Service, letter dated August 
26, 1997, Ocean Trails West Bluff Preserve, Rancho Palos Verdes, Los 
Angeles County California, (1-6-97-HC-291) 

25. Zuckerman Building Companies, Trails Plan for the Ocean Trails Project, 9/1/97 
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United' States Department of the Interior 

FISH AND wn..DLlFE SERVICE fE n \\ n IE :;::::-; 

• 

. =:~~~ ~ ~ ~ ~ l \yj [ '·'' \\ 2730 Loker Avenue West · n l :...J ' 
Carlsbad. Califomia92008 . I I SEP 2 1997 :._::../ 

Mr. Kenneth Zuckerman, Project Manager 
Ocean Trails Project 
707 Silver Spur Road, #201 
Rollins Hills Estates, California 90274 

CAL\FORNtA ,. 
cot..ST.At. CO!\!AUGSR ·1997 

Subject: Ocean Trails West BluffPreserve, Rancho Palos Verdes, Los Anaeles County, 
California (1-6-97-HC~291) 

Dear Mr. Zuckerman: 

The U.S. Fish and Wlldlife Service (Service) has reviewed the Ocean Trails West Bluff 
Preserve Habitat Revegetation Status Report (report), dated May 21, 1997, prepared by 
Dudek and Associates, Inc. Pursuant to the commitments in the Ocean Trails Habitat 
Conservation Plan (HCP) and the Amended California Coastal Development Permit, Special 
Condition 8, the Service must provide comments on the suitability of the site with respect to 
threatened, rare, or endangered species, prior to the commencement of Stage 1 Grading, 
including the club house and associated parking area. 

Although coastal California gnatcatcher (Polioptila californica califomica) and cactus wrens 
(Campylorhynchus brunneicapillus cousei) have not nested in the preserve area, the site 
appears to be of sufficient maturity to supply food and cover for these species and possibly 
other coastal sage scrub dependent species. The Service concurs with the report, that the 
vegetation data coupled with the observations of California anatcatcher use of the preserve, 
deD;lonstrate that Special Condition 8 is being achieved. However, the Service requests that 
the West Bluff Preserve continue to be monitored for sage scrub reCruitment for the next two 
to three years. The Service will also work with Ocean Trails and their biologist in developing 
a revegetation plan for the western side of this reserve area adjacent to the bluffs. 

The Service continues to be available to assist Ocean Trails and their biologist with any 
additional information needed for the maintenance and monitoring of the West Bluff Preserve 
and adjacent open space areas. Please contact Mary Beth Woulfe of this office at (760) 

. 431-9440 if you have any questions. 

ly, 

EXHIBIT NO.~ I "\ 

• 
APPUCATION NO. 
r-------1 
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~.r.• C. Kobetich 

Field Supervisor A·t5· P..Pl/·43·PfJ'S Ab 
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f~AUL ll. WATKINS 11111·11'121 
DANA LATHAM 11111·11741 

CHICAgO PU!CE 
IEARI TOWER, SUITE 1100 
CHICAGO, ILLINOII 10101 

TILII'HONI! 13121171•1700 
I'AX C31lii1S·I717 

\.ONpON OffiCE 

LATIIAM & WATKINS 
NEW JERSJX OPJ'!;I • 

ON! NEWAilK CINTIR 
NIWAfiiC, NEW JIRSIY 0'1101•lt74 1150 TOWN CENTER OfUVi, .IUITI 2000 

ATTORNEYS AT LAW 

COSTA MESA, CALIFORNIA 12121·1121 TILE,HONECIOUI11·1ll<1 

PAX C714) 715•1 tJ lC frJ lC n nnli3'H .,. ENUI, SUITI 1000 
TLX 110777 ~ liD u; u W'E YO YOfiiC 10012-41102 

ELN 1271127 Ll 0 12121101·1200 

ONE ANGEL COURT 
LONDON IC211 7HJ ENGLAND 

TELIPHONE + ••·t 71·17• .... 

TIUPHONE (7, .. , "'W 5 FAX 1201~ III·UI. I 

AUG 6 
21 .,., ....... 

. 1997 
701 •a• ITIIUT, IUITI2100 

CALIFORN'IJ.N OlfGO, CALII00RNIA 12101.f117 
P,. TILI,HONI Cf1tllat•1ll• I/IAX + "·171·17• .. 10 

loS ANGELES OFfiCE 
113 WIST FlnH STREIT, SUITE &000 

LOt ANGILll, CALIFORNIA 10071•2007 
Tll..EI'HONIIU31 <$11·1114 

FAX 12111111·1711 

MOSCQW OFFICE 
ttSI1 LININSKY PROSPECT, IUITE C200 

MOSCOW 117111 RUSSIA 
TILI"HON! "' 1·103 tSS·IIII 

FAX + 7·103 811·1111 

' 
Jamee Jordan Patterson 
Deputy Attorney General 
110 West A Street 
Suite 1100 
San Diego, CA 92101 

Re: Ocean Trails Project 

August 1 t99f0ASTAL COMMISSION "'11111
•
7

•
11 · . 

t fAN F!!ANCIICO OF!JCE 
lOS MONTGOMERY STREIT, IUITI1100 

IAN FRANCISCO, CALII/IOfiNIA l<$111·2112 
TELIPHONI c•tJJ 111.0100 

fAX l<$111 111·1011 

WASHINGTON. D.C. OtrtrllsE 
1001 PINNSYLYANIA AVl., N.W., IUITI taOO 

WASHINGTON. D.C. 1000<&·2101 
TELEPHONE 12021 117·2200 

FAX 12021 111·2201 

Dear Jamee: 
l>t1 bL..tf ft:'' IJt!­

This letter is in response to your letter to me dated July 2, 1997. We had intended to 
make these points to you in person at a visit to the project site, but given the difficulty of 
arrangina all required schedules for that visit, this letter will have to serve. 

Your July 2 letter turns on several points that are in error, as we. think a site visit 
would have demonstrated for you~ Before addressing the erroneous points in your letter, we 
want to make it clear that we do not take issue with several of your points. We do not and 
have not contested that the Coastal Commission's original approval of this project with a 25 
foot setback from the bluff edge is measured from the actual bluff edge (as best it can be 
determined). The setback obligations of the Settlement Agreement are not intended to 
supplant that requirement, but instead be consistent with it. We also agree that one of the 
conditions imposed by the Coastal Commission on its approval of the flfth amendment to the 
Coastal Development Permit (althouah not condition 1A(2) as cited by your letter, but rather 
condition 1B(2)) does identify the following setback strip for dedication: "VlTM Tract 
50666, described as a strip of land no less than 50 feet in width immediately adjacent to the • 
edge of the bluff (the blu/1 face lot is Lot G), southwesterly of the aolf course, including the 

022\WP.SI\IKB\HZ\OIIOILTR 
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Jamee Jordan Patterson 
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west side of Halfway Point, no less than ••• 1.2 acres. • We do, however, disagree with the 
remaining assertions in your letter ... 

First, you assert that the Commission's approval of the fifth amendment to the 
project's Coastal Development Permit ("CDP") "required that re-revised Tract Maps be 
submitted which conform to the Commission's decision on this amendment" with specific 
reference to ·the settlement setbacks. That is not wholly accurate. The special condition 
requiring revisions to the project's maps was imposed on the project pursuant to the first 
amendment to the CDP. Revised maps were prepared in satisfaction of that condition. It 
was not added with specific reference to any modifications agreed upon with respect to the 
fifth amendment. There is a catch-all condition 12 reading: 

"Prior to issuance of the coastal development permit, the applicant shall submit, for 
the review and approval of the Executive director, revised final plans, approved by 
the City of Rancho Palos Verdes, which indicate the fmallayout of all residential and 
open space Jots, streets, and other improvements, including grading. access areas, 
golf course and revegetation areas, and which conform with the fmal approved plans 
for public access, recreation, Habitat protection/enhancement, grading and drainage 
specified in conditions 1-5 and 9-11, above. All development must be consistent with 
these plans." 

This condition makes no reference to revisions to the approved Tentative Tract Maps, but 
rather to fmal plans. You will also note, looking back at condition 1B(2), that it identifies 
the SO foot setback agreed to through the Settlement Agreement with specific reference to 
V1TM 50666 and Lot G as constituting the "bluff face" for puxposes of that setback. 
Condition 12 is not a direction to revise VTI'M 50666, but a direction to have final plans 
approved that conform to it. 

Second, your letter claims that the bluff line as depicted on VTrM 50666 (revised to 
conform with the requirements of the first amendment to the CDP) was drawn in error. and 
would place the 50 foot setback on the bluff face. Your information is inaccurate. The bluff 
line drawn on VITM 50666 for Lot G in fact accurately depicts the actual bluff face, as best 
it can be thpicted by a relaJive/y straight line. We walked the property with the plaintiffs in 
the Native Plant Society lawsuit with a topo version of VTI'M 50666 to verify the general 
accuracy of the bluff line depicted on it. As a relatively straight line, there are places where 
the actual bluff face is clearly seaward of the line drawn for Lot G, and others where it is 
landward. The Lot G line is, however, remarkably accurate. Your information, and the 
argument that you make that the additional setback is not in fact additive, are simply_ and 
demonstrably inaccurate, as a site visit would have established for you. 

022\WP51WCB\HZI0801LTR 
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At the extreme westerly end of the property, the bluff toP has been disturbed by past 
grading activities creating a path to the beach, and. there is some room for differences of 
opinion as to where the bluff top actually exists. Additionally. in this area the bluff face is 
eroded by a number of lateral drainages into the face. Only at this extreme westerly end is 
there anything approaching the extreme situation descnDed in your letter, and it is opposite 
an .area on the bluff top that has been identified for preservation in any event, where there 
was never any additional setback contemplated. 1be only area of any real question between 
some members of the Commission's staff and my client as to the location of the actUal bluff 
edge that is relevant to the Settlement Agreement occurs Mllr this· extreme end, on the one 
golf course hole that is directly overlooking the ocean. My clients interpret the geology 
here, as disturbed by grading, to place the bluff edge on the seaward side of the graded trail 
down the face. The bluff line drawn on V1TM corresponds with that interpretation, and it is 
demonstrably supportable with a site visit. Pam Emerson thinks the bluff edge should be 
described as being landward of the trail. That is the difference. However, again, this 
difference, which is only capable of being understood with a site visit, does not in any way 
establish any falsity in the bluff line drawn on V'ITM S0666 and used as the reference point 
for the SO foot setback negotiated through the Settlement Agreement, signed off on by Chuck 
Damm, and approved by the Coastal Commission with the fifth amendment to the CDP. 

In short, your letter relies upon citation to a condition that does not exist or does not 
say what you represent is the case. It relies upon a mistaken belief that the landward line for 
Lot G as drawn on VTIM 50666 erroneously lies halfway down the bluff face, which a site 
visit would demonstrate is absolutely not the case. We continue to urge that you investigate 
the facts. and take another look at the actual language of the Settlement Agreement and 
Commission actions. If you do, objectively, you will understand how we continue to believe 
your interpretation of the Settlement Agreement and Commission's approval of the flfth 
amendment to the CDP is demonstrably erroneous. 

Sincerely, 

~~ 
cc: Charles Damm, Long Beach CCC 

Pam Emerson, Long Beach CCC 
Ken Zuckerman 

022\WP51\IUCB\HZ\01101LTR 
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Sent by: DEPT OF ~USTICE/ATTY BEN 619 645 2581 ; 
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DANIEL B. LUNGREN 
A.ltor1111 Generlll 

Robert lt. Break 
Latham & Watkins 

July 2, 1997 

6SO Town Center Driv• Suite 2000 
Coata Mesa CA 92626-1,25 

110 W'£S'I' A STREET, SU'J'l'i 1100 
SAN DlEOO, CA 0210\ 

P.O. BOX 1:1:&66 
SAN DIBOO, CA 91186-5266 

(619) &U-2001 

PACSIMIUi.: (619) 645-2012 
(Eil9) 645-2023 

RE~ ~ean Traile Project {Natiye Plant Spcie;y v. CCC} 

Dear Sob: 

l reviewed your letter dated June 2S, 1997 and discussed 
this with the Commission'& staff this woek. I also reviewed the 
settlement mapa depicting the so foot bluff top setback which i& 
now in dispute. The Commission'• position is that the actual 
bluff edge is the point from which the setback ehould be 
measured. 

The settlement agreement provides that the outer boundary of 
·all aetive play areas shall be sst back a minimum of •so feet 
from the bluff edge (meaning, here and throughout ~he agreement, 
the bluff edge •s shown on Tentative Tract Maps No. 50666 and 
50667 tnd approved by che cammia&ipn).n (Settlement ~eement, 1 
l.. A.) The settlement agreement :further provides that the land 
&long and l!ndward of the bluff edge will be offered for 
dedication to the publie and the additionil aethagk (including 
the SO foot aetback noted above) shall be offered for dedication 
along with lot G for habitat conservation and public acces•· 
(Set~lement Agreement, 1 1. G.) The Settl•ment Agreement was 
supposed to be consistent with the Commia8ion'e approval of the 
project, as originally approved and as amended. (Settlement 
Agreement 4 , 2.) The COmmission's understanding was that ita 
approval of the project would govern, in that the partiea agreed 
no further amendment would be neceasary to implement the · 
&ettlement agreement. 

The Commiaaion'a approval of amendment AS·RPV-93-005 AS 
provides in special condition 1A(2) that the •Let X Golf Cou~se 
Blu.ff Edge Habitat Setback within V'M'M Tract 50666, described as 
a strip of land no less than SO feet in width immediately 
adjacent to the edge of the bluff (the bluff face lot is Lot G), 
southwesterly of the golf courso, inoluding the weat aide of 

EXHIBIT NO./ L 

APPUCATION NO. ' 
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Halfway Point.• The Commiaaion's approval further required that 
re·revised Tract Map& be submitted wnich conform to the 
Commission's decision on tbis amendment. It is~ understanding 
from staff that ~a-revised mapa have never been submitted in 
compliance with this amendment. 

When staff met with your client and bis technical adviaors 
on site to revie~ the aurveyed lot linea, tbe stake depicting the 
so foot aetback was not 50 feet from the bluff edge but was on 
the edge. Apparently the maps utilized in tbe settlement process 
erroneously depict the bluff edge as being on the bluff face. 
According to Commission staff, tbe maps referenced iD the 
•ettlernant agreement were not the re-raviaed eaps required to be 
submitted pursuant to the amendment. Since the Commission's 
approval of the amendment required su~ittal of revised maps and 
since the Commission'& approval of the aettlement was baaed upon 
the parties' acknowledgment t~t the aettlemaut would be 
consistent with that amendment and vould not require a further 
amendmenc, the Commission believes that ita approval of the 
amendment gove:rn.a. In other word.a, re-reviaed mapa needed to be 
submitted which accurately depict the project via-a-via ebe aite. 

Mdition.ally, ainoe the Commiasion originally approved tbe 
project with a 25 foot aetback from the bluff edge, not from eome 
place on the bluff face, and the settlemeAt agreement was 
auppoaed to increase, not decrease, the size of the setback, the 
Commiaaion's position is entirely reasonable. I would 
s~cifically point out that the agreement's use of thA modifier 
•a4aitional" in reference to the setback makes it clear that the 
setback ahould be greater than, not less, than that approved by 
the Commission. The 50 foot setback u ua•u.red by your client's 
technical representatives was less than that originally approved 
since it was measured from tha bluff faee and not the J:>luff edge 
and the: stake identifying the landwarc! location of the setback 
was on the bluff edge. F1.nally, common aanaa alone 4ictatea that 
a bluff edge setback be measured from the bl~ff ed.ge, not fr~ 
halfway down the bluff face. 

It appears that either the CaMmieaicn'e interpretation must 
govern, i.e., that the 50 foot setback is ~~easured from tbe :bluff 
ed;a. or. if that interpretation is unworkable for your client, 
that an amendment application ahould be aubmitted to the 
Commission. Staff is willing to recommend returning to the 25 
foot setback originally approved by the Commission. I also 
auggeat that we meet at the site with our respective client• 
and/or their representatives so that there will be no further 
dispute& about where linea are cr ahoulcS be drawn em. the grCUDd. 

EXHIBIT NO. ,,: .. .. I I J 
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1 would be available for such a meeting any time during the week 
cf July 14 and 28 and the week of August 18. 

Since:rely, 

DANIEL 2. LUNGREN 
Attorney General 

~~~~ 
Deputy Attorney General 

cc: Charlea Dam111, Long aaach CCC 
Pam Emerson, Long seach CCC 

EXHIBIT NO • .. 
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CALIFORNIA COASTAL COMMISSION .--= .. 7=" =9.._!-=_==:=========~.~~ 
South Coast Ml OffiCe • · ' · ·· · ~ 
200 Ocean;ate. Suitt 1000 ·• 
Long Beach, CA 80802-4302 
(582) 580-5071 

May 30, 1997 

Mr. Kenneth Zuckerman EXHIBIT NO. ~ 
APPUCATION NO. 

I~ 
Project Manager, Ocean Trails Golf Course 
Zuckerman Building Companies 
707 Silver Spur Road AJS,Rt>vSil.cx>s it'-
, 201 c.lN.~ Cb.• 0,.., 

~"'+I ~.,e IJC; Rolling Hills Estates, CA 90274 

Subject: Permit conditions and bluff top setback in permit A-5-RPV-93-005 

Dear Mr. Zuckerman, 

Recently, I met with you and your attorney regarding compliance with the 
Commission's special conditions imposed on the first amendment to the permit 
(A5:RPV·93-005A) and special condition 1 A(2) of your permit A5-RPV-93-005 A5 
(Hon/Zuckerman) as amended. The relevant condition currentlY states: 

(2) Lot I Golf Course Bluff Edge Habitat Setback within 
VTTM Tract 50666, described as a strip of 

land no less than 50 feet in width immediately 
adjacent to the edge of the bluff (the bluff face 
lot is Lot G), southwesterly of the golf course, 
including the west side of Halfway Point, 
no less than: 1.2 acres 

Special conditions one and two of amendment 1 state: 

1. Revised Tentative Tract Maps: 

2. 

Prior to issuance of the amended permit, the applicant shall submit for 
the review and approval of the Executive Director, revised Vesting 
Tentative Tract and Parcel Maps for Tract 50666 and 50667 approved 

- -- by the City of Rancho Palos Verdes on September 6, 1994, that conform 
with the April 15, 1993 Commission action on A-5-RPV-93-005 as 
herein amended. Such revised maps shall specifically evidence 
conformance with: the acreages and other requirements of open space 
areas required by the Commission in Condition 1 : the routes and 
development specifications of trails required in condition 3 as amended in 
this permit action; the specific requirements of conditions 1 2, 1 4, and 
15; and all other conditions of permit A-5-RPV-93.005. 

Applicable Revised Standard and Special Conditions. 

The revised standard and special conditions found in Appendix A, 
attached, shall apply to A-5-RPV-93.005 and A·5-RPV-93.005A upon 

• 
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written approval by the Executive Director of re-revised Tentative Tract 
and Parcel Maps that conform to the April 16, 1993 Commission action 
on A-6-RPV-93-006 as amended. These re-revised Tentative Tract and 
Parcel Maps must also have been approved by the City of Rancho Palos 
Verdes as required in special condition 1 of amended Coastal 
Development Permit A-6-RPV-93-QOS before submittal to the Executive 
Director. 

The second amendment project description, as submitted by you, states in part: 

3) Amend the project description to: 

Increase the passive park habitat preserve shown as lot I tract 60666 by 
no less than 0.2 acres to assure that the outer boundary of all active 
play areas (meaning here and throughout this permit, tee boxes. 
fairways, playable rough and greens) of the golf course westerly of 
Halfway Point Park shall be set back a minimum of 50 feet from the bluff 
edge (meaning here and throughout this permit the bluff edge as shown 
on Tentative Tract maps no 60666 and 50667 as conditionally approved 
by the Commission.) As a result of the eliminationfrelocation of the 
most seaward tee previously planned adjacent to Halfway Point Park as 
depicted on the map submitted with the application, all tees will be 
located landward of the access to the Torrance trail at Halfway Point 
Park. 

This tee is also identified as being moved in the Commission's findings 
and in the amendment application for A-5-RPV-93-00SA. The 0.2 acre 
strip of land at the southwestern rim of Halfway Point Park that was 
previously located between the park and the bluff edge shall now be 
incorporated into the above me.ntioned habitat restoration area, except 
for those portions identified as trails elsewhere in this permit. This land 
will be indicated on the final vesting tentative tract map for tract 60666 
prior to issuance of the coastal development permit, and recorded as part 
of the tract approval. 

In November, 1996, Pam Emerson of my staff met with you and your technical 
advisors on site with representatives of the plaintiffs in the California Native Plant 
Society (CNPS) lawsuit, and the City staff to verify the location of the lot lines as 
finally surveyed. The stake depicting north westerly corner of lot I, tract 50666, 
marking the westernmost inland corner of the bluff edge setback, was not 50 feet 
inland of the bluff edge. Instead it was directly on the bluff edge, inconsistent with 

• the wording of the condition. 

The Commission's original conditions required a 25 foot setback as measured from 
the actual physical edge of the bluff. The Commission's action on the first 
amendment explicitly required re-revised tract maps to assure the consistency of 
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the maps with the Commission's adopted conditions. When the Commission 
processed its third amendment, it increased the width of the required dedicated 
area from 25 feet to 50 feet to reflect the revisions required in the settlement. The 
conditions continue to include a statement requiring •re-revised tract maps• that 
reflect the Commission's conditions. · 

The City's 1 994 map (Vesting Tentative Tract map 50666) verbally identifies a 25 
foot corridor in this area, but depicts the bluff top corridor in this area entirely on 
the bluff face. You have stated to my staff that you agreed to the settlement 
based o~ the City's 1994 map (Vesting Tentative Tract map 50666). 

I initially responded to this conflict by indicating to your representatives that the 25 
feet of •bluff-top• corridor should be located inland of the physical bluff edge, 
reflecting the Commission's original condition; i.e. irrespective of what the 
settlement says, the amount of corridor should not be reduced. We notified the · 
you and the California Native Plant Society of this in writing. 

On Jan 14, 1997, Andrew Sargent called my staff and stated that he believed the 
50 feet in the settlement was binding on the Commission. He agreed that the bluff 
edge would be defined by the Coastal Commission, but believed that the settlement • 
applied to the project as conditioned by the Commission-increasing the width of 
the corridor required by the Commission from 25 feet to 50 feet. Sargent later 
confirmed this in a letter, described below, stating that at a settlement conference, 
all parties agreed that the Commission would define the bluff edge, and the open 
space would be 50 feet inland of the edge. 

The settlement contains language reserving the staff's right to review final maps 
for consistency with the Commission's conditions. The project description in the 
final amendment likewise notes that the lot lines are subject to the written 
requirements in the Commission's conditions of approval. My staff has consistently 
informed you, in writing that final plans would be measured for consistency with 
the Commission's adopted conditions. 

As I discussed with you, I am uncomfortable signing plans that are inconsistent 
with the requirement of the Commissions conditions as revised. When I met with 
you, your attorney contended that my signature on the plans accompanying the 
settlement agreement overrode the written requirements of the Commission 
conditions. While this was a strong argument, it is our belief that the terms of the 
conditions govern. The Commission has yet to approve any plans, and the plans on 
which •Exhibit A, Depicting· setbacks• was drawn, was merely illustrative. After 
our meeting, I received the letter from Andrew Sargent, representing the CNPS, 
indicating that in their view, the language of the Commission's condition indicating 
the location of the original bluff top corridor should override the map entitled 
•exhibit A Depicting Setbacks•. 

• 
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After considerable thought on the subject I believe that I cannot instruct my staff 
to sign off plans that are not consistent with the wording of the Commission's 
condition. However, I understand that, on this particular corner, increasing the 
setback to 50 feet will make it extremely difficult to accommodate all the golf 
course holes planned for this area. 

There are three possible methods to resolve this issue: 

1. You can submit a re-revised tract map for VTTM 50666 that complies with 
the Commission's written conditions. 

2. You can request the Commission to interpret the wording of the conditions 
and its intent. The California Code of Regulations provides for disputes 
between the Executive Director and applicants regarding to conditions to be 
referred to the Commission for resolution. 

3. You can apply for an amendment to the condition to allow for a portion the 
lot I, tract 50666 boundary to be less than 50 feet from the bluff edge. 
Given the effect on the golf course, and taking into account the original 
Commission action of the Coastal Development Permit, which authorized a 
25 foot setback from the bluff edge, we would accept the request for an 
amendment. We would not accept an amendment that proposed that the 
setback be less than 25 feet from the true bluff edge. 

A second issue that needs to be addressed is the mechanism for condition 
compliance. You and the City have written to us requesting that instead of 
submitting a re-revised tract map, you wish submit a lot line adjustment that would 
be recorded along with the final tract map. This suggestion will have to be 
analyzed by our legal staff, but again, it makes me uncomfortable to be asked to 
accept a method of condition compliance that does not conform to the methods of 
compliance spelled out by the Commission in its conditions of approval. 

In the meantime-;-! believe the next step is to agree on the ·tocation of the bluff 
edge. I suggest that your engineer, a representative of the Fish and Wildlife 
service, the City and my staff meet on the site to agree on the location of the bluff 
edge at that corner of the property. As I understand it, you have indicated to staff 
that you would prefer to measure the bluff edge from the seaward edge of a 
dedicated trail. I have instructed staff that the bluff edge is the location where the 
bluff begins to fall more steeply, reaching a 2:1 or over slope, end is not the edge 
of a trail on the bluff face • 

I understand that you are making substantial progress in conforming to all other 
conditions. I hope that once we resolve this issue, we can proceed with final 
compliance with the conditions and release of the plans. 
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Although the process has had its ups and downs~ I believe that we are nearing a 
successful completion of our efforts. I have appreciated the close cooperation of 
your staff in this process. Please contact me or Pam Emerson as soon as possible 
so that this issue can be resolved. 

Sincerely, 

Charles Damm 
Deputy Director 
California Coastal Commission 

cc. Jamee J. Patterson, Deputy Attorney General 
Carolyn Petru, City of Rancho Palos Verdes 

EXHIBIT NO· i~ !" ... l 
APPUCATION NO.Il ., f ( 
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Mary Beth Woulfe, United States Fish and Wildlife Service 
Teresa Henry, California Coastal Commission 
Pam Emerson, California Coastal Commission 
Bob Break, Latham and Watkins 
Andrew Sargent, California Native Plant Society 
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Andrew H. Sargent 
,( tttJIIIe'f 4t _! 411C 

MayS, 1997 

Charles Damm 
California Coastal Commission 
200 Oceangate, 1Oth Floor 
Long Beach, CA 90802 

Re: Ocean Trails 

Dear Mr. Damm: 

600 Wmslow Way E., Suite 131 
Bainbridge Island, WA 9811 0 

Phone: (206) 842·1905 
Facsimile: (206) 842-7675 

E-mail asargent@v-law.com 

I am writing concerning the ongoing discussion regarding the coastal bluff edge on the 
west end of the Ocean Trails project. This is the area between Halfway Point and the 
~ortuguese Bend Club. · 

As a party to the law suit and one who was present at the final negotiations concerning 
this project l feel compelled to respond to the current position taken by the developer. 
The settlement calls for a 50 foot setback from the coastal bluff edge. This setback 
exceeds the minimum 25 foot setback included in the Commissions conditions. The only 
issue that is up for debate is where is the bluff edge. 

At the time of the settlement it was agreed that the California Coastal Commission as the 
governing body would determine where the bluff edge is according to California law. 
Neither the developers nor the Coalition has this authority. The scale of the maps were 
such that they any line was an approximation. In fact, this is the argument the Developer 
utilized when they wanted to enlarge and move tees and lot lines. 

If the developer insist that the line on the settlement map can. not be changed then he must 
agree that all the lines on the settlement agreement can not be changed unless agreed to by 
all parties. If one line is scared and can not be changed then all lines are sacred. This 
would mean the lot Jines, and tee locations must be as shown on the settlement map. If 
they can move Jines to increase their profit then surely the Coastal Commission can move 
line on a map to comply with California law. One standard should apply to all parties . 

EXHIBIT NO •. ~"' : 
APPUCA TJON NO. I 
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If called to testifY before the Commission I will testify under oath that the agreement 
reached between myself, acting as President of the Coastal Conservation Coalition 8Dd 
Chris Downey, the President ofHon Development is as foDows: 

•'The coastal bluff edge shown on the maps is where we think it is, but the final 
decision as to where it is on the actual site will be made by California Coastal 
Commission. 

I urge the commission to hold the line and insure a SO foot setback is provided on the 
actual site. The developer, in previous discussion of this issue asked me if I was prepared 
to accept the Commissions decision on the entire length of the site. The answer is: Of 
course we are! Determining where the actual bluff edge is the charge of the Commission. 
It should not and can not be delegated to a mere cartographer or draftsman employed by 
~the developer. 

• 

Although I have moved to the state of Washington be assured that I am licensed in • 
California, I have an active interest in this case, and I am prepared to take the appropriate 
and necessary action to insure the Commission protects the interest of the people of the 
state of California. 

Please feel free to contact me if you have any questions or if further testimony either in 
person or in writing will assist you. 

Sincerely yours, 

~ici?~ 
cc California Coastal Commission 

Frank Angel, Attorney at Law 

J?. 
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!'rank Angel 
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'l'hird Floor 

CALIFORNIA 
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Los Angeles, CA 90064-2166 

Robert Break 
Latham & Watkins 
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Suite 2000 
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Carol Lynch 
Richards, Watson & Gershon 

P.O. Bar 15266 
SAN DIBOO, CA 9l1G6-5266 

(619) 645-XOl 

PAc.sn.o:I.l?.: (61t) 145·2012 
(619) 645-2023 
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CALIFORNIA 
COASTAl COM."'I$~·1< l~· .. 
SOUTH COAST DI.SIRtC. 

EXHIBIT NO. 
APPUCA nON NO. 

333 South Hope Street, 'l'hirty Eighth Floor 
Los Angeles, CA 90071-1469 

RE: Native Plant Society, Sierra Club v. Coastal Ca,mmission 
Los Angeles Superior Court No. BC 083026 

Dear Counsel: 

'l'his letter confir.ms that the Coastal Commission has agreed 
to proceed with the settlement process we discussed at our 
meeting in Long Beach in July •. Plaintiffs Native Plant Society, 
Sierra Club, Coastal Conservation Coalition, Save OUr Coastline 
2000 and Andrew Sargent and Real Parties in Interest Palos Verdes 
Land Holdings Company, Palos Verdes Land Bol.dings Company Inc. , 
and Zuckerman Building Company have entered into a settlement 
agreement essentially providing additional dedications for public 
amenities. Real Parties will submit an application for an 
amendment to the.project previously approved by the Commission 
which amendment will include these additional dedications and 
some minor grading, with restore.tion, for the golf course tees. 
Commission staff has agreed to treat the amendment as a minor 
amendment and will place the amendment on the agenda for the 
September meeting in Eureka. If there is an objection from a 
member of the public to this matter being treated as a minor 
amendment, the amendment will be heard by the Commission as a 
regular amendment at its October meeting in San Dieg.o. 
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. ~he Commission reserves all discretion to consider the 
··amendment for compliance with the Coastal Act. Staff has agreed 

to recommend approval. Assuming the Commission does approve the 
amendment in a manner satisfactory to plaintiffs and real parties 
in interest, the settlement will go forward.. It is B¥· 
understanding that the litigation will be dismissed once the 
mutual release has been signed by the appropriate parties. 

The settlement agreement will need to be modified to reflect 
that ~e Commission has approved the amendment. Paragraph 2 
currently contemplates approval without an·amendment through the 
settlement agreement. As_I explained, the Commission cannot 
enter into a settlement agreement amending a project because to 
do so would violate due process and the public's right to . 
participate in the planning and approval process. As currently 
drafted, the settlement agreement does not require the Commission 
to be a party to the release (see paragraph 3). Quite honestly, 
that is the preferred way to handle this since the Commission 
cannot contract away ita police power and ordinarily considers 
releases to do so. Former Commissioner David Malcolm can and 
will be able to be a party to the release, which should be 
sufficient for plaintiffs' purposes. 

~ 

Finally, ·the settlement agreement only resolves those issues ~ 
raised by plaintiffs in their litigation. It does not ~ffect 
real parties' compliance with the coastal development permit as 
amended nor does it hinder the Commission's ability to require 
additional amendments for other changes in the project, including 
changes to any habitat conservation plan or other mitigation 
measures which conflict with the Commission's prior approval. 

If any of the above does not comport with your understanding 
of the status of this case, please contact·me immediately. 
Otherwise, we will proceed to finalize the settlement when the 
perm! t amendment has been approved. 

Thank you for your continued cooperation and courtesy. 

EXHIBIT NO. J 
APPUCATION NO. 

A 5 .flr~ ~~ -4>s-- ~t• 
o. Av - "-Nu "'IJ' 

Sincerely, · 

· DANIEL B. LUNGREN 
Attorney General 

cc' Pam Emerson, CCC, Long Beach 
Ann Cheddar,. CCC, SF 
Mary Scoonover, DAG, Sacto 

~ 
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FIRST AMENDMENT TO SETT~NT AGREEMENT 

This Agreement (hereinafter referred to as 
"Amendment"), date~ and effective aa of , 1995, is 
the First Amendment to the Settlement Aqreement dated May ___ , 
1995, between The Sierra Club, ~he California Native Plant 
society, coastal Conservation Coalition, save Our coastline 2000, 
Andrew Sargent, Palos Verdes Land HolOings Company, Palos Verdes 
Land Holdings Company, Inc., Zuckerman Buildin; Co., the city ot 
Rancho Palos verdes and tha California coastal commission. 

This Amendment makes the following revision• to t::ha 
S•ttlement Agreement: 

to reacl: · 

to read: 

1. ~be third sentence of Recital A ie hereby amended 

•The Projeet p~rmits development of the property with 
seventy-nine (79) single f~ily residential lots and 
four (4) low income units, a pUblic golf course, a 
public bluff-top oriented trail system, and ooastal 
saqe scrub preserves." 

2. The first para~raph of Section 1 ic h&~eby amended 

"Projeet Moditieations. Real Parties In Interest agree 
to modify the P~oject as described below and as 
depicted on the four maps attached as Exhibit •A" (tee 
locations must be set back rrom the bluff ee;e as 
specified on Exhibit 11A", but otherwise are 
approximate) which are fully incorporated herein by 
reference1 and c;overn the interpretation of the 
parties' mutual intent in the event the lanquage below 
is in conflict with what is shown thereon&• 

3. The last aentence of sUbparagraph A of Section 1 
is hereby amended to read: 

"The strip of land at the southwe5terly rim of Halfway 
Point Park, that previously included the 
eliminated/relocated tea, shall be included in coastal 
Bluff Dedication Lot c or in the 1.0 acre minimum 
easement located within Golf Course ~t No. 38.M 

' 
11'1'he purpose of the four :IDaps which are attache~ as £xhibit 

•A" is to illustrate the items which specifically have been 
negotiated by tne parties pursuant to this Aqree•ent and Wbich are 
discussed herein. Acccrdinqly, these four ~ap$ do not auparaede 
other a$pects of the project or conditions of approval imposed by 
the City or tha coa1tal commiasion which are not expressly modified 
by the text ot thi& settlement Agreement.•• lf">'J, 11, •<I 1'!1' 

EXHIBIT NO.~~~-: 
APPUCAnON NO • I 

.q 6 .. ~t>\1 .tn ~Ill/, 
~'& .... ~ 



Sent by: DEPT OF JUSTICE/AnY OEN 819 045 2581; 09/18/87 1 :54PU;JJdiDc 1625jPage 18/20 

.. • 

4. T.be last aantenc. of aub~arag~apn 1 of section 1 
is ner&by amended to zead: 

•vundinq for aaintenance of the coastal sage scrub and 
trail ayate• ahall be •ecured through the establishment 
of an aaaesuent .Siatzict, or. a new aone in an existinv 
assessment district, foraa4 in accordance with 
applicable law, which shall include the private lantJa 
located in tbe City of Rancho pa.J.os Vert'lea subreqions ? 
and a, and,lor throuqh a greens .fee tax or vreena fH 
assesament.• 

5. Section 2 ia hereby amended t;o read: 

•2. 'ity and commtsalon concurrence in KQdifieation•. 
City and C~isaion aqree, through their execution of 
thi• Agreellient, that the aor.U.ficationa identified in 
the preceding paragraph are consistent vitb all land 
use approval• 9ivan by thes for the Project including, 
without limitation, Coa~tal Develop•ent Permit A-5-RPV-
93-00SA and all amendments to that perait issued as ot 
october, 1995. city agrees to accept dedication of tbe 
Additional setback Area and LOts E, r, G, H and l ot 
~ract No. 50666, and Lets G, I and X of Tract No. 

• 

50667, upon co~pletion of constrt.action of 'the 90lf 
oourae and reva;etat!on improvements. In 'the event of 
any discrepancy between tbia &ettleaent agreement and 
the Coastal Permit issued by the Commission, as amended • 
as of October 1995, the Coaatal Per.mit takas 
precedence. Any further chan;es to the Project vill 

read: 

need city and co=mission review and approval.• 

G. Subparagraph B of Section 5 is here~y amended to 

•B. This A;reement anc:l the exhibits hereto contain the 
entire aqreament and understanding between the parties 
concerning' the subj eot 111atte:r of this a&ttleaent and 
supersede and replace all prior neqotiationa, propoaed 
agreeQ&nts and agreements, vrittan or oral. ~is 
A;reement does not cover any compensation for private 
attorney general fees and expense• pursuant to Code of 
Civil ProoeClux-e, Section 1021.5, which shall be covered 
~y two .. parate written aq~aamenta between Plaintiff& 
and Real tarties In Interest dealing specifically with 
that subject, one dealing with each of Civil Actions 
No. BC 07~817 and 083026. This Agreement ahall not 
become effective until ex•cution of those agreements.• 
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EXHIBIT NO. tv J:li' 
APPLICATION NO. 

P.? i?t>ll qg ·t:Jor A'* 
(Qcean C'(;rai.M 
PA~CijDE S 

Pam Emerson 
California Coastal Commission 
200 Oceangate, 1011 Floor 
Long Beach, CA 90802-4302 

Dear Ms. Emerson, 

~ppt: ~:!..t CP-'\ 

~ ·""""' " 
June 30, 1997 

Thank you for providing our project with comments from the California Coastal 
Commission on the Grading Plan for Phase I Grading Revised 1/20/97, approved by City 
1131/97 ESCO. I would like to respond to the comments in your memo and clarify some of the 
issues raised: 

1. ·Phasing. Special Condition 22 addresses the phasing of grading for the clubhouse and 
tract 50666. It says: 

No grading or construction west of the 45 car public parking lot entrance at the southerly 
terminus of Street A Tract 50666 (the J road), with the exception of pedestrian trails and a 
temporary bridge shall occur until the Department of Fish and Game and the United States Fish 
and Wildlife Service indicate that the habitat in the West Bluff Preserve is self sustaining and 
capable of supporting nesting Gnatcatchers and Phase IV development noted in the habitat 
enhancement plan can begin. This prohibition includes grading and construction of the westerly 
150 car parking lot and the clubhouse. After the Department of Fish and Game and the United 
States Fish and Wildlife Service authorize Phase IV development in writing, the grading of the 
westerly 150 car parking lot and the clubhouse site shall be carried out along with the grading of 
the residential lots of tract 50666. These items shall be added to special condition 4. C. 

This links the phasing of grading to the acceptance of habitat by USFWS, which we hope to 
accomplish by August of this year. 

The other critical point on this issue is that the project does not intend, as a part of phase 1 
grading, to grade for clubhouse or parking lot construction or for any residential lots in 
VTTM5066S. The only grading proposed is mass grading to allow construction of the 
improvements required by CC#4. To be specific, there are two phasing issues: the area 
between street B and street A (J road west), and the Clubhouse and Clubhouse parking lots 
(Clubhouse): 

THE OCEAN TRAILS COURSE AT PALOS VERDES 
707 Silver Spur Road, #210 • Rolling HiHs Estates, CA 90274 

Phone: 310-265-5525 • Fax: 310-265-5522 
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• The J road west area Is allowed to be mass gra~d (no individual lot pads) at the same 
time as the golf course in both the RPV conditions and the HCP. This is because the J 
Road {which is required by CC#4 as a Second Stage improvement) cannot be built 
without the fill allowed in the J Road west area. Wrthout access via the J road, most of 
the other required improvements in the Halfway Point Park area cannot be made. 

• Mass grading (again, no pads or preparation for construction of the clubhouse or parking 
lots) in the Clubhouse area is essential to permit the installation of trails and park 
facilities as required by CC#4 (see the enclosed copy of the Trails Map from the Public 
Amenities Plan}. Trail 9 & 5, a pedestrian, handicapped & bike trail from Forrestaf Draw 
to the end of the J road, is designed to be at the top of the slope. H cannot be 
constructed unless some grading and preparation is done. 

2. Preserves and habitat: We are working with the resource agencies to meet the habitat 
objectives set forth in all the approval documents. All the habitat·related conditions for the 
grading of the golf course and VTTM50667 have already been met: 

HCP ·All revegetation must be installed in this area [W. Bluff Preserve] prior to Stage 1 grading. 
[Golf course area, golf maintenance area, eastem residential area and Halfway Point Park]. 

CCC .. Condition #80(3) Phase Ill. When the Executive Director verifies that revegetation has 
begun and the Department of Fish and Game releases the applicant for the golf course grading, 
consistent with the Habitat Enhancement PJan of February 18, 1993, the applicant may begin 

• 

"brading the golf course (lots 38 and 39) and constructing the second stage of trail and access • 
improvements and the lots on VTTM 50667. 

3. West End Setback: The issue of the west end setback fine for the East West Bluff Top 
Revegetation Area has not been resolved. Further discussion of this point is deferred until 
that resolution is accomplished. 

4. No comment. 

We look forward to continuing to worl< with you to move this project forward. If you have 
any questions, feel free to call Barbara Dye at my office (265-5525). 

EXHIBIT NO. ~ ':; 
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Kenneth A. Zucke 
Project Manager 

cc: Carofynn Petru, Peri Muretta, Ctty of Rancho Palos Verdes 
Mary Beth Woutfe, United States Fish and Wildlife Service 
Angelika Brinkman-Buai, CNPS 
Martin Muchinake, Ca. Department of Fish and Game 
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that the land will be used solely for 
conservation purposes [See Appendices]. 

The Switchback Area contains eleven (11) 
acres of coastal sage scrub habHat of 
comparable or greater quality to that found 
on the Ocean Trails project sHe. The 
Manomet 1993 field study [See Appendices] 
identifies two pairs of coastal California 
gnatcatchers and three pairs of cactus wrens 
occupying this area (Figures 9 and 10). 
Dudek & Associates (1994) identified one 
pair of coastal California gnatcatchers and 
two pairs of cactus wrens occupying this site 
(Figi.Jre 7). 

This HCP proposes to enhance the 
Switchback Area by preserving and 
enhancing the existing 11.0 acres of coastal 
sage scrub onsite and revegetating an 
additional 10.0 acres of coastal sage scrub 
or southern cactus scrub, through conversion 
of contiguous disturbed habitat, thus 
providing 21.0 acres of coastal sage scrub 
habitat. ... The remaining 73.5 acres of the 
easement will be left in its natural state 
providing natural diversity and habitat for 
other native species of wildlife. This area 
consists mostly of disturbed habitat that 
could potentially be enhanced by others as 
mitigation for future development proposals 
that affect sensitive habHat. 

4.2.2 stn-eline Park f.asa IBt 

A permanent open space easement from the 
County of Los Angeles on property 
contiguous to Ocean Trails, totaling 20.0 
acres and within Shoreline Park, will be 
acquired under the following conditions: 1) 
approval of the HCP; 2) execution of the 
Implementing Agreement; and, 3) assurance 
that the land will be used solely for 
conservation purposes [See Appendices]. 

Currently, there are approximately 10.0 acres 
of coastal sage scrub within the easement 
area. This HCP stipulates that the remaining 
10.0 acres will be revegetated to provide 
habHat connectivity between the project site 
and the Switchback Area. 

Manomet (1993) [See Appendices} reveals 
that Shoreline Park site had two pairs of 
coastal California gnatcatchers and four pairs 
of cactus wrens (Figures 9 and 10). It further 
reveals three pairs of coastal California 
gnatcatcher and two pairs of cactus wren on 
the Ocean Trails East Bluff Preserve 
Immediately adjacent to the Shoreline Park 
easement (Figure 7). Dudek (1994) identified 
two pairs of coastal California gnatcatchers 
and five pairs of cactus wrens occupying the 
Shoreline Park easement area (Figure 7 and 
Appendices). 

Shoreline Park is important when considering 
perpetual preservation and conservation 
programs for the coastal California 
gnatcatcher and cactus wren - and 
potentially, the Palos Verdes blue butterfly. 

4.3 ~AI. BLUFF AND OPEN SPACE. 
PRESERVE PRCX2AM 

The Ocean Trails project proposes to retain 
35%(92.2 acres of 269.9 acres) of the 
project site as natural open space as follows 
(Figure 4): 

• 34.5 acres Coastal Bluff 
• 3.3 acres Coastal Bluff Nesting 

Preserve 
• 14.7 acres East & West Bluff 

Preserves (1.7 acres 
East Bluff 
Enhancement + 7.0 
acre West Bluff 
revegetation) 

• 14.4 acres East/West Bluff 
Corridor 

• 5.3 aeres Forrestal Draw Open 
Space 

• .2Q..Q acres Revegetation Area 
within Golf Course 

92.2 acres 

To control intrusion Into areas where native 
habHat occurs, or will occur through 
revegetation/restoration, measures will be 
implemented to discourage and limit access, 
Including but not limited to the following: 
barrier plantings of appropriate native plants, 

PAGE Jl 
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-4.3.4 EastM'est Corridor (Buffer area) 

A. 14.4 acre (plus 3.5 additional acres of non­
golf setback areas, a portion of the 20 acres 
of revegetation to take place within the golf 
course) EastM'est Bluff Top Complex 
revegetation area Is a vital component of this 
HCP. This Bluff Top Complex provides a 
J)uffer zone between the golf course area 
and the bluff edge. lhls (now) 17.9 acre 
lineal preserve area will be revegetated with 
dominant coastal sage scrub plant species 
and will include pedestrian trials, ovettookl 
and Interpretative signage. lhls 
buft'erlcomptex was suggested by Dr. Atwood . 
of the Manomet Bird Observatory in October 
1992 as an additional measure to preserve 
the coastal bluff scrub onsite, Including 
protection. ~rom ongoing degradation caused 
by uncontrolled human access and 
uncontrolled upslope runoff. lhis bluff top 
buffer will incorporate a minimum 100' (up to 
250') setback from the bluff top Inland end 
extends from Halfway Point eastward to the 

A 6 area is established from Halfway Point Park I 
East Bluff Preserve. A 50' minimum setback 

i ,,..t~~ westward to the West Bluff Preserve. 

4~3.5 Forrestrat Draw Open Space 

FOTTeSta1 Draw will be maintained in Hs 
existent natural state and protected by 
appropriate fencing, signage and restrictive 
vegetation. 

4.3.8 Revegetation Area with Golf Courae 

Non-active play areas of the 18 hole golf 
course, consisting of 104.8 acres (Figure 4), 
will be planted with species native to the 
area Specificany, 20.0 acres of coastal 
sage scrub habitat of sufficient area and 
density, providing "cure nesting and 
migratory opportunities for coastal California 
gnatcatchers and cactus wrens, will be 
incorporated Into the plant palette for the golf 
course. Fencing, signage and out..of·bounds 
markers, and plantings aesthetically 
appropriate will be incorporated into the golf 
course design to minimize human Intrusion 
Into the revegetated areas. 

&KIIIII I 'IP. 

To reduce risk to the coastal bluff and other 
on~ite habitat. structural Best Management • 
Practices (BMP's) widely recognized to 
reduce hydrocarbon. nutrient, and pesticide 
pollutants are incorporated Into the project 
design plan. These Include the construction 
of several wet retention ponds for golf course 
Nnoff, primary and secondary golf course 
drainage conveyance through underground 
and overiand flow. and an inlet ontgrease 
separator constructed for the maintenance of 
surface runoff. 

-4.4 GRADING PROGRAM 

Grading will occur in two stages as follows: 

Stage 1 • Golf course area. golf 
maintenance area. eastem residential 
area and Halfway Point Park. 

Stage 2 • Golf Clubhouse area and 
westem residential area. 

Conservation measures designed to 
minimize the Immediate potential adverse • 
effects on the coastal Catifomia gnatcatcher 
and cactus wren during site grading include: 

A. Prior to the start of project greding, a 
survey to locate active onsite nests of 
coastal Califomia gnatcatchers and 
cactus wrens will be conducted by a 
USFWS certified monitoring· · 
blologist(s). Nests will be marked 
and mapped on the grading plan. 
During the breedingfnesting season 
for the coastal California gnatcatcher 
and cactus wren (for purpoaea of this 
HCP, from February 15 through 
August 15), no grading operations will 
take place within 500 feet of onslte 
nests. unless specifically permitted by 
the USFWS. lhe "'breeding Hason• 
for each pair is defined as the time 
when the birds are actively defending 
a territory, courting, nest buDding, 
incubating, brooding, feeding young 
off the nest. or at any time prior to 
dispersal of the juveniles 
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a. 

c. 

D. 

E. 

Monitoring biologists will be onslte 
during brush clearing and grading of 
existing coastal sage scrub 
vegetation to ensure that no coastal 
Catifomla gnatcatchers or cactus 
wrens will be directly killed by brush 
clearing and earth-moving equipment. 
Monitors shall flush coastal Cafifornle 
gnatcatchers and cactus wren from 
occupied habitat areas Immediately 
prior to brush-clearing •nd 
earthmoving. 

Prior to brush clearing or grading 
operations, all areas of coastal sage 
scrub to be retained wtll be marked 
with temporary fencing or other 
appropriate markers. After grading 
operations have been completed, 
permanent fencing will be installed In 
the areas in which sensitive habitats 

· border development areas. No 
• construction access, parking or 

storage of equipment will be 
permitted within the fenced areas. 

Prior to construction Owners shall 
provide an education program to all 
workers advising them of the 
presence of Coastal Califomia 
gnatcatchers, cactus wrens and Plan 
Species on and/or adjacent to the job 
site. The program shall be 
administered by either the Program 
Manager or the Qualified BiologlsL 
Construction personnel shall be 
informed that Coastal Catifomia 
gnatcatchers ere listed by the 
Federal govemment as a threatened 
species and that there are penalties 
for the take of Coastal Cafrfomia 
gnatcatchars as aet forth In the 
Federal Criminal Code and Rules. 
Further, construction personnel ahen 
bt Informed that cactus wrens are 
Federal C3 Candidates and ahall be 
treated in the same manner of the 
Coastal Catifomia ;natcatchar. 

F. 

adjacent to conserved habltaL 
Preconstruction meeting with 
construction supervisors end 
equipment operators will be 
conducted to ensure adherence to 
these measures. 

The coastal sage scrub vegetation 
within the vicinity of construction may 
be periodically sprayed by a water 
truck to reduce dust accumulated on 
the leaves. at the direction of the 
plant ecologists If necessary. 

In addition to the above mentioned 
conservation measures. the Conditions of 
Approval for the Ocean Trails development 
plan require that a dust control program be 
implemented in all graded areas. To comply 
with dust control measures and soil 
compaction requirements, all exposed soils 
on the site will be sprayed on a daily basis 
by a water-truck. 

Revegetation and enhancement efforts in the 
West Bluff Preserve (Phase I .. 7.0 acres} 
began in October 1993. All revegetation 
must be installed in this area prior to Stage 
1 grading. This restoration area I& 
anticipated to be suitable nesting habitat for 
the coastal Catifomla gnatcatcher in 1996 or 
1997. Restoration areas are anticipated to 
be used as foraging habitat for adults and 
juveniles and as dispersal habitat for 
juvenile coastal Calffomia gnatcatchers prior 
to 1996. The performance atangan:fa 
described ers - ha ter 4 must be 
m this restoration area 
commencement of Stage 2 grading. It I& 
liflportint to maintain as many as possible of 
the CAGN on the alta, until the restored 
habitats become appropriate for coastal 
Catlfomta gnatcatchers to nesL Conservation 
measures have been designed to protect 
these remaining coastal California 
gnatcatchers on the alta. These measures 
Include limiting human disturbances of the 
remaining habitat and implementation of a 
brown-headed cowbird (MolothNs ater) 

Earth-moving equipment ahall avoid trapping program during subsequent coastal 
umecessary maneuvering In areas California gnatcatcher breeding aeasons. 
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Conservation measurea are 
described elsewhere in Chapter 4 of 
this report. 

.U REV!GET A.TION PROGRAM 

The re"egetltion program will be developed 
in six phases. The Owners shall revegttate 
and enhance 46.1 acres of self·sustaining 
coastal sage scrub habitat and 3.5 acres of 
coastal bluff habitat within designated open 
apace and golf course areas on the Ocean 
Trails site and 41.0 acres on acquintd 
easement aites. 

The fnt -phase was initiated in October, 
1993, when 4.3 acres in the western portion 
of the site were cleared and prepared for 
broadcast seeding. This was followed in 
February, 1994, by cfearing an additional 

' 0.5 acre of bluff top in the western portion of 
the site for reseeding. This process was 
halted by the USF'INS because of a citizen's 
complaint and procedural deficiencies and 
will ,be completed upon approval of this HCP 
and endorsement of the Implementing 
Agreement. 

ihe revegetation plan is comprised of six (6) 
phases, as follows: 

pnag t West Bluff Revegetation and 
Enhancln)lntAiea 

• 7.0 Acres (4.3 Acres of CSS 
Habitat) 

• 1993 Installation 
(FJgute 12} 

pbag n East Bluff and Enhancement 
Ale a 

• 7.7 Acres 
• 1996 Installation 

(Figure 13) 

· phase Ill Shoreline Pent Revegetation 
and Enhancement 

• 20.0acres 
• · · · 1995 Installation 

(F~gure 14} 

OCIAIITIAIU 110 
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(Figure 11} 

• • 
{Figure fl) 

enmy 

• • 
{Figure 17) 
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(Figure f!J 

East·West Bluff Top Complex. 
Revegetation 
14.4 Acres 
1897 Installation 

Revegetation Alta wfthln Golf 
Course 
20.0Acrel 
1997 Installation 

City Switchback Area 
Revegetation/Enhancement 
21.0A.cres 
1997 Installation 

Bluff Face CBS Enhancement 
0.5 Acre 
19971nsta1Jation 

Phases I through VI. comprising 90.6 acres 
of coastal sage scrub restoration and 
enhancement through revegetation. wiU take 
:)lace within project and acquilition 
•asement sites on gr1ded areas that are 
adjacent to preserved coastal sage scrub 
and within disturbed coastal sage scrub 
areas. Figures 12 • 18 show the location, 
e2Ctent. and proposed phasing of the 
!'tvegeta~on to occur. 

4.1.1 Revegetation Methods 

Sltt PrtQitltlpn 

Prior to any site manipulation activities, the 
Habitat Restoration team will meet to 
establish a working plan to ensure complete 
understanding of project plans and to 
coordinate respective team member 
actMtiel. Special attention will be given to 
measures to be implemented to protect 
•xistin; coastal uge scrub and aensitlve 
plant and wildlife species. A contingency 
plan will be developed to be implemented in 
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Fntt Year Perfonnance Standards 

Coverage: 35 percent coverage by 
seeded and •native re-growth• 
plantings. with Artemisia 
califomlcs comprising at least 
50 percent of the total 
nafiv•seeded area. 

Divers tty: 

Survival: 

At least 70 percent of the 
species originally seeded 
shall be represented on the 
revegetation site. 

70 percent survival of an 
container stock and shrub 
transplants originally planted. 

If the above performance standards are not 
·achieved by the end of the first year. 
replanting and other remedial measures 
necessary to achieve the second year's 
atandard's shall be performed. 

Second Year Performance Standards 

Coverage: 50 percent coverage by 
seeded and "native re-growth" 
plantings, with Artemisia 
r:alifomica comprising at least 
60 percent of the total native 
seeded area. 

Diversity: 70 percent of the species 
originally seeded shall be 
represented on the 
revegetation site. 

80 percent survival of an 
container stock and shrub 
transplants originally planted. 

If the above performance standards are not 
achieved by the end of the second year, 
replanting and other remedial measures 
necessary to achieve the third year'a 
standards shall be performed. 

EXHIBIT NO./.~--· -
APPUCATION NO. ~' 
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Third Year Performance Standards 

Coverage: 

Diversity: 

Survival: 

80 · percent coverage by 
seeded. and •native 
re-growth• plantings. with 
Artemlala callfornlca 
comprising at least80 percent 
of the total native seeded 
area. 

80 percent of the species 
originally seeded shan be 
represented on the reveg .. 
tation site. 

80 percent survival of all· 
container stock and shrub 
transplants originally planted. 

At the end of the third year, a report wi11 be 
submitted to the Owners by the Restoration 
Ecologist evaluating the success of the 
revegetation and determining whether all of 
the performance standards of the 
revegetation plan have been mel If not. 
additional maintenance and/or replanting by 
the Owners shall be prescribed and 
implemented. In the years following the end 
of the third year, Owners will continue to 
meet the performance standards required by 
the end of the third year. 

If It at the end of the 5-year monitoring 
period It is determined by the Restoration 
Ecologist that the revegetation program 
fulfills the requirements of this HCP, a report 
will be submitted to the Owners steting such 
and for submtttal to the Agencies. If the 
report adequately demonstrates compliance, 
both the . CDFG and USFWS shall 
acknowledge final acceptance ·of the 
revegetation program. If not, additional 
maintenance and/or replanting by the 
Owners shall be prescribed and 
Implemented. 

Following attainment of the specified coastal 
sage scrub revegetation perfonnance 
standards, a Long. Term Management Plan 
shall be Implemented. Funding for this will be 
provided by the Owners as described and 
incorporated in 1he Implementing Agreement. 
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October 1, 1992 

Mr. John Hanlon 
Biologist 
U.S. Fish & Wildlife Service 
2730 Loker Avenue West 
Carlsbad, CA 92008 

MANOMET BIRD OBSERVATORY 
P.O BOX 1770. 
MANOMET, MA 02345 

(508) 224-6521 
fAX (50S) 224·9220 

RE: Proposed Hon-Zuckerman development project on Palos Verdes Peninsula 

Dear John: • 

~ you know, during the last few months I have been discussing the proposed 
Hon·Zuckerman project in Rancho Palos Verdes with yourself, Mary Meyer of the 
California Department of Fish and Game, local conservationists such as Andy 
Sargent, Gar Goodson, and Frank Angel, and representatives of Hon • 
Zuckerman, including James O'Malley and Barry Jones. My consistent position 
has been that the site in its current condition has relatively low Jong·term value to 
gnatcatchers because the available Coastal Sage Scrub habitat is both degraded 
and limited in extent: however, because those pairs which nested on the property 
during 1992 may represent over 10% or the entire remaining population on the 
Palos Verdes Peninsula, impacts to the species should be pen'1litted.smly if 
ex1ensjve mitigation efforts more than compensate for potential Joss. 

On September 28 I met with the project proponents to ~ine a revised 
proposal for the Hon·Zuckerman development, which I understand will be 
presented to you on October 2. This plan appean to be better conceived than the 
v~rsion which I originally reviewed, and which was the basis for my letter to the 
California Coastal Commission dated August 6. However, I must underscore that 
at this time I have onJy heard an oral presentation describing the new proposal; I 
have seen no written documents or final maps. Also, I do not feel qualified to . 
address conservation issues other than the gnatcateher that are associated with 
this project (specifically, the protection or sensitive plants within the Coa.stai Bluff 
Scrub or questions concerning public aecess). 

It is my understanding that the revised plan will include the following eomponents. 
which are relevant to California anatcatcher conservation on the Palos Verdes 
Peninsula: 

• Preservation of all existing Coastal Bluff Scrub on•site. including protection 
from ongoing degradation caused by uncontrolled human access and 
uncontrolled upslope runoff. 

: 
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Mt • .Jolm Hanlon 
Oclober1,199l 
Paae2 

e Provision of a buffer z.one~ which will be reveaetated with dominant CoutaJ 
Sage Scrub plant ~ecles, between the golf course and the bluff edge. 1lle · · 
minimum wsdth of this buffer was _presented to me u bein& 2S feet, arid in some 
cases the buffer would exceed 75 feet. Portions of the aolf cours~ alona the bluff 
edge between the tee boxes and Iandin& areas would similarly be reveaetated to 
COastal Saae Scrub; in some places, these areas would functionally increase the 
width of the buffer z.one to. in excess of 300 feet. . · : · 

· • Relocation of Hole 8 and Hole 10 from the vicinity of the bluff to leis 
sensitive, more inland areas. . 

• Revegetation of a protected, contiauous block of high quality Coastal Saae 
Scrub in the northwestern comer of the parcel totaling •P.froximately 7 acres. 

· The plant palette will consist of local seed sources, and wil include bOth cholla and 
prickly pear to deter human entry. 

• Reduction in size of the active park adjacent to breedina pair # 2, allowina 
revegetation or enhancement of 7 acres of hi&h quality Coastal Saae Scrub. 'llie 
plant palette will consist of local seed sources, and will include both cholla and 
prickly pear to deter human entry. . · 

• On-site protection and enhancement of existing Coastal Saae Scrub, • 
protection of existin& Coastal Bluff Scrub, and reveaetation efforts in the 
northwestern comer and near the active park, will result in a contiJUOUS block of 
Jnatcatcher habitat approximately 25·30 acres in extent. These estimates do not 
mc:lude additional COastal Saae Scrub reve&etation efforts that will occur on the 
aolf course or in Shoreline Park (see below). 

• Revegetation of approximately 10 acres (conservative estimate) of Coastal · 
Sage Scrub within the aolf course tioundaries m areas between fairways and areas 
between tee boxes and Jandin& areas. The plant palette will consist of local seed 

· 1ources, and will include both cholla and prickly ~ear to deter human entry. At 
this time I have not seen a map detailina the configuration of the proposed 
revegetatecl areas, and so am unable to Clo more than speculate on the value of 
such proposed efforts to anatcatchers. At the ve01 least, I would ~ess that · 
anatca1chers will use suc!i areas as dispersal corridors across the aolf course; in 
some locations, Coastal Saae Scrub patches located on the aolf coune may even 

· be larae enouah to support breedin& ~ · 

• Establishment of sprinkler-based fire control measures between bousinl 
development and Coastal Sage Scrub to eliminate need for bNSh dearing. u 
normally mandated by local fire control aaencies. Althouah only briefly cliscussecl, 

· it is my undentandin& that the ~roject proponent is also willinJ to follow the 
recommendations made by the Department of Fash and Game (letter of 
September 18 from Glenn Black to Michael McCollum) concerning control of 
native and feral predators on-site. 

• Provision for a permanent open space .... ement protecting approximately z8 
acres of contiguous, hip quality Coastal Saae ·scrub Within 1M Anaeles County's 
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Shoreline Park site, located adjacent to the Hon·Zuckerman property. It is my 
understanding that this easement will ensure retention of Coastal Sa.ce SCNb 
vegetation in this area, which might otherwise be vulnerable to alternative o.pen 
~ace uses. Approximately 10 of these acres already consist of high quality Coastal 
Sage Scrub which I view as critical to protection of gnatcatchers and Cactus Wrens 
on the Peninsula. An additionallO acres, located immediately south of Palos 
Verdes Drive (South), will be revegetated with high qualit~ Coastal Sage SCNb; 
the plant palette will consist of local seed sources, and will include bot!l cholla and 
prickly pear to deter human entry. This revegetation will enhance connectivity . 
between gnatcatcher habitat located (a) on the project site, (b) in Shoreline Park. 
and (c) in the ·switchback• area located immediately north of~alos Verdes Drive 
(South). Additionally, based on its size and location, I expect eventual 
establishment of at least one gnatcatcher territory in this reve.cetated area. .. 

• Provision of a permanent open space easement covering the approximately 
100 acre ·switchback· area currently owned by the City of Rancho PaJos Verdes. I 
view this area as critical to protection of gnatcatthers and Cactus Wrens on the .. 
Peninsula, and as a JikeJy site for future revegetation efforts. It is m_y 
understandin' that this easement will ensure retention of existing Coastal Sage 
Scrub vegetation in this area, which might otherwise be wlnerabJe to alternative 
open space uses. 

• Provision of funding for open space management and acquisition 
throughout the Ci!f of Rancho Palos Verdes through taxes associated with aolf 
activities; this fundmg source could produce $300,000 • $500,000 per year, at least 
some of which would be designated for Coa.staJ Sage Scrub and gnatcatcher 
conservation efforts. 

• Phasing of project ~fading to allow for protection of anatcatchers on·site; · 
lf&ding would not commence adjacent to established pairs until after veaetation 
restoration has met criteria established by the Service and the Department of F'ash 
and Game. We did not discuss details of restoration aiteria; I would suggest that 
at least some use by Jnatcatchers or cactus wrens be demons1i'ated before 

··revegetation efforts be considered to have been successful. 

In summary, under a •no_ project• alternative, approximately 42 acres of Coastal 
Sage Sc:n.tb and Coastal Bluff Scrub habitat, presently supporting 2 pairs of 
gnatcatthers, would be retained on the site; a third pair of anatcatc!iers, which 
nested in 1992 in the Jarae fennel patch near the School Property, is located in 
habitat that is highly atypical and cannot possibly be considered essential to a 
gnatcatcher reserve system on the Peninsula. Additionally, under a •no project• 
alternative, Coastal Saae Scrub habitat would be retained in Shoreline Park and 
the Switchback area, assuming no future change in land use plans by either the 
County of Los Angeles or the City of Rancho Palos Verdes. 

By allowing the project to proceed with mitigation as descn"bed above, 12 acres of 
extant Coastal Sage Scrub, which presently supports 2 pairs, would be retained 
on-site, 7 acres of high quality habitat would be created through revegetation at 
the northwestern end of the project. and 7 acres of high quality habitat would be 
created through revegetation near the area currently occupied by pair # 2. 
Depending on details of desi&n. 10.50 acres of Coastal Sage Scrub would be 
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Mr.JohnHIDion . 
Oc:sober 1. 1m .... • created within the boundaries of the aolf course itself; tome of 1his fraamented 
habitat mar support breeding anatcatChers, and ~robably will function to enhance 
the species dispersal 1hrougb the areL Coastal Sage Scrub revegetation in 
Shoreline Park would increase the amount of contiauous anatcatcber habitat 
present on this publically-owned land from 10 acres to ap~roximatelr_ 20 acres, and 
location of the revegetation effort would improve connectivity with Coastal Saae 
SCNb habitat located in the Switchback area. Conservation easements with the 
City and County would remove any lingering uncertainty about the future . 

. protection of cnatcatcher habitat on the putilicall1.-owned lands of Shoreline Park 
and the Switdiback &reL At least some money wall be aenerated on a_yearly basis 
that will contnoute to management of existing open space in R.ancho Palat 
Verdes, as weU as future acquisition of critical habitat areu. 

In my opinion, these nutiaation proposals • if they are fulfilled • would -~ the 
Endangered Species Act's requirements for issuance of lOa or 2081 penrdts 
·atlowing•take. Obviously, many specific details remain to be workeCI out, and 
before maJdng any ')>re·Jisting• ~greement the Service and Department of F11h 
and Game JlllDJ ins1st that the Hon·Zuckerman promises are auaranteed under 
binding legal and financial constraints. In the event '&hat the pro~sed mitiaation 
measures fail, I recommend that compensation should permit the Service to 
acquire and/or restore at least 100 acres of hi&h quality gnatcatcher habitat on the 
Peninsula. This acreage estimate should arpsably be sutistantially higher, pen 
that in the absence of successful mitigation measures, I expect that the Hon­
Zuc:kerman project would seriously impact the long·term viability of gni.tcatcher • 
populations throughout all of Subregion 7 • thus extending the project's im~cts 1 
far beyond the site's legal boundaries. This land should be located in areas of the · 
Peninsula that are potentially wlnerable to development pressure, rather than in 
steep·waiJed e&n)'Ons or landslide areas which are already protected due to 
building constmnts. Jl such guarantees can be obtained as a means of erisurin& 
that the mitigation proposals described above become reality, I believe that the 
redesigned project will positively benefit California gnatcatcher recovery efforts on 
the Palos Verdes Peninsula, and that the Service ana Department of F'11h ud . 
Oame should seriously consider enterin& into a •pre-listina· agreement with Hon-
Zuckerman. · 

If I can provide any further information or comments, please feel free to contact 
me at any time. . 

Sincerely, 

~-:J~ 
Jonathan L Atwood, Ph.D. 
Senior Staff Scientist 
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STREAMBED ALTERATION CONDmONS FOR NOTIFICATION NUMBER: 5:48Q..9S 

1. The followfng provisions ~tltute the Umft of adivities agreed to and resolvad by this • 
Agreement The signing of this Agreement does not Imply that the Operator is precluded from 
doing other activities at the site. However, activftlel not speolftcaly agreed to and resolved by 
tais Agreement $haR be subject to separate notification pursuant co Flsh and Game Code 
Sections 1600 et seq. 

2. The Operator proposes to alter the streambacla for the Rancho P~los Verdes Project 
devel~pment including 75 home sites. lpw Income housing units, 18-hole golf course. public 
,parks and trails. and the preeervati~ or natural open space preserves perm:anentJy impac:ttng 
0.52 acres of streambed (0.36 acres of riparian habitat). Two diversion structures will be 
installed within the stonn. drain system Immediately north of Drainage A so that low-flows (up 
to two year storm events) will continue to be dieeharged into Drainage A to ensure that an 
•dequate water source il provided for the natural existing vegetation, but reduce the potential 
far erosion. . 

3. The agreed work includes activities associated with No. 2 above. The project area ia 
located in two unnamed dralpagea, tributary to t1te Pacific Ocean in Los Angelee County. 
Specific wor1< areas and mitigation measures are described on/in the plana and documents 
submitted by the Operator, including the Conceptuat Mitigation Plan for Impacts to Areas 
Wrtf}IQ the Jurisdjstion of the coFG Pursuant to Cbapter 6. Section 1601 of the Cs!ifomja Fllh 
and Game Code and The cantomia R.e.glonal Water Qygl;ty Control Board Purauam to 
Section 401 of the Fedecal Clean Wai« Act For Rancho rag Yerdei in the City of lgs 
Angeles. Los Angeles County. California dated November 20, 1998 prepared by Glen L.ukos 
Associates, and shall be implemented M proposed unless directed differently by this • 
agreement 

-4· The Op§rator &half not itnpact more than 0.52 acres of streambed (0.36 acnJs of riparian 
habitat). All impacts are permanent. 

5. The Operator lluill mffigats for ihe p&:mano.nt impeela to the streambeds a& de8cribed in 
the Operator's Mitigation Plan. Mitigation includes (1) the creation of 2. 76 acres of open 
water, {2) creation of 0.85 acre of ~hwater marsh, and (3) the preservation of 0.22 acnt of 
atreambed within the SWitchback Area coniervatton easement. In addition, the Operator shaH 
mitigate With the removal of an exotic species (i.e. castor bean, tr8e tobacco, and pampas 
grass) within the areas of Drainage A not impacted ~the project The Operator shall alao 
foiiO'N their Habitat Maintenance Program lnclucllng weed removal. plant replacement. pest 
control, trash removal. and contractor education as described in the Mitigation Plan. 

AU mitigation shall be Installed no later than ~uly 30, 1fi9. 

8. Distul'1lanee or removal of vegetation lhafl not exceed the limb approved by the 
Department as described In the Oparatofs notification package. The disturbed portions of any 
stream channel shall be restored. Restoration shall include the revegetation of stripped or 
exposed areas with vegetation native to the rna. 
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August 29, 1997 

Pam Emerson 
California Coastal Commission 
200 Oceangate, Suite 1000 

DEPARTMENT OF PLANNING, BUILDING, ANO CODE ENFORCEMENT 

ITD ~~~~w~~ 
long Beach, California 90802-4302. 

lf'O SEP 2 1997 ill) 
CALifORNIA 

Subject: Ocean Trails Public Amenities Plan Co" {"T~ I C""'UAii{"{"!ON ,.,..., .,..._ v. ,_ ,., . ..,..,. 

Dear Ms. Emerson: 

Barbara Dye has provided me with a draft copy of your October 1997 Staff Report 
which addresses several minor changes to the conditions of approval for the Ocean 
Trails Project, including adoption of the 1996 Ocean Trails Public Amenities Plan by the 
Coastal Commission. Ms. Dye has also provided me with an exhibit showing the 
proposed changes to the Plan that have been requested by the Coastal Commission 
Staff . 

I understand that the proposed changes to the Public Amenities Plan include: 

Page4 

PageS 

Page7 

PageS 

Page 11 

Main Entrance/West and East Yista Park 
Add a note confirming the 42" fence height; 
Replace the tower with a new version; 
Show the limited extend of the solid stone wall; 
Show the location of the monument sign. 

Main EntranoelVVest and East Vista Park 
Include a drawing of the entry monument sign on this 
page or later in the document. 

Main EntranceMiest and East Vista Park 
Replace the tower with a new, more slender, version. · 

Halfway Point Park/Clubhouse 
Add a note showing the entrance to the public 
restroom at the southwest comer of the clubhouse. 

Eortuguese BendiOyerloQk 
Remove the shade cover . 

80940 HAWTHORNE BOULEVARD I RANCHO PALOS VERDES, CA 90275-5391 
DEPT. NO (310) 377-6008 FAX NO. (310) 377·8659 MAIN CITY HAll NO. (310} sn-0360 FAX NO. (310) 377-98€ 

PRINTED ON R£CYC1.ED PAPER 
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Pam Emerson 
Ocean Trails Public Amenities Plan 
Auguat29,1997 

Page 13 

Page15 

La Rotonda Drjye Parking/Amenitjes 
Move the public restroom east to the edge of the 
future public parking lot 

Streetseape Sections 
Show the perimeter fencing on the street sections. 

After reviewing these revised Plan, I find that the Coastal Commission Staff's 
recommended changes are in substantial conformance with the City of Rancho Palos 
Verdes City C9uncil approval of the Ocean Trails Public Amenities, pursuant to 
Resolution No. 96-94 adopted on October 15, 1996. However, as indicated in this 
Resolution (see attached), the final design of the Portuguese Bend Overlook, the West 
Vista Park and the East Vista Park has om been approved by the City. Although the 
Staff anticipates that the revised design of the Portuguese Bend Overlook and West 
Vista Park will be acceptable to the City, the final design of the East Vista Park, more 
specifically the entry tower, may be modified by the City at a later date, pending a view 
analysis from adjacent residential properties. In addition, I have no .objections to the 
other amendments proposed by the Coastal Commission Staff, since they are generally 
minor in scope and help to clarify certain aspects of the approval. 

If you have any questions, please feet free to call me at (310} 377-6008. 

Sincerely, 

~"'?~ 
Carolynn Petru, AICP 
DirectQr of Planning, Building 
and Code Enforcement 

Attachment: 

Resolution No. 96-94 

• 

• 

Page2 • 



/ ·,;·· RESOLUnON NO. 11-14 

A RESOLUnON OF THE CllY COUNCIL OF THE CITY OF 
RANCHO PALOS VERDES APPRO~NG THE ANAL 
PUBUC AMENtnES PLAN FOR THE OCEAN TRAILS 
PROJECT, A 71 LOT RESIOEN11AL PLANNED 
DEVELOPMENT, 18-HOLE GOLF COURSE WITH 
RELATED FACILinES AND PUBUC OPEN SPACE 
PROJECT LOCATED IN COASTAL SUBREGIONS 7 AND 8 

• 

• 

WHEREAS, in .!1992, the City Council of the City of Rancho Palos Verdes 
adcpted resolutions approving Vesting Tentative Tract Map Nos. 50666 and 50667, 
Tentative Parcel Map Nos. 20970 and 23004, Conditional Use Permit Nos. 152 and 
153, Coastal Permit No. 103 and Grading Permit No. 1541 for a 75 lot Residential 
Planned Development. an 1 B-hole golf course With related facilities and public open 
space located in Coastal Subregions 7 and B of the City; and, 

WHEREAS, the City Council has approved subsequent revisions to the project 
as memorialized by the resolutions approving such revisions, the most recent of which 
occurred on September 3, 1996; and, 

• WHEREAS. the conditions of approval for the project require that the landowner 
submit a "detailed, final" Public Amenities Plan for review and approval by the City prior 
to the issuance of grading pennit for the project or recordation of the Final Map, 
whichever occurs first. The Conditions further require that the final Public Amenities 
Plan be in substantial confonnance with program approved by the City in August 1994 
and stipulate that the landowner is responsible for the implementation and construction 
of all the amenities included in the final Public Amenities Plan; and, 

WHEREAS, the level of detail provided in the 1996 Public Amenities Plan is not 
sufficient to qualify the document as a "detailed" Public Amenities Plan. However, the 
landowner's goal is to obtain a grading plan and begin mass grading of the project site 
in November 1996, which would allow the landowner insufficient time to prepare the 
required detailed plans for grading is sc:heduled to begin on the project; and, 

WHEREAS, the conditions of approval require that construction of the public 
amenities coincide with the project grading activity and that all of the amenities be 
completed upon certification of rough grading. However, due to the large size and 
complexity of the project, it would not be practical to have all of the pubic improvements 
installed before many of the other related improvements are made to the site (such as 
the public streets and golf course); and, 

c. ~liPL.,b-. .k 
?Jj;" ~. f'(.c, 
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WHEREAS, the conditions of approval can be interpreted to allow the landowner 
more time to submit detailed improvement plans and to build the public amenities in • 
phases (which would be consistent with the requirements of the California Coastal 
Commission), while still affording the City appropriate review milestones and the 
necessary assurances that the improvements will be completed to the Cit;s 
aatisfaction; and, 

.. 
WHEREAS, on October 15, 1996, the City Council held a duly noticed·public 

hearing on the Public Amenities Plan, at which time all interested parties were given 
the opportunity to be heard and to present evidence • 

• 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF RANCHO PALOS 

VERDES DOES HEREBY FIND, DETERMINE AND RESOLVE AS FOLLOWS: 

Section 1: That the document titled the "Ocean Trails Conceptual Public 
Amenities and Coastal Access Program, Rancho.Palos Verdes Subregion No.7" dated 
as received by the City on October 7, 1996 is in substantial conformance with the 

• • document titles the "Ocean Trails Conceptual Public Amenities and Coastal Acceas 
Program for Rancho Palos Verdes Subregion 7" dated July 1994 and dated as received 
by the.City on July 22, 1994. 

~ • Section 2: That the 1996 document referenced in Section 1 is hereby approved 
as the final Public Amenities Plan for the Ocean Trails project, subject to the following 
conditions of approval: • 

1. The improvements depicted in the approved final Public Amenities Plan shall be 
constructed in the following phases: 

Firat Stage 

The following trail improvements, interpretive signs and trail fencing shall be installed 
and open for use by the public before any fencing for habitat restoration or other facets 
of the project interferes with public access which may exist on the property. The 
subject trails shall be confined with temporary fenced corridors installed to the 
satisfaction of the Director of Planning, Building and Code Enforcement to prevent 
individuals from damaging the hal;Jitat restoration areas. The trail surfaces may be left 
temporarily as unimproved trails, but shall be improved to the standards required in the 
project conditions of approval contained in Resolution Nos. 96-73 and 96-74) and 
depicted on the approved Trail Plan of the final Public Amenities Plan, including the 
installation of permanent fencing and signage, prior to the commencement of play on 
the gotf course. 

r ~~a~ 
Resolution No. 96-94 • 
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Trail Improvements: 

• West Bluff Preserve Pedestrian Trail 
• Half Way Point Park Beach Access Pedestrian Trail 
• Bluff Top Activity Corridor Pedestrian Trail 
• Shoreline Park Access Pedestrian Trail 

.. 
Second Stage 

The following park and trail improvements shall commence construction immediately 
following rough gradiog operations for the golf course and shall be completed to the 
satisfaction of the Director of Planning, Building and Code Enforcement and the 
Director of Public Works prior to the opening of the golf course for play. 

Park Improvements: 

• Half Way Point Park, including the picnic areas and view overlooks 
located within the park, the 45-space public parking lot east of the 
clubhouse site, and the public parking along Paseo del Mar. 

• Three view overlooks within the Bluff Top Activity Corridor between Half 
Way Point Park and the East Bluff Preserve . 

• View overtook on Paseo del Mar at the head of Forrestal Canyon. 

• La Rotonda Drive 25-space public parking lot and a public restroom 
facility. 

Trail Improvements: 

• Paseo del Mar Off-Road BicycJe Path 
• Paseo del Mar Pedestrian Trail 
• West Bluff Preserve lateral Access Trail 
• West End Pedestrian!Handicapped Access Trail (the portion located 

between the West Bluff Preserve Lateral Access Trail and the public 
parking lot east of the golf course clubhouse) 

• West End Bicycle Path (the portion located between the West Bluff 
Preserve Lateral Access Trail and the public parking lot east of the golf 
course clubhouse) 

• La Rotonda Parking lot Combined Bicycle Path and Pedestrian Trail 
• Half Way Point Park Pedestrian Loop Trail 
• Sewer Easement Pedestrian Trail 
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Bluff Top Activity Corridor Combined Bicycle Path·and Pedestrian Trail 
Palos Verdes Drive South Overlooklla Rotonda Drive Parking Lot 
Pedestrian Trail .. 

• East End Pedestrian Trail 

Third Stage 

The following park and trail improvements shall be commenced after the completion of 
rough grading for Tract No. 50666 and shall be completed to .the satisfaction of the 
Director of Planning, Building and Code Enforcement and the Director of Public Works 
prior to the issuance of the first building permit for an individual residential lot within 
this tract. · 

Park Improvements; 
. 

• Portuguese Bend Overlook, if required. 

• Remaining 25 parking spaces at the La Rotonda Drive public parking lot. 
· if required. 

• All remaining amenities and facilities outlined in the final Public Amenities 
Plan not specifically indicated in Stages 1, 2, 3 or 4. 

Trail Improvements: 

• West End Pedestrian/Handicapped Access Trail (between Palos Verdes 
Drive South and the West Bluff Preserve Lateral Access Trail) 

• West End Bicycle Path (between Palos Verdes Drive South and the West 
Bluff Preserve Lateral Access Trail) 

• Forrestal Canyon Fire Access and Pedestrian Trail 

Fourth Stage 

The following park improvements and trail improvements shall commence construction 
immediately following the realignment and reconstruction of Palos Verdes Drive South 
and shall be completed to the satisfaction of the Director of Planning, Building and 
Code Enforcement and the Director of Public Works prior. to acceptance of these 
roadway improvements as completed. This stage is not in chronological order with the 
other stages and may be built before the improvements required in Stages 1. 2 and 3 in 
conjunction with the phasing of the reconstruction of Palos Verdes Drive South. 

• 

• 

Resolution No. 96-94 
Page4of6. 
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Park Improvements: 

- • West Vista Park including the 6-spaca off-street parking area and view 
overlook. 

• East Vista Park. 

· • Palos Verdes Drive South 6-space off-street parking area and two view 
overlooks. 

• View o\terlooks on Palos Verdes Drive South east of the golf course 
maintenance facility. 

• Bicycle rest stop on the north side of Palos Verdes Drive South. 

Trail Improvements: 

• Palos Verdes Drive South On-Street Bicycle lanes 
• Palos Verdes Drive South Off-Street Bicycle Path 
• Palos Verdes Drive South Pedestrian Trail 
• La Rotonda Drive On-Street Bicycle Lanes 

Prior to commencement of work on the public amenities within each phase 
described above, a detailed, construction level improvement plan for the public 
amenities included in that phase shall be reviewed and approved by the Director 
of Planning, Building and Code Enforcement and the Director of Public Works. 

3. The rendering of the Portuguese Bend Overlook included in the submitted 1996 
Public Amenities Plan is expressly not approved as part of this Resolution. Prior 
to the commencement of rough grading for Tract No. 50656, the design of the 
Portuguese Bend Overlook (including the shade structure, if required) shall be 

_ reviewed and approved by the City Council in conjundion with the final 
alignment of the public trails in this area and the solid wall along the west 
property line. 

4. The rendering of the West Vista Park and East Vista Park included in the 
submitted 1996 Public Amenities Plan are expressly not approved as part of this 
Resolution. Prior to the commencement of the reconstruction of the intersection 
of Palos Verdes Drive South and Paseo del Mar, the design of the West Vista 
Park and East Vista Park, including a view analysis from adjacent residential 
properties, shall be reviewed and approved by the City Council. 

EXHIBIT NO. :: ~ ; ~ • ~ ---- Resolution No. 96-94 
Page 5 of6 
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PASSED, APPROVED and ADOPTED ~is 15th day of October 1996. • 

IS/ MARILYN LYON 
MAYOR 

ATTEST: 

lSI JO PURCELL 
CITY CLERK 

STATE OF CALIFORNIA ) 
COUNTY OF LOS ANGELES ) ss 
CITY OF RANCHO PALOS VERDES ) 

I, Jo Purcell, City Clerk of the City of Rancho Palos Verdes, hereby certify that the • 
above Resolution No. 96-94 was duly and regularly passed and adopted by the said 
City Council at a regular meeting thereof held on October 15. 1996. 

CITY CLERK 

Resolution No. 96-94. 
Page6of6 . 
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EXHIBIT NO •. 

C9cean C{;raiM 

Pam Emerson 
Los Angeles Area Supervisor . 
California Coastal Commission 
200 Oceangate, 10th Floor · · 
Long Beach, CA 90802-4302 · 

Dear Ms. Emerson, 

September 3, 1997 

Enclosed you will find a detailed trail improvement plan for the Ocean Trails Project, as 
• required by Coastal Commission Condition 4: 

Trail improvements shall be carried out in accordance with a detailed trail improvement 
plan approved by the Executive Director, In substantial conformance with Access and 
Amenities Plan of February 5, 1993 as modified by the conditions of this permit. Said 
plan shall include a) designated parking, b) interpretive signs, c) fencing of habitat and 
construction areas, d) erosion control and footpath control plantings (such as cactus 
adjacent to sensitive areas), e) steps, where necessary. 

The Trails Plan is in substantial compliance with the Access and Amenities Plan of February 5, 
1993, as well as with the Public Amenities Plan currently being reviewed by the Commission. 
tt includes information on designated parking, interpretive signs, fencing, erosion control 
measures, and steps. Information about footpath control plantings is contained in the various 
habitat restoration plans. Additional information about signs is included in the approved 
Signage Plan, and information about fencing is included in the approved Fencing and · 
TemporaryFencing Plans. 

The plan also includes a timeline for trail implementation. tt specifies that working drawings for 
trails in Stage I and Stage II will be available for review by the City of Rancho Palos Verdes 
(which will be accepting the trails) and the Coastal Commission .(if the Commission wishes to 
review them as well) before the fine grading of the goff course begins. 1f the project proceeds 
on the schedul~ we no~ are anticipati~g •. we should h~ve trail drawings availa~le~Y. ~e~a~· , 

. 1, 1998. Working dra~lngs.forthe_tratls tn Phase Ill w111 be com . . ~~ ~e :i \.Ji \? 
1\\.J' 

commencement of res1dent1al grading for Tract 50666. U G 12; ib J \:J ~ 
. .· lsi . I 

. . . . . . . . . I L1 . SEP 4 1997 . . 

. . CAl\FORN\A . I 

COASTAL COI\JJ-J,\SS\ON 

THE OCEAN TRAILS COURSE AT PALOS VERDES 
707 Silver Spur Road, #210 • ·Rolling Hills Estates, CA 90274 

Phone: 310-265-5525 • .fax: 310-265-5522 



.. •• · . 

Condition 4 also requires that "the applicant provide detailed plans of these improvements 
{access improvements for park and trail purposes} and !!t schedule of completion for the review 
and approval of the Executive Director :n ·~on-sultaUr;~; with ~,,y existing accepting agency.• 
The park improvements for the pr~je·;t ere inelud~d !:1 !~o ?~Jb[,; Amenities Plan now b&ing 
reviewed. Working drawings of the parks will be provided for review by thv Gity of Rancho 
Palos Verdes and the Coastal Cornml~sion on the ~;:;m~ schedule as the trails, te. by February 
1, 1998 for Stages I and II. V"orking drawing~ for the park improvemar,ts ln Phas11 m will be 
.comp~eted before the comme"cer"·;~l,t :')1 re~idetW't ~r:~d;"ig ft;.r Tract 50116~ 

We look forward to continuing io wo1"X ·.with ;rou !1.:: 1"1~0\J il-.hi J)r..:>j~t::i ionr.~1rd if you hl:Wct any 
questions, feel free to cal! E\arbara Dye Bt. mv offit;e (265·55?.5) 

Sincerely, 

• 

• 

• 
I~S 


