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REVISED FINDINGS PERMIT AMENDMENT 

APPLICATION NO.: A-5-RPV-93-005-AS 

APPLICANTS: 

AGENT: 

Palos Verdes Land Holdings Co. & Zuckerman Building Co. 

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 
Portuguese 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, 1 8 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 ~~ocean Trails". 

COMMISSION ACTION: October 7, 1997 

COMMISSIONERS ON PREVAILING SIDE: Allen, Armanasco, Busey, Johnson, 
., Nava, Reilly, Tuttle, Wright, Wan, Chairman Areais. 

SUMMARY OF STAFF RECOMMENDATION 

The staff recommends that the Commission adopt the following revised findings in 
support of the Commission's action on October 7 1997, approving the amendment 
request, with some changes. The amendment request is subject to special 
pe/rpvloceantrls\revfam62 
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conditions some of which changed as a result of the Commission's action. The 
final revised conditions reflecting the Commission's action are attached as Exhibit 
A. Please note that the changes recommended for approval in immaterial 
amendment A-5-RPV-93-005-A7 are not included in appendix A attached to this 
document because the amendment was not final at the time of the mailing of these 
revised findings. 

SUMMARY OF CURRENT AMENDMENT REQUEST (A-5-RPV-93-005A6) The 
applicant proposes to resolve an issue 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 
Amenity Plan for the 1993 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 revisions incorporated 
are contained in Appendix A attached. Each specific change requested in this 
amendment is listed on page 3 of this report. 

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 coasfal 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 
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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 permit compliance and that must be resolved by the Commission's 
consideration of an amendment. 

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), 6] 

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 1 997. [Ref. 
Appendix A, Condition 3.A.(16)] 

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 phasif1t condition in the Habitat Conservation Plan approved by the 
United States Fish and Wildlife Service. In addition to allowing rough 
grading of Street Band 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 
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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 wilt be required only at the golf course 
maintenance facility and the large ( 1 50 space) clubhouse parking lot. 
[Ref. Appendix A, Condition 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 

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 31 

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 
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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 1 and 3] 

11 . 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, Conditions 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, 

2. Carolyn Petru, Director of Planning, Zoning and Code Enforcement, City 
of Rancho Palos Verdes conceptual approval letter dated April 18, 
1 997, 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. 

CALIFORNIA COASTAL COMMISSION ACTION: 

On October 7, 1997 the Commission adopted 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 
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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 
incorporated into Appendix A, attached which includes all previously approved 
standard and special conditions that still apply to this development. The 
Appendix A attached to the revised findings incorporates all previous conditions 
that were unchanged and all changes adopted by the Commission at the 
October 7, 1997 hearing. 

Ill. FINDINGS AND DECLARATIONS 

The Commission finds and declares as follows: 

A. DESCRIPTION OF AMENDMENT AND PROJECT HISTORY 

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 ~o 
provide public access to and along the bluff edge and elsewhere 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. 

The sixth amendment addresses a long standing issue regarding the westernmost 
portion of the "bluff top corridor" located between the westernmost end of the golf 
course and the physical bluff edge. The permit conditions establish a required 
width for this corridor that ranges from 50 to 150 feet. 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 condition compliance, a 185 foot long portion of this bluff top 
corridor (approximately 4605 square feet) is depicted as having a variable width, no 
more than two feet at its narrowest width . ., 
The width of this portion of the bluff top corridor is inconsistent with the wording 
of the Commission's conditions and with findings, which require this portion of the 
bluff top corridor to be a "50 feet strip immediately adjacent to the edge of the 
bluff." The applicant asserts that its proposed bluff top corridor is consistent with 
maps signed as part of a settlement of a lawsuit challenging the project (Native 
Plant Society and Sierra Club v. Coastal Commission). However, the settlement 
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states that the settlement is subject to the Commission's conditions. Furthermore, 
the maps signed with the settlement agreement are inconsistent with the language 
of the settlement and their acceptance by the parties appears to be a result of an 
error in reading the map. As a result, staff was unable to approve the applicant's 
plans showing the bluff top corridor as only two feet wide in this area. 

The applicant refused to conform the tract map to the terms of the settlement as to 
the requirement of the permit condition and instead seeks to amend the condition 
so that the westernmost 185 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 less than 
a 25 foot bluff top corridor by adding a 1 05 foot long strip ranging in width from 
zero to 25 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 to 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. After 
consideration of the history of the project and the consistency of the proposal with 
the certified, LCP, the Commission finds that it must deny this proposal to reduce 
the 50 foot wide buffer, as measured from the bluff edge control line. 

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 8D, 
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 revise details of conditions to reflect the 
requirements of other reviewing agencies concerning parks, water quality and other 
issues. This amendment also resolves issue having to do with the timing of 
recording of precise legal descriptions of dedicated property and the recording of 
utilities easements that must cross through lands dedicated in fee. 

On April 15, 1993, ttfe 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 Los 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 in the park and trail 
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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 ~o less 
than 75.5 acres of dedicated lands in addition to approximately 24,000 linear feet 
of trails. The trails, connecting the streets to the bluff edge and the beach, 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 
californica), 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 (Campylorhynchus 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 1 50 feet in areas that included public 
access to 25 feet in the area subject to this request, where a minimal habitat buffer 
was required between the bluff edge and the golf course. The bluff top corridor 
was established as a separate legal lot. 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 1 993 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 
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 ~omply 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 
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the base map for a settlement of a lawsuit, challenging the Commission's approval 
of the 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 
maps showed creation of a bluff top corridor lot of the required width (including 50 
feet in the 185 foot long portion at issue in this amendment.) However, 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 the lot establishing the bluff top corridor, 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 
corner 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 1 85 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 
thousand eight hundred square feet of the bluff top corridor is depicted on the bluff 
face. No more than 1770 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. Under the applicant's assertion, the Commission 
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agreed to language requiring a 50 foot wide bluff top corridor, creation of a 50 foot 
wide lot labeled bluff top corridor, but locating a portion of that lot on the bluff face 
so that on the ground a significant portion of the bluff top corridor would be only 
approximately two (2) to five (5) feet wide. 

The staff asserts that it accepted the maps because the settlement stated that the 
maps were subject to the Commission's conditions, and because it believes the 
bluff top corridor would be 50 feet wide on the ground. The staff asserts that it 
was it was inadvertent error that resulted in its approval of a map that placed the 
bluff top corridor on the bluff face. 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 revjew 
final "re-revised maps" in the future for purposes of condition compliance. These 
1995 maps were submitted for subsequent 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 185 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 ~he golf green 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 
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grading incursion, 1235 square feet, is not extensive. Both the applicant's 
testimony and the staff recommendation predicted that this plan would protect the 
vegetation found on the physical bluff face, which is the sensitive vegetation in this 
area (Exhibit 17), and allows development of the golf green. As proposed; 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. As described below, the Commission, on 
reviewing this analysis determines that the buffer it had agreed to extended 50 feet 
from the edge of the bluff, and included 1.2 acres. 

After reviewing the materials, including the applicant's assertion that the buffer 
should be measured from the adjacent lot on the 1 995 tract map and not from the 
bluff edge, the Commission found that its action on the amendments did not 
represent an intention to abandon its original requirement to measure the buffer 
from the physical bluff edge. The Commission determined that in widening the 
buffer to 50 feet in this location, its intention was to widen the buffer to fifty feet 
as measured from the bluff edge. 

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 SD. 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 run-off 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 'SII 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 
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Game have indicated that some storm flow from off-site should remain in the 
canyons to support vegetation. 

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 
(RWQCB) not be required by the Commission. The removal of this requirement 
from the Commission's permit would not prevent, however, the RWQCB 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 goJ.f 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 
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dedicated habitat restoration area, there is a fuel modification area, where the 
restoration plant palette will be adjusted to minimize fire danger. No thinning or 
clearance will occur in the East Bluff Preserve. At several locations along the bluff, 
the City is requiring ground water monitoring wells to be drilled, and hydraugers 
(horizontal drain pipes leading out of the bluff face) installed to conduct excess 
ground water out the bluff face for purposes of monitoring ground saturation. 
Higher than expected levels of ground saturation could change calculations on 
which the geologic stability of the project was based (Exhibit 6, Map K.} The 
language in the dedications needs to be adjusted to allow this minor development in 
the open space areas. 

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 reason 
the tract map will not be ready to record is that the tract map is dependent on final 
surveys and precise dimensions of improvements such as streets and roads, for 
which the applicant has not yet completed final precise design work. Until these 
features are located, the surveys establishing the trails and open space areas 
cannot occur. In order to begin grading in 1997, 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 the final tract maps, 
which the staff will be able to review. This would enable the applicant to satisfy 
prior to issuance conditions in October of 1997 so the permit can be issued. The 
applicant contends that the encumbrance created by a general 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. The Commission finds that 
recordation of general descriptions in this case are sufficient to enable issuance of 
the permit, provided the applicant records final legal descriptions before the earlier 
to occur of either 1 ) the end of period of five days after recordation of each final 
subdivision map for the project for the area encompassed by each such map, or 2) 
commencement of construction of improvements on the project other than grading, 
erosion control and installation and/or relocation of underground utilities. The 
Commission therefore approves such a process subject to several stages of review 
and approval by the Executive Director. 

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 1992 and 1993. 
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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) 

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 conservation 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 Plan (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 



REVISED FINDINGS A-5-RPV-93-005-A6 
Palos Verdes Land Holdings/Zuckerman 

11/12/97 Page 15 

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 to 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 bluff top 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. In approving the change as an immaterial 
amendment to its permit, the Commission had before it a description of the 
changed condition that characterized the change as a 50 foot, instead of a 25 foot 
buffer from the bluff edge. This situation is summarized in letters from the Deputy 
Attorney General dated of July 2, 1997 and August 29, 1997, which indicate that 
the change was an increase in the bluff top corridor from 25 to 50 feet and did not 
change the Commission's other conditions of approval. 

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 impossjble to connect to an existing sewer line, or install utilities 
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.} 
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The most serious issue was, however, differences in interpreting the meaning of 
the bluff top corridor condition (condition 1 8(2)) in the Commission's action, 
described in more detail above. 

After the exchange of several letters 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 objectives. 

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. No grading was permitted in the 
bluff top corridor (except for trails in other areas.) 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. A second reason was to protect any coastal sage scrub seed bank 
that may have re-established itself on some parts of the bluff top adjacent to the 
bluff edge. Thirdly, the setback was recommended by the resources agencies as a 
link between the larger revegetation areas where coastal sage scrub was proposed 
to be re-established. 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 .) 

In its grading plans submitted prior to the amendment the applicant proposed to 
grade a fill slope that toed out at the bluff edge on the western 1 85 feet of the 
within the previously required 25 foot corridor. The reason the applicant proposed 
this was that, by its interpretation, the restriction on grading within the bluff top 
corridor applied to Lot I as depicted on the Vesting Tentative Tract Map Lot I and 
was not a restriction on grading within 25 or 50 feet of the bluff edge. The 
applicant did not proposed a golf course adjacent to the bluff edge. The proposed 
hole ten was located 25 feet inland to the bluff edge. As noted elsewhere, the 
condition required a 50 foot bluff top corridor, with no grading allowed in the 
corridor, but also identified the corridor as Lot I "subject to the Commission's 
conditions. u 

, 
In the amendment before the Commission, the applicant proposes to grade in the 
westerly portion ( 185 feet) of this bluff top corridor but to locate the toe of the fill 
slope 1 0 feet inland of the bluff edge. The applicant proposes 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 

' . 
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amendment to 1) allow grading in the bluff top corridor, and 2} to reduce the width 
of the bluff top corridor from 50 to 25 feet in this 1 85 foot long segment of the 
corridor. From the applicant's point of view, the amendment would widen the 
identified corridor lot, Lot I, so that all portions of Lot I would contain at least 25 
feet of bluff top. 

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 48,104 square feet. With the addition, 
approximately 44,964 square feet of Lot I will be located on the bluff top. 

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, and whether 
the project is the least environmentally damaging feasible alternative. 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 21) that require an extensive consolidated and connected habitat, including 
a 25 foot revegetated bluff top buffer in this area. While the Commission notes 
that the bluff top itself in this immediate area contains no habitat (Exhibit 17) 
nevertheless, the Atwood letter and other material in the record indicates that a 
continuous buffer is important to assure that the otherwise disparate and 
disconnected areas of restored habitat proposed in this project can function 
together. As noted in the HCP, the project will remove 31.5 acres of various types 
of bluff scrub habitat for golf course and residential development, resulting in the 
take of least two gnatcatcher nesting areas. The habitat to be removed is variously 
described as coastal sage scrub, coastal bluff scrub "Baccharis scrub" and 
disturbed Coastal sage scrub. The EIR and HCP, and the approved coastal 
development permit allow this take, as long as it is mitigated. The mitigation 
requires revegetation of several large areas with Coastal sage scrub on and off the 
property. The revegetated areas are required to be connected to each other so that 
the habitat will be continuous. 

The Commission appr..9ved both the bluff edge restoration and the linked offsite 
restoration areas as measures proposed by the applicant to offset the removal of 
coastal sage scrub from the area proposed for development and to mitigate the 
impacts of increased housing, golfing and other activities on the remaining habitat. 
The Commission finds that as conditioned to provide a 50 foot buffer, which the 
Commission accepted in its settlement with the project opponents, the project will 
be developed employing the least environmentally damaging feasible alternative and 
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will be consistent with the LCP requirement to identify and fully offset impacts of 
development. The Commission notes that there is evidence that in some areas 
where Gnatcatchers previously nested they are now absent. In this context of an 
extremely fragile environment, the Commission finds that its past action requiring a 
50 foot bluff top corridor is most protective of resources, and the least 
environmentally damaging feasible alternative. 

The Commission notes that the provision of a white water view from a golf hole 
while desirable for the golf course, is not in itself the measure of the feasibility of a 
golf course. The Commission, in rejecting the applicant's proposal, notes that its 
interpretation of its condition is that the project is already required to preserve and 
or replace the identified habitat, coastal sage scrub and coastal bluff scrub, by 
setting back the golf course no less than 50 feet from the physical bluff edge, an 
increase of 25 feet over that required by the Commission in its original action. The 
Commission 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. 

With respect to other issues, the Commission concurs that 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 treaward 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 
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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 
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. 
With respect to the standards for east bluff preserve, the Commission notes that 
figure 13 of the HCP allows no fire clearance. The Commission acknowledges that 
no clearance will occur in the revegetation areas, although a limited plant palette 
will be employed in areas of potential fire danger. 

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 determination that the inclusion of the parking Jot 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 Jots. 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 1 997 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 
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After certification of an LCP, the Commission must find that a project, on appeal, is 
consistent with the certified local 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 
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 parks" 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 ~oad. These parks are required in condition 1, below to 
provide active recreation and were to incorporate features proposed by the 
applicant in the "Public Access Amenity Plan of 1993" 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 "active parks" where facilities were planned and the habitat preserves, 
which were described as "passive parks~~ providing only trails. The Commission's 



. ' 

REVISED FINDINGS A-5-RPV-93-005-A6 
Palos Verdes Land Holdings/Zuckerman 

11/12/97 Page 21 

conditions required that "active parks" 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 1: 

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. 
(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 1996 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 1996 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 th13 tower raises local view 
issues, that it is clearly a decorative feature to provide a landmark at the tract 
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 1996-1997 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 
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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 
fountain shade and seating the Commission could find that they provide public 
recreation and access. 

The Commission finds that it cannot approve the 1 996 Public Amenity Plan even as 
revised in 1997 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 1 993 
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 becaus& 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 trees for shade. 

The Commission, in approving a handicapped trail, was clear that a resting area be 
installed at 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 
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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, 
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 all active parks 
located in the first phase of grading were required to be installed along with the 
installation of tract improvements for tract 50667 and the golf course so that three 
of the 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. 

D. 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 run-off; 
b} Best Management Practices 
c) use of ponds to control, treat and recirculate golf course and low 

flow street run-off; 
d) no discharge from golf course to tide pools, 
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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 littoralis; 
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 
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 run-off 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-off from the largest parking lot, and the maintenance yard, with oil separators 
of "other methods" and not to treat the street run off. However, the applicant will, 
as required, re-route the discharge from the drainage pipes to locations outside the 
tide-pool area. 

The Commission note,; 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 

• 
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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. 





APPENDIX A 

STANDARD CONDITIONS AND REVISED SPECIAL CONDITIONS 

A-5-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 incorporated in the body of the report. 

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

· NOTE: A-5-RPV-93-005A6: 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. 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 -93-005A6. 

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-93-005-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 wi'Uch 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, 
1 993). Development shall be pursued in a diligent manner and completed in a 
reasonable period of time. Application for extension of the permit must be made 
prior to the expiration date. 

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

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

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

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

7. Terms and Conditions Run with the Land. These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and conditions. 
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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 FOR 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(&) 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, 5A, 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 
(xhibit I, (roman numeral one) generally 
described as southerly of lot 38 and being no 
less than 1 00 feet wide immediately adjacent to 
the bluff edge (bluff face is Lot G) extending from 
the easterly tract boundary with VTTM 50667 to 
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the intersection with Lot F (Halfway Point 
Preserve Area), no less than 

(4) The entirety of Palos Verdes Drive--East Vista 
Park, lot D within Vesting Tentative Tract 

8.9 Acres 

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 less 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 Exhibit 5 (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. 

, 
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 

., 

• 
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development approved in this permit shall occur in the trail areas shown 
in Exhibits A and/or the Public Amenities Plan Trails and Signage Map of 
September 26, 1996 revised 1/20/97 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. 

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

(3) The entirety of the following lots within Vesting 
Tentative Tract Map 50667, excluding any trails 
identified in Condition 3 of this permit: 

Lot G East Bluff Preserve no less than 
Lot I Bluff Face and Beach no less than 

7.0 acres 
3.3 acres 

24.4 acres 

1.2 acres 

7.7 acres 
10.1 acres 

Public a~ess 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 Sign age Map of September 26, 1996 revised 1/20/97. 
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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. 

No grading, vegetation removal or other development may occur on 
lots dedicated for habitat preservation purposes except for the 
following: 1) trails, 2) fences approved in a coastal development 
permit, 3) hand removal of invasive plants, 4) installation of public 
utilities generally as shown on Exhibit 5 Map G, 5) the drilling of 
testing wells and hydraugers generally as shown on Exhibit 6, Map K, 
and 6) 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 PorttJguese Bend Club connector 
Lot C managed fire break 

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

D. STREETS. ROADS AND PUBLIC PARKING AREAS. Lands offered to be 
dedicated Jor 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 
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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 Signage Map of September 26, 1996 
revised 1/20/97 (previously noted as Exhibits A, 8, 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. 

All documents shall be recorded free of prior liens and any other 
encumbrances which may affect said interest. However, these documents 
may be recorded subject to any existing or future sewer and utility easement; 
provided that such easements 1 ) are underground and 2) do not in the 
reasonable judgment of the Executive Director materially and adversely effect 
the purpose of this condition one as set forth above and 3) are generally as 
indicated on Exhibit 5, Map G or are in compliance with condition 11 . 

The dedication shall include the right of the developer and the accepting 
agency, subject to the limitations of relevant portions of this condition one 
set forth above, 1) to enter the property, 2) to construct and maintain 
revegetation areas, 3) to construct temporary construction fences and 
construction access, 4) to construct, install and maintain benches, water 
fountains, trails, fences, a bridge, turnarounds, signage, staging areas, low 
barriers, stairs:" view overlooks and other public improvements including 
without limitation those improvements described in this condition one, in the 
project description, in conditions three and four below, in the Conceptual 
Public Amenities and Coastal Access Program of 1996, Revised, August 28, 
1997 and in the Public Amenities Plan Trails and Signage Map of September 



APPENDIX A PROJECT CONDITIONS 
A-5-RPV-93-005-AS (Palos Verdes Land Holdings/Zuckerman) 

Page 8 

26, 1996 revised 1/20/97 and (5} to perform erosion control. Additionally, 
the developer shall have the right to construct and use monitoring wells as 
recommended by the City geologist provided that the construction and 
location of such wells in the reasonable judgment of the Executive Director 
do .not materially and adversely effect the purpose of this condition one as 
set forth above. 

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 Exhibits 28 (E fee offers}, and 30 (E
trsils), 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 reasonable 
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 each 
final subdivision map for the project for the area encompassed by each such 
map, or 2) commencement of construction of improvements on the project 
other than grading, erosion control and installation and/or relocation of 
underground utilities. 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 DEDICATE EASEMENTS PROTECTING OFF-SITE HABITAT 
ENHANCEMENT CORRIDORS PROPOSED BY THE APPLICANTS 

A. OFFER OF EASEMENT OVER RANCHO PALOS VERDES CITY PROPERTY 

< . 

Prior to issuance of the Coastal Development Permit, the applicants shall 
provide evide.nce 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 entire~ 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. 
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The area subject to the easement shall be generally as indicated in 
Exhibits III, 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 
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 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 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 map for the project, or 2) commencement of construction of 
improvements on the project other than grading, erosion control and 
installation and/or relocation of underground utilities. 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 ywith 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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OFFER OF EASEMENT OVER 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 
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, 45 and 46. 

The easement shall: 

( 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 25th 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 
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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 III, V, 45, and as visible in Exhibit 51. 

(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.B.6, 3.B. 7, and 3.B.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 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 Executive Director with Exhibits, II, Ill, IV, 45 and 46 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 opcur of either 1) the end of a period of five days from 
recordation of the final subdivision map for the project, or 2) commencement 
of construction of improvements on the project other than grading, erosion 
control and installation and/or relocation of underground utilities. The offer 
shall be recorded free of prior liens and encumbrances which may affect the 
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interest being conveyed. The offer shall run with the land in favor of the e 
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. 

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 ca/ifornica 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 followihg access corridors located within Vesting Tentative Tract 
Map 50666: 
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( 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 
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 60666. 

(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 tile trail shall be located below the 145 foot contour line as 
shown on the maps dated June 24, 1994. 

( 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 
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foot minimum bluff top corridor, This trail begins at the end of trail 
3.A.12 above in the Northeasterly corner of Halfway 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 ocean-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 18) 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 Band 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~f the United States Fish and Wildlife service determines that 
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, 
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proceeding along the scarp, connecting with the Beach access trail 
described in condition 3.A(1 4) 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 Paseo 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 
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 improved overlook area and 
handicapped turn around including no fewer than three benches and 
three 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.(1 5) and 3.A(1 7). 

( 1 7) Clubhouse connector trails, being the foot trails and sidewalks 
shown on Exhibit 8 of permit amendment A-5-RPV-93-005A, 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: 

( 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 1 1 7). 

(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(1 2) • 
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above through the parking lot and connecting with Palos Verdes Drive 
South. 

(3) 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 Overlook-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 trail 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 
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 pte 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. 
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(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, 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) 
the construction of trails approved in this permit, 2) fences approved in a 
coastal development permit, 3) vegetation removal except hand removal of 
invasive plants, 4) installation of public utilities generally as shown on Exhibit 
5, Map G, 5) the drilling of testing wells and hydraugers generally as shown 
on Exhibit 6, Map K and as recommended by the City geologist, as long as 
such construction, in the reasonable judgment of the Executive Director, 
does not materially and adversely affect the purposes of this condition three 
as set forth above, and 6) 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 on 
the Public Amenities Plan Trails and Signage Map of September 26, 1996 
revised 1 /20/97 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 connecti.ens as authorized in section 3061 O(d) of the Coastal 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 
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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 existing or future 
sewer and utility easement; provided that such easements 1 ) are 
underground and 2) do not materially and adversely affect the purpose of this 
condition three as set forth above and 3) are as generally described on 
Exhibit 5, Map G, and Exhibit 31 map F, 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 limitations of the relevant portions of this condition 
three set forth above 1 ) to enter the property, 2) to carry out revegetation 
activities and maintain the areas as described in the HCP and conditions 4 
and 8 of this permit, 3) to construct and maintain required trail improvements 
including without limitation trails described in the Public Amenities Plan Trails 
and Sign age Map of September 26, 1 996 revised 1 /20/97, in the project 
description, in condition one and in condition 4 below, in the Conceptual 
Public Amenities and Coastal Access Program of 1996, Revised, August 28, 
1 997 including without limitation: trails, a bridge, a railing, signage, 
interpretive information, staging areas, low barriers and stairs and other 
public improvements and 4) to perform erosion control. Additionally the 
developer shall have the right to drill and use monitoring wells as 
recommended by the City geologist as long as such construction, in the 
reasonable judgment of the Executive Director, does not materially and 
adversely affect the purposes of this condition three as set forth above. 

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 ,5hown on the attached Exhibit 30, (Exhibit E Trail easement 
offers), 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 reasonable 
judgment of the Executive Director) sufficiently precise, before the earlier to 
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occur of either 1) the end of a period of five days from recordation of each 
final subdivision map for the project for the area encompassed by each such 
map, or 2) commencement of construction of improvements on the project 
other than grading, erosion control and installation and/or relocation of 
underground utilities. 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. 

4. ACCESS SUPPORT AND IMPROVEMENTS 

i 

• 

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 1/20/97 
and/or Exhibits 26 snd 27 of this amendment AS 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, 1 998 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 a schedule of completion for the review and approval of the • 
Executive Director in consultation with any 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 
contempla;ed 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 • 
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confined within fenced corridors to prevent individuals from damaging 
restoration areas. The trail surfaces may be left temporarily as 
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(11), A(15) slide scarp portion branch two}; also in 
Conditions 3 8(5), 8(6), 8(7), 8(8), and 8(9). 

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 of the following park and trail 
improvements by February 1, 1998, but in no event no later than 30 
days prior to the commencement of fine grading for the golf course. 
Installation shall commence 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. 

2. Park improvements second stage: 

a) 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, as shown on 
Exhibits 26 and 27 of amendment A6 including the 45 car, 
parking lot east of the park, "J Road", picnic area, public parking 
along Paseo del Mar, 

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

c) No fewer than six view overlooks including 3 within the bluff top 
corridor as shown on the Public Access Amenity Plan of 1996 
updated 1997 between Halfway Point Park and the East Bluff 
Preserve. All overlooks shall include seating but shall not require 
the grading or construction of pads or the use of heavy equipment 
for ~onstruction. 
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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 area adjacent 
to property line, benches, no fewer than three trees or other 
shade and a turnaround, 

h) Completion of East Vista Park complete with water fountain, 
benches, signage, and recreation facilities designed to 
accommodate a comparable number of visitors as are provided in 
parks of comparable 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(1 2), A(1 3) and 
A (1 6) and A (1 7) within Halfway Point Park and 3 B(1), B(2), B(3), 
and B(4). 

C. Third Stage. Before the applicant may begin grading of the residential 
lots of Tract 50666, the applicant shall submit for the review and 

· approval of the Executive Director, working drawings for the following 
park and trail improvements. Installation of these improvements shall 
commence 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) Vie~ Overlook on Paseo del Mar at the head of Forrestal Canyon. 

b) Completion of "J" road parking area, located to the west of the 
golf clubhouse. 

• 

• 
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c) Completion of West Vista Park complete with water fountain, 
benches, picnic tables, signage, and recreation facilities designed 
to accommodate a comparable number of visitors as are provided 
in parks of comparable size elsewhere in the City or operated by 
adjacent jurisdictions. 

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

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

f) 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, 1 996 revised 1/20/97, or 
otherwise required in the conditions above. 

(2) Trails improvements third stage: 

a) identified in Conditions 3 A(4), A(1 0), A(1 4), the permanent 
bridge over Forrestal draw, and A ( 1 7) 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, 1 996 revised 1/20/97 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. 

5. 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 ~e review and approval of the Executive Director. Said plans 
shall have received prior review and approval by the City of Rancho Palos 
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 the applicant's letter of January 14, 1 997. The location, 
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design and height of all fences, nets, and hedges shall 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 littoral is) or coastal cholla (Opuntia 
prolifera) barriers. 

(2) split rail fences 40 inches in height or less, with plastic coated chain 
link in the lower 1 8-20 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: 

( 1 ) Wrougb! 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. 

• 
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(4) Any fence that would arch over the heads of pedestrians on an 
approved pedestrian path. 

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 

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. 

7. 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 
Tentative Tract Map 50667, and all parcels created by Parcel Map numbers 
20970 and 23094. 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: 
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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 1 0. A fist 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 defined 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. 
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 he-urs. 

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 



APPENDIX A PROJECT CONDITIONS 
A-5-RPV-93-005-AG (Palos Verdes Land Holdings/Zuckerman) 

Page 27 

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 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 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. 

8. CONFORMANCE WITH THE REQUIREMENTS OF THE RESOURCE AGENCIES 
WITH RESPECT TO THREATENED. BABE 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 
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 [ljrector 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 
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below in section D. The applicant shall 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 III. 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 approved final Habitat Conservation Plan, 
(HCP) the applicant may begin grading the golf course (lots 38 and 39), 
Halfway Point Park and the J road. The applicant may rough grade and 
stockpile on the clubhouse and clubhouse parking areas, and the 
westernmost tier of lots of tract 50666. No finish grading of residential 
lots may occur. Applicant may also begin 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 
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 all habitat areas by 
the resource protection agencies has occurred as noted below. 

(4) Phase IV. Grading of the residential lots, roads and trail areas, in 
Vesting Tentative Tract Map 50666 and finish grading for the golf club 
house parcel and 1 50 car westerly parking 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 • 



• 
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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 AND STANDABQS. 

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 and condition 8 above. Grading plans shall substantially 
conform to the preliminary plans approved by the City of Rancho 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 Cg.nditicn 1 above, with the exception of Halfway Point Park, 
within the bicycle trails, within drainage, utility and sewer, easements 
shown on Exhibit 5 (Msp GJ and hydrauger, and groundwater testing well 
easements shown on Exhibit 6 (Map KJ of this Amendment 6, the 0.30 
acre fill slope area adjacent to the 18th tee and the 0. 1 3 acre fill slope 
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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, 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. No grading equipment shall be stored within the Tract 50666 
residentially designated areas (Phase IV), except in the easternmost tier 
of lots as shown in the final HCP during the work on the golf course 
(Phase III). 

D. Timing. No grading may occur during the nesting season of the 
California Gnatcatcher, or otherwise as restricted in the Final executed 
Habitat Conservation Plan (HCP). In the event of conflict between this 
timing condition 90 and the executed HCP, the HCP shall prevail. 

10. TEMPORARY EROSION CONTROL. HABITAT PROTECTION AND 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 Sc;;ub 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, 

• 

• 
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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. 

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 pl&nt 
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 individual lots. 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 
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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. 

• 

D. The landscaping and erosion control plan shall identify the location of the 
temporary construction fence noted in the Habitat Conservation 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 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 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. 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;o 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 • 
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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. 

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 
employed shall be California native plants endemic to the Palos Verdes 
Peninsula. 

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 displaced 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 
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opened for play, and complete restoration of Phase Ill and IV (residential lot) • 
impacts shall occur before individual lots receive final grading approval. 

The plans shall be in substantial compliance with the drainage plans 
submitted in August 2, 1 991 , and shall employ: 

a) treatment and filtration of runoff from the maintenance yard and 
from the 150 car parking lot; 

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 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 Opuntis littorslis, 

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 gradin9, access areas, golf course and revegetation areas, and which 
conform with ttie final approved plans for public access, recreation, Habitat 
protection/enhancement, grading and drainage specified in conditions 1 -5, and 
9-1 1 , 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, 1992 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, 1 992 and as revised on September 6, 1 994 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. AND RESTRICTIONS. CONDITIONAL USE· 
PERMIT. PARCEL MAP CONDITIONS AND 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 Pf!imit. The deed restrictions noted in Condition 7 above shall 
be reiterated in the CC and R's. Any CC and B's, parcel map conditions or 
notes, conditional use permit conditions or tract map provisions which the 
Executive Director determines are not consistent with any of the conditions of 
this permit shall be modified to be consistent before recordation. 
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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 legal interest in Jill the properties subject to this 
permit, .Q! 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 BIGHTS. 

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 
Executive 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: 

A. PUBLIC FACILITY. The clubhouse and golf course will remain as 
commercial visitor serving facilities open to the general public and 

• 

• 

• 
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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 applie;ant 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 a~d 
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 
erected in areas accessible to the public, including Street A, La Rotonda 
Drive, the p.arking 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 
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parking lot located adjacent to the maintenance yard on golf course Lot 
38 VTTM 50667 from 8:00a.m. to 5:00 p.m. on all summer and holiday 
weekends during all banquets and special events and whenever there are 
more than 125 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 areas shown orr 
the attached Exhibits 26, 28 (E Fee Offers) end 30 tE Tr11ils), complying to the 
satisfaction of the Executive Director with the Public Amenities Plan Trails and 
Sign age Map of September 26, 1 996 revised 1/20/97 and 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 (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 map for the 
project, or 2) commencement of construction on the project other than 
grading, erosion control and installation and/or relocation of underground 
utilities. 

• 
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20. STATE LANDS COMMISSION REYIEW. 

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. 21-25 IMPOSED 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 erder 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 
noises that might carry into the preserve from the clubhouse parking lot . 
The facility shall be sound-proofed, and night entertainment shall be 
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limited so that noise levels in the West Bluff Preserve are not increased 
beyond that expected in residential areas. 

22. Relationship of Development Approved in this Amendment to Applicants' 
Phasing Program. Deleted. 

23. Signage. 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 conditions. The plan shall include the overlooks, signs, railings, 
bridges, adequately sized public restrooms and other amenities proposed by 
the applicant and required by the Commission in this action. In the event of 
conflict or inconsistency between this and any other action, the Commission's 
conditions shall prevail. In addition to the signs described in the Public 
Amenities Plan Trails and Signage Map of September 26, 1996 revised 
1/20/97, 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 to 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, 1996 revised 1/20/97, shall be provided 
for the review and approval of the Executive Director on or before February 1 , 
1998. 

24. Subordination of All Covenants 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-APV-93-00SA, A-5-APV-93-
005A2, A-5-RPV-93-005A3, A-5-RPV-93-005A4, A-5-RPV-93-005A5, and
RPV-93-005A6. Pursuant to this requirement, any agreements or covenants 
that delegate mlllntenance 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. 

• 

• 
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25. Renumbering and Vesting Tentative Tract Map Desjgnatjons.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 designt~tions 
of all lots necessary to conform to the Commission's conditions shall be 
provided for the review and app:-oval of the Executive Director. Additional lots 
created in order to conform the Commission's conditions shall be shown on 
the revised tentative tract 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. 

i am6cond.DOC 



APPENDIX B 
PREVIOUS COMMISSION ACTIONS AND AMENDMENTS 

I. PREVIOUS COMMISSION ACTIONS! 

DESCRIPTION OF PROJECT ORIGINALLY APPROVED ON APRIL 15, 1993 (A-5-
RPV-93-005): Resubdivision of 261.4 acre site and construction of an 83 lot 
residential subdivision including utilities and site improvements, 1 8 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 
Amenities Plan dated February 5, 1993 providing additional beach trails; B) 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-BPV-
93-005-A 1 ): Re-configure 4.9 acre Halfway Point Park to 5.1 acres; (2) relocate 

• 

27,000 sq. ft. clubhouse, 150 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; ( 1 1) move bluff-to-la 
Rotonda bike trail connector east to tract 50667; ( 1 2) 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 CA-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 a 
minimum of 100 feet from the bluff edge line and shall be compacted less than 90. 
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 twc areas. one area of 0.3 acres adjacent to 
the 18tb tee and a second area of 0. 13 acres adjacent to tbe 18th bole. Ihe 
total combined disturbed area adjacent to tbe 18th tee and tbe 1 8tb bole shall 
not exceed 0.43 acres and sball be located as sbown on Exbibit A depjctjng 
setbacks for VTTM 50666 prepared by RBF and dated July 25. 1995. Ihe 
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 ~ 
0.30 acre fill slope area adjacent to the 18th tee and tbe 0.1 3 acre fill slope area 
adjacent to the 1 8th hole. Ihe 0. 30 acre and tbe 0.1 3 acre fill slope areas 
wbich encroach within lot K shall be located as sbown 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 RBF 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 90cumbrances 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 O•l the map of tract 
506661ast revised by RBF 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 1 50 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-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. 

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 the. 
1 7th hole shall be set back a minimum of 200 feet from the bluff edge, excep 
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, 1995. 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 1 75 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 nt5t closer than 100 feet from the bluff edge. The subject 1.5 acre area 
located between the "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 subject 
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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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-93-005A. The 0.2 acre strip of land at the 
southwestern rim of Halfway Point Park that was previously located betwee!"' 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-6-RPV-93-
005-Al): 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·6·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, B, C, Hand 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 e;sement 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) incorp,rate the proposed changes into revised grading and site plans. 
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DESCRIPTION OF FIFTH AMENDMENT APPROVED DECEMBER, 1996 (A-5-RPV· 
93-005-A5): (1) Change condition 3, Trails, so that street identification of Trail 
3(A)(1 0,) Forrestal Canyon Trail, would read: "extending from streetJt..E:... •••. 
connecting to streets..i=.G:..and ~ 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, exceczt that in thqu 
two locations wbere grading has been aoproved within tbe Bluff To.R Activity Corridor or 
where the toe of the approved grading is located less than twenty f20J feet landwlfd of tbe 
Bluff Tap Activity Corridor. the construction fence sbaU be plsced at the Sflllward toe of the 
fi.PJJroved cut or fill s/qpe. This does nqt authqrize develqpment wjthjn the Bluff Tqp 
Activity Cqrridor exce.,pt the twq incursions specifi&ally permitted by the Commjssion jn it 

• 

second amendment tq 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 In tbe vicinity of the w«.rt 
end of Ls Rotonda Drive. ess17y sccessible from ee 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 .. 

{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 In the vicinity of tb« west «nd of L« Rotondi 
Drive. IIIJS[/y sccessible from ee lot E tract 50667 at the BRS ef la ReteRaa Orive 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.B. 
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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 12/1 9/96 (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. 

1 2. 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 

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

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

19. 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. K~etich, United States Fish and Wildlife Service, letter dated August 

25, 1 997, 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 'WILDUFE SERVICE \\ r; - ,...._::;-., 
EcoloJical Services. ~ ~ ~ ~ n \Vi IE \'I \ i 

. Carlsbad raeld otftce [. \\:!; ~ U CJ lb I I l ' 
2730LokerAveDUCWest n I L) . 

Carlsbad. Califomia92008 . I I SEP 2 1997 ~ 

Mr. Kenneth Zuckerman, Project Manaaer CAUFORN\A 
Ocean Trails Project COP..S'!A'.. CO.'·fAUGSA ·1997 
707 Silver Spur Road, #201 
Rolling Hills Estates, California 90274 

Subject Ocean Trails West BluffPreserve, Rancho Palos Verdes, Los Angeles Cotmty, 
California (1-6-97-HC-291) 

Dear Mr. Zuckerman: 

The U.S. Fish and Wildlife 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 

• 

Cobdition 8, the Servic~ 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 califomictZ CDlifornlca) and cactus '\\TellS 

(Campylorhynchus bnmnefcapillus cousez) have not nested in the preserve area, the site 
appears to be of sufficient maturity to supply food and cover for these species and posStoly 
other coastal sage scrub dependent species. The Service concurs with the report, that the 
vegetation data coupled with the observations of California patcatcher use of the preserve, 
demonstrate 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. 
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ly, 

n~ 
~kfi C. Kobetich 

Field Supervisor • 
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,AUL ft. WATKINS 11111·11131 
OANA LATHAM IIIU·1174l 

CHICA§O OFFICE 
SEARS TOWER. IUITIIIOO 
CHICAGO. ILLIHOII 10101 

TELEI'MONE 1:1121 1714700 
FAX !31ll U3·1717 

LONDON OFFICE 
ONE ANGEL COURT 

LONDON EC2R 7HJ ENGLAND 
TELEPHONE + 4"·171·:174""""" 

fAX <+ 4"·111·1'74 UIO 

LOS ANG!:US OFFICI 

LATHAM & WATKINS 
ATTORNEYS AT LAW HEW J!IIIUY OFFICE 

ONE NEWAIUC CENTER 
e&O TOWN CENTER DRIVE, SUITE 2000 NlWAIIK, NEW JEIIS!Y 07101·l174 

COSTA MESA, CALIFORNIA 12826·11215 TELEPHONE 1201li31·UU 

TELEPHONE (7Ul U~S FAX 12011111·1211 

FAX~~;~.:~~·: t1 ~ ~ ~ ~ ~:ff;~H~:.r:E:~~:=~0~~;!~~2 
ELN 6271327 ~~E 0~ 12111101·1200 

AUG 6 
2 21711-4114 

. . 1997 I FF 
701 •a• STIIIEn, SUITE 2100 

CALIFORNI
S,.AN DIEGO, CALiflORNIA 121014117 
A TELEI'MONE lltll 2SI·tU4 

IU WEST FIFTH STREET, IUITI.tOOO 
LOI ANGELES. CALIFORNIA 100'71·2007 

'I:ELEPHON! 121 :II 411· U:l4 

August 1 199f0ASTAL COMMISSI~ 11111 
'"·'"

11 

' IAN FRANCISCO OF,.($1 
SOl MONTGOMIRY 5TIIUT, SUITE 1100 

SAN FRANCISCO, CALiflORt;IA 1"1 1 1·2112 
TELEPHONE 1"111 Sl1·0100 fAX 12131 II1·11U 

MOSCOW OFFIC£ FAX 1"1"1 SII·IOIS 

Wo\SMINGTOH. p.C. OFFICE Uln LENINSKY PROSI'ECT, IU'TI! C200 
MOSCOW 1171tl IIUIIIA 

TELII'HONE .. 7·103 IU·filll 
FAX .. 7•1503 llii·Ufifi 

1001 I'ENHS'I'I.VANIA AVE .. N.W •• SUITE 1100 
WASHINGTON. O.C. 20004•2101 

TELEPHONE 12021 121·2200 

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

Re: Ocean Trails Project 

FAX 12021 117·2201 

EXHIBIT NO. 
ll. 

' . 

APPUCATION NO. 
. . 

A·S' ·RPv·~s·~$" 

Dear Jamee: 
~tt!~t~ ~~"'~ b11 A.....,.t 

f>~t bl.ft ('S>,tJt:. 

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 
arranging all required schedules for that visit, this letter will have to serve. 

Your July 2 Jetter 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 t'IJ.at 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 fifth amendment to the 
Coastal Development Pennit (although not condition 1A(2) as cited by your letter, but rather 
condition 1B(2)) does identify the following setback strip for dedication: "VITM 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 
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/1./<THAN A WATKINS 

Jamee Jordan Patterson 
August 1, 1997 
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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 assen 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 in.diCIJte 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-S 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 50 foot setback agreed to through the Settlement Agreement with specific reference to 
VTTM 50666 and Lot G as constituting the "bluff face" for purposes of that setback. 
Condition 12 is not a direction to revise V'ITM 50666, but a direction to have final plans 
approved that conform to it. 

Second, your letter claims that the bluff line as depicted on VTTM 50666 (revised to 
conform with the requirements of the first amendment to the CDP) was drawn in error, and 
would place 'the SO foot setback on the bluff face. Your information is inaccurate. The bluff 
line drawn on VlTM 50666 for Lot G in fact accurately depicts the actual bluff face, tU best 
it can be depicted by a rellltively straight line. We walked the property with the plaintiffs in 
the Native Plant Society lawsuit with a topo version of V1TM 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 wou1d have established for you. 

02.2\WP.SlWCI\HZ\OIOlLTR 
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At the extreme westerly end of the propeny, 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 described 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. The 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 near 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 VTTM 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 VITM 50666 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 V1TM 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 fifth 
amendment to the CDP is demonstrably erroneous. 

Sincerely, 

~~ 
, 

cc: Charles Damm, Long Beach CCC 
Pam Emerson, Long Beach CCC 
Ken Zuckerman 

Roben K. Break 
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Bent by: DEPT OF JUSTICE/ATTY OEN 818 845 2581; 

.. 
DANIEL E. LUNGREN 
AIIOI'Itf1 G,,..,., 

Rebert lt. Break 
Latham & lfattkina 

July 2, 1997 

650 Town Center Drive Suite 2000 
Costa Mesa CA 92626-1925 

1 JO WUt' A STREET, Slln'& 1100 
~ DIEGQ, CA t11Dl 

P.o.BOXe:IM 
SAN DJI!OO. CA. 911 .. 52*5 

(619) "S-2001 

FACSIMIU; (6:19) 645-2012 
(Etl9) 645-2023 

RE: ~ean tra11e Prgject (Natty& plant Socioty v. QCCl 

Dear Bob: 

I reviewed your letter dated June 25, 1997 and discusaed 
~hi& with the Commission's staff this week. l alao reviewed the 
set~lement ~ape depict1n~ the 50 foot bluff top setback which ia 
now in dispute. The Commission's position 1e that the actual 
aluff edge is the point from which the setback abould be 
measured. 

The settlement agreement providee that the outer boundary of 
·all aetive play areas shall be sat back a minimum of •so feet 
from the bluff edge (meaning, here and throughoue the agreement, 
the bluff edge as shown on Tentative Tract Mapa Ho. 50666 ana 
50667 and approyed by the commiaaion).• (Settlement Agreement, 1 
1. A.) The settlement agreement ~ur~h•~ provide• that the land 
along and ~dward of the bluff edge will be offered fer 
dedication to the public and the additional tetbpgk (including 
the SO foot •etback noted above) ehall be offexed for dedicatiOD 
along with lot G for habitat conservation and public access. 
{Set~l.ment Agreement, t 1. G.) The Settlement Agreement vas 
supposed to be consistent with the Commi•tion's approval of the 
project, as orisinally approveq and as amended. (Settlement 
Agreement, , 2.) The Commission's underet&Dding waa that ita 
approval of the project would govern, in that the parties agreed 
no further amendment would be nece1sary to 1apleWDant. the 
aettlement agreement. 

The Commi••ion'• approval of amendment AS•RPV-93-005 A5 
provides in special condition 1A(2) that the •Lot X Golf Course 
Blu.ff Bdge Habitat Se~back within V'M'M 'l"raet 50666, described as 
a acrip of lade no less than so feet in width immediately 
adjacent to the edge of the bluff (the bluff face lot is Lot Gl~ 
southwesterly of the golf co~ae, inoluding the weat. aide of 
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Halfway Point." The Commission's approval further required that 
re-revised Tract Maps be eubmit~ed which conform to the 
Commission's decision on this amendment. It is my understanding 
from staff that re-revised maps have never been submitted in 
compliance with this amen4ment. 

When staff met with your client and his technical advisors 
on site to review the surveyed lot lines, the stake depicting the 
so foot setback was not 50 feet from the bluff edge but was on 
the edge. Apparently the maps utilized in the settlement process 
erroneously depict the bluff edge as being on the bluff face. 
According to Commission staff, tbe maps referenced in the 
settlement agreement were not the re-revised maps required to be 
submitted pursuant to the amendment. Since the Commission's 
approval of the amendment required au~.ittal of revised mapa and 
since the Commission's approval of the settlement was baaed upon 
the partiea' acknowledgment that the settlement would be 
consistent wi~h that amendment and would not r•quire a further 
amendment, the Commission believes that ita approval of the 
amendment governs. In other words, re-revised maps needed to be 
eubmitted which accurately depict the project vie-a-vis the aite. 

~ditionally. aince the Commission originally approved the 
project with a 25 foot aetback from the bluff edge, not from some 
place on the bluff face, and the settlement agreement wAa 
supposed to increase, not decrease, the si~e of the setback, the 
Commission's position is entirely reasonable. I ~ould 
specifically poiot out that the agreement's use of tha modi!ier 
"adcitional" in reference to the setback ~akea it clear that the 
setback should be greater than, not less, than that approved by 
the Commission. The so foot setback as measured by your client's 
technical representatives was less than that originally approved 
since it was measured from the bluff face and not the bluff edge 
and the stake identifying the landward location of the setback 
was or. the bluff edge. Finally, common aenae alone dictates that 
a bluff edge setback be measured from the bluff edge, not from 
halfway down the bluff face. 

It appears that either the Commieaion•e interpretation must 
gc~ern, i.e., that the so foot setback is measured from the blutf 
ed;e, or. if that interpretation is unworkable for your client, 
tha~ an amendment application ahould be submitted to the 
Commission. Staff is willing to recommend ~turning to the 25 
foot setback originally approved by the Commission. l also 
suggest that we meet at the site with our respective clients 
and/or their representatives ao tbat there will be no further 
disputes about where linea are or •hould be drawn on the ground. 

, 
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I would be available for such a meeting any time during the week 
of .:July l.4 and 28 and the week of Auguat 18. 

Sincerely, 

DANIEL 2. liUNGRD 
Attorney General 

~~~ 
Deputy Attorney General 

ce: Charles Damlll, Long Beach CCC 
Pam Emerson, Long Beach CCC 

EXHIBIT NO. , .. 
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STATE OF CALJFORNIA·THE RESOURCES AGENCY , •:-; , •.:: ,... ,-.. """"' PETEM.SON. Gt:wemor 
~~~~~~~?.=~~~~~=~~·=·~r·================~·~= 
CALIFORNIA COASTAL COMMISSION , !~.~r~ . t- , @·· .. 
South Coast Anaa Oftlce _ 
200 Oceangate. Suite 1000 
Long Beach, CA 80802-4302 
($62) 580-5071 

May 30, 1997 ,..,. 
Mr. Kenneth Zuckerman EXHIBiT NO. 1; 

APPUCATION NO. J*J. Project Manager, Ocean Trails Golf Course 
Zuckerman Building Companies 
707 Silver Spur Road A'S"--R i>VSI3-cx:>'S *' 
# 201 
Rolling Hills Estates, CA 90274 

CVo~ ~- OA 
~~if e.cJ }4 "' J-" 

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 
(A57RPV-93-005A) and special condition 1 A(2) of your permit AS-RPV-93-005 AS 
(Hon/Zuckerman) as amended. The relevant condition currently states: 

(2) Lot I Golf Course Bluff Edge Habitat Setback within 
VTTM Tract 50666. described as e 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 60666 and 50667 approved 

- · • by the City of Ranct,o Palos Verdes on September 6, 1994, that conform 
with the April 15, 1993 Commission action on A-5-RPV-93·005 as 
herein amended. Su~h revised map• shall specifically evidence 
conformance with: the acreages end other requirements of open space 
areas required by the Commission In Condition 1 ; the routes and 
devel~pment specifications of traits required in condition 3 as amended In 
this permit action: the specific requirements of conditions 12, 14, and 
15; and an 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-ravised Tentative Tract 
and Parcel Maps that conform to the April 1 5, 1 993 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. 

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

3) Amend the project description to: 

11 < 

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..005A. 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 ponions identified as trails elsewhere in this permit. This land 
will be indicated on the final vesting tentative tract map for tract 50866 
prior to issuance of the coastal development permit, and recorded as pan 
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 50688, 
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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EXHIBIT NO •. r; 
APPLICATION NO. . f. 
r;.{((£>\1 'iS~ 

Oa.,...~p.... . c. 

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 1994 map {Vesting Tentative Tract map 50656) 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 on 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 agreen$nt 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 are-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 are-revised tract map, you wish submit a lot line adjustment that woufd 
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 meantiriie-;-1 believe the riext step is to agree on the ·location 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 prefttr 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 fan more steeply, reaching a 2: 1 or over slope, and 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 
APPUCA TION NO.Il ~ f C 

At; R~\J n C~t:>S"'A ~:. 

Pa,tru"'\ • ~ blv It"~ 

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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May 8,1997 

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

Re: Ocean Trails 

Dear Mr. Damm: 

600 Wmslow Way E., Suite ·131 
Bainbridge Island, W A 9811 0 

Phone: (206) 842-1905 
Fac~e:(206)842-767S 

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 1 feel compelled to respond to the current position taken by the developer. 
The settlement calls for a SO 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 Jot 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 aacred. This 
would mean the lot lines, and tee locations must be as shown on the settlement map. If 
they can move lines to increase their profit then surely the Coastal Commission can move 
line on a map to cemply with California law. One standard should apply to all parties . 

EXHIBIT NO • .'~i\ 1 
APPUCAnON NO. 
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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 and 
Chris Downey, the President ofHon Development is as follows: 

"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 50 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. 

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

Sincerely yours, 

cc California Coastal Commission 
Frank Angel, Attorney at Law 

, 

14 S"·~ N If'S --txJ::' -II t, 
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CALIFORNIA 
COASTAl COM.~~~~If :· 
SOUTH COA~T :JI~eRt~. 

Los Angeles, CA 90064-2166 

Robert Break 
Latham & Watkins 
650 Towne Center Drive 
Suite 2000 
Costa Mesa, CA 92626-1925 

Carol Lynch 
Richards, Watson & Gershon 

110 WEST A S'I'REBT, S'Uli'B 11110 
SAN DIBOO, CA t2101 

P.O.Bc:lll$266 
SAN DIEGO, CA 92116-J2&6 

(619) 64S-2DD1 

PACSIMII..e: (llt) 145·2012 
(619) 645-2023 

AUG 3 ·11995 

CAliFORNIA 
COASTAl COM.~~~~I< l~·, 
SOUTH COAST OISIRI~. 

EXHIBIT NO. 
APPUCATION NO. 

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

REI Native Plant Society, Sierra Club v. Coastal Co,mmission 
Los Angeles Superior Court No. BC 083026 

Dear Counsel: 

~his letter confirms that the Coastal C~asion has agreed 
to proceed with the settlement process we discussed at our 
meeting in Long Beach in July •. Plaintiffs Native Plant Socia~, 
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 Holdings Company Inc., 
and Zueker.man Building Company have entered into a settlement 
agreement essentially providing additional dedications for public 
amen! ties • 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 gradibg, with restoration, 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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The 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 my· 
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·arnendmen~ 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 its police power and ordinarily considers 
releases to do so. Former Commissioner David Malco~ 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 litig~tion. It does not affect 
real parties' compliance with the coastal development perDit 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 fi~alize the settlement when the 
permit amendment has been approved. 

Thank you for your continued cooperation and courtesy. 

EXHIBIT NO. IN 
APPUCATION NO. 

A 5-if~f~·~ It~ 
o.,.q. -~~'VJ' 

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 AMEKDKENT TO SE1"1'~ A.GREBMU'l' 

This Aqreement (hereinafter referred to •• 
RAmendment"), date~ and effective as of , 1t95, is 
the Pirst Amendment to the Settlement Agreement dated May ___ , 
1995, between The sierra Clu~, ~he California Native Plant 
society, coastal Conservation Coalition, Save our coastline 2000, 
Andrew Sargent, Palo& Verdes Lan4 Holdings Coapany, Palos Verda& 
Land Holdinqa Company, tno., Zuckerman Buildint Co., the City of 
Rancho Palos verdes an4 the California Coa•tal commiasion. 

Thia Amendment .akea tbe following revision• to the 
Settlement Agreement: 

to reac!: 

to read: 
.. 

1. 'l'be third ••ntence of Recital A is bereby amended 

. . 
•The Project permits development of the ~roperty with 
seventy-nina (79) single fAD1ly reaiclantl.al lots and 
four (4) low inco~e units, a public golf course, a 
pUbl1o bluff-top oriented trail system, and ooast4l 
saqe scrub preserves." 

2. The tirat p.rag-raph of Section 1 is hereby amended 

"Proiegt Modifications. Real Parties tn Interest aqraa 
to modify the P~oject aa described below and as 
depicted on the four maps attached as E~ibit •A" (tee 
locations 11R1St be sat back frOJl the bluff ad;e aa 
specified on EXhibit "A", but otherwise are 
approximate) which are fully incorporated b~ein by 
reference1 and. govern the interpretation of the 
parties' autual intent in the event t.ha lanquaqe below 
is in conflict with what ia shown theraon1• 

3. The last aentence of sUbpa~agrapb A ot section 1 
is hereby amende~ to read: 

"The atrip of land at the so~thwesterly ria of Halfway 
Point Park, that p~eviously included the 
eliminate4trelocated tea, shall be included in coastal 
Bluff Dedication Lot c or in the 1.0 acre a1ni•ua 
aaaeaent located within Golf Course Lot Mo. 38.~ 

' •The purpose of the rour ~aaps wbich are attacha4 as Bxhibit. 
•A• is to illustrate the iteas which specifically have been 
nevotiate4 by tne parties pu~suant to th1a Atreuant and Wllieh are 
diacuased here~. Accordinqly, these four ••pa do not •uperaede 
other a&~cts of tbe project or conditions ot approval iaposed by 
the City or the coaatal Collll'Di&edon Which are net expressly moCSifiecS 
by the text ot this Settlement AgrHSant." I,' ~ ,-, I ,., 1 
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4. The last sentence of s~paraqrapn I of section 1 
is heraby ~mended to read: 

read: 

"Fundin~ for maintenance of the co~stal cage scrub and 
trail system shall be •ecured throQ9h the establishm&nt 
of an assessment ~istrict, or a new zone in an exi5tiD9 
assessment district, forma~ in accordance with 
applicable law, which shall inclu~e the private landa 
located in the City of Rancho Palos Verdes Subreqions 7 
and a, and/or throu~h a qreens tee tax or greens tee 
assessment.• 

5. Section 2 i• hereby amended to read: 

"2. city and commission concurrence in Moaificatigna. 
city and co~ission aqree, through their execution of 
this A9reement, that the ~odifioations identified in 
the preceding paragraph are consistent with all land 
use approvals qiven by them for the Project including, 
without limitation, Coastal Dev~lop~ent Permit A-5-RPV-
93-005A and all amendment• to that permit issued as ot 
october, 1995. city agrees to eccept dedicetion ot the 
Additional setback Area and LOts E, F, G, H an4 ' ct 
~ract No. 50566, and Lots G, I and K of Tract No. 
50667, upon completion of construction of the qolf 
oourse and revegetation improvements. In the event of 
any discrepancy between this settlement agreement and 
the Coastal Permit issued by the C~~ission, as a.-nd~d 
as of October 19~5, the Coastal Permit takaa 
precedence. Any further chanqes to the Project will 
need city and co~ission review and approval." 

G. Subparagraph B of Section 5 i• hereby amended to 

"B. This Aqreeme~t and the exhibits hereto contain the 
e~tire aqreement and understanding between the parties 
concerning the subject matte~ of this &ettle•ant and 
supersede and replace all prior ne;otiationa, proposed 
agreements and agreements, written or oral. This 
A;reement does not cover any compensation for private 
attorney 9eneral fees and expenses pursuant to Code of 
Civil Prooedur~, Section 1021.5, which shall be covered 
by two separate written aq~eements between Plaintitts 
and Real Parties In Interest dealing specifically with 
that subject, one ~ealing with each of Civil Action& 
No. sc 072817 and 083026. This Agreement shall not 
become effective ~ntil execution or those aqreements.• 

, 
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Pam Emerson 
Celifomia Coastal Commisaion 
200 Oceangate, 10 ... Floor 
long Beach, CA 90802-4302 

Dear Ms. Emerson, 

C9cean C'GraiM 
tA~DEI 

June 30, 1997 

Thank you for providing our project with comments from the Canfomia Coastal 
Commission on the Grading Plan for Phase I Grading Revised 1120117, approved by City 
1/31/97 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 southerty 
terminus of Street A Trad 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 rv development noted in the habitat 
enhancement plan can begin. This prohibition includes grading and construction of the westerty 
1 SO car parking lot and the clubhouse. After the Department of Fish and Game and the United 
States Fish and Wildlife Service authorize Phase rv development in writing, the grading of the 
westerty 150 car parking tot and the clubhouse site shall be canied out along With the grading of 
the residential lots of trad 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, u a part of phase 1 
grading, to grade for clubhouse or parking lot construction or for any residential lots in 
VlTM50666. 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 Band street A (J road west). and the Clubhouse and Clubhouse parking lots 
(Clubhouse): , 

THE OCEAN TRAILS COURSE AT PALOS VERDES 
707 SHver Spur Road, #21 0 • Rolling HHis Estates, CA 9027 4 

Phone: 310..265-5525 • Fax: 310..265-5522 
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• The J road west area is allowed to be mass graded (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. Without access via the J road, most of 
the other required improvements in the Hatfway Point Park area cannot be made. 

• Mass grading (again, no pads or preparation for construdion 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 Forrestal Draw 
to the end of the J road, is designed to be at the top of the slope. H cannot be 
construded 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, eastern 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 Plan of February 18, 1993, the applicant may begin 
~rading 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 line 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 work with you to move this project forward. If you have 
any questions, feel free to call Barbara Dye at my office (265-5525). 

cc: Carolynn Petru, JSeri Muretta. City of Rancho Palos Verdes 
Mary Beth Woutfe, United States Fish and Wddlife Service 
Angelika Brinkman.Busi, CNPS 
Martin Muchinske, Ca. Department of Fish and Game 
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that the land will be usttd solely for 
conserv~tion purposes [See Appendices). 

The Switchback Area contains eleven (11) 
acres of coastal sage scrub habitat of 
comparable or greater quality to that found 
on the Ocean Trails project aile. The 
Manomet 1993 field study [See Appendices] 
identifies two pairs of coastal California 
gnatcatchars 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 
(Figure 7). 

This HCP proposes to enhance the 
Switchback Area by preserving and 
enhancirlg 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 end 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 habitat. 

4.2.2 Shcweline Pari< £asenet 

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 wm 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 
habitat connectivity between the project site 
and the Switchback Area. 

- ~HCP ~BUIIIIZIICI:•I' ' I 
~ ,~},.,.,· ~· ADDI •~aTinN NO. . _Jt.. 

Manomet (1993) (See Appendices] reveals 
that Shoreline Parit 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 Califomia gnatcetchars 
end five pairs of cactus wrens occupying the 
Shoreline Park easement area (figure 7 and 
Appendicea). 

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 CCWTAL Bllff AND CHN SPACE 
PRESERVE PRCXiRAM 

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 
(Figure4): 

• 34.5 acres Coastal Bluff 
• 3.3 acres Coastal Bluff Nesting 

Preserve 
• 14.7 acres East & West Bluff 

Preserves (7. 7 acrei 
East Bluff 
Enhancement + 7.0 
acre West Bluff 
revegetation) 

• 14.4 acres East/West Bluff 
Corridor 

• 6.3 acres Forrestal Draw Open 
Space 

• 2QJl acres Revegetation Area 
within Golf Course 

12.2aC!JS 

To control Intrusion into areas where native 
habitat occurs, or will occur through 
revegetation/restoration, measures will be 
Implemented to discourage and limit access, 
Including but not limited to the following: 
banier plantings of appropriate native plants. 
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--4.3.4 East/West 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) EasVWest Bluff Top Complex 
revegetation area Is a vital component of this 
HCP. This Bluff Top Complex provides a 
buffer zone between the golf course area 
end the bluff edge. This (now) 17.8 acre 
lineal preserve area will be revegetated with 
dominant coastal sage scrub plant species 
end will include pedestrian trials, over1ooks 
and Interpretative slgnage. This 
buffer/complex 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. This bluff top 

Ill buffer will incorporate a minimL.•m 100' (up to 
~ 250') setback from the bluff top inland and 

,

. extends from Halfway Point eastward to the 
East Bluff Preserve. A 50' minimum setback 

A 6 ~ area is established from Halfway Point Park 
i c,c..# I westward to the West Bluff Preserve. 

I1J ~~3.5 Forrestral Draw Open Space 

• 
Forresta1 Draw wftl be maintained In Its 
existent natural state and protected by 
appropriate fencing, signage and restrictive 
vegetation. 

~..3.8 Revegetation Area with Golf Course 

Non-active play areas of the 18 hole golf 
course, consisting of 104.8 acres (Figure4), 
will be planted with species native to the 
area. Specincally. 20.0 acres or coastal 
sage scrub habitat of sufficient area and 
density, providing secure nesting and 
migratory opportunities for coastal California 
gnatcatchers anc:l-- cactus wrens. wm 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 t."le revegetated areas. 

OCIA1l TU.IU IICP 

To reduce risk to the coastal bluff and other 
onsite 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 
runoff, primary and secondary go!f course 
drainage conveyance through underground 
and over1and flow. and an inlet oiVgrease 
separator constructed for the maintenance of 
surface runoff. 

4.4 GRADING PROGRAM 

Grading wa11 occur in two stages as fonows: 

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

Stage 2 .. Golf clubhouse area ond 
western residential area. 

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

A. Prior to the start of project grading, a 
survey to locate active onsite nests of 
coastal California gnatcatchers and 
cactus wrens will be conducted by a 
USFWS certified monitoring· · 
biologist{s). Nests will be marked 
and mapped on the grading plan. 
During the breeding/nesting season 
for the coastal California gnatcatcher 
and cactus wren (for purposes of this 
HCP, from February 15 through 
August 15). no grading operations will 
take place within 500 feet of onsite 
nests, unless specifically pennitted by 
the USFWS. The •breeding season• 
for each pair Is defined as the time 
when the birds are actively defending 
a territory. courting, nest bu11ding, 
Incubating, brooding, feeding young 
off the nest. or at any time prior to 
dispersal of the juveniles 
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B. Monitoring biologists wm be onslte 
during brush clearing and grading of 
existing coastal sage scrub 
vegetation to ensure that no coastal 
Califomia gnatcatchel'l or caelul 
wrens will be directly killed by brush 
clearing and eartJwnoving equipment. 
Monitors shall flush coastal California 
gnatcatchers and cactus wren from 
occupied habHat areas Immediately 
prior to brush·clearlng and 
earthmoving. 

c. 

D. 

Prior to brush clearing or grading 
operations, an areas of coastal sage 
scrub to be retained will be marked 
with temporary fencing or other 
appropriate markers. After grading 
operations have been completed, 
pennanent 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 shan 
provide an education program to all 
workers advising them of the 
presence of Coastal Callfomia 
gnatcatchers, cactus wrens and Plan 
Species on and/or adjacent to the job 
sHe. The program shall be 
administered by either the Program 
Manager or the Qualified BlologlsL 
ConstNction personnel shall be 
informed that Coastal California 
gnatcatthers are listed by the 
Federal govemment as a threatened 
species and that there are penalties 
for the take of Coastal California 
gnatcatchers as aet forth In the 
Federal Criminal Code and Rules. 
Further. construction personnelaha11 
b• informed that cactus wrens are 
Federal C3 Candidates and shall be 
treated in the same manner of I'll 
Coastal Callfomla gnatcatcher. 

adjacent to conserved habltal 
Preconstruction meeting with 

· construction supervisors and 
equipment operators will be 
conducted to ensure adherence to 
these measuras. 

F. The coastal sage scrub vegetation 
wfthln 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 necenery. 

In addition to the above mentioned 
conservation measures. the Conditions of 
Approvel for the Ocean Trans development 
plan require that a dust control program be 
implemented In ell graded areas. To comply 
with dust control measures and aott 
compaction requirements. all exposed lOIII 
on the site will be sprayed on a daily basis 
by a water-truck. 

Revegetation and enhancement etforts 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 II 
anticipated to be suitable nesting habitat for 
the coastal Califomia 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 Catlfomla gnatcatchers prior 
to 1996. The performance lfanden:ta 
described elseWhere In Cha~ter 4 must be 
m_!! Iii this restoration area pdor fo 
commencement of Stage 2 grading. I II 
lfiportint to maintain as many as possible of 
the CAGN on the alta. until the restored 
habitats become appropriate for coastal 
Callfomia ;natcatchers to nesl Conservation 
measures have been designed to pi'Dtect 
theaa remaining coastal Califomla 
gnatcatchel'l on the site. Theae measunt~ 
Include lmlting human disturbances of I'll 
remalnlng habitat and Implementation of a 
brown-headed cowbird (Molofhrvs .,., 

E. Eafth.moving equipment shall avoid trapping program during subsequent coastal 
UMecessary maneuvering In arus California gnatcatcher breeding seasons. 
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ConseMtion measures are 
described elsewhere in Chapter 4 of 
this report. 

4.5 REVEGETATION PROGRAM 

The revegetation program WJ1J be developed 
in six phases. The Ovmers shall revegetate 
and enhance 46.1 acres of self-sustaining 
coastal sage scn.rb habitat and 3.5 acres of 
coastal bluff habitat within designated open 
space and golf course areas on the Ocean 
Trails site and 41.0 acres on acquired 
easement sftes. 

The first '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 clearing an additional 
0.5 acre of bluff top in the western portion of 
the site for reseeding. This process was 
halted by the USFWS because of a citiZen's 
complaint and procedural deficiencies and 
will be completed upon approval of this HCP 
and endorsement of the Implementing 
Agreement. 

The revegetation plan is comprised of six (6) 
phases. as fallows: 

phase J West Bluff Revegetation and 
Enhance~nt~ea 

• 7.0 Acres (4.3 Acres of CSS 
Habitat) 

• 1993 Installation 
(F~gure 12) 

fhaH 11 East Bluff and Enhancement 
Area 

• 7.7 ~· 
• 1996 Installation 

(Figure 13) 

. fbue 111 Shoreline Parit Revegetation 
and Enhancement 

• 20.0acres 
• · · · 1996 Installation 

(F~gure 14} 

OCIAN 1'IAIU HCP 
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phase IV-a East-West Bluff Tos;> Complex. 
Revegetation 

· · • 14.4 Acres 
· • 1997 Installation 

(Figure 15} 

Phase ·f\l·b Revegetation Area within Golf 
Course 

• 20.0Acru 
• 1897 Installation 

(Figure15} 

Ph11eV 

• • 
{Figure17) 

Phase \II 
• • 

(Figure 1B) 

City Swttchback Area 
Revegetation/Enhancement 
21.0Acres 
1997 Installation 

Bluff Face CBS Enhancement 
0.5Acre 
1997 Installation 

Phases t through VI, comprising 90.6 acres 
of coastal sage scn.rb restoration and 
enhancement through revegetation, will take 
~lace within project and acquisition 
t:asement sites on graded areas that are 
adjacent to preserved coastal sage scrub 
and within disturbed coastal sage scrub 
areas. Figures 12 • 18 show the location, 
extent, and proposed phasing of the 
~•vegetation to cccur. 

41.1.1 Revegetation Methods 

Site PttaEitlcm 

Prior to any site manipulation activities, the 
Habitat Restoration team will meet to 
establish a wor1dng plan to ensure complete 
understanding of project plans and to 
coordinate respective team member 
activities. Special attention wiJI be given to 
measures to be Implemented to protect 
existing coastal sage scrub and sensitive 
plant and wildlife species. A contingency 
plan will be developed to be implemented in 
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Fm Year Performance Standards 

Coverage: 35 percent coverage by 
seeded and "native ....;rowth" 
plantings, with Artemisia 
catifomica comprising at least 
50 percent of the total 
native-seeded area. 

.Diversity: 

Survival: 

At least 70 percent of the 
species originaUy seeded 
shall be represented on the 
revegetation alta. 

70 percent survival of au 
container stock and shNb 
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 Artemis/a 
califomica comprising at least 
60 percent of the total native 
seeded area. 

Diversity: 70 percent of 1he species 
originally seeded ahall be 
repreaented on the 
revegetation site. 

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

If the above performance atandards are not 
achieved by the en(j,.of the second year, 
nptanting and other remedial measures 
necessary to achieve the third year's 
standards shall be performed. 

EXHIBIT NO. ~ ·.· ·. -
APPUCATION NO. .a, 
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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 least 80 percent 
of the total native aeaded .... 
80 percent of the species 
originally seeded shaD be 
represented on the revege
tation alta. 

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

At the end of the third year, a report will 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 heve been met If not. 
additional maintenance and/or replanting by 
the Owners shan be prescribed and 
implemented. In the years following the end 
of the third year, Owners will continue to 
meet the performance atandards 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 atating such 
and for submittal to the Agencies. H the 
report adequately demonstrates compliance. 
both the CDFG and USFWS shaD 
acknowledge ftnal acceptance ·of the 
revegetation progrem. If not. additional 
maintenance ancllor replanting by 1he 
Ownera shall be preacrtbed and 
Implemented. 

Following attainment of the specified coastal 
sage acrub revegetation performance 
standarda. a Long-Term Management Plan 
shal be Implemented. Funding for this will be 
provided by the Owners as described and 
tncorponltld In the Implementing Agreement. 
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Golf CotJrse Architect 

PeiG Dye 
10!US Thun<hnbltd 
Carmel H4 46032 

Engineer 

&lglnee,lng Setvieo Corporallon·CV 
984t Airport Ulvd., Stlito 7 t4 
Los Afi!JI!Ios, CA !100·1$ 
C310) 348·8030 

'DoB6 J.ltff ~ FH
A- tur>'l]ju~· kl 
O~p~6' 

Owner/Developer 

Zuclunman Family Entllk:s 
707 Sltver Sp•lt~g Road, Suila ~Of 
Rolling lliH s Estates, CA 91127-* 
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October 1, 1992 EXHIBIT NO.:_-.. 
APPLI TION NO • 

• c; -~~' 
Mr. John Hanlon 
BioJo_gist 
U.S. Fish&. Wildlife Service 
2730 Loker Avenue West 
Carlsbad, CA 92008 

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

Dear John: 

As you know, during the last few months I have been discussing the proposed 
Hon·Zuckennan 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 Bany 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% of the entire remaining population on the 
Palos Verdes Peninsula, impacts to the species should be permitted.smly if 
extensjve mitigation efforts more than compensate for potential Joss. 

On September 28 I met with the project proponents to CQ.mine a revised 
proposal for the Hon·Zuckerman development, which I understand will be 
presented to you on October 2. This plan appears to be better conceived than the 
version 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 only 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 &natcatcher that are associated. with 
this project (specificaJJy, the protection or sensitive plants within the Coastal Bluff 
Scrob or questions conceminJ public access). 

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

• Preservation or all existing Coastal Bluff Scrub on·site, includinJ protection 
from ongojng degradation caused by uncontrolled human access and 
uncontrolled upslope Nnoff. • 

.• 
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.. Provision of a buffer z.one~ which will be revegetatecf with dominant Coastal 
Sage Scrub plant species, between the gotr course and the bluff edge. The· · 
minimum wtdth of this buffer was presentee! to me as being 25 feet, ariel in some 
cases the buffer would exceed 75 feet. Portions of the golf course along the bluff 
edge between the tee boxes and landing areas would similarly be revegetatecf to 
Coastal Sage Scrub; in some places, these areas would functionally ~crease the 
width of the buffer z.one to in excess of 300 feet. · 

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

• Revegetation of a protected, contiguous block of high quality Coastal Sage 
Scrub in the northwestern comer of the parcel totaling aP.proximateJy 7 acres. 

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

• Reduction in siz.e of the active park adjacent to breeding pair # 2, allowing 
revegetation or enhancement of 7 acres of high quality Coastal Sage Scrub. The 
plant palette will consist o! Jocal seed sources, and will include both cholla and 
prickly pear to deter human entzy. · · 

• On-site protection and enhancement of existing Coastal Sage Scrub, 
protection of existing Coastal Bluff Scrub, and revegetation 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 
anclude additional Coastal Sage Scrub revegetation efforts that will occur on the 
golf course or in Shoreline Park (see below). 

• Revegetation of approximately 10 acres (conservative estimate) of Coastal · 
Sage Scrub within the golf course boundaries m areas between fairways and areas 
between tee boxes and landing areas. The plant palette will consist of local seed 
sources, and will include both cholla and prickly pear to deter human entry. At 
this time I have not seen a map detailing the corifiguration of the proposed 
revegetated areas, and so am unable to do more than speculate on the value of 
such proposed efforts to gnatcatc:hers. At the very least, I would cuess that · 
gnatcatchers will use such areas as dispersal corridors across the golf course; in 
some locations, Coastal Sage Scrub patches located on the .coif course may even 

· be large enough to support breeding pai~. . · 

• Establishment o! sprinkler .. based fire control measures between housing 
development and Coastal Sage Scrub to eliminate need for brush dearing as 
nonnally mandated by local fire control agencies. Although only briefly ciiscussecf, 

·it is my understanding that the project proponent is also willing to follow the 
recommendations made by the Department of Flsh and Game (letter of 
September 18 from GleM Black to Michael McCollum) concerning control of 
native and feral predators on-site. 

• Provision for a pennanent open space easement protecting approximately 20 
acres of contiguous, high quality Coastal Sage ·scrub wtthin Los Angeles County's 



J 

I 
J 

) 

] 

) 

l 
I 
] 

] 

] 

J 
] 

] 
, 

·-
. . 

....... ;" "' ~ ... ~ .. ~ . . . . .. ~ . ~ .. ~ - -

Mr.JohnHanlon 
October 1. 1992 
Pap3 

F!? l 

EXHIBIT NO. I • ~ 
c.. .... 

APPLI~~TIO~~O. If 
~ ~ ttl/ '~·l,Z)J• ' 

f.H~ ~c;.-.tJ,.,r 
e,..ptA' Iff~ 

Shoreline Park site, located adjacent to the Hon·Zuckerman properor. It is my 
understanding that this easement wilJ ensure retention of COastal Sage Scrub 
vegetation in this area, which might olherwise be wlnerable to alternative ~n 
space 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 rugh quali~ Coastal Sage Scrub; 
the plant palette will consist of low seed sources, and will include both choUa and 
prickly pear to deter human entry. This revegetation will enhance coMectivity . 
between gnatcatcher habitat located (a} on the _Project site, (b) in Shoreline Park. 
and (c) in the "Switchback" area located immedtateJy north of Palos Verdes Drive 
(South). Additionally, based on its size and location, I ~ect eventual 
establishment of at least one gnatcatc:her territory in this revegetated area. .. 

• Provision of a permanent open space easement covering the approximately 
100 ac:re "Switchback" area currently owned by the City of Rancho Palos Verdes. I 
view this area as critical to protection of platca.tchers and Cactus Wrens on the .. 
Peninsula, and as a Jikely 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 olherwise be wlnerable to alternative 
open space uses. 

• 

• Provision of funding for open space management and acquisition • 
throughout the Ci~ of Rancho Palos Verdes through taxes associated with &olf 
activities; this fundtng source could produce $300,000 • $500,000 per year, at least 
some o! which would be designated for Coastal Sage Scrub and pl&tcatcher 
conservation efforts. 

• Phasing of project crading to allow for protection of gnatcatchers on·site; · 
grading would not commence adjacent to established pairs until after vegetation 
restoration has met criteria established by the Service and the Department of Fash 
and Game. We did not discuss details of restoration criteria; I would suggest that 

· at least some use by gnatca.tchers or cactus wrens be demonstrated before 
··revegetation efforts be considered to have been successful. 

In summary, under a •no _project• alternative, approximately 42 acres of Coutal 
Sage Scrub and Coastal Bluff Scrub habitat, presently supporting 2 pairs of 
gnat catchers, would be retained on the site; a trurd pair of gnatcatcliers, ·which 
nested in 1992 in the large feMel patch near the School Property, is located in 
habitat that is highly atypical and c&Mofpossibly be considered essentlal to a 
gnatca.tcher reserve system on the PeninsuiL Additionally, under a •no project• 
alternative, Coastal Sage 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 l.Ds Angeles or the City of Rancho Palos Verdes. 

By allowing the project to proceed with mitigation u descn"bed above, 12 acres of 
extant Coastal Sage Scrub, which presently suppor1s 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 design. 10-50 acres of CoaStal Sage Scrub would be 

• 
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created within the boundaries of the golf course itself; some of this fragmented 
habitat may support breeding gnatcatthers, and ~robably will function to enhance 
the species' dispersal through the area. Coastal Sage Scrub revegetation in 
Shoreline Park would increase the amount of contiguous gnatcatcher habitat 
present on this public:ally·owned land from 10 acres to approximatell20 acres, and 
location of the revegetation effort would improve connectivity with Coastal Sage 
Scrub habitat located in the Switchback area. Conservation easements with the 
City and County would remove any lingering uncertainty about the future . 
protection of gnatcatcher habitat on the public:aJix.owned Jands of Shoreline Park 
and the Switchback area. At least some money wtll be generated on a_yearly basis 
that will contribute to management of existing open space in Rancho Palos 
Verdes, as well as future acquisition of critical habitat areas. 

In my opinion, these mitigation proposals • if they are fulfilled • would satisfy the 
Endangered Species Act's requirements for issuance of lOa or 2081 permits 
allowing •take. Obviously, many specific details remain to be workeo out, and 
before making any )>re·listing• !lgreement the Service and Department of F1Sh 
and Game ..m..IJD insist that the Hon·Zuckerman promises are guaranteed under 
binding legal and financial constraints. In the event that the proposed mitigation 
measures fail, I recommend that compensation should permit the Service to · 
acquire and/or restore at least 100 acres of high quality gnatcatcher habitat on the 
Peninsula. This acreage estimate should arguably be substantially higher, given 
that in the absence of successful mitigation measures, I expect that the Hon
Zuckerman r>rojec:t would seriously impact the long-term viability or gnatcatcher 
populations throughout all of Subregion 7 • thus extending the project's impacts 
far beyond the site's legal boundaries. This land should be located in areas of the 
Peninsula that are potentially vulnerable to development pressure, rather than in 
steep-walled canyons or landslide areas which are already protected due to 
building constraints. JI such guarantees can be obtained as a means of ensuring 
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 and Department of Fish and · 
Game should seriously consider entering into a •pr~listing• agreement with Hon
Zuckerman. 

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

Sincerely, 

~-':)~ 
Jonathan L.Atwood, Ph.D. 
Senior Staff Scientist 
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STREAMBED AlTERATION CONDITIONS FOR NOTIFICATION NUMBER; 5-46Q.96 

1. The forlowing provisions con~titute the limit of actiVities agreed to and resolved by this 
Agreement. The signing of this Agreement does not imply that the Operator is precluded from 
doing other activities at the site. However, activities not specifically agreed to and resolved by 
this Agreement shall be subject to separate notification pursuant to Fish and Game Code 
Sections 1600 et seq. 

2. The Operator proposes to after the streambeds for the Rancho Palos Verdes Project 
development including 75 home sites, low income housing units, 18-hole golf course, public 
,parks and trails, and the preservation of natural open spa~ preserves permanently impacting 
0.52 acres of streambed (0.36 acres of riparian habitat). Two Cfiversion structures wtll be 
instatled within the storm drain system immediately north of Drainage A ~a that low·flows (up 
to two year storm events} will continue to be discharged into Drainage A to ensure that an 
adequate water source is provided for the natural exi&ting vegetation, but reduce the potential 
for erosion. . 

3. The agreed work includes activities associated with No. 2 above. The project area is 
located in two unnamed drainages, 1l"ibutary to the Pacific Ocean in Los Angela& County. 
Specific work areas and mitigation measures are described on/in the plans and documents 
submitted by the Operator, including the ConceRtual Mitigation Plan for Impacts to Areas 
Wjthln the Jurisdistion of the CDFG Pursuant to Cbapter 6. Section 1601 of the Calffocnia Fish 
and Game Code ang The CaUfomia Regional Water Qualjty Control Board PurJyant 1P 
Section 401 of the Federar Clean Waier Act Eor Rancho palos Verdes in the City of Los 
Angeles. Los Angeles County. California dated November 20, 1996 prepared by Glen Lukas 
Associates, and shall be Implemented as proposed unless directed differentfy by this 
agreement 

~· The Op~rator shalf not impact more than 0.52 acres of streambed (0.36 acres of riparian 
habitat). All impacts are permanent. 

5. The Operator shall mitigate for the pe;man~nt impacts to the streambeds as deseribed in 
the Operator's Mitigation P'lan. Mitigation includes (1) the creation of 2. 76 acres of open 
water, (2) creation of 0.65 acre of f~hwater marsh, and (3) the preservation of 0.22 acre of 
streambed within the SWitchback Area conservation easement. In addition, the Operator shall 
mitigate with the removal of all exotic species (i.e. castor bean, tree tobacco, and pampas 
grass) within the areas of Drainage A not impacted by the project The Operator shall also 
follow their Habitat Maintenance Program including weed removal, plant replacement, pest 
control, trash removal. and contractor education as de&Ciibed in the Mitigation Plan. 

All mitigation shall be installed no later than July 30. 1999. 

6. Disturbance or removal of vegetation shafl not exceed the limits approved by the 
Department as described In the Operators 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 area. , 
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EXHIBIT NO. ~ • 

• DEPARTMENT OF PLANNING, BUILDING, AND CODE ENFORCEMENT 

August29, 1997 

Pam Emerson 
Califomia Coastal Commission 
200 Oceangate. Suite 1000 

fiD ~~~~\W~~ 
Long Beach, Califomia 90802-4302. 

un SEP 2 1997 ill) 

Subject: Ocean Trails Public Amenities Plan 

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 EntranceM/est and East Vista Pads 
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 EntranceiVVest and East Vista Paris 
Include a drawing of the entry monument sign on this 
page or later in the document. 

Main EntranceM/est and East Vista Paris 
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. 

portuguese Bend/Overlook 
Remove the shade cover. 

30940 HAWTHORNE BOULEVARD I RANCHO PALOS VERDES. CA 90275-5391 
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Pam Emerson 
Ocean Trails Public Amenities Plan 
August 29, 1997 

Page 13 

Page 15 

La Rotonda Drive Parking/Amenities 
Move the public restroom east to the edge of the 
future public parking lot. 

Streetscape Sections 
Show the perimeter fencing on the street sections. 

After reviewing these revised Plan, I find that the Coastal Commission Staffs 
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 D.Q1 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 feel free to call me at (310) 377-6008. 

Sincerely, 

~~~ 
Carolynn Petru, AICP 
Director of Planning, Building 
and Code Enforcement 

Attachment: 

Resolution No. 96-94 
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/· RESOLUnON NO. li-N 

A RESOLUnON OF THE CITY COUNCIL OF THE CITY OF 
RANCHO PALOS VERDES APPRO~NG THE ANAL 
PUSUC AMENlnES PLAN FOR THE OCEAN TRAILS 
PROJECT, A 71 LOT RESIDENTIAL PLANNED 
DEVELOPMENT, 18·HOLE GOLF COURSE WITH 
RELATED FACILmES AND PUBUC OPEN SPACE 
PROJECT LOCATED IN COASTAL SUBREGIONS 7 AND 8 

WHEREAS, in 4 992, 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. 162 and 
163, Coastal Permit No. 103 and Grading Permit No. 1541 for a 751ot Residential 
Planned Development, an 1 B-hole goff course with related facilities and public open 
space located in Coastal Subregions 7 and 8 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 permit 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 conformance 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 cf detail provided in the 1 996 Public Amenities Plan is net 
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 scheduled to begin on the project; and, 

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

EXHIBIT NO. · , t ~ ~ 
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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 Califomia Coastal 
Commission), while still affording the City appropriate review milestones and the 
necessary assurances that the improvements will be completed to the City's 
satisfaction; 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 Access 
Program for Rancho Palos Verdes Subregion 7" dated July 1994 and dated as received 
by the_ City on July 22, 1994. 

.. S§ctjon 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: 

First 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 habitat 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 golf course. , 

EXHIBIT NO.' 
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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 Sluff Preserve. 

• View overlook 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 Bicycle 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 tot 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 Overiook/La 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 
Page 4 of6 
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Park Improvements: 

- • West Vista Park including the &-space 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'lterlooks 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 

, 

• 

2. 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. 50666, the design of the 
Portuguese Bend Overlook (including the shade structure, if required) shall be 

. reviewed and approved by the City Council in conjunction 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, •hall be reviewed and approved by the City Council. 

EXHIBIT NO.~ ~; T· ~ 
---11 

Resolution No. 96-94. 
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PASSED, APPROVED and ADOPTED this 15th day of October 1996. 

/S/ MARILYN LYON 
MAYOR 

ATTEST: 

IS I 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 
Page 6 of6 
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EXHIBIT NO •. 

Pam Emerson 
Los Angeles Area Supervisor . 
California Coastal Commission 
200 Oceangate, 101t1 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 

9 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. 
It 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. It 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 golf course begins. 1f the project proceeds 
on the schedul~ we no~ are anticipati~g._ we should h~ve trail drawings availa!?.!e~y- ~e~·~· , 

_ 1, 1998. Work~ng draw~ngs for the trails •n Phase Ill will be com . . ~OfiHJ;ie:·i \Ji tP 1\'\J' 
commencement of residential grading for Tract 50666~ U 6 \s tb ·w 'L1 b . . . n . ' . . ,, . . 

· . · · , . . . . . I Ll . SEP 4 1997 · 

- . CAl\FORN\A . I 

. COASiAl COI\N-1\\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 ,he applicant provide detailed plans of these improvements 
{access improvements for park and trail purposes] and a schedule of completion for the review · 
and approval of the Executive Director in consultation with any existing accepting agency: · 
The park improvements for the project are included in the Public Amenities Plan now being · 
reviewed. Working drawings of the parks will be provided for review by the City of Rancho 
Palos Verdes and the Coastal Commission on the same schedule as the trails, i.e. by February 
1, 1998 for Stages J and II. Working drawings for the park improvements in Phase Ill will be 
comp~eted befor~ the commencement of residential grading for Tract 50666. 

We look forward to continuing to work with you to move this project forward. tf you have any 
questions, feel free to call Barbara Dye at my office (26&-5525). 

Sincerely, 

Kenneth A ~:m.~:a::Rerr 
Project Manager 

cc: • Carolynn Petru, Peri Muretta, City of Rancho Palos Verdes 

I~S 



Andrew H. Sargent ,I,.,,., 4t ,4 •• 

October ,, 1997 

California Coat1t Commlaion 
Los Anselea. CA 

RE: Ooea.n Trails Project 

Dear Commiasloners: 

600 Winslow Way B., Suite 131 
Bainbridse laland, WA 98110 

Phono; (106) 842·1905 
Facalmile: (206) 842-1675 

E-tnaiJ awaent@v·law.oorn 

I wu one of the peopte who negotiated the settlement. ln addition to bcina the President 
of Coalition at that time, I was a named plaintiff In the law suit. The initial agrwment was 
reached In my Seattle office between C!uis Downey. repreHDtina 1he developer& and 
myaelfrtpreaet\ting.the Coastal CoaJition. I an\ unable to attend in person, but feel it is 
very important that the CollowinJ poi.ota be considered by tl\e Coaatal Comml55lon; 

1. The settlement was negotiated in good faith by the parties. 

2. The line on the map was repres~ntod to me by Chris Downey as the bluff edge 
as defined by the Calilbnua Ca&ttal Couunis&ion. The developer INUred me 
they did not have any control over where the line was drawn on the map. 

3. It was my belief at the time that tbe Calitomia Coaata1 Commiuion Nd m. 
authority and d~ty to· define the b!ufl' cdae. Further, that neither d1e developer 
nor the Coalition could co.ke that power awrry fro01 tho Comminlon. TJU' 
opinion was lha.red by Chrl1 Downty in our meeting. It was asreed that the 
Commission would doflne the bluff edsc, and wo would ~ept their ruling, 

4, The map in question was prepared by the Ocean Traila Statr. lhe blull' edg~ line 
wu &o represent the bluff' edge as dof\ncd by the Coastal Commission. Il.luJ 
not to J't.Plmnt tbe bluffedwt M defined by the develgper or the CoaiUion. 

5. At the 'tim~• orthe Mttlemem. we believed that the Coastal Comminion would 
atake a,pcl approve the actual bluft' edge as it ~~t~ on the date of staking. 
That action would be tho "aotual1

' bluft' qe 1br the project. 

6. The map wu 10 cake preferenQC over tht VtOrdlog lf'thcre wu a QOnt1ict 
bet\Wen the wording and the map. However. 'tfw map can not take prefonmce 
ovor the reality or whore the bluff edso is today. 1'hc bluff edge will and does 
mow over time u the bluff erodtt, and thus the bluft' edp does ch&nsc. 

1 

• 

• 

• 



• 

• 

• 

I am not contestins the bJuffedge as defined by the Coastal Commiuion. A line on a map 
with that small a scale makes n impossible to accurately ~raw th~ line. If the bluff edge 
line is in a different 1pOl1 then where we, (aU the partiea including tl1e Commission) 
thou&ht it to be on the map, then so be it. It i$1 mutt1al miftakc of fact for all partie~~. 
Tb.o reality of we real world c;an o.ot be debated. We must all accept the bluffNg,., where 
it is. 

However, if th~ de\'el2pet knew O( ~bould bAYJ..knQw that tht lliw they drt~ 
repressmlN.lO all \he parnes. inc;hJ~ins..lht.konut~Mij).A...-{I.S th! bluff edge was not the SJ:Yt 
bluff edge us defwed by the Cwtal.Commiulo.n .. th~ the.,x.~!Y-J2ffi.Aud .. ~ 
rtJXn~ed 1ha; line A51he bluff edge 1:1 ~fined by the C.qastal Commbsion kno>l'ios lYt 
all were reMns on tbe tnub aud. accura~;y ~c maps WI. dU'Y'l· 

If the line they drew waa incorrect 11imply due to an error, then apin we all relied upon it 
and shto.e thtly prt!pared it, they must live with their errM. We beHeve the Commission and 
its stall' relied uJ)Qn chc maps as accurate and d~peoded upon the developers to act in good 
faith. 

l am requestlng th4t the Commis.sioners determint) where in tbe real world tho btuff edgo it 
located. Once thaa bas beet\ dttermined, thon measure back fifty (50) feet from that point, 
And that i& the 11etback per the agreement. 

I wish to assure the Comml$Sion and the D1vetoper lt ls not my intent to oppose or hinder 
the project in any manner whatsoever. My intent is only that the Commission should have 
all the fact& before them wbtl\ they make thtir decision. However. a final thought on the 
matttr- if this one tine is ea&t in atone and can not be moved thtn why are not aU the lines 
on the map cast in atono. It would oppear tbelc position in chis one cast is inQOnsiatent 
with their other requests for changes and modifications to project. 

I have been apptised that the developer threatens to fife &~lit asainst me if I tmifY. 
However, I feet ram not breaching the settlement agreement by testifYing to my 
recollection and undemanding or the negotiations and agreement. Plwe be advised thAt I 
am speaking u an individual, and that I will accept service of proas,s by ma.t1 at the above 
addres8 Jf they elect to file suit. 

I dectu, the above is true !lod c;orreet to the bett of knowledge and do ao under tho 
penalty of perjury of under the taw of the State of California. , 
lt.08pectfWly &Ubmlttocl, 

~itf~ 
2 
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Prank P. Ansel, Esq. 
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t ----
SeP,ternber 29, 1997 

109!1 West Plco BouJovard, Thlrd Floor 
Lot An.telcs, CAlifornia 90064·2166 : 

R.B: Broach of Settlement Aan!-mint . 
Dear Praak: 

. 

"'* ,,,, o••ac• 
Ill 1HIAD A\'lflt,~l, IIIIT. tHO 
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fAX 111ttt .. •l4tl 

Uft fi!61J~IICR PU"' 
101 MDNTGOt.llllY ITIIIIT, 1\1171 1100 

IAN PftANCIICO, CALifOINIAI411 f•tltl 
fiLI,kONII411} llloOIOO 

PA1114tllllt .. OII 

WAIHJNA!p._t.p. pn!QI 
1001 HNNIYLYI,HII! .I'V.., ti.W.,IUitl ' '" 

WAIICIHITON, D.C. IQOM• .. Ot 
TILIPNOI\II lttll .. 7·111'0 

;1\1111011 taHIOl 

Ken ZUckerman recently obtained' from the: CoutaJ Convniuion a copy or a Jetter 
tent by Andrew Sargent to Charles Damm. a copy or wllicb I am encJ01Ing. As you wiU 
noto. Mr. Sargent's letter asson.t that me; maps attached to tho Settlement Aa~rnent of the 
lawsuits proviously filed asainat the Ocean Trails project, and lnltlalo4 by aU patties 
(lnoluding the Coastal Commission}, woro not meant 10 bo definitive conccl'lllnl the 
conceaslons made by my cJitnts In settlement or tho soveral lawsuits prevloualy flk;d asalm• 
dlis project. His userdon li chat. to lhe ~ontrary, the ex~ent of the conceniona reached were 
intentionally meant to depend on tome tl.lture determination by the Coas1al Conuniuion u 10 
che actual location of the bluff edge of the projee,, without rtference co the mapa ateachod to 
the Settlemont Aamment. Tbat 14enion is absolutely contrary to the Janauaso and l-*'nt or 
abe Settlement Apcemant. : · 

Tht au'batonco of the Settlement Agreement be&lns with lhe followlna qrccmcnt: 
i 

'Roal Parties in Interest •&tee to modify the Projclct as descrlbtd bolow and as 
depicted OA the four maps •ttached as &.hlbll 'A' (let looationa 1Jl\1Sl be set 
bAck from tbe bluff cdg~ le specified on Exhibit A, but othcrwisl are 
approximate) whlch are fl11~y Incorporated 1\ercin by reference and aovem the 
lruerprotatlon of the pardes' muNal inlont in the event the lanauaae bllow llln 
conflict wttb wha& Is &bo~ &hereon." 

• 

• 

• 
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Prank P. Ana ct. Bsq. 
September 29, 1.99'1 
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There la nothina lhe Jeast blt ambiguou~ about thi' provision. Exoopt for toe locations the 
attatbed maps were intended ro, and do, •1overn tho Interpretation of the panlea' murunl 
inlcnt In the ~ent zh« lnnguag1 below. [j lu conflict with What IJ shown lhlfiDn." The 
Asreemem clearly and intentionally eay• that jf unyonc: wants &o dctenninc what &he panles 
agreed to, look tlrst and last at the map~. The Agreement also includes an intc&ration 
c1auac, precluding anyone t'rom saying that there were any ont understandings in addition co 
what th.c Agreement expressly provides.: Neither you nor J wanted our respective clients to 
have any confusion about the tonns of the settl~mcnt, and if my memory ttill serves me h 
was cvon you who suggested the Settlement Agreement make the maps the paramount 
expl'e$sion of the terma of tho settlem~. Tee locations were the only exception. The 
Aareement makes thAt absolutely and un~mbiguoualy clear. • 

With re&pect co the locatlon of me "bluff edge" for purposes of &he Seulement 
Aareement commitments, which is the defining point for most Qf the concessions, tbe 
Settlement A~reement goes on 10 ape~if~, consjstent with the le1ld·in a&rtement, that the 
"bluff edge" for pUIPOSes of the Scctlem~nt Agreement expressly moans "throughout this 
Agreement, the bluff edge as shown on TtmiQ/ivt TrClcl Maps N~>. 50666 and 50667 and 
apprqved by the Commission. • The reference 10 Conunission approval was a reference to the 
fact that the "bluff edge" as 5hown on~ Tentative Tract Maps, which served u me ~xhiblr.s 
to the Setdemem Agreement, had been previously approved by the Conunission. That 1.5 
why the wo1·d •·and" Is used, rather than:words like "except •s may otherwise be." In fac1, 
the Commission's representative, Chari~$ Damm, tnlclaled each of the maps attached to tba 
Scnlement A&rccmant on bohalf of tho qonunisston. 

The reference to "approved by Jhe COmmission• was most dooldodly Mt an 
authorization for the Settlement Agreem~nt ro be interpreted without reference 10 the maps, 
nor a llceMe for your ~Uents t.o advocate: to the Commiulon that lt should make an 
independent interpretation of the ·locatio~ of me actual blurt edge for purposes or interprctina 
the Settlement AJrcemen\. 'fhl\t is precl$ely why the lead-in statt:ment as to the 1Upremacy 
of the maps, the express reference w \he: map depletion of the •bluff edg~· for purpoaea of 
the Settlement Agreement, and the ton~tive word •and" used linkln& the maps and 
Commission approval, were used in the $enlement Aareement. Had either or us, or any of 
our clients, intended the Seulement Agret!ment to be interpreted as miarcpreacntod by Mr. 
Salient In his letter. t#'e would not have lncluded the opening statement of the maps• 
JUpremacy a& against any possible lntcrpr.etation of the lanauage of the docume~t. woul~ not 
have referred to chc maps as dcplctln& tilt agreed "bluff edae• for purpose& of mterpreung 
&he Settlement Agreement, anr1 woulcl nol have required the Conunls&ion co ln,tial the maps 
as approved. 

om ... P5liH1\HZIIIfttL n 
Sci ~ :13111 L66l oc •clag 
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I 

Kcn has alao been •dvlsed tba& your ~lienia intend to auert a aim.iJar claim to that 
mlde In tbo enclosed letter in hearings before the Coastal Commbalon next week. The cia~ 
made in Mr. Sargont•atener is drrecllyicontracy to the obliJatlona and commlanents made b)' 
your clients In the Settlement Aareemc~c, u have been prior actions by your clients Whlcb J 

• bavc called lO your attention. This lacelt claim. bowevor, if influential wltb the Coaatal 
CommiHion. will have easily measurable anonetary damaaea associated with it. The PUIPOIC 
of thla letter 11 to make sure that you, 1\nd throu&h you your clients. are adequately 
forewarned about their obligations undor t~ Settlement Agreement, and of the Uabilitle1 that 
they wllJ be assumins if their actions rcsull in any furlhor impaction on the Ocean TniJa 
projeCt. 

. 
cc: 

Ken Zu.okonnan 
Cbria Dow.noy 

, 
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EXHIBIT E 
FEE OFFER 

PERMIT NO. A-5-RPV-93.005 
Dedicated Property 

page 3 of 5 

LEGEND CONDITION NO. DESCRIPTION 

A·PARKS 

<D 
~ 

1a 
•. 

West Vista Park 

® 1b Halfway Point Park 

@ 2 Portuguese Bend Over1ook 

0 3 Bluff Top Activity Corridor West 

® 4 East Vista Park 

® 5 Bluff Top Activity Corridor East 

B ·PASSIVE PARK/HABITAT PRESERVES 

0 1a West Bluff Preserve 

® 1b Halfway Point Park 

® 1c Bluff Face and Beach (West) 

@ 2 Bluff Edge Habitat Setback 

® 3a East Bluff Preserve 

® 3b Bluff Face and Beach (East) 

C • MUL Tl ·USE COMMON OPEN SPACE 

1 - Tract 50666 

@ a-LotB 

@ b-lotC 

@ 
@ 
@ 
@ 

2- Tract 50667 

a- Lot A 

b -L6t B 

c-Lot C 

d ·LotH 

D ·STREETS, ROADS AND PUBLIC PARKING 

(See pages 4 & 5} 

v 
"':> 

s-, 
')-...) 

~ 

AREA 

~ 
........ , 

1.5AC 
~ 

5.1 AC 2 
1.0AC ~ 

II\; 

8.9AC I 

1.2AC ~ 
4.5AC ~ 

(J' 

7.0AC 

3.3AC " 24.4 AC 
,.. 

1.2AC 
, 
' 7.7 AC T 10.1 AC 
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EXHIBITE 
FEE OFFER 

PERMIT NO. A-5-RPV-93-005 
Dedicated Property 
Straets & Partang 
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\ 
•• OOM .......... 111 ... 

1/-~ ({fl) 'i!oo s.-~ 

LEGEND 

IJilll STREETS 

ITHIIIH PUBLIC PARKING 

...... 

-
• 

(Qcean Cfdrail:J 
PALOS VERDES 

~ 
SITE PLAN 

Amended Map No.2 
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EXHIBIT F 
FEE OFFER 

PERMIT NO. A-5-RPV-93-005 
Construction Fences 

page 1 of 2 

,-I -:> 

f)'~' b.t 
,,, ... -,---- """""_..""' .. , -
~ 1 CF .f'c"'~ 

It'\ f ~e. ove.-

CONS"mUCfiOtl f~S A11• 
~~,. APPraJY~D ~~~ ~ess 1NAif 

to' fllOM &LUff' fop Ar:fl'ilff 
· CORRI"OR 0~ t>~PICA1~1' 
HAe-r1A1 ReS10AA110if ,ARMS 
C fA~SIYf. PARKS) 

• 

C9cean C&raiU 
PALOS VERDES 

~ 
SITE PLAN 

Amended Map No, 2 
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EXHIBITG 

FEE OFFERIEASEMENT OFFER 
PERMIT NO. A..s..RPV-93-005 

Utilities 
page 1 of2 

~~h,t.o.:~ 2;~~ ~·:... r~t!! 
O..·~ 

LEGEND 

UTILITIES TO BE CONSTRUCTED IN All STREET 
AREAS AND AT LOCAnONS SHOWN HEREON. 

--UTILITIES TO BE CONSTRUCTED 
(where not in llreets) 

••••••• • EXISTING UTIUTIES (where not in snets) 
..... 

II )'"'.,Yftl q:?c.r:>s 19 6 

CVcean C'&raiU 
PALOS VERDES 

~ 
SITE PLAN 

Amended Map No.2 
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EXHIBIT E 
EASEMENT OFFER 

PERMIT NO. A-5-RPV-93-005 
Dedicated Easement 

page 1 of 3 

't~-~· b.+ 3£? & - -l-ralk, 
J4 $'fl. Pv 1~ ot?<: (16 (!)cean C'&raiM 

LEGEND 
P A L 0 S V E R ·D E S 

•••••••••• TRAIL EASEMENT TO BE DEDICATED 

TRAIL LOCATION - FOR INFORMATION ONLY, 
NO EASEMENT DEDICATION REQUIRED 

@ • Trail Description 
--- --~ (See page 3) 
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SITE PLAN 
Amended Map No.2 
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• EXHIBITE 
EASEMENT OFFER 

PERMIT NO. A-5-RPV-93-005 
Dedica,ted Easement 

page 2 of 3 
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EXHIBIT E ii 

EASEMENT OFFER ... 
PERMIT NO. A-5-RPV-93-005 11 

Dedicated Easement 
page 3 of 3 .. • 

LEGEND CONDITION NO DESCRIPTION 

<D A-1 Palos Verdes Drive Bicycle Lane (not shown) 

® 2 Palos Verdes Drive Bicycle Trail. 

® 3 Palos Verdes Drive Jogging Trail 

0 4 West End Bicycle Trail 

® 5 West End Jogging Trail 

® 6 Torrance Trail Beach Access 

<D 7 San Pedro Trail Beach Access 
~ "' ® 8 Street A Bicycle Trail 

"""' ~:s-

® 9 Street A Paved Sidewalk ~--
~ .;s-

@ "'- "'+ 10 Forrestal Canyon Overtook Trail -..t) 

® ""' 11 Bluff-Top Edge Pedestrian Trait 

~ w 
@ 12 Bluff Top Bicycle and Jogging Trail \J 
@ 13 Sewer Easement Pedestrian Trail 

~ 
~ 

~-® 14 West Bluff Beach Access Trail ., 

@ 15 West Bluff Nature Trail 'i 
@> 16 Halfway Point Handicapped Loop Trail ~ ..._ 

@ 17 Clubhouse Connector Trail ~ 

@ B-1 Palos Verdes Drive Bicycle Lane (not shown) 

@ 2 La Rotonda Drive Bicycle Lane (not shown) 

® 3 Palos Verdes Drive Bicycle Trail 

@ 4 Palos Verdes Drive Jogging Trail 

® 5 Parking lot Connector Pedestrian Trail 

@ 6 La Rotonda Point Pedestrian Trail 

® 7· Bluff-Top Edge Pedestrian Trail 

@ 8 La Rotonda Point Beach Access Trail 

@ ..e Bluff-Edge/25th St. Pedestrian Trail 

• 
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FEE OFFER/EASEMENT OFFER 

PERMIT NO. A-5-RPV-93-005 
Utilities 

page 1 of 2 

CI"'AI f'• I" • '""' 

•· .e,..e .. ~ij I cean raiU 
deJ;c;-~J 

LEGEND 

UTIUTIES TO BE CONSTRUCTED IN ALL STREET 
AREAS AND AT LOCAnONS SHOWN HEREON. 

--UTILITIES TO BE CONSTRUCTED 
(where not In lb'eets) 

........ EXISTING UTILITIES (where not in a1reets) 

....... 
[. 

- ..... ..- __ ___,-..... 
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P A L 0 S VERDES 

~ 
SITE PLAN 

Amended Map No.2 
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