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PROJECT LOCATION: One Ocean Trails Drive: 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 of 100 acre City property 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 lots for single family residences, four lower 
cost apartment units, utilities and site improvements, 18 hole golf course with clubhouse 
and public open space, parks and trails. Revised by applicant for de Novo action to 
include: A) Coastal Access and Public Amenities Plan dated Feb. 5, 1993 providing 
additional beach access trails, B) Habitat Enhancement Plan dated February 18, 1993 
providing (1) restriction of 20 acres in Shoreline County Park adjacent to the project to the 
west to habitat preserve and restoration of ten of those acres; (2) purchase of easement 
over a 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 eleven times, as indicated in 
Appendix B. This project is also identified as "Ocean Trails." 

PROPOSED AMENDMENT 13 

Applicant requests (1) to allow the clubhouse to open to the public before slide-damaged 
access improvements are replaced (requires an amendment to conditions 4 and 8); (2) 
provide alternative temporary access along the bluff top and temporary mini park; (3) allow 
golf storage and golfing support use of clubhouse basement resulting in 36,000 sq. ft 
finished floor area; (4) permanently authorize drilling and grading for geologic exploration 
previously approved by emergency permit, (5) continue temporary fencing around Halfway 
Point Park, parts of the beach, and trails A(6), A(11), A(12) and A(13) to prevent public 
access into hazardous areas, as previously authorized by emergency permit, (6) allow 
minor changes in timing of completion of one trail during construction, (7) authorize minor 
changes in grading and maintenance program authorized by recent City tract 
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amendments; {8) fill cracks on cliff edge immediately seaward of Halfway Point Park, or • 
dislodge an unstable block deemed a hazard to the public, {9) fill cracks within main 
landslide block in Bluff Top Corridor Parkto prevent water percolation into the slide, {10) 
install 150-175 subterranean shear pins {caissons) in slide block located In bluff top 
corridor for landslide remediation and reconstruction of trail and habitat areas; (11) install 
temporary erosion control measures; (12) salvage topsoil and plant material from slide 
area, (13) cut back near-vertical slopes on graben walls for worker safety and (14) regrade 
bottom of graben and golf holes 13 and 18 for drainage control. Elements 1-7 are 
requested to respond to the effects that the landslide has had to existing trails and the 
general operation of the original project. Elements 8 - 14 are requested as steps to 
"winterize" the landslide mass and reduce the probability of further movement during the 
rainy season. 

LOCAL APPROVALS RECEIVED: 

1) 

2) 

3) 

City of Rancho Palos Verdes Council Resolution 999-59 revisions to VTIM 
50667 in connection with Revision J to the Ocean Trails project. 
Approval in Concept City of RPV, Department of Public Works, includes all of 
the above work with the exception of the pilings. 
Cotton Shires, consultant to City of Rancho Palos Verdes, letters of August 
24 and 25, 1999, giving conceptual approval of proposed work pending 
submittal of detailed plans and calculations. 

STAFF NOTE: On June 2, 1999, Slide C, a previously mapped landslide area. reactivated 
and affected 16 acres on the sea bluff, near the middle of the golf course. In simple terms. 
a large block of material slid seaward. The slide was primarily a translational slide, where 
a massive slide block (approximately 5 acres) moved on a layer of bentonite, located 
approximately 90 feet below ground level. Between the slide block and the head scarp, 
there is a depression or ditch, termed a graben, that is approximately 100 feet wide, 30 to 
45 feet deep, with near vertical sides. The slide toe is at the western or ocean edge of the 
slide. There was some rotation along the western 1/3 of the slide that caused slide 
material to extend approximately 1 00 feet into the pre-slide beach and intertidal area and 
uplifted the near-shore area by about 18 feet. 

There has been little or no movement of the landslide since June 2, 1999; however, 
numerous inclinometers and survey markers have been installed and are being monitoring 
in case there is further movement. The cause of the slide is under investigation. It is clear 
that water in the bentonite sublayer was a factor. The entire slide mass has numerous 
cracks and fissures, many of which extend to the bentonite layer. Permanent site 
stabilization measures have not yet been fully analyzed and designed. Even though the 
area is not now moving, it is not stable, and winter rains could cause the entire mass to 
reactivate. Most of the work proposed in this amendment is for winterization of the slide --

• 

to reduce to probability that the entire slide could reactivate before any long-term • 
measures can be fully designed, analyzed, permitted and installed. 
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The issues facing the City and the Commission in considering this proposal are similar but 
not identical. For the Commission the issues are: whether it is the least environmentally 
damaging alternative, whether it is consistent with the access provisions of the Coastal 
Act, and, considering the habitat requirements of its permit and of the LCP, whether the 
additional damage to habitat is sufficiently mitigated by the increased stability of the 
proposed replacement vegetation. The Commission must consider whether simply letting 
the slide complete its movement over the winter would be more consistent with the Coastal 
Act than attempts to slow it down. The applicant contends that "leaving the slide to move" 
would result in the invasion of the area by the invasive plants that it has just removed: 
tumbleweeds, thistle, mustard and fennel. The City has additional issues pertaining to its 
eventual ownership of the buff top park and maintenance and liability issues arising from 
that ownership. The City is actively considering refusing all dedications. 

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

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

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

• 

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

In this proposed amendment to a conditionally approved permit, the proposed revision is a 
material change that affects conditions required for the purposes of protecting natural 
resources and coastal access. Therefore the Executive Director has determined that the 
change must be reported to the Commission and noticed to the public. 

Section 13166 of the California Code of Regulations requires that an application for 
amendment shall be rejected if, in the opinion of the Executive Director, the proposed 
amendment would lessen the intended effect of a partially approved or conditioned permit, 
unless the applicant presents newly discovered material information, which he or she could 
not with reasonable diligence have discovered and produced before the permit was 
granted. On June 2, 1999, a landslide destroyed about sixteen acres of improvements and 
natural areas, including a portion of golf course hole 18. As discussed more specifically 
below, this landslide is an unforseen event and new information that allows the Executive 
Director to accept for processing the request to amend the conditional approval. 

Access. As originally approved, Condition 4 requires that all park and trail improvements 
on the shoreline, the golf course and the east end of the project be completed before 
opening the golf course for play or before opening the clubhouse for public use. Trails 
damaged include portions of the two parallel bluff top trails, the "Sewer Easement Trail" 
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(now known as the "Flying Golf Ball Trail"), and two completed trails that lead from the bluff 
top to the beach. Because of the landslide, it is impossible for the applicant to complete 
the golf course or the trails in the near future. Condition 4 also required the applicant not 
to interfere with trails along the bluff edge while the project was under construction. Since 
the landslide, parts of some of these trails have become unsafe or provide access to 
hazardous areas. 

The applicant has not asked that the underlying requirement for dedication and 
development of trails be changed. The applicant instead, has asked that the timing 
condition be changed to reflect delays caused by the landslide and the time it will take to 
design and construct a stabilization project. The applicant states that the objective of the 
reconstruction would be to put all elements of the approved project, the access trails, the 
habitat, and the golf course back in the same locations. The applicant contends that the 
objective of the original approval was to provide access to and along the bluff top and to 
the beach. The applicant believes that the objective can temporarily be carried out by the 
provision of a temporary bicycle and jogging trail along one of the golf course paths and 
the establishment of a small seating area on Halfway Point. The applicant requests that 
the Commission allow the golf clubhouse to open while the applicant, the City, and the 
Commission staff investigate methods to salvage the golf course, the habitat, and the 
trails. 

,• 

• 

Habitat. The project contains environmentally sensitive habitat, Coastal Sage Scrub, that ·• 
is habitat for the threatened coastal California gnatcatcher. The Resource Agencies 
required a Habitat Conservation Plan (HCP) to be agreed to by the developer, the City, the 
Department of Fish and Game and the United States Fish and Wildlife Service before 
grading could begin. Condition 8 requires that the habitat installed to mitigate loss of 
habitat by the project be established, functional, and approved by the Resources Agencies 
before the applicant could begin grading the western residential tract (Tract 50666). In the 
late spring of 1999, the Resources Agencies determined that the habitat was established, 
and released grading on tract 50666. In June, the slide occurred, resulting in damage to 
both newly installed habitat and to areas that had been left undisturbed and dedicated as 
part of the HCP. Conditions 1 and 8 of the coastal development permit require protection 
of habitat areas identified in the HCP. Condition 1 creates a bluff top corridor, allows no 
grading in the corridor, and requires that the corridor be revegetated with coastal sage 
scrub. The 16-acre landslide includes about 3.42 acres that are located in the bluff top 
corridor. The landslide also extends onto the bluff face and the "Halfway Point Preserve" 
which were productive habitat at the time of the initial approval, and which were required to 
remain untouched. Some of the habitat was merely relocated, but most slide area habitat 
was either covered by falling rock or lost its water supply and wilted after the slide. Finally, 
grading for geologic investigations authorized by emergency permits cleared 
approximately 2.54 acres of re-established coastal sage scrub. The applicant states that 
grading access roads and drill rig pads for 25 man-size bore hole sites has been 
necessary to investigate the slide. (Exhibit 20) · 

The slide created a 35-40-foot deep ditch (Exhibits 5-11, 28-31) as a block moved 100 feet • 
away from the 18th hole of the golf course. The applicant's geologist proposes trimming 
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back the slide scarps of the graben to create a stable angle of the sides of the graben. 
This work would extend into some areas where the habitat was undisturbed by either the 
landslide or the geologic investigations. The applicant believes that the work on the 
graben is necessary to eliminate the immediate danger of collapse of the unstable scarps 
that the slide has created. The City concurs that it is a hazard, and recommends trimming, 
but requires additional investigation of the effects on slide stability of the proposed grading. 
The geological work noted above, the exploratory work and trimming the seaward side of 
the graben require an amendment to condition 1 and to condition 8 because of the 
unforeseen habitat damage. 

Conditions 1 and 8 were intended to protect and enhance access and coastal habitat. The 
standard of review for determining whether to accept an amendment is whether the 
proposed amendment lessens the intended effect of a partially approved or conditioned 
permit. In this case, the purpose of requiring that certain trails to be completed before 
opening the golf course for play was to assure that the trails and parks would be complete 
before the project operated. The same is true for habitat protection and restoration. The 
landslide has delayed opening of the course, which cannot open for play before regrading 
and repairs are complete. Opening the golf clubhouse and opening temporary trails will 
allow some public use of the areas while the applicant and the City investigate repair and 
restoration alternatives. Therefore, the Executive Director has accepted the amendment 
for processing . 
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SUMMARY OF STAFF RECOMMENDATION: 

This is the second of three amendments that the applicant proposes to address a 16-acre 
landslide on the sea bluff near the middle of the golf course. In July, the Commission 
approved a temporary golf school. The currently proposed amendment would allow 
opening of the clubhouse and a temporary access trail and geologic exploration and 
winterization of the landslide. In November, the applicant anticipates submitting a proposal 
to repair the golf course and the major trail and habitat areas that were damaged by the 
June 2, 1999 landslide. 

Staff is recommending approval of this second request The present request would allow 
the applicant to open the clubhouse before completing the repairs to slide damaged trails, 
which are seaward of one portion of the golf course. This request requires an amendment 
to condition 4. Special condition 4 assures completion of all golf course and VTTM 50667 
trails and parks by requiring the opening of these recreation facilities before the project can 
open either the club house or the golf course to the public. The amended condition would 
continue to defer the opening of the golf course until the damaged trails are replaced. 
Instead, the applicant proposes to open all public trails and parks that are complete now, 
and temporarily substitute a trail through the golf course for the major bluff top corridor, 
which was completed, and then destroyed by the landslide. 

ii 

• 

Due to substantial evidence of implied access and recreation dedications, the original • 
approval required that access along the bluff top and the beach, and recreational use of 
the shoreline should not be restricted. As part of this amendment, the applicant proposes 
to close temporarily certain trail and beach areas until issues regarding their stability are 
resolved. The areas that the applicant's and the City's geological consultant considers 
unsafe include: (1) the beach seaward of the slide and between the slide and the 
Portuguese Bend Club to the west, (2) the Sunrise Trail (San Pedro Trail), a trail from 
Halfway Point Park to the beach, (3) the lower switch-back of the Dudleya Trail (a bluff to 
beach trail) and (4) the middle portions of the Catalina View Jogging Trail and Bike Trail 
(Bluff Top Trails). Most of Oce~n Trails Park (Halfway Point Park), the project's largest 
and best-located public park, will remain closed during the reconstruction process. (See 
Exhibits 4 and 13, and Appendix A; condition 3) 

In the interim, the applicant proposes to 1} provide a temporary trail to link the public 
parking lot to the bluff top via the golf course paths; and 2) re-route and open the Dudleya 
Trail, and 3) open a public seating area mini-park on the safer portions of the 5.2 acre 
Halfway Point Park until the entire park can be re-opened, 4) route an on street bike route 
on Ocean Trails Drive to keep it a safe distance from a construction trailer. (Exhibit 4) 

The applicant proposes no change in conditions that tie the opening of the golf course to 
the completion of ALL the golf course and tract 50667 recreation facilities. Staff is 
recommending approval of the above-identified changes, with conditions to assure that the • 
proposed substitute trails are open before the clubhouse can open. 
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As part of this permit amendment, the applicant also proposes the first phase of stabilizing 
the areas damaged by the slide. Cracks have appeared on the cliff edge at Halfway Point 
Park. The applicant proposes to divert water from these cracks, and fill them to defer 
removal of the entire rock block. In addition, approximately seventy six cracks and fissures 
in the main landslide block could allow water to percolate into the slide, potentially 
reaching the bentonite layer at the slide plane, that lies 90 feet below the surface of the 
slide. These cracks vary from a few inches to over ten feet in width and similarly vary in 
length and apparent depth. Originally, some fissures reached 90 feet, although presently 
sloughing of the crack walls has created bridges. The applicant proposes to fill these 
cracks with rocks or earth and top the materials with "impervious" clay soil. The fissures 
will be marked for safety, bordered by sandbags as an erosion and surface water control 
measure. (Exhibit 6) 

The applicant seeks permission to install 150·175 subterranean shear pins (21 foot long, 
three foot-diameter caissons) in the slide block for landslide stabilization. If the main slide 
block can be stabilized, it would reserve a greater area for reconstruction of trail and 
habitat areas. The applicant's consultant contends that the shear pins will reduce further 
slide movement to "a slow creep' and reduce the chance of further catastrophic 
movements. The City is not yet prepared to approve this proposal. While the City 
consultant acknowledges that installation of underground caissons is an acceptable 
method to stabilize a block failure, City officials have informed staff that this proposal 
should be considered along with all alternative proposals to stabilize the golf course. Staff 
concurs with the City that it is premature to approve the caissons until the total slide repair 
and all its alternatives have been fully analyzed. The caisson project is both very 
expensive and requires a great deal of grading and disturbance. The caissons should only 
be considered as part of the larger project, accompanied by a full biological mitigation plan. 
(Exhibit 9) 

Much of the slide occurred in a revegetation area. Before major work begins, the applicant 
proposes to salvage the top two or three feet of topsoil and plant material from slide area. 
The applicant's biological consultant believes that it is necessary to reuse the topsoil 
material so that native plants can succeed when they are replanted. However, this activity 
could cause erosion if carried out without controls. Staff is recommending detailed 
staging, stockpiling and erosion control plans before removing this soil. 

The applicant also proposes to cut back near-vertical slopes of the "graben" for worker 
safety. The "graben" is a 100-foot wide, 40-foot deep crack created by the movement of 
the slide block. This grading would impact both the golf course and the portions of the 
slide block that are located in the bluff top corridor. The applicant and the City have 
included this activity in the list of work that should be done to stabilize the area for winter. 
Finally, the applicant proposes temporary measures for erosion control as safe and 
feasible. These measures include both measures to reduce siltation and measures to 
direct water away from the slide. Activities discussed by the applicant and the City 
consultants include regrading the bottom of graben for positive drainage, installing a berm 
just upslope of the graben on golf holes 13 and 18 for drainage control, and installing 
temporary drains. Finally, the applicant seeks approval for geologic exploration, which 
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was authorized in its emergency permits. The work included moving heavy equipment and • 
drill rigs onto Lot K 50666 for purposes of geologic exploration. Twenty-five "man-sized" 
boreholes were drilled, as the City geologic review team and the applicant's consultants 
attempted to discover the geology of the slide. 

Staff is recommending approval of most of these measures with conditions requiring the 1) 
reopening of access as proposed, 2) a final detailed review of engineering working 
drawings by the City of Rancho Palos Verdes and its consultants, 3) erosion control and 4) 
provision of a plan for on and off-site replacement of habitat. 

Much of the slide is located in a 13.4 acre revegetation area, the "Bluff top Preserve" (Lot 
K VTTM 50666 and Lot K VTTM 50667). The applicant is not presently proposing work on 
the bluff face (Lot 1), which will remain unstable. Both areas are reserved for habitat. The 
bluff top corridor is identified for restoration, ahd only limited grading has been permitted, 
as identified in condition 1. To the extent that the slide is located in an area in which 
grading is restricted by condition 1 , approval of this work requires an amendment to 
condition 1. Staff is also recommending conditions to assure that revegetation appropriate 
to this phase of reconstruction occurs. Staff recommends that the revegetation be 
considered in two phases, first for this interim stabilization which would include (1) limiting 
grading as much as possible to already disturbed areas (It is not possible to totally 
eliminate further clearance.), (2) planning, (3) coming to agreement with the resources 
agencies and the City, and (4) identification and negotiation of easements over any • 
proposed off-site of mitigation areas required by the Resources Agencies. A complete 
restoration plan containing all the above elements will be required by the Commission 
along with any application to repair the golf course and bicycle trails. 

Finally, the applicant proposes to increase the size of its clubhouse from that originally 
proposed and to add a virtual golf driving range in the basement. The City analysis found 
no additional parking or traffic impacts attributable to this increase in square footage. The 
size of the clubhouse and the configuration of the house pads were not issues that 
concerned the Commission in its original approval, and these can be found consistent with 
the certified LCP and the access policies of the Coastal Act. 

STANDARD OF REVIEW: 

The applicant proposes to amend a permit approved by the Commission on appeal. The 
project is also located between the sea and the first public road. Therefore, the standard 
of review is the certified Local Coastal Program and the access and recreation policies of 
Chapter 3 of the Coastal Act. 

SPECIAL CONDITIONS AS PROPOSED TO BE AMENDED: See APPENDIX A 

PREVIOUS PERMIT AMENDMENTS: See APPENDIX B. • 
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SUBSTANTIVE FILE DOCUMENTS: 

STAFF RECOMMENDATION 

See APPENDIX C 

The staff recommends that the Commission adopt the following resolution: 

I. APPROVAL WITH CONDITIONS 

The Commission hereby grants an amendment to the permit for the proposed 
development on the grounds that the proposed development with the proposed 
amendment, as conditioned, is consistent with the certified Local Coastal Program of 
the City of Rancho Palos Verdes, is located between the sea and first public road 
nearest the shoreline and is in conformance with the public access and public 
recreation policies of Chapter 3 of the Coastal Act, and will not have any significant 
adverse impacts on the environment within the meaning of the California 
Environmental Quality Act. 

II. STANDARD AND SPECIAL CONDITIONS- See Appendix A. 

• The Commission adopts the modifications to the special conditions as indicated below 
and in Appendix A. With the exception of the special conditions specifically modified 
below and as indicated in Appendix A, all previously approved standard and special 
conditions found in attached Appendix A still apply to this development. In most 
cases, only the part of the condition that is recommended to be modified is found in 
the staff report. The complete conditions are found in Appendix A. To give context, 
and for the convenience of the public, the applicant and the Commission, the revisions 
recommended by the staff have been incorporated into Appendix A. Deletions are 
identified by a cross out format; insertions are indicated in bold italic type. Exhibits 
characterized in ordinary type are found in the Commission's original action or in an 
earlier amendment. Exhibit references in bold italic refer to new exhibits submitted 
with this amendment request. 

• 

SPECIFIC CHANGES APPROVED IN THIS AMENDMENT ARE THE FOLLOWING: 

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(s) 
approved by the Executive Director, the corridors noted on (roman numeral) Revised 
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Findings) Exhibit I, further explained in (Roman numeral} Revised Findings) Exhibits II, III, 
IV, V and Exhibits 1, SA, 48 and 49, for parks, public access, passive recreational use, 
habitat enhancement, trail, public parking and street purposes. The land shall be 
dedicated subject to the provisions outlined in the conditions below with respect to trail 
access, beach use, habitat restoration and habitat preservation. The dedicated areas shall 
include the following: 

Note: for complete list of dedications see Appendix A 

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

(3) 

(1) The entirety of the following lots within Vesting 
Tentative Tract Map 50666: 
Lot H; Ocean Trails Park (Halfway Point Park), 

including all areas inland of the bluff edge trail 
described in 3.A(11) below not 
less than: §.:4. 5.2 Acres 

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

(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 I), no less than: 

4.5 Acres 

All Lands dedicated for park purposes shall be open to the general public for 
recreation use. Ocean Trails Park (Halfway Point Park} and Vista Catalina 
Park and Sunset Point Park tthe 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 Corridor 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 
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B. 

(1) 

• 
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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 G) and 
hydrogen, and groundwater testing well easements shown on Exhibit 6 (Map K) 
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. In addition, approximately 2.6 acres of land disturbed by the active 
landslide C may be graded for exploration, landslide repair, and drainage 
control purposes only as specifically authorized in special condition 28 of 
amendment 13 of this permit. 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, 1995The 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 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. Drainage, landslide, and slope repairs 
only as specifically authorized in special condition 28 of amendment 13 to 
this permit. No coastal development permit exemptions as defined in Section 
30610 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): 

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 

7.0 acres 
3.3 acres 

24.4 acres 
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. . . . (for complete text see appendix A) 

Public access to the lots dedicated for habitat preservation purposes above is 
limited to a) tours, inspections, and educational field trips managed by the 
Department of Fish and Game, or the Fish and Wildlife Service, or b) the trails 
shown in Exhibits A and the Public Amenities Plan Trails and Signage Map of 
September 26, 1996 revised 1/20/97. 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, 7) drainage, geologic exploration, landslide and slope repairs 
only as specifically authorized and described in special condition 28 of 
amendment 13 to this permit 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. 

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, B, 1, II, and 48, 49 and SA), and shall 
provide continuous pedest~ian 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 except for the temporary restriction of portions of lot K and lot I, 
tract 50666 Impacted by slide C, Including trails A (11), A (12,) A (13), A(6), 
A(7), and A 18.. If, on June 2, 2000, any portion of the above Identified areas Is 
still considered hazardous, the applicant shall submit a complete permit 
amendment application to the Commission which Includes both a thorough 
analysis of these hazardous conditions and review of options to minimize 
these hazards. The application shall identify an area that provides public 
access equivalent in time place and manner to the abandoned area. The 
applicant or its successor interest shall submit these substitute trails or 

.. 

• 

• 

• 
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support areas for the review and approval of the Commission. Within 30 days 
of the Commission's approval of the replacement trails and or support areas, 
the applicant shall dedicate and improve such substitute trai/(s) or support 
areas as otherwise required by this condition. 

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, safety fencing along the 
seaward side of bluff top trails 3.A.1, 3.A.15 and 3.8.7 and non locking swing gates 
at the entrance of steep natural trails identified as 3.A.6, 3.A.18, 3.8.8, and 2.8(5), 
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 26, 1996 revised 1/20/97 and (5) to perform erosion 
control. Additionally, the developer shall have the right to construct and use 
drainage devices, dewatering wells and 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-trails) as adopted in 
amendment six, 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 permitted golf course 
facilities (clubhouse, maintenance building, restrooms, etc.), roads, parks and 
overlooks, trails, grading, erosion control and installation and/or relocation of 
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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. 

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. 

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 
califomica is necessary in order to survey or construct the trail. Significant 
relocation of the trail outside the corridor described in the trail description below, 
deletion or seasonal closure of a trail will require an amendment as noted in 
condition 8 below. 

A. The following access corridors located within Vesting Tentative Tract Map 
50666: Note: for complete list see Appendix A 

(6) Sunset Trail (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) Sunrise Trail (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). 

(19) Landslide bypass trail. A trail as described in amendment 13, 
Exhibit 4, that connects the three Ocean Trails Public parking lots, via 
Ocean Trails Drive, along the golf course path located between the !fh and 
12h golf holes, and from there, to bluff top corridor trails A (11) and A 
(12). The entire width of the trail shall be available for foot and bicycle 
access. If, on June 2, 1999, trails A 11, A 12 and A 13 are restricted from 
public use in any manner, in addition to the requirements of special 
condition 1, the applicant shall record an offer to dedicate this trail as 
required in this condition and any other trails necessary to provide 
access that is equivalent in time place and manner to the access along 
the bluff provided by these trails. Said recording shall occur no later than 
June 1, 2000, unless additional time is granted by the Executive Director 
for good cause. In no event shall the applicant interfere with public use 
of this trail until the Executive Director certifies that the entirety of Bluff 
Top Trails A 11 and A 12 have been repaired and are available to the 
public, and the project has provided no fewer than five beach access 
trails. 

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 amendment 6 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, 6) slide remediation and 
drainage control only as specifically authorized in special Condition 28 of 
amendment 13 to this permit, 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) safety fencing along the 
seaward side of bluff top trails 3.A.1, 3.A.15 and 3.B.7 and non locking swing gates 
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at the entrance of steep natural trails identified as 3.A.6, 3.A.18, 3.8.8, and 2.8(5). • 
7) 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 connections as authorized in section 30610(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 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, except 
for the temporary restriction of trail areas A(6), A(7}, A(12) A(11) and A (18) 
within slide C. If, on June 2, 2000, any portion of the above-identified trails is 
still considered hazardous, the applicant shall submit a complete permit 
application to the Commission which includes a thorough analysis of these 
hazardous conditions and review of options to minimize these hazards. The 
application shall identify replacement trail(s) or support areas that provide • 
public access equivalent in time, place, and manner of access to the 
abandoned area. The applicant or its successor interest shall submit these 
substitute trails for the review and approval of the Commission. Within 30 
days of the Commission's approval of the replacement trails and or support 
areas, the applicant shall dedicate and improve such substitute trail(s) or 
support areas as required by this condition. 

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 Signage Map of September 26, 
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1996 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, August 28, 1997 and in the Public Amenities Plan Trails and 
Signage Map of September 26, 1996 revised 1/20/97 and (5) to perform erosion 
control. Additionally, the developer shall have the right to construct and use 
drainage devices, dewatering wells, exploratory pits other remedial measure 
and 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 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 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 permitted golf course facilities (clubhouse, maintenance building, 
restrooms, etc.), roads, parks and overlooks, trails, 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. 

ACCESS SUPPORT AND IMPROVEMENTS 
Prior to issuance of the coastal development permit, the applicant shall agree in 
writing to construct the following public access improvements for park and trail 
purposes. Improvements shall be as described in this condition, the Public 
Amenities Plan Trails and Signage Map of September 26, 1996 revised 1/20/97 
and/or Exhibits 26 and 27 of amendment A6 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 prior to commencement of construction of the golf clubhouse. 
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. 
Before construction commences on any park or trail, the applicant shall report any 
proposed changes to the approved plans 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. 
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The first stage shall be completed to the satisfaction of the Executive Director in 
consultation with any accepting agency prior to closing oft 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, with the exception of a limited term non-profit golf school. The third stage shall 
be completed to the satisfaction of the Executive Director in consultation with the 
accepting agency prior to construction of more than five residential units within Tract 
50666 and prior to the occupancy of any residential structures. 

A. First stage. The following shall be completed before any fencing 
contemplated in the executed Habitat Conservation Plan is installed (HCP 
Phase II): trail improvements, interpretive signs and trail fencing shall be 
installed and open before any fencing for habitat restoration or other facets of 
the project interferes with public access which may exist on the property. 
During construction, the applicant shall not interfere with public use of 
the trails listed below except as specified in conditions 1 and 3. The 
following trails must be provided but may be confined within fenced corridors 
to prevent individuals from damaging restoration areas. The trail surfaces 
may be left temporarily as unimproved trails. All (the existing trails located 
in tract 50667, on street A, or on the golf course within tract 50666) 9!H 
shall be improved to the standards of the trail improvement plan over their 

.. 

• 

entire length prior to the commencement of play on the golf course, (with the • 
exception of a limited term, non-profit golf school.) Before the construction 
of any residential units in VTTM 50666 Trails A(4) and A(5) must be 
improved in their entirety to the standards of the trail improvement plan. 

Trails found by the Commission to be existing trails Said trails shall include: 
The entirety of trails noted in Conditions 3 A (5), A (6), A(7), A(9), A(11), the 
portion of A(15) that follows the slide scarp also trails noted in Conditions 3 
8(5), 8(6), 8(7}, 8(8}, and 8(9). 

B. Second Stage. CLU/!1 HOUSE PHASE. Park improvements and second 
stage trail improvements completed as part of Phase III construction. 

Drawings. The applicant shall submit construction drawings for the review and 
approval of the Executive Director of the following park and trail improvements 
prior to the commencement of construction of the golf club house. lns~allation 
shall commence immediately following rough grading operations for the golf 
course. 

Completion All trail and park improvements listed below in subsections 8(1} 
and 8(2} shall be completed to the satisfaction of the Executive Director in 
consultation with the accepting agency prior to the opening of the golf club 
house to the public. and the opening of the golf oourse for play with the • 
exception of a limited term non profit golf school. 
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1) Park improvements required to be completed before opening of the golf 
clubhouse (second stage): 

a) Ocean Trails Park (Halfway Point Park), Mini park located on 
Halfway Point, including seating; as shown on the materials 
submitted with amendment 1 (A § RPV 93 OO§A of this permit, 
sheet a and aa of the Public Amenities and Coastal Assess 
program as revised, 1997 with additional public seating and tables 
in locations approved by the City of Rancho Palos Verdes, as 
shm\'n on Exhibits 26 and 27 of amendment A6 including the 45 
car, parking lot east of the park, IIJ Road II, picnic area, public 
parking along Pasco del Mar, 

b) Ocean Trails Drive (11J 11 road, street A,) as far as Ocean Trails Park 
(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 Ocean Trails Park (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 construction . 

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 26 50 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. 

i) Completion of Ocean Trails Drive (11J 11 road or Pasco del Mar) 
parking area, located to the west of the golf clubhouse 
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2) Trail improvements required to be completed before opening of the golf 
clubhouse (second stage): 

Trails required in Conditions 3, A (8) (except approximate 200 feet of the 
trail adjacent to East Vista park, which shall be completed by October 
15, 1999}, A(12), A(13) A (16), A (17) aA9 A (18), 'Nithin Oooan Trails Park 
(Halfway Point Park) and A (19) and also 3 8 (2). All portions of trails 3 
A(6); A(B), A{9), A(11) A(12), and A(13) that lie outside the slide area as 
mapped In amendment A 13. 

3) Trail plans required for approval second stage. 

The applicant shall provide to the Executive Director final trail designs 
approved by the City of Rancho Palos Verdes for the following stage 4 3 
trails before June 30, 1999:3 A (1), A (2), A (3), A (5); 3 8 (1), 8 (3), and 8 
(4). The Director must review and approve the plans before authorizing the 
opening the golf clubhouse to the public. oourse f.or play. 

Seeond Third Stage. Golf course stage. All trail and park improvements 
listed below In subsections C (1) and C(2) shall be completed to the 
satisfaction of the Executive Director in consultation with the accepting 
agency before opieng the golf course for play (with the exception of a 
non-profit golf school). Revised trail plans and park plans shall be 
submitted as part of any plan for grading or golf course reconstruction. 
Said plans shall be consistent with conditions 1 and 3, and shall provide 
access to the beach and to and along the top of the bluff in tract 50666 
and from trail A (7) to the eastern tract boundary of VTTM 50667. 

1) Park improvements required to be completed prior to opening of the 
golf course for play (third stage): 

" 

• 

• 

0 a) Ocean Trails Park (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, August 28, 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, 
the shared golf and public parking lot west of the park, Ocean 
Trails Drive, picnic area, public parking along Ocean Trails 
Drive. The park shall adequately be set back from the bluff 
edge_ to (1) adequately provide for public safety and (2) to 
safely accommodate trail A (11) along the edge of Halfway 
Point. • 
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b) Habitat and Golf course safety fencing as approved 
according to conditions 6 and 7, below. 

2 c) Landslide and rockfall signage 

3 d) Any other replacement park areas required according to 
Conditions 1 and 3 above 

2) Trail improvements required to be completed prior to the opening of 
the golf course for play (third stage): 

The entire length of trails required in Conditions 3 A (6), A (7), 
A(B), A(9), A (11), A(12), A(13) A (16), A (17) and A (18) within 
Ocean Trails Park (Halfway Point Park) and 3 8 (2), or if certain 
trails remain impassable, trail A 19, a new A7 and any other 
replacement trails required according to condition 3 above. 

+hi«< Fourth Stage. Residential lots tract 50666. 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 no later than 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 construction of more than 5 model homes 
within Tract 50666. In no event, shall any of the residential lots within Tract 
50666 be occupied prior to the acceptance of the trails by the accepting 
agency or prior to the satisfactory completion of the required improvements. 

1) Park improvements required to be completed prior to construction of 
residential units except for more than five model homes in tract 
50666 (fourth ti=HfG-stage). 

0 a) View Overlook at the head of Forrestal Canyon. 

1 b) Completion of Sunset Point Park (West Vista Park or Palos 
Verdes Drive 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 • 

2 o) Final 25 parking spaoes in lot E VTTM 50667. 
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3 d) 27,000 squaro foot olubhouso, whish shall include restrooms 
and.assooiated public serving facilities. 

4 e) Completion of Ocean Trails Drive f•Ju road or Paseo del Mar) 
parking area, located to the west of the golf clubhouse 

5 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 
Sign age Map of September 26, 1996 revised 1/20/97, or otherwise 
required in the conditions above. 

(2) Trails improvements required to be completed prior to construction of 
residential units except for more than five model homes in tract 50666 
(fourth tmfEt-.stage). The applicant shall complete the improvement of 
the trails noted below consistent with the standards of the approved 
trail plan.: 

a) Trails identified in Conditions 3 A (1), A (2), A (3), A(4), A (5), 
A(10), A(14); the permanent bridge over Forrestal draw, trail A 
(17) west of the bridge and trails 3 8 (1 ), 8(3), 8(4). 

• 

Trail improvements shall be carried out in accordance with a detailed trail • 
improvement plan approved by the Executive Director, in substantial 
conformance with the Public Amenities Plan Trails and Signage Map of 
September 26, 1996 revised 1/20/97 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. 

8 CONFORMANCE WITH THE REQUIREMENTS OF THE RESOURCES 
AGENCIES WITH RESPECT TO THREATENED RARE OR ENDANGERED 
SPECIES. 

D. Schedule 

(5) Phase V. Complete restoration of Phase II and IV grading (the golf 
course and club house impacts) shall occur, and all agreements 
required in. section 7 below shall be executed and all and habitat 
required as a result of subsection 7 of this condition shall have 
established before the golf course may be opened for play. aREf, 
Complete restoration of Phase II and IV residential lot) impacts shall 
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occur before individual lots receive final grading approval. Grading of the 
residential lots roads and trail areas in Vesting Tentative Tract map 50666 
shall commence as specified in condition 4 and 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 onsite restoration areas noted above 
with the exception of landslide area restoration required in 
subsection 7 below, is of sufficient maturity to supply food and 
cover and nest areas for Gnatcatchers and cactus wrens and other 
coastal sage scrub dependent species and 

(b) that the vegetation on tRe a// off site restoration areas required by 
the Resource Agencies is established according to a// final 
executed agreements and the final habitat conservation plans 
(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. 

Prior to commencement of construction of any residential units 
in tracts 50667 and 50666 except for five (5) model homes, the 
applicant, irrespective of the status of any approval for golf 
course repair, shall provide (1) evidence that it has (1) identified 
areas for on and off-site restoration of landslide damage to 
habitat; (2) secured long term control of any off-site property for 
purposes of restoration and (3) commenced planting on-site 
mitigation areas in acreage required by sub-Section 7 of this 
condition. 

{7) Mitigation for Landslide, and Landslide Exploration and Repair. As part of 
any application for landslide repair the applicant shall provide a revised 
executed HCP that shall establish; 

a) The locations and types of on-site habitat restoration or 
enhancement required by the Resources Agencies. All restored 
habitat removed from revegetation areas by grading shall be 
reestablished on site at no less than a 1:1 ratio irrespective of 
any off-site requirements that might also be imposed by the 
resources agencies. All previously undisturbed habitat removed 
by grading activities shall be restored on site at a 3:1 basis. 

b) an analysis of the depth of saturation caused by drip irrigation. 
Said information shall be provided for all property owners of off 
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c) the location and amounts of any off-site habitat restoration 
required by the Resources Agencies. Such off site restoration 
plan shall be accompanied by an irrevocable agreement with the 
property owners indicating an intent to allow use of the property 
involved for long term habitat restoration purposes. 

d) An estimate of the length of time that will be necessary for the 
coverage and maturity of habitat required by the Resources 
Agencies to establish. 

e) An agreement that failing approval of golf course repair, the 
applicant will proceed to re-establish on-site mitigation areas in 
the quality and acreage required by this permit by October 1, 
2000. 

18. ASSUMPTION OF RISK. 

A. By acceptance of this amended permit A-5-RPV-93-005 the applicant 
acknowledges and agrees (i) that the site may be subject to hazards 

• 

from waves, storm waves, and flooding; landslide, bluff retreat, erosion, • 
and earth movement; (ii) to assume the risks to the applicant and the 
property that is the subject of this permit of injury and damage from 
such hazards in connection with this permitted development; (iii) to 
unconditionally waive any claim of damage or liability against the 
Commission, its officers, agents, and employees for injury or damage 
from such hazards; and (iv) to indemnify and hold harmless the 
Commission, its officers, agents, and employees with respect to the 
Commission's approval of the project against any and all liability, 
claims, demands, damages, costs (including costs and fees incurred in 
defense of such claims), expenses, and amounts paid in settlement 
arising from any injury or damage due to such hazards. 

8 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. 

c. Prior to issuance of permit amendment A 13 the applicant shall execute 
and record a supplement to its deed restriction, in a form and content • 
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• acceptable to the Executive Director, which shall provide that: (a) the 
applicant understands that the site may be subject to extraordinary 
hazard from landslide, earth movement and bluff failure, (b) that work in 
the landslide area is subject to extraordinary hazards and that the 
design and execution of such work is the responsibility of the 
applicant, and (c)) 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 

• 

• 

20. STATE LANDS COMMISSION REVIEW. 

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

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

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

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

D. Prior to issuance of permit amendment 13, the applicant shall provide an 
update to the determination required above with respect to the newly 
established shoreline and the areas inland of it. Any work occurring on state 
property must receive prior approval by the State Lands Commission 

28. Slope Winterization of Slide C Authorized in Permit Amendment A 13. 

A. Only the development noted in Section B below is authorized. Installation of 
pilings is not authorized in this amendment. The applicant may carry out 
slope repair, remedial grading and surface drainage controls for winter 
stabilization of slide Cas described in the Converse letters of August 24 and 
25 1999 and the Cotton letter of August 26 1999, except that: 

1) Prior to issuance of permit amendment 13, the applicant shall 
submit final plans and calculations shall have been for review and 
approval by the Executive Director. These plans shall be in 
substantial conformance to the conceptual plans provided to the 
Commission in the Converse letters of Aug 24 and 25 of 1999 and 
the Cotton letter of Aug. 26 1999. Said final plans and calculations 
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.. 

shall have been approved by the City of Rancho Palos Verdes • 

2) 

Dept. of Public Works 

Prior to issuance of permit amendment 13, the applicant shall 
provide, for the review and approval of the Executive Director, 
detailed plans showing all grading and disturbance areas· 
consistent with the conceptual plans provided to the Commission 
and the conditions of this permit. All such area shall be located in 
the disturbed ares noted in Exhibit 17, the golf course or within 25 
feet of the "limits of excavation" shown on Exhibit 7. No further 
disturbance except for the placement of approved surface drain 
conduits and a drain diversion berm in already disturbed area 
(shown in exhibit 17) shall occur in the Bluff face preserve (lot G 
VTTM 50666) or the gnatcatcher nesting area (lot F VTTM 50666). 
Grading or any other disturbance of the Bluff Top corridor habitat 
restoration area (lot K VTTM 50666 is limited to: (a) grading down 
the graben walls and access equipment within an area no more 
than 25 feet from the edge of the mapped "limits of repair 
excavation, in Exhibit 7 (b) filling cracks as shown in exhibit B, (c) 
removing topsoil as shown in Exhibit Bb of this amendment 13, 
surface drainage controls and sandbagging. This permit 
amendment does not exempt the applicant from the review and 
approval of the Department of Fish and Game and the US Fish and 
Wildlife Service and the terms and conditions of the executed HCP. 

3) After approval of the areas that may be disturbed, the applicant 
shall install highly visible temporary fencing around all habitat 
areas within and adjacent to the job-site that are to be protected, 
and call for inspection from the Department of Fish an Game. A 
note Identifying protected areas shall be placed on all grading 
plans. 

4) All equipment access routes, and stockpile areas shall be located 
on the golf course, Halfway Point Park and the disturbed area of 
the slide block as shown in exhibit 17. All silt and runoff from the 
stockpiles and the disturbed graded areas of the site shall be 
controlled and confined within the site. Pursuant to this 
requirement, prior to issuance of permit amendment 13, the 
applicant shall provide erosion control plans for the review and 
approval of the Executive Director. Said plans shall be approved in 
advance by the City of Rancho Palos Verdes and conform to all 
conditions of this permit. 

5) Prior to issuance of permit amendment 13, the applicant shall 
provide, for the review and approval of the Executive Director, 
plans identifying feasible measures to protect intertidal areas and 

• 

• 
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scree slopes. The applicant shall utilize all feasible measures to 
reduce further siltation from the slide into the ocean. The plan 
shall be provided to the Commission in advance of submittal to the 
State Lands Commission and the Department of Fish and Game. 

Prior to issuance of permit amendment 13, the applicant shall 
provide, for the review and approval of the Executive Director, the 
City Department of Public Works and the Department of Fish and 
Game, detailed specifications for the backfill of cracks and 
fissures, including materials. Fissures shall be flagged and 
sandbagged as required by the City Engineer to avoid percolation 
and/or hazards to employees and the public. The plans shall 
include monitoring andre-filing if necessary. 

Prior to issuance of amendment 13, the applicant shall provide 
plans for the review and approval of the executive director showing 
Erosion and drainage control as required. Said plans shall have 
been approved by the Project Engineer and City of Rancho Palos 
Verdes. The plans shall include: (a) the construction of a berm on 
the north side of the graben to route drainage away from the 
graben, (b) grading within the graben to create positive drainage 
and prevent ponding, (c) temporary surface conduits to direct 
drainage to ocean (d sandbags around repaired cracks and 
fissures, (e) sandbags and silt fences as needed elsewhere on the 
site and in Halfway Point Park, (f) low berms and diversion 
structures in already disturbed areas as needed to keep water off 
the face of the slide (g) other safety and erosion control devices as 
long as such devices are located in the disturbed area noted as 
exhibit 17. Any grading for such erosion control shall be limited to 
the golf course, the areas within 25 feet of limits of repair in Exhibit 
7, or already disturbed areas (Exhibit 17). 

B. The following work is authorized. 

1) Drilling and grading for geologic exploration within the already 
disturbed Bluff Top Corridor Area on slide Cas shown in exhibit 
17, within the golf course, and within 25 feet of the "limit of 
excavation" as shown on exhibit 7, provided that no drilling or 
grading removes established plants identified as critical habitat or 
as rare and endangered by the Department of Fish and Game. 
Installation of safety fencing and access control. 

2) Fill fissures cracks and gullies on bluff top at Halfway Point, as 
necessary to avert potential block failure on face of cliff including 
the large block, identified as uFissured Rock Mass" on Exhibit 6, 
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on the seaward bluff adjacent to Halfway Point. 

3) Fill approximately 76 mapped cracks and fissures on main slide 
block as shown on Exhibit 8 with rocks, material from the graben 
and a top capping of sand and bentonite, to form an impervious 
surface layer. 

4) Salvage topsoil from slide block and stockpile for future habitat 
restoration; install erosion control at edges of work to prevent 
siltation Into the ocean; and install temporary fences at edge of 
habitat In remaining lot K, F and G habitat areas at edge of work 
areas to prevent accident disturbance of the habitat. 

5) Trim back oversteepened, unstable graben slopes up to a slope of 
1.5:1 as shown on the ~wmits of repair" shown in Exhibit 7 and as 
conditioned above. 

6) Install safety fencing 

7) The following erosion control work: (a) the construction of a berm 
on the north side of the graben to route drainage away from the 
graben, (b) grading within the graben to create positive drainage 
and prevent ponding, (c) temporary surface conduits to direct 
drainage to ocean (d) sandbags around repaired cracks and 
fissures, (e) sandbags and silt fences as needed elsewhere on the 
site and In Halfway Point Park, (f) low berms and diversion 
structures in already disturbed areas as needed to keep water off 
the face of the slide (g) other safety and erosion control devices as 
long as such devices are located In the disturbed area noted as 
exhibit 17. Any grading for such erosion control shall be limited to 
the golf course, the areas within 25 feet of limits of repair In Exhibit 
7 or already disturbed areas (Exhibit 17). 

Ill. FINDINGS AND DECLARATIONS 

The Commission finds and declares as follows: 

A. PROJECT HISTORY AND DESCRIPTION OF AMENDMENT 

• 

• 

On April15, 1993, the Commission conditionally approved, on appeal, the applicants' 
proposal for an eighteen hole golf course, 83 single family lots, club house, habitat 
restoration plan, and park and trail complex on a 261 acre property in Rancho Palos 
Verdes in Los Angeles County (A-5-RPV-93-005). The Commission approved this permit 
with requirements to reserve open land as habitat and to revegetate other areas in order to • 
provide habitat for the California Coastal Gnatcatcher (Polioptila califomica califomica), a 



• 

• 

• 

• 
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threatened bird species that nests on the site. Extensive areas both on and off site were 
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 bunneicapi/lus cousei) and other 
increasingly rare and threatened species depend. 

The applicants proposed increases in the park and trail system at the public hearing on 
April 15, 1993. The offers of dedication the applicants made at the hearing included 
additional acreage over and above the written application, in response to issues raised in 
the staff recommendation, and by the public, regarding conformance with the LCP, 
potential conflicts between habitat restoration and recreation, and the project's impacts on 
the public's existing access to the property. The final proposal, as approved, included 75.5 
acres of dedicated lands in addition to approximately 24,000 linear feet of trails. The trails 
are located both within the dedicated parks and preserves, 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 have been offered for 
dedication as easements. As a condition of approval, the Commission required that trails 
and parks located along the bluff, in the golf course and in the east end of the project be 
complete before opening the golf course for play. The purpose of the deadlines was to 
assure that the applicant completed the amenities proposed as part of the project, and that 
the project did not reduce existing public access on the site. In general the east side of the 
project, consisting of one tract, the golf course and most of the trails was to be constructed 
first; the west end was to be constructed second. After completing additional geologic 
investigation, the applicant amended the project to allow the clubhouse to be constructed 
on the west end of the project. Later, the applicant applied to construct the clubhouse in 
the first phase of the project. In approving this latter amendment, the Commission 
required that the clubhouse be treated the same way as the golf course. The applicant 
was required to complete all east end trails before the either the clubhouse or the golf 
course could open. Now, due to the slide, the golf course cannot open, but the clubhouse 
is nearing completion. All trails outside of the landslide are complete or are nearing 
completion. The current amendment thus proposes to establish two separate completion 
dates without lessening the intent of the Commission's original condition, which was to 
assure completion of the public facilities before the main commercial recreation facility, the 
golf course, could open. 

Until the recent landslide, the applicant was nearing completion of the golf course and the 
first stage trails noted in the conditions. On June 2, 1999, a major landslide moved 
approximately 16 acres. The slide severely damaged two completed beach access trails, 
a bike path, and a jogging trail that followed the cliff edge, as well as a trail once known as 
the "Sewer Easement Trail", and more recently called the "Flying Golf Ball Trail." The last 
named trail combined a cart path with a foot trail and followed the scarp of the slide that 
moved. In addition, part of hole 18, and several cart paths were rendered unsafe or 
destroyed (Exhibits 4-8}. Restored habitat areas located on the slide were damaged or 
inaccessible and some bluff-face habitat slid, burying vegetation. The slide moved a piece 
of the bluff face outward and down, leaving a depression at least 100 feet wide behind it (a 
graben) and isolating a portion of the bluff top. The east side of Halfway Point was 
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cracked and portions of the bluff face were also cracked. The City immediately ordered 
the beach closed at the toe of all three ancient slides that had been identified in earlier 
geology reports to ascertain whether further movement was likely. The Executive Director 
issued two emergency permits. The first emergency permit, 5-99-199G, allowed the 
applicant to prevent access to the beach and all trails in the center of the project for ten 
days. The second emergency permit, 5-99-230G, allowed the applicant to continue to 
prevent beach access in the center of the project as required by the City, and to begin 
geologic exploration of the slide. The toe of the slide at beach level was fenced because 
the City and project geologists are concerned that the slide will continue to move and 
injure anyone on the beach. 

The opening of the golf course has been delayed while the applicant, the City, the 
Resources Agencies and Commission staff consider what may be feasibly done to restore 
the accessways, the restored habitat areas and hole 18. The final design must be 
consistent with the Corridors Element of the certified Rancho Palos Verdes LCP as well as 
the access and recreation policies of the Coastal Act. The applicant now proposes to open 
the clubhouse pending the repair work. 

Finally, all geologic consultants agree that some work should be done in the near future to 
prevent further catastrophic movement of the slide. Further slide movement, in the form of 
a slow creep, is anticipated. Further rapid slide movement, similar to what occurred on 

• 

June 2, 1999, could damage more habitat and could further damage the trails and golf • 
course. The City has agreed that certain repairs should take place. City consultants state 
that final approval of the repairs will require additional, detailed investigations by the 
applicant's consultants. The City requires evidence that the repairs will be undertaken in a 
way that will not cause further damage. All experts involved, however, recommend that 
the applicant undertake ''winterization" of the slide to prevent further movement. They 
anticipate that this work should begin during September on this year. For this reason, the 
proposals are before the Commission in advance of final engineering approval of the work. 

B. CONSISTENCY WITH PUB~IC ACCESS AND RECREATION POLICIES OF THE 
COASTAL ACT AND THE CERTIFIED LOCAL COASTAL PROGRAM 

After certification of an LCP, the Commission must find that a project, on appeal, is 
consistent with the certified local coastal program. 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 30210 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 30214 provides that the Commission shall regulate public 
access in a manner that takes into account the need to regulate time, place and manner of 
public access. Section 30221 requires that oceanfront land suitable for public recreation 
be reserved for that purpose. • 



• 
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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. The Commission approved the project with 75.5 acres of land dedicated for habitat 
and public access purposes and found that the project as proposed and approved 
protected existing access on the site and provided for public access and recreation. In 
approving this project, the Commission accepted the applicant's offer of 24,000 feet of 
public trails and bikeways, including a continuous bike path, and a separate pedestrian 
path looping around the developed areas of the project and providing access to the bluff 
and along the bluff edge. The Commission also required five accessways to the beach 
that would traverse the bluff face and consolidate the existing pioneered paths that lead 
down the bluff. 

Because the bluff edges and the beaches were also the most suitable areas of the site for 
public access, those were chosen as the areas for those purposes. In approving this 
project in 1993, the Commission found that the public preferred to walk along the bluff 
edge and look at the ocean views .. Therefore, the Commission found that the bluff edges, 
consistent with the LCP were the most appropriate locations for public access. However, 
as noted above, the Commission acknowledged the instability of the bluff edge and 
required the applicant to replace trails that became impassable because of future bluff 
collapse. In this case, the applicant is proposing a temporary trail that is not located on the 
bluff edge for reason of safety. However, the applicant is not asking the Commission to 
remove the requirement to permanently provide access along the edge of the bluff . 

Currently, an extensive portion of the bluff edge trail is separated into discrete sections, 
separated by cracks and areas of collapse. Some trails appear safe but are very close to 
the edge of the slide. All trails in the center of the project are fenced pending investigation 
of the stability of the relatively intact trails and repair and relocation of the bluff edge trail. 
Special condition 3 requires, in part: 

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

In spite of the damage, with the encouragement of the City, the applicant has kept the 
trails located between Shoreline Park and the canyon south of La Rotonda open during the 
emergency. (Exhibit 4) The applicant is proposing to maintain access to all other trails as 
it is determined that they can be used safely. 

The change in the timing condition to allow opening of the clubhouse would not affect the 
underlying condition which requires access facilities to be complete before opening the golf 
course for play. The objection would be that if the golf course were never repaired, the 
clubhouse could be open without full lateral access on the project. In answer to this 
concern, the applicant has proposed an additional trail that would provide public access 
over one of the golf course cart paths. This trail would connect the Halfway Point Park 
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parking lots with the portion of the bluff edge trail that is still stable. It would, as 
conditioned, be required to be available until the original bluff-edge trail is approved and 
constructed. Once the trails are replaced, the golf course, if reconstructed, could re-open. 
After that occurred, this trail would no longer be available because its location on the golf 
course could expose visitors to golfing hazards. 

Coastal Act Section 30210 requires maximum public access. However, Section 30214 
allows the Commission to implement public access in a manner that takes into account the 
topographic and geologic sites characteristics. The applicant proposes to restore access 
to the beach as soon as it can be determined that the beach is safe. The City geologic 
consultant has raised issues concerning beach access in the center and the west end of 
the project. He has identified a number of spires and large slabs of loose rock that could 
crash onto the beach and injure beach goers. This concern applies at the toe of the slide 
and in the rocky intertidal area below Halfway Point Park. There are spires on the east 
end of the landslide and additionally, on the seaward, western face of Halfway Point, a 
large block is poised to split off (Exhibit 6). The City has recommended that this large 
block be dislodged, possibly by using explosives. 

The applicant concurs that these slabs are dangerous. However, rather than dislodging 
this block, the applicant's geologic consultants have recommended that control of access 
to the blocks and control of drainage over the face of the cliff could allow the applicant to 

• 

leave the cliff in a natural state. California Department of Fish and Game and the US Fish • 
and Wildlife are concerned that blasting or pushing these rocks off could disturb additional 
habitat or frighten the birds. The applicant has requested direction from the Commission 
and its staff. New condition 28 addresses these blocks and spires, requiring that nothing 
be done except filling cracks. When the issue of slide A and the adjacent sewer are 
resolved and the beach could otherwise open, the applicant can then return to the 
Commission, and provide an analysis of the alternatives that it has considered, and, if 
necessary, request that the Commission find that removal of the blocks is necessary to 
protect public access and public safety. Special Condition 28 specifically refers to the 
blocks on Halfway Point, which loom very near the public trail. This is because the blocks 
at Halfway Point are easily accessible from the end of a major access trail, although they 
are not directly over the trail. They are located just outside the park boundary, and while 
they could be fenced off, an agile child could reach them, and become trapped in the 
cracks. In response to this concern, the applicant has proposed to fence off the cliff edge 
with a wrought iron face to limit access. The applicant has also proposed filling the cracks. 
However, the Commission finds no blasting should be permitted unless the timing and 
method is explicitly approved in advance by the Resources Agencies or, if the applicant, 
after consultation with the Resources Agencies, has demonstrated in advance to the 
Commission that blasting would be less disruptive of habitat and have less noise impact 
than alternative methods. 

The City geologic consultant is concerned about access to the beach is because the 
present slide moved very rapidly. While there is debate concerning the genesis of the 
slide, its is agreed by geologists consulting on the case that effluent from the county sewer • 
line lubricated the slide and that the June 2"d landslide was a rapid, "catastrophic event". 
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(It is very fortunate that no one was hurt by this event. Workers on the slide had to run to 
avoid falling into widening cracks.) There is a sewer line adjacent to Slide A, which is 
located on the west end of the project. There is concern that some combination of slide 
movement and sewer line rupture could cause a catastrophic event at Slide A. If that slide 
were to move, it too could cascade onto the beach, burying anyone unfortunate enough to 
be on the beach below it. Therefore, the City has declared the beach closed until the 
County moves the sewer line or takes other measures to control leakage. The project's 
geologists have recommended that the sewer line be lined or else be relocated to an open 
space lot above the side scarp. 

The Commission finds that it can allow the applicant to temporarily restrict public access 
over the above-identified trails to enable the applicant to conduct repairs and take other 
measures to assure public safety. However, the Commission also has a responsibility to 
protect existing access and ensure that the proposed amendment does not ultimately 
decrease the access required on the site. Therefore, the Commission imposes special 
conditions 1 and 3. The Commission finds that if the trails are not re-established within 
one year of the landslide, it must require the applicant to identify, improve, and or dedicate 
an alternate beach access trails within the dedicated bluff and beach corridors, and also 
dedicate and improve an alternative trail on its property that provides lateral access 
parallel to the bluff and that can connect with the undamaged portions of the foot and 
bicycle trails that now parallel the bluff. By imposing this requirement, the Commission can 
ensure that the proposed amendment will not reduce access that existed on the site and 
will provide access equivalent in time, place, and manner to that originally required. 
Moreover, the applicant has been required to construct the full link of the bluff top corridor, 
which is a requirement of the certified LCP. As the Commission noted in the original 
approval the applicant was allowed to substitute trail access over a portion of the bluff top 
corridor for a bluff top road because the site was not judged stable enough to construct a 
road. However, as noted in its original approval, and in condition 1 , a trail may be replaced 
inland if it fails due to bluff collapse. 

As approved with alternative access along the top of the bluff until repairs of access areas 
can be made, the project is consistent with the Corridors Element of the certified LCP, and 
with the Access and Recreation policies of the California Coastal Act. 

C. CONSISTENCY WITH THE NATURAL HAZARDS AND CORRIDORS ELEMENTS 
OF THE CERTIFIED LCP. 

The certified LCP identifies areas of varying degrees of risk and levels of geologic and 
habitat protection. The Corridors Element of the LCP is a series of overlays reflecting 
biological and geologic sensitivity, visual sensitivity, and attractiveness for public access. 
It anticipates that land adjacent to the bluff edges would be reserved for public access, 
trails, and habitat preservation and that development would be located further inland. 
Rancho Palos Verdes certified LCP "Corridors" and "Natural Hazards" elements identify 
the bluff edge and bluff faces as the most sensitive areas and subject to the most 
protection. 
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The bluff faces and the area of the present slide were designated CAM 1 extreme slope, 
CAM 3 geologic hazard, CAM 4 marginally stable, and CAM 7 -flood inundation hazard in 
the certified LCP. The City LCP states in part: 

"the purpose of this district (CRM1) is to regulate use development and alteration of 
land in extreme slope areas so that essential natural characteristics such as land . 
form, vegetation and wildlife communities scenic qualities and open space can be 
substantially maintained. The district further considers the risk to public safety from 
earth slides and slips, erosion and attendant siltation. Regrading, requiring cut 
slopes and embankments is a potential instigator of landslide and the probability of 
these occurrences can be high within this district. .. " · 

Based on the presence of three identified ancient landslides and of other areas in which 
the factor of safety was less than 1.5, the applicant proposed and the City and 
Commission approved a mixed-use development that located structures on the more 
stable areas of the site, and the golf course, habitat and access trails on the less stable 
areas of the site. Those less stable areas included three ancient slides as well as areas 
where the bedding planes dipped out of the hillside. The presence of adverse bedding 

• 

planes resulted in a calculation of a factor of safety of less than 1.5 for extensive areas of • 
the site. Because of this geology, the applicant proposed no buildings in a major portion of 
the property. Instead, the applicant proposed a golf course on that portion of the property. 

The slide that occurred on June 2, 1999 was located on an ancient slide, identified as 
"Slide C" in the project's documentation. Sixteen acres were affected. In simple terms, a 
large block of material slid seaward. This block pushed the cliff edge seaward, resulting in 
a translational slide and two classic "rotational failure" landslides along the seacliff. 
Halfway Point Park was resting above the slide. Because of the slide, the eastern side of 
Halfway Point Park lost its support, creating additional cracks and slides on the eastern 
side of the park. The block moved on a iayer of bentonite located 90 feet below ground 
level. This layer slopes gently toward the ocean. When the block moved, four major 
fissures and seventy-two minor cracks appeared. The applicant's geologists have 
determined that many of these cracks also extend down to the bentonite layer. (Exhibits 5, 
6, 7,8) 

Bentonite is a highly plastic clay, derived from volcanic ash, that swells and becomes a 
slick, soapy material when it is wet. The Y2 to 3" thick layer of bentonite about 90 feet 
below the ground surface was the slip surface for the June 2nd landslide. The project 
geologists and the City geologist concur that if a significant amount of water reaches the 
bentonite, the slide block will resume its movement. Therefore, the applicant proposes a 
number of actions to protect the slide from additional water during the coming winter. The 
reason to act to slow down the movement of the slide block is to preserve some cliff top 
area which can again be revegetated and which can accommodate trails. The City's • 
consultant concurs that these actions need to be taken, but advises the City and the 
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• Commission that more detailed designs are needed before the work can go forward. (See 
Exhibits 6-11, 22a, 22, 23 and 24) 

• 

• 

The proposed actions include: 

1) Preventing access to certain trails, beach areas, and cliff tops because of 
dangers to the public. The City geology consultant wants these areas mapped. These 
areas include the beach in front of the slides, the northwest seaward edge of Halfway Point 
Park, and the beach below and west of Halfway Point Park {Ocean Trails Park). These 
areas, as noted above, are potentially unsafe because large spires or blocks could 
separate or topple and crush people walking below, or cause someone to fall over a 
hundred feet to the beach. The City geologic consultant has recommended that the cliff 
should be trimmed to prevent this. Another concern is "Slide A" adjacent to Portuguese 
Bend Club where a second landslide is adjacent to a sewer line. Third, cracks have been 
noticed next to hole 13, where both the sewer line and trail go very close to the edge of the 
bluff. The City consultant feels these trails and beach should be closed until the sewer line 
is lined or replaced and until the rocky spires and big chunk of cliff are removed. Fish and 
Game is very concerned about any blasting because of habitat disruption. At this time, 
there is not agreement about what blocks and spires should be dislodged nor have all 
feasible dislodgment methods been analyzed. 

2) Crack filling. The City's geological consultant and the applicant's consultant want 
to fill the cracks and fissures in the slide block with dirt and rocks and top it with relatively 
impermeable material. Many of the cracks and fissures are open down to the bentonite 
layer. The open cracks and fissures will provide a direct conduit for rainwater to reach the 
bentonite layer. Not filling and sealing the cracks and fissures could result in the slide 
moving again when it rains. However, additional details are needed about the 
methodology to assure the filling will not make things worse, before the longer term site 
stability work can begin. Most of the cracks are in areas identified as Public Park (Bluff 
Top Corridor) in Condition 1 although some cracks are on the golf course. They range in 
width from a few inches to a few feet. While originally some of the cracks were 90 feet 
deep, some of them are only 30 to 50 feet deep by now, as a result of sloughing of the 
crack walls. However, the open cracks preclude all public access to the area and are also 
hazardous to workers. 

3) Grading inside the graben to create positive drainage, and grading a berm on the 
golf course to prevent sheet flow into the graben. All parties are concerned that not doing 
this could result in ponding during the rainy season, resulting in water in the slide. 
However, a detailed grading plan is needed before the work can be authorized. 

4) Erosion control measures, where safe and feasible, to control silt flow off the 
project. Again no final erosion control plan has been prepared, or reviewed although both 
parties agree that it is urgent to do this. Such a plan has inherent safety issues. It must 
also reviewed by Fish and Game and by Commission staff for habitat impacts. Pockets of 
undisturbed habitat on the bluff face are still used by wildlife. These areas should not be 
further disturbed. In addition, it will not be possible to stop all siltation. Much of the bluff 
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face is near vertical and covered with scree and loose rock. Rain and high waves will • 
wash silt from these areas; however, there is not safe or feasible way to prevent these 
releases. 

5) Permanently authorize emergency approval of access for drilling and for any 
approved grading. The applicant and the City's geology consultant drilled 25 boreholes 
and numerous test holes in the slide block, the golf course, and the graben. Most of the 
other proposed work is proposed to occur on the area of the slide block that is already 
disturbed, (Exhibit 17 disturbed area, Exhibit 9 grading limits) but detailed plans must be 
prepared before the City or the Commission can let the w~rk begin. 

6) Placing shear pins (caissons), in the "big block" area of the slide. This five-acre 
area moved as a flat-topped block. It has been fairly stable since June 2"d, but could move 
again when it rains. The applicant's' consultant proposes drilling approximately 150 holes 
about 11 feet deeper than the bentonite layer, inserting into each of these holes a 3 foot 
diameter shear pin that will extend through the bentonite layer, cutting the shear pins off 
about 11 feet above the slide plane (the bentonite layer) and back filling each hole. The 
City geologist concurs that this is an acceptable method to slow a slide, but has not yet 
received adequate strength and stability calculations for a thorough review of this portion 
of the project. The applicant believes that shear pins should be installed when the cracks 
are filled. This will create, in its view, maximum stability, and will allow all work to be 
completed before the rainy season. This would allow it to move forward with revegetation • 
and other work it is considering and would allow trails to be replaced in this area. It is not 
clear however, that the block could ever support paved trails. The bluff top corridor is a 
dedicated habitat area that is located in the slide. This part of the project is conceptual 
and requires the several phases of additional review from the City geologist. The City did 
not give its approval for this work. For this reason, staff does not recommend approval of 
the shear pins as part of this amendment. This plan could be presented to the 
Commission when the applicant's proposal for a retaining wall on hole 18 is presented. 
The Commission could consider all alternatives, including simply re-locating the access 
features onto the seaward edges of the stable land. With the entire plan before it the 
Commission could consider whether the entire design is the least visually obtrusive design 
and consistent with access over and revegetation of the block. 

7) Trimming back oversteepened graben walls, especially where they are 
hazardous to workers. The graben is another area that could conduct rainwater into the 
bentonite layer or hold significant amounts of water in the various depressions. The 
graben walls are near vertical and in some locations, the walls are hanging over the 
graben. There is concern that it may not be safe to do the proposed grading within in the 
graben unless the walls of the graben are made less steep. The City consultant is 
concerned about the graben walls, but wants stability calculations on the effects of such an 
action on the slide before approving detailed plans. This work would occur both in the golf 
course and in the bluff top corridor. 

The basic assumption behind both the proposed work and the geologist's comments is that • 
allowing water to reach the bentonite layer could reactivate the slide. In addition to the 
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potential safety concerns, this could cause additional impacts on the intertidal area and the 
areas of the project currently dedicated for access. If the slide has not been stabilized, it 
would pose a continuing and indefinite hazard to pedestrians in the tide pool area at the 
base of the cliff. If the applicant is unable to reconstruct the seacliff trails, the replacement 
trails, which are required by coastal development permit condition 1 could (1) be located at 
a distance from the true cliff edge, which would be less attractive to the public, and/or (2) 
require use of land now developed as golf course for trails, which would have an impact on 
the project. 

All of this work, especially the construction of the caissons, would further damage the 
habitat on the top on the top of the slide block and some additional habitat. For this 
reason, the applicant proposes to salvage major plants in the already damaged bluff top 
habitat, and to reserve the topsoil. The interim stabilization project would require complete 
revegetation of this area. Presently, the four discrete surface areas of the block are cut off 
from ground water reserves and plants on the block are rapidly dying. Whether after 
restoration, there would be adequate ground water, is an issue that would have to be 
addressed by the applicant in its restoration plan. The applicant now contends that 
revegetation of the slide block is possible. Without groundwater, the restored plant 
material would most probably not achieve the height and density that was achieved in the 
past and the applicant would be seeking other sites for its revegetation efforts. However, 
revegetation of this area is necessary to maintain a link between the east and west ends of 
the project. The applicant and the City agree that the block will continue to move unless 
additional work is done. However, the applicant would be required to stockpile topsoil to 
replace enough topsoil to support revegetation. The applicant has suggested using some 
excess soil form tract 50666, which is currently being rough graded. All of these repairs, 
according the applicant's engineer, can be undertaken independently of the repair under 
consideration for slide hole 18. 

The issues facing the City and the Commission in considering this proposal are similar but 
not identical. For the Commission the issues are: whether it is the least environmentally 
damaging alternative, whether it is consistent with the access provisions of the Coastal 
Act, and, considering the habitat requirements of its permit and of the LCP, whether the 
additional damage to habitat is sufficiently mitigated by the increased stability of the 
proposed replacement vegetation. The Commission must consider whether simply letting 
the slide complete its movement over the winter would be more consistent with the Coastal 
Act than attempts to slow it down. The applicant contends that "leaving the slide to move" 
would result in the invasion of the area by the invasive plants that it has just removed: 
tumbleweeds, thistle, mustard and fennel. The City has additional issues pertaining to its 
eventual ownership of the buff top park and maintenance and liability issues arising from 
that ownership. The City is actively considering refusing all dedications. 

2) Environmentally sensitive habitat. 

This area was identified as potentially containing sensitive habitat in the LCP. In its review 
of this project, the City and applicant proposed to preserve and restore habitat on the 
edges of the bluff top and on the bluff faces-the least stable areas. Now that it has slid, 
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according the applicant's biological consultant, unless it is stabilized it will continue to • 
decline. However, all of these proposed actions would need an amendment to conditions 
1 and 8, which require that no heavy equipment be used in the bluff top corridor, only 
minor exceptions for drains and public utilities. The applicant proposes to go in, salvage 
the soil, do the grading, and in a future phase, replace the trail and the habitat. This is 
because the block, even after the repair, will have a slow creep. The applicant states that 
it will submit a complete revegetation plan along with the proposal for repair of the graben. 

The bluff top corridor was required to be reserved and revegetated to coastal sage scrub in 
both the HCP and the coastal permit. The corridors element identifies the bluff top and 
bluff face as areas that should be investigated, and if habitat is found, protected. The 
permit allowed the relocation and consolidation of habitat that was located in pockets 
through-out the site on the bluff faces, and bluff top corridors and onto certain City owned 
land that is located off site. The bluff top had been barren and weedy-patches of habitat 
were located on slopes and in drainages. Once revegetated, the bluff top corridor 
supported Gnatcatchers and other native plant and animal species and had become an 
environmentally sensitive habitat area. The slide caused extensive damage to this habitat: 
cut it off from water, and cut up and or buried other areas. Grading boreholes in the 
corridor caused more damage ---about 2.54 acres of clearance in the six acres. 

To understand the issues, it is important to review what happened during the project's 
approval. After the initial EIR was circulated, the Threatened California coastal 
Gnatcatcher was identified on the property. The applicant, Fish and Game, and Fish and • 
Wildlife agreed to a Habitat Enhancement Plan (HEP) that after approval of the project was 
adopted as a Habitat Conservation Plan (HCP). The plan allowed the take of some 
Gnatcatcher habitat as long as it was replaced on more than a one-to-one basis. The 
applicant achieved this on and off site. The bluff top corridor was identified as one of the 
areas that must be revegetated. The project was divided 'into phases to allow some 
habitat to establish before grading on the second half began. Some areas, namely the 
Gnatcatcher nesting area at Halfway Point, were to be left undisturbed. By the time the 
Resources Agencies released the applicant to begin Phase II grading, (tract 50666) the 
applicant had established: 

1. Four acres of restored habitat in the 7 acre West Bluff preserve, 
2. 28 acres and restored and enhanced habitat in on-site preserve areas (like 

the bluff top) that was established but not mature, 
3. 22 acres of established but not mature habitat within the golf course, 
4. 20 acres of established but not mature habitat off-site on adjacent City 

property within the coastal zone. (Switchback {1 0 acres} and Shoreline Park {1 0 
acres}.) 

The 16 acre slide impacted all of the 3.3 acre Gnatcatcher nesting area at Halfway Point 
preserve, roughly 3.42 acres of bluff top corridor and additional areas in the golf course 
(see exhibits 16 17 and 22). The landslide eliminated four and a half acres of habitat, 
mostly in the Halfway Point Preserve, which the applicant now calls the Nesting Bird • 
PreserVe and the revegetation area of the bluff top corridor. In addition, geologic 
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investigation damaged another 1.6 acres of revegetation area in the bluff top corridor, 0. 72 
acres in the nesting bird preserve and 0.06 acres on the bluff face. These quantities are 
not additive; some of the 2.54 acres damaged by the equipment was already shocked by 
the slide. The applicant reported to the Resources Agencies that approximately seven 
acres of preserved and freshly restored habitat were eliminated by the slide and the 
attendant explorations. The applicant's geologists anticipate that immediate measures 
must be taken to reduce hazards to life and to reduce the chances that the block will move 
again, damaging additional habitat. Most of these activities will take place in already 
graded or disturbed areas, that are shown in exhibit 17. However, in order to cut back the 
graben walls some pockets of habitat that the applicant left undisturbed during its 
exploration will be disturbed. Exhibit 9 shows the limits of construction. As can be seen, 
on the eastern end of the map, the graben turns toward the edge of the bluff. In that area 
some habitat left intact by the exploration process will be impacted by the graben cut. 
However, if the graben is left untouched, the block will move, destroying whatever 
remnants are present. 

This presents a difficult problem. The bluff top area is currently a habitat area, and until 
recently supplied feeding areas to the Gnatcatchers. The bluff top area was created by the 
applicant as part of his mitigation program and agreement with the resources agencies. 
The applicants state that what was planted once can be planted again, and that 
stabilization of the entire block, as proposed by the applicant, will result in more habitat 
than leaving it in its present state. The Commission finds that in this case, the habitat 
cannot be regarded as a permanent feature because it can and will continue its slide when 
the rains come unless measures are taken for immediate stabilization. That is, any 
reactivation of the slide will damage more habitat than will be damaged by the grading. 

In addition, the applicant proposes to protect habitat in the following three ways on the bluff 
faces and outside the slide block: {Exhibits 30, 31 32) 1) Limit grading during 
reconstruction to areas already damaged by the slide, 2) stabilize the bluff top corridor, 3) 
replace all destroyed habitat in the bluff corridor when it is stabilized, and 4) identify an 
area off-site so if more than 1 :1 replacement is required by the Resources Agencies, the 
additional habitat can be restored off site. 

The Resources Agencies have indicated that they have the following other questions: 1) 
the quantity of habitat destroyed by the landslide and its repair, 2) the quality of the habitat 
that may be replaced, 3) interim loss, and 4) the quality and maturity of the habitat that is in 
place when the golf course re-opens. However, these questions need only be addressed 
prior to the opening of the golf course and are relevant only if the Resources Agencies 
require more than the 1:1 replacement already required by the Commission. The applicant 
is still negotiating with the Resources Agencies, who believe that all habitat destroyed in 
the slide and its repair may be required to be replaced at a 3:1 ratio. If the Resources 
Agencies require this ratio, the applicant proposes to enhance the bluff face, or restore 
additional areas off-site. The City has ordered some irrigation equipment in City owned 
habitat restoration areas to be removed. To go off site, the applicant will have to convince 
the City that its drip irrigation systems will not trigger additional slides. 
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Staff recommends that the applicant provide a design and an agreement with the • 
Resources Agencies and the City concerning this revegetation before the Executive 
Director can accept an amendment that would authorize the golf course repair. Absent 
such a plan, the Commission would be hard pressed to allow only the replacement of 
present on-site habitat, and might need to consider enlarging the on-site restoration areas. 
Since the winterization would remain the same whatever ultimate restoration plan is 
required, the restoration plan can be analyzed during the consideration of the applicant's 
proposed golf course repair. 

The LCP corridors policies center on identification and preservation of sensitive areas, 
which they acknowledge are also unstable. The recommend taking into account the 
interaction of slope, instability and sensitivity. The applicants proposal to eventually 
restore the habitat removed is consistent with the corridors policy of the LCP and the 
original conditions of this permit. 

The proposed work will have impacts on sensitive habitat. However, increased slide 
movement would also have even more impacts on habitat areas. As proposed, to salvage 
the soil and plants form the habitat areas, to take necessary measures to avoid additional 
slide movement, and to begin a restoration plan, the winterization project will be consistent 
with the corridors element of the certified LCP with respect to habitat. As proposed to 
implement minimum measures consistent with geologic stability, the project is consistent 
with the corridors element addressing geologic stability which suggests that the least • 
disturbance possible take place. As proposed, the development is consistent with the 
Corridors and Natural Hazards Elements of the certified LCP. 

E. CALIFORNIA ENVIRONMENTAL QUALITY ACT 

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

The project is located on the last undeveloped shoreline parcel of any significant size in 
Los Angeles County. Endangered species have been identified on the site, geologic 
hazards have also been identified, and existing trails have been surveyed. Numerous 
studies have been undertaken concerning these issues, and the original permit, previous 
amendments, and the proposed amendment have been conditioned to assure that the 
project will not have a significant adverse impact on coastal access or resources, and is 
consistent with the certified LCP policies relative to public access, recreation, habitat, and • 
natural hazards. The proposed development with the proposed amendment is consistent 
with the access policies of the Coastal Act and the policies of the certified LCP. There are 
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no other feasible mitigation measures or alternatives, which would lessen any significant 
adverse impact the activity, would have on the environment. Therefore, the Commission 

. finds that the proposed project is consistent with CEQA and the policies of the certified 
LCP and the access policies of the Coastal Act. 
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APPENDIX A 

STANDARD CONDITIONS AND REVISED SPECIAL CONDITIONS 

Currently approved A-5-RPV-93-005 as amended-through A 12. The revisions 
recommended to be made as part of the Commission's approval of A-5-RPV-93-005A13 
are shown in cross out and bold italic (for insert) format. (Ocean Trails LP, previously 
identified as Palos Verdes land Holdings/Zuckerman), incorporated into the text. 

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

NOTE: A-5-RPV-93-00SAS, A-5-RPV-93-005A12 and A-5-RPV-93-005A-13: With the 
exception of those special conditions specifically modified as indicated by cross-out and italic 
bold type 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. Changes in the names of parks and trails adopted by the 
City of Rancho Palos Verdes are inserted into the trail designations. The previous 
designations are provided for purposes of continuity. 

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 through A-5-RPV-93-
005-A 11, and this present amendment A-5-RPV-93-005 A 13, the following special conditions 
shall apply to Coastal Development Permit A-5-RPV-93-005. 

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 changes to the special conditions 
which resulted from other amendments to the permit. The standard and special conditions 
follow on pages 2-41 below . 

Item Thursday 10 b appendix a 
A-5-RPV-93-005A 13 1 of appendix A 45 of staff report 
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STANDARD CONDITIONS: 

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

2. Expiration. If development has not commenced, the permit will expire two years from the 
date on which the Commission voted on the application (APRIL 15, 1993). Development shall 
be pursued in a diligent manner and completed in a reasonable period of time. Application for 
extension of the permit must be made prior to the expiration date. 

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

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

• 

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

6. Assignment. The permit may be assigned to any qualified person, provided assignee 
files with the Commission 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. 

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(s) approved by the • 

Item 1 Ob Thursday 
AS-RPV-93-005 Exhibit noted as "Appendix I" page 2 



• 

• 

• 

A-5-RPV-93-005-A 13 
Recommend Standard and Special Conditions 

Page- 3 of 48 

Executive Director, the corridors noted on (roman numeral Revised Findings) Exhibit I, further 
explained in (Roman numeral Revised Findings) Exhibits II, III, IV, V and Exhibits 1, SA, 48 
and 49,(of the original approval) 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, Sunset Point Park (Palos Verdes Drive-West Vista Park,) 1.5 acres 
Lot H; Ocean Trails Park (Halfway Point Park), including all 
areas inland of the bluff edge trail described 
in 3.A(11) below, not less than: &A- 5.21 acres 

(2) LOT D VTTM 50666, Portuguese Bend Overlook 
and Fuel Modification Area, as shown in Exhibit 49, 
not less than: 

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

1.0 acre 

with Lot F (Halfway Point Preserve Area), no less than 8.9 Acres 

(4) Catalina View Park, (Palos Verdes Drive--
East Vista Park), lot D within Vesting Tentative Tract 
Map 50667: 1 .2 acres 

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

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

Item 1 Ob Thursday 
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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 VTIM 50666, and the Bluff Top Activity Corridor East VTIM 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 (VTIM 50666) and Bluff Top Activity Corridor East 
(VTIM 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 G) and hydrogen, and 
groundwater testing well easements shown on Exhibit 6 (Map K) 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. In 
addition, approximately 2.6 acres of land disturbed by the active landslide C 
may be graded for exploration, landslide repair, and drainage control 

. purposes only as specifically authorized in special condition 28 of 
amendment 13 of this permit. 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 VTIM 50666 prepared by RBF and 
dated July 25, 1995The 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 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. 
Drainage, landslide, and slope repairs only as specifically authorized in 
special condition 28 of amendment 13 to this permit. No coastal development 
permit exemptions as defined in Section 30610 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 30610(d) and the regulations of the California Administrative 
Code Title 14 Section 13252. 

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

(1) The entirety of the following lots within Vesting 
Tentative Tract Map 50666 excluding any trails 
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identified in condition 3 of this permit: 
Lot E, West Bluff Preserve, no less than 7 acres, 
generally as indicated on Exhibits 2, 3 and 4 
except that no portion of lot E shall be closer 
than 1 00 feet from any subdivided lot. 
Lot F Halfway Point Preserve 
Lot G the Bluff Face and Beach 

(2) Lot I Golf course Bluff Edge Habitat Setback within 
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 

7.0 acres 
3.3 acres 

24.4 acres 

west side of Halfway Point, no less than: 1 .2 acres 

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

Lot G East Bluff Preserve no less than 7. 7 acres 
Lot I Bluff Face and Beach no less than 1 0.1 acres 

Public access to the lots dedicated for habitat preservation purposes above is limited to 
a) tours, inspections, and educational field trips managed by the Department of Fish 
and Game, or the Fish and Wildlife Service, or b) the trails shown in Exhibits A and the 
Public Amenities Plan Trails and Signage Map of September 26, 1996 revised 1/20/97. 
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, 7) drainage, 
geologic exploration, landslide and slope repairs only as specifically authorized 
and described in special condition 28 of amendment 13 to this permit 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: 
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(1) The entirety of the following lots within Vesting Tentative Tract Map 
50666: 

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

(2) The entirety of the following lots within Vesting Tentative Tract Map 
50667: 
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 (of the original approval). Planting and fuel modification 
shall occur only as indicated in a final approved planting and fuel modification plan 
required by special condition 10. 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 for public access purposes. 

• 

All streets, roads and public parking areas identified in the Tentative Tract maps • 
50666 and 50667, including the two public parking lots at the end of Ocean Trails 
Drive (Street A, VTTM 50666}, as a new lot in tract 50666 and Lot E VTTM 
50667, and noted on Exhibits 1 , 9 and 46 and B of the original approval. 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 Ocean Trails Drive {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 19 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, B, 1, II, and 48, 49 and SA), and shall provide 
continuous pedestrian access along the bluff top, and where indicated, from the 
dedicated parks ana 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 
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Commission for an amendment to designate an alternate trail corridor. Access along 
the beach and recreational use of the shoreline shall not be restricted except for the 
temporary restriction of portions of lot K and lot I, tract 50666 impacted by slide 
C, including trails A (11}, A (12,} A (13}, A(6}, A(7}, and A 18 .. If, on June 2, 2000, 
any portion of the above identified areas is still considered hazardous, the 
applicant shall submit a complete permit amendment application to the 
Commission which includes both a thorough analysis of these hazardous 
conditions and review of options to minimize these hazards. The application 
shall identify an area that provides public access equivalent in time place and 
manner to the abandoned area. The applicant or its successor interest shall 
submit these substitute trails or support areas for the review and approval of the 
Commission. Within 30 days of the Commission's approval of the replacement 
trails and or support areas, the applicant shall dedicate and improve such 
substitute trail(s) or support areas as otherwise required by this condition. 

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, safety fencing along the seaward 
side of bluff top trails 3.A.1, 3.A.15 and 3.8. 7 and non locking swing gates at the 
entrance of steep natural trails identified as 3.A.6, 3.A.18, 3.8.8, and 2.8(5}, 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 26, 
1996 revised 1/20/97 and (5) to perform erosion control. Additionally, the developer 
shall have the right to construct and use drainage devices, dewatering wells and 
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 
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attached Exhibits 28 (E fee offers), and 30 (E-trails) as adopted in amendment six, 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 permitted golf course facilities (clubhouse, maintenance building, restrooms, 
etc.}, roads, parks and overlooks, trails, 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 
evidence in a form and content acceptable to the Executive Director, that the City of 
Rancho Palos Verdes has executed irrevocable offers to dedicate to a public 
agency or private association acceptable to the Executive Director, an easement 
for habitat restoration, habitat maintenance, open space, view preservation and 
habitat protection over the entirety of the property known as the "Switchback .. , 
otherwise described as Lots 25 and 26 of Tract 32574, consisting of 46.15 and 
48.35 acres, respectively. 

The area subject to the easement shall be generally as indicated in Exhibits lli, 3, 7 
and 1 0 of the Commision's original approval but excluding any area located within 
1 00 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. 
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(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 Exhibits to amendment 6, 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 
permitted golf course facilities (clubhouse, maintenance building, restrooms, etc.), 
roads, parks and overlooks, trails, 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 with the land in favor of the People of 
the State of California, and/or the Secretary of the Interior, binding all successors 
and assigns, and shall be irrevocable for a period of 21 years, such period running 
from the date of recording. 

OFFER OF EASEMENT 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 Til, 3, 6 
and 1 0, but excluding areas located within 1 00 feet of any existing or proposed 
residential development or within 1 0 feet of any road, or within 1 0 feet of the 
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existing Twenty-fifth street La Rotonda Connector Trail or the Twenty-fifth 
street/bluff connector as shown in Exhibits II, m, 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 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 of the Commission's original 
approval. 

(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 of the 
Commission's original approval) 

(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 • 
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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 to amendment 6, 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 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 permitted golf course facilities (clubhouse, 
maintenance building, restrooms, etc.), roads, parks and overlooks, trails, 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 interest being 
conveyed. The offer shall run with the land in favor of the People of the State of 
California, and/or the Secretary of the Interior, binding all successors and assigns, and 
shall be irrevocable for a period of 21 years, such period running from the date of 
recording. 

OFFER 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 of the Commission's 
original approval) 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. 
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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 Jittoralis, Dud/eya virens or Artemesia califdmica is 
necessary in order to survey or construct the trail. Significant relocation of the trail 
outside the corridor described in the trail description below, deletion or seasonal closure 
of a trail will require an amendment as noted in condition 8 below. 

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

(1) Palos Verdes D.rive 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) Ocean Vista Bikeway (Palos Verdes Drive Off-Road Bicycle Trail.) Class I, 

• 

eight foot-wide off-road bicycle path in twelve foot wide corridor along south side of 
Palos Verdes Drive South, along all portions of Palos Verdes Drive South located • 
within the boundaries of VTTM 50666. 

(3) Ocean Vista Trail (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 Portal Bikeway (West End Bicycle Route). Class II, bicycle lane 
extending along the west side of Street C from Palos Verdes Drive South to the 
northern boundary of lot 40, connecting at that point to a Class I, eight foot wide off 
road bicycle path in twelve foot wide corridor, extending, as mapped, around 
periphery of residential development, inland of habitat preserve, to Ocean Trails 
Park (Halfway Point Park), extending across the north side of Ocean Trails Park 
(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 Ocean Trails Park (Halfway Point Park), as shown on Exhibit 10 may be 
combined with the golf cart path. 

(5) West Portal Trail (West end Jogging Trail). Improved public sidewalk extending 
along west side of Street C from Palos Verdes Drive South to the northern 
boundary of lot 40, connecting at that point by stairs to a Class I, four foot wide soft. 
footed pedestrian trail in a six foot wide corridor, extending, as mapped, around 
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periphery of residential development 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 Ocean Trails Park (Halfway 
Point Park.) 

(6) Sunset Trail (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). 

(7) Sunrise Trail (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) El Portal Bicycle Trail (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 Ocean Trails Drive) 
Street A, "J" road) from intersection of Paseo del Mar and Palos Verdes Drive 
South to Ocean Trails Park (Halfway Point Park. 

(9) El Portal Sidewalk (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 Ocean Trails Drive Street A, 
"J" road) from intersection of Paseo del Mar and Palos Verdes Drive South to 
Ocean Trails Park (Halfway Point Park.) 

(1 0) Canyon Rim Trail (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) Catalina View Trail (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 Ocean Trails Park (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 147 foot 
contour line as shown in Exhibit 7. From the easterly boundary of the publicly 
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• dedicated Ocean Trails Park (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 3B(7) below. In no case will the 
trail be routed where grading is required, or where cracks or undermining have 
occurred. On Halfway Point, no portion of the trail shall be located below the 145 
foot contour line as shown on the maps dated June 24, 1994. 

(12) Catalina View Bikeway (Bluff Top Activity Corridor Bicycle and jogging Trail). 
Class I, eight foot wide pedestrian/bicycle trail in a twelve foot corridor within the 
1 00 foot minimum bluff top corridor, This trail begins at the end of trail 3.A.12 above 
in the Northeasterly corner of Ocean Trails Park (Halfway Point Park,) and extends 
north to the western end of La Rotonda Drive. 

(13) Flying Golfball Trail (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 
PoinVJ 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 Trail (West Bluff Beach Access (trail4 (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. 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 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. (Trail1, Exhibit A.) 

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

(16) Park Loop Trail (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 Ocean Trails Park (Halfway Point 
Park) on the northeasterly corner. From there, the trail shall be constructed within 
the park, along the park boundary at approximately the 151 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.(15) and 
3.A(17). 

(17) Clubhouse connector trails, being the foot trails stairs, decks and sidewalks 
shown on Exhibit 8 of permit amendment A-5-RPV-93-005A, and Exhibit 3 of 
amendment A 11 connecting Ocean Trails Park (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. 

(18) Dudleya Trail (Mid bluff Beach Access Trail.) A trail as shown on 
amendment 9 Exhibit 3, extending from the bluff edge pedestrian trail near the 
center of the project to beach level at the seaward terminus of the San Pedro Trail. 
The trail is to be designed in conjunction with the Department of Fish and Game, 
and shall include information signage, and other methods to protect vegetation as 
required by the DFG. 

(19) Landslide bypass trail. A trail as described in amendment 13, Exhibit 
4, that connects the three Ocean Trails Public parking lots, via Ocean Trails 
Drive, along the golf course path located between the !Jh and 1:th golf holes, 
and from there, to bluff top corridor trails A (11) and A (12). The entire width 
of the trail shall be available for foot and bicycle access. If, on June 2, 1999, 
trails A 11, A 12 and A 13 are restricted from public use in any manner, in 
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addition to the requirements of special condition 1, the applicant shall record 
an offer to dedicate this trail as required in this condition and any other trails 
necessary to provide access that is equivalent in time place and manner to 
the access along the bluff provided by these trails. Said recording shall 
occur no later than June 1, 2000, unless additional time is granted by the 
Executive Director for good cause. In no event shall the applicant interfere 
with public use of this trail until the Executive Director certifies that the 
entirety of Bluff Top Trails A 11 and A 12 have been repaired and are available 
to the public, and the project has provided no fewer than five beach access 
trails. 

B. The following access Corridors located within Vesting Tentative Tract Map 50667: 

• 

(1) Palos Verdes Drive South on-Street Bicycle Lane Class IT, high speed bicycle 
lane on both sides of widened Palos Verdes Drive South, along all portions of Palos 
Verdes Drive South located within the boundaries of the tract. (L6-92 117). 

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

(3) Ocean Vista Bikeway (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) Ocean Vista Trail (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 art portions of Palos Verdes Drive South located within the 
boundaries of VTTM 50667. 

(5) Prickly Pear Trail (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) Lakeview TraiVBikeway (La Rotonda knoll edge trail to La Rotonda Point and • 
bluff edge). La Rotonda Drive to La Rotonda Point, four foot wide soft footed 
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pedestrian trail within a six foot wide corridor from Palos Verdes Drive South within 
Lots A, and H, then following lotH in switch backs through lots Hand 39 to La 
Rotonda Overlook, connecting with bluff edge pedestrian traii3.B (7), as shown on 
Exhibits B and 5. 

(7) Catalina View Trail, then Sagebrush Walk Trail connecting to South Shores 
trail within Shoreline Park ( 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.B(6), 3.B(8) and 3B(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.B (9) below may be subject to seasonal closures at the request 
of the United States Fish and Wildlife service. In that case, signage, indicating the 
reasons for closure and alternate beach access routes, shall be posted at each end 
of the closed trail by the applicant or its successor in interest. 

(8) Switchback Trail (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) El Portal Trail (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 N). 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 amendment 6 Exhibit 5, Map G, 5) 
the drilling of testing wells and hydraugers generally as shown on Exhibit 6, Map K and 
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as recommended by the City geologist, 6) slide remediation and drainage control 
only as specifically authorized in special Condition 28 of amendment 13 to this 
permit, 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) safety fencing along the seaward side of bluff top trails 3.A.1 , 
3.A.15 and 3.8. 7 and non locking swing gates at the entrance of steep natural trails 
identified as 3.A.6, 3.A.18, 3.8.8, and 2.8(5). 7) 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 30610 of the 
Coastal Act shall apply to the trails described in this Condition 3 except for repair and 
maintenance of utility connections as authorized in section 30610(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 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, except for the temporary • 
restriction of trail areas A(6), A(7), A(12) A(11) and A (18) within slide C. If, on 
June 2, 2000, any portion of the above-identified trails is still considered 
hazardous, the applicant shall submit a complete permit application to the 
Commission which includes a thorough analysis of these hazardous conditions 
and review of options to minimize these hazards. The application shall identify 
replacement trail(s) or support areas that provide public access equivalent In 
time, place, and manner of access to the abandoned area. The applicant or Its 
successor interest shall submit these substitute trails for the review and approval 
of the Commission. Within 30 days of the Commission's approval of the 
replacement trails and or support areas, the applicant shall dedicate and improve 
such substitute trail(s) or support areas as required by this condition. 

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 of-amendment 6, if such easement has been granted prior to 
recordation of the documents. 
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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 Signage Map of September 26, 1996 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, August 28, 1997 
and in the Public Amenities Plan Trails and Signage Map of September 26, 1996 
revised 1/20/97 and (5) to perform erosion control. Additionally, the developer shall 
have the right to construct and use drainage devices, dewatering wells, exploratory 
pits other remedial measure and 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 Exhibit 30 of amendment 6, (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 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 
permitted golf course facilities (clubhouse, maintenance building, restrooms, etc.), 
roads, parks and overlooks, trails, 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. 

ACCESS SUPPORT AND IMPROVEMENTS 

Prior to issuance of the coastal development permit, the applicant shall agree in writing 
to construct the following public access improvements for park and trail purposes. 
Improvements shall be as described in this condition, the Public Amenities Plan Trails 
and Signage Map of September 26, 1996 revised 1/20/97 and/or Exhibits 26 and 27 of 
amendment A6 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 prior to commencement of 
construction of the golf clubhouse. The plans shall be accompanied by a schedule of 
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• completion for the review and approval of the Executive Director in consultation with any 
accepting agency. Before construction commences on any park or trail, the applicant 
shall report any proposed changes to the approved plans 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, 
with the exception of a limited term non-profit golf school. The third stage shall be 
completed to the satisfaction of the Executive Director in consultation with the accepting 
agency prior to construction of more than five residential units within Tract 50666 and 
prior to the occupancy of any residential structures. 

A. First stage. The following shall be completed before any fencing contemplated in 
the executed Habitat Conservation Plan is installed (HCP Phase ll): 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. During construction, the 
applicant shall not Interfere with public use of the trails listed below except 
as specified In conditions 1 and 3. The following trails must be provided but 
may be confined within fenced corridors to prevent individuals from damaging 
restoration areas. The trail surfaces may be left temporarily as unimproved trails. 
All (the existing trails located in tract 50667, on street A, or on the golf 
course within tract 50666) 9Yt shall be improved to the standards of the trail 
improvement plan over their entire length prior to the commencement of play on 
the golf course, (with the exception of a limited term, non-profit golf school.) 
Before the construction of any residential units In VTTM 50666 Trails A(4) 
and A(5) must be improved in their entirety to the standards of the trail 
improvement plan. 

Trails found by the Commission to be existing trails Said tFails shall include: The 
entirety of trails noted in Conditions 3 A (5), A (6), A(7), A(9), A(11 ), the portion 
of A(15) that follows the slide scarp also trails noted in Conditions 3 6(5), 8(6), 
8(7), 8(8), and 8(9). 

B. Second Stage. CLUB HOUSE PHASE. Park improvements and second stage 
trail improvements completed as part of Phase Til construction. 

Drawings. The applicant shall submit construction drawings for the review and 
approval of the Executive Director of the following park and trail improvements prior. 
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to the commencement of construction of the golf club house. Installation shall 
commence immediately following rough grading operations for the golf course. 

Completion All trail and park improvements listed below in subsections B(1) and 
B(2) shall be completed to the satisfaction of the Executive Director in consultation 
with the accepting agency prior to the opening of the golf club house to the public. 
and the opening of the golf souFSe for play 'llith the exseption of a limited term non 
profit golf sshool. 

1) Park improvements required to be completed before opening of the golf 
clubhouse (second stage): 

Item 1 Ob Thursday 

a) Ocean Trails Park (Halfway Point Park), Mini park located on 
Halfway Point, including seating; as shmvn on the materials 
submitted with amendment 1 (A 6 RPV 93 006A of this permit, sheet 3 
and 3a of the Publis Amenities and Coastal Assess program as 
re¥isod, 1997 with additional publis seating and tables in losations 
approved by the City of Ransho Palos Verdes, as shmvn on Exhibits 
26 and 27 of amendment A6 insluding the 45 car, parking lot east of 
the park, "J Road", picnic area, public parking along Paseo del Mar, 

b) Ocean Trails Drive ("J" road, street A,) as far as Ocean Trails Park 
(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 Ocean Trails Park (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 
construction. 

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 traii·3(A)5. 

f) Parking lot for 2§ 50 cars and comfort station on lot E VTIM 50667. 

g) In Portuguese Bend Overlook improvements, that is the overlook 
adjacent to West Bluff preserve in fuel management area adjacent to 
preperty line, benches, no fewer than three trees or other shade and a 
turnaround, 
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' • 
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. 

i} Completion of Ocean Trails Drive {"J" road or Paseo del Mar} parking 
area, located to the west of the golf clubhouse 

2} Trail improvements required to be completed before opening of the golf 
clubhouse (second stage}: 

Trails required in Conditions 3, A (8) (except approximate 200 feet of the trail 
adjacent to East Vista park, which shall be completed by October 15, 1999), 
A(12), A(13) A (16}, A (17) aAEi A (18), within Ocean Tmils Park (HaiJ\•otay Point 
Pafk) and A (19)and also 3 B (2). All portions of trails 3 A(6); A(B), A(9), 
A(11) A(12), and A(13) that lie outside the slide area as mapped in 
amendment A 13. 

3) Trail plans required for approval second stage. 

The applicant shall provide to the Executive Director final trail designs approved 
by the City of Rancho Palos Verdes for the following stage 4 3 trails before June • 
30, 1999: 3 A (1), A (2}, A (3), A (5); 3 B (1), B (3}, and B (4). The Director must 
review and approve the plans before authorizing the opening the golf clubhouse 
to the public. course ~or play. 

8.-C. Seeond Third Stage. All trail and park improvements listedbelow in 
subsections C(1) and C(2) shall be completed before opening the golf course 
for play. Revised trail plans and park plans shall be submitted as part of any 
plan for grading or golf course reconstruction. Said plans shall be 
consistent with conditions 1 and 3, and shall provide access to the beach 
and to and along the top of the bluff in tract 50666 and from trail A (7) to the 
eastern tract boundary of VTTM 50667. 

All trail and park improvements listed below in subsections C(1) and C (2) 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 (with the 
exception of a limited term non-profit golf school.) 

1) Park improvements required to be completed prior to opening of the golf 
course for play (third stage): 

D. a) Ocean Trails Park (Halfway Point Park), as shown on the 
materials submitted with amendment 1 (A·5-RPV-93-D05A) of this • 
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permit, sheet 3 and 3a of the Public Amenities and Coastal Access 
program as revised, August 28, 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, the shared golf 
and public parking lot west of the park, Ocean Trails Drive, picnic 
area, public parking along Ocean Trails Drive. The park shall 
adequately be set back from the bluff edge to (1) adequately 
provide for public safety and (2) to safely accommodate trail A (11) 
along the edge of Halfway Point. 

b) Habitat and Golf course safety fencing as approved according 
to conditions 6 and 7, below. 

F. c) Landslide and rockfall signage 

G. d) Any other replacement park areas required according to 
Conditions 1 and 3 above 

2) Trail improvements required to be completed prior to the opening of the 
golf course for play (third stage): 

The entire length of trails required in Conditions 3 A (6}, A (7}, A(B}, 
A(9}, A (11}, A(12}, A(13) A (16}, A (17) and A (18) within Ocean Trails 
Park (Halfway Point Park) and 3 B (2), or if certain trails remain 
impassable, trail A 19, a new A 7 and any other replacement trails 
required according to condition 3 above. 

C. +hifd Fourth Stage. Residential lots tract 50666. 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 no later than 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 construction of more than 5 model homes within Tract 50666. 
In no event, shall any of the residential lots within Tract 50666 be occupied prior 
to the acceptance of the trails by the accepting agency or prior to the satisfactory 
completion of the required improvements. 

1) Park improvements required to be completed prior to construction of 
residential units except for more than five model homes in tract 50666 
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(fourth tAiFEJ-stage). • 
H. a) View Overlook at the head of Forrestal Canyon. 

I. b) Completion of Sunset Point Park (West Vista Park or Palos Verdes 
Drive 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. 

J. o) Final26 parking spaoes in lot~ VTTM 60667. 

K. d) 27,000 squaro foot olubhouso, whish shall inolude restrooms and 
assooiated publio serving faoilities. 

L. e) Completion of Oooan Trails Dri\(e (11 J" read or Paseo del Mar) 
parking area, looatod to tho •t~est of the golf olubhouso 

M. 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, 1996 revised 1/20/97, or otherwise required in 
the conditions above. 

(2) Trails improvements required to be completed prior to construction of 
residential units except for more than five model homes in tract 50666 
(fourth tAiFEJ-stage). The applicant shall complete the improvement of the 
trails noted below consistent with the standards of the approved trail plan.: 

a) Trails identified in Conditions 3 A (1), A (2), A (3), A(4), A {5), A(10), 
A(14); the permanent bridge over Forrestal draw, trail A (17) west of the 
bridge and trails 3 8 (1 ), 8(3), 8(4). 

Trail improvements shall be carried out in accordance with a detailed trail 
improvement plan approved by the Executive Director, in substantial conformance 
with the Public Amenities Plan Trails and Signage Map of September 26, 1996 
revised 1/20/97 as modified by the conditions of this permit. If there are any 
discrepancies between tho trail plan and tho requirements of the adopted 
conditions, the requirements of tho 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), o) stops, where necessary. 
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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 the 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, 1997. The location, 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 littoralis) or coastal cholla (Opuntia prolifera) 
barriers . 

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

(3) three wire barbless wire fences. 

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

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

C. Approved revegetation areas: 

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

(2) three-wire barbless wire fences. 

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

(1) Wrought iron or wire cages surrounding trails . 
(2) Any netting or wire link fences with holes smaller than commercial chain link. 
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(3) Any fence over six feet in height. 
(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 23004. The deed restriction shall be recorded on each lot 
created in the above tract and parcel maps when such lots are recorded. The deed restriction 
shall provide: 
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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 10. A list of such plants approved by the on-site habitat 
manager, shall be provided for the review and approval of the Executive Director 
prior to recording. 

G. A further restriction indicating that no development, other than 
development approved in this permit shall occur in the park areas indicated in 
condition 1 A and the trail areas shown in Exhibits II, 42 and 43 except as 
authorized by a future coastal development permit, and as otherwise authorized by 
law. No coastal development permit exemptions as defined Section 30610 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 hours. 

I. Notice that all covenants and agreements between the applicants and or 
successors in interest their agents and with the City or private maintenance 
companies or other entities that affect the streets, parking lots, parks habitat areas 
and trails required in this permit are subject to the terms and conditions of this 
permit. Pursuant to this requirement any agreements or 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. 
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• 
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 af?signs. 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. RARE 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) a detailed schedule that has 
been approved by the United States Fish and Wildli.fe Service and the California • 
Department of Fish and Game and that identifies when the revegetation plans 
required by the Habitat Conservation Plan (HCP) will be completed and 
implemented ("revegetation schedule"), 3) any and all proposed restrictions on 
public access, 4) all evidentiary material which the applicant or the agencies relied 
on to come to their conclusions, 5) a grading plan consistent with the Habitat 
Conservation Plan, and 6) an agreement in writing to complete and implement all 
revegetation plans consistent with the approved revegetation schedule and the 
phasing program listed in subsection D below; 

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. The applicant shall provide the Executive Director with required 
revegetation plans at the time identified in the approved revegetation schedule. 
Each revegetat~on plan submitted for the review and approval of the Executive 
Director must have been approved by the U.S. Fish and Wildlife Service and the 
California Department of Fish and Game. All revegetation plans must be submitted. 
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to the Executive Director before the golf course opens for play. All habitat areas 
shall conform to the standards contained in the executed HCP and the detailed 
revegetation plans. 

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

(3) Phase lll. Schedule (HCP Phase I grading) 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), Ocean 
Trails Park (Halfway Point Park )and the Ocean Trails Drive ( "J road" or Paseo 
del Mar). The applicant may 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. 

(4) Phase IV. (Golf Club House) Finish grading for the golf club house parcel and 
150 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 restoration of habitat in the onsite restoration areas has 
commenced according to the standards of the HCP. 

Construction of the golf club house shall not commence until the Executive 
Director has approved plans and construction drawings for all parks and trails 
and these pl€lnS and construction drawings, with the exception of Palos Verdes 
Drive--West Vista Park and Palos Verdes Drive East Vista Park (Lot A Tract 
50666 and Lot D, Tract 50667), have also received final review and approval 
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from the City of Rancho Palos Verdes. Prior to beginning construction of the 
clubhouse, the applicant shall also complete the bluff top pedestrian trail 
(identified as trails 3A 11 and 3B7) and coastal access trail (La Rotonda Bluff to 
Beach trail) 3B(8), and begin construction on Traii3A(6), the Torrance Trail. 

(5) Phase V. Complete restoration of Phase II and IV grading (the golf course 
and club house impacts) shall occur, and all agreements required in 
section 7 below shall be executed and all and habitat required as a 
result of subsection 7 of this condition shall have established before the 
golf course may be opened for play. aAEI, Complete restoration of Phase II 
and IV residential lot) impacts shall occur before individual lots receive final 
grading approval. Grading of the residential lots roads and trail areas in 
Vesting Tentative Tract map 50666 shall commence as specified in condition 
4 and 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 onsite restoration areas noted above with 
the exception of landslide area restoration required in subsection 
7 below, is of sufficient maturity to supply food and cover and nest 
areas for Gnatcatchers and cactus wrens and other coastal sage scrub 
dependent species and • 

(b) that the vegetation on tRe all off site restoration areas required by the 
Resource Agencies is established according to all final executed 
agreements and the final habitat conservation plans (HOP) 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. 

Prior to commencement of construction of any residential units in 
tracts 50667 and 50666 except for five (5) model homes, the 
applicant, irrespective of the status of any approval for golf course 
repair, shall provide (1) evidence that it has (1) identified areas for on 
and off-site restoration of landslide damage to habitat; (2) secured 
long term control of any off-site property for purposes of restoration 
and (3) commenced planting on-site mitigation areas In acreage 
required by sub-Section 7 of this condition. 

{6). Additional Willow Mitigation Area required by Resources Agencies. 

Prior to issuance of amendment 11 amendment of this coastal development 
permit., the applicant shall submit revised plans identifying such replacement • 
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area and agree to install said mitigation, in the following quantities and 
timetable 

a) Tract 50667 and golf course. The applicant shall install no less than 
435 square feet of additional willow area as required by the ACOE and the 
Department of Fish and Game, prior to the opening of the golf course for 
play. 

b) Tract 50666. The applicant shall provide to the Executive Director all 
communications from the ACOE, the US Fish and Wildlife Service and/or 
the Department of Fish and Game concerning the required mitigation and 
such mitigation shall be installed prior to the construction of more than five 
residential units in tract 50666 

7) Mitigation for Landslide, and Landslide Exploration and Repair. 

Item 1 Ob Thursday 

As part of any application for landslide repair the applicant shall 
provide a revised executed HCP that shall establish; 

a. The locations and types of on-site habitat restoration or 
enhancement required by the Resources Agencies. All 
restored habitat removed from revegetation areas by 
grading shall be reestablished on site at no less than a 1:1 
ratio irrespective of any off-site requirements that might 
also be imposed by the resources agencies. All 
previously undisturbed habitat removed by grading 
activities shall be restored on site at a 3:1 basis. 

b. an analysis of the depth of saturation caused by drip 
irrigation. Said information shall be provided for all 
property owners of off site areas. 

c. the location and amounts of any off-site habitat 
restoration required by the Resources Agencies. Such off 
site restoration plan shall be accompanied by an 
irrevocable agreement with the property owners indicating 
an intent to allow use of the property involved for long 
term habitat restoration purposes. 

d. An estimate of the length of time that will be necessary for 
the coverage and maturity of habitat required by the 
Resources Agencies to establish. 

e. An agreement that failing approval of golf course repair, 
the applicant will proceed to re-establish on-site 
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mitigation areas in the quality and acreage requir~d by 
this permit by October 1, 2000. 

9. GRADING PLANS AND STANDARDS. 

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 Condition 1 
above, with the exception of Ocean Trails Park (Halfway Point Park,) within the 
bicycle trails, within drainage, utility and sewer, easements shown on Exhibit 5 (Map 
G) and hydrauger, and groundwater testing well easements shown on Exhibit 6 
(Map K) of this Amendment 6, the 0.30 acre fill slope area adjacent to the 18th tee 
and the 0.13 acre fill slope area adjacent to the 18th hole. The 0.30 acre and the 
0.13 acre fill slope areas which encroach within Lot K shall be located as shown on 
Exhibit A depicting setbacks for VTTM 50666 dated July 25, 1995, 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 
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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. Grading shall occur consistent with the timing restrictions contained in 
special Condition 8D. 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 9D 
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 Scrub plants, 
obtained, to the maximum practicable extent, from seed and vegetative sources on the Palos 
Verdes Peninsula. Turf areas shall be permitted, but invasive grasses or annual grasses 
incompatible with revegetation shall not be employed for temporary stabilization or in areas, 
which in the opinion of the enhancement monitor, could form a seed bank that would affect the 
restored areas. 

At the commencement of grading on each tract and on the golf course, the applicant shall 
provide to both the City and the Executive Director, for their joint review and approval, plan 
notes and general standards for erosion control. On or before September 15 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 
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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 plant species which tend to supplant native species shall not be 
used either on the bluff, on the roadway lots, on the golf course, on commonly 
owned, or on the 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. None of the plants included on the official list of. 
"Prohibited Invasive Ornamental Plants" or 'Weedy Plants to be Eradicated" shall 
be introduced into any portion the project site. These lists, approved by the 
Resource Agencies, shall remain available for public consultation at the California 
Coastal Commission, the City of Rancho Palos Verdes, or from on-site naturalist 
for the Ocean Trails Project. Additions to or deletions from these lists may be 
made by the Executive Director of the California Coastal Commission after 
consultation with the project's restoration ecologist and the Resources Agencies. 

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

C. Should grading take place during the rainy season (November 1 -March 
31), sediment basins {including debris basins, desilting basins, or silt traps) shall be 
required on thEt project site prior to or concurrent with the initial grading operations 
and maintained through the development process to minimize sediment from runoff • 
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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 to the area. The 
plans shall specify seed and plant sources, using, as far as possible, locally 
collected seed. 

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

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

H. Plantings in preserves and areas designated for habitat restoration shall 
conform to the approved revegetation plan for each area 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. 
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• 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. Drainage plans for each drainage shall be 
designed consistent with one of the two alternative methods discussed in detail below: 
(a) tunneled pipes or (b) on site canyons. 

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

The following standards apply to all drainage plans, which shall employ: 

a) 

b) 

c) 
d) 
e) 
f) 
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treatment and filtration of runoff from the maintenance yard and from the 
150 car parking lot; 
Best Management Practices as required by the City of Rancho Palos 
Verdes and the Regional Water Quality Control Board; 
use of ponds to control, treat and recirculate golf course runoff; 
no discharge from golf course or project improvements to tide pools; 
the applicant shall be responsible for removing all debris. 
The outfall and its tributary area complies with the Los Angeles County 
Public Works Urban Storm Water Mitigation plan standards, including 
but not limited to the following: 

A5-RPV-93-005 Exhibit noted as "Appendix I" page 36 

• 



• 

• 

• 

A-5-RPV-93-005-A 13 
Recommend Standard and Special Conditions 

Page- 37 of 48 

• The golf course shall be equipped with flow reducers or shutoff valves 
triggered by a pressure drop so that broken pipes do not increase flow 
to the storm drains. 

• The applicant shall provide, for the review and approval of the 
Executive Director, plans for a self-contained cart washing facility that 
is equipped with a pre-treatment facility and if significant discharge is 
proposed, is connected to the sanitary sewer. 

• All storm drain inlet structures must be equipped with trash racks, 
which shall be maintained by the golf course operator unless the racks 
are eligible for maintenance by the County of Los Angeles; 

• The applicant shall either: (a) provide a written estimate from the 
project engineers verifying that less than 21% of the project area is 
developed with impervious surfaces; or (b) shall equip the storm drain 
inlets on project streets with oil water separators, which shall be 
maintained by the golf course operator. 

• Storm drains must be stenciled with water quality warnings indicating 
that the drain flows to the ocean. 

Alternative (a): The following standards shall apply to the tunneled pipes which shall be 
constructed in substantial compliance with plans submitted August 2, 1991: 

a) no drain line down Forrestal ravine 
b) 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; 

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

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

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

Alternative (b). In lieu of the tunneled pipes, the applicant may opt to route drainage 
through the canyons as described in the conceptual drawings dated 3/2/98, or as shown in 
the plans for La Rotonda Canyon, dated 3/99, stamped March 1, 1999. Prior to · 
authorization of use of any on-site canyon for project drainage, the applicant shall provide 
final working drawings, approved by the City Engineer of the City of Rancho Palos Verdes. 
If the City Engineer and the above agencies approve working drawings of the canyon 
alternative for any canyon, as shown on the preliminary plans dated 3/2/98 submitted 
along with amendment 8 of this permit, or 500 square feet or as shown in the plans for La 
Rotonda Canyon, dated 3/99, stamped March 1, 1999. The Executive Director may 
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authorize discharge of all storm water and treated golf course runoff through the approved 
canyons, provided that: 

a) the rerouted pipes, after final approval from the City Engineer, require no 
significant additional channelization than presently proposed, with no more 
than more than 15% difference in the quantity of hardscape and or rip rap 
from the preliminary plans dated 3/2/98 or in the case of La Rotonda 
Canyon more than 575 square feet, 

b) that the United States Army Corps of Engineers, ~he Regional Water Quality 
Control Board and the Department Fish and Game have concurred with the 
project as proposed, 

c) the applicant agrees to replace any identified willow habitat at no less than a 
2:1 ratio, as proposed in the Glen LukosCorps application dated April16, 
1998 and as required by the Department of Fish and Game; 

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. Development shall occur consistent with the approved plans. No changes to • 
the approved final plans shall occur without a Coastal Commission approved 
amendment to the coastal development permit unless the Executive Director 
determines no amendment is required. 

12. REVISED PLANS 

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

13. DELETED 

14. COMPLIANCE WITH CONDITIONS OF THE VESTING TENTATIVE TRACT 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. 
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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 1541 and mitigation measures and addenda to EIR 36 as 
approved by the City of Rancho Palos Verdes on December 7, 1992 and as revised on 
September 6, 1994 shall be reviewed by the Executive Director of the Commission for 
consistency with this action. 

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

15. COVENANTS, CONDITIONS, 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 
Permit. The deed restrictions noted in Condition 7 above shall be reiterated in the CC and R's. 
Any CC and R's, parcel map conditions or notes, conditional use permit conditions or tract map 
provisions which the Executive Director determines are not consistent with any of the 
conditions of this permit shall be modified to be consistent before recordation. 

16. PROOF OF LEGAL ABILITY TO COMPLY WITH CONDITIONS 

Prior to issuance of the coastal development permit, the applicants shall provide 1) proof of 
undivided legal interest in all 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 RIGHTS. 

By acceptance of this permit, the applicant acknowledges, on behalf of him/herself and his/her 
successors in interest, that issuance of the permit shall not constitute a waiver of any public 
rights which may exist on the property. The applicant shall also acknowledge that issuance of 
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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. 

• 
A. By acceptance of this amended permit A·5-RPV-93-D05 the applicant 

acknowledges and agrees (i) that the site may be subject to hazards from 
waves, storm waves, and flooding; landslide, bluff retreat, erosion, and 
earth movement; (II) to assume the risks to the applicant and the property 
that is the subject of this permit of injury and damage from such hazards in 
connection with this permitted development; (ill) to unconditionally waive 
any claim of damage or liability against the Commission, its officers, 
agents, and employees for injury or damage from such hazards; and (iv) to 
indemnify and hold harmless the Commission, its officers, agents, and 
employees with respect to the Commission's approval of the project 
against any and all liability, claims, demands, damages, costs (including 
costs and fees incurred in defense of such claims), expenses, and amounts 
paid In settlement arising from any injury or damage due to such hazards. 

8 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. 

C. Prior to issuance of permit amendment A 13 the applicant shall execute and 
record a supplement to its 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, earth movement and bluff failure, (b) that work in the 
landslide area is subject to extraordinary hazards and that the design and 
execution of such work is the responsibility of the applicant, and (c)) 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 • 
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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 that any proposed change in 
the level of public use will require an amendment to this permit 

B. CLUBS PROHIBITED. 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 Ocean Trails Park 
(Halfway Point Park) and the public trail system . 

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

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

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

H. OPERATION OF THE OVERFLOW PARKING LOT. The applicant its 
successors in interest and or managers or lessees shall agree by covenant with the 
City of Rancho Palos Verdes to operate the overflow parking lot located adjacent to 
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the maintenance yard on golf course Lot 38 VTIM 50667 from 8:00 a.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 the golf course, 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 to restrict land and that is of a level of precision that is 
acceptable to the Executive Director. Notwithstanding the foregoing, the depiction of the golf • 
course shown on the attached Exhibits 26 and C of Amendment 6,-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 each final subdivision map for the project, 
or 2) commencement of construction on the project other than permitted golf course facilities 
(clubhouse, maintenance building, restrooms, etc.), roads, parks and overlooks, trails, grading, 
erosion control and installation and/or relocation of underground utilities. 

20. STATE LANDS COMMISSION REVIEW. 

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

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

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

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

D. Prior to issuance of permit amendment 13, the applicant shall provide an 
update to the determination required above with respect to the newly established 
shoreline and the areas inland of it. Any work occurring on state property must 
receive prior approval by the State Lands Commission 

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

21. lighting and Sound. 

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

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

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

22. 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 
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• 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 parking11

• 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. 

Item 1 Ob Thursday 
A5-RPV -93-005 Exhibit noted as "Appendix I" page 44 

• 

• 



• 

• 

• 

A-5-RPV -93-005-A 13 
Recommend Standard and Special Conditions 

Page- 45 of 48 

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-RPV -93-005A, A-5-RPV -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 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. 

25. RENUMBERING AND VESTING TENTATIVE TRACT MAP DESIGNATIONS} 

Prior to submittal of materials prepared to conform to special conditions 12, 14 and 15 of A-5-
RPV-93-005, and condition 25 of this action, the Applicant shall prepare a comparison of the 
proposed final lot numbers, with the lot numbers shown in the Commission's actions. 
Numerical or letter designations of all lots necessary to conform to the Commission's 
conditions shall be provided for the review and approval of the Executive Director. Additional 
lots created in order to conform the Commission's conditions shall be shown on the revised 
tentative 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. 

26. REVISED SIGNAGE PLAN. 

Prior to issuance of the permit amendment, the applicant shall provide a revised signage plan, 
subject to the review and approval of the Executive Director, that includes signs on Palos 
Verdes Drive clearly indicating that there is a trailhead and public parking within tract 50666. 
The sign may also indicate that the major public parking lot and parks are located at the 
clubhouse at Ocean Trails Drive. 

27. TEMPORARY GOLF SCHOOL. 

The applicant may operate a temporary golf school, open to the public, for a limited time 
period, not to exceed six months from the date of issuance of this permit amendment. The 
Executive Director may extend the time limit for good cause for up to four months, if the 
request is accompanied by a reasonable plan to restore public access and protect habitat. 
28. Slope Winterization of Slide C Authorized in Permit Amendment A 13. 

A. Only the development noted in Section 8 below is authorized. Installation of 
pilings is not authorized in this amendment. The applicant may carry out slope 
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• repair, remedial grading and surface drainage controls for winter stabilization of 
slide Cas described in the Converse letters of August 24 and 25 1999 and the 
Cotton letter of August 26 1999, except that: 

1) Prior to issuance of permit amendment 13, the applicant shall submit 
final plans and calculations shall have been for review and approval by 
the Executive Director. These plans shall be in substantial 
conformance to the conceptual plans provided to the Commission in 
the Converse letters of Aug 24 and 25 of 1999 and the Cotton letter of 
Aug. 26 1999. Said final plans and calculations shall have been 
approved by the City of Rancho Palos Verdes Dept. of Public Works 

2) Prior to issuance of permit amendment 13, the applicant shall provide, 
for the review and approval of the Executive Director, detailed plans 
showing all grading and disturbance areas consistent with the 
conceptual plans provided to the Commission and the conditions of 
this permit. All such area shall be located in the disturbed area noted 
in Exhibit 17, the golf course or within 25 feet of the ~wmits of 
excavation" shown on Exhibit 7. No further disturbance except for the 
placement of approved surface drain conduits and a drain diversion 
berm In already disturbed area (shown in exhibit 17) shall occur In the • 
Bluff face preserve (lot G VTTM 50666) or the gnatcatcher nesting area 
(lot F VTTM 50666). Grading or any other disturbance of the Bluff Top 
corridor habitat restoration area (lot K VTTM 50666/s limited to: (a) 
grading down the graben walls and access equipment within an area 
no more than 25 feet from the edge of the mapped "limits of repair 
excavation" in Exhibit 7 (b) filling cracks as shown in exhibit 8, (c) 
removing topsoil as shown In Exhibit Bb of this amendment 13, surface 
drainage controls and sandbagging. This permit amendment does not 
exempt the applicant from the review and approval of the Department 
of Fish and Game and the US Fish and Wildlife Service and the terms 
and conditions of the executed HCP. 

3) After approval of the areas that may be disturbed, the applicant shall 
install highly visible temporary fencing around all habitat areas within 
and adjacent to the job-site that are to be protected, and call for 
inspection from the Department of Fish an Game. A note Identifying 
protected areas shall be placed on all grading plans. 

4) All equipment access routes, and stockpile areas shall be located on 
the golf course, Halfway Point Park and the disturbed area of the slide 
block as shown in exhibit 17. All silt and runoff from the stockpiles and 

• 

the disturbed graded areas of the site shall be controlled and confined • 
within the site. Pursuant to this requirement, prior to issuance of 
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permit amendment 13, the applicant shall provide erosion control 
plans for the review and approval of the Executive Director. Said plans 
shall be approved in advance by the City of Rancho Palos Verdes and 
conform to all conditions of this permit. 

5) Prior to issuance of permit amendment 13, the applicant shall provide, 
for the review and approval of the Executive Director, plans identifying 
feasible measures to protect intertidal areas and scree slopes. The 
applicant shall utilize all feasible measures to reduce further siltation 
from the slide into the ocean. The plan shall be provided to the 
Commission in advance of submittal to the State Lands Commission 
and the Department of Fish and Game. 

6) Prior to issuance of permit amendment 13, the applicant shall provide, 
for the review and approval of the Executive Director, the City 
Department of Public Works and the Department of Fish and Game, 
detailed specifications for the backfill of cracks and fissures, including 
materials. Fissures shall be flagged and sandbagged as required by 
the City Engineer to avoid percolation and/or hazards to employees 
and the public. The plans shall include monitoring and re-filing if 
necessary . 

7) Prior to issuance of amendment 13, the applicant shall provide plans 
for the review and approval of the executive director showing Erosion 
and drainage control as required. Said plans shall have been approved 
by the Project Engineer and City of Rancho Palos Verdes. The plans 
shall include: (a) the construction of a berm on the north side of the 
graben to route drainage away from the graben, (b) grading within the 
graben to create positive drainage and prevent ponding, (c) temporary 
surface conduits to direct drainage to ocean (d sandbags around 
repaired cracks and fissures, (e) sandbags and silt fences as needed 
elsewhere on the site and in Halfway Point Park, (f) low berms and 
diversion structures in already disturbed areas as needed to keep 
water off the face of the slide (g) other safety and erosion control 
devices as long as such devices are located in the disturbed area 
noted as exhibit 17. Any grading for such erosion control shall be 
limited to the golf course, the areas within 25 feet of limits of repair in 
Exhibit 7, or already disturbed areas (Exhibit 17). 

B. The following work is authorized. 

1) Drilling and grading for geologic exploration within the already 
disturbed Bluff Top Corridor Area on slide Cas shown in exhibit 17, 
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within the golf course, and within 25 feet of the "limit of excavation" as. 
shown on exhibit 7, provided that no drilling or grading removes 
established plants identified as critical habitat or as rare and 
endangered by the Department of Fish and Game. Installation of safety 
fencing and access control. 

2) Fill fissures cracks and gullies on bluff top at Halfway Point, as 
necessary to avert potential block failure on face of cliff including the 
large block, identified as "Fissured Rock Mass" on Exhibit 6, on the 
seaward bluff adjacent to Halfway Point. 

3) Fill approximately 76 mapped cracks and fissures on main slide block 
as shown on Exhibit 8 with rocks, material from the graben and a top 
capping of sand and bentonite, to form an impervious surface layer. 

4) Salvage topsoil from slide block and stockpile for future habitat 
restoration; install erosion control at edges of work to prevent siltation 
into the ocean; and install temporary fences at edge of habitat in 
remaining lot K, F and G habitat areas at edge of work areas to prevent 
accident disturbance of the habitat. 

5) Trim back oversteepened, unstable graben slopes up to a slope of 
1.5:1 as shown on the "limits of repair" shown in Exhibit 7 and as 
conditioned above. • 

6) Install safety fencing 

7) The following erosion control work: (a) the construction of a berm on 
the north side of the graben to route drainage away from the graben, 
(b) grading within the graben to create positive drainage and prevent 
ponding, (c) temporary surface conduits to direct drainage to ocean (d 
sandbags around repaired cracks and fissures, (e) sandbags and silt 
fences as needed elsewhere on the site and in Halfway Point Park, (f) 
low berms and diversion structures· in already disturbed areas as 
needed to keep water off the face of the slide (g) other safety and 
erosion control devices as long as such devices are located in the 
disturbed area noted as exhibit 17. Any grading for such erosion 
control shall be limited to the golf course, the areas within 25 feet of 
limits of repair In Exhibit 7 or already disturbed areas (Exhibit 17). 

H:\rancho palos verdes\ocean trails \Amendment 13\5-rpv-93-00SA 13condappendixA.doc 
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LIST OF PREVIOUS AMENDMENTS TO THE PROJECT 

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, 18 hole golf course with clubhouse 
and public open space, 6.4 acres of improved parks, and trails. Revised by applicant 
for de Novo action to include: A) Coastal Access and Public 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-RPV-
93-005-A1): 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; {10) relocate J road trails adjacent to golf 
course; (11) move bluff-to-La Rotonda bike trail connector east to tract 50667; (12) 
remove handicapped trail facility from San Pedro bluff-to-beach trail and construct 
handicapped access loop within bluff top park areas. 

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

1) Revise condition 1 to permit placement of fill and restoration of one 0.13 acre area 
adjacent to the 18th hole and one 0.3 acre area adjacent to the 18th tee within the 
Blufftop Activity Corridor (lot K) on tract 50666. Said fill slopes will be set back a 
minimum of 1 00 feet from the bluff edge line and shall be compacted less than 90% and 
then restored to coast~l sage scrub habitat including Lemonade berry and Coast 
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Goldenfields. The fill slope areas are shown on Exhibit A depicting setbacks for VTTM 
50666 dated July 25, 1995, by RBF and Associates. 

Pursuant to this change, the last paragraph of condition 1A would be revised to add the 
underlined language in the indicated location: 

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

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

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

2) Change project description to incorporate three non-golf setback areas as shown on 
the 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 encumbrances which the 
Executive Director determines may affect said interest; (3) run with the land in favor of the 
People of the State of California, binding all successors and assigns and (4) be 
irrevocable for a perioa of 21 years from the date of recording. 

• 

• 



• 

• 

• 

APPENDIX B 

A-5-RPV-93-005-A 13 
PREVIOUS PERMIT AMENDMENTS 

PAGE 3 OF 9 

a) No less than 0.3 acres in lot 38 golf course as shown on the map of tract 50666 
last revised by RBF on July 17, 1995. The 18th fairway and associated playable 
rough as depicted on Exhibit A depicting setbacks for VTTM 50666 dated July 25, 
1995, and VTTM 50666 mentioned above shall be set back a minimum of 150 feet 
from the bluff edge except at its southwesterly end where it shall be set back a 
minimum of 125 feet from the bluff edge. The 18th green and associated playable 
rough shall be set back a minimum of 125 feet from the bluff edge. All tee boxes for 
the 18th hole shall be set back a minimum of 200 feet from the bluff edge, except 
that one tee box may be placed closer than 200 feet but not closer than 1 00 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 17th hole shall be set 
back a minimum of 200 feet from the bluff edge, except that one tee box may be 
placed closer than 200 feet but not closer than 100 feet from the bluff edge. The 
subject 1.9 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 506671ast 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 150 feet from the bluff edge. The 13th green and associated 
playable rough shall be set back a minimum of 175 feet from the bluff edge. All tee 
boxes for the 13th hole shall be set back a minimum of 200 feet from the bluff edge 
except that one tee box may be placed closer than 200 feet but not closer than 
100 feet from the bluff edge. The s~bject 1.5 acre area located between the "Bluff 
Top Activity Corr-idor", lot K, on tract 50667 and the inner line of this above
described setback shall be shown as an easement for habitat conservation and 
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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. 

3) The applicant also proposed to amend the project description to: 

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

This tee is also identified as being moved in the Commission's findings and in the 
amendment application for A-5-RPV-93-005A. 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 portions identified as trails elsewhere in this permit. This land will 
be indicated on the final vesting tentative tract map for tract 50666 prior to issuance of the 
coastal development permit, and recorded as part of the tract approval. 

DESCRIPTION OF THIRD AMENDMENT APPROVED FEBRUARY 1996 (A-5-RPV-
93-005-A3): Third amendment incorporates two additional parcels totaling 
approximately 8,.5 acres to be used for golf course purposes only. 

DESCRIPTION OF FOURTH AMENDMENT REQUEST (A-5-RPV-93-005-A4): 
Amendment request to revise previously approved project to: 1) relocate two lots of 
Tract No. 50667 to end of Street C; 2) revise boundaries of open space Lots A, B, C, H 
and G; 3) convert split level building pads of Tract No. 50667 to level pads; 4) revise 
golf course layout; 5} revise public access trail system to allow golf carts to use some 
trails, reroute a previously approved trail through the golf course, and in protected 
habitat areas allow seasonal closure of one trail and relocation of another trail as 
recommended by USFWS; 6) combine parallel trail easements into one easement for 
recording purposes; 7) construct a paved fire access road west of the Ocean Terrace 
condominiums; 8) revise the phasing requirements for the submittal of final grading and 
drainage plans; 9) change ttle location of permitted grading in the bluff top activity 

• 
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corridor for the 18th tee; and 1 0) incorporate the proposed changes into revised grading 
and site plans. 

DESCRIPTION OF FIFTH AMENDMENT REQUEST. (A-5-RPV-93-005-A5) The 
Executive Director of the California Coastal Commission has reviewed a proposed 
amendment to the above referenced permit, which would result in the following 
change(s). Except as explicitly changed below, the project description, terms and 
conditions of the permit will not change from the Commission's prior action as described 
conditioned and required in the attached Exhibit 1 and in the Commission's files: 

1. Change condition 3, Trails, so that street identification of Trail 3(A)(1 0,) Forrestal 
Canyon Trail, would read: extending from street.C E ..... connecting to streetsS 
f._ and .C D to reflect change in numbering on map for VTTM tract 50666. 

2. Change Temporary Erosion control condition 10 (D) 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, except that 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, 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 except the two incursions 
specifically permitted by the Commission in it 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. 

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 the 
vicinity of the west end of La Rotonda Drive, easily accessible from ~ lot E tract 
50667 and the restrooms and patio area within the clubhouse as public facilities. The 
applicant, its agents, its lessees, and its successors in interest shall open these facilities 
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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 the west end of La 
Rotonda Drive, easily accessible from ~ lot E tract 50667 at tl:le &RCiil 9f La R9t9RCiila 
~ shall begin immediately following rough grading for the golf course as noted in 
condition 4.8(1 ), as a second stage park. The remaining 25 spaces may be considered 
a Phase IV improvement. These second 25 spaces shall be completed before grading 
the residential lots on Tract 50666. These items shall be added to special condition 4.8. 

5. Change Condition 7 Deed Restrictions language in the following way, to make clear 
that homeowners are responsible for fair and reasonable share of maintenance 
expenses whoever incurs them, but not required to personally conduct maintenance: 

0. 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 each owner's fair and reasonable share of the costs of toG 
the maintenance of the area, the obligation to panic/pate In special dlstrict(s) or 
associations organized to collect funds and carry out maintenance of the areas 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. Nothing 
in this restriction imposes the obligation on a homeowner to personally work on the 
streets, parks or habitat areas. 

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, including but not limited to 
the obligation to contribute each owner's fair and reasonable share of the costs of the 
maintenance of the drainage systems oil separators or other devices , the obligation to 
participate in special district(s) or associations organized to collect funds and carry out 
maintenance of the drainage systems oil separators or other devices and the right of the 
district/and or accepting agency to manage and maintain the drainage systems oil 
separators or other devices In accordance with the terms and conditions of this coastal 
development permit. Nothing in this restriction Imposes the obligation on a homeowner 
to personally clean the streets or drainage devices. 

I. Notice that all covenants and agreements between the applicants and or 
successors in interest their agents and with the City or private maintenance companies 
or other entities that affect the streets, parking lots, parks habitat areas and trails 
required in this permit are subject to the terms and conditions of this permit. Nothing in 
this restriction imposes the obligation on a homeowner to personally work on the streets • 
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parks, habitat areas, or drainage systems. 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. 

SUMMARY OF SIXTH 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 the 
revised findings for A-5-RPV-93-005A6) . 

SUMMARY OF SEVENTH AMENDMENT REQUEST. The applicant requested 
changes in condition eight addressing revegetation plans to require submittal of 
approved detailed revegetation plans to the Commission according to a schedule 
approved by Fish and Game and the United States Fish and Wildlife Service and to add 
the two stage process of recording to condition 19, referring to the golf course. 
Secondly, the golf course deed restriction, that imposed a number of requirements on 
the golf course, including that the golf course and the clubhouse be public, and access 
to public restrooms and some golf course trails, described the golf course as an 
"easement area" instead of "golf course". The applicant suggests substituting "to 
restrict land" for "a conveyance of interest in real property" and "the golf course", a 
wider term, for "easement area." 

SUMMARY OF EIGHTH AMENDMENT REQUEST. The applicant proposed to change 
the project description and special conditions of the permit to provide an alternative 
method to satisfy the requirement that on-site run off be controlled and diverted to the 
ocean through pipes tunneled through the bluffs (condition 11). Storm water would be 
routed through the same canyons that now carry it if the construction drawings 
approved by the City engineer do not require more than 15% more hardscape than the 
preliminary plans submitted, and if these final plans and the necessary mitigation have 
been reviewed and approved by the Resources Agencies and the Corps. The applicant 
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also proposes a revision to conditions 4 and 8 to allow the construction of the golf 
clubhouse during an earlier phase of the project, at the same time as the golf course. 

SUMMARY OF NINTH AMENDMENT REQUEST. The applicant proposes to amend 
condition 3 (Trails) in order to relocate one of the project's five bluff top to beach trails 
from the west end of the project to the center of the project. The proposed amendment 
would eliminate the bluff-to-beach portion of Trail 3.A.14 (West Bluff Beach Access 
Trail), and create a new beach access trail, Trail 3.A.18, connecting the bluff top 
pedestrian trail to the beach near the center of the project. The new trail would arrive at 
the beach near the beach-level end of a second bluff to beach trail, the San Pedro trail. 
The proposed amendment would also amend conditions 1 and 3 to allow the accepting 
agency to install non-locking swing gates at the entrances of the steeper natural trails. 
The purpose of the gates would be to visually distinguish these trails from the improved 
trails on the bluff top and give the public warning of the difficulty and natural state of the 
bluff face trails. Finally, condition 4, relating to completion schedules, would be 
amended to include the new trail in the second stage of trail improvements. Approved 
with conditions. 

• 

SUMMARY OF TENTH AMENDMENT REQUEST. 
The applicant proposes to: (A) Revise the timing requirements of conditions 1, 2, 3 and • 
19 in order to allow the applicant to begin construction of the golf course, its clubhouse 
and maintenance building, roads, parks, overlooks and trails this fall, before recording 
precise legal descriptions of the trails and open space lots that have already been 
dedicated by depiction. (B) Revise the timing requirements of condition 4(c) (Access, 
Trail and Park Improvements), so that (1) finish grading of the West End Tract 50666 
and also (2) construction, but not occupancy, of no more than five model homes in that 
tract, may occur before completion and acceptance of the trails in Tract 50666. (C) 
Amend Condition 8, Habitat, to cross reference park installation deadlines with those 
imposed by the Commission in Condition 4. (D) Amend Condition 3 (Trails), in order to 
allow the West End Pedestrian Trail and the West End Bikeway to enter off Project 
Street C instead of Palos Verdes Drive South. (E) Move the Forrestal Canyon Overlook 
from the street at Paseo del Mar (originally called "J Road," now known as Ocean Trails 
Drive) to the head of Forrestal Canyon and Project Street Cor D. (F) Revise language 
of Condition 1 0 to identify the location of the Invasive Plant List and assure that future 
tract managers and homeowners understand that they are bound by its limitations. The 
invasive plant list is a feature of the project's revegetation program. Approved with 
conditions. 

• 
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SUMMARY OF ELEVENTH AMENDMENT REQUEST: 

Revise Ocean Trails (Halfway Point) Park boundary. Change Condition 4 to allow golf 
course to open before full completion of trails adjacent to Palos Verdes Drive south: 3 
A(1), A(2), A(3), 8(1), 8(3) and 8(4 ), and before completion of part of West End 
Jogging Trail, Trail 3A(5) that is routed on tract streets of Tract 50666. Change location 
of tract 50667 storm water outfall to La Rotonda Canyon and plant willows to offset 
vegetation impacts as required by Fish and Game. 

SUMMARY OF TWELFTH AMENDMENT REQUEST 

Allow the operation of a non-profit golf school on a portion of the golf course (hole 1-7, 
9, 13-15) for a period not to exceed six months. The proposed golf school also includes 
the placement of a 40' by 24' temporary trailer for instruction purposes on the eastern 
public parking lot, and reservation of 45 public parking spaces on the western parking 
lot for beach goers. The applicant will designate a temporary fenced trail link to 
"Sunset Trail" beach access trail. To accomplish the proposed project, the applicant 
requests that the Commission modify special condition 4 to allow this limited temporary 
use. Condition 4 as now written would not permit the golf school because it currently 
requires that most trails and parks must be completed and opened to the public prior to 
opening the golf course for play. 

H:\rancho palos verdes\ocean trails\Amendment 13\A 13PREVAM .doc 
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1. A-5-RPV-93-005, as amended through A 12 
2. Native Plant Society, Sierra Club v. Coastal Commission, Los 

Angeles Superior Court No. BC 083026 
3. Ocean Trails Residential and Golf Community, Coastal Sage Scrub 

and Sensitive Species Habitat Conservation Plan, Palos Verdes 
Land Holdings Company, Zuckerman Building Company, July, 
1996 

4. Ocean Trails Habitat Conservation Plan Implementing agreement, 
July, 1996 

5. Gail C Kobetich, United States Fish and Wildlife Service, letter 

6. 

7. 

8. 

9. 

10. 

dated August 26, 1997 Ocean Trails West Bluff Preserve, 
authorizing Phase I Grading. 
Dudek, Assoc: "Invasive Ornamental Plants" and "Weedy Plants to 
be Eradicated" 1997 A-5-RPV-93-005 compliance file 
Dudek Associates, Biological Analysis of Modified Ocean Trails 
Drainage Plan, 11 March, 1998 
City of Rancho Palos Verdes Coastal Specific Plan, certified LCP, 
1983 
Public Amenity and Trail Map, September 26, 1996 , revised, 
1/20/97 
Regional Water Quality Control Board, Los Angeles Region, 
Proposed Amendment to Rancho Palos Verdes project (Ocean 
Trails Development, 97-00156-AOA) Unnamed Drainages to the 
Pacific Ocean, City of Rancho Palos Verdes, Los Angeles County 
(File No. 97-012) April15, 1999. 

11 . Cotton Shires and Associates, Geotechnical Review of Storm Drain 
study plans dated 2/5/98 by Engineering Services Corporation, 
Ocean Trails Development, Rancho Palos Verdes, Tract 50666 and 
50667, February 13, 1998 

12. Glenn Lukos Associate, (RWOCB) 401 Water quality amendment 
to condition certification file number 92-01 2 for impacts to United 
States Army Corps of Engineers Jurisdiction at two unnamed 
drainages located in Los Angeles County California 

13. United States Fish and Wildlife Service, letter April 16, 1998, 
Ocean Trails project, Rancho Palos Verdes, California 1-6-98-HC-
197) 

14. California Department of Fish and Game, letter of June 1, 1998, 
amendment to 1603 agent allowing applicant to redirect water to 
Forrestal Draw and La Rotonda Canyon. Limitation on dissipaters 
and rip rap. · 
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15. County of Los Angeles, Department of Public Works, March 25, 
1999, Standard Stormwater Mitigation Plans (SUSMPs), second 
draft. 

16. City of Rancho Palos Verdes, Grading Improvement Agreement of 
January 8, 1998, and first amendment as of May 1, 1998; 
attached bonding agreements. 

17. Ocean Trails project, progress report on habitat restoration and 
public access trailways and parks, April 20, 1998 

18. Project proposed and final EIR 
19. United States Army Corps of Engineers, Rancho Palos Verdes and 

Rolling Hills California (Los Angeles County) Reconnaissance 
study, Final Revised report, May, 1992 

20. Converse Associate: Geotechnical Reports and responses to 
comments, South Shores parcels 1 and 1 A, Area 7, various, dated 
August 2, 1991, November 13, 1991, and June 14, 1989 

• 

21 . Leighton Associates: Geotechnical reports regarding easterly 
portion of property .. Hon property" and "Hotel Development", Golf 
Course, Areas 7 and 8 and responses to comments, 1/22/91 and 
various dates. • 

22. Cotton, Shires, draft landslide Map, Ocean trails slide July, 9, 1999, 
revised July 19, 1999 

23. Converse associates, reports on repairs, 8/3/99 
24. Skelly Engineering, Impact of Recent Palos Verdes landslide on 

Coastal Processes and Surfing Resources, July, 1999 
25. Converse Associates, 8/19/99 two letters on repair options addressing 

trails and the slide); 
26. Converse Associates, 8/23/991etter {regarding repair of cracks; 
27. Converse Associates, 8/16/99 draft report on proposed repair option 

for landslide mass south of graben; 
28. Converse Associates, 8/25/99 report: Preliminary Repair Design 
29. Cotton Shires, 8/25/991etter) to Dean Allison, Public Works Director, 

regarding repairs for winterization and necessary studies 
30. Cotton Shires, 8/26/99 letter) to Dean Allison, Public Works Director, 

regarding repairs for winterization and necessary studies 
31 . Converse Associates, Draft Report Preliminary Repair Design, dated 

8/25/99 addressing pilings and other repairs. 

• 
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Golf Club at Palo.J Vude.J 

Ms. Pam Emerson 
Los Angeles Area Supervisor 
California Coastal Commission 
200 Oceangate, 1 01

h Floor 
Long Beach, CA 90802-4302 

Dear Ms. Emerson, 

August25, 1999 

Please find a proposed project description for material amendment 13 to the 
Ocean Trails Coastal Permit A-5-RPV-93-005: 

• allow the clubhouse to open to the public before slide-damaged 
access improvements and habitat restoration are replaced (requires 
amendments to conditions 4 and 8) 

• provide alternative temporary access through the project, and 
temporary mini-parks as substitutes for required improvements that 
cannot be constructed until slide remediation issues are resolved; 

• lay back the two faces of the landslide graben 50-75 feet to prevent 
further collapse; 

• allow golf-support use of the clubhouse basement resulting in 36,000 
square feet of useable space; 

• approve drilling and grading for geologic exploration; 

• extend closure of trails ordered closed by the City of Rancho Palos 
Verdes; 

• Fill fissures within the slide block to prevent percolation of water into 
the ground; 

• install temporary erosion control measures; 

• fill cracks at Halfway Point Park or remove blocks determined to be a 
danger to the public (two options proposed; applicant seeks CCC 
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direction as to best method to deal with potentially unstable bluff 
area); 

• install underground shear pins in slide block to stabilize the area for 
landslide remediation, and reconstruction of trails and habitat areas. 

• Salvage of topsoil for purposes of future restoration; 

• report minor changes authorized by recent City tract amendments. 

Enclosed you will find documentation supporting these requests: 

• letter from the Project Geologist, Converse Consultants, proposing 
the measures mentioned above (including a recommendation to fill 
the cracks at the end of Halfway Point and control drainage on the 
site); 

• letter from the City Geologist, Cotton Shires, concurring with their 
proposal (except for the Cotton Shires recommendation to remove 
the rock at the outer edge of the point); 

• exhibit showing area proposed for shear pins to stabilize block; 
• exhibit showing area in which graben slopes are to be laid back; 
• copy of the resolution from the City approving the change in the 

permitted area of the clubhouse and making other changes to the 
conditions of approval. 

• Map of proposed trails that will be open when the clubhouse opens. 

We appreciate your help with these revisions. If you have any questions, feel 
free to call Barbara Dye at my office (265-5525). 

Sincerely, 

cc Greg Pfost, City of Rancho Palos Verdes 
Mike Sweesy, Dudek & Associates 
Mark Schluter, Converse Consultants 
Mary Beth Woulfe, U.S. Fish & Wildlife Service 
Bill Tippets, Ca. Department of Fish & Game 
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COASTAL ACCESS TRAILS 

@ Convers-e Consultants 
Fl'ilU"' No. 

99-31-210-01 4 
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PRELIMINARY GEOLOGIC CROSS SECTION 2-2' 
SLIDE C I OCEAN TRAILS oAAFf 

COURSE I ~JAFN TRAILS 

I I Rock Block Slide I I 
2' 

4-4' 

Unit 1 Unit 2 -r-unn 3 Unit 4 
MW-3 

280 

240 I __ SIId.e+Sikle I I Slide I Sllde-fE~~::;'81-
BH-25 ( MW-4 

(Proj -60' E) -:::::-----~---- - - ::1 200 

160 

120 

40 

0 

-40 

-80 

-120 

--- -- - - - - ~ -160 

k ;- ~~\J q~ t;C;~ ft 13 
7/"JJ99 

Revised 718199 

cro~' ~e.c.:-t\·~ ~ S"lc~ 
r ~ ~' L I+ I() '"COTTON, SHIRES & AssOCIATES, INC. 

CONSULTING ENGINEERS AND GEOLOGISTS 
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of recorded trails 

4c 
1st PERMIT NO. A-5-RPV-93.005 

Dedicated Easement 
page 3 of 3 

oast Region 

LEGEND 
CONDITION NO DESCRIPTION 

MAR 2 6 1999 

CALIFORNIA 
COASTAL COMMISSION 

A-1 

2 

3 

4 

5 

6 

7 

a 
9 

10 

11 

12 

13 

14 

15 

16 

17 

B-1 

2 

3 

4 

5 

6 

7· 

a 
9 

Palos Verdes Drive Bicycle lane (not shown) 

Palos Verdes Drive Bicycle Trai~ 
Palos Verdes Drive Jogging Trail 

West End Bicycle Trail 

West End Jogging Trail · 

"Torrance Trail Beach Access C. r,u,. -:) ) 
'(San Pedro Trail Beach Access t$ull\..,. L ~e 

Street A Bicycle Trail 

Street A Paved Sidewalk 

Forrestal Canyon Overlook Trail· 

~ Bluff-Top Edge Pedestrian Trail 

>t Bluff Top Bicycle and Jogging Trail 

)rSewer Easement Pedestrian Trail 

West Bluff Beach Access Trail 

West Bluff Nature Trail 

Halfway Point Handicapped Loop Trail 

Clubhouse Connector Trail 

Palos Verdes Drive Bicycle Lane (not shown) 

La Rotonda Drive Bicycle lane (not shown) 

Palos Verdes Drive Bicycle Trail 

Palos Verdes Drive Jogging Trail 

Parking lot Connector Pedestrian Trail 

La Rotonda Point Pedestrian Trail 

Bluff-Top Edge Pedestrian Trail 

La Rotonda Point Beach Access Trail 

Bluff-Edge/25ra St. Pedestrian Trail 

1fa1Js 
E?xh.bt+ 1~ 

ff 5 ~ pv r7J oo 5 A \ -s 

-·-· ---- ----~------- .. ----- ------·-~--- ---·· 
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EXHIBITE 
FEE OFFER 

PERMIT NO. A·s-RP\'·13-005 
Dedicated Property 

page3of5 

bEGENQ CONDITION NO. DESCRIPTION 

A·eMlSI 

G) 1a 
1 

West Vista Parte 

® 1b Halfway Point Parte 

® 2 Portuguese Bend Overtook 

@ 3 Bluff Top Activity Corridor West 
••(!) 4 East Vista Part 

® 

(!) 
® 
® 
@ 
@ 
@ 

5 Bluff Top Activity Corridor East 

B·PASS~IPAR~BITATPR~S~R~I 

1a West Bluff Preserve 

1b Halfway Point Park 

1c Bluff Face and Beach (Wast) 

2 Bluff Edge Habitat Setback 

31 East Bluff Preserve 

3b Bluff Face and Beach (East) 

C ·MULTI· USE COMMON OPIN SPACE 

1 • T111ct 50886 

@ a·LotB 

@ b·LotC 

@ 
@> 
@ 
@ 

2 • T111ct 50667 

a-LotA 

b·LotB 

c-Lot<: 

d ·LotH 

D • ITRIETS. ROADS AND PUBLIC PARKING 

tS. Dages 4 & 5) 

AREA 

~ 

1.5AC 
"""I 
~ 

5.1 AC ~ 
1.0AC ~ 

""" I.IAC ' 
1.2AC ~ 
4.5AC ~ 

" 
7.0AC 

3.3AC ..... 
24.4AC .; 1.2AC 

7.7AC T 10.1 AC 

• 



,~ 
EXHIBITE r FEEOFFER. 

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

page 2 of5 

\\ 
SCAL£: 1• • 410' 

. 
~· .... ·-

:.·:-. .-.;• :• .. .,., ::::::-::--· 

~ 

A-5-"PV-93-005 A 'IJ!> • "! 
Exhibit ., Recorded 
open space depictions 
and List of Recorded 
offers to dedicate open 
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South Coast Region 
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BIOLOGICAL ANALYSIS OF 

LANDSLIDE 'C' AT OCEAN TRAILS 

GEOLOGICAL INVESTIGATION IMPACTS 
TO POST-LANDSUDE HABITAT 

Ocean Trails Park 0.14 ae. 

GolfCowse 2.72 ac. 

Non-Golf Setback 0.30 ac. 

East-West BluffTop 3.42 ac. 
Complex Revegetation 

Nesting BUd Preserve 3.53 ac. 

Coastal BluffPreservc 7.09 ac. 

TOTAL 17.2 ac. 

1 Acrc:a&c of cada pn:erve I!R4l witbin the landslide boundary 
1 Total habltJt am:age by proserve na bd'ote landsUck 
3 TotaJ habitit aCtcaaC by pMSave area after landslide 

0.0 ae. 

0.16 ac. 

0.30 ac. 

3.08 ae. 

2.36 ae. 

6.12 ae. 

12.02 ae. 

' Total babi"W U88gB by preserve area impl.d:cd by acolo,Pc investigations 

0.0 ac. 

0.16 fU: 

0.30ac 

2.3 ac. 

:2.09 ac. 

2.71 ac. 

7.56 ae. 

G:.uD:D 
A~tb:· 

IJiPA.CI&; . ., .. 

0.0 at:. 

0.16 ac. 

O.Oac. 

1.60 ae. 

0.72 ac. 

.06 ac. 

2.54 ac. 

• 

• 

• 

• 



• 

• 

• 



/ 

-I-

~"'Z 
-- ~ 

;-r 
~ 
~ 

~ ~ 

I \b 

-~ 
·-· 

"> ./ 

e 

. .--., 

• 

• 

!.-' 
I' 

'· 
·-- • 
_/ 

, _ _.) 
, .... f 
. _:~ 



\-"' 
~~> 
~.:) 

ill,J 
I / 

• 



:l•li•Jtltil Enginet~ritrg, fllt~nning, 

Envitonmentul Scioncts and 
C~rp:mna Office: 

605 T.,ird Street i& ASSOCIATES, L'IC. i 
Manaoemont S11rvices 

TO: 
FROM: 
DATE: 
RE: 

c~.:i~itas, Californ•a 9202~ 

Barbara Dye, Ocean Trails Envirorunental/Enritlemencs Manager 
Michael Sweesy, Restoration Ecologist )).1~ 
25 August 1999 
Topsoil Salvage in Landslide Zone 

760.942.5147 

Fax 750 632.J16C 

This memorandum provides a rationale for the necessity of topsoil salvage within landslide C at 
Ocean Trails. 

Typical earthwork construction and slope engineering will compact the surface of slopes to a 
minimwn of 90% standard proctor which means 90% of the maximum compaction that can be 
attained through testing in laboratory conditions for the panicular soil being used. Surficial slope 
compaction is often achieved by over filling the slope and then trimming back the slope surface to 
the final designed gradient thereby leaving fully compacted material at the slope surface. In 
addition, soils are not commonly segregated by topsoil and subsoil layers. The effect of these 
construction methods creates a slope surface condition that is difficult if not impossibie to establish 
any plant material on. much less native coastal bluff scrub and coastal sage scrub. 

All of the native vegetation on the bluff top areas in Ocean Trails roots into the top 3 feet of soil. 

• 

This topsoil layer is significantly different in color and texture from the underlying geologic • 
formations, some of which are more bedrock than "so it". At Ocean Trails topsoil typically has a 
higher clay content and is free ofrocks. There is organic matter in ~rue topsoil, but the native clay 
soil even found at depth would be suitable for revegetation of native habitat. In order to establish 
native habitat on the reconstructed slopes of the lancslide we need ~o recreate the ''topsoil" :ayer that 
is found in other natural areas where native habitats occur. There is some question as to whether 
irrigation would be allowed to establish native vege~ation. The need for proper n:ative soil will bl! 
much greater without the benefit of irrigation. 

We recommend that native topsoil and ot'J.er native soils with a similar soii texn.:.re be salvaged f:om 
the landslide immediately prior to landslide reconstruction. The areas shov.n on t."le at~ached p!a.1 
ar~ all contained within the iimits of the proposed lands It de reconstruction and shall not impact any 
additional habitat areas outside of approved Jar.d.slide reconstruction work limits. Similar 
appropriate native soil is available within the Phase II grading area. 

Based on the· 30% reconstruction plan as provided by Converse, approximately 7 acres of the total 
12·acre reconstru.ction envelope will require revegetation. The golf course area is approximately 5 
acres. Soil within the golf course was processed as part of the original construction includinb a. 
compacred clay cap. Therefore, this soil is net su~t<lble for salvage and placemenr i:t futUre 
revegetation areas. T~e yolurne of soil required to c:e:1te a 2-3·foot cap over the 7 ·ac:e revegetJticn 
area is 2:,536 cu. yds. - 32,3 80 cu. yd:;. 

• 
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Mtf1Wrandwn. Topsoil Salvag~ VI Lartdslid~ Zone page 2 

Approximately 4 acres of the existing landslide area have suitable topsoil present within the 30%
level reconstruction envelope. The topsoil layer varies 1-3 feet thick throughout this area. Soils in 
much of the area have been severely altered, a condition that wiU hamper topsoil salvage without 
diluting topsoil with subsurface rock debris that are now on the surface. Approximately 10,600 cu. 
yds. could be salvaged from the landslide area based on an assumed average topsoil thickness of 1 
1/2 feet. This analysis would indicate a deficit of 11,000 cu. yds.-21, 780 cu. yds. of native soil that 
will be needed to cap the reconstructed area sufficiently for successful habitat creation. Additional 
suitable native soil is present on the phase II grading area. Acceptable native soil should be 
stockpiled for use in the landslide reconstructio:: project. 
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CADept.ofFish& Game 
4949 Viewridge Avenue 

U.S. Fisb. and Wildlife Service 
C&.rlsbad Fish and Wildlife Office 
2730 Loker Avenue, West 
Carlsbad, California 92008 
(760) 431-9440 

San Diego. California 92123-1662 • 
(619) 467--4201 
FAX (619) 467--4235 

FAX (?60) 431-5902 + 9618 

Kenne;h Zuckennan 
Project Manager 
Ocean Trails Project 
One Ocean Trails Drive 
Rancho Palos Verdes, California 90275 

(. ' 
•, • -· _1 

~ .· . ' 

AUG 0 9 1999 

Subject: Landslide on the Ocean Trails Project Site. Rancho Palos Verdes, Los Angeles 
County, California 

Attn: Barbara Dye 

Dear Mr. Zuckerman: 

This letter addresses our concerns regarding the landslide that occurred on June 2, 1999, on the 
Ocean Trails project site. As discussed at the meeting on June 10, 1999, among the California 
Department ofFish and Game (Department), U.S. Fish and Wildlife Service (Service), and Ocean 
Trails staff and their consultants, and through several conversations with Ocean Trails staff over 
the past 2 months, we request that Ocean Trails provide us with information regarding the 
landslide. We received a summary via facsimile on August 4, 1999, of the landsl~· d and 
emergency geologic investigation imp<tCts, and request that you provide us with ad itional 
information that you t~ve obtained regarding the reason for the slide, impacts of e slide, and any 
proposals that are being considered to remediate the slide. In particular, please provide us with the 
following; 1) amount of land that was affected by the slide, 2) maps of the s1ide, 3) amount of 
reserve that was lost during the landslide (i.e, nesting bird preser\'e, non-golf set back areas, bluff
top corridor, Halfway Point Park, and coastal bluff face), 4) overlays ofthe landslide over maps of 
the reserve areas, S) amount of mitigation or revegetated land that was lost, including coastal. bluff 
scrub and sage scrub, and 6) habitat assessment of the habitat that still remains within the landslide 
boundary. 

Our primary concerns relate to the effect of the landslide to the federally threatened coastal 
California gnatcatcher (Polioptila californicu californica, "gnatcatcher'j and any other species 
covered ir. the Ocean Trails Habitat Conservation Plan (HCP} that have been affected by the loss of 
habitat and that may be affected by landslide remediation. The gnatcatcher was ad<kessed in the 
HCP and any future activities proposed within the project area need to be consistent with the HCP 
and incidental take pennit. All impacts to the reserve areas caused by the landslide, including 
coastal bluff scrub, revegetated lands, and reserve lands outlined in the HCP ·.\'ill need to be 
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Ken Zuckerman 

remediatcd. In addition, the temporal loss of habitat will need to be addressed and mitigated 
appropriately. Any additional habitat that is proposed to be altered will need the approval of the 
Department and Service, the \Vildlife Agencies. 

2 

We W1derstand that you are seeking a material amendment to your coastal permit, as described in 
your letter to Pam Emerson of the California Coastal Commission. dated July 20, 1999. However, 
according to the facsimile of August 4, 1999, at least, 2 acres of habitat already have been cleared 
for emergency geologi;: investigations. We are concerned that 1his activity preeeded the approval 
of the amendment, and about your request for authorization to perform additional geologic 
investigations in the landslide area. According to the letter, a biological monitor will be on-site for 
any grading activities and that no work will take place in habitat that is being used by the 
gnatcatcher. This statement Implies that grading could occur in habitat that was not authorized 
under the section 10 incidental take penn it. Furthemtore, any grading activities should take place 
outside of the breeding season or, at least, 500 feet away from gnatcatcher nests, as stated jn the 
HCP. We request that you provide us wlth these geological investigations plans, identifYing all 
potential clearing areas, prior to proceeding \\1th any additional impacts to habitat. 

As stated In the meeting on June 10, 1999, we request the opporrunity to provide input regarding 
landslide remediation. Any remediation activities, including landslide investigation, proposed in 
gnatcatcher habitat should be done in c<>ordination with the Wildlife Agencies. 

\Ve look forward to receiving additional information on the landslide. We are available to meet 
and work with Ocean Trails to ensure that any proposed activities are \\ithin the scope ofthe HCP, 
and avoid and minimue impacts to listed and &ensitivc species. Activities proposed on the project 
site that are not consistent with the HCP will need to be addressed through the ammendment 
process. Please contact William E. Tippets at (619) 467-4212, of the Department or Mary Beth 
Woulfe at {760) 431-9440, of the Service, if you have any questions or comments concerning this 
letter. 

~41\M-
Jim A. Bartel 
Assistant Field Supervisor 

1-6·99-HC·lli 

cc: California Coastal Commission 
Pam Emerson 

City of Rancho Palos Verdes 
Joel Rojas 

State Clearinghouse 

Sincerely, 

William E. Tippets 
Habitat Conservation Supervisor 

s (<(>u '?s~r 
1/ IJ 
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Mr. Jim A. Bartel 
Assistant Field Supervisor 
U. s. Fish and Wildlife Service 
Carlsbad Field Office 
2730 Loker Avenue West 
Cansbad,CA 92008 

Dear Mr. Bartel, 

This letter is In response to your letter of August 9, 1999 regarding the landslide en the 
Ocean Trails Project site. As; we discussed at the meetfng on June 10, 1999, we 
recognize that the resource agencies are an essential part of the effort to resolve issues 
regarding the slide, its Impacts, and any repair proposal. 

You have requested that we provide you "with information that [we] have obtained 
regarding the reason for the slide, impacts of the slide, and any proposals that have 
been developed to rsmsdiate the slide". At this point in the research we are close to 
having ttte information you requested. A report on the cause of the slide Is expected 
from the forensic geologists within 2-3 weeks. Enclosed you will find two reports on 
topics not directly related to habitat issues but possibly of Interest to you that we 
commissioned immediately after the slide: one on the Impacts to "Coastal Processes 
and Surfing Resources", and one on the impacts to the "Marine lntarlidsl Zone 
Community". 

As mentioned in the Interim Report of 814/99, a report on the biological impacts is being 
prepared now by the Project's Restoration Ecologist. A draft should be available by 
August 20, 1999. A preliminary draft proposal to remediate the slide was first proposed 
to the regularly-scheduled Tuaday geology team meeting (which you would be very 
welcome to attend) by the Project geologists, Converse consultants, on 8/3199. By 
8/17/99 we exped to have most of the geologic issues resolved and to have a draft 
proposal ready for agency review. We would very much appreciate the opportunity to 
present the proposal to you on that date, when you Will be in the area anyway for the 
NCCP meeting, or on another date more oonvenlent to you. We do feel that it Is 
preferable to have the prasentation at the Ocean Trails site, since many additional 
reference materials are available if needed here at the office, but If that is not feasible we 
will bring the entire team to you in Carlsbad. 

You also requested a number of specific Items, which we will provide, as detailed below: 

1. amount of land thst was affeCted by the slide -As detailed in the memo sent to 
you on 8/4/99, the slide affected an area of approximately 11.4 acres. An 

One Oc.., TraiLs Orivr • R.utdto Na.. V~t~, c.h!oroia 90275 
Pha,., (310) 266-5525 F.,.., (110) 266-5622 Wt~b air~: W>n~r.acc:;antr~la.~ E-ID&il: tulffllluctlilllcr.ail5-<lom 
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additional area of less than an aae of golf courw land was also somewhat l9 1 .,. impacted by the relocation of the sewer line; J 

2. maps of the slide - We are enclosing topographic maps of the slide with this 
letter; 

3. amount of resetve that was lost in the slide - Providing this Information to you 
was the purpose of the 814199 Interim Report. The infonnation in that report Is 
summarized below: 

0.12 
0.28 0.28 
3.60 3.60 I . $' 
3.30 3.30 • t; 

3.04 
10.34 

4. overlays of the landslide over maps of the re&~Jtve areas- The golf course 
architect has provided this map, which is enclosed with this letter. The red lines 
are the pre-landslide contours. The golf course is shown pre-iandsllde. 

5. amount of mitigation or revegetsted land that was lost, including coastal bluff 
~rub and sage scrub - See 3. above and 8/4/99 Interim report 

6. habitat asses-sment of the habitat that still remains Wdhin the landslide boundary 
- As stated in the Interim Report, a full analysis of the landslide Impacts is being 
prepared by Mike Sweesy, the Project Restoration Ecologist He will be using 
aerial photos to evaluate the existing habitat since access to many parts of the 
slide area remains too dangerous for field evaluation. 

All geologic Investigation activity took place under the authority of Emergency Coastal 
Permit 5-99-230G, issued on June 18, 1999 {copy enclosed). The work was done tQ 
investigate the extent of immwdiate hazards to publlo ~fety and possible remedial 
action. Now the ProJect is applying for a material amendment to authorize additional 
geologic testing wori<, to permit the opening of the golf clubhouse, and to make a few 
other minor adjustments to the conditions, none of them habitat-related. 

Very little habitat was impacted by the geologic testing. Although 2 acres were Cleared 
to allow aOCEt$8 to the testing equipment, much of that habitat was already damaged by 
the slide. A very small area (.01 acre) of habitat being used by gnatcatchers was 
cleared in direct contradiction to dear and specific direction from the Project. Any further 
authorized grading In the landslide area would not impact gnatcatcher nests, since we 
are at the end of the gnatcatcher breeding season. Enclosed you will find a copy of the 

One ~Trails DriYII • R.mcho Pa1aa Verdes, Cali£orftia. 9021i 
PJ,q.,., (31Q) :l(W·6S2S ~~~ {5lQ) :?66-:i522 Web aikt: www.rx:eantr.W..com E-mail: soll1hee.o.n~r.ails.aom 
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most recent monitoring report, which shows that we have had another suc:c:esstut year, 
with ten pair of gnatcatchers on site and at teaat four successful nests. 

At a scheduled site visit on 5118/99 requested by Ocean Trails, the California 
Department of Fish and Game (the USFWS was unable to attend at the last minute and 
we were told that they would ac:c:apt the recommendation of CADFG} inspected the 
revegetation areas, and Indicated that Ocean Trails was in conformance with the 
requirements of the approved Rf1vegetatJon Requirements and Timing for Ocean Tra11s 
matrix (copy enclo&ed). Final determination was held until Ocean Trails could supply 
the analysis of the amount of coa&tal sage saub habitat Installed within the golf course. 
Although that process was delayed, we now have a draft of the golf course map 
(enclosed) showing that the Project has exceeded the requirement for CSS within the 
golf course by 10%. 

We real~e that the landslide affected 3:88 actes of bluff corridor and nongolf setback 
that had been successfully nrvegetated, and there is no question that the Project has 
made and will make replacing that habitat a priority in any proposals for remedlallon. It 
should be noted that as of now the Project haS exceeded the requirements of the HCP in 
a number of areas, including the addition of approximately 4 acres of CSS in Upper La 
Rotonda Canyon not required under the HCP. While we do not maintain that this Is 
equivalent to the habitat 1o1t in the landslide, It shows that the Project has provided tha 
required amount of on-site CSS acreage and has !hewn c:anslstent commitment to the 
goals of the HCP. 

The Ocean Trails Project is very aware of Its responsibilities under the Project's Habitat 
Conservation Plan. We are prepared to begin discussions with you at a time of your 
choosing to di$cuss our obligations with regard to the landslide and tho HCP. 

Sincerely, 

Cc Pam Emerson, Cellfomla Coastal Commission 
Greg Pfost, City of Rancho Palos Verdes 
Mike Sweesy, Dudek & ASsociates 
Ken Wolfson, Latham & Watkins 
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TO: 
PllOM: 
DATI!: 
.aE: 

............ ,.,. 
lJmrMAAMI $1:fMI:IIIIIIII .......... ~ 

CDI\lOrPt Offl!lt: 

CIThirdSnet 

Encinitas. c.rtlomia12112.4 

Bar'bata Dye, Bnviromnental/F.ndtlem.cou MllJI!er 
Micbatl SWeeay, ~on &oloeist pi~ 
2S Ausust 199~ 
Short.UDe Park lai§ation Sptem 'P 

This memorandum respon& ro IDe City of Ranc:ho PalOs Verdes' ~to remove: me irripdon 
$y&tem in Sborelin6 Park. The eprq lmpdon portion of tM sy.st= lbat wu in8talled on me slope below 
Rancbo }'alos Verder Drive Soutb may be abllldoDed iD-p~. Pordoas of the irrigation ay&tcm in rhi& 
area may be removed and reused at the Switchbtclc reveaetafiOJt area this faD. Tbo mainline pipe feeding 
this portion af the tyattm sboWd be cut :md capped. 

The mainline ad. quic;~ coupler sy3tem in ocher revesctation areas of' Shoreliae Park sbou.1d rcmaiA itrplaee 
tor future as-needed ratorari<m use. The system might be needed 10 .cablilh coulll.l uge scrub In the 
central portion of Shorelme Park t1w \1188 socd imprimcd. This uea did not aem1inate in wiDie.tlsprina 
1999 arut may :aeed to bts k'r\PII'ld iD wmrer 1999·2000 i1 rainfall is DOl aufficient durinalhJt rime frame. 
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RA1'a-o PALCS VERDES 

August 16, 1999 D t~~rnD~~~ 
~; 9 ~ :!i,dl 

Ken Zuckerman 
l.U ... ---~---i'L:/ l 

l 
Ooean Trails Company 
One Ocean Trails Drive 
Rancho Palos Verdes, CA 90275 

Dear Mr. Zuckerman: 

The City is underway with ita geologic investigation into Palos Verdes Drive 
South at the easterly city limits. The City's Geologist has provided his 
pretlmlnary findings and recommendations, one of which is that the irrigation 
system Installed by Ocean Trals, on City property should be removed. 

Please make the necessary arrangements for the removal of this Irrigation 
system by September 1, 1999. 

If you have any questions please call me at 310-541-6500. 

Sincerely, 

CC)L~ 
Dean E. Allison 
Director of Public Wol1as 

\\Matadon\Publlc Works\OEAN\OATA\CITY ENG\60666\0812992uckerman.doc 
30940 Hawthorne Boulev'ard I Rancho Palol"'i'ltn:IBI, CA 90275-6891/ (310} 377-()310 I FAX (310) 3n·9888 
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August 26, 1999 

RAJ'GJ-O PALOO VERDES 
Pam Emerson 
California Coastal Commission 
200 Oceangate, Suite 1000 
Long Beach, CA 90802 

Ms Emerson; 

The City of Rancho Palos Verdes has given its preliminary approval for a 
winterization program propo~ by Ocean Trails Company for Landslide C. 

Those elements of the plan for which the City gives its preliminary approval are 
as follows: 

>- Drilling and grading for geologic exploration 

'» Laying back of the landslide graben 50- 75 feet 

> Filling in of fissures within the landslide 

:> Extending the closure of the trails 

> Installing a temporary drainage system to divert flows around the landslide 

l;> Installing temporary erosion control measures 

> Salvaging topsoil for purposes of fUture remediation 

> Grading within the graben area to achieve positive drainage 

> Eliminate hazardous blockfalls, and debris slides 

The City of Rancho Palos Verdes will be reviewing detailed plans for these 
activities before final implementation of the plan. 

If you have any questions please call rna at 310-541-6500. 

f+ 5 (J(?V 
Ff~,b .. 1 

Sincerely: , 

q-z:.~~n~--
Dean E. Allison 
Director of Public Works 

:> t.,.J, t r 4pr~ 
1\4. I t19 &, Jl 
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MEMORANDUM 

Date: August 26. 1999 

~c; ~fU ~~ o~.rl\. 

'F-;~. L, \ ~ r 
e~~ot--.. 

To: Mr. Ken Zukerman, C.E.O. 
Ocean Trails L.P 
One Ocean Trails Drive 
Ral"lcho P~los Verdee, CA 90275 

From: D. Scott Magorfen~ Chief Engineering Geologist 

Subject: Recommendations to Lay·Back Side Walls of 
Graben, Landslide •c• at Ocean Trails 
(Converse Project No. 89~31210-01) 

•1" ~c...:t' 
"'~Jtl-a.~ 

This memo is being written to recommend laying-back the near-vertical side walls 
alol'\g both sides of the graben of l•ndalide •c•. The purpose of performing this work 
is to reduce the current inctability ae h relates to safety of the personnel working In 
the area. We recommend that overateepened &lopu laid back 'CO an incrination of 1:1 
(horizontal to vertical) as soon es possible. Thl! lateral limits of the work should be 
limited to the area currently being considered for the propo•ed buttraac, as shown on 
the most recent maps prepared by Converse. The estimated earthwork q.uantitles 
involved in laying theee elopes back. is approximately 6000 cubic yards of bedrock 
materials. The excavated bedrock materials from the north side of the graben should 
be temporally stockpiled either wfthin the Halfway Point Park area or northerly of the 
clubhouee. The bedrock excavated from the south wall of the graben can be 
temporarily placed within the graben as uncompacted till. 

If you have any questions or require additional Information, please call. 

185 !uC P'lwlarlnO ~SUM&, C.. U... CldlfoMII81818 
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Over 50 Years of Dedication in Geotechnical Engineering and Environmental Sciences A ff ~tt"A..X. • 

August19, 1999 

Ms. Pam Emerson 
Los Angeles Area Supervisor 
California Coastal Commission 
200 Oceangate, 10th Floor 
Long Beach, California 

~\PI\t1' 
r-, p 0 r? p \1;: f2 
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u J AUG 2 4 1999 

C\• ~f~I·:;~·~~!A 
CO!SiAC 'co}~,r.t\:SSION 

Subject: UPDATE ON OCEAN TRAILS LANDSLIDE "C" RESTORATION 
AND ADJACENT COASTAL ACCESS TRAILS 
Ocean Trails Project 
Rancho Palos Verdes, California 
Converse Project No. 99-31-210-01 

Dear Ms. Emerson: 

INTRODUCTION 
Converse Consultants (Converse) has been requested to provide updated information 
on the Landslide "C" investigation and comment on adjacent coastal access trails. This 
information is provided to support an application for a material amendment to the Ocean 
Trails Coastal Permit A-5-RPV-93-005. These revisions are needed because of the im
pacts of the June 2, 1999 reactivation of Landslide "C" on the Ocean Trails Project. 

Geotechnical analysis is being performed to develop a repair plan to restore and miti
gate the landslide. Specific design details of the repair plan are being evaluated and 
will be subject to review by various consultants, the City consultants, the City peer re
view committee and resource agencies, including the California Coastal Commission. A 
draft report and repair plan will be circulated for review in about one month. 

LANDSLIDE INVESTIGATION AND RESTORATION 
Geotechnical investigation of the landslide is continuing. A total of 26 man-size borings 
(for downhole observation and logging), three rock core sample borings and eight incli
nometer borings have been drilled to investigate and monitor the landslide mass and 
backslope areas. 

The landslide mass is marginally stable (factor of safety of about one). The integrity of 
the landslide mass will continue to deteriorate with time in terms of increasing areal ex
tents and depth of cracks and fissures, as well as the amounts of sloughing and slump
ing. If not quickly repaired, large-scale movement is inevitable when subject to further 
disturbances. These disturbances may include rainwater intrusion into cracks, minor 
seismic loading or the disturbance due to repair construction activities in the graben 
area. It is imperative for public safety and welfare that emergency repair of the land
slide area be started prior 'to the start of the rainy season (late November to early De
cember) or before the start of the repair in the graben area, whichever comes first. 

222 East Huntington Dnve. Su1te 211. Monrov1a. Californ1a 91016·3500 
Telephone (626) 930·1200 + Facstmile !6261 930·1212 + e-ma11 converse@converseconsultants com 
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California Coastal Commission 
Ocean Trails Landslide Restoration 

August 19, 1999 

Repair of the landslide mass to a factor of safety of 1.2 or more is difficult, if not impos- • 
sible. Our goal should be to achieve an increased factor of safety, which should reduce 
the potential for future large-scale movement while allowing the occurrence of small 
long term creep movement or additional seismic-induced movements (which can be re-
paired when the amount of movement becomes a nuisance). 

Central Landslide Block 
Preliminary analyses indicate that an increased factor of safety can be achieved in the 
central landslide mass area by installing 80 to 120 3-foot diameter piles (shear pins) 
spaced about 20 feet center to center through the landslide mass and below the upper 
bentonite layer. Specific spacing requirements of the shear pins and stability analysis is 
still in progress. The following installation sequences are anticipated for each pile: 

• Drill a 3-foot diameter hole to about 12 feet below the upper bentonite 

• Insert a to-be-designed reinforcement cage or steel pipe of about 21 feet long to the 
bottom of the hole. 

• Place concrete by tremie method to about 25 feet above the bottom of the hole. 

• Fill the hole with cement-bentonite grout and soil/rock cuttings to the surface. 

It is proposed that the following emergency repairs in the landslide area be carried out • 
as soon as possible: 

• _Sealing/filling the cracks and fissures (methods and procedures are being devel
oped) 

• Installation of the above 80 to 120 piles in the area shown in Figure 1 to achieve an 
increased factor of safety 

• Grading the surface to improve surface drainage and minimize water infiltration into 
the landslide mass 

• Construction of surface drain (surface swale or French drain) 

• Breakdown and removal of unstable rock masses along the seaward edge of the 
landslide. 

Repair Excavation 
The pull-apart graben area of the landslide will be excavated and replaced with a rein
forced earth buttress. The approximate limits of the repair excavation and earth but
tress are shown on Figure 1. The repair excavation will likely be made with a series of 
slot cuts to excavate and remove the landslide slip surface and replace it will a geogrid- • 

PJ {:fi! lftVI(?/)11) F)< h, b. t" ~ 3 Page2 (!) Converse Consultants - Monrovia, California 
Project No. 99-31-210-01 
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California Coastal Commission 
Ocean Trails Landslide Restoration 

August 19, 1999 

reinforced earth buttress benched into the underlying undisturbed bedrock. An exten
sive underdrain system with blanket drains, backdrains, horizontal backslope drains and 
subdrains will be incorporated into the buttress to drain subsurface water and prevent 
build-up of hydrostatic pressures. The seaward edge of the buttress will be designed to 
accommodate long term creep of the landslide. Specific design details and construction 
methods for the reinforced earth buttress are still being evaluated and developed. 

A copy of the latest landslide "C" repair schedule bar chart is included as Figure 2. This 
schedule is the best estimate to date and is subject to revision. 

COASTAL ACCESS TRAILS 
A number of coastal access trails which descend over the sea cliff were closed following 
the landslide on June 2, 1999. Coastal access trails within and below the landslide area 
should remain closed until restoration and mitigation of the landslide is completed. The 
beach areas below the landslide area should also remain closed until the slide mass is 
stabilized and mitigated. 

Two coastal access trails located on the east and west ends of the landslide, the Dud
leya Trail to the east and the Sunset Trail to the west, could be re-opened once some 
improvements were made to improve public safety. 

Dudleya Trail 
The Dudleya Trail is located along the eastern edge of Landslide "C" as shown on Fig
ure 3. The trail is located on a portion of Landslide "C" which did not appear to have 
been reactivated during the June 2, 1999 failure. We would suggest a number of trail 
modifications to improve public safety and reduce potential hazards. These would in
clude: 1) fencing off access to Landslide "C" along the bluff top and along the beach and 
trail, 2) moving the trail head eastward to avoid ground cracks near the top of Landslide 
"C"; and 3) constructing a new trail switch-back to divert trail access away from the 
landslide area. Suggested trail modifications are shown on Figure 3. 

Sunset Trail 
The Sunset Trail is located along the west side of Ocean Trails Park (formerly Halfway 
Point Park). This trail is located on Landslide "8" and does not appear to have been 
impacted by movement of Landslide "C". The Sunset Trail area is shown on Figure 4. 
The trail area reportedly was heavily eroded before construction began on the project. 
Portions of the trail have been extensively rebuilt, including one section with a geo-web 
retaining structure. The trail could be re-opened in its current condition. 

Trail Safety 
Any trail which descends a sedimentary rock sea cliff is inherently unstable and subject 
to potential geologic hazards, such as soil creep, slippage, rock fall, erosion and other 
natural sea cliff erosion processes. Public access should be restricted to the trail areas 
by fences and walls. Signs should be posted warning the public of potential hazards, 
including slipping, falling, tripping, etc. Trail conditions should be periodically monitored, 

@ Converse Consultants - Monrovia, California 
Project No. 99-31-210-01 
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maintained and repaired as needed. Trail users should be warned of the potential haz- • 
ards and use common sense. 

SEA CLIFF EROSION 
The Ocean Trails Project is bounded on the south margin by a 150 to 200-foot high sea 
cliff. Geologists have long recognized that all cliffs are inherently unstable, and are only 
temporary features over geologic time. On the California coast. there are very few du
rable rock outcrops. Most coastal cliffs are cut in relatively weak sedimentary rocks, 
which are eroded by wave action which regularly undercuts the cliffs and removes fallen 
debris from the cliff base. As this erosional process continues, the near vertical original 
cliff will be replaced with a gentler slope near the angle or repose for dry material. 

Observations along the Ocean Trails sea cliff indicate that natural sea cliff erosion proc
esses are eroding the cliff. These erosion processes include landslides and rockfalls. 
These processes can occur gradually or rapidly as experienced with Landslide "C". The 
speed with which these processes occur can pose a serious hazard to the public. 

One area of concern is a large fissured rock mass located on the point below Ocean 
Trails Park. The rock mass is approximately 200 feet long, about 80 feet wide, and 
about 80 feet thick. The fissured rock mass is located within the coastal set-back zone 
(150 feet from the beach). A number of fissure crack openings exist at the top of the sea 
cliff. Surface runoff from the 1997/1998 El Nino rains reportedly ran over the top of the 
slope into the top of the fissured rock mass (Figure 4). A near vertical crack exposed at • 
the west end of the sea cliff has reportedly grown over the past year. 

This fissured rock mass does pose a significant rockfall hazard to the lower beach area. 
Failure of the rock mass is unpredictable and could occur rapidly or gradually through 
time. The fissured rock mass will eventually fail- we just cannot predict when. 

Options to mitigate the rock fall hazard could include the following: 

• Backfill the fissure openings and erosion gullies with clay soils to restore the protec
tive soil cover over the top of the sea cliff, minimize water infiltration and improve 
surface drainage over the top of the fissured rock mass. 

• Dislodge and remove the unstable rock mass from the sea cliff. 

• Post signs and install devices to warn the public of the rock fall hazard. Restrict 
public access above and below the unstable rock mass. 

Special care and safety precautions will be required for any type of remedial repairs on 
the fissured rock mass and erosion gullies. 

Other sea cliff areas and canyon areas along the coastline pose similar rockfall hazards. 
Steep canyon side walls cut into the base of the cliff by stream channels p·ose a similar 

@ Converse Consultants - Monrovia, California 
Project No. 99-31-210-01 
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Elt~~ .. + ~e ,.s California Coastal Commission 
Ocean Trails Landslide Restoration 

August 19, 1999 

potential for rockfall/soil failure. Coastal access users should be warned of the potential 
hazards and use common sense. Sea cliffs in sedimentary rock are inherently unstable, 
and subject to unpredictable failure. 

CLOSURE 
The preliminary findings and recommendations of this report were prepared in accor
dance with generally accepted professional geologic principles and practice for Los An
geles County at this time. We make no other warranty, either expressed or implied. 
This report was prepared for the sole use of Ocean Trails, L. P., and their design con
sultants for mitigation of the subject condition at the present time. This report is not in
tended for use by other parties and may not contain sufficient information for other uses 
at other times. Please call if you have questions or would like to discuss our findings in 
greater detail. 

Respectfully submitted, 

Encl: Figure 1 - Proposed Repair Option for Landslide "C" 
Figure 2 -- Landslide "C" Repair Schedule 
Figure 3- Dudleya Trail Map 
Figure 4- Sunset Trail Map 

Dist: 3/Addressee 

3/Mr. Ken Zuckerman 
Ocean Trails, L. P. 

1/Mrs. Barbara Dye 
Ocean Trails, L. P. 

1/Cotton, Shires and Associates 
Attn: Mr. Stan Hellenschmidt 

@ Converse Consultants- Monrovia, California 
Project No. 99-31-210-01 
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PILES IN THIS AREA 

PROPOSED REPAIR OPTION FOR LANDSLIDE "C" 
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Converse Consultants 
Over 50 Veers of Dedication In Geotechnical Engineering and Environmental Sclencaa 

R£C£\V£1;) • 
South Coast Region 

August 23, 1999 ~UG 2 S 1999 

Mr. Ken Zukerman, C.E.O. 
Ocean Trails L.P 

CAL\fO~SS\ON 
coASTAL CO 

One Ocean Trails Drive 
Rancho Palos Verdes, CA 90275 

Subject: Prior Recommendations for Filling Tension Cracks/Fissures 
Within Landslide rrc" 
(Converse Project No. 99-31 21 0-01 ) 

Dear Mr. Zukerman: 

As requested, the following presents Converse Consultants {Converse) proposed 

recommendations for filling in many of the tension cracks which appear on the surface 

of Landslide "C". Based on Converse's mapping, the majority of the tension cracks/ 

fissures which can readilly be filled in occur within what is referred to as the "main 

block" slide area, as well as the western most portion of the slide mass. The purpose 

for filling the cracks is to prevent direct infiltration of rainfall and prevent surface water 

runoff from entering the slide and to minimize the potential for further movement. 

Although there obviously exists other areas, both easterly and southerly of the main 

block slide which display surface cracking, most of these areas occupy highly 

disrupted/broken bedrock and/or occur very near and close to the edge of the highly 

unstable bluff top. A map showing the locations and extent of the cracks/fissures 

recommended for filling is attached to this letter report. 

185 East Paularino Avenue. Suite B, Costa Mesa. California 92626 
Telephone: (714) 444·9660 • Facsimile: (714) 444·9640 • e-mail: occonvOaol.com 

Accounting Facsimile: (714) 444·9651 

• 



• 

• 

• 

Mr. Ken Zukerman, C.E.O. 
Ocean Trails L.P. 

Converse Project No. 99-31210-01 
August 23, 1999 

Page 2 

The nature of the open surface cracks and fissures vary considerably with respect to 

their width and depth. The widths of the cracks/fissures range from several inches, to 

slightly over 20 feet. The depths of the major cracks/fissures (those that are open 

more than 1 2 inches} have been measured to depths exceeding 50 feet directly 

following the landslide. However, over the last several months, the walls of a number 

of these deeper cracks/fissures have begun sloughing and bridging over the 

cracks/fissures at mid levels within the slide. 

In several areas there are isolated zones of interconnecting tension cracks/fissures 

which are comprised of large, disjointed blocks of bedrock which can occupy an area 

of over 5,000 square feet. 

The proposed methodology for filling the cracks is as follows: 

1 . For those cracks/fissures having a width of 18 inches or less, we 

recommend filling the cracks to within 5 feet of the current ground 

surface with onsite soils (i.e. highly broken bedrock) from the graben 

area. These soil materials should not contain particles in excess of six 

inches in maximum dimension. The filling of the cracks can be carried out 

via the use of front end loaders and laborers. During filling, it is 

recommended that laborers use 1 0-foot-long, 2-inch diameter wooden 

rods to aid in the placement of the soils infilling, via hand driving . Once 

the infilling has been achieved to within 5 feet of the ground surface, we 

recommend placing a 3:1 mixture of fine grained soil and bentonite chips 

to fill in the remaining void space. The wooden probing rods/poles should 

also be used to aid in the placement of the soil/bentonite mixture in order 

to provide both lateral penetration of the mixture against the sides of the 

cracks and to prevent bridging. The top 3 feet should be filled in 8-inch 

lifts and compacted by hand wacker or hand-held power tampers. Once 

filled to the surface, we suggest that soil filled sand bags be placed along 
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Mr. Ken Zukerman, C.E.O. 
Ocean Trails L.P. 

Converse Project No. 99-31210-01 
August 23, 1999 

Page 3 

the trace(s) of the infilled cracks to aid in identifying their location for 

monitoring purposes. It is likely that settlement of the infilled soils will 

also occur over time, and additional filling-in of the subsided areas will be 

required. 

2. For the surface cracks/fissures which exceeded 18 inches in width, we 

recommend placing large blocks of broken siliceous/dolomitic siltstone 

into the larger cracks/fissures to within 1 5 to 20 feet of the ground 

surface. The remaining portions of the cracks/fissures should then be 

filled in the same manner discussed above. However, we recommend 

that the sand bags be placed around the perimeter of the cracks/fissures. 

The infilling of the cracks/fissures should commence immediately. It is imperative to 

fill in the cracks and seal them off in order to prevent rainwater and/or surface water 

runoff from entering into the slide block and deteriorating an already marginally stable 

condition. 

If you have any questions or require additional information regarding the filling-in of the 

selected cracks/fissures, please contact the undersigned. 

Sincerely, 

CONVERSE CONSULTANTS 

~/t?--
D. Scott Magorien, C.E.G. 1290 
Principal Geologist 

DSM:vy 

Encl: Map Showing Location of Cracks/Fissures to be Filled 

~ CONVERSE CONSULTANTS 
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COTTON, SHIRES & ASSOCIATES, INC. 
Cl)'\,;~L UI,.,.C El\,;(;li\,;F.F.R-; ·\ 'JU CEl )I.UCIS'IS 

Mr. Dean Allison 
Director of Pub lie Works 
CitY of Rancho Palos Verdes 
30940 Hawthorne Boulevc1rd 
Rancho Palos Verdes, CA 90225 

August 26, 1999 
EC0008C 

SUBJECT Geotechnical Review Comments Regarding Repair Efforts 
Prior To The Rainy Season (revised) 

RE: Landslide C The Ocean Trails Golf Course, 
Rancho Palos Verdes, California 

Dear :V1r Allison: 

On Augu.o;t 24. 1999, the undersigned attended d "Green Team" meeting at Citv 
Hc1ll regarding repair of Landslide C at Oc+><m Trails Golf Course. The purpose of the 
tne€ting Wd~ to d1scuss permitting and agency processing necessary lo accomplbh the 
proposed repair. The meeting was attended by representatives ot the City, thP 
California Coastal Commission, Ocean Trails, the Citv's Geotechntcal Peer Review PAnel 
and CSA. Three questions that were specifically asked in your meeting agenda were as 
follows: 

1) What repair efforts ;u~> necessary on an emergency basis' 

2) What n•piiir t>fforts are necessary to prepdre for the ramy "f>ason' 

3) Whut is the long term repair propoSdl' 

Converse Consultants is currently compiling t.:chnical d,1ta to be submitted for 
City review. The data is being provided pursudilt to discussions at the ~veekly technic,II 
met>tings at the Ocean Trails office and will outline '>pecific dt>teiils of the r~pair plan 
Currt>nt rept~ir concepts (long term repair proposal), dijcussed by Converse at the 
weekly meetings. include: mstallation nf .-1 reinforced earth buttress at the graben 
(headscarp) area of the landslide. surt<ll'<' .md subsurtace drainage within the landslide 
mass. and installation of "hec1r pins within a port1on of the (entral block of the 
landslide. 

We understand that the remforced earth buttress at the hl~dd of the l,1mblide .s 
intended to provide increased stability ior the re111forred -.,ml rTidS':> itself ,md to support 
the upslope areas outside the limits of the landslide. It IS also our understmdmg thc1t 
the shedr pins proposed by ConverS€ are intended to mn~>dse stability within the 
immediate .uea of the proposed shear pin installation 
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:_ .... \.~d~(·~.l .\ ll-)(:•_:~1-~21. .... 

-t'.i"l ''·4-;=\.J~ • ~.n. :-P"\. ~-::·1-l'i~.:. 

-:~ ... :; .\\ ton~t..i.l En, lll., ..... • ...;,u,h· \ 

~ ,, .. J..,~'.h.:. (.\ "•21J1.L~ l ~-:-' t 

1-''lt ·.U~1-~-t:\~' • f.l\ 7,,.'1 ..,."";.- l' 
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Wt! c1gree w1th thtt concept ui utilizing a reinforced tMrth buttress ,lnd/or shear 
pins to improve slope stability w1thtn a landslide mass. Review of supportive technical 
diita, "Pt>nfkallv rPlated to the geologu: and geotechmfdl features at the sit<>. is required 
to effprhvely evaluate the proposc~d repair measures. Prior to construction. g~~ott~:hnical 
rev1t>w and approval ot the proposed repiiir by CSA and the City's geotechnical review 
pttnel will be required. We understand that supportive technical data is forthcoming 
from the geotechnical consultant and wlll be available for review within the next few 
dav.; We have submitted d letter under separate cover outlining our geotechnical peer 
re":iew expectations in regard to submittal of technical data, testing and analyses and 
preparation of constructton documents for the proposed l,mdslide n~p<ur. 

I he purpose ol this letter is to outline geotechnical issues regarding repairs in 
response to Questwns 1 and 2 abovt~. Subsequent to the reactivation and cata!'trophH: 
failure of landslide C on June 2, 1999. CSA compiled a list of reconunended emergencv 
measures to be implemented in and rnMr the hmdshde area. These recommendations 
were largely focused on public safety issues ct.nd have been implemented by Ocean Trials 
and their consultants. Several geotechnical hazards .ue still present in the landslide area 
that will need to be addressed as p.:lTt of the landslide repair These hazards include: 
open cracks and fissures within and inunediatcly adjacent to the landslide mass, 
unstable rock blocks at the bluff face. near vertical or overhanging slopes adjacent to the 
graben area which could pose a threat to workers below the slopes, unstable slopes 
adjacent to Halfway Point Park .1nd potential reactivation ot the landslide by 
introduction of water. Since rainfall is likely to exacerbate poh:mtial hazards. 1t is 
1mportant that the following actions be taken prior to the rainy season. 

Recommended Actions 

Winterization Plan - The geotechnical and civil engineer should prepare a 
winteri7...ation plan that delineates temporary drainage features in and 
ad1accnt to the landslide area. The winterization plcln should include: a 
grading plan for establishment of pos1tive surface drain..1ge m the ~raben 
area, reconunended placement oi eros1on mntrol features such as sand 
bags, membranes, swales etc .. pl.an~ment of a berm or other appropn..ttt> 
measures to prevent sheet Oow trom the golf course and Halfway Pomt 
Park from entering the slide area, tr~atment of silt and temporary :>torage 
of runoff from the slide area. 

Restriction of Acce~ -Areas of potenti,J! n~k to the public nnd work~rs 
that wtU not be mitigatt>d pnor to the rainy- season should be des1gnntt>d 
on a plan and submittt.>d to the Cttv for revtew Areas ot potenh.d nsk 
should bt> dearly marked at the Slte. 

Over!>teepened Slopes - The consultant should ~v•llu<~te ~x.ishng 
oversteepened slopes in and adjacent to th~ gTaben aren and other <~rea,_ 
likelv to used by workers dunng the rainy -;er~son. In area:;. ot high ri.,.k .. 
the consultdnt should provide recommendations for idying back the 
slopes or temporarily supportmg the .;lope-:;. The pl.m tor tempor,uv 
'lopP. modification or support should be d~·,;doped with um'Sideration of 
temporary slope stability. Excavations should not oc performed which 
,1dvt>rsely- aifect the stabilit~' ol :>lopes. Details ot the temporary 

Co no:-... SHIRES & AssoCI . .UE'i. 1~c. 
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stabilization mensures should be presentt>d on a current topographic base 
map and in typical cross-section view. 

Fissures · Wl' Me L1..lrrPntly reviewing a recent repa1r option for iissures 
provtded by Converse Consultants, dated August 23, 1999. We agree 
that inlilhng of fis~ures is important to reduce potential water infiltrtttion 
mto the landslide mass which could promote further l,mdslide movement. 
Our review comments wiU be provided in ~ubsequent correspondence. In 
addttJOn to the proposed fissure filling, the consultant should addres5 the 
potenhttl for future opening or development ot fissures in areas of 
potential pedestnan acn•"s and provide rruhgative recommend<ltions, tf 
I.VJTT,lOtt>d. 

Blockfalls and Debris Slides - The consultant -;hould analyze exishn~ 
features within the limits of the landslide that present a toppling or 
debris slide hdzard. Recommendations should be provtded tor mittgation 
ot potential blockJall or debris slides hazards wtthin the landslide area 
and the downslope beach area. 

Delineation of Areas to Be lm~?acted By Construction - ll1e consultant 
.;hould provide a plan indicahng the limits ot areas to be unpacted by 
con~truction during the rainy season. These areas should include, but not 
he limitr-d to, drecJ~ of proposed excavation or filling, temporary stockpile 
area, haul routes and equipment st.1ging areas. 

limitations 

Our services consist of providing technil·al advice to the City regarding 
)?;t>ntechni<:alt.;sueo; during d~ign and construction of the subject project. Our services are 
lun1ted to review oi documents provided by the Ctty cJnd the Project Geotechmcal 
Consultant, tind rev1ew ot geologiC conditions and geotechnical data during design and 
construction. Our opinions, conclusions and n~commPndahons are made m accordance 
with generdlly dG:epted principles and practices of the geotechnical profession. No other 
warr.dntv, C'xpress or implit~d, is m;H.lP or intendt>d by prmilding t)Ur -;ervKP~ on this 
prorect. 

Cor ro ..... SHIRES& AssoCI.\rEs. I'.'C. 
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vVe apprediih~ the opportunity be of ~n:ice. If you helve an~· question-; reg.uding 
our revie\.\' commPnt5, please call. 

Res~tfully submitted, 

COTTON, SHIRES A.'\10 ASSOCIATES, INC. 

c::;:;~~t~ 
Stanlev Helenschm.idt 
MaTldgutg Gt>otechntcdl En~meer 
GE 2064 

<;Z~ 
.J~ilinm R. Cotton 

Principal fngtnccnng Geologist 
CEG 882 

cc City of Rancho Palos Verdes- Les Evans, Joell<ojas, Greg Pfost 
Conver-.e Consulwnts- Bill Lu. \1urk s .. :hlutto~r, Scott Magorh!n 
Cilliiomia Coastal Commission- Pam Emerson 
Ocean Trails- Jeff Kapl1nskt, Ken Zuckerm,m 
Peer Review Panel- Bing Yen. Perty Ehlig, Glenn Brown 

A ~ ~P\1 q:l#D ~ Al? 
' ~ ~. ~e... 'J ... , 
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Section 831.2-NATURAl CONDITION Of UNIMPROVED PROPERTY 
--------------------------------------------------------------

The lan~"1.1age of Secrion H31.2 is deceptively simple. It ~t.1tes th;lt a publir entity is llt>l 

fi,lb/1' tor "an injury raused by a ti.mmll .wtditit>ll •!{ .wy rmimpn>I'Ctl pub/i( pmpat)' indud

ing but not limited to .my natural ~·ondition of any lake. stream. bay, river or beach." 

This immunity is in some ways broader than that a\·ailable to tmd trusts under 

Civil Code Section H~6. because there is no requirement that the land actually be 

used tor recreational purposes or 'illitable tor that use. This ditferenct" was undt"rKored 

in a 1 lfHo case holding that a city was entitled to immunity under St"ction HJ 1 .2 when 

a child was killed whik playing in .t cave located on a "greenbdt .. 'it"t .tsidt" to presen·e 

opt"n space." (I nmcrbum I! City •!f H>llltlflll). H lllll'rlmm is intere'iting in tlut the green

belt was designated as "non-recreational" land by the City, yet the l.md was "t;>ssemi.11ly 

a public park. merely lacking the usual p.uk-like improvemt'llts ... :· A<'cordin~ly. the 

court rejected tht" p!Jimitls ·argument th.n St"ction H31.2 \\'Js intt"rHit"d to pro\'idt.> 

immunity only to those." lands St't aside lor recreational purposes. or to l.mds outsidt' 

urbJn areas. 

Appellate cases that haw addressed the applicltion of this \ection ha\·e tocmt>d 

<-'Xtemiwly on the definitions of it~ two crucial term~: ··nJtural condition" .md 

"unimprowd publir properry." Although the cases h.tw dealt with ditl'i:-rent t:~eru;JI 

settin~. certain themes emt'rge to help public land trusts ~tav within tht> inummity 

pro\'ided by Section H.31.2 . 

.. NATURAL CONDITION" 

When dt'cidmg wht'ther an injury \\'as caused by a "n;ttural condition:· courts luvt> 

not always imerprt'tt'd the term "natural condition "literally. lmread. appellate court'i 

have locused on the Legislacure 's intt'nt in enacting Senion HJ 1.2 .1s expl.tint'd in tht> 

Legisl.uive Committee Comment to the section-ro promott' public use of public 

property in its natural condirion-.md the n:asonablent'ss of t.>xpecting thme "who 

,·olunt.lrily use unimpro\·t'd public property in its natur;tl condition tn ,tssume the ri\k 
of inJuries aming ti-01n that use. J'i pJrt of the pril't" to be p.1id ti.Jr benefit\ rt>Ct'l\'t'd ... 

Attempting w re.1d St'l'tion HJ 1.2 in a w.l\' that dtenuare.; th.n lc:!,!:l\l,ni\'t.' intl'tlt. 

court.; luw ti.nmd .1 \·ar~t·ry of conditions to be ··n.Jtur.ll" wirhin rht: contt•xt of 
Section HJ 1.2. t'\'en when human .Knnty h.h .tltt'red .1 condinon m .;ome w.t\'. 

Courts h.1w t(mnd the tilllo\\·mg to be "narur.tl condinom": 

1) A comhirution of \\',ltt>r tlow .md a srug of trt't''\ in the Amt:ricm Riwr. ewn 

thOUf!:h the \\',Ut'r tJO\\' \\',1\ Ulldt'r hulll.lll COntrol Up\trt:;llll trolll th~· lol'.ttiOil 

of tht' accidem (C,>HIIf)' ,y· S.I!~<II!ICIII•' r•. Supcri,>r C,•urr ,.( S.IOiiiiiCIII•' C,>llllf)'L 

2) A 'ubmergt:d nKk .lt or immt.>di.ndy ncar tht' dlOrdlllt' ot' M!lk·non Ltkt·. 

ewn thouf!:h tlw l.tke lt'\·d \\'.1~ unda hum.m control I I:"bm r: .'ilolfl' ,,( 

Cr/ll;>mi.l) . 

. '\) A 111.1n-nudt> l.tkt: \\'ht'rt' .1 \\',Iter .;kier \\'ol\ killed Lw .111mher mnrorbo.tt. 

e\·en though the Count\' .Ktiwh- t."ncouragt:d tht· public tn ll't' th<: l.tkt· tor 

,,·arer .;kiing I ( ).~<,!•'•'" r·. ( _-,,,lllf}' ,>( Sll.r.<T,r). 

I \ 1Ut1t•th '''~' rf11' !!hi <~thcr. ·'"~·, ,i1 .. ~ \~'-'\,.'~i 1n rill" ... ~..·. fl•'fl m.: ~'IH\ hit.·,i 111 -\tLh !llll>.:ll! H H rlh' ~·11.i .~t 

:Ill' i><>ll,·n" 

f'r c;: p rv 4tDPJ-~ t? 

'e' -.l, .lo. t ';2 «;"" 

t· ' 
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Table 2: summarv of Government Code Section 831.5: 
Public EntltV Immunities Available to Nonprofit Land Trusts 

PUBLIC ENTITIES AND QUALIFYING 

SECTION LAND TRUSTS ARE NOT LIABLE FOR: APPLIES DOESN•T APPLY 

831.2 an injury caused by a "natural condition of 
unimproved public property" · 

to beach. even if protective 
services are provided 
(Section 831.21) 

where an improvement 
made by entity was the 
cause of injury 

83 t .25 dam:age or injury off of the entity's property 
caused by land failure of any unimproved 
public property if land failure is caused by 

where minor improve
ments made for manage
ment of property did not 
conrribute to land failure 

where ennty had actual 
notice of probable damage 
and failed to give warning 

831.4 

831.7 

a natural condition 

injuries caused by a condition of 

1) any unpaved road or any trail leading 
to recreational areas 

2) trails used for recreational or scenic 
purposes 

3) paved trails, paths. sidewalks on easements 
providing access to unimproved property 

injuries to participants, assistants, and specutors 
engaged in "hazardous recreational activity" 

2) to paved or unpaved 
trails 

1) to public streets or highways 

2) on paved trails or paths. if 
entity finis to gh'e adequate 
warning of haurds 

3) if entity fails to give 
warning of haurd 

various exceptions~ee 
statute for details 

-1) Clitfs locatt>d on ciry propt>rty. t>ven though tht> plaimitf d.timt'd th.u hi" .lt'ci

dt>nt wa~ c.lu,t'd by tht> combination of tht> dan~t>mm ditR .md tht' \'ity ·., 

"inetft'ctiw and unprofe~sional" warning ~igns (.\1.-C.w/cy r~ Cit)',,( .'i.w Drn-!•'1. 

5) An und~:m·att'r nbjt"ct that tht> plaintitr ~truck while di\'in~ in th.: ol·.:.m: 

t>\'ell rhou~h tht" pl.limitY .tll~:~~:d th.tt it was tht' l'oml->in.nion nf th.H n.tnlr.tl 

condition \\'ith the County's itll'mnplcte or tlt'~li!-t~tllt pro\·i,ion ot lit~·~u.u•l 
o;~:n·il'e~ th.lt l'Jmed hi~ injury ( C<:tlin 1'. L•s Aul!ci!'.' C.•lllll)'l. 

(,) A rope .m.Kh~:d by an unkno\\'n third p.1rty to .1 rr.:.: on ummprowd puhh.

prop~:rty (l..:.urkctt~i.J/1 r~ St.llf). 

7) Shallow water where J diver \\'JS it~urt·d. ewn thou!,!h hum.m .I.:Ct\'ltY 

h.1d l'ontributt>d to .1 buildup of s.md .md .1 d.:at'.l'it> in w.ltt'r dl'pth 

(Fuller r~ St.lte . . \/,>rill r~ C,>!l/11)' •:( L''-' .-flll!de.;. 'li·::.<ta 1~ City.,( .\'!'II'J'•'I'I H,.,,,{,, 
1\.u(l!frt r~ Cit)' •:( Clpir,>/,r). 

X) Wild anim.!lo; Jrt> J n.ttural p<lrt of th~: rondirion of unimpmwd propl'rtY. l'lm

ding d1~: State to immunity when .1 mount;tin lion m.mlcd .1 d1ild m .1 ,t.ltt• 

p.1rk. ~:wn thou.~h the n;ltur;tl nmdition W<l'i .dtl'red by tht' t>n.u:nnent of .1 lc)!

islati\'~t mor.ttorium on hunting mmmt.tin lion" in '>t.ttl' p.1rk' 1. itT•')'•' ~~ St.rt!'l. 

• 

• 

In nmrr.lst to tht" dt"cision in l:•tlfct; tht" .tppdi.Ht' court in Hudt.m.w r: Cit)' ,,f 
.\.'cwp.•rt Hc.rdt ti.lUilll rh.tt rhal' "·'' t"vidt•n\·t• w "llf'pon tlw d.um rh.H rlw w.1n· 

.ICCHm rh.u c.lll\t'd th.: pi.HJHitr·, Ill JUri•'' '' .1' rlw dtr•·.-t r~·,ult o( cm·~·rnmt'm.J! 

. . )4 ~ t..rv .f1 ~oJ- All • F?~"' ~,-\ ____ ......, ____ ·-
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dr..:d~m~ .md d.:po,iting of .;and .md th.: rt"\Uit.lnt :!7 -t'tmt rht> of tlw b.:.1ch kn:·L 

Tht< tn.1l court\ Ji,mi,~.ll of d1.: pl.lintitr~ suit in Bud"''""' "'·''.rhus improp.:r 
b~:c.Hht" t"\·idt"IKe \upported tht" alle~ation that plamtitr\ injuri.:.; lud b.:en c.tust"d 
b,· an umutural or artitlci.1l ~.:ondition. 

1-:ur/.:m,f,,/1. Fuller. and Budw1<111 all involn.• injurit"s resultmg trom condition' 
that \Wrt" atlio-cted by human actions: they therefore provide ~uidaJH.'t" in dtorts to 
cat~:gorizc dittio-r~:m conditions as natural or artiticial. On.: of th~: important ditlt-r
c•H'c\ b~:nn.•cn tht.' naturJI-condirion cases. Kuy/.:md,,ll and Fu//n; .md tilt.' umurural
conditwn cts~:. Budl<!lltlll. is the actor or actors who caused the: condition in I.Jllt"'
uon. In 1-:uykclld,,/1, th~: ropt" on which tht" piJintitr was m·in~ing wh~:n h..: tio-ll h.td 
been <lrt.Khed to th.: tre~: by an unknown third person. In Fuller. som~:ont' lud 
undc:rtakt"n .lt'ti\·ity th.lt contriburt<d to a dt<crt:ast' in wat..:r dt.'pth \\'her~: the pLun
tiff ,,.a, di,·in~. but tht" .. ,omt.'on.: .. llJd not been tht' dt'lio-nd.mr public ~:miry. In 

1-Ju.-lt.w.w. IHl\\'t"\'t'r, .l!•'t'tTIIIIICut.ll ·~\!l'llt'ic~ had comtructt'd tht' bt'ach wht'n:.• tht' 

pl.1intitr '' ·'' inJUrt'd. by conmucting a j.:tty. drt'dp:ing sJnd trom rh~ dunnd adj.l
l"t'llt to tht' jt'm· .. md d.:po\iting that dr~dgt'd sand on pre\'iously subm.:rg~d sand 
'Pit\. Th.: pl.1intitt' .tlleg:ed that the contour of tht: bt'ach had caused rhe '"plunging·· 
type of waw th.H l~:d to his injuri.:s. 

Another import.mt ditl~r.:nc.: bt't\\'it'n Bttdr.ultlll and Frtlkr \\·a~ tht: lor.uion ot tlw 
human ;Ktiviry that crt'at.:d or contribut.:d to the conditmn th.H cJused e.1ch pl.tin
ntf"s injuric:~. In Budl.llt.lll, tht' jerry construcrion and sand drc:dging .md depmtting 
occurr~d at the loc.1tion of the plaimitf's accid.:nt. bm in Fu/la the Jctivirics thJt nu\· 
haw contributt"d co sand buildup at tht' accid.:nt sitt.' occurr.:d 3.! If If I tl-et down the 
coast and. in Jddition. "somt'wh.:rt' upstream." according to tht' court. 

"UNIMPROVED PUBLIC PROPERTY" 

Sinct' Section H31.2 ,,.,1s ~:nactt"d it has b~:com.: .1 wdl-t''\tabhshed ruk th.lt llllpr<w.:
lllents at one location in J public t'ntity's propt'rty will not renda .111 of It' propcrt\' 
.. improwd .. tt)f the purpm.: of St'ction H31 . .2 immunity (Rcnd.rk r: Swc. Fuller 1'. 

Sr,uc. Ehcn ~~ Stt!tc. Gc[k11 r: C.•wlt)' ·~( L•.• .-11~\!dcs). Unle'\S tht're lu' bt't'n "smllt' form 
of phn~eal ch.mg.: in th.: condition of tht' propt'rty at the Jm·ation of injun·. which 
Jllsnti~' tilt' condmion th.n th.: public .t'ntity is r~:spomiblt' for rt'a~onJble ri..;k nun
.lg:t'm.:m m th.u .lrt:.>." tht' property will b.: consJdt'rt'd ummprowd (Kerr.< 1'. S.u11t1 
C/,uu II ;Iter Dinna. quoting Van Alsyn..:. C.llit;,,.,;,, Gt'l'l'l'lliii!'HI Ji•rr f..i,r/ti/irr p,.,,·ri,·!': 
\t"e .1lso l:"ltcll r~ S!,llc . • \knn •~ :o\r,uc. R.•mbdl.<ki ~~ Cit)' •!( L(~llll<l &·,1.-/J). 

The other jo;,llc concernin~ dw dctinition of··unimprowd properr\' .. tlut h.1' ht't'll 
hti~att'd rt'pc:.ltcdly " '' ht'tht<r ,1 public t'ntlty·~ prm·io;ion of w.tmin!! \1~'11, or ltt~gu.1rd 
or odlt'r protc:ctiw 'crvict'' l·h.mgt'o; tht' unimpro\·t'd ch.lr.lt"tt"r of tht' prop.:rty lmri.1l 
unct<rt.linry a !:lour tht' .:tl~ct of providing prott'cti\'t' 'ier\'ic.:' 110\\ 't"t'lll' to luw b.:cn 
rt' .. olwd: the pro\'h!Oll of htl-~rttard' or a ~imibr ~en·ict' will not tr.uht'lmn unmlprowtl 
propert\' into impmwd property. Similar!)~ the pmnng: of\\ <lrnin~" about natur.tl con
dinon.; \\·ill nm .lltt<r tilt' unimprm·ed n.ttur.: of th.: propt'r~: as long ,1\ thc.- w.tnHil!-" 

neitht'r incre.l'\t" the: dq.::rt't" of dan~t'r on tht' proper~· nor mi,k.1d the public .tbour it. 

I Ht>\\t'\l'L .nl ,IJ'P(,:Il.tr..· ltt'<i'lt\ll 'ul'"t'tjt!t'llt tn f....'urt:;·u,i.IJJ Hl\ohm;: .til ltl_!un n~\tlr1'111;.: m tl11.: .... nnv tti!IHh'J 

.uht 1,0 the .... lllh' 1'1.:.._ rt',tllttiL!l .tf'l.:.t .1 .. "·'' .H l''-lh: Ill kH;-I..·dt.i.ll/ t'\Ph'''l"' HI 1ft. r.J 1 ... 1n~hlt'\ th .r "k:..:rv"- o11 

~iouht .I"- t11 \\Jh.·thd dl.l! ~'f•>l'~'t{\,trtllll \\ht~,fl .1 tin.: ho,t: \\\Hi;.! .J'-ill''J'tht,'~lttl lPi't,' "\\Ill:-: t~_hj t>t.TII hoi!:,.:, 

""'dd '"II h- '" .• ""·""r.'l ... ,,t""'"" .n..,.u.• · 'w· · · J) l5" f fV t( J (;If'~- fJ ( 7 

.If,."· l.ct ~ r f1 
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Engineering, Planning, 

Environmsnflll Scisncsfl and 
Corporate Office: 

605 Third Street & ASSOCIATES, INC. 760.942.5147 

Pro(tllional Ttoms for Complox Projects Managsmem Services Encinitas, California 92024 Fax 760.632.0164 

TO: 
FROM: 
DATE: 
RE: 

MEMORANDUM 

Barbara Dye, Environmental/Entitlements Manager 
Michael Sweesy, Restoration Ecologist;fJ).~ 
24 August 1999 
Landslide C Reconstruction 

"NO PROJECT" ALTERNATIVE ANALYSIS 

This section summarizes the biological consequences of a No Project Alternative that would leave 
the landslide mass in place without any attempt to fill fissures or in any other way stabilize the 
landslide. The effect of a No Project Alternative on biological resources is tied directly to the 
geologic stability ofthe slide mass. Under a no project scenario, the 7.56 acres of post-landslide 
habitat would remain unaltered by further disturbance from construction activities on the landslide. 
In winter 1999-2000, it is reasonable to assume that normal rainfall will reactivate the landslide and 
this will cause additional slope and sea cliff failures. The extent of this movement and instability 
can only be estimated by the geologists and is the subject of some conjecture. The extent and 
frequency ofland movement that generates additional rock debris will directly effect the ability of 
native species to establish in various areas of the landslide. 

Comparisons with reconstruction alternatives should take into consideration that reconstruction will • 
not eliminate continued landslide movement on the seaward side of the proposed reinforced earthen 
wall. Closing fissures and the installation of shear pins may have a beneficial effect overall by 
reducing the frequency and magnitude of future land movement. 

It is not clear whether the No Project Alternative would include any re-seeding of disturbed landslide 
areas. Such seeding could have a beneficial effect on the reestablishment of native habitat. With 
or without a re-seeding program, there is a high probability that non-native annual weeds such as 
mustard (Brassica nigra), star thistle (Centaurea melitensis), and Russian thistle (Sa/sola australis) 
will colonize the areas of greatest soil disturbance because of their proclivity to a disturbance regime. 
In time, native species will begin to appear within disturbed areas despite non-native invasions. 

Habitat within the Nesting Bird Preserve would probably reestablish in the absence of additional 
fissuring. The pre-landslide habitat in this area was primarily composed of coastal sage scrub and 
southern cactus scrub. Both habitats were severely impacted by the landslide but still occupy areas 
of the preserve in a disturbed state. The cactus scrub will re-root and survive, if not buried by future 
land movement. Similarly, coastal sage scrub will continue to endure. The effect of fissures on the 
water holding capacity of the soil mass could decrease the life span of these plants, however, there 
is sure to be natural recruitment over time. The overall quality of native habitat that might establish 
on the landslide will no doubt be oflow density, cover, and diversity with a high occurrence of non-

native annual species. · 1\ ') (j2. ?V q) .. c>~c;;: ~ (1 • 
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The burial of existing habitat was greatest within the Coastal Bluff Preserve where approximately 
3.3 acres of coastal bluff scrub habitat was impacted by the landslide. Steep slopes and unstable 
bluffs and bluff fragments suggest this area will continue to be highly disturbed in the No Project 
Alternative. Natural recruitment of species such as bright green dudleya (Dudleya virens), desert 
thorn (Lycium californica), and encelia (Encelia californica) is likely over a period of years. The 
extent of native and non-native recruitment is dependent on the frequency and size of rockfall caused 
by additional land movement. Greater and more frequent disturbance will limit native regrowth and 
favor non-native annual species. Very frequent disturbance may limit the ability of all plants, native 
and non-native, from reestablishing within the area. 

The East-West Bluff Top Complex Revegetation occupied relatively flat ground along the bluff edge 
immediately behind the sea cliff. This area moved as a fractured block and has the least disturbed 
soil and habitat within the landslide. The effect of these fractures is difficult to assess, but will most 
probably have a dewatering effect on the surrounding habitat areas. Much of the revegetated habitat 
in this area was disturbed by geological investigations. The remaining habitat will most likely 
persist onsite. Non-native annual invasion also is likely due to the level of soil disturbance. This 
is especially true in the graben area where existing habitat was eliminated by either the landslide or 
subsequent geological investigations. 

The No Project Alternative may have a significant impact on tide pool resources within the landslide 
area. The greatest impact arises from rock fragments that wash or slide into the ocean and scour 
existing tide pools through wave action. There is a direct relationship between the source of these 
fragments and landslide movement. The more land movement, the more generation and transport 
of rock debris into the tidal zone. The introduction of rock fragments into the ocean is more likely 
to continue in the No Project Alternative. 

Sediment particles also impact tide pool resources by smothering plants and animals in the littoral 
zone. Sediment erosion from the landslide will continue unabated in the No Project Alternative and 
would be reduced in reconstruction alternatives because of measures to stabilize the slide and control 
overland runoff. 
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August 20, 1999 

Mr. Bob Zuckerman 
Mr. Ken Zuckerman 
Ocean Trails Golf Club 
3850 Paseo Del Mar 
Rancho Palos Verdes, CA 90275 

Dear Bob and Ken: 

PJ c~·~uw~ '01 
AUG 2 4 1999 · U}) 
CAUFORNIA 

COASTAl COMMISSION 

Western Golf Properties is pleased to provide an analysis of the "no project" alternative for the 
Ocean Trails landslide. Specifically, we have been asked to comment on the viability of 
shortening hole 18 and moving the trail and bikeway inland. This would require the relocation 
of the existing cart path between the 12th hole and the 18th hole. 

There are several reasons why this is not a practical solution. First, moving the cart path would 
create a real danger to the public using that path. The errant ball liability would be significant, as 
the potential for injury to people using the path would be very real. 

The integrity of the golf course would be severely damaged. This change would mean the 
golfers would finish play on two conservative par threes. That is about as bad a scenario as I can 
imagine. Par threes as a rule are very slow playing, which creates the potential for players 
having to wait to play each of the last two holes. I am afraid this would not be well received by 
the golfing public. · The resulting damage would be enormous. Not only in the fee we could 
command but also the number of players we could expect to attract. 

This change would also reduce the length of the golf course by approximately 300 yards, which 
would be as damaging or more damaging than the back to back par threes. One of the ways a 
golfer evaluates a course is by its length. Our golf course would be approximately 6500 yards, 
which is far below the acceptable standard for a championship golf course and certainly would 
affect the fees we could charge and the volume of play we can expect to achieve. The perception 
for a championship course is a minimum of6800 yards with preferably a 7000 yard course. We 
are currently at the low end of this requirement. 

Other major impacts of shortening of number 18 would be two-fold. First, it would be almost 
impossible to attract any type of major golf tournament to Ocean Trails. The course would 
simply be too short to consider. The shortening of the 18th hole would also be looked upon with 

• 
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disfavor because we could not accommodate the gallery on the last hole that is necessary for 
today's major tournaments. Obviously, the exposure created by hosting major tournaments 
directly affects the overall viability of Ocean Trails. First is the income derived from the 
tournament. Second, the fees that can be commanded are a result of this exposure, as is the 
desire to play the course which is amplified by playing host to these type events. 

One final comment, people remember the last few holes of a golf course more vividly than the 
holes at the beginning of the course. I don't believe the par 3 that could be created could be of a 
major impact in this regard. If you think of all the great courses, the 18th hole is usuatz one of 
the best, most visually impacting holes on the course. Some examples of this are the 18 hole at 
Pebble Beach, both finishing holes at Pelican Hill, as well as the final hole at Harbor Town. The 
final hole at Ocean Trails certainly qualifies for this recognition and greatly enhances comments 
from the players who play there as well as media attention and photo exposure that result from 
such a hole. 

If we are required to change the 18th hole, we will have to totally re-evaluate our financial 
models, our marketing strategy, and our potential tournament opportunities. The fall out could 
be enormous. It is our professional opinion that the Ocean Trails course could not continue as a 
viable entity if the landslide is not repaired. 

Please keep me posted as this process develops. If I can be of any assistance in any way, let me 
know. 

Sincerely, 

~~ 
President 
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Converse Consultants 
Over 50 Years of Dedication In Geotechnical Engineering and Environmental Sciences 

MEMORANDUM 
~ , . I 

iV' 
--~··---- ~ 

Date: August 25, 1 999 

To: Mr. Ken Zukerman, C.E.O. 
Ocean Trails L.P 
One Ocean Trails Drive 
Rancho Palos Verdes, CA 90275 

From: D. Scott Magorien, Chief Engineering Geologist 

Subject: Recommendations to Lay-Back Side Walls of 
Graben, Landslide 11 C" at Ocean Trails 
(Converse Project No. 99-31210-01) 

This memo is being written to recommend laying-back the near-vertical side walls 
along both sides of the graben of Landslide "C". The purpose of performing this work 
is to reduce the current instability as it relates to safety of the personnel working in 
the area. We recommend that oversteepened slopes laid back to an inclination of 1:1 
(horizontal to vertical) as soon as possible. The lateral limits of the work should be 
limited to the area currently being considered for the proposed buttress, as shown on 
the most recent maps prepared by Converse. The estimated earthwork quantities 
involved in laying these slopes back is approximately 5000 cubic yards of bedrock 
materials. The excavated bedrock materials from the north side of the graben should 
be temporally stockpiled either within the Halfway Point Park area or northerly of the 
clubhouse. The bedrock excavated from the south wall of the graben can be 
temporarily placed within the graben as uncompacted fill. 

If you have any questions or require additional information, please call. 

~c;; ~rv t;3 oorAt.? 

~'~' -ts f work 

E)c "'~' i ~S 
185 East Pautarino Avenue. Suite B, Costa Mesa. California 92626 

Telephone: (714) 444-9660 +Facsimile: (714) 444-9640 +e-mail: occonv@aol.com 
Accounting Facsimile: (714) 444·9651 
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A-5-RPV-93-005 A 13 
Exhibit 34 

TRAILS AFFECTED BY EARTH MOVEMENT . 

Page 1 

Trails affected by slide: 

A( 11) Bluff edge foot trail from upper end of Torrance (Sunset trail) at 
Halfway Point (A6). Goes around Halfway Point Park (AKA Ocean Trails 
Park), then follows bluff edge to Tract 50667. There, with a different 
identification, it continues along the bluff edge into Shoreline Park, a public 
park, and from there into San Pedro. This was an existing trail that the 
applicant was not allowed to block. It is closed by rock fall, cracks, and 
main slide from Halfway Point to the Switchback Trail. 

A (6) Torrance trail, now known as Sunset Trail, fenced by applicant because 
of concern about Slide A reactivating and potential block failure on the cliff 
edge on Halfway Point. 

A (7) San Pedro Trail (Sunrise Trail) beach access trail off east side of 
Halfway Point buried by slide 

A( 1 2) Bluff edge bike trail from clubhouse to middle of project, then 
connects through the golf course to La Rotonda Drive. A significant portion 
of this trail from halfway Pint to the switchback trail has been broken up by 
the slide. 

A ( 13) Flying Golf Ball Trail. This trail followed the old slide scarp of slide C, 
and is also known as the "Sewer Easement Trail". It followed a golf course 
path between hole 18 and hole 12. It has been undermined and broken up 
by slide. 

A( 18) Dudleya Trail, bluff top to beach trail in middle of project. Trail can be 
re-routed and reopened by time the clubhouse is open 



A-5-RPV-93-005 A 13 
Exhibit 34 

TRAILS AFFECTED BY EARTH MOVEMENT. 

Page 2 

Status of trails affected by earth movement. 

No. New or Name Affected To Be Open 
existing at by before 
time of clubhouse? 
original 
approval 

A6 Bluff to Sunset/ Potential Yes, if 
beach Torrance rockfall potential 
existing rockfall 

eliminated 
A7 Bluff to Sunrise/San Buried Not possible 

beach Pedro 
existing 

A 11 Bluff edge Bluff edge Rock fall at No 
existing pedestrian Halfway Pt However, 

Catalina buried in east end is 
view Slide C open 

cracks applicant 
watching 
cracks at 
hole 13 

A12 Bluff top Bluff edge Partially No; 
new bike east buried However, 

side of park partially east end is 
to project broken open from 
boundary second 
Catalin-a bridge 
View 

A13 Existing, Trail along Collapsed Closed 
incorporated golf course 
into course path that 

follows the 
sewer 
easement 
along the 
slide scarp 

• 
To Be Open 
before golf 
course 

Yes, if 
potential 
rockfall 
eliminated 
Yes if re-
built 

Yes , if 
potential 
rockfall 
eliminated 
and after 
slide repair • However, 
east end is 
open 
Yes 

Yes 
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