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STAFF REPORT: PERMIT AMENDMENT 

APPLICATION NUMBER: 5-84-591-A1 

APPLICANT: City of Santa Monica 

PROJECT LOCATION: Portion of the Ocean Park Redevelopment Area bounded by Bay 
Street, the Pacific Ocean, Barnard Way and Neilson Way (more specifically, Barnard 
Way frontage road at the south curve, adjacent to 3356 Barnard Way), in the City of 
Santa Monica 

DESCRIPTION OF ORIGINAL PERMIT: The Ocean Park Beach Improvement Plan 
Includes the creation of a Linear Park and 21 preferential* short-term parking spaces 
along Barnard Way, an expanded 4-acre Central Park with a children's playground, 
food concession, picnic tables, and restrooms at the foot of Ocean Park Blvd., a 1.5-
acre South Park at the southern end of the beach with a children's play area and a 
shoreline accessway for physically handicapped persons, the redesign and separation 
of the bike/skate path from the pedestrian promenade, relocation of entrances and 
exits to the 2,400-space parking lot and various street system changes designed to 
improve vehicular and pedestrian access, circulation and safety. 

DESCRIPTION OF AMENDMENT: Amend project description requiring 21 preferential* 
short-term parking spaces along Barnard Way to instead provide 13 of the 21 short
term public spaces at the City's parking lot No. 9 on Neilson Way. 

*In this instance .. preferential" refers to parking in support of short-term use of the recreational uses 
near the beach. 

SUMMARY OF STAFF RECOMMENDATION: 

• The staff recommends that the Commission determine that the proposed development 
with the proposed amendment, as conditioned, is consistent with the requirements of 
the Coastal Act. 
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SUBSTANTIVE FILE DOCUMENTS: COP's 5-84-591, A-318-76, 5-83-002; City of 
Santa Monica's certified LUP. 

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, 
or, 

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

In this case, the Executive Director has determined that the proposed amendment is a 
material change to the project as originally described. If the applicant or objector so 
requests, the Commission shall make an independent determination as to whether the 
proposed amendment is material. 14 Cal. Admin. Code 13166. 

RECOMMENDATION: 

Staff recommends that the Commission APPROVE the permit amendment with special 
conditions. 

USAGE NOTE: 

MOTION: 

To approve an amendment to a coastal development permit, the 
Commission must vote ~~yes" on a motion to approve the proposed 
permit amendment. The amendment is approved if a majority of 
Commissioners present vote uyes." (Public Resources Code § 
30604.) 

I move that the Commission approve the proposed amendment to 
Coastal Development Permit No. 5-84-591 pursuant to the staff 
recommendation. 

STAFF RECOMMENDATION OF APPROVAL: 

• 

• 

Staff recommends a YES vote. Passage of this motion will result in approval of the 
amendment as conditioned and adoption of the following resolution and findings. The • 
motio.n passes only by affirmative vote of a majority of the Commissioners present. 
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STAFF RECOMMENDATION: 

The staff recommends that the Commission adopt the following resolution: 

I. RESOLUTION TO APPROVE PERMIT AMENDMENT: 

The Commission hereby approves the coastal development permit amendment on the 
ground that the development as amended and subject to conditions, will be in 
conformity with the policies of Chapter 3 of the Coastal Act and will not prejudice the 
ability of the local government having jurisdiction over the area to prepare a Local 
Coastal Program conforming to the provisions of Chapter 3. Approval of the permit 
amendment complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the amended development on 
the environment, or 2) there are no feasible mitigation measures or alternatives that 
would substantially lessen any significant adverse impacts of the amended 
development on the environment . 

II. STANDARD CONDITIONS: 

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

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

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

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

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

Ill. SPECIAL CONDITIONS 

1 . Public Parking Plans 

Prior to issuance of the permit amendment, the applicant shall submit, for the 
review and approval of the Executive Director, plans showing a minimum of an 
additional 1 3 metered {3-hour limit) public parking spaces within City parking lot 
No. 9, on Neilson Way. 

2. Construction of Parking Spaces 

• 

The 1 3 additional metered public parking spaces within Lot No. 9 shall be installed • 
and in operation within 90 days from the date of Commission approval of this 
permit. The parking spaces shall conform to the reviewed and approved plans 
identified in special condition no. 1 of this amended permit. 

3. Future Changes 

With the acceptance of this permit amendment the applicant agrees that any 
change in the hours or days of operation of the 13 short-term {3-hour minimum) 
public parking spaces within City parking lot No. 9, on Neilson Way, will require an 
amendment to this permit. 

4. Condition Compliance 

Within 60 days of Commission action on this amendment to the Coastal 
Development Permit, or within such additional time as the Executive Director may 
grant for good cause, the applicant shall satisfy all conditions of approval required 
to be satisfied prior to issuance of the Coastal Development Permit, as amended. 
Failure to comply with this requirement may result in the institution of enforcement 
action under the provisions of Chapter 9 of the Coastal Act. 

• 
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Note: Unless specifically altered by this amendment, all conditions imposed on 
the previously approved permit shall remain in effect (See Exhibit no. 3) 

IV. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. Project Description and Location 

Amend project description requiring 21 preferential short-term public parking spaces 
along Barnard Way to instead provide 1 3 of the 21 short-term public spaces at the 
City's public parking No. 9, on Neilson Way. The City will create 13 new short-term 
(minimum of 3-hour limits) parking spaces by restriping the public lot. 

Lot No. 9 is located approximately one block inland, or 700 feet northeast of the 
current location of the 13 parking spaces. Lot No. 9 currently provides 151 public 
metered spaces. The metered time limits for the existing parking spaces within Lot 
No. 9 include approximately 141 three-hour meters and 1 0 ten-hour meters. The lot 
operates seven days a week, 24-hours a day. 

In November 1 984 the Commission approved the City's Ocean Park Beach 
Improvement Plan (CDP# 5-84-591 ). The Plan included: 

1) a 3.5- acre Linear Park along Barnard Way and 21 parking spaces between 
Crescent Bay Park and the proposed South Park as a continuation of the 
oceanfront/Palisades Park theme created by reducing Barnard Way to 2 lanes 
and utilization of the existing landscaped area of the beach parking lot adjacent 
to Barnard Way; 

2) expansion of the existing grassy area of the Santa Monica State beach at the 
foot of Ocean Park Blvd. To create a 4-acre Central Park to include shade 
pavilions with tables and benches, grassy picnic areas, renovated food 
concession stand and restrooms and a new children's play area; 

3) a 1.5-acre South Park located at the extreme southward end of the parking 
lot to include light landscaping, a seating area, a small children's playground 
and a shoreline accessway for physically handicapped persons; and 

4) realignment of the existing bike/skate path and pedestrian promenade which 
extends from Bay Street south to the city limit. Bike/skate traffic will be 
separated from the pedestrian promenade in the Central Park area. Small plazas 
and a low seat wall will be located at intervals along the promenade . 

The City's proposed 21-parking spaces were approved by the Commission in two 
locations along Barnard Way. Barnard Way is the first public road paralleling the coast 
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and provides pedestrian and vehicle access to the South Beach Park and to the public 
"on-site park" (tennis and basketball courts and landscape area) on the inland side of 
Barnard Way. The first location consisted of 8 spaces on the landward side of Barnard 
Way, adjacent to the "on-site park" approved under CDP#5-83-002. The remaining 13 
spaces were located along the south curve of Barnard Way, on the southern side of the 
curve, adjacent to a 60-unit low income senior citizen complex approved under COP #A-
318-76 and subsequent amendment #A-318-76A. The 13 parking spaces along the 
Barnard Way curve is the total number of parking spaces provided along this segment of 
Barnard Way. 

Currently, the 13 parking spaces are not available to the general public. In March 1989, 
the City created a preferential parking district (Zone P) for resident parking along Barnard 
Way, at the location where the 13 short-term public parking spaces were approved in 
COP #5-84-591. The zone prohibits public parking anytime. The preferential parking 
zone was created without the benefit of a Coastal Development Permit. 

According to the City the preferential parking zone was created to support the adjacent 
60-unit senior citizen residential complex. The senior citizen complex was approved by 
the Commission in 1980 and constructed in approximately 1982-83. The approved 

• 

complex provided 31 on-site parking spaces. In approving the senior citizen housing • 
project the Commission found that the parking would be adequate to support the type of 
development proposed. However, the combination of the limited on-site parking and 
limited on-street parking, in the immediate area of the senior citizen housing complex, 
created a significant deficiency of parking for residents and support workers. 

The City is requesting that the required 1 3 short-term spaces be relocated to nearby 
public lot (lot No. 9). By relocating the short-term public spaces to a new location .the 
existing spaces along the Barnard Way curve will no longer be subject to the original 
permit restrictions identified in Coastal Development Permit no. 5-84-591. It is the 
City's intent, through a separate permit application, to request approval of a residential 
preferential parking district to support the residents of the senior citizen housing complex. 
The City has concurrently filed a permit application (5-99-051) to establish the parking 
district, which is currently scheduled for hearing by the Commission. 

The proposed amendment was before the Commission in January 2000. The 
Commission expressed concerns with the adequacy of the City's replacement parking 
in this amendment application and in the City's preferential parking permit 
applications that were concurrently before the Commission, and asked the City to 
explore other alternative parking mitigation measures. After the City agreed, the 
Commission postponed the hearing on this item and the preferential parking perm~t 
applications. • 
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The City is proposing to relocate or replace 13 short-term public parking spaces from an 
area adjacent to the beach and the City's South Beach park to an existing public parking 
lot, located approximately one block inland. One of the strongest goals of the Coastal Act 
is to protect, provide and enhance public access to and along the coast. The relocation of 
public parking adjacent to the beach to an area further inland could, in some casesr reduce 
public access opportunities in the area. 

Several Coastal Act policies require the Commission to protect beach and recreation 
access: 

Section 3021 0 of the Coastal Act states: 

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

• Section 30211 of the Coastal Act states: 

• 

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

Section 30212.5 of the Coastal Act states: 

Wherever appropriate and feasible, public facilities, including parking areas 
or facilities, shall be distributed throughout an area so as to mitigate 
against the impacts, social and otherwise, or overcrowding or overuse by 
the public of any single area. 

Section 30213 of the Coastal Act states in part: 

Lower cost visitor and recreational facilities shall be protected, 
encouraged, and, where feasible, provided. Developments providing public 
recreational opportunities are preferred. 

Section 30214 of the Coastal Act states: 
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(a) The public access policies of this article shall be implemented in a 
manner that takes into account the need to regulate the time, place, and 
manner of public access depending on the facts and circumstances in each 
case including, but not limited to, the following: 

(I) Topographic and geologic site characteristics. 

(2) The capacity of the site to sustain use and at what level of 
intensity. 

(3) The appropriateness of limiting public access to the right to pass 
and repass depending on such factors as the fragility of the natural 
resources in the area and the proximity of the access area to 
adjacent residential uses. 

(4) The need to provide for the management of access areas so as 
to protect the privacy of adjacent property owners and to protect 
the aesthetic values of the area by providing for the collection of 
litter. 

• 

(b) It is the intent of the Legislature that the public access policies • 
of this article be carried out in a reasonable manner that considers 
the equities and that balances the rights of the individual property 
owner with the public's constitutional right of access pursuant to 
Section 4 of Article X of the California Constitution. Nothing in this 
section or any amendment thereto shall be construed as a limitation 
on the rights guaranteed to the public under Section 4 of Article X 
of the California Constitution. 

(c) In carrying out the public access policies of this article, the 
commission, regional commissions, and any other responsible public 
agency shall consider and encourage the utilization of innovative 
access management techniques, including, but not limited to, 
agreements with private organizations which would minimize 
management costs and encourage the use of volunteer programs. 

Section 30223 of the Coastal Act states: 

Upland areas necessary to support coastal recreational uses shall be 
reserved for such uses, where feasible. 

Section 30252(4): • 
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The location and amount of new development should maintain and enhance 
public access to the coast by ... providing adequate parking facilities or 
providing substitute means of serving the development ... 

In preliminary studies that led to the adoption of the Coastal Act, the Commission and 
the Legislature reviewed evidence that land uses directly adjacent to the beach were 
required to be regulated to protect access and recreation opportunities. These sections 
of the Coastal Act provide that the priority of new development near beach areas shall be 
given to uses that provide support for beach recreation. The Commission has evaluated 
these concerns in inland and mountainous areas near the beach to provide coastal 
viewing and alternatives to the beach for jogging, strolling and cycling. Furthermore, the 
Commission has consistently addressed both public and private parking issues in order to 
protect the ability of beach visitors who depend on the automobile to access the beach. 
The City's LUP states that the Santa Monica State Beach is the most heavily used beach 
in Los Angeles County and possibly in the State. The City has estimated that over 20 
million people visit Santa Monica's beaches annually (City of Santa Monica's 1992 
certified Land Use Plan). In 1998, between July and September approximately 7.5 
million people came to Santa Monica beaches (County of Los Angeles Fire Department 
Lifeguard Division) . 

Two beach areas, between the Pier and the City's southern City boundary line, have been 
subject to a number of improvements. The beach area between the Pier and Pico 
Boulevard is a broad sandy beach and, according to the City's LUP, is the most active 
recreation-oriented area of the Santa Monica beaches. The area provides volleyball 
courts, outdoor gymnastic facilities, swings, a children's play area, Pedestrian 
promenade, and bike path. The Commission recently approved a permit [COP #5-98-009 
(City of Santa Monica)] for the renovation and improvement of this beach area including 
the recreational facilities and Promenade. The beach area south of Pico Boulevard is the 
South Beach area. The South Beach, located seaward of Barnard Way and Ocean 
Avenue and the residentially developed neighborhood, is improved with a landscaped 
beach park, picnic facilities, children's playground, food concessions, restrooms, 
pedestrian promenade and bike path [COP #5-84-591 (Santa Monica Redevelopment 
Agency]. With development of hotels, restaurants, and improvements to the Pier and 
beach, Santa Monica beach area has been attracting an increasing amount of visitors 
from throughout the Los Angeles area and from outside of the region. 

Directly inland of the South Beach area is the City's redevelopment area that was 
approved by the Commission in 1977 (A-318-76; A-318-76-A 1; A-318-76-A2; 5-83-
002A). The development included 397 condominium units, private amenities, and a 
6-acre public park and accessways within a 16.2 acre site bounded by Neilson Way, 
Barnard Way and Ocean Park Boulevard . 
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In approving the City's Redevelopment Plan, including the Ocean Park Beach 
Improvement Plan, the Commission found that short-term street parking was 
necessary to provide support for the local residents for needed residential parking, and 
to support the proposed on-site park use and adjacent beach recreational areas. The 
City also found that short-term parking was important for the area and proposed 21 
.,preferential short-term spaces" along Barnard Way as part of their project description 
for COP#5-84-591. 

Although the City's submitted project description, which was reflected in the 
Commission's staff report, describes the parking as .,preferential short-term spaces" 
neither the City's submittal material or the Commission's staff reports describes the 
parking as residential preferential or parking exclusively for residential use. The City's 
application for permit #5-84-591 describes the proposed parking as ~~short-term" 

parking. The City. described the proposed parking as: 

Existing on-street parking is maintained north of Ocean Park Boulevard, 
while to the south, some 21 short-term, new parking spaces are 
created-eight adjacent to proposed ~~on-site park" and 13 at the south 
area of Barnard Way . 

• 

. In approving COP# 5-84-591, the Commission found that the eight parking spaces • 
were necessary to provide short-term support parking for the "on-site park" (COP #A-
318-76) approved on the inland side of Barnard Way. Because the parking was short-
term the parking was intended to be used by residents of the community and the 
general public that would use the on-site park's tennis and basketball courts rather 
than for beachgoing, which would generally require a longer period of stay. 

The 13 parking spaces along the south curve of Barnard Way, were intended to 
provide short-term parking for both residents and visitors to the adjacent 60-unit 
senior citizen complex, as well as for coastal recreational visitors. The Commission's 
staff report for COP# 5-84-591 , states that the construction of additional parking 
spaces along Barnard Way and Ocean Park Boulevard is to: 

Provide short-term parking support within the residential community for 
the recreational amenities located outside of the State Beach and for 
short-term coastal recreational visitors. 

Although the term ~~preferential" was used, based on the findings in the previous staff 
reports, and an absence of a description describing the 21 spaces as exclusively for 
residential parking, the Commission concludes that the 21 on-street parking spaces 
were intended to be short-term spaces to be used by the public, which included inland • 
community residents and beach and recreational visitors. 



• 

• 

• 

5-84-591-A 1 
Page 11 

The City is proposing to relocate the 13 short-term public parking spaces to an 
existing public lot (Lot No. 9) on Neilson Way. The lot is located approximately one 
block inland from the current site and approximately 700 feet northeast from the 
existing parking. The City will create an additional 13 short-term metered (minimum 
of 3 hour) spaces by restriping the lot to accommodate 13 additional public parking 
spaces. The lot currently provides 1 51 metered spaces. Time limits for the existing 
metered spaces include 141 three-hour meters and 1 0 ten-hour meters. The_ lot 
operates seven days a week, 24-hours a day. 

The City contends that relocating the 1 3 short-term public parking spaces within Lot 
No. 9 will continue to serve the short-term needs of the public for access to the beach 
and recreational uses due to the lot's close proximity to the recreational facilities and 
to the beach. The Neilson Way lot is approximately 500 and 550 feet from the "on
site park", located on the landward side of Barnard Way, and from the South Beach 
linear park. Furthermore, direct access from the Neilson Way parking lot to the "on
site park" and beach area is provided by an existing public accessway that extends 
from Neilson Way to Barnard Way. Because of the existing public accessway the 
Neilson Way parking lot provides quick and easy access to the recreational facilities in 
the area and is currently readily used for parking by beachgoers and recreationalists . 

The Commission finds that the City's proposal to re-allocate the public parking to' the 
nearby Neilson Way lot would adequately provide public parking to support short-term 
use of the recreational and beach facilities in the area. The location, availability, and 
cost (rate) of the proposed 1 3 short-term public parking spaces and the available 
public access to the beach and recreational facilities of the area is consistent with the 
Commission's original intent in approving the provision of short-term parking to 
support the recreational uses in the area. The relocation of the short-term parking will 
not adversely impact public access to the beach or coastal recreational areas. 

However, to ensure that the proposed short-term parking will be maintained and 
continue to function as short-term public parking, a special condition placing the City 
on notice, that any change in the time restrictions or days of operation will require an 
amendment to this permit, is necessary. In addition special conditions No. 1 and 2 
require that the City provide plans showing the location of the relocated public parking 
spaces prior to issuance of the Coastal Development Permit and that the public spaces 
be constructed within 90 days of Commission approval of the permit. The 
Commission finds that, only as conditioned, will the proposed project with the 
proposed amendment be consistent with Sections 30210, 30211, 30212.5, 30213, 
30214, and 30223 of the Coastal Act of 1976 . 
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In 1985 the City approved an ordinance creating the residential preferential parking zone 
that eliminated short-term public parking. According to the City the restrictions for the 
zone became effective and enforced by the City in 1986. There are no records of 
Coastal Development permits issued for this development. Although unpermitted 
development has taken place on the property prior to submission of this permit 
application, consideration of the application by the Commission has been based solely 
upon the Chapter 3 policies of the Coastal Act. Action by the Commission on the permit 
does not constitute a waiver of any legal action with regard to the alleged violation nor 
does it constitute an admission as to the legality of any development undertaken on the 
subject site without a Coastal permit. 

D'. Local Coastal Program 

Section 30604(a) of the Coastal Act states that: 

• 

Prior to certification of the Local Coastal Program, a Coastal Development Permit shall 
be issued if the issuing agency, or the Commission on appeal, finds that the proposed 
development is in conformity with the provisions of Chapter 3 (commencing with • 
Section 30200) of this division and that the permitted development will not prejudice 
the ability of the local government to prepare a Local Coastal Program that is in 
conformity with the provisions of Chapter 3 (commencing with Section 30~00). 

In August 1992, the Commission certified, with suggested modifications, the land use 
plan portion of the City of Santa Monica's Local Coastal Program, excluding the are~ 
west of Ocean Avenue and Neilson Way (Beach Overlay District), and the Santa Monica 
Pier. On September 15, 1992, the City of Santa Monica accepted the LUP with 
suggested modifications. 

The area within the Beach Overlay District was excluded from certification after the 
voters approved Proposition S which discourages certain types of visitor-serving uses 
along the beach. In deferring this area the Commission found that, although Proposition 
S and its limitations on development were a result of a voters initiative, the policies of 
the LUP were inadequate to achieve the basic Coastal Act goal of maximizing public 
access and recreation to the State beach and did not ensure that development would not 
interfere with the public's right of access to the sea. Therefore, the subject site is not 
included within a certified LCP and the coastal development permit must be issued by the 
Commission. 

As conditioned the project will not adversely impact coastal resources or access. The • 
Commission, therefore, finds that the project, as conditioned, will be consistent with the 
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Chapter 3 policies of the Coastal Act and will not prejudice the ability of the City to 
prepare a Land Use Plan and implementation program consistent with the policies of 
Chapter 3 of the Coastal Act as required by Section 30604(a). 

E. California Environmental Quality Act. 

Section 13096 of the Commission's administrative 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 21 080.5(d)(2)(i) of CEQA prohibits a proposed development from being approved 
if there are feasible alternatives or feasible mitigation measures available, which would 
substantially lessen any significant adverse impact which the activity may have on the 
environment. 
The proposed project, as conditioned, is consistent with the applicable polices of the 
Coastal Act. There are no feasible alternatives or mitigation measures available, which 
would substantially lessen any significant adverse impact, which the activity may have 
on the environment. Therefore, the proposed project is found consistent with CEQA and 
the policies of the Coastal Act . 
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Application: 

Applicant: 

Description: 

Site: 

STAFF REPORT AND RECOMMENDATION 

5-84-591 

Santa Monica Redevelopment Agency 
City Hall, 1685 Main Street 
Santa Monica, CA 90401 

The Ocean Park Beach Improvement Plan includes 
the creation of a Linear Park and 21 preferential 
short-term parking spaces along Barnard Way, an 
expanded 4-acre Central Pa~k with a children's 
playground, food concession, picnic tables, and 
restrooms at the foot of Ocean Park Blvd., a 1.5-. 
acre South Park at the southern end of the beach 
with a children's play area and a shoreline acces- · 
sway for physically handicapped persons, the re- • 
design and separation of the bike/skat& ~ath from 
the pedestrian promenade, relocation of entrances 
and exits to the 2,400-space parking lot and 
various street system changes designed to improve 
vehicular and pedestrian access, circulation and 
safety. 

Portion of the Ocean Park Redevelopment Area 
bounded by Bay Street, the Pacific Ocean, Barnard 
Way and Neilson Way 
Santa Monica, Los Angeles County 

Substantive. File Documents: 

1. Permit No. 318-76 (Santa Monica Redevelopment Agency) 2/16/77 
2 •. Permit No •. A318~76 {Santa Monica Redevelopment Agency)l0/14-16/80 
3. Permit No. A318-76 (Santa Monica Redevelopment Agency) 9/15-18/81 
4. Permit No. 5-83-2A (Santa Monica Redevelopment Agency) 
~~ Santa Monica State Beach Resource ·Manag~ent and Development 

1 Plan· ·•· · 
6. ~inal ~nvironmental Impact Report, ocean Park Beach 

r----------------..... 
If 



State ef California 

. ·Memorandum 

~ November 9, 1984 

• 

• 

To: Commissioners and Interested Persons 

From: South Coast District 

Subject: Correction and Clarification for Staff Report 5-84-591-
(City of Santa Monica-Ocean Park Beach, Regular Calendar, 
Item B(i) (Addendum Material) 

1. Special Condition II (1), page 2 of the staff report referenced 
above should be modified to read as follows: 

2. 

3. 

sws 

"Central Park" Development. Maximum height of any proposed 
structures shall be limited to 26.75 feet above mean sea 
level. The timing of construction shall not conflict with 
peak periods of beach use (from May 1 to September 15 of any 
given year). 

Additionally, the height of the existing structures and of those 
proposed as stated on pages 6-7, paragraph 4 and page 7, par. 1, 
should read 25.95 feet above mean sea level and 26.75 feet above 
mean sea level instead of above finished grade. 

In Section III(4), page 3 of the staff report states that one of 
the parking lot/street system improvements of the proposed plan 
includes the relocation of the main entrance from Ocean Park Blvd. 
to the Bicknell Avenue entrance. This statement is also found again 
on page 10 of the report. Clarification of this statement and the 
existing situation and proposed changes is necessary to prevent a 
misunderstanding of the proposed project. Currently, there are two 
entrances to the south Santa Monica State Beach along Barnard Way, 
one at Ocean Park Boulevard and the other at Bicknell Avenue. The 
entrance at Bicknell Avenue is used as an auxiliary entrance and 
operated only on peak beach use days. The proposed plan calls for 
the operation of both the entrances on an equal basis. Because 
information submitted by the applicant indicated that 83% of the 
automobiles arriving at the Ocean Park Boulevard entrance come from 
either surface streets north of the entrance or the Santa Monica 
Freeway and that a signing program will direct this traffic to the 
Bicknell Avenue entrance via Pice Boulevard and Ocean Avenue, thus 
the use of "main entrance" in the staff report in referring to the 
change in use of the Bicknell Avenue entrance. The City of Santa 
Monica, as indicated in the attach~d letter, objects to the use of 
this terminology and prefers that neither entrance be considered a 
main or auxiliary entrance but that both entrances will be operated 
to provide more efficient and direct access for all beach user~ • 



CITY OF 

SANTA MONICAe· 
OFFICE OF THE CITY .MA.\!AGER 458· 8301 

November 8, 1984 

California Coastal Commission 
South Coast District 
245 West Broadway 
P. o. Box 1459 
Long Beach, CA 99891-1458 

Attn: Theresa Henry 

CALIFORNIA 

PO Box 2200, Santa Monica, California 90406· 22t"ll1 

IR1 [g © [g ~ w ~-@ 
NOV091984 

CALirORr·•IA 
COASTAL COMMiSSION 
SOUTH COAST DISTRICT 

Re: Ocean Park Redevelopment Project/Beach Plan Application 
Number 5-84-591 

Dear Ms. Henry: 

We have received the Notice of Public Hearing and Coastal Commis-
sion Staff Report for the Ocean Park Redevelopment/Beach Plan, • 
Application Number 5-84-591. 

While we concur with the staff recommendations and report com
position, there are two misstatements of project information 
which are material and must be amended. 

One issue is the recommended permit condition to allow a maximum 
structure height of 26.75 feet above finished grade. This should 
read 26.75 feet above mean sea level. As written, new structures 
could be 26.75 in height above ground level (finished grade) 
while our intent is only to have structures of 13.5 feet above 
finished grade which translates to 26.75 feet above mean sea 
level. 

Another misstatement was contained in Section III A(4) of the 
report. The third paragraph of this section describes the park
ing lot/major street system improvements to include relocation of 
the main . entrance from Ocean Park Boulevard to the Bicknell 
Avenue entrance. This written description is clearly in error, 
as all plans and submitted documents indicate that both the Ocean 
Park Boulevard and the Ocean Avenue entrance at Braklnell Avenue 
will be upgraded and remain operational to serve beach users on 
an equal basis. 

As you can see, these discrepancies, if not corrected, might ·cre-
ate confusion and a significant misunderstanding by those review- • 
ing the staff report. For that reason, we respectfully request 
that the original report be amended accordingly. 
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• 

Thank you for your attention to this matter. 

Sincerely, 

~~· 
John Jalili 
Acting Executive Director 
Santa Monica Redevelopment Agency 

JJ:SW:mb 
ccltr 
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SUMMARY • The staff recommends approval with conditions 
height and prior conditions to the development of 
Redevelopment Area. · .. 

addressing building 
the Ocean Park 

STAFF RECOMMENDATION 

The staff recommends the Commission adopt the following resolution: 

Approval with Conditions 

The Commission hereby grants, subject to the conditions below, a 
permit for the proposed development on the grounds that the development, 
as conditioned, will be in conformity with the provisions of Chapter 3 
of the California Coastal Act of 1976, will not prejudice the ability 
of the local government having jurisdiction over the area to prepare a 
Local Coastal Program conforming to the provisions of Chapter 3 of the 
Coastal Act, is located between the sea and the first public road near
est 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. 

I. Standard Conditions: See Attachment x. • II. Special Conditions. 

{.;) "Central Park" Development. Maximum height of any proposed 
structures shall be limited to 26.75 feet above finished grade. The 
timing of construction shall not conflict with peak periods of beach 
use (from May 1 to September 15 of any given year) • 

2. Remaining Conditions. All other conditions of ~ermit No. 
318-76 and subsequent amendments and Permit No. 5-83-2A that have 
been approved subject to conditions prior to the submittal of the 
current application not expressly altered by this permit, shall remain 
in effect. · 

III. Findings and Declarations. 

The Commission finds and declares as follows: 

A. Project Description. 

The application is for the development of the Ocean Park Beach 
Improvement Plan which includes: 

(1) a 3.5-acre Linear Park along Barnard Way and 21 parking 
soaces between Crescent Bay Park and the proposed South Park as a c. 
tlnuation of the oceanfront/Palisades Park theme created by reducin 
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Barnard Way to 2 lanes and utilization of the existing landscaped area 
of the beach parking lot adjacent to Barnard Way, 

(2) expansio~ of the existing grassy area of the Santa Monica 
State Beach at the foot of Ocean Park Blvd. to create a 4•acre Central 
Park to include shade pavilions with tables and benches, grassy picnic 
areas, renovated food concession stand and restrooms and a new child
ren's play area; 

(3) a 1.5.-acre South Park located at the extreme southward end 
of the parking lot to include light landscaping, a seating area, a 
small children's playground and a shoreline accessway for physically 
handicapped persons; and 

(4) realignment of the existing bike/skate path and pedestrian 
promenade which extends from Bay Street south to the City limit. Bike/ 
skate traffic will be separated from the pedestrian promenade in the 
Central Park area. Small plaz~s and a low seat wall will be located at 
intervals along the promenade. 

Restrooms/dressing rooms/shower facilities will be integrated 
into the plaza (resting and viewing) areas (see Exhibits A and B, 
Vicinity Map and Beach Plan). 

Parking lot/major street system improvem~nts include relocation 
of the main entrance from Ocean Park Blvd. to the Bicknell Ave. en
trance, redesign and restripping of the lot to provide better vehicular 
and pedestrian access, circulation and safety improvements with the use 
of raised, lightly landscaped pedestrian walkways (wide speed bumps} 
extending from the existing pedestrian entryways from Barnard Way to 
the promenade. The entry toll booths at Bicknell Avenue and just south 
of Ocean Park Blvd. will be relocated westward to allow more waiting 
vehicles into the lot and a ready exit for vehicles whose occupants 
are unable to pay the parking fee and for unloading of passengers. The 
existing parking lot capacity of 2,400 spaces will be retained, however, 
with a greater percentage of compact spaces. Hollister Avenue will 
remain the main exit from the northern end of the lot and the other 2 
exits located south of Ocean Park Blvd., allowing right turns only onto 
Barnard Way will also remain unchanged. Barnard Way will be narrowed 
from 4 lanes to one lane in each direction between Bicknell Avenue and 
Neilson Way. The Ocean/Bay/Bicknell triangle will be redesigned to 
accommodate an anticipated 55% of beach users who will be directed to 
the Bicknell Street entrance with a new beach access signing program. 

B. Project History. 

The Ocean Park Redevelopment Project began in 1958, using Federal 
Urban Renewal funds for land acquisition, demolition and·relocation of 
over 1,500 residents and 200 businesses. Historically, the area was a 
beach resort area related to the old Pacific Ocean Park Pier which was 
located to the west of the redevelopment site. The area evolved into 
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a lower-income residential area with neighborhood and beach commercidllt 
establishments. In 1966, the Twin Tower Santa Monica Shores apartment 
complex was completed. On March 2, 1977, the Commission approved a 
permit for a phased development consisting of 397 condominium units; a 
851-space parking garage, recreational amenities for the new residents, 
general landscaping on~site and within the South City Beach parking lots 
west of the site and a public park located on the project site. The pro
ject replaces a 9•hole golf course/open space area and is located in a 
portion of the Ocean Park Redevelopment Area bounded by Neilson Way, 
Barnard Way and Ocean Park Boulevard in the Ocean Park, Santa Monica, 
Los Angeles County. The development approved by the Commission in 
Permit No. 318-76 covers approximately 18.5 acresr Phase I developed 
9.18 acres of the site. The project was conditioned to establish a 
Housing Assistance and Rehabilitation Program (HARPl for the Ocean Park 
Community financed by the tax increment revenue generated by the Phase I 
units for a period of 2 years after their completion. The project was 
also conditioned to set aside the property at the southwest corner of · 
Neilson and Barnard Ways for senior citizen housing and the formulation 
of a Beach Access and Park Improvement Program to include landscaping of 
the beach parking lot west of the development site in addition to the 
public park that was to be developed on~site. Additionally, the existing 
27 units of City owned low~income housing located at the northwest corner 
of Ocean Park Bend and Neilson Way were to be rehabilitated. · 

Subsequent to granting the original permit in 1977, the Commissi. 
aporoved 2 amendment requests submitted by the applicant. The first 
amendment request heard in October 1980 dealt with the construction o 
the senior citizen housing on the site reserved in the original permit 
and the second request in September of 1981 was to reduce the number of 
low income units to be rehabilitated from 27 to 22, to provide more 2 
and 3-bedroom units and to provide less parking than normally required 
for multiple family residential developments. Both amendments were 
approved subjec to conditions pertaining to low~income housing pro
visions (see Exhibit C for a list of all permit conditions). The 
Commission also considered a request to revoke the amended permit allow
ing the construction of the senior citizen housing7 the Commission 
denied the request on March 18, 1982. 

On May 26, 1983, the Commission granted the Santa Monica 
Redevelopment Agency a third amendment, 5-83-2A, which dealt with 2 
separate development plans for Phase II of the redevelopment project. 
Litigation between the City of Santa Monica and the redeveloper over 
assumption of responsibility for the fulfillment of conditions required 
in the approval of the original permit prompted the submittal of 2 plans 
for Coastal Commission approval. Though the 2 parties reached agreement 
on the implementation of the Settlement Plan, the redeveloper wanted a 
"back-up" plan approved in case the Settlement Plan was stopped by liti
gation brought by local opposition. In reviewing the amendment request 
the Commission found that both the Settlement and Alternate Plans, sub
ject to conditions similar to those of the previous permit and amendments, 
were consistent with relevant Chapter 3 policies of the coastal Act a. 
approved both plans leaving the decision as to which plan is implemen 
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up to the City and the redeveloper (see Exhibits A and D for the 2 
Plans). The amendment was conditioned to, among other things, provide 
the Commission with written notification of the chosen development 
option within 16 months from the date of approval. On August 9, 1984, 
the City elected to proceed with the development of a plan that is es
sentially the Alternate Plan but which incorporates the parking lot and 
beach park improvements under the Settlement Plan. The current permit 
applicaion is for the development of the beach parks and parking lot 
improvements under this hybrid Alternate/Settlement Plan. The develop
ment of the on-site public park is not a part of this application. 

c. Status of Construction. 

Phase I, which includes the construction ~f204 of the residential 
units, has been completed. In approving the project, the Commission 
attached specific sets of conditions to each of the 2 phases of develop
ment (See Exhibit (~.). All of the conditions to be met prior to con
struction of Phase I have been met. Conditions which were to be met 
concurrent with Phase I and prior to commencement of Phase II have not 
been satisfied. The applicant was required to construct certain beach 
access and park facilities concurrently with the construction of Phase I 
and have the facilities completed prior to commencement of Phase II. In 
November, 1982, the Commission determined that·the City Redevelopment 
Agency is in violation of the original permit granted in 1977. The 
Commission has delayed formal action against the applicant because the 
City Redevelopment Agency requested additional time to resolve the means 
of meeting the beach access and park improvement condition at the local 
level. 

~he 1983 amendment request (5~83-2A). of the City was considered by 
the Commission after the City was found in violation of the original 
permit. While the violation of the original permit was not automatically 
resolved by the submittal of the amendment request, the enforcement of 
the permits' beach access/park improvements condition was of primary 
concern in reviewing the amendment request. In granting the amendment, 
the Commission required that prior to transmittal of the permit, the City 
must deliver a letter of credit for a combined total of $1.5 million to 
ensure that the beach parks, parking lot improvements and on-site public 
park shall be substantially completed within 18 months from the date of 
commencement of construction on the Phase II condominium units and that 
construction of those improvements begin within 6 months from the date 
of commencement of construction on the Phase II units. The City is in 
the process of complying with this condition. 

D. Coastal Viewsheds. 

Section 30251 of the Coastal Act states that: 

The scenic and visual qualities of coastal areas shall be 
considered and protected as a resource of public importance. 
Permitted development shall be sited and designed to protect 
views to and along the ocean and scenic coastal areas, to 
minimize the alteration of natural land forms, to be visually 
compatible with the character surrounding areas, and, where 
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feasible, to restore and enhance visual quality in visually • 
degraded areas. New development in highly scenic areas, such 
as those designated in the California Coastline Preservation 
and Recreation Plan prepared by the Department of Parks and 
Recreation and by local government shall be subordinate to 
the character of its setting. 

The development of the 3.5~cre linear park that will extend from 
the existing Crescent Bay Park to the south City limit along Barnard 
Way is intended to continue the oceanfront/Palisades Park theme through 
the City limit. This is an extension of the recommendations contained 
in the City's Draft Land Use Element which suggests extending the 
Palisades Park theme only up to Crescent Bay Park. Historically, there 
has been much opposition to the proposed landscaping of the linear park 
as well as the Central Park by those residing immediately east of the 
project site and by other members of the public who contend that the 
proposed trees and shade structures along with the existing food conces-, 
sions, restroom and park maintenance structures will block views of the 
ocean. 

The issue of view blockage was addressed in the Final Environmental 
Impact Report (.FEIR) for the project. North of Hollister Avenue, the 
grade differential·between the parking lot and residential uses east of 
Ocean Avenue is such that the potential for view blockage by landscaping 
is minimal. Further, landscaping throughout the parking lot will be 
similar to that currently in place in the southern portion of the par.g 
lot which does not cause significant view loss. Planned landscaping 
the Central Park will not cause view blockage, but the use of slender 
palm trees for most of the larger landscaping elements and the placement 
of trees outside of existing view corridors whenever possible is intended 
to minimize view losses while at the same time adding to the park setting, 
shade, and vertical design elements silhouetted against the ocean. 

Planned structures, including concession stands, bathrooma and 
pergolas would also cause some view blockages; however, the pergolas are 
the only net added facilities and would be designed with open sides to 
allow viewing through them. The proposed structures would not create 
significant view blockages. It is noted that in response to recent 
comments by the Planning Commission, Recreation and Parks Commission 
and the public, the number of new trees and pergolas in the Plan was 
reduced. 

The height of the existing food concession, restroom and main
tenance structures on the beach is 25.95 feet above finished grade as 
measured by the project architect, Moore, Ruble, Yudell. On April 10, 
1984, the Santa Monica City council awarded the contract for the re
novation and operation of the 2 food concessions to McDonalds. Design 
plans for the stands were subsequently approved as shown in Exhibit E. 
The design and materials will be similar for both stands (one located in 
theproposed Central Park and the other to remain at the current location 
at the foot of Hollister along the existing pedestrian promenade)con-. 
sisting of a painted lattice over stucco panels, One painted wood s' 
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will be located on the face of the stands just above the main entrance to 
each building. The Commission previously conditioned the project to limit 
the height of additional structures on the beach not to exceed the height 
of eXisting at~uctures~~25.95'feet. The architects for the project con
tend that, in order to;bring the food concessions up to health and fire 
code standards, it is necessary for the structures to exceed the existing 
height by 0.8 feet or approximately 9 inches due to the placement of heat 
exhaust and cooling equipment on the roof and a parapet to shield the 
equipment. The Commission has determined that this increase in height is 
insignificant and will not have any adverse impact on coastal views, 
since the landscaping that is proposed to shield the beach structures in 
the Central Park area is approximately one foot higher than the struc
tures. 

The Commission finds that although some view blockage of the ocean 
will occur in some limited areas along the coast it is minimal. It shoulc 
be noted that some view blockage already exists due to the existing 
restrooms/dressing room, maintenance and food concession facilities along 
the beach. The benefits of the proposed beach park improvements providin£ 
additional public recreational opportunities more than outweigh the mini
mal view blockage that will result. Therefore the Commission finds that 
as conditioned to limit the height of any new structures to 26.75 feet 
above finished grade the project is consistent with Section 30251 of the 
Coastal Act. 

E. Coastal Access • 

In evaluating the proposed beach improvements and street system 
changes, the major issues are Coastal Access, including parking and 
traffic concerns, coastal viewsheds and public recreational opportuni
ties. Sections 30252(~), (3}. and (41 of the Coastal Act deal with public 
access to coastal areas and states as follows: 

The location and amount of new development should maintain 
and enhance public access to the coast by: 

(ll facilitating the provision or extension of transit service, 

(3) providing nonautomobile circulation within the development, 

(4) providing adequate parking facilities or providing sub
stitute means of serving the development with public 
transportation. 

1. Public Transit. 

Both the Santa Monica Municipal Bus Lines (SMMBL) and the 
Southern California Rapid Transit District {RTD) provide public transit 
service to the Ocean Park area. However~ bus stops are located 
primarily along Main Street, 2 blocks from the Santa Monica State Beach. 
SMMBL has a bus stop at the intersection of Neilson Way and Barnard Way 
and one at the intersection of Ocean Avenue and Pico Blvd.,which are 
located at the extreme southern and northern ends of the beach, 
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respectively and would require riders to walk a couple blocks to the. 
beach. The regional public transit line, RTD, which serves the Grea~ 
Los Angeles area stops only along Main Street. This situation dis~ 
courages the use of public transit as a means of getting to the beach 
by families with small children, the elderly, handicapped persons, and 
those who are carrying food, beverages and other beach paraphernalia. 

The Final Environmental Impact Report (.FEIR) for the Ocean Park 
Beach Improvement Plan, prepared by BCL Associates in August of 1984, 
states that the project is intended to provide for the increased use of 
public transit to the coast. The document notes that one of the policy 
issues of the Santa_Monica Coastal Program, coastal access transporta
tion needs analysis will place the greatest emphasis on the use of public 
transit, then bicycles, then pedestrians, and finally, the automobile in 
terms of planning future development. 

2. ·Nonautomobile Circulation. 

The proposed plan provides for nonautomobile circulation within 
the development as well as to it. Class II bike lanes currently exist 
along both sides of Ocean Park Blvd., along both sides of Barnard Way 
and along Ocean Avenue for the semi-exclusive use of bicycles. Along the 
beach oarking lot is a Class I bike path which extends south into Venice 
and north beyond the Santa Monica Pier. Though the project proposes 
narrowing Barnard Way between Bicknell and Neilson Way and the provision 
of a landscaped median along Ocean Park Blvd., all existing bike • 
lanes will be preserved. The Class I bike/skate lane located on the 
beach parking lot will be realigned and separated from the pedestrian 
promenade in the proposed Central Park area to minimize conflict between 
park users and riders. 

Additional nonautomobile circulation is provided within the project 
site as a means of providing additional public recreational opportuni
ties. A 3.5-acre linear park along Barnard Way will provide a land
scaped walking/jogging path between Bicknell and the south City limit 
thereby encouraging nonautomobile circulation within the area. 

3. Parking. 

The FEIR for the project stated that the 2,400-space parking 
lot is underutilized during most of the year, specifically during the 
fall, winter and early spring and during the week in the summer months. 
Further indication of the underutilization of the lot is the fact that 
the existing auxiliary beach entrance at Bicknell and Barnard Way which 
is only opened on peak days throughout the year was only operated 13 
days in 1980 and 8 days in 1981. A parking su~ey conducted on Sunday, 
May 16, 1982, indicated that there were only 1;776 vehicles parked·or 
74% utilization. 

The proposed project involves the development of 9 acres o~ ~ark 
area with attendant food concessions, picnic and play area amen1t1es •• 
These improvements to the Ocean Park Beach area will undoubtedly cau 
some increase in the amount of beach users. However, the Commission 
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contends that this increase in use will not have an adverse impact on 
parking conditions since the lot is currently underutilized. Addition
ally, the completion of the on-site park providing pedestrian and bicycle 
access to the beach from Neilson Way, the linear park extending from 
Bicknell to the south. City limit and the beach park improvements will 
attract nonautomobile beach users, thus little or no additional demand 
for parking. 

The parking issue concerning the proposed project is therefore not 
the provision of additional parking but maintenance of the exi~ting 
capacity. The planned park additions and landscaping of the parking lots 
will not preclude the use of existing parking. 2,400 parking spaces will 
be provided; however, the parking lot will be repaved and restripped to 
provide more efficient use of the facility. Of the 2,400 spaces, 958 or 
40% will be compact spaces. The distribution of spaces in the north and 
south lots (Ocean Park Blvd. divides the lot) is 1,529 spaces or 64% in 
the former and 871 spaces or 36% in the latter, with 69% compact spaces 
in the north larger lot and 31% in the south lot. 

Short-term parking needs outside of the beach parking lot are also 
addressed by this project. ~~M'w•g,.q,~~~~~ 
iitJH~. ~. :GllDiUes.~,a.tonCJ'tJ:iith'.: ~;i..&"l_J.:i e-~~~:.:,:t~~,~~y.,~etJ~~~l\'::.wei.fl:.so.ru.~•v"" 
~d~ii4<.~,~.¥~~u.na.t:<i¥May-~l)rMi'4ti!!i1•1 ~~~~--~-i~q 
itii~§r:.<?.ll\~~~.:;~fif~-'-""~)!l}i:t!e·. The short-term parking provides support for 
the local· residents for needed residential parking, and would also be 
necessary to support the proposed on-site park u~e and adjacent beach 
recreational areas located along Barnard Way as it forks to the east and 
intersects with Neilson Way. According to the City's Traffic and 
Parking Engineer, the proposed street narrowing project will not adverse
ly impact the current supply of short-term parking, and the redesigned 
streets would have additional capacity available for the development of 
more short-term parking spaces; the City's Traffic Department believes 
an additional 9 spaces could be created on the southern side of Ocean 
Park Boulevard adjacent to the Phase II units. ~-..·~~"1:'1~--s-, ..... 
--~~~·:f&PP~-.1-•o~~lfOonA~d~44t.'tilitiffll(l~~k1~~pa~4!t8~1\C:J· 
~~<...Way~:~4.,~••a~'lfl.ar~~~q~.~'!Y•fifl\'·'-1bef~V.t.de~~()~'t~'t*rtn·:Pil'E'.i!~fJar..:~.~P':!i· · 
:po~~-~.11'1:Kt.'the·;;Rtltaenti:al:"oomnrun1ty for:-."~1:1~ reoreationai·;.;amenJ.ti-es 
~~te~.;~U~!de""'f,~Jthe~"State"·Beaeh ·and ·for shbrt'-tern{ eoast~l:~~ecreati.on
l."!"'v1s!tors. Sect1on 3 0212. 5 of the Act calls for the prov1s1on of 
parking facilities throughout an area so as to mitigate against the 
impacts of overcrowding and overuse by the public of a single area. 

'l'ha::.l)r..o.j:er:t~·vt:!i.'-"~·-'~re~£1ncj 1"2'r·=·abo~t+iternr-.;p:teferent-ia1·-.,;>arking 
IIPBeA~'lf~lif~~ay ... ~"~<a-el~~~~,,'"'P-ro~'Bett<•~"n""i!¥t'i!',·1?,a'rk~nd • 
~~:tb~4HO-*'.pr.oridLDCJ.ill04lcee:ssa..'f-er ... Ji.l"Oeai·"throu<;1h ·'traffic 
!fortf Speeaway "'onTh!farnaiC!'"''Way-. Existing on-street parking will be 
maintained north of Ocean Park Blvd. 

4. Traffic. 

The Coastal Act expressly discourages projects that create 
adverse impacts on major coastal access routes and states that projects 
should enhance coastal access. The proposed project includes several 
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changes to Barnard Way which is the street adjacent to the beach par.g 
lot and other street system changes including relocation of beach en 
trances. Currently the main entrance to the beach parking lot is 
located just south of the intersection of Ocean Park Blv~. and Barnard 
Way. The auxiliary entrance at Bicknell Avenue and Barnard Way is only 
operated on peack beach use days. The proposed plan calls for the shift
ing of the main entrance north to the Bicknell Avenue auxiliary entrance 
and the operation of the Ocean Park Blvd. entrance only during the sum
mer months (however, the State Department of Parks and Recreation has 
given concept approval of the plan conditioning it to keep both entrances 
open on a year-round basis, see Exhibit J, 14). The relocation of the 
main entrance to the north has been proposed as a result of beach user 
9rofiles reported in the FEIR which indicates that 44% of the automobiles 
reaching the Ocean Park Blvd. entrance arrive from surface streets north 
of Ocean Park Blvd. and an additional 3~% coming from the 4th Street or 
Lincoln Blvd. exits of the Santa Monica Freeway. Only 18% of the vehicle: 
arrived from the south. A beach user survey conducted by the City of 
Santa Monica further·indicated that most local beach users either walk· or 
ride bicycles to the beach. Hollister Avenue will remain the main exit 
from the northern end of the beach parking lot. The 2 other exits, 
located south of Ocean Park Boulevard and allowing right turns only onto 
Barnard Way, would remain. 

Other proposed traffic flow improvements include the ocean/Bay/ 
Bicknell triangle at the north end of the project site which will be re
designed to facilitate the flow of traffic into the north beach parking 
lot from Ocean Avenue. Appian Way will be closed between Pico Blvd •• 
Bay Street to minimize the number of streets converging onto Ocean A e 
A small parking area will be created off of Bay Street adjacent to 
Crescent Bay Park to replace the existing Appian Way parking (see Exhibit 
F). 

The Commission finds that the proposed project will have no signifi
cant impact on public access to the coast. The encouragement of coastal 
access by mass transit means, the enhancement of the existing bike path, 
the provision of beach access from Neilson Way through the proposed on
site park, and the beach parks and parking lot improvements to facili
tate pedestrian access as well as traffic movement into the lots and 
better vehicle circulation within the lots are all measures that will 
improve public access to the coast. The relocation of parking lot en
trances would better serve regional access into the south City beach 
area and would minimize conflict between beach traffic and residential 
traffic. The relocation would provide a shorter, mor~direct route from 
the Santa Monica Freeway and Pacific Coast Highway into the parking lots. 
The secondary Ocean Park Blvd. entrance will minimize traffic conflict 
with residential streets to the east and north of the project site by 
better distributing traffic in and out of the beach parking lots. The 
relocation of the toll booths westward allowing additional queuing areas 
will ease traffic back-up problems. Therefore the Commission finds that 
the proposed Barnard Way narrowing, parking lot entran7e reloc~tions a~d 
redesigns and attendant street system changes are cons1stent w1th Sect1on 
30252(1), (3) and (4) of the Coastal Act. • 



• 

• 

• 

F. Public Recreational Opportunities. 
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Section 30213 of the Coastal Act states in part that: 

Lower cost ··visitor and recreational facilities shall be 
protected, encouraged, and, where feasible, provided, 
Developments providing public recreational opportunities are 
preferred. 

Further, Section 30221 of the Act addresses the provisio~ of public 
coastal recreational opportunities and states that: 

Oceanfront land suitable for recreational use shall be 
protected for recreational use and development unless pre
sent and foreseeable future demand for public or commercial 
recreational activities that could be accommodated on the 
property is already provided for in the area. 

The proposed 3.5-acre Linear Park, 1.5~acre South Park and expanded 
4-acre Central Park serve to enhance the public's enjoyment of the 
coast. These improvements are low cost since no additional fee other 
than the parking lot fee for those arriving by automobile will be 
charged for the use of these new facilities, Additional strolling, 
jogging, picnicking, shaded sitting, and play areas will be created. 
These additional coastal recreational opportunities are provided through 
the use of existing unused paved areas and will not take up any existing 
parking lot capacity or any publicly used sandy beach areas. The 
Commission therefore finds that the proposed project is consistent with 
Sections 30213 and 30221 of the Coastal Act. 

G. Other Agency Approvals. 

The subject site, the southern portion of the Santa Monica State 
Beach, is owned by the State of California but operated by the City of 
Santa Monica. The State agency with jurisdiction over the site is the 
Department of Parks and Recreation and thus their approval is necessary 
for any changes to the beach, The Department's July 23, 1984, comments 
on the Draft Environmental Impact report for the project outlined 4 
agency concerns (see Exhibit G). The concerns were over the type of 
recreation provided, the intervals at which recreation service areas 
would be place, parking lot entrances, operation and the provision of 
special user group type of facilities on the State beach property. The 
FEIR addressed these issues to the satisfaction of the Department, and 
they granted concept approval of the project with the condition that 
both parking lot entrances remain open year~round (.see Exhibits Hand J). 

H. Land Use Plan Consistency. 

The City of Santa Monica submitted their Draft Land Use Plan in 
early 1981. The Plan was subsequently withdrawn a few months later 
after a change in the local administration, The City is currently in 
the final stages of drafting a revised Land Use element to the general 
plan, and adoption is scheduled for late October 1984. The City 
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expects that shortly after adoption of the revised Land Use element •. 
work will begin on drafting the Land Use Plan segment of their Local 
Coastal Plan which will incorporate the applicable policies of the 
Land Use element. 

However, the draft LUP called for an upgrading of southern City 
beachfront recreational and access opportunities, for nonvehicular 
traffic patterns to and along the shoreline and for opportunities for 
additional recreational facilities to be maximized where feasible. The 
Commission finds these ~UP goals are consistent with Chapter 3 policy 
concerns within the Coastal Act and that the proposed plan would help 
actualize these planning goals for the community. 

• 

• 
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II. Conditions: The pend.t. 1s subject to the toU~..nc cond.iti~: 

The applicant shall submit the tollOWin& to the kecutive Director ot the Collllli.s
liOD tor bi.s rev:Lew and appronl to usura coatorance With the i:tta ot these 
coa::t.i;t,ions. lo constru:ctio!l shall COJIIIeDce w:zt.il the lxecutiw Di.rector hu cezotilied. 
111 Vritq t.bat all. cand.itioDs applicable to such coast.ructicD ha:n bHn aatist~ • 

.&. Conditions to be COIIpl.eted prior to coast.ructioc ot Phue I •• d.et1Md. .. 
1D the F.Ux!.1J:Ip &Del I:tecl..uat.icml bal.cv: - .• --- . 

(1) J. mttea .itorceabli a~ b'Dd' "I the ra::lnelopezo to 11Dplemeat. 
the fallaw:!J:Ia conJ1tiaz:Js 1D ldd.it!Oc to the &ppl.icaDt r s return ot & ai&fteci· COPT. ot the .. 
pe:mit, aareeica to the pend.t cond'tica.s. !be DifPositiDil am De~ Ap'e~cr.t 
_,. be sut!'id.ent to c:oazpq v1tJl this requ.:1remez:1t U it com:•iM sucb a.ssunncu. . . . 

. . ... (2) '!be lepl. op:lnion, satistactor.r to the ~ift Director am the 
A.tt01":1e1 Gez1e.ral r S ot.ttce, ot the ~neJ.opsect; '&ez1C7 COW'l.Sel am, it DeC8SA%'7r 
bozxl counsel approvc..na the lesallt7 ot Cacd.itio= A-3, A.-4., am c-:z. 
. -- . (3) l 1fcu.sinc A..saistmce oiZid. Reh&b:U1t&ticn Procraa tor the Ocean Paric" 
Con=n1:t7 (that &rea 'bom:ded. 'b7 Pica CD t.be DCrth, t1ncaJ.n OD the east, Scluth C1t7 

· bouD:!ar.7 OD the .lOUth aD1 the oceu. oc the vest) to pi'Orid.e ~ opportunities tor 
all econoadc sepeats ot the C'O'm'm1tT• The Bau.s1.nc .l.aai.stance am ·Behabilitat:.icm. 

- P:rosnm · sball 'be t"...nanca::l b1 aU ot the tax iDcrceat revet11es · scen.te:l by Pbase I 
: UDtil the eal ot the ttl0-7'e&r per1oci tollow:t.Dg CCIIIlpl.atiart ot· P!:aase I. .W. · ot said. 
•. rea aes. sl:all 'be i:'::"n'oeabl;r dedicated tar the purposes . ~ in sa!.d. Focram-. .. --.. .. ... 

""i. . (4) 'fhS parcel CC111110nl7 ll:::'liCtm U the •str'..p" located. at the ~ ·· 
.JI' - . comez.. ot' ~ ilq .am ldl SOD Wq ahal.1 be l.iad.te:l iD tt.zturs. USe 'to ··scior · 
.• _cit~~~~· ':he applicant ah&U subad.t fl'ri.d.cca ci.t-~=-ot a~~-:·::_: .. -_; 

_rest~!.= !.: a too a= ccnte::d:. appr.:rred. bf ~=• Eacut!n Di.rectar i.-:"'!;1Wcl.bl7 · · · · 
:-:..: : ·~ ~~catiisi-aai4 laD:1 to sair1 ue. lo i.Dteri.m usu shill ·be-puid.tte:t...:. -:-. .:. -: ; · : ;..;... :. .;..:. ; • 

_ _. _ · . _ . _ {5) A beach access m:l park iiiproveaaezzt prosru 1llclnd1ni l.m:1scap::U:Ic ~- ·: : 
--:--o!' biii.C.i.- parii::c lots btlt.vHI:l Ocean Pa:rk Bl"Rl. I.Di South Cit7 limiti,: l.1ld. pc;d.est.r:i.tm · · 
=~ -- ~ ~ ~:veu u 'blC7ele accua to the beach 111 additian to the =site· pi.:rk. -- · • : - : · : ·.: : 

...... - -Ill 

. _ ~ , __ . . . _ _ . (~) • Commend nc with the cocnr.1Ctic= ot Phase I the applicant ;i:Ul =Depn:.: : · 
··· ·.-- etmirtruc:t!CD ot the park az:r:l the access vqs u per A-S i.OOTi,-;Nid. "CCDS'tiuctiO.a to- ·. :. ' · .. 
-~-- &e .. COiaPlet.ei:l Prior to COIIIIlel:lcerlleZlt ot const.mcticm ot Phi.Se : ~- : · · ..,. :-. ; ·· : : ; : -:. ~: : : - ; -

•. 7 : -- •• c. Ccm:itiona to be caapletec1 prior to coastrw:tion ot Pl.se n; u cietined. : · 
· · · il:l f.he P.hXIfnp IJ:ld :Decla.ra.tioM b4ll.o.v. . -· : - · . .;, -- · · ..:. • - · · · : : 

,. 
(1) The rederrel.oper shall .subadt proo!' to the E:l:e=t.iw D::l.reCtor ot 

... - 1mP1esneatatioD am ~et.i.on 'b7 the redeveloper ot the 1iou.si::lc .lssi.sta:lca &zicl llababill-
. -- -t.&tlOD PrOgari ~ bT Coaliticm. A-3. -. : - . . : - .. : -· . 

(2) The applicant shall cause to be rebab:il.itated. the ex!:sti=c rr u:::its . . . 
:. . o£ bciisizsi oVDed 'b7 the Cit7 ot Santa !kmica located at the northeaSt- come;. ot 18il.sen _ · 
· · -·Way arid' Oceu Pi;'k Bl ~ '1'he Zl \Ulits shall continue to be u.S eel tor hi:J'a.sinc · tOl". low- -: ·· 
·') ~ ·iDcome per-Soni for the use.!Ul l.i:e ot the buildings, bat ~·iz:l aa en.at leaa '"t.AIA 20 · ·- ·-- ·· · ·,.e.:;.. .A.a lill:a;r u:d.ts u teasible shall be Z"f".bab:llitated. tar lc»-i.DcOIIDit t~~·. 
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. ·-·~J.,:..• .. ··. • .. . 
·· (3) . Peclutri.ln-&cti'Yiated. sipL1.a to 'be imtall.ecl at Aablmi ~· 

a4 ltdl,., Va7 am at two Opplsit.e ead.s o! the parte tac111ties on 8an1ard. Way. 

(4) '!'be .t'newa7 li;ninc PI"'OftD c:otasi.lteat with ~ o.t t.Ae 
f .. · Pz1)p0114 Beech Master Pl.aD be c:caplet.ecl. 

1 
• • 

D. Co•x"ti= to 1M ~ v1tJl coaati"'IAia:l ot Pbaae l'L .. .' 
. . 

·(.1) The appliccat v.tl1 bec1A t.u ecann=ia at~ t..s.t ~· 
JA~aDtd. U the pet (Jrtd:bit 3) ad \.be beac:b-Nl.atc WpcOt6iiiiit.ltoS let tol'tll Sp._~ 
...,., 8d4 ccmst:uctima to"- ·C!f:IIPlet.c pr1o:- to applicatioD for cwt.U'1cat:.a ·ot 
OOCUpiGf:lr tor Pbue lie - .. . . -

....... , ........ L ~ .... , ... --..~ .... 4 
4L•wl..#•.c ~..,.... ~ ~ 't"J'Zil~ 

(2) .All cocstrw:titm. llll operatti= aJall oc== 1A accozod. vi1:.b. tbe 
approve pl.us IZid. 1d.tb impl.....Z&Uaa ot tba a.d11;1oas aet .t=tll aboft. 

--.ru-~.':"'~t-'" ... :r .1~ ..... •· :.":'r"'r'.:-t~ 1-

,. . . . ... ~ 

2. Keata1 Urd.ts. Prior to the is8WIDCe of a :pel'lllt, the app]..iCa=: lhall sm.it, • .. 
llllbjeet to the rniw and. appzotal at tb.e lzecuti'YII ll:l.reCtor flf the. Coam s&tC=, ~a . 
of the., ~at.!ve ~ement 'betVf!o!ID +.he City ct Sazzt.a ll:miea aml.th& Bous:!.Zij-lutliCrity 
ot tbe COaat7 ot Los ADplea tlbicb. er.1.1'1XNS .t.ba.~ the subject FoPei'tT Vill. be rab,al)~l~-. 
tat.ect.. '!b1s ecoperatiw q::eemeat sbaU C1R1:"e that '4-=i.1::8 sb•', b4i ..re:ated.: it. ·the ·· ·- _: ~ 
Pai:r lll.rk8t. reat. for ~ bows:1l.:ac as est.a:blisbecl b7 the De~ .o!. iowri:l&- m1:- · 
un-a~. (mm) either to: (1) pencma 'Wbo meet 'tliest~-~Stihl~ahedD,--:~:.· 
BUD tor nat tn:tusid;T mxler SecUoD 8 at the Sou.siJ:sc Jdt ot 1937, u emeaded, or u it . 
'1187 aab~ be amend.ed., and. applicable replations; or (2) per8ona 11bo meet the ·-. 
reqa:1raeDt.1 of urr other reat subs::l.d)" or tlmd1 ng PZ"'SNI that p:E'O'ri.des l"''mt.al bowi:JJ:l&. · . . . 
for lov-i:accae hou.sebolt1s. '.Ole apaeme:.cto with the Coastal. Colaad..Sicm· i&all be. tor. a·.:~- :. 
per1ocl &Ztmti:De· 30 rears troll the date the 'I.Feea&l8tlt ~- ~~- . . . : - : ; ~ ~:. ·. - . 
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3. Remai:ging Conditions. 111 ot.her conditions or ~he ci-ip.nal permit Mt ~1Sly 
altered b7 thi1 a.me:Ddmen.t lhall remai.n in e.tf'ect • · - . - . 

A. bverall Conditions 

The following overall conditions shall be fulfilled by the applicant: 
. 
1. Choice of Develo~nt Plan. The applicant shall notify the Executive 

Director ~n writing to in eate which develo~nt plan option will be exercised 
pursuant to this amendment, within sixteen (16) months from the date of approval 
of this amendment. Failure to provide notification to the Executive Director 

.shall cause this amendment to expire. 

·• 2. Letters of·Credft. Where required in any of the following conditions, 
the applicant shall provide a letter of credit according to the following · 
specifications: 

a. The letter of credit shall be issued by a bank, savings and loan, 
or other financial institution registered with the Secretary of State to do 
business in California and subject to the approval of the Executive Director. 

b. The form and content of the letter of credit shall be subject to 
the review and approval of the Executive Director of the Commission. 

c. The letter of credit shall state that it is being issued for the 
purpose of guaranteeing the permit applicant's performance of permit conditions 
and that funds in the amount specified in the condition shall be disbursed for 
that purpose out of the account which backs the letter of credit.· 

· d. Funds fn the account shall be disbursed to the applicant to 
reimburse costs of development which has been completed pursuant to the 
particular condition. The letter of credit shall state the various stages at 
whfch the applicant shall be entitled to reimbursement, subject to the review 
and certification by the Executive Director or hfs designee that the development 
has been completed to that stage. The number of disbursement stages shall be 
reasonable and related to the scale of the development required by the 

• 
condition. In the event that the applicant does not commence development by the 
starting date, or ff development fs not completed to the satisfaction of the 
Executive Director according to specified timetables, then the sums guaranteed 
by the letter of credit shall automatically be payable to the California Coastal 
Commission or fts designee for the purpose of fulfilling the permit condition. 

e. Upon completion of construction, after the Executive Director has 
rf~ahn•min~al'f th~t th~a tf~v~aln~~N~~nt h~c: nt"'t"'ll,._ff ;n lllt"'t"'n,.Alllnt"'~ w;'f'k •k.r:a """".,..ft"'u1111,.. 



per111ft condition, the Collllission shall authorize the issuer to return the letter 
of credit, or otherwise release any retaain1ng funds that were guaranteed • 

3. Interill Park and Access IJ!rovements. Within thirty (30) days of the date 
of this IMnCiint approval, te applicant shall deliver a $200,000 letter of· 
credit to the Executive Director to ensure that interim park ilq)rovements . .. 
depicted in Exhibit D of this a~~nded penaft shall be CQIPleted within six (6) 
•nths fro~~ the date of this approval or be COIIpletecl prior to the c.,..ncement 
of construction of the Phase·II •rtet-rate un~ts, whichever occurs first. The 
letter of credit shall also guarantee that the applicant commence construction 
~thin one hundred and twenty (120) days fro. the date the Notice of Intent·To 
Issue A Pemt is tranSII1tted to the applicant by the Ccnrlssfon, and that the 
~plicant substantially ca.plete park improvement construction within thirty 
(30) kys from the date of coa.ncing construction. 

B. Conditions to be lilt if the Settlement Plan is lnplemented: . 
1. Aporoval In Conceot for the Affordable Housing Site and the •Ocean Park• 
Sfte. =thi applicant Shall agree to subiit separate coastal development permit 
applications for the construction of onsita affordable housing units and for 
construction of the 4-acre •acean Park• as detailed in the Settlement Plan 
(Exhibit B). The per.it applications shall conform with the following special 
requirements, as well as the eo..1ss1on•s nor~al permit application 
requirements: 

• 

a. Affordable Housin,. If the number of onsite housing units is less 
than eighty (80) units, the app icant shall provide additional documentation to • 
the Collrlssion which specifies alternative locations within the Ocean Park 
coastal zone for the remaining units to be constructed so that the total number 
of affordable units is 80 units. The orisite units shall adhere to a maximum 
height limitation of 54 feet above existing grade on Neilson Way. Adequate 
support parking for the onsite affordable units must be provided within the 
project site. Vehicular access to the affordable housing portion of the site 
shall be li•ited to one driveway entrance/exit located along Ocean Park 
Boulevard approximately 140 feet west of Neilson way measured from the 
centerline of Neilson Way to the centerline of the driveway. 

b. •ocean Part• Development. Development plans shall be reviewed and 
approved by the Ci11forn1a Department of Parks and Recreation prior to submittal 
to the Coastal Commission in a coastal development permit application. Maximum 
heights of any proposed structures shall be limited to the maximum height of 
existing structures located on ~he Santa Monica State Beach directly west of the 
project site. The timing of construction shall not conflict with peak periods 
of beach use (from May 1 to September 15 of any given year). Changes to the 
State Beach must be adequately publicized by a publicity program subject to the 
review and approyal of the Cona1ss1on when it considers the subject permit 
application. . 
2. Affordable Housing Develo;;ant. Prior to transmittal of a permit, the 
-applicant shall deliver a $3, ,000 letter of credit to the Executive Director 
to ensure that the onsite affordable housing will be constructed and completed • 
concurrently with the completion of the Phase II market-rate condominum 
construction. The applicant shall commence construction within twelve {12) 



•• months from the date of the commencement of construction on the Phase II 
.arket-rate condominium units. 

3. Onsite Park. Prior to transmittal of a penait, the applicant shall deliver 
a $500,00 letter of credit to the Executive Director to ensure that_the ons1te 
park 111prov-.nts as •p1ctecl in Exhibit E shalt be substantially completed . ·· 
within eighteen (18) •nths fro. the date of the ca..ncement of the 
construction on the Phase It market-rate condominium units. The applicant shall 
com~ence construction within six (6) months of the date of the commencement of 
construction on the Phase II .arket-rate units. 

4. •Ocean Park• and all Offsite Recreational/Access ImSrovements. Prior to 
tran$m1tti1 of a pena1t, the applicant shall deliver a4,o00,000 letter of 
credit to the Executive Director to ensure that the offsite beach/recreational/ 
access improvements shall be substantially completed within eighteen (18) months 
of the date of commencement of construction on the Phase II ~rket-rate 
condominiUM units. The applicant shall commence construction of the improve
ments within six (6) months of the date of commencement of construction on the 
Phase II .. rket-rate units. 

5. Height Limitations for Phase II Market-Rate Units. The applicant shall 
submit precise site plans subject to the review and approval of the Executive 
Director which demonstrate that the maximum heights of the Phase II condominium 
units do not exceed 57.5 feet above average existing grade at Barnard Way. The 
highest point of the condominium structures shall be defined as the top of the · 

·• roof joists. Elevator housing, stairways, chimneys. solar heating systems, etc • 
.. Y exceed the 57.5 ft. height limitation. 

• 

6. Vehicular Access For Phase II Market-Rate Units. Prior to the transmittal 
of a permit, tne applicant sna11 submit, for the review and approval of the 
Executive Director, revised plans which indicate ingress/egress routes for the 
market-rate unit portion of the site. Vehicular access shall be limited to one 
entrance/exit located along Barnard Way approximately 460 feet south from Ocean 
Park Boulevard (as measured from the centerline of Ocean Park Boulevard to the 
centerline of the new driveway). A cut in the median strip shall be provided 
for left turn access into the project while traveling south a 1 ong Barnard Way. 

7. Onsite Park DesiR"· Prior to transmittal of a permit, the applicant shall 
subm~t, subject to t e review and approval of the Executive Director, revised 
plans showing a park design for the 3.27 acres reserved for such use as shown in 
Exhibit E. The onsite park design shall include the provision of at least five 
support parking spaces along Barnard Way adjacent to the Ashland Accessway 
terminus. 

8. Street Narrowis; and LandscapinT. Prior to transmittal of a permit, the 
appllcant shall su it. for the rev ew and approval of the Executive Director, 
precise plans for the landscaping and street narrowing portion of the Beach 
Access/Recreational Park Improvement. The plans shall indicate species and 
location of landscape materials; drought-resistant, native California species 
shall be utilized to the maximum extent possible. The street narrowing plans 
shall demonstrate additional short-term parking availability along the following 
streets: 



a. On the landward side of Bamard Way between Hollister and Ocean Park 
Boulevard. 

b. Along both sides of OCean Park Boulevard between Neilson Way and ~T 
Bamard W41. 

The applicant shall provide as any spaces as possible without conflict with· ·· 
existing shortrtenn parking for.the residential portions of the project site and 
with ingress/egress routes for the project. The street narrowing progr• shall 
be adequately publicized both on a local and regional nature; the form of the 
publicity progra. shall be subject to the review and approval of the Executive 
Director prior to 1111Plementat1on of said progriiD. _ .. 
9. Resc1s1on/Reduction of Settlement Plan Letters of Credit. Prior to 
trans~~1tti1 of a penait, the app11cant shal1·agree to enter into a binding legal 
agreelllftt w1 th the Comi ss ion, assur1 ng COIIP 11 ance w1 th the fo 11 ow1 ng: . . 
· a. If the Phase II Mrket-rate cond0111ini1.111 units are prohibited fr0111 going 
forward dunn' the first one hundred twenty (120) days of construction, the 
applicant she 1 retum the project site to 1ts pre-construction state within 
ntnety (90) days of being stopped in construction. If the land is not returned 
to preconstruct ion status, the applicant shall forfeit all of its previously 
posted letters of credit to the Commission. The Commission shall use the 
letters of credit to retum the land to its pre-construction state and to 
install park and beach improvements pursuant to the conditions attached to 
Pena1t No. 318-76 as it was originally approved in 1977. 

b. After the land has been retumed to its pre-construction state pursuant ~ 
to the ti.a specifications described herein. the applicant shall notify the ..., 
Conlission in writing of its intention to abandon·the.Settlement Plan•s 
iiiiPlt~entation. After the Commission has concurred with the applicant's 
decision, the applicant shall rescind its $3,500,000 letter of credit posted for 
the construction of the onsite affordable units, and shall reduce its $4,000,000 
letter of credit posted for the offsite beach/recreation/access improvements to 
$1,000,000. 

e. On the 121st day after the commencement of construction on.the Phase II 
units, the applicant shall have no right to rescind the posted letters of credit 
as described herein. • 

C. Conditions to be met if the Alternate Plan is Implemented: 

1. Housinq. Prior to the 1ssuance of Certificates of Occupancy for the 
Phase II ... rket=rate condominium units, the applicant shall implement and 
coanplete the Housing Assistance and Rehabilitation Program (HARP) pursuant to 
the original terms of the program and pen~it condition fssued for the project 
(Pe~1t No. 318-76). 

2. Ons1te Park. Prior to transmittal of a permit, t~e applicant shall 
deliver a $500,000 letter of credit to the Executive Director to ensure that 
ons1te park improvements shall be substantially completed within eighteen (18) 
months of the date of commencement of construction on the Phase II market-rate ~ 
condo.inium units and that the applicant shall commence construction on the ,.., 
1mprove~ents w1thfn six (6) .onths from the date of commencement of Phase II 
market-rate unit construction. 



• 

• 

3. Beach Parking Lot I:Srovements. Prior to transmittal of a permit, the 
applicant shall deliver a $1~00,oo0 letter of credit to the Executive Director 
to ensure that the beach parking lot iqJrovements, and improvements to the 
City's pedestrian promenade/bfkepath as described in Exhibit C, shall be 
substantially cOMpleted within eighteen (18) .onths f~ the date Qf 
com~encement of construction on the Phase II market-rate units and that the 
applicant shall coanence improvement construction within six (6) 110nths from the 
date of commencement of co~structfon on Phase II .arket-rate units. 

4. Height Limitations for Phase II Units. The applicant shall subm1t 
precise stte plans subject to the review and approval of the Executive Director 
which demonstrate that the maxf.um heights of Phase II units do not exceed 54 
feet above average existing grade on Neilson Way. The highest point of the 
strdctures shall be defined as the top of the roof joists. Elevator housing, 
stairways, chimneys, solar heating system, etc. may exceed the 54 ft. height 
liaaitation. 

5. Vehicular Access. Prior to transmittal of a permit, the applicant 
shall subi1t, for the review and approval of the Executive Director, revised 
plans which indicate ingress/egress routes for the Phase II units. Vehicular 
access shall be limited to the following locations: 

a. A driveway entrance/exit located no closer than approximately 390 feet 
west of the intersection of Neilson Way and Ocean Park Boulevard (as measured 
from the centerline of the intersection to the centerline of the driveway.) · 

b. A driveway entrance/exit located no closer than approximately 270 feet 
west of the intersection of Neilson Way and Ocean Park Boulevard (as measured 
from the centerline of the intersection to' the centerline of the driveway.) 

c. If required by the Fire Department, fire access can be permitted along 
Ocean Park Boulevard and Barnard Way. The applicant shall provide documentation 
to the Executive Director of such Fire Department requirements. 

D. Remaining Conditions 

All other conditions of Permit No. 318-76, and subsequent amendments that have 
been approved subject to conditions prior to the submittal of the current 
amendment request not expressly altered by this amendment, shall remain in 
effect • 
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