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The attached staff report has not been materially changed since it was published for the 
November hearing. However, after the November 15, 2001 public hearing, the 
Commission requested the applicant and the staff to explore ways in which the playing 
field could be open for "significant public use." Staff will meet with the applicants in late 
November and early December to explore alternatives, and will report the results in an 
addendum . 
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STAFF REPORT: REGULAR CALENDAR 

APPLICATION NUMBER: 5-01-190 

APPLICANTS: Calvary Church of Pacific Palisades; 
City of Los Angeles Department of Recreation and Parks 

AGENTS: Mark C. Allen Ill, Dan Barnett, Geosoils Consultants, Peter 
Brandow AlA; Donald Cunningham, Shannon Nonn, Marilyn 
Tamuri, VTN Assoc., Jim Wadsworth, Charles Yelverton 

PROJECT LOCATION: 701 Palisades Drive, Pacific Palisades, City of Los Angeles, 
Los Angeles County 

DESCRIPTION OF PROPOSED PROJECT: The proposed project would allow ·, 
construction of a 32.400 square-foot sports field; a retaining wall on each side of the field, 
including a 278-foot long, up to 23-foot high, wall at the toe of the western slope; • 
relocation of 33 existing parking spaces; and 16,400 cubic yards of grading which would 
extend on to 1.25 acres of a 107.23 acre City park. The rear wall, 15,000 square feet of ·. 
the playing field and much of the grading would extend into the park and outside an Urban 
Limit Line that delimits the park, which is deed restricted to open space to prevent 
landform alteration, vegetation removal, or further subdivision (Exhibits 2, 3, 28.) The 
sports field would permanently occupy approximately 15,000 square feet of the public 
park. Approval of the project would recognize the creation of a 1 .25-acre joint use area 
with restricted access rights within the 107 .23-acre park. No additional parking spaces are 
being provided for the new sports field. 

SUMMARY OF STAFF RECOMMENDATION 

Staff is recommending DENIAL of the proposed project because it establishes a private 
use on public park land and proposes grading and permanent removal of native vegetation 
on a steep mountain hillside. The proposed project is inconsistent with Coastal Act 
policies protecting public access, public recreation, public views, habitat and the integrity 

· of natural landforms. The applicants propose only Jimited use of the proposed sports field 
by youth groups other than those associated with the Calvary School or the Calvary 
Ch:.;rch. They propose that the field would be open to organized groups from the nearby 
Pacific Palisades Community from 4:00p.m. to 6:00p.m. on Fridays during the spring, 
and for three one-week, half-day soccer camps during the summer months. During the fall, 
the field would be avcMiable to AYSO-Region 69 "K" on Fr1days from 4:00-6:00 p.m. and on • 
two Saturdays a year the field would be available to Cub Scout packs from the Pacific 
Palisades community from noon to 5:00p.m. Although roughly half of the proposed field 
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would be located on public park land owned by the City of Los Angeles, the City 
Department of Recreation and Parks can only request use by organized youth groups 
(under the age of 15) and for a maximum of 6 days a year, if no school activities are 
anticipated for the requested date and time. The field would not be available at any time 
for use by groups that include members over the age of 15 or to individuals for passive 
use when it is not being used by the above groups. 

The applicant's representatives request that the Commission approve the project without 
requiring increased public use. Staff is recommending that the Commission deny the 
proposal for two reasons. Most important, the proposed project reserves dedicated public 
recreation land for private purposes. Secondly the project would extend grading onto 
hillside land that has not been graded. The grading would extend within the banks of a 
small stream, which supports riparian trees although fire clearance has reduced its habitat 
value. The wall and buttress fill would extend a hard edge into a habitat area. The wall 
and the field would be visible from public areas, although the applicant proposes to lower 
the field and to plant vines on the walls to reduce their obtrusiveness. The hillside and 
much of the stream channel is deed restricted to protect natural vegetation and natural 
land forms. The dedications and restrictions were required to mitigate the underlying 7 40-
unit project's inconsistency with Sections 30250,30251,30253,30210 and 30223 of the 
Coastal Act. I 

In June, 2001, staff recommended that the Commission approve this project with 
conditions of assumption of risk, revegetation and maintenance, and most important, 

I 

given that half the field is located on public land, with a condition to allow use by 
individuals and by organized groups from throughout the City of Los Angeles during non
school hours or when school events were not planned. More specifically, staff 
recommended that the Commission approve the project with conditions that the applicants 
operate the field as a public facility open to individuals and to use by groups for organized 
events and programs in a manner consistent with other City parks throughout the City of 
Los Angeles. The applicant requested a continuance before the public hearing to 
investigate alternatives. The applicant's representatives investigated changing their 
project to allow the public to use the facility more frequently and found that it would require 
an amendment of its approval from the City Park and Recreation Commission and an 
amendment to its City Conditional Use Permit. They assert that these agencies would not 
approve greater use of the facility by the public or by groups from other areas of the City of 
Los Angeles, given the opposition of neighboring homeowners. The applicant's 
representatives contend that the neighboring homeowners' groups had supported the 
project only because the City has guaranteed that the field would not be open many hours 
a week to large numbers of children, and that these homeowners: were unwilling to support 
a change that would allow more children to use the facility, with attendant noise and traffic. 

Half the sports field, most of the retaining wall, the cut slopes, brow ditch, energy 
dissipaters and vegetation removal would be located outside the Urban Limit Line 
established by permit A-381-78A, which created the subdivision unwhich both lots are 
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located. Permit A-381-78A allowed subdivision of 1200 acres for 740 dwelling units but • 
limited grading outside the Urban Limit Line to "paved or unpaved pathways and other 
incidental improvements for low intensity recreation." The Commission required the 
applicant to dedicate the area outside the urban limit to State Parks (or, as !ater amended, 
to either State Parks, a private non-profit organization approved by the Executive Director, 
or to the City of Los Angeles Department of Recreation and Parks) and to deed restrict the 
land to prevent further development except as permitted by the permit or for "park 
purposes," finding: "for it is only with the dedication of these lands for permanent 
reservation of visual and landform resources and for public recreational use that the 
Commission can find the development of the four tracts on the balance most protective of 
significant coastal resources." If, therefore, this were treated as an application for an 
amendment to that permit, it would have to be rejected &s lessening the intended effect of 
those conditions. 

APPROVALS RECEIVED: 

1. City of Los Angeles Planning Department Case No. ZA 85-1219 (CUZ)(PAD); 
Plan Approval. 

2. City of Los Angeles Department of Building and Safety, Jog 30714 Geologic 
review letter, signed by Dana Prevost and Theodore Gilmore. July 10,2000. 

3. City of Los Angeles Board of Building and Safety, July 26, 2000, Board File 
000085, Approval of Export of 10,000 Cubic Yards. 

4. City of Los Angeles Board of Recreation and Park Commissioners, October 6, 
1999 approved report of General Manager to (1) approve the shared use 
agreement of a portion (1.25 acres) of Santa Ynez Canyon Park for 25 years to 
Calvary Church of Pacific Palisades with a 25-year "lease" renewal option; (2) 
authorize the President and Secretary of Board to sign the Shared Use 
Agreements between the Calvary Church and the Department after approval by 
the Cultural Affairs Department of the design of the sports field and all other City 
approvals. 

SUBSTANTIVE FILE DOCUMENTS: 

1. A-381-78 (Headland Properties and Gateway Associates) as amended through 
A-381-78A11, including A-381-78A, A3, A4, A5, A7, A8, A9, A10 and A11. 

' ' 

2. City of Los Angeles Board of Recreation and Park Commissioners: Santa Ynez 
Canyon Park, agreement for shared use of a portion of Santa Ynez Canyon Park 
by Calvary Church of the Pacific Palisades, Oct. 6, 1999. 

3. City of Los Angeles Department of Recreation and Parks, Report of the General 
Manager concerning the shared use agreement of a portion (1.25 acres) of 
Santa Ynez Canyon Park for 25 years to the Calvary Church of Pacific Palisades 
with a 25-year lease renewal optio'l. 

'"~ ~ '_.;._ ... 

• 

·''. 
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4. City of Los Angeles, Case No. ZA 85-1219(CUZ)(PAD) Conditional Use Permit 
for plans to permit the addition of a vacant 1.25 acre parcel of land leased from 
the Los Angeles Department of Recreation and Parks to an existing church and 
school site for use as an athletic field (Parcel A and portion of Parcel B, PMLA 
5372. 

5. Geosoils Consultants Inc., Geologic and Geotechnical Engineering Report, 
Proposed Sports Field and Parking Area. Parcel Map 5372, Lot 1. 701 Palisades 
Drive, Pacific Palisades, for Calvary Church, April 21, 2000, W .0. 391 OB 

6. GeoSoils Consultants Inc. 2001, "Response to California Coastal Commission 
geologic review memorandum, dated March 28, 2001, regarding GeoSoils 
Consultants, Lot 1, Parcel Map 5372, 701 Palisades Drive, Pacific Palisades, 
California for Calvary Church", 6 p. geologic report dated 12 April2001 and 
signed by D. D. Yoakum (GE 918) and R. F. Ruberti (CEG 1708 

7. Mark Johnsson, Senior Staff Geologist, California Coastal Commission, 25 April 
2001: Review of geotechnical response to CCC comments, Calvary Church. 

8. Mark Johnsson, Senior Staff Geologist, California Coastal Commission, 28 
March 2001: Geologic Review Memorandum, Regarding GeoSoils Consultants, 
"Lot 1, Parcel Map 5372, 701 Palisades Drive, Pacific Palisades, California for 
Calvary Church". 

9. GeoSoils Consultants Inc. 2001, "Response to California Coastal Commission. ,· 
10. Wolfe, Scott, Biological Survey, Proposed Sports Field at the Calvary Church of 

the Pacific Palisades, VTN ref. No. 6158, October 5, 2000. 
11. 5-00-484 (LA City Dept Recreation and Parks); A5-VEN-01-008, (LA City Dept , 

Recreation and Parks); 5-91-286, as amended (LA City Dept Recreation and 
Parks), 5-85-076 (Jonathan Club). 

MOTION, STAFF RECOMMENDATION AND RESOLUTION 

Staff recommends that the Commission make the following motion and adopt the following 
resolution. 

MOTION: I move that the Commission approve Coastal 
Development Permit No. 5-01-190 for the development 
proposed by the applicant. 

STAFF RECOMMENDATION OF DENIAL: 

Staff recommends a NO vote. Failure of this motion will result in denial of the permit and 
adoption of the following resolution and findings. The motion passes only by affirmative 
vote of a majority of the Commissioners present. 
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RESOLUTION TO DENY THE PERMIT: 

The Commission hereby DENIES a coastal development permit for the proposed 
development and adopts the following findings on the ground that the development will not 
conform with the policies of Chapter 3 of the Coastal Act and will 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 would not comply with 
the California Environmental Quality Act because there are feasible mitigation measures 
or alternatives that would substantially lessen the significant adverse impacts of the 
development on the environment. 

II. FINDINGS AND DECLARATIONS: 

The Commission hereby finds and declares: 

A. HISTORY OF THE REQUEST. 

On January 9, 2001, the co-applicants, Calvary Church of the Palisades ("Calvary" or "the 
Church") and the Los Angeles City Department of Recreation and Parks, submitted an 

I 

application to build a privately operated ball field. Calvary proposed to build the ball field j 

partly on land owned by the City of Los Angeles. A shared use agreement between 
Calvary and the City of Los Angeles would give Calvary primary control and access over 
the area and allow a limited amount of use by groups that were not associated with the , 
Church. The Executive Director initially informed the applicants that the proposed project· 
was an amendment to Coastal Development Permit A-381-78, and subsequently accepted 
this application (See "History of the Present Application," below.) 

B. HISTORY OF UNDERLYING APPROVAL· A·381·78A. 

The Commission granted permit A-381-78 to Headlands Properties1 in 1979 for grading, 
roads and utilities to accommodate a 230 unit residential tract in the Santa Monica · 
Mountains, in a then undeveloped 1200-acre holding in the Pacific Palisades District of the 
City of Los Angeles. In a 1980 amendment to the permit, A-381-78A, the Commission 
approved four tracts, established the total number of dwelling units at 740, allowed 
massive grading within an Urban Limit Line, the construction of this church, (described as 
an "institutional site"), two sites for commercial development (2 acre total), and required 
the dedication in fee of almost 1 ,000 acres of public open space, the area outside the 
Urban Limit Line, to State. Parks. A 1987amendment, A-38-1-78-A7;-allowed ~and that was~; ... 
too close to residential structures to be acceptable to State Parks to be dedicated to the 
c.ly of Los Angeles Board of Recreation and Parks. In 1989 the City of Los .Angeles 
Department of Recreation and Parks accepted a total of 4 75 acres of the public open 
space land including the canyon sides of lower Santa Ynez Canyon, a ~otal of 272 acres, 

1 
Headlands is also known as Palisades Resources, Palisades Highlands and Gateway Corporation 

• 

• 

• 
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for park purposes. The park land subject to this application was accepted in that action 
(Exhibits 14 and 15.) In describing the dedications, the Commission consistently 
described the dedicated land as dedicated for "public park purposes." The full text of the 
Commission's original adopted findings and conditions of A-381-78, the underlying 
approval, is found in Exhibit 20. 

The Commission required the Urban Limit Line to assure consistency of the underlying 
project with Sections 30210, 30223, 30230, 30231, 30240, 30250 30251 and 30252 ofthe 
Coastal Act, in order to consolidate massive grading in one part of the 1200 acre site and 
to protect public views, land forms, public recreational opportunities and habitat outside 
the disturbed area. Condition 3 required the applicant to record a deed restriction 
applicable to all lands outside the urban limit line along with the recordation of all tracts to 
restrict the use of all lands outside the urban limit line, preventing further subdivision 
except for park purposes and preventing development outside the urban limit line except 
as permitted by the permit or for park purposes. The recorded deed restriction applies to 
the park land that is subject to this application. 

The underlying permit restricted development outside the urban limit line in three ways, all 
of which still apply to the park land subject to this application. Condition 1 (a) stated that all 
"grading, structural development, and subdivided lots shall be located entirely within the .' 
urban limit line," and condition 1 (c) created some limited exceptions to that prohibition, 
stating in part that "outside of the Urban Limit Line: minor grading may be performed to re
contour previously graded land; paved or unpaved pathways and other incidental 
improvements for low intensity recreation may be constructed". Condition 2 required the· 
applicant, as it recorded the four tracts, to dedicate the land outside the Urban Limit Line 
in fee to the California Department of Parks and Recreation, and in the mean time 
restricted its use. Condition 3 required that the applicant, as it recorded each tract, record 
a deed restriction to prevent development outside of the Urban Limit Line except as 
permitted by this pemit or for park purposes. (See Exhibit 20 for the text of the 
Commission's revised findings adopted in 1980, which include these Conditions. Exhibit 
31 contains the most recently amended conditions.) 

When the Commission approved all four tracts of underlying project in 1980, in A-381-
78A2. the newly adopted Coastal Act contained policies that were much more restrictive 
concerning landform alteration than previous interpretations of applicable County and City 
rules. Sections 30251 and 30253, discourage landform alteration and Section 30240 
protects environmentally sensitive habitat. These policies were based on studies that 
indicated several reasons to preserve natural landforms: protection of watershed, 
protection of natural vegetation, protection of pubHc views and assurance of safety and· .. · 

2
1n 1979 in approving 381-78, the Commission approved230 units; in 1980 in approving 381-78A the 

Commission approved four tracts and 740 units, as shown in Exhibit 20. In that action the Commission 
required the dedications and established the ULL. The urban limit line has been extended twice since. Once 
to accommodate the Church and its required buttress fills (for geological mitigation), once to respond to 
geological problems near Temescal Ridge (Tract 32184). 
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geologic stability. The first major amendment A-381-78A expanded a limit of gra~ing, • 
called the Urban Limit Line first established in the original action. Within the Urban Limit 
Line, grading and landform alteration, and construction of buildings and roads could take 
place. Outside the Urban Limit Line, no grading could take place except for park 
purposes, and vegetation removal was limited to thinning for fire control within 100 feet of 
residential structures. The institutional site (where the church is now located) was 
identified on a seven-acre site that had been graded and disturbed, and the Commission 
found that intense development could occur within this area without requiring additional 
landform alteration. 

In the Commission's approval of the underlying permit, the r1ndings address the protection 
of undisturbed habitat and the undisturbed nature of the hi!lsides, especially in the 
Gateway, where the present project is proposed. The findings for approval of the original 
permit state: 

The project would result in permanent alteration of approximately 145 acres of the 
185 acres in Tracts 31935 and 32184. A firm Urban Limit Line is to be established 
with permanently preserved buffer areas designed to protect the integrity of the 
local wildlife systems from both construction and residential impacts. 

The project will result in alteration of only approximately 25 acres out of the total 
122-acre Gateway property. The substantial acreage left intact will protect the 
integrity of local wildlife systems from construction and residential commercial 
impacts. Based upon this fact the Commission finds this project does not involve 
any significant disruption of habitat values and is compatible with the continuance 
of surrounding habitat areas so this it is consistent with the policies of Section 
30240 of the Coastal Act. 

Habitat. The 1980 findings that addressed the protection of the hillside habitat were 
based on a characterization of the slopes as an important watershed, and a finding that if 
the slopes were not cleared, more watersheds would remain. At the time of the 
Commission's original action, the Los Angeles basin and the City of Santa Monica 
obtained a large proportion of their drinking water from ground water. The implication was 
that extensive areas were needed to protect urban water supplies, and that dedication of 
almost 1,000 acres of steep land would do so. The objective was to. protect an extensive 
partially pristine and partially degraded area. This strategy, appropriate to a large tract, 
was not dependent on the presence of a unique or irreplaceable component, with the 
implication that if there was some habitat found that was irreplaceable, that particular." · 
habitat must be saved, but leaving little grounds to protect the common and extensive 
watershed cover, on which the streams and the ground water dEpended. There was very 
little analysis of the kind of habitat or its value, although some of the letters the 
Commission received stated that there were "five endangered species" in the area. 
(Exhibit 25). In the late 1970's coastal sage scrub ~ad not been ~dentified as habitat for 
several endangered species. At the time, the public and government agencies perceived 

• 

• 
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"brush" as a nuisance. Although the Commission referred generally to the "habitat 
policies" of the Coastal Act, in order to carry out these policies, the Commission applied 
the principals of Section 30252, which encouraged clustering of development within a 
largely undisturbed landscape. The Commission imposed the Urban Limit Line and limited 
removal of vegetation to areas within the Urban Limit Line. The exception was for 
purposes of fire clearance within 100 feet of residential structures. The decision allowed 
greater densities within the area to be developed in exchange for preservation of other 
lands. Within the larger 7 40-unit Headlands/Pacific Highlands development there are 
town houses and condominium units sharing views of protected ridgelines. 

Publtc Recreation Purpose of Dedications. 

In approving the amended permit in 1980, the Commission required the dedication of 
public parks to protect land from grading and development and to mitigate the demand 
that this new development would put on existing coastal and mountain recreational 
facilities. As it first considered this project on appeal in 1979, the Commission received 
testimony concerning the existing use of the land for trail access to the mountains and its 
value for habitat and public views. (Exhibit 25, letter received during consideration of A-
381-78) In its 1980 action, the Commission considered the impact on roads for the 
development and required parks to be dedicated within the subdivisions for the public and 
to provide onsite recreational facilities to serve the development. In approving the 
amended project A-381-78A in May of 1980, the Commission found that: 

"The major issues in its previous action (July 1979 (sic)) were the density of the 
project as it affected the traffic impact on access to the coast, the extent of grading 
and alteration of natural landforms as it affected scenic habitat and recreational 
resources and the provision of housing opportunities for persons of low and 
moderate incomes .... Approval of this amendment authorizes an increase in the 
number of units ... in all cases the balance of the 968 acre Phase II site would be 
either dedicated as open space or dedicated for park purposes." (Revised 
Findings, 1980 Exhibit 20) 

The Commission imposed conditions to limit the build-out in order to reduce traffic impacts 
and to preserve watershed land intact. However, once it had required deed restrictions in 
order to preserve the hillsides from future development, the Commission required that the 
land be dedicated in fee to a public agency. The identified recipient was the State 
Department of Parks and Recreation. The permit was later modified to allow dedication to 
the City of Los Angeles also. The findings further explained-the pu;pose of the 
dedication, and indicated emphatically that the purpose of the dedication was to provide 
public land for "public recreational use" (Revised Findings A-381-78A, p.8.) 1 he original 
permit, which runs with the land, required in two separate conditions, 1) dedication of land 
outside the urban limit line in fee to a public agency and 2) restriction of the use of that 

• land to open space and park purposes.--Based on the clarification in the-findings, ·and · · ·· --·-- ·· 
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given that the land was dedicated to a public entity (and the only use allowed, except for • 
open space, was as a park) the only allowable use of the land, except for open space, is 
as a public park. · 

Documents indicate that the land was dedicated for park purposes. In 1981, the applicant 
recorded a deed restriction limiting the use of several parcels, including Parcel A, Gateway 
(the subject property) to public recreation. Palisades Resources also recorded a second 
document offering to dedicate the land to the California Department of Parks and 
Recreation and, failing acceptance by the Department of Recreation and Parks, to the 
City. In 1981, The City adopted Ordinance 155203 allowing it to accept the land for park 
or recreational purposes (Exhibit 16). According to the City, the offer to dedicate Parcel A 
to the City stated: 

The above grant is made and the real property herein described is dedicated for the 
purpose that the real property herein described be used either for public park 
purposes or for open space purposes and for no other purpose or purposes 
whatsoever. By acceptance of this dedication grantee shall be deemed to covenant 
with grantor to use the real property herein described solely for park purposes or for 
open space purposes. Such restriction shall be a covenant running with the land 

I 

hereby dedicated. j 

As noted above, the City Department of Recreation and Parks has provided evidence that 
it accepted this land on January 10, 1989. 

The protection of steep land was one other purpose of both the Commission's 1979, and 
its later 1980 action. The intent of the underlying permit was to protect the sloping 
watershed land from all grading and open the steeper slopes only to low intensity uses. 
However, it did make an exception for public park use. Significant public use is required to 
satisfy the Coastal Act requirements for public access and recreation, aJ the Commission 
recognized in 1980 when it imposed deed restrictions applicable to the site and 
established the following restrictions: 

(a) "Prevent further division of such dedication parcels for any purposes 
except for park purposes outside of the Urban Limit Line. 

(b) Prevent development outside of the Urban Limit Line except as 
permitted by this permit or for park purposes, 

Finally, the Commission addressed traffic impacts on coastal access routes, attempting to 
incorporate commercial uses, parkJand. and~one.-instltutior:taJ site:, the;present church;into c,-:;_ :.:.i~·· 
the development to reduce external trips by the new residents. 

The Commission based its action on Sections 30210 and 30223 of the Coastal Act, which 
require maximum public access and recreational support, and in addition, Sections 30230 

• 

and 30231 , which proteet-watershed kmd; streams and water quality, Seetion 30240, ·· ~ .. ,. ·· · -- ··• 



5-01-190 (Calvary Church and 
City of Los Angeles Department of Recreation and Parks.) 

Page 10 of 33 

• which protects sensitive habitat, and finally Sections 30250 and 30252, which require the 
Commission to review the location and intensity of development with respect to its impacts 
on public access. This prior history establishes two tests for approval of a permit on the 
land subject to A-381-78 as amended. The first test, as always in the coastal zone, is 
consistency with the Chapter 3 policies of the Coastal Act. However, land that was 
subject to this permit that also lies outside the Urban Limit Line also carries significant pre
existing restrictions. In this case it is public park land that is also deed restricted to limit 
subdivision, development and grading. (Complete adopted findings attached, Exhibit 20.) 

• 

• 

C HISTORY OF THE PRESENT APPLICATION. 

On June 20, 2000, the applicant's representative, Shannon Nonn, provided the staff with 
grading plans for "the recreation field w[ith] parking." She left a note (Exhibit 22) 
requesting the staff to review the plans and approve them administratively: "Please 
review. I am trying to get a grading plan approved. I am in plan check, but know it will 
need a coastal sign off. I will see you Tues[day] at 3:30." 

Under the scope of permit A-381-78, as amended, the Commission had granted a very 
broad authority to staff, delegating approval of detailed grading and construction plans to 
the staff: 

"Conditions on this approval require the applicant to construct an emergency 
access road south from Tract 31935--to the southerly boundary of the applicant's 
property {adjoining the AMH project site), provide 100 units of low and moderate 
cost housing (especially for the elderly and families), to dedicate title to between 
1067 and 1180 acres (depending on the final grading and tract boundaries) for 
public park purposes, and to vacate easements for road extensions through 
Topanga State Park. The Commission recognized that the four tracts are proposed 
for developrr.ent in an integrated development plan. Thus the Commission has 
issued a single permit authorizing all development (except as specified) 
necessary to complete these four tracts and does not intent that the applicant 
or his successor return for further permits, except for construction [of] the 
commercial and institutional structures or the Gateway. Minor changes in 
design or unit which have no adverse affect on Coastal resources and which 
do not conflict with this approval, will be approved administratively by the 
Executive Director. Like all major land development projects, the project 
authorized by this permit will proceed in at least four major stages (one for each of 
the noted tracts). The conditions require perman[en]ce of stated obligations 
(dedications, construction oHacilities) phased with the development of associated · .. · 
tracts. However it is the intent of this Commission that this permit be considered a 
comprehensive and final approval, and not be voidable once any portion of the 
approved development is undertaken unless the applicant fails to comply with the 
conditions. As the development plan is integrated, so are the dedications required 
by the conditions. For it is only with the dedication of these lands' for permane·nc -· ~--'·" · 
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preservation of visual and landform resources and for public recreational use that • 
the Commission can find the development of the four tracts on balance most 
protective of significant coastal resources. The dedication of these lands also 
provides a conclusion to the issue of continuing development in the area. With the 
approval of this amendment with the dedication of open space areas outside the 
last four tracts, the Commission and the applicant have achieved a compromise 
beneficial both to the public and to the developer, resolving once and for all the 
major Coastal Act issues of location and intensity of development, traffic impacts, 
amount of grading and provision of low and moderate cost housing. Therefore it is 
intended that once any portion of the permit is exercised or any offer dedication 
made, that the entire development and dedication plan proceed to completion as 
expeditiously as possible." (Source: Revised Findings, A-381-78A, 6/4/80, page 8; 
see Exhibit 20) 

Staff met with Ms. Nonn and explained that administrative approval of the plans that she 
had provided exceeded the scope of the authority of the Executive Director under the 
permit. Any work outside the scope of the permit would require an amendment to the 
permit. In January 2001, the applicant submitted the present request as an application for 
an amendment to A-381-78. On January 26, 2001, upon review of the amendment 
application, the staff determined that the project would undermine the intended effect of 
the existing permit because, among other reasons, it would 1) create a private park on 
public land, and 2) extend grading past the urban limit line established in the underlying • 
permit A-381-78, as amended, to protect landforms and habitat. 

However, on February 7, 2001, the applicant's representative, Mark Allen, urged the 
Commission staff to reconsider, citing community support and the scarcity of playing fields 
iri .the area, and raising procedural and substantive legal arguments. Mr. Allen's letter 
stated that, "if reconsideration is denied, we will appeal the decision for consideration by 
the Commission." Upon further review of the special condition that established the Urban 
Limit Line, and the adopted findings, the Executive Director determined that even though 
the proposed project would extend grading outside the Urban Limit Line, the extension 
could be allowable if the grading and development outside the Urban Limit Line were for 
park purposes. Since the application could properly be regarded as a new permit 
application as well as an application for an amendment, staff decided to treat it as a new 
permit application, and that treatment continues to govern the form in which this 
application comes before the Commission now.· Although this application is styled as a 
new application for a permit in this staff report, it remains the case that approval of this 
request would in effect amend the prior permit. Therefore at the end of each section 

. analyzing the consistency~.of the, request with:Chapter" 3 policies of the: Coastal Act, this " - , . jk .... 

report also addresses the reasons why the application would also be rejected if it were 
treated as an application for an amendment. 

When staff determined that the project was an amendment of the underlying permit, no 
locally issued coastal-development permit was-necessary; ·since the -Commission-has----
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jurisdiction over amendment to its own permits. When staff agreed to accept the 
application as a coastal development permit, this presented a problem because the City 
had not issued a coastal development permit under Section 30600{b), which was its right. 
The applicant requested that staff waive the initial City approval of a CDP.3 The reasons 
were 1) The applicant had already obtained a Conditional Use Permit from the City of Los 
Angeles Associate Zoning Administrator. 2) The applicant had already received approval 
of a Shared Use Agreement from the City of Los Angeles Board of Recreation and Parks. 
3) Both City agencies had held duly noticed public hearings at which extensive testimony 
was heard. 4) A local COP would be appealable. 5) If staff determined that the project 
was inconsistent with a prior Commission action, the Executive Director would appeal the 
locally issued coastal development permit. In other words, the applicant would have spent 
six months processing a Coastal Development Permit from the City and would still need to 
receive concurrence from the Commission. Although informed that they should have 
applied for a coastal development permit from the City, the applicant's representatives 
stated that the project had received a Conditional Use Permit from the City and decided 
that it would save time and effort to go forward with this request at the Coastal 
Commission. Now, upon treating it as a new permit application, it could go back to the 
City for a locally issued coastal development permit. However, there is a provision in the 
regulations allowing the Commission to hear the matter and then after a decision to refer 
the matter back to the City for its consideration, if the City deems such consideration 
necessary. Although the City processes most initial permit applications itself pursuant to 
Coastal Act Section 30600{b ), because this came to the Commission originally, and 
because staff is unaware of any City opposition to the Commission waiving a local coasta.l 

l 
j 

development permit in view of the extensive prior City hearings on this matter, the · 
Commission is retaining it. 

On that basis, after the applicants provided some new information necessary to analyze 
the request, the application was accepted. Necessary information required before 
considering the application complete included documentation of the transfer of title of the 
required open space land from the developer to the City. The application was accepted 
and deemed complete on April 12, 2001. The co-applicants in the case include Calvary 
Church and the City of Los Angeles Department of Recreaiion and Parks. 

D. APPLICANTSt PROPOSAL 

The applicants propose to construct a 32,400 square foot 165-foot long sports field on the 
slope adjacent to Calvary Church and school and erect a four-sided 440-foot long, variable 
height, (23-foot maximum) retaining wall. The_ segment of the wall located at the base of 
the hill would be 278 feet long (Exhibit 3 ). The applicant also proposes to relocate 33 
existing parking spaces on Calvary property, and grade 16,400 cubic yards. The 
applicant's church and school lie in the bottom of Santa Ynez Canyon on about seven and 
a half acres on the western side of Palisades Drive, north of Sunset Blvd. (see Exhibits 1 

3 
The City of Los Angeles has opted to issue coastal development permits as authorized in 30600{b). 
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and 2). West of the school, there is a 400 foot high 1.5:1--2:1 slope that lies on a 107.23-
acre parcel of the park dedicated as a condition of the underlying Permit A-381-78A. The 
applicant proposes to notch the sports field into the hillside, and extend it over the present 
school parking. The field would be elevated about five feet above the existing driveway. 
The hillside would be supported by a retaining wall. Thirty-three (33) of the 34 parking 
spaces lost because of the project would be replaced adjacent to a driveway on a 
previously graded area on Calvary's own property (within the Urban Limit Line.) Much of 
the grading and the lowering of the height of the field is a result of conditions imposed by 
the City of Los Angeles to protect views from a 75 unit condominium {also approved in the 
underlying Permit A-381-78A) that is located on the east side of the canyon. The 
applicant proposes no extra parking for the playing field, noting that it would either be used 
by the school or by others after school hours. 

Fifteen thousand square feet of the sports field, the 278-foot retaining wall at the base of 
the hill {the highest segments,) portions of two shorter retaining walls along the sides of 
the field, the cut slopes, the brow ditch, the energy dissipaters and most of the vegetation 
removal would extend onto a previously ungraded hillside that is a dedicated public park. 
The hillside supports habitat, although the value of the habitat within 200 feet of the school 
building has been reduced by fire clearance. 

When the applicants submitted the application, they indicated that the playing field would 

' ' 

• 

be a privately operated field that would be available to certain specified groups a limited • 
number of times a year. When Commission staff questioned whether a private field coulct 
be considered "low intensity public recreation " or an appropriate use for a public park · 
property, the representative of the Calvary responded {1) the deed restricitons applied only 
to the original developer. (2) The City found that this was an appropriate use of park 
property and the shared use agreement represents a long term but not permanent 
determination by the City that this is an appropriate use of its parkland at this time. (3)" 
[T]he original developer ... was restricted on its use of property subject to certain 
exceptions including an overall proscription on development outside the ULL that the 
parcels were to be dedicated outside the ULL for park purposes. Nothing in the dedication 
to the City restricts the City from using the City park land for a park nor leasing such land 
to a third party for such park use. . .. Hence it is the City not the Coastal Commission 
which determines whether park land is being used for park purposes." Mark Allen, letter, 
February 7, 2001. The City did not respond, but did begin to examine its record. 

E. PUBLIC ACCESS AND RECREATION. 

The Coastal Act provides for maximum access to coastal resources for all the people of 
t!":e State. It provides for protection of public recreational opportunities. The conversion of 
public recreation land to a privately operated park, with limited shared use, raise~ 
significant issues with Sections 30210, 30212.5, 30213, 30223 and 30252 of the Coastal 
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• Act as well as issues of consistency with the Commission's previous actions on the 
underlying permit. 

• 

• 

Section 30210 establishes the Commission 's responsibility to provide maximum access to 
all the people. 

Section 30210. 

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 30212.5 encourages a widespread distribution of access facilities. 

Section 30212.5 

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, of overcrowding or overuse by the public of any single area. 

Section 30213 establishes the Commission's responsibility to provide public recreational 
facilities. 

Section 30213 

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

Section 30223 encourages the reservation of upland recreational facilities. 

Section 30223 

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

Section 30252 requires that-new development be sited and designed to reduce traffic 
impacts and to improve and protect access to the coast: 

Section 30252. 

The location and amount of new development should maintain and enhance public access 
to the coast by (1) facilitating the provision or extension of transit service, {2) providing 
commercial facilities within or adjoining residential development or in other areas that will 
minimize the use of coastal access roads, {3) providing-nonautomobHe circulation within 
the development, (4) providing adequate parking facilities or providing substitute means of 
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serving the development with public transportation, (5) assuring the potential for ~·Jblic • 
transit for high intensity uses such as high-rise office buildings, and by {6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreation areas by 
correlating the amount of development with local park acquisition and development plans 
with the provision of onsite recreational facilities to serve the new development. 

The project before the Commission is an urban park for active recreation. It cannot be 
constructed without grading into the hillside. The Commission has received testimony in 
correspondence received regarding this permit that playing fields are limited in the Los 
Angeles Basin. The Commission notes that it has limited ability to trade off the protection 
of watershed and habitat for public access. If it were to consider balancing the need to 
provide recreation to the general public with the need to protect landforms and habitat, 
there is little in this proposal to support its decision because the park is not proposed to 
serve the general public. In order to approve a park in a habitat area, the Commission 
would also need to consider whether a public park could be accommodated elsewhere or 
in a manner that would not cause impacts to habitat. 

About half the proposed playing field would be located on land that is dedicated and 
accepted as public park land consistent with the Commission's earlier action. As noted 
above, the City Department of Recreation and Parks has provided evidence that it 
accepted this land on January 10, 1989. 

In 1999, one of the co-applicants, Calvary Church, approached the owner, the City of Los • 
Angeles Department of Recreation and Parks, with a proposal to use what Calvary viewed 
as vacant City land that lay adjacent to its site. Calvary proposed to develop the site with · 
a playing field for its associated school. Discussions with neighboring property owners 
and with other youth groups such as the American Youth Soccer Organization (AYSO) 
ensued. When it considered the terms of the proposal, the staff of the Department of 
Recreation and Parks (DRP) received objections from neighbors concerning: 1) the 
potential noise of a playing field, 2) the lights from a playing field, 3) traffic and parking 
conflicts, and 4) the visual impact of a large flat field as seen from the condominium on the 
east side of Palisades Drive. The Associate Zoning Administrator heard similar objections 
when she considered the Conditional Use Permit (Exhibit 23). 

These and other concerns are reflected in conditions of the Shared Use Agreement and 
also in the conditions of the Conditional Use Permit. The Shared Use Agreement 
specified that certain identified local youth groups could use the field a limited number of 
afternoons each year, and that a local Cub Scout troop could use the field for three one
week long events each summer. The conditions also allow "City sponsored" events or 
practices. However City -sponsored groups are limited to six days a year, require advance 
notice to neighbors concerning the scheduling and identity of any "City -sponsored" 
groups, and require that if there is a conflict between groups requesting to use the field, 
groups from the Pacific Palisades should have preference. The six days of use for events 
or practices are limited tq __ youths under the age of 15. (Agreement, para. 58.). 1Se~ .Exhil:>it 
10.) \ - ...• 
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The agreement between Calvary and the City states that all users of the field must comply 
with Calvary's rules and regulations for use of the field. (Agreement para. 5.A.6 and 5.8) 
(Exhibit 1 0). However, neither the agreement nor the permit application states what 
Caivary's rules and regulations are. The agreement requires Calvary to allow only six 
days per year for City-sponsored events or practices, "if no school activities are anticipated 
for the requested date and time" and if "the requested use does not otherwise conflict with 
Calvary's enjoyment of its property and the field." (Agreement para. 5.8). There is 
nothing to prevent Calvary from scheduling activities during all non-school hours and 
thereby precluding the "six events or practices" for other youth groups referred to in the 
agreement with the City. The agreement with the City does not allow any use by the 
public, or other organized groups, during January, February, or March except at "the sole 
discretion of Calvary." (Agreement para. 5.A.5). (See Exhibit 10.) 

Apart from the "six events", the agreement allows use on Friday evenings in April, May 
and June from 4 to 6 p.m. by YMCA youth soccer league; and on Friday evenings in 
November and December by A YSO region 69 "K" league from 4 p.m. to dark. (Agreement 
para. 5.A.1. and 5.A.3). The agreement also allows use of tne field two Saturday 
afternoons each year by Cub Scout packs only from the Pacific Palisades community. 
(Agreement para. 5.A.4 ). The agreement also states that if one of the groups authorized • • 
to use the field fails to comply with Calvary's rules, Calvary may substitute another group. 
(Agreement para. 5.A.6). Finally, the Agreement gives Calvary the right to modify the 
specified uses in paragraph 5.A. of the agreement with the City, if they conflict with 
Calvary's private use of the field, and requires that Calvary endeavor to find some other· 
time when the use can be accommodated that does not conflict with Calvary's use. 
{Agreement para. 5.A). Therefore, it appears that none of the specified public uses in the 
agreement are guaranteed, but rather, that Calvary could expand its non-school use of the 
field so that little or no other times are available for other groups. On October 6, 1999, the 
Board of Recreation and Parks approved this agreement conditional upon Calvary 
receiving all necessary approvals4 (Exhibit 10.) 

Calvary justifies its near exclusive use of the land saying that the public would be served 
by "freeing up" demand on the other local park, Palisades Park, where the Calvary School 
team now practices. City staff notes that the entire City is deficient in playing fields, and 
that the City would get some use of this playing field without the expenditure of City funds 
(Exhibit 30, letter from General Manager.) The developer of the underlying project 
Headlands/Pacific Highlands development, dedicated 25 acres of land to the City as its 
Quimby requirement, which accommodates a debris basin and some steep land. As a 
result of both the City'.s and the Commission's open space and recreation requjrements 
the City obtained a total of 4 75 acres. However, none of this land is suitable for an urban 

4 
On January 28, 2000, the Associate Zoning Administrator approved the conditional use permit for the 

project. In addition to standard City conditions for hillside development, the Zoning Administrator imposed 
nine conditions dealing with view protection and noise and traffic impacts to the neighborhood and adopted·- ··- •• 
the Board and Recreation and Parks agreement by reference." (Exhibit 23.) 
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park. Much of the dedicated land is too steep to develop with playing field or recreation 
centers without extensive grading. There are informal trails throughout the park. On this 
part of the City's property there is an informal trail leading up the creek from the church 
access road to a small meeting area with benches arranged under the trees. 

The City does have other models for shared use (Exhibit 12). In those models the City 
has developed parks on school property in exchange for being able to operate supervised 
parks that are available for use by the public and/or organized groups during non-school 
hours. City contracts give City staff the right of access to telephones, and require that 
restrooms be available. They require that City staff have keys to an office. Calvary's 
representative states that Church officials have discussed these issues with the groups 
that they have identified to share the facility. At the Calvary site, there is a restroom 
accessible from the driveway and a pay telephone that can be made available to people 
using the field. The restroom is normally locked. However, availability of these restrooms 
and telephones are not part of the City's contract with Calvary or required in the shared 
use agreement between Calvary and the City. The City objects that these models are not 
comparable because Calvary is paying for this development, and in those other cases, the 
City also paid a portion of the development costs (Exhibit 30, letter of the General 
Manager. Recreation and Parks.) 

As proposed, the project does not provide recreational opportunities for all the people 

• 
l 

consistent with public safety needs and therefore violates Coastal Act section 30210. The • 
project also does not provide recreational facilities to serve the development; the four·-· . 
Headlands tracts, which the dedication of the land was required to mitigate under Section · 
30252. By virtue of the proposed restricitons only a fraction of the population of either the 
development, the City or of the State of California would be eligible to use the land that 
was required to be dedicated to the public. 

Moreover, this land is not only watershed land; it is land dedicated for 2 specific purpose, 
public use, by the Commission's own action. In order to consider any kind of park 
proposed on land required to be dedicated under Section 30210 of the Coastal Act; th~ 
Commission must first find that the park is a public park and provides maximum access .to 
all the people of California. The park must be public. A public park, by definition is open 
to the public. The Commission cannot approve predominantly private use of public 
parkland that was dedicated to the City as a result of the State's action on the underlying 
permit. In order to find that the intended use of the field is a public park, the public must 
have significant and frequent access to the land, and the land must be open to all 
members of the public. 

The amount of public use proposed by the applicants is not adequate to determine that 
the ~eld is a "public park" because it reserves the field for primarily private use by Calvary 
Church. Secondly, the City condition granted priority to children in a specific 
neighborhood. Additionally, the City is allowed to use the property for other youth groups 

. only 6 days a year. Howe.ver,~tnose groups may not have members over the age of 1-5.-· 
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While as a matter of practice, children's groups from nearby neighborhoods would be the 
most likely to request to use the field, the Commission cannot find a rule that explicitly 
grants priority to groups from one neighborhood of Los Angeles and does not include 
groups from other neighborhoods in the City, or even from neighboring cities, consistent 
with Coastal Act policies. Pacific Palisades neighbors argue that fields are in short supply. 
In fact, playing fields are in short supply City-wide. The Commission finds that in order for 
it to find that the field is a public park and that the use is consistent with the Coastal Act 
public access and recreation policies, as interpreted in its prior action, the field should be 
available to anyone (during reasonable hours), on a first come, first serve basis, when its 
not being used by Calvary or by an organized group authorized by the City. Moreover, 
nothing in the Coastal Act or the Municipal Code would allow use of a City Park only by 
neighborhood groups, excluding others. Given the Church's stated inability to accept such 
restrictions, the Commission has no choice but to find the proposal simply unapprovable. 

The Commission finds that it has approved parks in other areas that required limitations 
and/or supervision due to the type of use proposed. Most recently, it approved a skate 
park in Venice for one of the applicants, the City of Los Angeles Department of Recreation 
and Parks. In that case, the Commission imposed and the City accepted a condition 
requiring that the City open the park to all groups throughout the City. 

' j 

In accepting the present application, the Director acknowledged that part of the purpose of 
the dedication of park and open space lands under 30252 was to provide recreational 
facilities to serve the new development. However the Commission also indicated in its 
findings that the use envisioned for the recreational land was for a public park. The 
Commission finds that the proposed use is not a public park. If the Commission's 
L,mderlying permit condition and the deed restriction allow "limited" grading for park 
purposes, the purpose of the grading must be for a park. There is no indication in the 
record that the Commission understood the word "park" as meaning anything other than a 
public park in the most conventional meaning of the word. If the land is restricted as 
proposed it is not a public park and the application must be denied.5 

Development on dedicated parkland as a private sports field, that allows only a very 
limited amount of public use, is not consistent with the Commission's prior actions or with 
the Coastal Act. As proposed, the project is not a public park and is inconsistent with the 
public access and recreation policies of the Coastal Act Sections 30210, 30223 and 30252 
of the Coastal Act, which provide that development shall provide maximum access,-aswell_ 
as with the purpose of the dedications, the recorded deed restrictions, and the underlying 
conditions applied to the subdivision, and must be denied. : 

5 
The law is well-settled that an illegal contract is void. As such, it cannot be ratified by any act or declaration, 

and no person can be prevented from challenging an illegal contract's validity. Thus, to the extent the 
contract between the City and the Church violates the Coastal Act or a permit (and its conditions) issued 
pursuant to the Coastal Act, or any other applicable law such contract is illegal and void for as long the 
permit and its conditions are in effect. - ·· - · · · · ---- ----------- ·-
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VISUAL IMPACTS·· LANDFORM ALTERATION 

Sections 30251 of the Coastal Act states: 

Section 30251 

The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance. Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the alteration of 
natural land forms, to be visually compatible with the character of surrounding areas, and, 
where 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 Coastal Act requires that public views and natural landforms be protected. The 
natural landform in this instance is the ungraded hill that rises 400 feet above Palisades 
Drive, which was constructed along the bottom of a Canyon. To a driver along the road, 
the buildings are dwarfed by the canyon sides, which are covered with chaparral, with its , 
characteristic gray-green color. Many of the ridgelines north of the project are publicly 
owned, and provide views from ridgeline trails of the canyons and higher ridges that lie 
farther north. The Department of Parks and Recreation has purchased many of these 
ridgelines in the last 25 years. A trail from Los Liones Canyon park, that lies to the south. 
of this project, and also obtains access off Sunset Boulevard, climbs up Los Liones · 
Canyon to the ridge, where it meets a spur form a lower knoll. It is possible to walk along 
public trails and see the "Gateway," lower Santa Ynez Canyon, Palisades Drive, the 
church roofs and the Searidge condominiums that are all located along the former stream 
channel. 

This project is located on land called the "Gateway," the relatively narrow part of Santa 
Ynez Canyon. The slope rises 400 feet above the parking lot behind the church, which is 
itself elevated at least 20 feet above Palisades Drive, the road that goes up Santa Ynez 
Canyon. The hillside provides a backdrop for the Church and is visible from Palisades 
Drive and from a 75-unit condominium approved in permit A-381-78A. The hillside is 
covered with chaparral. At the top of the hill, which is a lateral ridge extending toward the 
coastline from Temescal Ridge, there is a paved-street and a number of homes on 
ridgeline lots that were created prior to the Coastal Act. 

The testimony at the Oity hearing on this matter concentrated on impacts on views. 
Residents of the other Gateway development, a 75-unit condominium on the eastern side 
of Palisades Drive, objected to the playing field because it would be visible frdm their units 
and would displace views of a natural hillside from their units and from Palisades Drive. In 
response, the City required the present appli(;ants to lower the level of the field so that it 

• 

• 

would be hidden beh+rnt-eatvaryirom -the· ·condominium residents, and incidental1y from · ··- .,. - '" •. 
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• travelers on Palisades Drive, requiring the applicant to cut about 16,000 cubic yards from 
the toe of the slope. The purpose of the condition was to protect the views from the 
condominiums across the street, hiding the field behind the existing church and school 
buildings (Conditional Use Permit Exhibit 23). The applicant is proposing a variable height 
retaining wall to support the slope and buttress fill at the hillside edge of the field. While 
the wall would vary from ten to 23 feet above grade, the debris wall would add another 
three feet to that height. The City determined that the wall would be visible to some 
degree, and required appropriate colors and that the applicants cover the wall with vines. 
However, coverage from vegetation would be limited: The debris wall must be regularly 
cleared to be effective - a mat of vegetation would not be allowed to accumulate behind 
and over it. 

• 

• 

In response to concerns about invasive plants, the applicants propose that they would use 
plants that are not invasive in hillside areas, such as Bougainvillea, which would contrast 
with the color of the native hillside vegetation, but which is not invasive. 

Calvary Church is 50 feet above finished grade, and the school is 42 feet above finished 
grade. The heights of church and the school exceed the height of the retaining wall. It is 
unlikely that the field or the wall would be visible from Palisades Drive. Some of the wall 
would be visible to residents of Searidge, the condominium across the street. There 
would be no visible cut slope above the field. The wall varies in height-it is 23 feet high 
only a very small portion of its length. It would be possible to impose conditions on this 
development to minimize visual impacts from Palisades Drive 

However, there are public trails that go along a ridge within Topanga State Park on the 
ridge above this development. The Church and portions of the field would be visible from 
some of the trails leaving Los Liones State Park as they reach the ridgeline. While other 
urban development is also visible from those trails, the field would be another 
manufactured element in the view shed of the State Park and of the public trails. The 
school and church would not mask the view of the field from the trail. 

Absent other issues, at its proposed elevation, screened by the Church, and with 
landscaping that is visually consistent with the chaparral on the natural hillside, the project 
could be made more visually compatible with the surrounding hillside, consistent with 
Section 30251 of the Coastal Act. It would still raise issues with respect to impacts on 
public views and Section 30251, as it requires protection of natural land forms. The 
project is also not consistent, with previous restrictions imposed to protect natural land 
forms. 

G. SAFETY OF DEVELOPMENT 

I 
I 

A second reason to leave natural landforms alone is to assure the safety and stability of 
development. Cutting atthe toe of a 400-foot highn·itf in the Santa Monica Mountains can- ----- .... - -
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result in collapse of the hill. The rocks in the hillsides are sedimentary rocks of varying • 
strength. Slope failures are common. Any grading at the toe of a very high slope can be 
hazardous because it can remove the support of the slope. 

Section 30253 states in part: 

New development shall: 

(1) Minimize risks to life and property in areas of high geologic, flood, and fire 
hazard. · 

(2) Assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site or surrounding 
area or in any way require the construction of protective devices that would 
substantially alter natural landforms along bluffs and cliffs. 

The general area has been subject to landslides. Landslides occurred on several 
occasions during and after the development of the underlying project. A major slide 
blocked Palisades Drive in the late 1980's. A slide during construction of Tract 31935 
buried an archaeological site and required 1.5 million cubic yards of grading to repair. 
Later, in response to the history of landsliding, the City required the developer to remove ', 
sediments that were perched up near the ridge line and which might impact the 
development in Tract 32184, and to construct a buttress fill. Finally, the retaining wall 
supporting the 75-unit condominium development located across the street from this • 
project failed during construction. The developer was required to replace the wall with a 
new, redesigned wall. 

I h. rejecting the earlier application for amendment, staff expressed concern that cutting into 
the toe of the hillside could represent a hazard. In response to these issues, the applicant 
provided a geology report concerning the proposed playing field and the la'1d inland of the 
playing field. The consultant states that a buttress fill and a wall at the toe of the slope 
would allow the cut that is proposed at the toe of the slope to occur without jeopardizing 
the safety of the hillside. City geologists approved the report but required a waiver to 
indemnify the City in case of slope failure or debris flow. 

The hillside is located north and west of the field. In a geology report prepared in support 
of the project, the geologist; GeoSoils Consultants, identified slopewash, colluvium, and . ·· 
Martinez formation sedimentary rock with a southwest tending dip. The report concluded 
that natural slope range from the gradient of 1%: 1 to 2:1 (horizontal vertical) with total 
vertical height up to 400 feet. A slope stability-analysis was, performed on the slope. The 
results, as presented, indicate a factor of safety above minimum code values (Exhibit 11 ) . 

.. 
6.2 debris containment. The City of Los Angeles approved report dated C.:.cember 
10, 1981 recommended that a 20 plus foot structural setback be provided from the 
toe of slope. The~bae~eonsists<>ftheexistirlg 20...ft roadway·thatextends along---·--

• 



• 

• 

• 

5-01-190 (Calvary Church and 
City of Los Angeles Department of Recreation and Parks.} 

Page 22 of 33 

the west end of the project site and serves as the catchment and drainage area for 
any debris or runoff accumulating from upslope areas. The construction of the 
proposed sports field and parking area retaining wall essentially creates a larger 
containment area for the debris or runoff accumulation. Also no occupancy 
structures are proposed. 

We recommend that the backfilled retaining or shoring walls constructed the toe of 
the slope have a minimum freeboard of six inches to prevent nuisance slope 
materials from topping over the wall. The freeboard portion of the wall, which will 
serve as an impact wall, should be designed with an equivalent fluid pressure of 
125pcf. In the event of a larger debris flow or runoff, the material will flow over the 
wall and into the enlarged containment area (i.e., sports field and parking area). 
(Geosoils) 

The City geologist approved this report and the wall, the buttress fills and drains that were 
proposed. The first condition of the City report is what is commonly known as a slide 
waiver. The City approval states, in part: 

"The proposed improvements are in an area that has been designated as a debris 
containment area. Approval to use the parking area for potential debris 1

' 

containment was provided in the referenced request for modification . 

The City required a three-foot minimum debris wall on top of the retaining wall to protect ' 
players on the field or visitors in the revised parking area from mudflows. The 23-foot high 
retaining wall described throughout, as staff understands it does not include the debris 
wall, resulting in a structure that will be as much as 26 ft high. 

Staff reviewed the report and the Commission senior geologist requested some additional 
information, regarding stability and bedding planes. The applicant provided supplemental 
information, correcting some errors of nomenclature. After analyzing both reports, the 
senior staff geologist wrote: 

The revised set of slope stability analyses demonstrates that the slopes above the 
proposed development will be grossly stable. The presence of extensive slope 
wash deposits indicates that they are subject to periodic debris flows and/or rock 
fall, which could pose a hazard. In my opinion, this hazard will be adequately 
mitigated against by condition of the City of Los Angeles, Department of Building 
and Safety letter of 10 July 2000. As pointed out in that letter, the proposed 
development is in an area that has been designated as a debris containment area. 
Accordingly, maintenance of the debris fence and the periodic removal of 
accumulated material will be necessary. I recommend that such maintenance be 
attached as a special condition to any Coastal Development Permit issued . 
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Recommendations regarding the design of the retaining walls and grading have bt:~dn 
provided in several reports and letters submitted by the applicant, as referenced in the 
above noted final reports. 

If the Commission were approving this project it would require that Calvary record an 
amendment to the Joint Use Agreement whereby the City and Calvary Church each 
assumed the risk of extraordinary erosion and/or geologic hazards of the property and 
acccepts sole responsibility for the removal of any structural or other debris resulting from 
landslides, slope failures, or erosion onto and from the site. The Commission would also 
consider a condition to assure the maintenance of the debris wall for the life of the field 
approved in this project. 

One reason the Commission originally imposed an Urban (grading) Limit Line on the 
project was to minimize risks to life and property consistent with Section 30253. The 
Commission opted for a strategy of avoidance of potentially hazardous sites, instead of a 
strategy of demonstration that each site was safe on a case by case basis. The staff 
initially rejected this project when it was presented as an amendment application because 
it involved landform alteration on deed restricted land outside the Urban Limit Line 
established in the underlying permit. 

The Commission often approves development in inherently risky areas if there is a design 
to mitigate hazards and if the owner can assume the risk if the site fails. The Commission 
follows this strategy (an investigation, a design and an assumption of risk) when the 
danger is debatable or can be mitigated and where the owner claims that without this 
compromise he or she would be deprived of the use of his or her property. In this case, 
this compromise is not necessary. The private church property is safe. The Commission 
approved a reasonable use in the original permit. A large church and a school, and a 
small playground already exist on the church parcel. The grading would occur on public 
property that already has a use, public open space and habitat. In this case, the land 
subject to most of the cut is already publicly owned and reserved for open space. There is 
no need to approve the grading in order to assure that a person can use his or her land. 

The Commission finds that there are potential geologic safety issues in this project, but 
they have been addressed in the engineering of the project. It would be possible to find 
the project consistent with Section 30253 as it addresses safety, if an assumption of risk 
and a requirement to maintain the wall were imposed as conditions of approval. However, 
the Commission finds that the safest course is to refrain from the landform alteration, a 
course that is consistent with its prior action and with Section 30253 of the Coastal Act. 

H. RUN OFF AND EROSION CONTROL MEASURES 

The applicant is building the field out over a 34-car parking lot and installing a new 33-car 
parking lot. Runoff from·parking lots is a major cau-se--ofstream<md ocean poltution. 

I 
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During construction, it is poss1ble to use sandbags and other devices to reduce the 
amount of pollutants in the runoff, which would also reduce the number of pollutants 
entering the Santa Ynez Creek drain and the ocean. The applicant has submitted a 
drainage plan that includes permanent erosion control measures. If it were to approve the 
project, the Commission would require a complete erosion control plan for both permanent 
and temporary measures, addressing both siltation and waterborne contaminants from the 
driveways. 

One of the side effects of increased hardening of hillsides as proposed here, is that there 
is less sand reaching the beaches. The gradual and episodic sloughing of natural 
vegetated slopes delivers relatively clean sand, in incremental quantities to the shoreline. 
Run-cff from grading projects or collapsing road cuts can overwhelm coastal streams and 
tide-pools. Moreover natural sloughing and slides more often occur in the rainy season, 
when the system is flushed with storms and rainfall. Silt deposited in a summer stream 
cannot wash out or disperse onto the beaches and impacts habitat. The Department of 
Fish and Game attributes the diminished populations of some amphibians and the loss of 
some offshore resources such as kelp and some shellfish to siltation due to grading 
projects. 

As noted in the June 2001 staff report, it would be possible to condition the project so the •' 
project would not contribute to pollution and impair water quality. However, any project 
that includes significant grading raises a greater danger of siltation and damages to 
streams than one that does not. However, if the project were otherwise approvable, it 
would be possible to impose conditions that would assure consistency with the marine 
resources policies of the Coastal Act. However, the project is not consistent with the deed 
restrictions and special conditions of the underlying permit, A381-78. 

I. NATURAL RESOURCES AND HABITAT 

Section 30240 of the Coastal Act requires, among other things, that new development 
shall not have significant adverse effects on coastal resources. It states: 

Section 30240. 

(a) Environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on those resources shall be allowed 
within those areas. 

(b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts wh::h would 
significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas . 
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Section 30230 of the Coastal Act requires that marine resources shall be maintained and 
states: "Special protection shall be given to areas and species of special biological or 
ecological significance." 

Section 30230 

Marine resources shall be maintained, enhanced, and where feasible, restored. 
Special protection shall be given to areas and species of special biological or economic 
significance. Uses of the marine environment shall be carried out in a manner that will 
sustain the biological productivity of coastal waters and that will maintain healthy 
populations of all species of marine organisms adequate for long-term commercial, 
recreational, scientific, and educational purposes. 

Section 30231 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine organisms and 
for the protection of human health shall be maintained and, where feasible, restored 
through, among other means, minimizing adverse effects of waste water discharges and 
entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 
alteration of natural streams. 

The hillside behind this proposed playing field is covered with chaparral and coastal sage · 
scrub, a natural community that has lately begun to be appreciated. The hillsides, with 
their natural cover, allow water to slowly percolate into the ground and to sustain natural 
streams. Some coastal sage scrub supports endangered species. In the Santa Monica 
Mountains near highly developed areas like the Pacific Palisades, it no longer does so. 
Nevertheless, coastal sage scrub is valuable even where it does not rise to the value of 
ESHA. This canyon supports a number of plants and animals, including a mountain lion 
and hawks. Extending the line of grading and development and of intense human use 
farther into this area would impose additional stress on the habitat and additional conflicts 
between human needs and the need of the habitat. 

This project is within and adjacent to a park. It is adjacent to a streambed, and the toe of 
·the grading would be very close to the stream extending over and beyond the lip of the 
gully in which the stream lies. Most of the area that is identified for the playing field has 
been severely and frequently cleared for fire,protection purposes. Even so, a cluster of 
walnuts and some established native shrubs remain. Replanting the area with grass · 
would commit the area to introduced plants and a water pesticide and herbicide regime 
that is ~nconsistent with maintenance of chaparral. However, ·the grading proposed 
extends beyond the presently disturbed area in two or three locations, (up to 220 feet from 
the wall of the school), which is more that is cleared at present. 

j 
j 
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In seeking a coastal development permit for the work described in this project, the 
applicant had a vegetation survey prepared. On the applicant's property, the surveyor 
found only grasses and weeds. However, on the City property outside the Urban Limit 
Line, there were established, if stressed, native shrubs and a cluster of four mature walnut 
trees, constituting the remainder of a walnut woodland, a form of habitat that is 
increasingly rare in California. The streambed has also been "raked" and cleared. 
Because of impact by fire clearance, the report discounted the value of the habitat even 
on the City property but did indicate that walnut woodland, like many other assemblages of 
native plants are increasingly rare in California. The land up and above the fire clearance 
area is quite healthy, according to the applicant's consultant and to the staff ecologist. 

The applicants' report distinguishes the plants found on the applicant's site, which were 
characterized as "remnants of the original plant community on the site." from the plants 
outside the Urban Limit Line, characterized as "the City property adjacent to the site." It 
stated 

"Vegetation on the City property adjacent to the project site is a likely indicator that 
prior to disturbance the site could have been most closely characterized as 
California walnut woodland (Sawyer, 1995) the nature conservancy habitat program 
rank for this community is S-2.1. (Sawyer, 1995) This ranking indicates the j' 

community has less than 10,000 acres present statewide and is considered very 
threatened." The specific nature of the California walnut woodland on this site is 
characterized by a lack of large trunk diameter trees, an overstory height of 
approximately 15 feet, and a fairly even mix of four shrub tree species, California ·. 
walnut, Juglans califomica, Coast wedgeleaf ceanothus, Ceanothus cuneatus 
fascicularii, Toyon, Heteromeles arbutifolia and Lemonade Berry, Rhus integrefolia. 
Mexican elderberry, Sambucus mexicana, is also present in some numbers. The 
understory is largely absent, due to the prolonged absence of fire and dense growth 
and shade from the dominant continuous over story. 

There is a small detention basin adjacent to the site to the south .... Upstream of 
the detention-desilting basin is a grove of mature Coast live oaks along a small 
drainage course. The oaks form a continuous overstory. This area shows 
evidence of raking and regular maintenance, although significant leaf and branch 
litter was present. The understory of the oaks included poison oak, Toxicodendron 
diversilobum, Black,berry, Rubus sp., Soft.chess, Bromus horaceus, Purple sage, 
salvia leucophillia and wild cucumber. No evidence of wet soils, waterborne debris 
or obligate wetland plant species was seen. " (See Exhibit 8 for additional material 
from report) 

The report concluded that the site does not have "special value". It recommends that the 
development should avoid disturbance of the adjacent oaks and the adjacent streambed. 
It advises that introduction of a non-native invasive plant species adjacent to the native 
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plants in the streambed and the introduction of non-native invasive plant species adjacent • 
to the native plant comminutes should be prohibited (Exhibit 8.) 

The Commission staff ecologist visited the site in mid-summer, after fire clearance. He 
found that within 200 feet of the structures, where either City or the applicants had mowed 
to soil level, the trees stood in isolated clumps and that there was very little habitat value. 
On the steeper slopes where the buttress fill would be placed, there is dense brush, CSS 
habitat. The staff ecologist noted that school personnel had reported a mountain lion on 
the on the slope behind the school, a sign that the habitat preserved on City property was 
relatively undisturbed, and connected with other preserved areas in the Santa Monica 
Mountains. In fact the City property is adjacent to Topanga State Park on the north, 
separated only by a thin sliver of landslide that the suCC'essor to original developer, 
Headland Properties has retained, but has not developed. Topanga State Park is part of 
the Santa Monica Mountains National Recreation Area, which when complete, would form 
a connected system of undisturbed habitat and public recreation land from Ventura 
County to the Pacific Palisades (at Will Rodgers State Park into Ventura County and also 
eastward along Mulholland Drive, encompassing _the ridges that surround Los Angeles and 
the San Fernando Valley. 

The streambed is very close to the grading. The grading footprint for the field extend~ 
below the lip of the gully that protects the stream. The June 2001 staff report included a 
requirement recommended by the applicant's consultant to set grading back at least 25 • 
feet from the top of the arroyo/gully that encloses the stream. A site visit revealed that at, 
least at the corner of the field it would not be possible to limit grading to a line 25 feet 
outside the break in upper slope into the gully. The stream flows into a culvert, where it 
joins a remnant of Santa Ynez Creek along Palisades Drive. Plants that are found along 
streams, including oaks and walnuts are termed "riparian." The assemblage is rare in 
California, although there is a remnant of Santa Ynez Creek at various locations along 
Palisades Drive. 

The applicant does not identify an area in which it would be possible to replace the four 
walnut trees, the "scrub oak" and the Toyon and the Mexican elderberries that are within 
the footprint of the field. The trees are found on gently sloping area at the toe of the much 
steeper main hillside. They are mature trees -the walnuts cover about 700 square feet of 
land -but not tall and they have small trunks. The applicant has hired a landscape 
architect, who has provided a landscaping plan thatwould replant some coast live oaks, 
but use bougainvillea, a non-native vine and a ceanothus cultivar at the edge of the wall. 

The presence of a high occupancy structure at the toe of the slope has resulted in stress 
to the habitat due to the necessary fire clearance. Extending the line of clearance would 
remove the stressed habitat that is left. There are other conflicts between human 
occupancy and habitat. Fire clearance is one conflict. In addition, school employees have 
observed a mountain lion feeding on the deer that frequent the cleared area. While the 
applicants assert that the-Hon would not,be interested in large groups of children due to • 
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their noise, the Commission finds that extending human habitation farther into the habitat 
may increase conflicts. Putting a playing field next to a mountain lion habitat could result 
in pressure to remove the lions. 

The Commission finds that the measures proposed by the applicant for streambed 
protection and replacement of the vegetation of the site are not adequate. The area 
described as "City property" in this report was dedicated as a park in order to protect the 
watershed land, which includes vegetation. The project would extend into areas of hillside 
cover, which have not yet been graded out. It would substitute watered, grass lawn for a 
somewhat depauperate area remnant of walnut woodland, and it would create an artificial 
edge to the natural habitat. . It would extend a hardened edge into relatively healthy 
habitat and remove more brush. The project would install vines, often invasive, next to 
habitat and water them, which encourage their growth. It is required by its City Conditions 
to use herbicides and pesticides to maintain the look of the lawn, a practice that can 
impact insects. It would increase human activity, often a factor in damage to habitat 
diversity. All these activities would further stress the habitat area and may not be 
consistent with its preservation. 

The proposed project would also destroy several mature walnut trees, which are coastal 
resources. The consultant felt that four walnut trees were not enough to find that the area' 
was a special area but stated that walnuts are a species of "special biological or ecological 
significance" due to their relative scarcity, and therefore are entitled to special protection 
under Section 30250. The Commission finds that it cannot find the project consistent wit~ 
Sections 30230, 30231, 30240 and 30250 of the Coastal Act. The Commission finds the·. 
project as proposed is not consistent the Special Conditions and deed restrictions that it 
imposed in its action on the underlying permit A-381-78A 

J. LOCAL COASTAL PROGRAM. 

Section 30604 (a) of the Coastal Act states: 

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 30200). 

In 1978, the Commission approved a work program for the preparation of Local Coastal 
Programs in a number of distinct neighborhoods (segments) in the City of Los Angeles. In 
the Pacific Palisades, issues identified included public recreation, preservation of 
mountain and hillside lands, and grading and geoiogic stability. 
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The City has submitted five Land Use Plans for Commission review and the Commission 
has certified three (Playa Vista, San Pedro, and Venice). However, the City has not 
prepared a Land Use Plan for Pacific Palisades. In the early seventies, a general plan 
update for the Pacific Palisades had just been completed. When the City began the LUP 
process in 1978, with the exception of two tracts (a 1200-acre and 300-acre tract of land) 
which were then undergoing subdivision approval, and an unstable canyon, all private 
lands in the community were subdivided and built out. The tracts were A-381-78 
(Headlands) and A-390-78 (AMH). The Commission's approval of those tracts in 1980 
meant that no major planning decision remained in the Pacific Palisades. Consequently, 
the City concentrated its efforts on communities that were rapidly changing and subject to 
development pressure and controversy, such as Venice, Airport Dunes, Playa Vista, San 
Pedro, and Playa del Rey. In recent months the City has established an advisory 
committee to discuss a Local Coastal Program for Pacific Palisades. The committee is 
discussing issues such as the scale of new development, geologic safety, preservation of 
public views, water quality and access to and protection of recreational resources. 

This project raises issues that may be of concern to the Commission when it addresses 
the Pacific Palisades Local Coastal Program. Since the adoption of the Coastal Act, 
public agencies have acquired land in the Santa Monica Mountains through purchase and '1 

through dedication during permit actions. Permits A-381-78 and A-390-78 resulted in the 
dedication of extensive tracts of mountain land in the Pacific Palisades portion of the 
Santa Monica Mountains. The State of California Department of Parks and Recreation , 
accepted 568 acres as a result of permit A-381-78 alone (Exhibits 28 and 29.) In its 
acquisition of los Liones Canyon the Department of Parks and Recreation purchased a 
canyon and trailhead that gives access to the hillside that overlooks the central portion of 
Santa Ynez Canyon and would overlook the proposed playing field. Access to these lands 
is often on fire roads entered at street ends or otherwise close to private residential 
development. Fortunately many of the trail heads are already protected by renditions of 
approval in the Commission's issued and vested coastal development permits. In many 
cases such access is dependent on the enforcement of prior permit conditions. Three 
trail heads providing public access to Topanga State Park, for example, gain access from 
residential streets that were subject to permit A-381-78. Preservation of open space 
lands, trails and trailhead parking in the face of predictable conflict between recreational 
visitors and the nearby residents, such as the Commission has seen in this case, would 
raise difficult planning and regulatory issues. The Commission finds that approval of this 
project as proposed could raise serious difficulties for the City in its efforts to prepare a 
Local Coastal Program that is consistent with the Coastal Act. Therefore the project as 
proposed must be denied. 

K. CALIFORNIA ENVIRONMENTAL QUALITY ACT 
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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. 

There are other feasible alternatives or mitigation measures available other than those 
proposed by the applicants and by the Commission, which would lessen any significant 
adverse impact the activity, would have on the environment. These measures include the 
construction of a public park, the enhancement of passive trail use of the area, the 
opening of a streamside meeting area on City land to the public, the reduction of 
clearance of riparian vegetation as part of fire control. Calvary can investigate other 
recreational pursuits that do not require as much land and that do not require grading on 
dedicated parkland. The are other projects, such as narrow hand ball courts, exercise 
trails and picnic areas that can also provide public and private recreation and that are 
feasible. There is other land in the Headlands development that is dedicated for playing 
field purposes that could be cooperatively developed and would not be located in a I 

I 

school's "back yard." The project would have significant adverse impacts on the 
environment and would undermine the intended effect of an approved and vested permit -
which has benefited the applicant. The Commission has reviewed alternatives and has . 
concluded that the proposed project would have greater impacts on public recreation and 
access and on habitat than all alternatives. 

The project is not the least damaging alternative. Even though the project is or could be 
conditioned to be consistent with the geologic safety, visual quality and marine habitat 
sections of the Coasta: Act, it is not consistent with section 30210 or 30240 of the Coastal 
Act. There are other feasible alternatives or mitigation measures available, which would 
lessen any significant adverse impact the activity, would have on the environment. 
Therefore, the Commission finds that the proposed project is not consistent with CEQA 
and the policies of the Coastal Act as carried out in the certified Local Coastal Program 
and must be denied. 

L. RELIGIOUS LAND USE AND INSTITUTIONALIZED PERSONS ACT OF 2000 

As explained in the History of the Present Application at the beginning of this report, in the 
early stages of the Commission's processing of this application, Commission staff rejected 
the application, pursuant to Section13166(a) of Title 14 of the California Code of 
Regulations, as an application for an amendment that would lessen the intended effect of 
an approved permit. That rejection was transmitted in a letter dated -January 26; 2001 (the····---·.-- · 
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"rejection letter"). Shortly thereafter, the applicant's counsel asked staff to reconsiuer its 
decision. In support of its request, the applicant focused primarily on the question of 
whether the proposed development was intended for "park purposes" and on procedural 
elements of how Section 13166 should be implemented. However, in a footnote, the 
applicant stated: 

"The rejection letter also implies that the recreational use by church school students 
is somehow of a lower order than that of 'public' use. We believe that this 
bespeaks an implied animus toward the Church. As such, we believe the 
Commission may be in violation of the Religious Land Use and Institutionalized 
Persons Act of 2000 ('RLUIPA'), 42 USC §2000cc." 

Commission staff has now brought the application before the Commission, and the issue 
of RLUIPA's application has not been raised since this statement in February. 
Nevertheless, the Commission notes that its action is not based upon any animus toward 
the Church. Although the Commission does treat recreational use by church school 
students differently from public use, that is not because of any characteristic of the users, 
but only because such use constitutes an exclusive, private use. Any private use would 
be treated differently from public use, for the reasons stated in previous sections of this 
report. 

Moreover, the Commission has reviewed the actual provisions of RLUIPA, which prohibit 
certain actions even if not based upon animus, to ensure that its actions are not in . 

I 
j 

violation of federal law in any other way. Section 2 of RLUIPA ("Protection of Land Use as 
Religious Exercise} 42 U.S.C. § 2000cc, contains four separate prohibitions on 
government action. 

Pursuant to that section, the Commission may not "implement a land use regulation ... " 

"in a manner that imposes a substantial burden on the religious exercise of a[n] ... 
institution, unless the imposition of the burden ... (A) [furthers] ... a compelling 
governmental interest; and (B) is the least restrictive means of furthering that 
compelling governmental interest" (RLUIPA Section 2(a)); 

"in a manner that treats a religious assembly or institution on less than equal terms 
. with a nonreligious assembly or institution" (RLUIPA Section 2 (b)(1 )); 

"that discriminates against any assembly or institution on the basis of religion or 
religious denomination" {RLUIPA Section 2 (b )(2)); or 

"that (A) totally excludes religious assemblies from,a jurisdiction; or (B) unreasonably 
limit religious assemblies, institutions, or structures within a jurisdiction" (RLUIPA 
Section2(b )(3) ). 

6 
These prohibitions apply to all state agencies, including the Commission. 42 U.S.C. § 2000cc-5(4). 

• 
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These sections are inapplicable, initially, because the Commission's action does not 
involve the implementation of a "land use regulation" as RLUIPA defines that phrase. 
RLUIPA specifically defines "land use regulation" to mean "a zoning or landmarking law .. 
. that limits or restricts a claimant's use or development of land ... if the claimant has an 
ownership, leasehold, easement, servitude, or other property interest ... or a contract or 
option to acquire such an interest." RLUIPA Section 8(5); 42 U.S.C. § 2000cc-5(5). The 
Coastal Act provisions implemented by the Commission's decision are neither zoning nor 
landmarking laws. 

Furthermore, even if the Commission's action were to constitute implementation of a "land 
use regulation" for purposes of RLUIPA, it meets none of the four criteria listed above. 
Regarding the first prohibition, in RLUIPA Section 2(a), the Commission notes that its 
action imposes no substantial burden on tpe applicant's religious exercise. The proposed 
development is not designed to facilitate the exercise of religion (much less is it central to 
such exercise). Thus, denial of the proposal does not burden the applicant's exercise of 
religion, much less substantially burden it. 

I 
I 

Secondly, with respect to RLUIPA Section 2(b)(1 ), the Commission's action treats the 
applicant on terms that are identical to those it would apply to any non-religious entity 
applying for the same development. Indeed, as the applicants pointed out in their 
February letter, the City of Los Angeles, a non-religious entity, is a co-applicant, and its 
presence did not cause the Commission to apply a different standard to the application. 
Although it is true that an application to create a sports field for general public use might · 
be treated differently, that is not due to the fact that such an application could come from a 
non-religious entity. A religious entity could apply to build ballfields that would be open to 
the general public; in fact, it has been suggested that Calvary reach an agreement with the 
City that would make the ballfields essentially open to the public. Such an application 
could be treated differently because it would be for a fundamentally different sort of 
development. It is the nature of the proposed development, and the fact that it involves 
private, semi-exclusive use of the land, which is burdened by the existing permit 
conditions, rather than the nature of the applicant, that is critical to the Commission's 
decision. 

Finally, the Commission's action does not discriminate against the applicant on the basis 
of religion or religious denomination, and it does not exclude or unreasonably limit 
religious assemblies or institutions from any jurisdiction. Consequently, the Commission 
concludes that its action is not in violation of the Religious Land Use and Institutionalized 
Persons Act of 2000. 

M. UNPERMITTED DEVELOPMENT 

• In visiting the site, the staff discovered some development-that had not been authorized: 



5-01-190 (Calvary Church and 
City of Los Angeles Department of Recreation and Parks.) 
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1) Fire clearance up to 200 feet of the structure. Fire clearance up to 1 00 feet from the 
structure, is contemplated in the permit A-381-78A. However, the condition addressing 
permitted uses on land outside the urban limit line, condition 1 c states "vegetation 
within 1 00 ft. of any residential structure may be removed or altered for fire protection 
purposes." The condition addressing deed restricted land outside the urban limit line 
and condition 3 b. states that the recorded deed restriction "prevent(s) development 
outside the urban limit line except for park purposes." 

2) Staff also observed an outdoor meeting area beside the stream, under the trees about 
200 yards up the creek on city property. The development consisted of a low-key 
development with foot trails, had installed wooden benches in a small amphitheater 
accommodated about 30 people, and minimal grading. 

Placement of benches on city park land in areas dedicated as part of this permit may be 
within the authority of the executive director to approve under the terms and conditions of 
permit A-381-78A. Had the City sought permission would have considered the project and 
determined whether or not a permit or a permit amendment was required. Under the 
categorical exclusion for public facilities, replacement of benches in city parks or 

I 

maintenance of trails does not need a permit. The creation of a new meeting area does 1 

require review. 

• 

Fire clearance orders now require clearance more land than they did· in 1978-1980. • 
However staff often works with landowners to minimize habitat damage when they are 
carrying out fire clearance. In this instance, according to Calvary officers, City crews 
carried out the clearance. The fire clearance should have been presented to the staff to 
determine whether an amendment was necessary, and was not. 

To ensure that the unpermitted development component of this applica•ion is resolved in a 
timely manner, the Commission encourages the City and or Calvary to discuss these 
activities with staff and determine whether they were contemplated under the original 
permit, need a new permit, or could be exempt. 

Although staff discovered some development on the property that has taken place 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 Approval of this 
permit does not constitute a waiver of any legal action with regard to any alleged violations 
nor does it constitute an admission as to the legality of any development undertaken on 

. the subject site without a coastal permit. , . · · 

H:\Pal!sades\5-01-190 NovDeniaiSR REVIEWFINAL.doc 
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September 1, 2000 

Mr. Peter Douglas, Executive Director 
Attn: Ms. Pamela Emerson 
Los Angeles Area Supervisor 
California Coastal Commission 
200 Oceangate, Suite 1 000 
Long Beach, CA 90802 

R~CE!VED 
South Coast Reg:cm 

JAN 9 ZOOl 

c~.u;:c;r.:NiA 

COAS1AL COMN\ISSION 

Re: Request for Amendment to CDP 381-78 ("CDP") to Change the Urban Limit Line 
and Allow Grading for a Sports Field for C3lvary Christian School, 701 Palisades 
Drive, Pacific Palisades, CA 

Dear Ms. Emerson, 

Calvary Church of the Pacific Palisades, dba Calvary Christian School ("Calvary"), and . 
the City of Angeles Department of Recreation and Parks ("City"), jointly make this 

' 

request for an amendment to the CDP to change the applicable Urban Limit Line ("ULL"} · 
to allow for the construction of a school sports' field and to allow the necessary grading 
needed for the construction of the field. Calvary and the City jointly make this request 
since the City owns the fee and Calvary will have a leasehold interest in the subject 
property. 

A. Overview 

Calvary operates a school serving approximately 430 children in preschool through gth 

grade and desires to construct a middle school-sized sports field (the "Field") adjacent to 
its school to provide an on-site location for the school's athletic programs given the lack 
of available sports fields in the community. Although Calvary owns most of the land 
needed to construct the field, a small additional portion is needed from the City which is 
the adjacent property owner. The City's land was dedicated to them as part of the 

j 

j 

· development of the Palisades Highlands and is outside the ULL. After long and 
complicated negotiations with the City, the community at large and the adjacent 
homeowners, Calvary and the City negotiated a Shared Use Agreement (the 
"Agreement"), providing for the long-term lease, at fair market value, of approxi.n~<:_l.Y, 
113 of an acre for the Field. The Agreement also provides for the sh~b~OMMISSION 
construction, of a larger 1.25-acre parcel (inclusive of the Field) for access and grading 
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purposes. As a condition of the lease, Section 5 provides for Calvary to make the field 
available for usage by the A YSO and YMCA organizations for soccer practices and 
camps, the Cub Scouts as well as specified use by the Department of Recreation and 
Parks. Section 19 prohibits artificial lighting, sound amplification and the installation of 
permanent seating. 

The CDP includes an Urban Limit Line ("ULL") that you state follows Calvary's westerly 
property line, resulting in the City land being on the other side of the ULL. You have 
informed me that Conditions 1 and 2 of the CDP restrict grading and mandate unrestricted 
public usage outside the ULL. Condition 1 to the CDP states, "All grading, structural 
development, and subdivided lots shall be located entirely within the Urban Limit Line 
.... "The Dedication language in Condition 2 of the CDP permits only usage for park 
purposes beyond the ULL. 

B. Amendment Request 

The specific request is to amend the CDP as follows: 

1) Relocate the ULL to be approximately coincident with the limits of grading 
• as shown on the Sports Field Grading Plan dated August 23, 2000, prepared by VTN * 

West, Inc., permitting Calvary to grade a portion of the Parcel for a sports field. 

• 

2) To provide public usage of the field as limited by the language contained in • 
the Agreement. 

C. Background 

Prior to 1988, Calvary Church was located on Via de laPaz in the village of Pacific 
Palisades. For many years, it had desired to relocate but found it difficult to locate a 
suitable site. In 1988, Calvary reached agreement with the Headlands Corporation to 
acquire an approximate 7.5 acre parcel on Palisades Drive to relocate its church facility as 
well as to construct an elementary school. Due to the configuration of the land adjacent to 
the side of the canyon slope and the terms of the CDP which had been negotiated with 
Headlands, Calvary purchased the maximum amount of land available from Headlands. 

Calvary then proceeded to construct an elementary school-serving preschool through the 
5th grade. After several years, it became apparent that Calvary's initial goal to limit its 
school to the 5th grade needed to be revised due to the community's demand for additional 
grades to serve children untihthey were ready to enter highrschool. Calvary then 
completed the second and fmal phase of its school building construction, adding room for 
grades 6th through gth. While the addition of the middle school met the strong demand of 
the community, it presented the need to develop large-r sports' facilities to serve the needs 
of the older and bigger middle school students. That need resulted in the plan for a sports 

• 
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field to be constructed along the west side of Calvary's property with the addition of a 
small portion of land so that the field would be regulation-sized for middle school soccer 
and football, but less than one-third to one-half the size of a regulation-sized soccer or 
football field. 

Calvary first contacted the City in August 1997 to inquire about land for a sports field. 
Concurrent with its City negotiations Calvary also sought input from the community. 
Meetings were held and input obtained from community leaders, i.e., Rubbell Helgeson, 
Frank Wilson, Randy Young and Kurt Toppel, as well as representatives from 
Councilwoman Miscikowski's office. Additionally, Calvary held numerous meetings and 
obtained input from residents in the adjacent Miramar Estates and Sea Ridge homeowner 
associations. Extensive negotiations occurred with the Sea Ridge leaders with Calvary 
making compromises to its plan that eventually resulted in a letter from the Sea Ridge 
Board in support of the field. Calvary met with YMCA Executive Director, Connie 
Maguire, and AYSO Regional Commissioner, Debbie Held, and extended the church and 
school's offer of complimentary usage of the field by their respective organizations. On 
three occasions Calvary appeared before the Pacific Palisades Community Council and, at 
their meeting of June 24, 1999, the council unanimously "approved the plan in concept 
and applauded Calvary's effort in promoting more availability of recreational space." 

As a result of these long and complicated negotiations, which sought to balance the needs 
of the community at large for access to recreational areas against the needs of Calvary's 
use of the field in connection with the conduct of its school and church and the needs of 
Calvary's immediate neighbors, a compromise was reached regarding the amount of 
access to the Field and the conditions under which it would be operated. This agreement 
between Calvary, its immediate neighbors, the City, and the community reflects an effort 
to provide public access to property which was previously inaccessible and usable only as 
open space, and thus increase the usable recreational space available to the community 
and the public at large. 

D. Entitlements 

The following summarizes the entitlement status with the City. 
1. Recreation & Parks Commission - Shared Use Agreement approved on 10/6/99 
2. Planning Department- Conditional Use Permit approved on 1128/00 
3. Cultural Affairs Commission - Landscaping for retaining walls approved on 

2/17/00 
4. City Council - Approval forthcoming, awaiting minor language revision to the 

Agreement. 

E. Engineering Design I Plan Check 

1. Haul Route- Approved by the City on 6/27/00 

I 
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2. Geotechnical/Soils Report- Approved by the City on 7/10/00 • 
3. Grading Plan - Plan checked and ready to be approved by the City subject to some 

signoffs, including Planning Dept. which is awaiting State approval 
4. Structural Design - Preliminarily designed, subject to revisions once the grading 

plan is approved 
5. Landscape Design- Completed 

F. Field Design 

The proposed sports field is planned for an area along the westerly boundary of Calvary's 
property which presently is landlocked and has no public access. While the area is 
sufficiently flat to permit the construction of the sports field, the slope of the canyon walls 
quickly becomes too steep for use and, like most of the canyon north of Calvary's 
property is presently unusable as recreational space and is usable only as open space. 
After lengthy negotiations with Calvary's adjacent homeowners' associations and City 
representatives, the height of the field was established at a level that would conceal the 
field behind the existing school buildings and thus reduce the impact of noise from field 
activities. As a condition of the Agreement with the City, Calvary has agreed to provide 
public access to the field across its property and to make suitable arrangements for 
security, insurance and maintenance resulting from the agreed public uses. As a result, if 
an amendment to the CDP is granted, a portion of public land only usable as open space 
would become accessible to the public and available for recreational purposes in a manner 
which reflects a compromise -between the needs of the community at large and the needs 
of Calvary and the adjacent homeowners. 

As you will note from reviewing the Sports Field Grading Plan, the Field will be 120 feet 
x 270 feet. Most of the 32,400 sq. ft. Field, as it will be finally constructed, is located on 
Calvary's property with only 15,000 sq. ft. overlapping the City property and the present 
ULL. The terms of the Agreement with the City allow for an initial lease during 
construction of a 1.25-acre parcel to permit room for construction. Once construction is 
completed, the size of the leased parcel will be reduced to the actual size of the field 
pursuant to Paragraph 2.8(2) of the Agreement. The retaining walls will be landscaped 
with Boston Ivy and Creeping Fig which, in a reasonably short period, will substantially 
cover the walls and present a pleasing appearance to the adjacent neighbors. Additionally, 
these retaining walls and the necessary grading for the construction of the Field will 
enhance the stability of the natural slopes above the Field and will provide for an 
improvement in the drainage of the slope. 

The construction of the Field will also increase fire safety in the area l:ly..providing better 
access to the property beyond the ULL by fire safety equipment and personnel, and the 
Field provides a potential landing area for helicopters for emergency purposes only. 

I 
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G. Public Usage 

In view of Condition 2 to the CDP which requires public usage of the property outside the 
ULL, and reflecting the principles used in Calvary's prior agreement with the Coastal 
Commission to make a portion of its parking lot available for beach goers during normal 
daylight hours (CDP A·381-78A6), Calvary engaged in extended negotiations with 
adjacent homeowner associations and community groups and was ultimately able to reach 
a compromise to satisfy the City's Department of Parks & Recreation demand for public 
use of the leased property even though that would mean that Calvary's private property 
bear the burden of public use and the nearby homeowners would also have to contend 
with additional traffic, noise and disruption due to the impact of the public uses. After 
considerable negotiations, and the helpful intervention of Councilwoman Miscikowski' s 
office, Calvary was able to reach agreement with the City and adjacent homeowners to 
provide for the public uses which occur in all seasons of the year except the winter rainy 
season. Calvary will make its Field available for 4 7 public uses throughout the year by 
the A YSO, YMCA and Cub Scout organizations in addition to six public uses by the City 
of Los Angeles Department of Recreation & Parks. This required public usage is 
contained in Section 5 of the Agreement. 

H. Environmental Benefits 

Palisades Park, located in the heart of the Palisades' village, is the only unrestricted public 
park serving the community. On any given school day in the mid· to late-afternoon hours, 
the field is significantly impacted by local schools' athletic activities. A typical weekday 
in the fall would most likely include practices or games by Calvary's 'A' and 'B' flag 
football teams, the flag football teams of Corpus Christi and Village School, in addition to 
one or two A YSO soccer practices. Additionally, this fall the City is planning to have its 
own flag football league using this field. Calvary, located on Palisades Drive off the west 
end of Sunset Blvd., is located 2 miles from the village and its parents need to drive the 
boys and girls to the football practices, impacting village traffic during the area's peak 
times. By having its own field available for practices and games, Calvary will provide 
much needed relief to the public resources at Palisades Park and alleviate traffic in the 
village area and on Sunset Boulevard. 

In furtherance of Calvary's environmental studies curriculum for its students, the 
administration and faculty want to enhance the proliferation of wild life along the school's 
adjacent hillside. To that end Calvary is interested in maintaining a water guzzler and salt 
lick in a shaded location suitable as a rest area for the deer and small mammals and would 
commit to do so with the construction of its field. 

COASTAL COMMISSION 
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I. Fund raising Effort 

Given the late stage of the progress of this project, Calvary's school foundation has 
completed raising the estimated $1.7 million to construct the sports field. 

J. Conclusion 

Specific questions regarding this request may be addresses to the following: 

Dept. of Recreation & Parks 
City of Los Angeles 

Calvary Church of Pac. Palisades 
c/o Wadsworth Associates LLC 
Attn: Jim Wadsworth, Principal 
2716 Ocean Park Blvd. #1010 
Santa Monica, CA 90405 

Attn: Maureen Tamuri, Assistant General 
Manager for Planning and Construction 
200 N. Main Street, Room 709 

Tel: (31 0) 314-2407 Los Angeles, CA 90012 
Tel: (213) 485-9999 

Thank you, Ms. Emerson, for considering our request. 

Respectfully, 

Calvary Church of Pacific Palisades, Inc. Dept. of Recreation & Parks 
City of Los Angeles 

Maureen Tamuri, Assistant General Manager 

Copy (w/o submittals): Councilwoman Cindy Miscikowski 

Submittals 

1. Legal Description for the approximate 1.25-acre parcel dated August 22, 2000, 
prepared by V1N West, Inc. 

2. Sports Field Grading Plan dated August 23,2000, prepared by V1N West, Inc. 
3. Calvary Christian School Sports Field digital rendering. 
4. City of Los Angeles Building & Safety Haul Route Approval dated 7/26/00. 
5. City of Los Angeles Soils/Geology approval dated 7/10/00. 
6. Geologic and.Geotechnical Engineering Report dated 4/21/00, prepared by 

GeoSoils Consultants, Inc. 
7. Conditional Use Agreement ZA 85-1219 Approval of Plans dated 1/28/00. 
8. Shared Use Agreement draft dated 9/_/99. 
9. Pacific Palisades Community Council minutes of JuneGQA&JAbeGOMMISSIOi~ 
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VTN West, Inc. 
PLANNERS ENGINEERS SURVEYORS 

Lloyd A. Poindexter, P.E. 
William D. Egerdahl, P.E. 

William S. Kish. L.S. 
R. Eric Taylor 
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Los Angeles Area Supervisor 
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200 Ocean gate, Suite 1000 
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RE: Biological Survey. Proposed Sports Field at the Calvazy Church of the Pacific Palisades 
VTN Ref. No. 6158-5 

Dear Ms. Emerson, 

Per your request, we did a biological field investigation and literature search of the proposed 
sports field site at the Calvary Church in Pacific Palisades. We understand this survey is 
necessary for the Church and the City to use as a part of their applicatior to the California 
Coastal Commission for a Coastal Development Permit (CDP). The findings, below, are a result 
of this investigation. Note that exhibits and photos made for the COP filing ma.y be used to 
reference this report so no additional exhibits have been made to accompany this text. 

SITE DESCRIPTION 

The project site for development is a total of approximately 0. 7 acres, located on the east facing 
side of Santa Ynez Canyon, approximately 1400 feet north of Sunset Boulevard in the Pacific 
Palisades. Most of the site is within the property currently built and used as the Calvary Church 
and School. The remainder of the site is a small portion of the hillside owned by the City of Los 
Angeles Department of Recreation and Parks and is designated Open Space b)' the City. The 
Church and School grounds include several buildings, parking lots, landscaping and small 
playgrounds. The church and school site front on Palisades Drive, a four lane collector road built 
on what once was the streambed of Santa Ynez Canyon. This streambed was replaced with a 
large concrete box culvert which is located beneath the roadbed of Palisades Drive. 

Regional Setting- Regionally, the church portion of the project site is part of a comp!ex of 
residential, commercial and this institutional use clustered at the bottom of Santa Ynez Canyon 
in the Santa Monica Mountains. These developed areas are surrounded by a peninsula of mostly 
natural habitat of approximately 300 acres that extends into the developed area of Pacific 
Palisades. The biological value of this 300 acres has been severely degraded by the removal of 
surface water and riparian habitat as a result of the channelization of the creek and construction 
ofPalisades Drive (built in the late 1-960's), the presence of surrounding development on three 
sides and introduction of non-native species such as the stand of Canary Island Pines, Pinus 
canariensis, adjacent to this site. This habitat area is connected to the larger area of natural 
habitat of the Santa Monica Mountains to the north only along the sides of Santa Ynez Canyon. 

6946 Van Nuys Boulevard, Suite 100, Van Nuys, California 91405-3963 
TEL 818.779.8740 FAX 818.779.8750 E-MAIL vtnwest@aoLcom 
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Site Veaetation - Most of the vegetation on the site are non-native species typical of disturbed 
sites. The major species encountered during a site visit on August 21, 2000, were: 

Ricinus communis - castor bean 
Marah macrocarpus - wild cucumber 
Marrubium vulgare - horehound 
Nicotiana glauca - tree tobacco 
Bermuda sp. - bermuda grass 
Heteromeles arbutifolia - toyon 
Malva parviflora - cheeseweed 
Brassica nigra - black mustard 
Mimulus auranitiacus - sticky monkeyflower 
Juglans californica - Calfornia walnut 
Cercocarpus betuloides - birchleaf mountain mahogany 
Quercus berberidifolia - scrub oak 
Cortaderia selloana - pampas grass 
Sambucus mexicana - Mexican elderberry 

There was no dominant over story or evident dominant plant community. Most of the area is 
trampled and bare. Most plants existed as individuals. Eleven small trees/shrubs were observed 
within the grading area. These included three Toyon (Heteromel!!s arbutifolia) with multiple 
trunks three inches in diameter at breast height (DBH), three California Walnut (Juglans 
californica) trees with multiple trunks at 7 inches DBH, three Mexican elderberry (Sambucus 
mexicana) trees with multiple trunks at 9 inches DBH, one Birchleaf Mountain Mahogany 
(Cercocarpus betuloides) shrub at 2 inches DBH, and one scrub oak (Quercus berberidifolia) at 3 
inches DBH. We suspect these species are remnants of the original plant community from this 
site. The soils were alluvial and one evident rock outcropping of conglomerate was seen. The 
rock outcroppings were carefully searched for presence of Santa Monica Mountains Dudleyea, 
Dudleyea cymosa ovatifolia, a federally Threatened species. This plant is reported in the current 
California Fish and Game Natural Diversity Database (NOD B) for this area on " ... east facing 
moss covered conglomerate rock." There were no mosses present, or any other plants on the 
rock on this site. The site was also searched for the other species listed in the NDDB that 
possibly matches this site's characteristics, Braunton's Milk Vetch, Astragalus brauntonii. This 
species prefers disturbed sites or recent bums on gravelly clay soils over granite or limestone. 
No plants were seen. The site's soils are sandy alluvium and no evidence of fire for many years 
was noted. 

Vegetation on the City property adjacent to the project site is a likely indicator that prior to 
disturbance, the site could have been most closely characterized as California Walnut Woodland 
(Sawyer, 1995). The Nature Conservancy Heritage Program rank for this community is S-2.1 
(Sawyer, 1995). This ranking indicates the community has less .than 10,00.0 acres present, 
statewide and is considered "very threatened". The specific nature of the California Walnut 
Woodland on this site is characterized by a Jack of large trunk diameter trees, an over story 
height of approximately 15 feet, and a fairly even mix of four shrub/tree species, California 

• 

• 

• 
II 



• • 

I 

• 
I 
I 
I 
I 
I 
I 
I , 
I 
I 
I 
I 
I 
I 

' I 

Mr. Peter Douglas VTN Ref. No. 61 58-5 
California Coastal Commission 

Walnut, Juglans c. californica, Coast Wedgeleaf Ceanothus, Ceanothus cuneatus fascicularii, 
Toyon, Heteromeles arbutifolia, and Lemonade Berry, Rhus intregrifolia. Mexican elderberry, 
Sambucus mexicana, is also present in some numbers. The under story is largely absent due to 
the prolonged absence of fire and dense growth and shade from the dominant, continuous over 
story. There is often one foot or more of litter from the shrubs on the ground and lower branches. 

There is a small detention/ desilting basin adjacent to the site to the south. Evidence of recent 
maintenance of the basin included scraping of silt, and accompanying plant material, if any. 
Upstream of the detention/ desilting basin is a grove of mature Coast Live Oaks along a small 
drainage course. The oaks form a continuous over story. This area shows evidence of raking and 
regular maintenance, although significant leaf and branch litter was present. The under story of 
the oaks included Poison Oak, Toxicodendron diversilobum, Blackberry, Rubus sp., Soft chess, 
Bromus horeaceus, Purple sage, Salvia leucophylla and Wild cucumber, Marah macrocarpus. No 
evidence of wet soils, waterborne debris or obligate wetland plant species were seen. There is a 
noticeable bed bank and channel of approximately three feet wide at the base of the bank. The 
proposed project does not have grading of the streambed. 

Anjmals - No species were observed during our site visit other than very common bird species 
{scrub jays, common crows). We reviewed the NDDB and found no likely matches, although 
the Canary Island Pines located approximately 300 feet southwest of the site might be suitable 
for Monarch Butterfly roosts. The disturbed nature of the project site and the dense, unburned 
nature of the adjacent native plant co1rununities does not lend us to expect many animal species 
to be present. The lack of connection of the site to nearby water and the surrounding developed 
areas do not make the site important for animal movement. 

Recommendations - The site does not have any special value for native biological communities. 
No special status plants or animals were observed or are expected to occur. Impacts to adjacent 
California Walnut Woodland are expected to be minimal and this community is currently 
degraded, significantly, due to lack of fire, overgrowth and development intrusions. The 
development should avoid disturbance to adjacent oaks and the adjacent streambed. Introduction 
of non-native invasive plant species adjacent to the native plant communities should be 
prohibited. 

We hope this report and review assist you in properly designing your project. 

Very truly yours, 
VTN West, Inc. 

~~ 
for Eric Taylor 
Senior Vice President 
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STATE Oi' CALlPOllNlA-THE llESOUllCES AGENCY GllAY DAVIS, GOVBRNOR 

CALIFORNIA COASTAL COMMISSION 
45 FREMONT, SUITE 2000 
SAN FlANCISCO, CA 94105· 2219 
VOICE AND TDD (415) 904· 5200 
FAX ( 415) 904· 5400 

GEOLOGIC REVIEW MEMORANDUM 

COASTAL COMMISSION 
~·~I· \~0 

EXHIBIT # __ Cf __ _ 
PAGE --1'-- OF_~ , 

To: Pam Emerson, Los Angeles Area Supervisor 
From: Mark Johnsson, Senior Geologist 

25 Apri12001 

Re: Review of geotechnical response to CCC comments, Calvary Church 

I have reviewed the following document, which is a response to my geologic review 
memorandum of 28 March 2001: 

GeoSoils Consultants Inc. 2001, "Response to California Coastal Commission geologic 
review memorandum, dated March 28, 2001, regarding GeoSoils Consultants, Lot 1, 
parcel Map 5372, 701 Palisades Drive, Pacific Palisades, California for Calvary Church", 6 
p. geologic report dated 12 April2001 and signed by D. D. Yoakum (GE 918) and R F. 
Ruberti (CEG 1708). 

In addition, I spoke with Mr. Roberti by telephone on 4 April2001, and he was able to 
clarify several questions I had posed in my memorandum. 

The document refere111ed above adequately addresses the concerns raised in my 28 
March memorandum. "-'lost significant are a new set of slope stability analyses that 
demonstrate the gross stability of two slopes above the proposed playing field and 
parking lot. 

More specifically, the report addresses each of the seven items enumerated in my 28 
March memo as follows: 

1) The cohesion and friction angles used in cross section B-8' are, 
appropriately, those determined from direct shear tests on Sespe 
Formation samples from a boring reported on in the 21 April2000 
GeoSoils report. The slope stability analyses corresponding to cross
section A-A', now make use of appropriately referenced data for the 
Martinez Formation, which underlies that slope. I had originally been 
concerned that shear strength data from materials in boring B-1 were not 
used in the slope stability analyses. Although not dearly identified in the 
earlier report, Mr. Ruberti pointed out to me-that the materials 
encountered in boring B-1 are artificial filt and no such fill is found in the 
slope. The cohesion and friction angles used in the revised slope stability 
analyses are therefore acceptable. 

' 

j 

j 
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· 2) The unit weights used in the revised slope stability analyses are now 
supported by appropriate test data . 

3) Because the strike of bedding is at a high angle to the slopes above the 
proposed bedding, circular failure surfaces are acceptable. 

4) Pseudo-static slope stability analyses were performed with this submittal, 
and demonstrate an adequate factor of safety under seismic loading. 

5) The revised slope stability analyses make adequate allowances for pore
water pressures within the slopes. Pore water need not be considered in 
the dense formational units. 

6) Correcting the "negative effective stress at base of slice" warning by 
reducing the cohesion value is acceptable. 

7) Bedding attitudes were, in fact, provided on the original submission; Mr. 
Ruberti pointed out their locations on the geologic map. 

j 

The revised set of slope stability analyses demonstrate that the slopes above the 
proposed development will be grossly stable. The presence of extensive slope wash 
deposits indicate that they are subject to periodic debris fl.:>ws and/ or rock fall, which 
could pose a hazard. In my opinion, this hazard will be adequately mitigated against by 
condition of the City of Los Angeles, Department of-Building and Safety letter of 10 July 
2000. As pointed out in that letter, the proposed development is in an area that has been 
designated as a debris containment area. Accordingly, maintenance of the debris fence 
and the periodic removal of accumulated material will be necessary. I recommend that 

· . ·such maintenance be attached as a special condition to any Coastal Development Permit 
issued. 

I hope that this review is helpful. Please do not hesitate to contact me if you have any 
questions. 

Sincerely, 

Mark Johnsson 
Senior Geologist 

COASTAL COMMISSION 
S"Of 110 
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SHARED USE AGREEMENT 
BETWEEN CITY OF LOS ANGELES DEPARTMENT OF RECREATION AND PARKS 

AND 
CALVttY CHURCH OF PACIFIC PALISADES INC. 

This Shared Use Agreement ("AGREEMENT") is made and entered into this 25111 day of April, 
2001, by and between the City of Los Angeles, a municipal corporation acting by and through its 
Board of Recreation and Park Commissioners (hereinafter referred to as .. CITY''), and the 
Calvary Church of Pacific Palisades Inc., doing business as Calvary Christian School (hereinafter 
referred to as "CALVARY''). 

WITNESSETH 

WHEREAS, CITY owns certain land included in what is known as Santa Ynez Canyon 
Park. situated in the City of Los Angeles, County of Los Angeles, State of California, 1.25 acres 
of which is legally described in Exhibit ••A" attached hereto and made a part hereof, together 
with all easements and rights appurtenant thereto, if any (the .. PROPERTY''); 

WHEREAS, CALVARY owns property on which it operates a school immediately 
adjoining the PROPERTY; and 

WHEREAS, CITY approves and fully supports CAL VARY's sharing the PROPERTY 
for the purpose of cons-ting a playing field ("FIELD"), as set forth herein; 

WHEREAS. the interests of the public will be served by CALVARY's use of the 
PROPERTY, including the construction of a portion of the FIELD thereon, creating a usable 
portion of land from an otherwise unimproved hillside; and, 

WHEREAS. the CITY and CALVARY desire to share the FIELD by making it available 
to the public for certain specified purposes and at certain specified times. 

~OW. THEREFORE. for and in consideration of the covenants and conditions 
contained herein and the performance thereof, the parties hereto mutually agree as follows: 

1. TERM 

The term of this AGREEMENT shall be for twenty-five (25) years from the date of execution, 
with an additional twenty-five (25) year option to extend in favor of Calvary provided in 
Section 18 below. 

<""--- 0 ,- ( qo 
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""~ FEE FOR USE 

.\ . NITIAL FEE 

The initidl fee for use of the PROPERTY (the ''INITIAL FEE") shall be $100.00 
payable to the CITY on the first of each month, commencing after ( 1) all 
governmental agencies. including CITY Council, have approved the 
AGREEMENT and (2) all permits necessary to construct the FIELD have been 
obtained. The INITIAL FEE shall continue until CALVARY notifies the CITY 
that all fund-raising has been completed, a building permit has been issued and 
construction of the FIELD has commenced. whereupon the BASIC FEE described 
in Section 2.B. below shall become effective (the "Basic Fee Commencement 
Date"). CALVARY shall deliver such notice promptly after each and all of the 
above-referenced events shall have occurred. 

B. BASIC FEE 

(1) The basic fee for use of the PROPERTY by CALVARY ("BASIC FEE") 
shall be $600.00 per month, commencing on the Basic Fee Commencement Date. 
provided, however, that the BASIC FEE shall begin no later than two years after 
commencement of the INITIAL FEE and provided further that the BASIC FEE 
shall be adjusted in accordance with Section 2.C. below. The BASIC FEE shall 
be in lieu of. and not in addition to, the INITIAL FEE . 

(2) Notwithstanding anything contained herein to the contrary, following the 
completion of construction of the FIELD, CALVARY shall reduce the size of the 
PROPERTY to a size which will reasonably accommodate CALVARY's use of 
the FIELD. Before any use of the FIELD for any school activities other than 
construction and cleanup, CALVARY shall furnish CITY with a notice that the 
construction of the FIELD has been completed and that a Certificate of 
Occupancy or other document evidencing CALVARY's right to use the FIELD 
has been issued for the FIELD, accompanied by a modified legal description 
showing that portion of the PROPERTY which is necessary to reasonably 
accommodate CALVARY's use of the FIELD. Effective on the first day of the 
calendar month following delivery of such notice to CITY. the BASIC FEE (and 
any adjustments made pursuant to Section 2.C. below) shall be reduced in the 
proportion that the area surrendered to CITY bears to the total area of the 
PROPERTY utilized by CALVARY under this AGREEMENT, but in no event 
shall the BASIC FEE be less than $400. CITY and CALVARY shall then execute 
an amendment to this AGREEMENT by which the revised legal description is 
substituted for Exhibit "A" attached hereto. 

C. .-illJUSTMENT OF BASIC FEE 

The BASIC FEE under Section 2.B. above shall be adjusted every two (2) years 
commencing on the second anniversary of the Basic Fee Commencement Date 

!;'·en /IPD 
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and every two (2) years thereafter (each. an .. Adjustment Date") during the term 
of this Lease to retlect percentage increases or decreases. if any, in the cost of 
living as provided below. The BASIC FEE shall be multiplied by a fraction, the 
nwnerator of which is the U.S. Department of Labor Conswner Price Index for 
Urban Wage and Clerical Workers (All Items) Unadjusted. Los 
Angeles/Anaheim/Long Beach Metropolitan Area (1982-4 = lOO) (the "Index") 
published for the calendar month preceding the month in which an Adjustment 
Date occurs (the ··Adjustment Index Figure") and the denominator of which is the 
Index published for the month in which this Agreement commences (the .. Base 
Index Figure"). When the Adjusted Basic Fee is determined after each 
Adjustment Date, the CITY shall within three (3) months following the respective 
Adjustment Date give CALVARY written notice indicating the amount thereof 
and the method of computation. Such adjustment shall be retroactive so as to be 
effective as of the respective Adjustment Date. If the Index shall cease to use 
1982-4 as the base year, the Index shall be converted in accordance with the 
conversion factor, if any, published by the United States Department of Labor, 
Bureau of Labor Statistics. If the Index (or the components comprising such 
Index) is materially changed or discontinued, CITY shall be entitled to substitute 
the official Index published by the Bureau of Labor Statistics (or successor thereto 
or similar governmental agency as may then be in existence) as the most nearly 
equivalent thereto. 

3. OWNERSIDP 

I 

I 
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CALVARY and CITY agree that title to the PROPERTY is and shall remain in the CITY , • 
and that any and all improvements constructed thereon, whether existing now or to be 
installed hereafter. are and shall remain the property of the CITY. subject to this 
AGREEMENT. 

-1-. CALVARY'S USE OF PROPERTY 

CALVARY shall enjoy exclusive and uninterrupted use of the PROPERTY and FIELD 
except as otherwise expressly provided in Paragraph 5, below. 

5. PUBLIC USE OF PLAYING FIELD 

The FIELD shall be open to the public uses specified in Section 5A belowand to such other 
and further uses pursuant to Section 58 below as may be approved by CALVARY and which 
are not inconsistent with CAL VARY's use of its property. 

A. Specified Annual Public Uses 

( l) 

LA990910.07711+ 10..1·99 

April, May, June: The FIELD shall be available to the YMC\ 
Youth Soccer League for practices on Friday aftenoons from 4:00 
p.m. to 6:00 p.m. 
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(2) June. July, August: The FIELD shall be available to YMCA 
Youth Specialty Soccer Camps for one week each month., Monday 
to Friday, for half-day sessions (i.e .. 9:00a.m. to I :30 p.m.) . 

(3) September, October, November, December: The FIELD shall be 
available to A YSO Region 69 .. K,. League for practices on Friday 
afternoons from 4:00p.m. to 6:00p.m. in September and 
Oetober and from 4:00 p.m. until dark in November and 
December. 

(4) Additionally, the FIELD shall be available two Saturday 
afternoons each year, 12:00 p.m. to 5:00p.m., to Cub Scout packs 
for physical fitness and sports achievement requirements. The 
FIELD shall be available only to Cub Scout packs in the Pacific 
Palisades community, including packs in public as well as private 
schools. 

(5) January, February, March: Because of the potential for cold and 
inclement weather. no public uses are specified. Any use shall be 
in the sole discretion of CALVARY. 

(6) The above-named groups in the above "Specified Annual Public 
Uses" do not have an exclusive or vested right to use the FIELD . 
In the event that an above-specified user will not use the FIELD, or 
fails to comply with all the CALVARY Rules and Regulations for 
Public Use of the FIELD, CALVARY may substitute another 
group to use the FIELD so long as such substitute group agrees to 
comply with all the CALVARY Rules and Regulations for Public 
Use of the FIELD. 

CALVARY reserves the right to modify the Specified Annual Public Uses should they 
conflict with CALVARY's private use of the FIELD, in which event CALVARY shall 
endeavor to accommodate the Specified Annual Public Uses by pennitting them to occur 
at some other time which does not conflict with CALVARY's use of the FIELD. 

B. Additional Public Uses. 

LA990910.077/8+ 10-1·99 

In addition to the Specified Annual Public Uses enumerated above, the 
CITY may request use of the FIELD for any youth athletic events or 

· practices during· non-school hours and for no time earlier than 9:00a.m. or 
later than 6:00p.m .• up to six (6) days per year. The FIELD will not be 
available untill :00 p.m. on Sundays. (The public uses herein 
contemplated are limited to youths. that is. under the age of 15.) Such a 
request shall be in writing and shall provide advance notice of at least ten 
( 1 0) business days prior to the date of requested use. If ( l) no school 
activities are anticipated for the requested date and time, (2) the requested 
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use does not otherwise conflict with CALVARY's enjoyment of its 
property and the FIELD and (3) the requesting user agrees to comply with 
all the CALVARY Rules and Regulations for Public Use of the FIELD. 
approval for such a use shall not be unreasonably withheld. 

6. REP AIRS AND IMPROVEMENTS 

A. CALVARY. 

CALVARY may, from time to time, make repairs and improvements to the 
PROPERTY at its own cost and expense. 

B. CITY. 

CITY may, from time to time, propose repairs, improvements and enhancements 
necessary to the ongoing use of the PROPERTY.IfCALV ARY concurs that the 
work proposed by the CITY will benefit CALVARY, a mutual agreement shall be 
entered into between the parties which specifies the repairs. improvements and 
enhancements proposed at the PROPERTY, and the ponion of such cost to be 
borne by the CITY, if any, shall be credited against the INITIAL FEE or BASIC 
FEE, as the case may be, as referenced in Paragraph 2. 

C. A.PPROV ALS. 

Any proposed improvements shall be subject to all customary approvals of the 
City of Los Angeles. 

7: . YfA.INTENANCE OF PROPERTY 

CALVARY shall ensure that the PROPERTY is kept in a clean. wholesome. and sanitary 
condition and shall not permit offensive or refuse matter nor any material detrimental to 
the public health, peace, or safety to remain or accumulate upon the PROPERTY. 

8. RIGHT OF INSPECTION 

.-\uthorized representatives. agents. and employees of CITY shall have the right to enter 
the PROPERTY at any time in case of emergency, and at reasonable times for the 
purpose of property inspection. 

9. HOLD HARMLESS: INSURANCE 

1 a) Each of the parties agrees ·to defend. indemnify and hold the other ·harmless from 
all direct loss. expense or liability for injury or death to persons and for damage, actual or 

• 

• 

• 

alleged. to tangible property which may result from the acts or omissions of the • 
indemnifying party, or any of its officers. agencies, employees. licensees, contractors, 
invitees or any other person subject to supervision or control by the indemnifying party, 

-5-
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in the performance of its obligations under this Agreement. In the event of third-party 
loss caused by the negligence. wrongful act or omission of both parties to this agreement, 
each party shall bear financial responsibility in proportion to its percentage of fault as 
may be mutually agreed bet~veen them or as may be judicially detennined. 

(b) In addition to the indemnity provisions of Paragraph 9 (a), CALVARY agrees 
to defend. indemnify and hold the CITY. its officials and employees. harmless from 
any and all loss, damage, or liability, including, without limitation, all legal fees, expert 
witness fees, consultant fees and expenses related to the response to, settlement of 
or defense of any claims or liability which may be suffered by CITY as a result of 
CALVARY'S grading of the PROPERTY, including, without limiting the foregoing, any 
inverse condemnation actions which may be filed against the CITY for damages due 
to instability of the slope allegedly caused by the grading of the PROPERTY. 

(c) CALVARY shall obtain and maintain a policy of commercial general liability 
insurance, with coverage for .. premises and operations" and "contractual liability 
including any inverse condemnation action" with combined single limits of not less than 
One Million Dollars ($1,000.000), so long as such insurance is available at commercially 
reasonable rates. Such insurance shall name CITY as an additional insured and shall 
require not less than thiny (30) days' prior notice to CITY in the event of cancellation or 
reduction in coverage or limits if such cancellation or reduction occurs at the election of 

) 

the insurance carrier. CALVARY shall furnish evidence of such insurance in the form of ' 
a City Special Endorsement Form. or in lieu thereof, a copy of the insurance policy . 
CALVARY acknowledges that CITY self-insures its liability with respect to matters 
covered under this Agreement. 

RESTORATION 

At the expiration or earlier termination of this AGREEMENT. CALVARY shall deliver 
the PROPERTY to the CITY in ac; good and usable condition as the PROPERTY was as 
of the date of this AGREEMENT, ordinary wear and tear thereof, damage by the 
elements, fire, earthquake, flood. act of God or public calamity excepted; provided, 
however. that any permanent improvements that provide strucr..ual or geological suppon 
for any ponion of the PROPERTY shall not be removed without the prior written consent 
of CALVARY and the CITY. 

l L CANCELLATION: ASSIGNMENT AND DELEGATION 

:\. CALVARY may terminate this AGREEMENT· at anytime prior to the start of 
construction of the FIELD and. in the event of a material breach by either oarty, 
the nonbreaching or non-defaulting party may tenninate this AGREEMENT, by 
giving written notice of such termination. or default or breach and termination, to 
the other party at least ninety (90) days prior to the effective date thereof. The 
AGREEMENT shall be terminated at the end of the such ninety-day period 
except where the termination occurs as a result of a default or breach and the 
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default or breach is cured. Notice is to be deemed given upon the mailing thereof 
to the recipient at the address listed hereinbelow. 

CALVARY may not assign nor delegate any or all of its rights or obligations 
under this AGREEMENT (except to a successor in intert.st of CALVARY by 
operation of law) without the prior written consent of CITY, such consent not to 
be unreasonably withheld. conditioned or delayed. 

12. ~OTICE 

All notices required or permitted by this AGREEMENT shall be in writing and may be 
delivered in person (by hand or by messenger or courier service) or may be sent by 
regular certified or registered mail or U.S. Postal Service Express Mail, with postage 
prepaid, and shall be deemed sufficiently given if served in a manner specified in this 
Section 12. Tenant's address for notice purposes shall be as follows: 

Calvary Church of Pacific Palisades 
701 Palisades Drive 
Pacific Palisades. California 90272 

Landlord's address for notice purposes is as follows: 

City of Los Angeles 
Department of Recreation and Parks 
Attention: Real Estate Asset Management Division 
City Hall, Room 709 
:200 North Main Street 
Los Angeles. California 900 12 

Either party may by written notice to the other specify a different address·for notice 
purposes. A copy of all notices required or permitted to be given to eith<.r party hereunder 
shall be concurrently transmitted to such party or parties at such addresses as either party 
may from time to time hereafter designate by written notice to the other. 

A.ny notice sent by registered or certified mail, return receipt requested, shall be deemed 
given on the date of delivery shown on the receipt card. or if no delivery date is shown. 
the postmark thereon. If sent by regular mail the notice shall be deemed given forty-eight 
( 48) hours after the same is addressed as required herein and mailed with postage prepaid. 
Notices delivered by U.S. Postal Service Express Mail or overnight courier that 
guarantees next day-delivery shaH be--deemed given twenty-four (24)-hoursafter delivery 
of the same to the United States Postal Service or courier. If any notice is received on a 
Saturday, Sunday or legal holiday., it shall becdeemed i'CCeived on the next business day . 

l 
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13. 

14. 

GOVERNING LAW 

This AGREEMENT shall be controlled by and construed under and in accordance with 
the laws of the State of California. 

COUNTERPARTS 

This AGREEMENT may be executed in any number of counterparts, each of which shall 
be deemed an original, but all of which when taken together shall constitute one and the 
same instrument. 

15. AMENDMENTS 

This document may be modified only by further written agreement between the parties. 
Any such modification shall not be effective unless and until executed by CALVARY 
and the CITY. 

16. SEVERABILITY 

17. 

If any term, covenant or condition of this AGREEMENT shall, to any extent, be invalid, 
void, illegal or unenforceable, the rell).ainder thereof shall not be affected thereby, and 
each other term, covenant or condition of this AGREEMENT shall be valid and be 
enforced to the fullest extent permitted by law . 

WARRANTIES 

A. CALVARY'S Warranties: As an inducement to the CITY to enter into this 
AGREEMENT, CALVARY represents, warrants and covenants as follows: 

( l) that it is a regularly organized and existing non-profit corporation under 
t~1e laws of the State of California; 

(2) that it has the power and authority to carry on its function as a non-profit 
corporation, to enter into this AGREEMENT, and to consummate the 
transaction herein contemplated; 

(3) that all actions to be taken by or on behalf of the CALVARY to authorize 
it to make. deliver and implement the terms of this AGREEMENT have 
been duly and properly taken prior to the execution of this AGREEMENT; 
and. 

(4) that this AGREEMENT is a valid and binding obligation of CALVARY, 
enforceable in accordance with its terms except as the same may be 
affected by subsequent changes in law, court decisions, bankruptcy, 
insolvency, moratorium or similar laws, or by legal or equitable principles 
relating to or limiting the rights of contracting parties generally. 

-8-
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B. CITY'S Wamnties: As an inducement to CALVARY to enter into this 
AGREEMENT. the CITY represents. wamnts and covenants as follows: 

that it is a municipal corporation, duly organized and • ·:Uidly existing and 
in good standing under the laws of the State of California; 

(2) that it has the power and authority to carry on its function as a city, to 
enter into this AGREEMENT. and to consummate the transaction herein 
contemplated; 

(3) that all actions to be taken by or on behalf of the CITY to authorize it to 
make, deliver and implement the terms of this AGREEMENT have been 
duly and properly taken prior to the execution of this AGREEMENT; and, 

( 4) that this AGREEMENT is a valid and binding obligation of the CITY, 
enforceable in accordance with its terms except as the same may be 
affected by subsequent changes in law, court decisions, bankruptcy, 
insolvency, moratorium or similar laws, or by legal or equitable principles 
relating to or limiting the rights of contracting parties generally. 

• 

18. GRANT OF OPTION • 
' 

19. 

Subject to the provisions contained in this Section 18, CITY hereby grants to CALVARY • 
the option to extend the terms of this AGREEMENT (the "Extension Option") for one (l) 
twenty-five (25) year extension term (the '"Extension Term"). The BASIC FEE for use of ' 
the PROPERTY by CALVARY during the Extension Term shall initially be the BASIC 
FEE payable by CALVARY during the last month of the initial term. CALVARY shall 
give written notice thereof to CITY if CALVARY wishes to exercise the Extension 
Option not less than sixty ( 60) days prior to the expiration of the initial term; provided, 
however, (i) that the Extension Option shall be personal to CALVARY and shall not be 
exercisable by any person or entity other than CALVARY or its successor by operation of 
law and (ii) that the Extension Option not be exercisable by CALVARY if CALVARY is 
at the time of exercise in default in its payment obligations under Section 2 above. 
;-.Jotwithstanding the foregoing, termination of the AGREEMENT at any time during the 
prior term of the AGREEMENT shall also terminate and render void the Extension 
Option. Except as otherwise set forth in this Section 18, CALVARY shall use the 
PROPERTY during the Extension Term upon all of the terms and conditions of the 
AGREEMENT that are in effect immediately prior to the commencement of such 
Extension Term. Without limiting the .generality of the foregoing~. the provisions of 
Section 2.C. relating to the adjustment of the BASIC FEE to reflect changes in the Index 
will be in effect during the Extension Term if the Extension Option is exercised. 

ADDITIONAL COVENANTS 

The parties further agree as follows: 
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:\. ~o artificial lighting or illumination shall be permitted for the FIELD except to 
the extent required by applicable law . 

B. Prior to each public use. CITY shall provide notice to the local homeowners 
associations and local community groups shown on Exhibit B attached hereto. 

c. No more than l 00 non-participant spectators shall be permitted to attend each 
event of public use, and no permanent seating shall be installed at the FIELD. 

D. In the event CITY receives multiple requests for public use, priority shall be given 
to public uses proposed by local residents or local groups. 

E. No loudspeakers or other sound amplification shall be permitted for events at the 
FIELD. 

F. Any public use during non-school hours shall occur between the hours of 9:00 
a.m. and 6:00 p.m. on up to six days per year. 

G. Any proposed improvements shall be subject to all approval processes 
customarily employed by CITY, including without limitation community 
meetings, zoning and other CITY approvals . 

H. For the months of January, February and March, no public uses are specified 
because of the potential for cold and inclement weather. Any use during such 
months shall be at the sole discretion of CALVARY . 

. 20. TAXES 

By executing this Agreement and accepting the benefits thereof, a property interest may 
be created known as a "possessory interest" and such property interest will be subject to 
taXation. CALVARY, as the party in whom the possessory interest is vested, may be 
subject to the payment of property taxes levied upon such interest. 

21. INCORPORATION OF STANDARD PROVISIONS 

Attached hereto and incorporated fully herein by this reference, to the extent applicable, 
are the "Standard Provisions for City Personal Servives Contracts (Rev. 1101 )" 
(hereinafter. ''Standard Provisions"). In case of conflict between the language of this 
AGREEMENT and the Standard Provisions, the language of this AGREEMENT shall 
prevail. 

•' 
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IN WITNESS WHEREOF, the parties have executed this AGREEMENT to be effective 
as of the day and year set forth above. • THE CITY OF LOS ANGELES, a municipal CALVARY CHURCH OF PACIFIC 
corporation, acting by and through its Board of PALISADES, INC. doing business as 
Recreation and Park Commissioners CALVARY CHRISTIAN SCHOOL 

By: ____________ _ 
By: r#t:-

James G. I , Presidt President 

By: ____________ _ Vf 
Secretary . / 

APPROVED AS TO FORM AND LEGALITY 

Dated--------' 2001 

JAMES K. HAHN, City Attorney 

By ______________ _ 

Assistant City Attorney 

-11-
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REPORT OF GENERAL MANAGER 

m~~lrd@~~Jm 
OCT 0 6 \99 

NO. '28-99 
IOARD OF AECAEATION 

DATE Q~'obet 6. 1299 lnd FMK COt.NSIONERS C.D. ll 

BOARD OF RECREATION AND PARK CO:MMISSIONERS 

SUBJECT: SANTA YNEZ CANYON PARK- AGREEMENT FOR SHAR.ED USE OF A 
PORTION OF SANTA YNEZ CANYON PARK BY CALVARY CHURCH OF 
PACIFIC PALISADES 

P. &ryant 
J. ZatotSk:--i -
s. l<llppet __ 

0. Stigile --

MCOMMENDAIION: 

It is recommended that the· Board: 

Disapproved __ _ Withdrawn __ _ 

1. Approve the Shared Usc Agreement of a ponion (1.25 acres) of Santa Ynez Canyon Park for 
25 years to Calvecy Church of Pacific Palisades with a 2S year lease renewal option;~ 

2. Authorize the President and Secretary of Board to sip the .Shared Use Agreement between 
the Calvary Church and the Department after approval by the Cultural Affairs Department 
of the design of the sportsfiel~ and all other City approvals . 

iQMMAR.Y: 

The Calvacy Church of Pacific Palisades has requested the use of 1.25 (1-1/4) acres of our hillside 
park to create a player's sports field for its school use by excavating over an acre of hillside park 
land and constr~tin.g a. reta.ir.ing wall to contain the hill. 

The Board will recall t.'tat an earlier report was submitted to the Board over a year ago {BR 344-98 
on September 28, 1998) and was withdrawn at the request of the City Attorney for lack of public 
participation and compliance with the necessary C.E.Q.A. requirements . 

Numerous meetings have. since been held with our staff. attorneys for Calvary school, 
Councilmember's staff and the City Attorney. The agreement reached allows public groups, the 
Y.M.C.A, Youth Soccer League, Cub Scout packs, etc. to use the field, and in addition,. allows the 
Department to request the use efthe field six times a year. 

The school is requesting a 25-year term with an option for another ~5 years at the disetetion of the 
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REPORT OF GE?\~RAL MA~AGER 

PG. 2 NO. 428-99 

Staff has negotiated an interim fee of$100.00 per month starting after all govenunental agencies, 
including Ctty Council, have approved the Shared Use Agreement, and continuing until the School 
notifies the Department of Recreation and Parks that all fundraising, anticipated at being 
approximately S 1 ,SOO,OOO.OO over a two-year period, is completed; a building pennit bas been 
issued and construction activities have begun which use the 1.25 acres ofCity·owned land. The fee 
will then be $600.00 per month, with a CPI adjustment to be implemented every two years, for the 
duration of the construction and until the School submits to the Department ofRecreation and Parks 
a new legal description of the City-owned land which will be used for the completed playing field 
(less than the 1.25 acres) and a Certificate of Occupancy. Thereafter and for the duration of the 2S
year agreement and the additional2S year option, if exercised. the use of the completed playing field 
will be at a fee which is proportionate to the use of the playing fie,d but not less than 5400.00 per 
month, with a CPI adjustment to be implemented every two years . 

The school will seek support from the homeowners within a 300-foot radius of the school as well 
as from Councilmember Miscikowski. 

The School will also obtain all required City approvals for the sportsfield including a plan approval 
from the Office of Zoning Administration for the addition of the sportsfield as an extension of the 
existing Conditional Use Permit for the School. · · JJ 

In addition to the above, the Council Office has suggested eight additional items that have been 
incorporated into the agreement: 

1. Prohibit all lighting or illumination on the sportsfield . 

2. 

3. 

4. 

s. 

City shall provide notice prior to each public use to local homeowner associations and local 
community groups as shown on "Exhibit B" of the agreement. 

·L. · . th II f f . . ~ bl' · "' th ·n amrtation on e aMPer o non-part1c1pant spectators ,or pu 1c usage, "owcver, ere w1 
be no permanent seating . 

Where there are multiple requests for public usage, priority shall be given to local residents 
or local groups . 

No sound amplification. 

6. City's usage during non-school hours shall be between the hours of9:00 a.m. and 6:00p.m. 
up to s~ times per year. 

7. Any proposed improvements shall be subject to all customary City approval processes 
including but not limited to Community meetings, City and Zoning approvals. 

8. for the months of January, February, and March: Because of the-potential· for cold and 
inclement weather, no public uses are specified. Any use shall be at the sole ctiscretion of 
Calvary Church. S, t;J 1 , \If D 
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REPORT OF GENERAL MAl~AGER 

PG. 3 ,..0. 
l't 428-99 

The Planning Department, as the Lead Agency for City approvals for the Calvary School, advises 
that the Shared Use Agreement, to permit a part of the sports field to be constructed on City-owned 
hillside park land, is exempt from C.E.Q.A. pursuant to a Categorical Exemption (Class 5- Category 
23 of the City C.E.Q.A. Guidelines) and on August 3, 1999, filed a. Notice of Exemption (Class S
Category 23) a.s valid C.E.Q.A. clearance for the Shared t:se Agreement. 

Graphic illustrations of the proposed development will be shown at the meeting. 

Staff recommends approval. 
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JOINT USE AGREE~fENT BETWEEN THE CITY OF LOS AL'lGELES AND THE LOS ANGELES 
UNIFIED SCHOOL DISTRICT FOR 11iE JOrNT USE OF WASHINGTON IRVING MIDDLE SCHOOL 

i 

nus JOINT USE AGREEMENT, made and entered into this J../~ay o.~ M~· 1998, by aE c E., 
between THE CITY OF ~ ANGELES, a municipal corporation, by and through its Board of Recreafiooth Coas 
and Park Commissioners, hereinafter called CITY, and the LOS AL"lGELES UNIFIED SCHOOL DISTRlCT 
OF LOS ANGELES COUNTY, a school district, acting by and through its Board of Education, hereinafteMAY - 9 20( 
called DISTRICT. 

W I TN E S S E T H: 
CAliFORNI1 

COASTAL COMM 

\VHEREAS, DISTRlCT intends to develop a passive park with picnic areas, trees, and restrooms in 
the area along Fletcher Drive and a sports field on the southeast area of the campus at the DISTRICT'S 
Washington Irving Middle School at 3010 Estara Avenue in GlasseU Park; and, 

WHEREAS, the CITY and the DISTRICT desire to make the Facilities available to the public for 
community recreation; and, 

WHEREAS, DISTRl CT has estimated the cost of constructing the Facilities at $1,3 7 5, 700 and has 
applied for a Grant from the City of Los Angeles, Commission for Children, Youth and Their Families, 
hereinafter referred to as CCYI'F, in the amount of$1,375,700 from the 1997 Los Angeles City Parks Act, 
Proposition "K", which will fund the development and construction of the Facilities; and, 

WHEREAS, award of the Grant from the CCYrF is contingent upon the DISTRICT and the CITY 
entering into a thirty (30) year .ement to share the use of the Facilities ~ccording to the terms and '1 

conditions hereinafter set forthjhowever, the Grant from CCYrF shall be subject to a separate agreement 
between DISTRICT an<J.iCYI'F to which this Agreement shall be attached, and this Agreement is not 
intended by the parties t!!e a commitment for funding; and, 

WHEREAS, CITY'S thirty (30) year term of use of the subject Facilities under the terms of this· 
Agreement will commence upon DISTRICT'S completion and acceptance of said Facilities; and, 

WHEREAS, CITY and DISTRICT desire to cooperate in establishing, jointly operating and 
maintaining the Facilities in order that the greatest public use for recreational activities will arise from the 
operation of the Facilities for the benefit, education, amusement, convenience and enjoyment of the public; 
and, 

WHEREAS, DISTRICT shall cooperate and consult with CITY and its representatives relative to the 
planning, design and construction of the Facilities; and, 

WHEREAS, pursuant to the provisions ofTitle I, Division 7, Chapter 5 of the California Government 
Code and the provisions of Part 7, Chapter 10, Section 10900, et seq. of the California Education Code, the 
parties hereto may contract to achieve said purposes and are authorized to cooperate with each other in the 
development and execution of adequate programs of education and community recreation, and in the exercise 
of such power shall be subject to the lawful restrictions applicable to the CITY; and, 

NOW, THEREFORE, for and in consideration of the covenants and conditions contained herein and 
the performance thereof, the parties hereto mutually agree as follows: 

l. FUNDING: 

• 

DISTRlCT shal~ithin a reasonable time after the approval by the CCYTF of the Grant application • 
for Proposition "K" funds begin phased construction of the Facilities on the premises described in 

[ R~•t"'-" Sc.'-tc:t• l J 
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Exbjbjt 1 attached and made part hereof. DlSTRlCT, at its sole cost. shall prepare plans, advertise 
'for construction contracts and administer th«: project during the construction phase. DISTRlCT shall, 
using available project Funds, provide any additional improvements to the Facilities and the 
installation of equipment therein, which DISTRICT deems necessary. DlSTRlCT shall use reasonable 
efforts to complete the construction within DlSTRlCTS budget parameters and shall be under no 
obligation to provide any additional funds beyond those identified . 

The CITY will not be responsible for any cost overruns with respect to the construction of the 
Facilities. If, during any phase of the project, DISTRICT determines that there are insufficient funds 
to complete the Facilities, DISTRICT shall have the reasonable right to reduce the scope of the 
project. If DISTRICT determines that the project does have to be downsized, DISTRICT will notify 
CITY and CCYTF in writing regarding scope of reduction of work prior to proceeding with 
completion of the project. If CITY does not concur with DISTRICTS proposed changes, CITY can 
propose alternative changes or provide supplemental funding for the identified shortfall. CITY shall 
respond to DISTRICT in writing within ten (10) days ofDISTRICT'S notification to CITY. 

2. QELAYS BEYOND J}JE CONTROL OF PARTIES: 

3 . 

Neither of the parties hereto shall be liable to the other party on account of any delay or inability to 
perform when such delay or inability is due in. whole or in part to fire, strikes, labor disturbances, 
riots, civil commotions, acts of nature, any present or future law or governmental regulation, or any 
cause beyond the control o( the parties. If any delay is c~used by such occurrences, the delayed party 
shall have the right to extend the time for performance of any act delayed thereby insofar as 
performance thereof is required. 

LICENSE AND TERM: 

During the hours provided for the CITY'S use pursuant to Paragraph 11 hereof, the DISTRlCT hereby 
sets apart the use and occupancy of the DISTRICT'S land described on Exhibit 1. attached hereto;' 
together with the right of ingress and egress from the nearest public street, at no cost. 

CITY'S rights to utilize the Facilities shall be for an initial period of thirty (30) years from the date 
of completion of the Facilities as approved and accepted by the DISTRICT and the CITY in writing 
(the "Initial License Period"), and the parties shall make reasonable efforts to extend the Initial 
License Period ( t"te "Extended License Period(s)'') by amending or supplementing this Agreement 
upon similar covenants and conditions set forth herein. DISTRICT shall not be obligated to construct 
the Facilities unless and until funding is available. 

To initiate renewal of the Agreement, CITY shall provide one year's written notice to the DISTRICT. 
Following expiration of this Agreement, and until such time as either CITY or DISTRICT terminates 
CITY'S occupancy, or until such time as a new Agreement is executed by both parties, CITY'S non· 
exclusive use of the Facilities will continue on a month-to-month basis upon the same terms as 
specified in this Agreement, except for the term. The privilege to continue the terms of the agreement 
on a month to month basis shall be subject to termination by either party upon 90 days written notice. 

ln recognition of the substantial contributions of both parties to the Facilities, this Agreement for joint 
use shall not be terminated by either party prior to the expiration of the Initial License Term set forth 
in this Section ofthe Agreement in the absence of a material breach of the Agreement. In the event 
of a default in the terms of this Agreement, the non-defaulting party shall provide written notice 
thereof to the party in .default in the manner provided by Section 15 and the .party in .default shall 
immediately cure the default or commence to cure the default if the default cannot be immediately 
cured. The defaulting party shall, within five (5) days of receiving the notice of default, respond to 
the other party in writing that the default has been cured or identify the steps that will be taken and 
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4. 

by what time to cure the default. Except for defaults which remain uncured after 90 days or which 
tire frequently repeated, the Agreement shall not be terminated for material breach. 

OWNERSHIP AND SURRENDER: 

• The parties hereby agree that the completed Facilities (exclusive ofland) :. •. all become the property 
ofthe DISTRICT. The parties further agree that title to DISTRICT'S land described on Exhjbjt t 
shall remain in the DISTRICT. 

S. OPERATION OF FACILITY: 

DISTRICT and CITY shall share operation of the Facilities as hereinafter provided and in accordance 
with Paragraphs 6, 7, 8, 9, 10 and 11 hereof. Use of the Facilities at the school by parties other than 
the CITY shall remain under the control of the DISTRICT through the Real Estate and Asset 
Management Branch, Civic Center Program Office. The CITY may request authorization for 
occassional use by a third party during its hours of use and permission for such shall not be 
unreasonably withheld. 

6. DISTRICT MAINTENANCE: 

DISTRICT shall keep the Facilities in a safe and sanitary condition at all times, including school 
summer vacation periods, and will maintain and keep in good repair the land described in the attached 
Exhibit 1, together with aU physical improvements erected thereon, and pay all utilities, including_ but 
not limited to, water and power"required for the operation of the Facilities. 

DISTRICT'S upkeep of the Facilities shall be limited to the following: 

A. Provision &ustodia!ljanitorial services and supplies for the Facilities and Rest:z:ooms, as it 
would have normally undertaken (in absence of this Agreement) for the rest of the school. 
buildings and fields through the school's on-site custodial staff. DISTRICT'S persoMel shall ' 
also provide CITY access to restroom and janitorial supplies. During CITY'S periods of 
permitted use under this Agreement, the CITY shall be responsible for replenishing any 
supplies used. 

B. Exercise reasonable efforts to schedule and complete all major aMual Facilities maintenance 
(such as re-seeding, reconditioning, and other upkeep of the DISTRICT'S land) during the 
months of July and August and other field maintenance and preparation periods during the 
year, with the exception of those ongoing maintenance activities which are normally 
performed either year-round or during other months of the year. 

7. CITY'S MAINTENANCE: 

A. Notv.;ithstanding the maintenance obligation assumed by DISTRICT hereunder, CITY shall 
perform any emergency maintenance which may become necessary during its use of the 
Facilities to keep it in a safe and sanitary condition. Should such maintenance not be 
convenient to perform during the period of use, CITY or DISTRICT having use at the time 
the emergency is discovered shall warn of any defects or blockade any areas which may be 
dangerous; and :should this not be feasible, CITY or DISTRICT shall immediately cease use 
of the Facilities and vacate same until such time as the Facilities are safe and sanitary. 

' • 

• 

• 

B. ln addition to any "emergency maintenance., by CITY as set forth above; and notwithstanding · • 
anything' the contrary in this Agreement, CITY shall, at its sole cost, clean up or cause to 
be cleaned up the Facilities and Restrooms promptly after the CITY'S (and/or its permittee') 
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c. 

usage, in order to keep the Facilities and Restrooms in a sanitary, clean and usable condition 
for school use on the following school day . 

On a quarterly basis, or as deemed necessary by either DISTRICT or CilY, representatives 
of the parties will confer to evaluate the adequacy of the operational and maintenance 
responsibilities of each party, as stipulated in this Agreement, and make such adjustments as 
they deem necessary. 

D. In addition, notwithstanding the maintenance obligation assumed by the DISTRICT 
hereunder, CllY shall make aU repairs to the Facilities and land that are caused by or result 
from the negligent acts or omissions of its officers, agents or employees. 

E. CilY shall be responsible for any substantial increase in utility costs attributable to its use of 
the Facilities. 

8. STAFFING: 

DISTRICT shall provide personnel necessary for the complete and proper maintenance of the 
Facilities in accordance with the provisions of Paragraph 7 herein. CllY shall provide, only during 
the time it has use of the Facilities and without cost to DISTRICT, appropriate staff as deemed 
necessary by CilY, for the safety and security of individuals utilizing the Facilities. DISTRICT shall 
also provide staffing of the Facilities to insure its availability to the CilY at no cost. 

9. USE OF SCHOOL PARKING LOT: 

10. 

CilY shall have use of a parking lot on the School site, to be designated by the School principal, for 
use by CllY or its permittee during CITY'S periods of use. When large attendance is expected for 
..Special Events" including those during the summer break, the CITY shall coordinate with the Real 
Estate and Asset Management Branch, Civic Center Program Office to secure additional parking.:. 
CllY shall provide advance notice of at least ten ( 1 0) school working days prior to the requested use 
of additional parking. CilY will be responsible for any required clean-up of the parking areas after 
each use. 

USE OF FACILITIES: 

DISTRICT shall have use of the Facilities for recreational, educational and other school-associated 
or sponsored activities. Use of DISTRICT Facilities by the CITY shall be permitted pursuant to the 
Civic Center Act (§38130-et seq. of the Education Code). CilY shall follow the DISTRICT's 
procedures in obtaining a DISTRICT issued Civic Center Permit. CilY will have use of said 
Facilities for recreational purposes for the general public. The DISTRICT shall not dislodge the 
CITY'S pre-established recreational programs by establishing a competing recreational program. 

During its period of use of the Facilities, CllY (and its permittee) shall have access to required 
restroom facilities. Further, during its period of use of the Facilities or other buildings on the site, 
CITY'S on-site supervisory staff shall have access to a "work area" designated for CITY use 
(equipped with a telephone) located near the Facilities, such location to be determined by the Principal 
of Washington Irving Middle School in his/her sole discretion. 

CilY shall comply with all applicable Jaws, ordinances and regulations pertaining to the use of the 
DlSTRlCT'S land and, in this regard, shall enforce the prohibitions against the use of profane 
language, smoking, possession or use of intoxicating beverages and narcotics, quarreling and fighting, 
betting and other forms of gambling. 
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ClTY when using DISTRICT facilities shall provide approved and appropriate security and 
·supervision of the facilities and activities to ensure proper standards of conduct, cleanliness and safety. 
When DISTRICT staffing for access is otherwise unavailable, the CITI when using DISTRICT 
facilities shall have access to keys or other devices that provide physical access to any facilities that • 
will be used. 

DISTRICT shall provide the CITY access to a DISTRICT telephone during CITY's use of the 
Facilities. CITY shall ensure that the telephone usage shall be limited to work related matters and/or 
emergency purposes. Use of DISTRICT telephones by the CITY for long distance or personal calls 
will not be permitted. 

11. HOURS OF OPERATION: 

DISTRICT shall have the right to the exclusive use of the Facilities during all "regular school days" 
including athletic practice and games as hereinafter defined. In addition, DISTRICT activities which 
customarily occur after "regular school days" {i.e. "Back to School Night", dances, athletic activities) 
shall have priority for use of the Facilities. CITY shall have the right to use the Facilities to serve the 
general public one (1) hour after the end of"regular school days" and on Saturdays, Sundays, school 
holidays and during school vacation periods as follows: 

A. Monday to Friday from 4:30p.m. until 10:00 p.m. 
B. Saturdays and Sundays from 8:00a.m. untillO:OO p.m. 
C. School vacation periods and holidays; 

Monday through Friday from 8:00a.m. until10:00 p.m. 

For the period of time shown above in Sections A through C, CITY will cooperate with the 
Washington Irving Middle School Principal, his/her designee's or the DISTRICT's Real Estate and 
Asset Management Branch, Civic Center Program Office to alter CITY'S hours to meet Washington • 
Irving Middle School's needs for external youth services programs and for athletic activities and 
practices for which the Middle School has no other adequate alternative facility and which cannot be 
reasonably accommodated during regular school hours. Further, CITY acknowledges that the 
DlSTRICT receives and fulfills requests for use of the Facilities pursuant to the Civic Center Act 
(§38130-et seq. of the Education Code) from time to time. The Principal of Washington Irving 
Middle School and the DISTRICT's Real Estate and Asset Management Branch, Civic Center 
Program Office may make a request for approval to alter the CITY'S hours stated abc ;e, upon no less 
than seven (7) days advance notice to the CITY, which approval shall not be unreasonably withheld. 

In the event the CITY shall need use of the Facilities outside the designated hours, the CITY must 
submit a request at least seven (7) days in advance of the event to the DISTRICT's Real Estate and 
Asset Management Branch, Civic Center Program Office. If no school activities are anticipated for 
the requested date, approval for use shall not be unreasonably withheld. 

Where a conflict exists between a DISTRICT program customarily offered at the school and a 
program proposed by the CITY, the DISTRICT program shall have priority. 

12. tNDEMNJFICATION: 
DISTRICT agrees to save and hold CITY harmless from any and all claims or liability for personal. 
injury, death or propeny damage arising out of or in connection with the operation of the Facilities 
during the hours DISTRICT has the exclusive use of the Facilities. 

Conversely, CITY agrees to save and hold DISTRICT harmless from any and all claims or liability • 
for personal injury, death or propeny damage arising out of or in connection with the operation of the 
Facilities during the hours the CITY has exclusive use of the Facilities. )· ~\ ... \qb _ 
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Pursuant to Government Code Sec. 895.4, each party hereto indemnifies and holds harmless the other 
'party, its officers, agents and employees for any liability imposed by law ~pon such other party which 
results from, or is caused by, any negligent or \Hongful act or omission occurring in the performance 
of this Agreement by the indemnifying party or its officers, agents or employers. 

[n the event that third-party loss is attributable to the negligence or wrongful act or omission of both 
parties, the ultimate fmanciat responsibility of each party shall be proportionate to its percentage of 
fault as determined by mutual agreement between the parties or by a court of competent jurisdiction. 
The provisions of California Civil Code 2778 regarding interpretation of indemnity agreements are 
made a part hereof as if fully set forth herein. 

13. DAMAGE AND DESJRUCDON: 

14. 

If through no fault of the parties hereto all or any portion of the Facilities shall be so damaged by 
earthquake, fire, casualty or other cause of happening as to be substantially destroyed and rendered 
untenable, or if any authority havingjurisdiction shall order the demolition or removal of the Facilities 
herein, then this Agreement shall terminate. 

If through no fault of the parties hereto all or any portion of the Facilities shall be partially destroyed 
by fire, casualty, or other cause or happening, or be declared unsafe by an authority having 
jurisdiction, neither party hereto shall have the obligation to restore said Facilities or put it in proper 
condition for use and occupancy; provided, however, that should said Facilities not be restored and 
made safe or a decision is not made to restore within one year from the date of said partial destruction 
or declaration of unsafe condition thereof; then in that event, either party hereto may, at its optior{ and 
upon thirty (30) calendar days notice thereof being given to the other in writing, terminate this,1 
Agreement. 

RECORDS ACCESS: 

The parties hereto agree to provide access to records of either party pertaining to the use or 
maintenance ofthe Facilities. 

15. NOTICES: 

Any party deliverir.g notice or requesting information from the other shall send such notice or request 
as indicated below: 

DISTRICT: 

ClTY: 

Real Estate and Asset Management Branch 
Los Angeles Unified School District 
355 South Grand Avenue, Floor 5 
Los Angeles, California 90071 
Tel: (213)633-7581, Fa.x: (213)633-7546 
Attn: Michael DeLuca, Deputy Director 

General Manager, Department of Recreation and Parks 
City of Los Angeles 
200 North Main Street, Room 1330, City Hall 
Los Angeles, California 900 12 
Attn: Real Estate and Asset Management Division 
Tel: (213)485-5111, Fa.x: (213)617-0439 
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16. AITORNEYS FEES: 

In the event either party brings an action or claim for breach of this Agreement against the other party 
in a court, the prevailing party as detennined by such court shall be entitled to recover its reasonable • 
attorneys' fees and expenses actually incurred in the pursuit or defense of such claim, as the c~w may 
be. 

17. CO(JNTERPARTS: 

This Agreement may be executed in any number of counter parts, each of which shall be deemed an 
original, but all of which when taken together shall constitute one and the same instrument. The 
signature page of any counterpart may be detached therefrom without impairing the legal effect of the 
signature (s) thereon provided such signature page is attached to any other counterpart identical thereto 
except having additional signature pages executed by other parties to this Agreement attached thereto. 

18. AMENP'MENJS: 

This document may be modified only by further written agreement between the parties. Any such 
modification shall not be effective unless and until executed by the DISlRICT and CITY. 

19. ASSIGNMENT ANJ) SUBLEASE: 

20. 

This Agreement is not assignable by either party. Neither DISTRICT nor CITY shall without written 
consent of the other party, sublicense or sublease any portion of the Facilities. Any attempted sublease 
or sublicense without the consent of the other party shall render this Agreement null and void. Each •, 
of the provisions, agreement tenns, covenants and conditions herein that are to be perfonned by either 
party shall be binding upon any transferee thereof. 

SEVERABILITY: 

If any tenn, covenant or condition of this Agreement shall, to any extent, be invalid, void, illegal or 
unenforceable, the remainder of this Agreement shall not be affected thereby, and each other tenn, 
covenant or condition of this Agreement shall be valid and be enforced to the fullest extent pennitted 
by law. 

21. WARRANTIES: 

A. DISTRICT'S Warranties: As an inducement to the CITY to enter into this Agreement, the 
DISTRICT represents, warrants and covenants as follows: 

(I) that it is a regularly organized and existing school district under the laws of the State 
of California; 

(2) that it has the power and authority to carry on its function as a school district, to enter 
into this Agreement, and to consummate the transaction herein contemplated; 

(3) that all actions to be taken by or on behalf of the DISTRICT to authorize it to make, 
deliver and implement the tenns of this Agreement have been duly and properly 
taken prior to the execution of this Agreement; and 

(4) that this Agreement is a valid and binding obligation of the DISTRICT, enforceable 
in accordance with its tenns except as the same may be affected by subsequent 
changes in law, court decisions, bankruptcy, insolvency, moratorium or similar laws, 
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or by legal or equitable principles relating to or limiting the rights of contracting 
parties generally . 

CITY'S Warranties: P.s an inducement to the DISTRICT to enter into this Agreement, the 
CITY represents, warrants and covenants as follows: 

( 1) that it is a municipal corporation, duly organized and validly existing and in good 
standing under the laws of the State of California; 

(2) that it has the power and authority to carry on its function as a city. to enter into this 
Agreement, and to consummate the transaction herein contemplated; 

(3) that all actions to be taken by or on behalf of the CITY to authorize it to make, 
deliver and implement the tenns of this Agreement have been duly and properly 
taken prior to the execution of this Agreement; and · 

(4) that this Agreement is a valid and binding obligation of the CIIT, enforceable in 
accordance with its tenns except as the same may be affected by subsequent changes 
in law, court decisions, bankruptcy, insolvency, moratorium or similar laws, or by 
legal or equitable principles relating to or limiting the rights of contracting parties 
generally . 
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IN WITNESS WHEREOF. the parties have ::xecuted this Agreement to be effective as of the day and 
year set forth above. 

THE CITY OF LOS ANGELES, a municipal 
corporation, acting by and through its Board 
of Recreation and Park Commissioners 

By_k-_b~ 
President 

APPROVED AS TO FORM AND LEGALITY 

Dated __ ___;;;&_· -_f,__ _ ___,. 1998 

JAMES~TH HAHN, 

By I LALue: 
Mark Brown 
Assistant City Attorney 

C.WASH·lA.V .. ACiM 
llMHd $l27i91. CM 

9 

LOS ANGELES UNIFIED SCHOOL 
DISTRICT OF LOS ANGELES COUNTY 
By the Board of Education of 
the City of Los Angeles · 

By~?fCUM 
Director of Real Estate and 

Asset Management 

I • 
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OFFER OF ]EOICATION 

WHl':nEAS, Coaatal Permit No. A-381-78, u amend')c.1 (t:le 
"Permit") WAS issued bv the California Coo•tal Commis~ion (the 
"Com:ni ~cion") to the under::.igned PALISAr•ES RESOURCES, ntC,, a 
California corporation ("Palisades") on December 22, 1980 where
under, sub~ect to compliance with the terms and provisions of tbe 
Fermi t, Palislldes was permitted to develop certr.in real property 
loc&ted in Los Angeles County, Califvrnia1 and 

WHEREII.S, in comp1hnct! w.it:h certain cond5.tions of the 
Permit, Palisades has executed and recorded th~t Ct!rtain Offer of 
Oedic3Uon Agreement dated as of December 11, 1980 recorded 
January S, 1901 as Document No. 81-3844, Official Records, Los · 
l'.ngeles Count~·, California (the "Offer") whereur,d~:~r su!:>ject to 
the terms and provisions of the O!fe=, Palisades has offered to 
dedJcate to a public agency designated by the Commission certaiu 
real. pr..,.,erty located in LO!:' Jl.ngeles County, Cali f.ornia more 
particularly described in i::xhibit B attnch~d thereto, reference 
being made to the Offer fox further particulars; and 

\-ltiER.EAS, those certain parcels of real proper.ty der.lg-
. natcd as Parcels A and B more p.:~rticularly descrit>ed in E~hil>it 

KA" attbched heroto and made a pDrt hereof (hereinafter the 
•oedication Property") were among tho~ parcels of real property 
included in Exhibit 2 of the Offer so required to be dedicated by 
Palisades; &nd 

WHEREAS, Ordinance ~o. 155,203 (the "Ordinance*) adopted 
May 7, 1981, by the City Counc)l of the City of Los Angel~s. 
California (the "Cit:·") provi!led, amon9 othP.r th.!:HJS, that in 
cc..nnection with approval by the City cf; the subdi-lisiorr o! c.:=tain 
landz Ol<ned by Palisades, Palisadc3 woulcl o<'~ t'':'qui::t'!d to of!cr to 
dedicate the Declicltion Prop•rty, or any porti~n·t~creof, to the 
City with respect to which the Otier mil¥ b• revoked, expire or 
rejected by tho State oi California; and 

WHE!':£1\.S, Palis.;:dcs is 1dlling to ofC~:u· t.o clNlic:lt.e the 
O""dication Prcpert:r to the City in cc-mplianc..: with thr. tl"rns and 
provisions of the Ordin.:~ncc :>ubjcct, howc•.•er, to the pro•/ i:; l(Jn:> 
of th12 Off.:!r; 

OP'. a\l ... S'TON. 
ttJ .M(.f(IT'ff'U4.J( 

._w C:.Ottf'\)tiA1tOH 
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NOW, THEREFORE, in compliance with the conditione of the 
approval of said subdivision of Palisades' lande by the City and 
conditions imposed by the Permit, Palisades hereby irrevocably 
offers to dedicate pursuant to California Government Code Section 
7050 to the City all or any portion of the Dedication Property 
with respect to which the Offer may be revoked, may expire or may 
be rejected by the State of Californiai provided, however, that 
this Offer of Dedication is subject to each of the terms and 
provisions hereinafter set forth. 

1. The obligations of Palisades hereunder are subject 
to each of the obligations of Palisades created by the Offer. 

2. This Offer of Dedication may not be accepted by 
City as to any parcel or portion thereof until such time as the 
offer of the parcel or portion thereof is rejected by the State. 
At auch time as the State, or its designated department or agency, 
shall take title to the parcel or portion thereof, the power of 
City to accept the Offer of Dedica~ion is terminated, unless and 
until the parcel, for any reason whatsoever, shall cease to be 
owned by the State or the designated agency or department or, if 
transferred, shall cease to be restricted to public park or open 
space use. 

3. This Offer of Dedication and acceptance thereof by 
City of all or any portion of the Dedication Property shall 
convey title thereto in the condition prescribed in the Offer of 
Dedication and the acceptance of this Offer of Dedication shall 
contain, among other provisions, the following provisions: 

•This acceptance ia made and the real 
property herein described acquired for the 
purpose that such real property be used 
either for public park purposes or for open 
purposes whatsoever and by acceptance it is 
agreed that the real property shall be held 
and used only for such purposes. This re
striction is a covenant running with the land 
hereby accepted." 

4. Palisades reserves the right to adjust the bound
aries of the Dedication Property described herein to include such 
additional real property as may be located between such Dedication 
Property and any real property to be developed by Palisades and 
located more or less contiguous thereto; provided, however, that 
in no event shall any portion of the Dedication Property described 
in any Dedication Deed be reduced to an area or lesser si:e than 
the applicable portion of the Dedication Property described in 
Exhibit A hereto. :ity consents, without further notice to it, 
to Palisades recording a document modifying the descriptions of 
the parcels described in Exhibit A to effectuatw the intent of 
this paragraph. 

5. All of the provisions of this Offer of Dedication 
shall be binding upon and effective against any owner whofe title 
is derived through foreclosure, deed in lieu of foreclosure, 
trustee's sale or otherwise. 

6. All of the covenants contained herein shall be 
construed in a fair manner, and neither for nor against Palisades. 
If any one or more provisions or any portion hereof shall be held 
to be invalid, or for any reason become unenforceable, no other 
provisions of this Offer of Dedication shall thereby be affected 
or impaired. 

·L.Oft. IOI..ITOt'l. 
HI • McKintUCK 

.. .a.. CH ....... ttO• 
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q~ ;N WITNESS ~OP, this Offer has be~ executed ~of 
this ::t::a!fL. day of '(w• , 1981, at a .,,,,A. ~·&4 
Californ~a. t: 

PALISADES RESOURCES, ltiC. a 
California corporation 

~~ 
Ita: Vice P;;: ent 

By(~ 
~a~t Secretary 

STATE OP CALIFORNIA ) 
) ... 

COUNTY OF t!U!A,~Jii£ ) 

On ~/!!" o?e-2 1981, before me, the under-
si ned, a Notary~Tc tnllndrf~r said State, personally appeared 
~~~~~~~~~~~~~~· known to me to be the Vice President, 

, known to me to be the Assistant 
.~~~=f~t~e~c~o~r~po~r~a~t~o~n~that executed the within Instrument, 

known to me to be the persons who executed the within Instrument 
on behalf of the corporation therein naaed, and acknowledged to 
me that such corporation executed the within instrument pursuant 
to its by-laws or a resolution of ita board of directors. 

WITNESS my hand and official seal. 

• 

OFl'ICIAL SEAL 
&W£N TAYlOR ll(IIGMAIIH 

NOTARY PUBliC. • CAI.II'OIUII~ 
Qlt....c;i COUNTY 

111 -· .. .,.. .. M n, ltll 

LOfl'. "0LS'TOH. 
,.. •MettiTT-.IC:I( 
..AWC .. ....,.\'10 .. 

COASTAL COMMISSION 
5"·t'l·l~D 
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~~!REAS, the undersigned PALISADES RtSOURCES, 

INC., a California corporation ("Palisades") is the owner 

of that certain real property located in the County of Los 

Angeles, State of California, more particularly described in 

Exhibit A attached hereto and by this reference rnade a part 

hereof (the "Permit Area"); and 

WHEREAS, Palisades is the owner of that certain 

real property located in the County of Los Anqeles, State of 

California, desiqnated as Parcels A and B upon Exhibit B 

attached hereto and by this reference made a part hereof 

(the "Dedication Area"); and 

WHEREAS, both the Per.mit Area and the Dedication 

Area are located within the coastal zone as defined in 

Section 30103 of the California Public Resources Code (which 

code is hereinafter referred to as the "Public Resources 

Coce"); and 

WHEREAS, the California Coastal Act of 1976, 

(hereina.ft.e: referred -:o as the "Act") creates the California 

Coastal Commission (hereinafter leferreC! to as the "Com-

mission") and the South Coast Regional Commission (here-

inafter "Regional Commission") and requires that any aevel-, 

opment approved by the Commission or Regional Commission 

I • 

must be consistent with the policies of the Act set forth i~ 

Chapter 3 of Division 20 of the Public Resources Code; and 

WHEREAS, pursuant to the Act, Palisades, to9ether 

with Heacland Properties, Inc., a Cal~forr.ia corporation, 

(hereinafter collect.l.vely re~eZ~red tc as "Pem.it.tees") 

applied to the Commission or Regional Commission for a 

I hereby c:eMify tnas document to ~a~ :..rid correct copy 

Of that whieh rec:orded on .... •• / ••• ::JI. ..... f./.. ....... . 
lncvument No . .<f.!.."": .. )..f...'/..}! 

~~.a~ ...... . 
Ttllt Of!tC:er COASTAL COMMISSION 

S' ... f:) ~~ 40 
EXHIBIT # 1'1 :-,----PAGE __ OF /Z, ----



Permit Areas Wlthlr. the coastal zone of ~os Angeles County: 

WHEREAS, such permit was approved by the Co~ission as 

Permit No. 381-78 on July 17, 1979 and as amended M~y 21, 1980, 

June 18, 1980 and July 22, 1980 (herei~after referred to as the 

"Permit") and was issued on~~ 1980 (hereinafter 

referred to as the "Permit Oa te" l ; and 

WHEREAS, in its decision on the Permit, the Ccmmis-

sian found that the development proposed by the Permittees would 

cause adverse cumulative impacts on beth coastal resources and 

public access to the coast within the Los Angeles County coastal 

zone, and that such development could not be permitted consis• 

tent with the policies of the Act without offsetting dedication 

of the Dedication Area in order to prevent residential develop

ment, conserve the natural resources an6 provide area for 

public recreation on the lan4s within the Dedication Area so as 

to mitigate the adverse cum~lative effects of the proposed 

development: and 

WHEREAS, in its decision on the Permit the Commission 

actin~ on behalf of the People of the State of California and 

pursuant to the Act, granted the Permit to the Permittees upop 

condition (hereinafter the "Concitlon") requiring, amon9 other 

thinqs that Palisa~es of!er ~o decicate the Decication Area to a 

90vernrnental agency for park anc open space uses so as to p~e-

serve the open space and scenic values presen~ in the Dedication 

Area anc so as to prevent the adverse cumulative effects on 

coas~a: resources anc public access to the coast which would 

occur •£ the Dedication Area were developed as building sites 

fer residential use; and 

COASTAL COMMISSION 
45t>\ \-~0 

EXHioiT #_)_"f....;.____..,.. 
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the Permit because a !indin~ must be made under Public Resources 

Code Section 30604 Cal that the proposed develo~ent is in 

conformity with the provisions of Chapter 3 of the Act and that 

in the absence of the protections provide~ by the Condition said 

findin~ could not be made; and 

WHEREAS, Palisades has elected to comply with the 

Condition and execute this Offer of Dedication Agreement (this 

*Agreement") so as to enable Permittees to undertake the develop

ment authorized by the Permit; and 

WHEREAS, on July 22, 1980 the Commission amended that 

certain Categorical txclusion E-79-8 initially adopted October 

17, 1979 ("Categorical Exclusion") so as to remove, in substance 

and in effect, the Permit Area and the Dedication Area fr~ 

further coastal Commission permit requirements subject to the 

terms and conditions set forth in the Categorical Exclusion; and 

WHEREAS, it is intended that this Offer shall consti-

tute enforceable restr~ctions within the meaning of Article 

X!:!, Section 8 of the California Constitution and that said 

restrictions shall thereby quali:y as enforceable restrictions 

under the provisions of the California Revenue and Taxation J 
j 

Code, Section 402.1; 

NOW, THEREFORE, i~ consideration of the mutual bene-

!its anc eondit~ons set forth herein and substantial public : 

benefits for the protection of coastal resources to be derived 

therefrom, the preservation of the Dedication Area in open space 

uses anc the acvantages that accrue to Permittees as a conse-

quence o: their ability to undertake the develOPMent authorized 

by the Commiss~on in the Permit, without the necessity of 

-3-
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and the Cateqoncal Exclusion, as we.:.~ a:. ~'-" ::>eneficial ef~ect 

on the me~hod of determining the assessed value cf the Dedi-

cation Area including any reduction thereof due to the imposition 

of limitations on its use as set forth in this Agreement, Pali-

sades hereby agrees as follows: 

l. Subject to the prov~sions hereinafter set forth, 

Palisades hereby irrevocably of!ers, for a period o! seven (7) 

years, to dedicate and convey Parcels A and B to Grantee {as 

such term is hereafter defined). 

Cal Palisades shall have no obligation to 

dedicate or convey the Dedication Area to the Grantee unless and 

until the Dedication Date Cas defined in Paragraph 2 below) may 

occur. 

(b) If, without the written consent of Head-

lands, the Permit and the Categorical Exclusion. or either of 

them, may be revoked or may be modified by the Co~ission with 

respect to all or any portion of the Permit Area or the Oedica-

tion Area so as to impose additional obligations upon Palisades, 

this AqreL~ent sha.:.l expire and shall have no further force or 
j 

effect. The recordation by Palisades, sixty (60) days after l 

wri~ten no~ice to the Commission o! such event, of an instr~ent 

containing a true and accurate copy o! any such revocation or 

modification of the Permit and of the Categorical Exclusion, or 

either of them, together with a description of the Dedication 

Area, sha!l constitute conclusive evidence o! such revocation or 

IT•Odi!ication ano shall eHect the expiration of this Ac;re~ent 

as of the date of such recordat~on insofar as this ~qreement 

then affects the Dedication Area. or tha~ portion thereof des-

cribed in such recorded instrument. The terMination of the 

Categorical Exclusion as contemplated by the provisions of the 

COASTAL COMMISSION 
!~·"'' ttib 
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13249(bl upon cer~i!icatic~ by the Commission o! a local coastal 

program and dele~ation of development review authority, shall 

not cause this Agreement to expire unless such local coastal 

program imposes add~tional obli~a~ions upon Headland with respect 

to the Perm~t Area and the Dedication Area, or either of ~~em. 

The prov1sions o! this Paragraph l(b) shall not apply to any 

portion o! the Dedication Area as to which the Dedica~ion Date 

has occurrecL 

(cl !! within seven (7) years a!ter the Pe~it Date 

the Dedication Date has not occurred (the '"!'ermination Date"), 

then this Agreement shall expire automatically on the Te~ina-

tion Date as to the entire Dedication Area. 

2. Concurrently with the recordation of a Final Map 

of the Permit Area (the "Dedication Date"), Palisades shal! 

become obligated to dedicate and convey to Grantee a full fee 

interest in and to the en~ire Dedication Area. Upon the Dedi-

cation Date the obliga~ion of Palisades to dedica~e and convey 

the Ded1catior. Area pursc~nt to the provisions o! this Paragraph 

2 shall be irrevocable and shall continue in full force and 

effect for twenty-one (2ll years. j 
j 

3. The instrument prov.cing for aecication by Pali

saaes to Grantee (the "Dedication Deed") of the Dedication Area 

shall contain, among other provisions, the following terms •nd 

prOv:l.sions: 

"The above grant is mace and the real 

property herein described given for the 

purpose anc on the condition that said 

real proper~y be used either for public 

park purposes or for open space purposes, 

anc for no other p~rpose or purposes 

whatsoever and if said real property 

-5-

COASTAL COMMISSION 
~·('\ • \'jp 

EXHIBIT # I '1 
-:..,.;;:-........ ----

PAGE 5 OF f2_ 



.. 

.• 

• 

purposes whatsoever then, ~n that event, 

said real property hereby conveyed shall 

immediately and automatically revert 

unto grantor, its successors and assigns, 
,. 

upon .entry by Grantor, its successors 

and assigns. It is the intent of Grantor 

to convey to Grantee a fee simple estate • 
subject to a condition subject to a right 

of re-entry." 

4. The Dedication Deed shall convey the Dedication 

Area free and clear of all liens, claims and encumbrances except 

the lien of taxes not then due and payable as well as the excep-

tions hereinafter pe:mitted by the provisions of this Paragraph 

4. In addition, subject to obtaining the prior written consent 

of the Executive Director, Palisades reserves the right to 

grant, prior to the applicable Dedication Date, any easements, 

right-of-way and other rights in, over, under, across and through 

any portion of the Dedication Area theretofore granted, trans-

ferred, conveyed or otherwise disposed of by Palisades, its 

successors and assigns, for utility, stor.m drain, slope, roacway 

or other purposes related to satisfaction of conditions to 

approval by governmental agencies of tentative or final sub-

division maps, parcel maps or building permits covering any 

portion of the Permit Area (collectively, the "Develo~ent 

Easements"). Palisades shall not grant any DevelopMent Eas~ent 

unless and until Palisades shall have obtained the prior written 

conser.t of the Executive Director with respect thereto w:1ich 

consent shall be granted or withheld on the basis of whether or 

not such Development Easement would materially and adversely 

affect use of any of the Dedication Area for park or open space 

uses. 

-6-
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to decicat~on of the Dedication Area or the termination of th•~ 

Agreement in accordance with its terms, whichever first occurs, 

Palisades shall keep and ma~ntain the Dedication Area as open 

space and shall not construct or install any improvements thereon. 

Notwithstanding the foregoing, subJect to the review and written 

approval of the Executive Director of the Commission, Palisades 

may (a) perform minor grading of the Dedication Area so as to 

recontour previously graded portions thereof: (b) construct 

pathways, either paved or unpaved, and other improvements inci

dental to low intensity recreational land uses; (c) construct 

minor facilities to provide public or utility services which do 

not require significant grading in the event that alternative 

locations are not feasible, and (d) construct or install such 

other improvements as are contemplated by the grant of Develop-

rnent Easements approved by the Executive Director. 

7. concurrently with the recordation of a Final Map 

of any portion of the Permit Area Palisades shall execute an 

instrument in form and s~stance as set forth in Exhibit 3 

attached hereto restricting an: affectin~ the Permit Area 

covered by such Final Map as well as the Decica~ion Area re-:-' 
' 

quired to be dedicated concurrently with the recordation of such 

Final Map. Such instrument sha:l be free of prior liens and 

encumbrances except tax liens and shall be binding upon Pa~~-

sades, its successors and assigns. 

8. Palisades reserves ~he right to ad;ust the 

boundaries of the Dedication Area to include such additional 

real property as may be located between the Dedication Area and 

the Pe=mit Area more or less contiguous thereto: provideC., 

however, that in no event shall the Deeicatior. Area be reduced 

to an area of lesser size than the DeC.ication Area described in 

Exhib~t 2 hereto. 
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California DeJ?ar .. .mer.t of Parks and Ree:·:::e '.:~ 

Service of the United States Government; or to any other aqency, 

department or subdivision of the United States Government or of 

the State of California leqally capable of holdinq title to 

public lane restricted to open space or public park uses and 

designated by the Coastal Commission by written notice to 

Palisades. 

10. All cf the provisions of thi• Offer of Dedication 

shall be binding upon and effective against any owner whose 

title is derived throuqh foreclosure, deed in lieu o! fore-

closure, trustee's sale or otherwise . 

ll. All of the covenants contained herein shall be 

construed in a fair manner, and neither for nor aqainst Pali

sades. If any one or more provisions or any portion hereof 

shell be held to be invalid, or for any reason become unen

forceable, no other provisions of this Offer of Dedication shall 

~~ereby be affected or impaired . 

12. Palisades a~rees that, either in response to or 

in undertaking any civil action to enforce or to challenqe the 

provisions o! this Offer of Dedication, if equitable remedies '~n 

acdition to any monetary penalties are souqht by the Co~ission, 

its successor or the Attorney General of the State of California, 

a fincins of fact by the Cou~t in which such civil action is . 

pending that the covenants or restrictions have not been imple

mented as provided herein shall conclusively demonstrate irrep-

&rable damage to the public in~erest . 

-a-
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be b~nd~ng upon and shall benefit Palisades, its successors and 

ass~gns and shall constitute covenants runnin~ with the land 

enforceable against Palisades, and each of its successors in 

interest with respect to the Permit Area and the Dedication 

Area, and each of them. The terms and provisions of this 

Agreement shall benefit the State of California and shall be 

enforceable by any agency thereof. 

IN WITNESS WHEREOF, this Agreement has been executed 
,..;..~ f) I tV€71-,I'tJRr :?Jt:7UUI 

as of this /f~A- day of ~1 , 1980, at -!.Ia& ld'l!!eln, 

California. 

STA~E OF CALIFORNIA ) 
CRA.V61?" l ss. 

COUNTY OF kii ws-· -c) 

On ::i2E('(f?ndf:7R //, 1980, before rne, the under
signed, a Notary P~l~c in and for said State, personally 
appeared c.7H,<f..('<.,~ A. V(f"'.<.vER77-U known to rne to be the 
Vice President, and :zeu if t?lr.tfrt.{'":;t<. known to me to be 
the Assistant Secretary of the corporation that executed 
the within instrument, known to me to be the persons who 
executed the within Instrument on behalf of the corporation 
therein named, and acknowledged to me that such corporation 
executed the within instrument pursuant to its by-laws or a 
resolution of its board of directors. 

WITNESS my hand and official seal. 

-9-
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Ji'EPORT OF GENERAL MANAGER 

DA~E April 10, 1989 

BOARD OF R£CR2ATlON ANn PAR~ COMMISSIONERS 

SUBJEC'l'; Santa Ynez Canyon Park Addition: 
Acceptanee of Grant Dae4 for 108.46 
Aere1 of Additional Open Space Along 
Palisades 'Drive 

.110 ._ ... 2::.;:;0;.:.4_-8:;.:9~-
c. D • ___ l.l-... __ 

*JB~ 
~zi-
JR -

owa_ 
DG 
JT - I ~~ 

l')iaapp~ove4. ____ ~----Approval! '/... 
I 

RBCOHMENDA'l'ION& 

'l'het the Board: 

1. Accept the Grant need for tha conveyance of 108.46 ac~•• qf 
additional open space property from Headland Properties 
Aasociates along Pal~sades Drive adjacent to our Santa Y.nez 
canyon Park: and, 

2. Direct the Board Secretary to transmit the Grant Deed to the 
Department of Public Works. 'l'itle Officer, for recordat~n, 
and to transmit a copy of the recorded dead to .aitacll.anCl 
Propert~es Associate•· . 7 . 

SUMMARY: 

In conjunction with thei~ de~elopment of the P&l1aa4es Highlands 
locate4 northerly of Sunset Boulevard off of Palisades Drive, the 
Haedland Properties Associates have offued to r;onvey via G~ant 
Dead a 108.46 acre parcel of open space to our Department. The 
subject propertr is locate~ •outberly of and directly adjaeent to 
our Santa Ynez Canyon Park as abown on the attache<! exhibit. 

Headland Prope~t~es originally deeded 48.46 acres of santa Ynaz 
Canyon Park to the Department in 19?2. They deeded an additional 
25 .1.7 acrec to the Par); in 1981 'bringing t.h• total to 73. 63 
acres. The above propert~es ~re offered to fulfill their Quimby 
requirement•. 

COASTAL COMMISSION 
) bl ttto 

EXHIBIT #_I< __ _ 

. • 

PAGE ·I . "OF y 
... -........ .._..... ________ .,..,...~-:--

213 61'? 04:39 



OCT 21 • 98 14: 53 FR PMS-LFHU TO 913103142406 
• Oe t. 21. 1998 9:26AM l£ClPARKS/DSN&CONST !fo. 5700 
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ltXPOICT OF GENERAL MANAG!R 

PG. 2 NO. 204•11 

Due to a reduction in ~esi~ential density imposed by th• 
Cal.itornia Coastal Commil8ion, 108.46 acres of open space vas 
offered to the Department by Headland Properties. 

on May 7, 1981, tbe City Council. a.4opte4 OZ'dinaace No. 155,203 
authorizing the Depar~nt of Recreation and Park• to receive an4 
record ;rarit daa4a for several parcels of p~operty including the 
subject 108.46 acres. These a4cU.t1onal dedication• vill. be 
comp1eted on an incremental baa1• as various tracts within 
Beacu.ane! Properties u·aoc1ates bolcS~ngs are recorded. 

It i• anticipated that the Departmeftt w111 reoe~ve an add~tional 
+292 acres of open apace as tbeae additional tracts are raco:ded. 
Yncluding the previoualy de41ca~e4 73.63 acres, plua the aubject 
l.DB. 46 acre ded:Lc::a~ion, and thea ••timated rutur• dedication of 
292 acl:'es 1 tbe Santa Yn.ez Canyon Park will 'be comprised of a 
total of approximately 475 acres. 

Head1and Properties has praviously dedicatee! IS. 48 acres to the 
State Department of Parks and Recreation •• an addition to 
Topanga State Park with an additiona1 estimated 536 acres to be 
4eGicatcad in the near future. 

• 

0: 

Tbe !08.4E acrea plus ~he future dedication of +292 acres will be., ~ 
designat•d as open space and used ~or picnicking and biking into.J ~ 
tbe adja~ent Topanga State Park. 

The Assistant General Manager 1 Pac::i.fic Region. and Counc1l.man 
Braude of the Distriet endor••• tbe acceptance of this propert~ 
by tbe Board.. 

-· 
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ORDINANCE NO. __________ _ 

An Ordinance authorizinq acceptance of dedication or 

conveyance of real property for park and recreational purposes 

to serve future inhabitants of proposed subdivisions and providing 

that the land so dedicated may be credited a~ainst dedications or 

fees required for said prooosed subdivisions, and consentinq to 

the relinquishment of an agreement riqht to obtain a dedication 

of certain other real properties for park and recreational 

purposes. 

THE PEOPLE OF THE CITY OF LOS ANGELES 

DO ORDAIN AS FOLLO't~S : 

Section 1. Headland Properties, Incorporated and 

Palisades Resources Incorporated have filed tentative tract maos , 
and preliminary Parcel maps and will file additional tentative 

tract maps and preliminary parcel maps and will file final 

subdivision maps and parcel maps for the subdivision of certain 

lands located in the Pacific Palisades area of the City of 

Los Angeles. Said lands proposed for subdivision are shown on 

the map attached to Council File No. 73-2040 S which number 

appears at ~he end of this ordinance, and which map is identi:ied 

as "~aster Plan, Palisades Highlands" and is dated February 4, 

1981. The said lands proposed subdivision are outlined in red 

on said map and are also identified by the followinq numbers: 

Tract No. 41661, P.M. 14109, P.M. 14108 

T=act No. 41662, P.M. 3947 Tract No. 

41709, Trac~ No. 41710, Tract No. 31935, 



1 

2 

lying between Tract No. 41710 and 31934, 

Tract 34923, and Tract No. 31070. 

3 Sec. 2. As a condition of said subdivisions, Headland 

4 Properties must dedicate or convey to the City of Los An~~les 25 

5 acres of real property for park and recreational pur~oses, which 

s 25 acres are identified on said map as "to be dedicated to L.A. 

1 City Park." It must also dedicate or convey to the State of 

a California 95.4 acres of real property, which real property is 

9 identified on said map as "to be dedicated to State of California," 

10 and an additional approximately 857 acres identified on the map 

11 with the letters "A," "B," "D," "E," and "G." The 25 acres of 

12 land to be dedicated or conveyed to the City of Los Angeles will 

13 satisfy all requirements of California Government Code Section 

14 66477 and Los Angeles Municipal Code Section 17.12 (known as 
' j 

15 "Quimby" statute and ordinance) for dedication of land for park 

16 and recreational purposes as a condition of subdivision of the 

17 lands proposed for subdivision. Pursuant to Los Angeles Munieipal 

18 Section 17.12-F-2, it is intended that the dedication or conveyance 

19 of said 25 acre parcel as a condition of the first subdivision of 

20 any of the lands proposed for subdivision shall also satisfy the 

21 park and recreational dedication requirement for all of the lands 

:2 proposed for subdivision. It is,however, the desire of the City 

~ that .should the dedications or conveyances to the State of 

24 California not be made, revoked, terminated, or rejected, then the 

~ City shall have the opportunity to obtain all of the parcels or any 

~ portions t~ereof which were "to be dedicated to the State of 

~ California" or which are identified with the letters "A," "B,~ "D," 

:s "E," and 

CA l4o 

n,-.u 
1.; as City-owned recreation and ?ark 

- 2 -
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should it choose to obtain same. 

Sec. 3. The Council of the City of Los Angeles hereby 

finds and determines that the public interest and convenience 

requires the dedication or conveyance of the said 25 acre parcel 

of real property to the City of Los Angeles for park and recreational 

purposes: and pursuant to Section 17.12-F-2 of the Los Angeles 

Municipal Code the Council authorizes the acceptance of said land 

as a credit for the dedication requirement for all of the parcels 

proposed for subdivision, as identified above, or any resubdivision 

o~ subsidary subdivision thereof: and if the City of Los Angeles 

receives clear title to said 25 acre parcel of land for park and 

recreational purposes as a condition of the first subdivision, 

no further dedication of lands or payment of fees in lieu thereof 

shall be required as a condition of subdivision of any of the j 
j 

other parcels identified on said map as proposed for subdivision. 

Provided, that this acceptance is authorized only if concurre~tly 

with the conveyance or offer of dedication of the 25-acre parcel, 

an offer is made to the City of Los Angeles for recreation and park 

and/or open space purposes describing all of the land identified 

as "A," "B," "C," "D," "E," and "G" on said map, said offer to be 

irrevocable, b~t said offer shall provide that it may be acce~ted 

only as to such portions of the land for which the conveyance or 

offer of dedication to the State cf California is revoked, expired, 

or rejected by the State of California. 

Sec. 4. The Council of the City of Los Anceles further 

approves of the release of a promise made by Headland Properties 

Incor?orated in April, 19€9 to donate ap?roximately 150 acres of 

lar.c to the De~an: .. "':""ent o: Recreation anc Parks, "accepted" by 



. . 
the Board of Recreation and Park Commissioners on September, 1969, 

2 as"the conveyances to the City and State mentioned above all satisfy 

3 the objectives of said promise. 

4 Sec. 5. The Department of Recreation and Parks and/or 

5 the City Engineer are authorized to receive and record a grant 

6 deed or deeds to the real property identified as "to be dedicated 

7 for L.A. City Park" conveying same to the City of Los Angeles 

a for park or recreational purposes and to receive and record offers 

& of dedication of the land which is "to be dedicated to the State 

10 of California" and also which is identified with the letters "A," 

11 "B," "0," "E," and "G," which offers of dedication shall be 

12 conditioned as described above. 
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Sec ............... ~ ................. The City Clerk shall certify to the passage of this ordinance and 

cause the aame to be published in aome daily newspaper printed and published in the City 

of Loa Anaelea. 

I hereby certify that the foregoing ordinance was passed by the Council of the City of Los Angeles. 

· t· t • ~ .. ·' ..., -:a q f at 1ts mee mg o --·····----+.~~-"'--·-'--=:..; ---·----·· 

Approved .................................... ·····-~.:...;. ........... . 

Approved as to Form and Legality 

,~.,·~ J'z / .)... "3 / f J<' 
• ··~· .1"1, ··~·······--·-······---- ........ --- .. -·--·--·-···-. 

BURT INES. City A!t6rney, 

_/· .. -r 
B\" -, , / .. ..., I· / ;.:·-:?:_ ?,r> . ..... 

REX E. LAYTON, City Clerk, 

/, 
/ < 

// 

p{' 
_,....... . ·'l/ 

. --:" ....,...., - - , ·- :::.·- !...- ·:::' 
~--···---··---·--·-·- .. -----·-·· .... - ... --... ~-- .. - ... - .. 

-· u 

..... ,.. 

. , .· . .r-??~~ ..F ~ ';;,.,--.:. ·-· .lr:f.. .. - ... 

NO~~ L. ROBERTS, Asst. City Attorney 

file No. 73-2040 S 

"!' ·- -· .... ___ _ 



February 17, 1986 

Honorable Marvin Braude 
Councilman, 11th District 
Los Angeles City Council 
Room 275 City Hall 
200 North Spring Street 
Los Angeles, California 90012 

Attention: Cindy Miscikowski 
Chief Deputy 

Subject: Boundary Survey -Dedication Parcels 
Palisades Highlands 

Dear Councilman Braude: 

M t -'"'\: t<:\\o~ re. 41up-ta~ 

COASTAL COMMISSION 
~· f>l· 'tto 

EXHIBIT# 17 • 
PAGE I OF~ 

Please find transmitted herewith one copy of a survey plat consisting of • 
three sheets dated February, 1986 (Drawing No. 1239) prepared by the California 
Department of Parks and Recreation depicting the boundary of the area of 
open space lands in Palisades Highlands that the State Department of Parks 
and Recreation has agreed to accept. The plat was hand delivered by Mr. 
Jim Heiner, Chief of Planning, California Department of Parks and Recreation 
during a meeting today. It is our understanding that an agreement has been 
made between the State agency and the City of Los Angeles concerning conveyance 
of the dedication parcels to the City and the State by Headland Properties, 
Inc. The dedication of the open space is required by Coastal Permit A-381-78 
issued to Headland Properties, Inc. on December 23,'1980. 

The proposed acquisition parcels shown on the survey plat include portions 
of Dedication Parcels "G", "E'1 and all of Parcel "C" as depicted on Exhibit 
A-1 of Coastal Permit A-381-78. 

A copy of the legal description of the acquisition Parcel, as prepared by 
the State, is also attached. 

You will note that, in ,accordance with prior meetings and discussions concerning 
this matter between representatives of the State, City, Headland Properties 
and other interested organizations and individuals Dedication Parcels "D", 
"A" and "B11 are not included in the California Department of Parks and Recreation 
acquisition proposal. 

The remainder portions· of Parcels "G'' and "E" and all of Parcels "A" and • 
"B 11 are to be conveyed to the City of Los Angeles in accordance with Coastal 
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Honorable Marvin Braude 
Febryary 17, 1986 
Page 2 

COASTAL COMMISSION 
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EXHIBIT #_h ___ _ 
PAGE '2.-- . OF ..z__ 

Permit A-381-78 and the agreement between the City and the State agency. 

Conveyance of Parcel "D" may be made to the City or, as has been suggested, 
combined with Parcel Map 5164 (Recreation site) for recreational and open 
space use if approved by the City, Coastal Commission, Headland Properties, 
Inc. and found to be practicable. 

Map Distribution 

Mr. Heiner indicated during our meeting today that the Department's Legal 
Counsel, Mr. Buchter, will forward a copy of the map and legal description 
directly to Mr. Norman Roberts of the City Attorney's office for his use. 

Copi~s of the survey map will be provided upon request to other interested 
persons, agencies and organizations by Headland as soon as a reproducible 
copy of the map is received from Mr. Heiner•s office and copies can be prepared. 

Necessary Actions 

o Headland will direct its Project Engineers, VTN, Inc. to review the 
map and legal description and confirm the State's plat. 

o A copy of the map and legal description will be forwarded to the 
Coastal Commission Executive Director and Chief Counsel for the Commission's 
review and approval • 

o A request will be made by Headland to the Coastal Commission that 
the designated recipients of the Dedication Parcels be made in accordance 
with Coastal Permit A-381-78 requirements. 

o Upon completion of the above, conveyance of the parcels will be made 
to the designees in the order and sequence defined in the Coastal 
Permit dated December 23, 1980, the Findings (Revised June 4, 1980) 
adopted by the Coastal Commission in approving the permit, and the 
offers of Dedication Agreements dated December 11, 1980(Recorded 
January 5, 1981}. 

Please accept our sincere thanks for the many efforts made by your office 
in resolving the numerous problems that have heretofore prevented conveyance 
of these extensive open space lands to the public and permitting Headland 
Properties and its related corporate entities to complete development of 
the Palisades Highlands and Gateway properties in conformance with the City 
and Coastal Commission requirements. 

Very tr..uhY. ours, 

(~;~ R~~C<:JI' 
Charles A. Yelvert~ 
CAY:hb ~~ 
Enclosures:~1 Survey Plat and legal Description 

{2) Master Plan -- Palisades Highlands/Gateway 



February 17, 1986 

California Coastal Commission 
631 Howard Street 
San Francisco, California 94105 

Attention: Mr .• Peter Douglas, Executive Director 
Mr. Roy Gorman, Chief Counsel 

Subject: Convefance - Dedication 
Parce s - Palisades Highlands 

Reference: Coastal Pennit No. A-381-78 . 

Gentlemen: 

( 

.~ 

{Rl~©lUW~@ 
F£8211986 

CALifORNIA 
COASTAl COMMt$SION 
SOUTH COAST OI$111CT 

In accordance with an extended series of meetings, discussions and negotiations 
between representatives of the California Department of Parks and Recreation, 

• 

the City of Los Angeles, Headland Properties, Inc. and various organizations, • 
and individuals an agreement has been reached concerning conveyance of open · 
space lands for public use by Headland Properties, Inc. and Palisades Resources, 
Inc. as required by Coastal Permit A-381-78. 

As a result of an agreement between the California Department of Parks and 
Recreation and the City of Los Angeles a portion of the lands located in 
Palisades Highlands has been determined to be acceptable for acquisition 
by the State as shown on the enclosed survey plat prepared by the Department 
of Parks and Recreation dated February, 1986. · 

All other open space lands not determined to be acceptable to the State 
would be conveyed to the City of Los Angeles for public open space. 

As proposed, the State Department of Parks and Recreation would accept all 
of Parcel "C" and portions of Parcels 11 G" .and "E". The remainder of the . 
Dedication Parcels including all of Parcels 11A", "811 and those portions 
of "E" and "G" not acquired by the State would be conveyed to the City of 
los Angeles. Parcel "D" has. been proposed for possi·ble mer.ger with Parcel 
Map 5164 (Recreation Site) in order to assure its open space character and 
maintenance. 

Headland Properties, Inc. and Palisades Resources, Inc., permittees ·..:nder 
the provisions of Coastal Permit A-381-78, are desirous of completing the 
terms and conditions· of· the permit in respect to·the·open··spaee land-dedications . 

• 
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Cali.f.ornia Coastal Commission 
February 17, 1986 
Page 2 

Therefore, it would be greatly appreciated if the Commission and staff would 
review the survey plat and legal description and initiate appropriate actions 
necessary to enable the permittees to proceed with completion of the permit 
conditions. 

It would appear at this time that an approval would be required by the Commission 
for a portion of the land to be conveyed to the City and that both the California 
Department of Parks and Recreation and the City of Los Angeles be designated 
as recipients of the identified parcels. 

Your earliest consideration of this matter will be greatly appreciated. 
Any comments, suggestions, or procedures needed to be followed in accomplishing 
the terms of the permit in the referenced matter would be helpful. 

Enclosed for your reference and information is a letter of this date to 
Councilman Braude and Cindy Miscikowski who have worked closely with all 
concerned in efforts to resolve the dedication issue. 

v~~~? y~rs, 

~~~ 
Charles A. Yelve_rfori 

_r:/' 
CAY:hb / 

Enclosures: (1) Survey Plat and Legal Description 
(2) February 17, 1986 letter to Council ~tarvin Braude 

cc: Ms. Cindy Miscikowski 
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CALIFORNIA COASTAl COMMISSION 
.. 631 Howard Street, San Francisco 9410S -(415) S43-8555 

June 20, 1979 

TO: STATE COMMISSION AND INTERESTED PARriES 

FROM: MICHAEL L. FISCHER, EXECUTIVE DIRECTOR 

SUBJECT: MAJOR DEVELOPMENT IN PACIFIC PALISADES , CITY OF LOS ANGELES , APPEALS 
NO. 381-78 (Headlands Properties) and 390-78 (AMH Corp.) 

• 
On May 16, 1979 the Commission directed the staff to prepare a plan showinq the 

amount and location of development within the total properties held by Headlands 
Properties, Inc. and AMH Corporation, Inc. within the Pacific Palisades community of 
the City of Lc?s Anqeles, which could be approved consistent with the policies of the 
Coastal Act. 

Attached are maps and charts describinq four options for the property: 

• 

Plan A- Developers' original proposal as permitted under adopted Brentwood-Pacific 
Palisades Community :elan. Would allow approximately 2300 new residential units. 

Plan B - Compromise offered by the developers as a reduction from original ~roposal 
' for implementation.Includesapproval of Tracts 31935, 21601 and 30453 at• 

issue in these appeals. Would allow approximately 1560 new residential units. 

Plan C - Staff Recommendation for approval of a pottlon of the development souqht on • 
Tracts 31935 (Headlands) and 21601 (AMH), and approval of all of Tract'. 30403. 
W~uld allow between 660 and 750 new residential units. 

Plan D - Projects which would be allowed if the City's slope/density formula (otherwise 
applicable in the Brentwood-Pacific Palisades Community). would be applied to 
these ownerships. Would allow between 450 and 500 new residential units. 

The Commission will hold a briefing by staff and a public hearing on June 21 with 
regard to these alternatives. Following the Commission's public hearing and receipt of 
further written comments, the staff will prepare a recommendation for action at the 
July 17-18 meeting regarding the permits pending before the Commission for projects on 
Tracts 31935, 21601, and 30453 and direction to the Local Coastal Program for the 
balance of the holdings. 
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AMENDMENT 
APPLICANT: 

DEV,ELOPMEN'r 
LOCATION: 

AMENIMENT 
DESCRIPTION: 

COMMISSION 
ACTION: 

CALIFORNIA COASTAL COMMISSION 
631 Howard Street, San franclaco 94105-(415) 543-1555 

REVISED FINDINGS 
AMENDMENT '1'0 PERMIT. 

Headland Properties Inc. 

Permit No. 381-78 
(Headland Properties) 
Amendment Approved: S/21/80 
Finc!inqs Adopted: 6/4/80 

Palisades Drive, Pacific Palisades, Ci~J of Los Anqeles 

(See ConclitiCDS and Finclin9f 

Amendment Approved: May 21, 1980; Finc!inqs Ac!cpted June 4, l980 

I 

i 

I. Approval With Conditions. 

'l'he Commission hereby qrants an aznendznent to the pemit u described belOw, 
subject to the conditions below, on the qrounds that, as conditioned, the amendment 
will be inconformity with the provisions of Chapter 3 of the california Coastal Act 
of 1976, will not prejudice the ability of the local qovernment havinq jurisdiction 
over the area to prepare a Local Coastal Proc;ram confominq ~o the provisions of 
Chapter 3 of Coastal Act, and will not have any siqnificant adverse impacts on the 
environment within the meaninq of the california Environmental Quality Act. 

II. Co:ndi tions 

'l'he permit is subject to the followinq conditions: 

1. Scope of !pproval. 

a.. This per.nit amendment authorizes subdivision of 4 tracts of Palisades 
Biqhlands, for up to 740 residential units, a two-acre commer.cial site and a 7-acre 
institutional site, qradinq for all streets and lots, 

• 

• 

installation of drainaqe and utilities and construction of residential units as 
c!escribed in the attachecL!'inc!inqs and Declarations. - All -;radi.nq, structural develop
Mnt, and subdivided lots shall be located entirely within the urban limit line, as 
described in the surveys and maps prepued by V'l'N Enqineers and submitted by Applicant 
to the coastal Collllllission on March 21 and 26, 1980, and iden,1i~.n~~ Wl\\ftlirMWanll 
Commission files as approved Applicants Exhibits A-1, B-1 adb~I~APWIIY~~l~t 
below. (See Exhibits 4 and 5). >· 0 I )90 
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Open notice to the !xecuti ve Director, the applicant may reduce 'the number of 
multiple family units and replace them with single-family units. The Executive 
Director shall approve such minor modifications to the project provided that there is 
no increase in the area graded or in the amount of traffic generated by the project, 
there is no interference with the provision in this permit for low and IIOderate 
income housing, and the modifications are otherwise con.siltent with this approval. 

b. Concurrent with the development of Tract 31935, the applicant shall construct 
an emergency access road and pedestrian-bicycle path u generally indicated in 
Exhibit 4, between t."1e southern terminus of public roadways serving Tract 31935 and 
the southern boundary of applicu.t's property. The road lhallbe designed and constructed s( 
u to require the m.i.ni.mum IJDOunt of land. fom alteration and to provide/emer'iency 
entry to and exit from the Palisades Highlands development. The road shall be wide 
enough to accommodate tvo lanes of vehicles and meet the minimum specifications of 
the City of Los Angeles but at. no point should the road width excud 20 tt. Cuts 
and ~ills required !or the constzuction of the road shall be t.'le minimum required 
by the City of Los Anieles. 

c. Subject to the review and approval of the Executive Director, in areu 
outside of ur!>an limit line : minor grading may be perfomed to re-ccntour previously 
graded land1 paved or unpaved pat."rways and other incidental improvements for 10111 
intensity recreation may be const.:"Ueted: minor facilities to provi::!e public or utility 
services which do not ~e significant qrad.i.nq may be installed if alternative 
locations are not feasible; vegetation within 100 ft. of &ny residential St-""Ucture 
may be removed or altered for fi-._ protection purposes. 

l. Dedication. Wit.'lin ·10 days following the issuance of t.'lis pe::Ut, AppUcanu' 
cd Palisades Resources, Inc. (a co-applicant) shall record offers to dedicate to the 
State of California all of the property lying outside t.'le w::ban limit line. Suc.'l 
off•rs shall be of a foe and content approved in writin9 by the Executive Director. 
Sucb offers of dedication shall be ir.:evoc:able for a period of 7 yean, except. in 
the event of revocation of thu per.:ll.it. As finalmaps for t.'lerespec-..ive four tn.o-...s (noted 
:belOIII) are recc:rc!ed, said offers shall be irrevccable as to specified parceb for 
21 years ~ereafter and shall require dedication in fee of such specified parcels 

. upon acceptance !>y the State of California. or its a9ent:.. The offers of dedication 
shall contain t.'le following provisions u to the parcels specified below: 

a. Canvon Park.. Concurnnt with ~e recorc:lat..ion of a final map for Tract 
34923 and prior to construction of residential units on such tract, t.'le appl.ic~t 
shall record an irrevccable of!er to dedicate the full fee L~terest L~ approximately 
120 acres of land in Santa Y'nez Canyon north of the existing C.i ty park &nc! west of 
Palisacies Drive Camas C and C•l in Exhibit 2) . With the exception of tax liL.,,. 
and the prior offer of dac!ication of such property to the City of :t.os Angeles Park 
C!ommission, the dedication shall be free of all prior liens and enC'I.mlbrancea. The 
applicant shall us• best efforts to secure the waiver of the Ci 't::'J Parks Commission 
to such prior of!er of dedication. However to promote the most ef!icie.~t &nd 
orderly operati..~g and maintenance of these parklands, the applicant may wit.'ld-""&w 
the offer in fever of the State wit.'l regards only t.o the approximately 25 acres 
south of Avenie& ee la Montura (area C-l, Exhibit 4) and adjacent to the existing 
City park, provided that. the City Park Ccmm~ ssion accepts the dedication of area 
C•l for operation as a City park. 

-2-
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' ):) • Gateway. Cqncurrent vi th the recorc!ation of a final map s\lbdi vicSinq the • 
Gateway Tract, Palisi4es Resources, Inc., shall record an inevoca):)le offer to 
dedicate the f'.:ll fee interest in approximately 297 acres of land outside of the 
m:.ban limit line on the Gateway tract est&blishec:! pursuant to Condition l @oft 

(qenerally shown u areas A anc:! B in Exhibits 2 anc:! 5). 

c. Tract 31935. lfithin 30 days followinq the recorc!ation of a final up 
subdividin9 Tract 31935 the applicant shall recorc:! an ittevoca):)le offer to c!ec:!icate 
the full fee interest in the approximately 38& acres ac:!joinin9 the portion of Tract 
31935 to ):)e developec!.(shown u areas D and G in J!:Xhibit 2 } • 

ct. Tract 32184. Within 30 clays followinq the recordation of the final up ,. 
aubclividinq the first unit of Tract 32184 the applicant shall recorc:! an irrevoccle 
offer to cledicate a full fee inter•st in the approximately ~38acres shown u araa 
E in Exhibit 2. 

e. Pezmi t Ext>iration. In the event the obllqation of Palisacles Resources, 
Inc. , and applicant to c!ec!icate all of the property lyinq outsicle the w::ban limit 
line does not occur within seven(7} years after issuance of this per.mit, applicant 
shall be obliqated to surrender and abandon this permit upon expiration of such 
seven year period and this per.mi t shall have no further force or effect insofar 
u this per.mi t pertains to any property not then subject to a final subcli vision 
map. 

j 

f. l'oad Easements. Prior to :recordation of any final maps for the authorized 
clevelopment, the applicant shall qrant to the State of california all of the appli-
cant's interests !ft. zooad euuen~ .thro\lqh 'l'opanq!_ .s_~-;_e P~k! --~cl~d~~-~~.;sades • 
Drive extension to Mollholland Drive and Temescal· Canyon Road towards Sunset Bou;Levard. 

3. Restrictions. ConC'IU:'rent with the ncorc!a:ion of final maps u notec:! in 2a,2b, 
2c, and 2d above, the applicant shall record an instrument coverinq such pUcels in 

· a fom. approved in wri tinq by the Executive Director. Such inst.ruaM~nt shall be 
considered a covenant J:'WUling vi th the land in favor of the people of the State of 
california, shall ):)e recorded free of prior liens and enC'mllbrances except tax liens 
and shall bincl the applicant mel all successors in interest. Such instrwaent st.all 
provide specifically as follows: 

a. Prevent further eli vision of such dedication parcels for any purposes except 
park purposes outside of the u:ban limit line. 

b. Prevent development outside of the uzban limit line except as penLittecl by 
this per.mi t or for park purposes. 

c. Waive all claims against the public for damages due to flood, fire or geoloqic 
instability which may arise u a consequence of approval of 4evelopment within the 
permitted tracts. 

4. Landscaping Plans. The Applicant has submitted landscapinq plans and specifica
tions for Tract 31935 an4 32184, which have been reviewed and approved by the 
Executive Director. The final landscaping plans shall provide that slope ·&rUJJ 

exposed by graCing or other constr\lction shall be revegetated with primary endemic 

~-(:)J·\~0 
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.. 
drought and tire resistant V'e98tation. On Tracts 31935 and 32184, landscaping shall · 
be designed to screen and soften the vis'::A1 impact of the project as seen frOIIl 
Topanga State Park. The areas of special la.ndacapin9 concern (identified in Exhibit 
4) shall be screened from view by a combination of bems and extra vegetation in 
confomance with the preliminary landscaping plan submitted by the applicant. 
No further review of landscaping plans for Tracts 31935 and 32184 is required. 
t.andscaping plans for the Gateway shall be submitted for feview and approval by the 
Executive Director prior to the start of construction of any units on the Gateway. 

5. Archaeoloqical Site. Prior to the development of Tract 32184, the appli.ca.nt 
shall under-~• or fund a thorouq.h examination and test excavation of Archaeological 
lite I.M. ... 666 as rec:oD~~Dended in the archaaoloqical investigation perfo:med by 
loberu s. Greenwcoc! in June of 1976. The examination and test excavation shall be 
pufoz:med under the direction of a qualified Archaeologist. Development of Tract 
32184 shall not proceed until excavation of all significant features of dte I.M. -
666 is ecmpleta. The Archaeologist shall be notified of and allowed to obse:"V'e all 
brush claarinq and c;rad.inq operations within the pe:r:m.itted development. All "COntrac
tors and const:uction personnel shall be adviSed of the potential axistance of other 
arc.~eoloqical resources: all work shall be halted and professional consultation be 
obtained promptly if prehistoric materials are encountered or suspected in the process 
of development. 

6. Bousinq. Prior to issuance of the pe.rmit, tue applicant shall enter into ~ 
aqraU~ent with t.'1e Coastal Commission to provide for affordable housinq as stated 
below. The aqreement shall bind the applicant and any successors in int.rest and 
shall be recorded as a covenant to run with the l&nd, with no prior liens other than 
tax lians. The ac;reement thal.l be recorded as a covenant on the 75 unit residential 
site on the G&teway .... tu shown in E:zhibi t · S} and l.Ot 193, Tract 
32184 u shewn on !:x.h.:Lbi t 4- The aqreement shall provide: 

a. The ..,.,licant shall either provide 60 units of affordable dwellinq units,. 
subject to resale cont:ols, at prices which are afforda.ble to low and IIIOderate · 
income persons ear:1.:Lnq f:om 50-120\ of median i:1come on l.Ot .19 3, Tract 32184, or 
100 units of affordable housing in the same manner on the Gateway site if and when 

· that site it rezcned to allow such da,...lopmant. 

b. When and if the GAteway t:act is re:oned to allow for the provision of t.b.e 
100 affordable units desc:ibed a.bove, t;.'1e restriction on l.Ot 19 3, Tract 32184 shall 
tar:a.inate. 

e. Opon issuance of a c:er-....:Lficate of occ-.lPancy u tc 60 affordable r.cusing 
=its on l.Ot 193, T:act 32184 or 100 afforc!a.ble bousinq units on t.'1e affordable 
hcuainq site in t.'1e Gateway the aqreement shall terminate u to the 75 unit ruidenti&l 
site in the Gateway. 

d. If fi,... (5) yean after the data of the re:oninq of the afforda.ble housi."lq 
site in the Gateway no eonst.·.·uction has c:cmmenced for affordable housinq thereon 
and if applicant t.~ereafter dedicates the fee interest in the affordable housinq 
site to a public housinq aqency the agreement to eonst:uct suC:.'1 af!orc!a.ble units shall 

· tsminate as of the date of recordation of auc.~ dedication. 
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e. Prior to the applicant commencing construction of the affordable hcusinq or 
prior to the dedication referred to in paragraph d, applicant shall enter into an • 
aqreement, approved by the Executive Director, wtth a public houainq authority or 
other agency acceptable to the Executive Director, providing that such agency agrees 
to construct if necessary and administer the affordabilir.y (resale) controls 
provided for in the Commission aqreaent. 

f. The units shall l)e priced to a affordable to the range frcm 50•120\ oC 
median income so that an equal number of units is available in each of the followinq 
price ranqes: 50\, 60\, 10\, 80\, 90\, 100\, 110\, and 120\. At least one third. 
of the units in each ranqe _ _!hall. b~ three bedroom units of at least 1000 ~e feet. 
All other units, if any, shall be at least 600 square feet. Up to two thirdi of . 
all the units may be designated for elderly, and at leut one thirc! shall be 
designated for families. 

9. The sales price in each ranqe shall be dete:r:mine4 by the followinq 
fozmula: 

(1/3) (median income) (family size adjustment) (income ranqe)
Sales Price• (Homeowners Association Dues + Insurance Premiums) 

(Debt Service Constant Percent) (Loan to Value Ratio) + 1\ 

The family size adjustment shall be u follows: for a one bedroom unit, 80\(.8); 
for a two bedroom unit, 95\ (.95), for a three bedroom unit, 108.5\ (1.085). Median 

j 

income shall be the med.ian income for a family of four as last calculated by HaD 1 

prior to the issuance by the Department of Real Estate of the Public Report for the 
units. 

h. The affordable units shall be offered for sale subject to con~rols on cesale~· 
eubstantially as provided. in the Coumission • s guidelines, subject to the approvil. 
of the Executive Director, in order to assure continued affordability. 

i. No residential development shall take place on the 75 unit residential site 
· in the Gateway until such lite shall have been released from the agreement in accord
ance with either 6c or 6d. above. 

7. Park Facilities. Concurrent with the qradinq of Lots 86 and 87 of Tract 32184, 
the applicant shall construct trailhead facilities (including a 6-10 car parkinq 
lot, gates and signs) in vicinity of said Lots 86 and 87 substantially u shown in 
Applicant's Exhibit A-1, so as to provide foot trail access to an existing trail on 
-re.scal Ridge. The a~licant shall also construct a restroom facility in the vicir.J.ty 

of Palisade!_Rl:.gh~an.ds at a_l~~tion~ignated by ~! Sta-te Department of Parks and 
.. creation in TOpanga State Park or on the ded.icated lands. lf the applicant is 
unable to construct the restroom prior to completion of Tract 32184, the applicant 
•Y post a bend in an amount s~ficient to fund construction by the State if such 
facilities are detemi.ned. to be necessary by the Department of Parks and Recreation. 
All facilities shall be constructed to the usual specifications of the Department 
of Parks and Ia creation, and shall be tuzned -over to the Depa.rtllent for operation 
and maintenance. 

-s-
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III. riNniNGS AND DECI..AV.TIONS: 

The Commission finds and declares as follows: 

1. Amendment Description. 'l'tle propo .. d amendment to this development pez:mit 
consi.sts of expa.ndinc; its scope to authorize: (a) the division of acres on 
Tract 31935 into 137 lots tor 133 sinc;le-family dwellinc;s, 2 lou for a total of 
50 condominiUIIUI (the condominiUIIUI may require a local govel:NIIent rezoning at a later 
date), cne recreation lot and a 30-acre open space lOtJ (b) the division of US 
acres on the remaininc; undeveloped portion of the Pali.sades Highlands (Tract 32184) 
into 260 lou for 257 sinc;le-fam.ily dwellinc;a, l site for 60 condominiUIIUI, a rec
reation lot and an approximately 8-ac:e open-space lota (c) the division of 
approximately 322 ac:es in the •GauwayH area (i.lmlediately northerly of the inter
section of Sunset Boulevard and Pal·i.sades Drive) into six separate parcels: a 10 
acre site for 75 market price residential units; &bout 7.5 acres for churc."l, school, 
or similar public: serving institutional ue• a cOIIIIIlttrlcal and par.k.i.ng lite of 
approx.ima.tely 2.5 acres: a site of approxi.Muly 5 ac:es tor 100 units of atford&Dle 
housing, and 2 parcels fo: pemanent open space totalllnq 297 ac:ru to be dedicated 
to the public:: (d) the development of a 6 ac:e q:aded site into 64 c:ondollini\111 units 
on T:ac:t 34923. The project would include approximately 3.5 million cubic: yards of 
q:adinq in the Palisades Hiqhla.nds, and additional, comparatively ll:i.Dor, qradi:\q in 
the Gateway, for st:eets and buildinq pads, and installation of dzainaqe facilities, 
utilities, st:eets, landsc:apinq, and improvement of the active recreational site in 
T:act 31935 <:Exhibit 4) 1 (e) a 1 ac:e rac:eation site adjacent to the westorly bounc!:y 
of Tn.c:t 319351 and, Cfl con.truc:tion of single family dwellinqs and condc:lll.ini= , 
units on each cf the per.rci.tted t:aC""..s c:cn.inant with applica.ble Cit"/ zoninc; atandarC.s. 

The Palisades Biqh.lands portion of t."le project site i.s vacant and in a natural 
state except for a small area on the no:th and cf Tract 31935 where scm.e qrac!inq and 
alope work wu perfomed in conneC""...:!.cn with off-s:Lte improvements fc)r another t:ai:t. 
The site is within Palisades Riqhlands which i.s 2 to 3 miles north of the shonllne 
on the southern slopes cf t.'le Santa Monica Mountains in the City of t.cs Anc;eles. 

· !xi.stinq development in Palisades Highlands is set into a bawl c;raded cut of Santa 
· Ynu canyon~ t..'le prcposed t:acu would be above and to the east of the t.Xistinq 
development and alone;, below, and ncrt.."le:ly of the Z'idqe separu.inq Santa Ynez 
Canyon f:om rulqa and Tames cal Canyons. 

The G&uway project site i.s located on l:x>t."l sides of Palisades O:i ve, immed
iately nor:..'l of its intersection wi"!..'l Sunset lculevard '1.:1 the Pacific: Palisades a:ea 
of the City of t.os Anqeles. It is approximately one mile frcm the shcnline, and 
is not between the first public road and the sea. The site is adjacent to existinc; 
dew loped areas, and lies south of Palisades Ei¢1Iands, at the southerly tem.inu.s 
cf the Santa Monica Mcl.'!.nta.ins in this part of t.cs Anqeles. !Xcept for Palisades 
D:i w and a small f:ame st...""Uc:ture on Parcel l ued by applicant' • employees, t."le 
site is vacant. The areas proposed for development were pnviouly .qraded in con
j'Uftc:tion with the con.struc:tion cf Palisades D:iw and related facilities. Abcut iS 
ac:es of the site p:oposed for development a:e essentially level so that minimal 
additional qnc!inq will be required, and no alteration cf sic;nificant landfom.s will 

·occur. Abcut 297 ac:es of the Gateway are in a natural state and would nQt be 
q:aded cr ct."lerwi.le developed. 
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'1'he Palisades Highlands portion of the project authorizea in this amendMnt 
is the ninth and tenth of 10 major tracts approved or proposed in Palisades BiCJh
landa. '1'he first eight tracts, containing 1018 dwelling units on 417 acres, 
(•Phase I" of the overall Headland project), are nearly complete. Included in this 
action is the approval of 64 condominium units on a 6 acre tract C~ract 34923), 
which is the last vacant site in Phase I. '!'his site was once desiC)nated for 
=-rcial use. Because the Gateway will include about 2 acres of neiC)hborhoocl 
CC~~~nercial uses, the COIIIIIission can approve residential development on all of 'l'ract 
34923. 

.: 
~~ action of the COIIIIIission authorizes 500 units in the Phase II area of 

Palisades Highlands, to be concentrated on about 185 acres in two separate tracts. 
'1'he permit includes development of up to 183 dwelling units on 'l'ract 31935, grading 
of roads and ~uilding pads and installation of necessary subdivision improvements 
(streets, sewers, drains, utilities, and recreational facilities) for up to 50 
hiCJh density condominiums on about 6 acres and 133 single-family dwellings (J£•15 
zoninCJ). The Commission also approves, subject to conditions, development of 317 
dwelling units on ~ract 32184, gradinCJ of roads and ~uildinq pads and installation 
of necessary subdivision improvements (str .. ts, sewers, drains and utilities) for 
60 high density condominiums on about 6 acres and 257 sinqle-family dwellinqs (a-1 
and RE-15 zoning) on the remainder of the tract. As proposed, this project -- 500 
dwelling units on 185 acres - would have a net density of 2. 71 d. u./ac:re. Condi tiona 
requiring dedication of substantially more than 800 acres for State park purposes 
will reduce the effective density to significantly less than 1 d.u. par 2 acres. 
CUrrent City zoninq would allow 2. 93 d.u./acre. '!'his project was specifically UJ
apted from application of the slop-density formula applied ~ the City to most j 

other hillside projects within the area. However if the slope-density formula had 
~een applied, development would have ~een limited to approximately 300 units in 
Phase II. 

Finally, this action authorized all subdivision, minor qradinq, installation 
of subdivision improvements and co~struction·of up to_l75 multiple family residential 
units on 15 acres of the Gateway tract. 'l'he Gateway is also to ~e prepared for the . 
development of ~ut 25,000 square feet of nei;~rhood commercial uses and parking 
on a 3 acre site and community-institutional uses on a 7 acre site. Construction 
of institutional and cOIIIIDercial structures is not authorized ~y this permit, u 
sufficient detail of design has not yet ~n specified. As permitted, the resi
dential components of the Gateway project, invclving a total of 175 dwelling units 
on 15 acres, would have a net density of 11.66 d.u./acre. Conditions re<;;uiring 
dedication of 297 acres for open space park purposes reduce the effective density 
to l d.u./1.8 acres. 

~e Gateway portion of the project is not c:ompat~le with existing City 
zoning. Rezoning will ~ necessary to implement this portion of the project, and 
the conditions of this perm.it require the applicant to use best efforts to QQtain 
it. While rezoning should ~ obtain~le within 2 ye•rs, if the City of Los Angeles 
is willinq to take such action, the need for rezoning will necessarily delay 
implementation of the project. For this reason, the Commission has allowed 7 years 
for the CODIINmcement of· construction under this permit. The Coarmission··-finds that 
the departures from existing City zoning required ~ this action are reason~le and 
necessary to bring the project into conformity with the policies of the Coastal 
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Act. Without them, the project could Rot be approved. The City's slop-density 
fo:mula would have limited development on this site to about SO residential units • 
However all 175 units approved in this action can be sited within already 9raded 
areas. The Commission hAs approved this higher density in order to reduce the 
amount of development in the Phase II area of Palisades Bighland.l, there by reducing 
the total amount of landform alteration. In addition, the higher density allows 
the applicant to provide 100 units of low and moderate cost housing at· this site 
which is more convenient to bus lines, comzDercial uses an4 other cOZIUilW1ity services, 
t.b&n woul4 be sites in Palisades Bighland.l. 

Cbndi tions on this approval -reqUire the applicant to construct an emezveney 
..:cess road south f:om Tract 31t35'.-to the ·sout!ier!y ·bounc!ar,{ of the applicant's 
property. <~djoi.Dinq -the iMH prcdect- site), provide 100 units of lew an4 
moderate cost housinq (especially for the el~erly and families), to dedicate title 
to between 1067 and llSO acres (depending on the final grac!inq and tract boundaries) 
for public park purposes, and to vacate easements for road extensions thzouqh 
'l'opl'.nqa State Park. The Co:mas.ission recognized. that the four tracts are propoced for 
development in a inteqrated development plan. Thus the COmmission has issued a 
single per.mit authorinq all development (except as specified) necessary to complete 
these four tracts and does not intent that the applicant or his successor return for 
turt.'ler pe:z::mits, except for construction the c:onDeric:al an4 institutienal *t:J:Uct'l.ires 
or 'the l..ir&teway. Mi.nor chanqes in design or unit which have no adverse affect on 
Coastal resources and which de not conflict with this approval, will be approved 
ac!mi.nistratively ~Y t.'le Executive 'Cirec-..or. Like all ajor land development 
projects, t.'le project authorized. by t.'lis permit will proceed in at least four 

1 

major suqes (one for eac.'l of t.'le noted tracts) • The conditions re<;:u:i.re per:u.nce 
of stated obligations (dedications, const:uction of facilities) phased wit.'l the 
4evelopment of associated tracts. However it is t.'le intent of·tbis Commission t.'lat 
~ permit be considered a comprL'lensive and final approval, and not be voidable 
once any portion of the approved. development is ~mc!ertaken unless t.'le applicant,' 
fails to comply wit.'l t.'le conditions. As the development plan is inteqrated., so are 
t.he dedications r~red. by the conditions. For it is only with the dedicaticn of 
;hese lands for per:u.nent preservation of visual ad landfor.: resources and. for 

·public recreational use that the Commission can fine! t.'le C.evelopment of t.'le four 
trac-..s on balance most pro1:ective of significant coastal resources. The dedication 
of these land.s also provides a conclusion to t.he issue of continui.'lq C.evelopment in 
the area. Wit.~ t.'le approval of this amem!ment wit.'l t.~e dedication of open space 
areas outside t.'le last four trac-..s, the Commission and.t.'le applicant have achieved 
a compromise beneficial !:lot.'l to the public and to t.'le developer, :resolv~~q once and. 
fer all t.'le major Coastal Act issues of location and intensity of d.evelopme~t. 
t..-a.:!fic impacts, amount of qradinq and prevision of low and moderate cost housinq. 
Therefore it is intended. t.'lat once any portion of the pe:cnit is exercised. or any 
offer ded.ica1:ion made, that the entire development and dedication plan proceed to 
completion as expeditiously as possible. 
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1., Coastal Resources. The major issue in the Commission's July, 1979 action 
were: the cSensity of the project u it affectecS the traffic impact on access to the 
co.ut, the extent of grading ancS alteration of natural lane! forms as it affected 
scenic habitat and recreational resources ancS the provision of housing opportunities • 
for persons of low and moderate incomes. Approvals of this amendment authorizes an 
increase in 7he number of units in the total project from about 600 to about 740 units, 
with proportl.onately vreater impacts on the local traffic network, substantial increase 
in the area to the gracSec! in the Phase II {i.e., Tract 31935 end 32184) area of Palisades 
Highlands from about 100 acres to about 185 acres. However, the projects originally 
proposec! and authorizec! by the City's District Plan for this area would have contained 
1850 units on 445 acres. In all cases the balance of the 968-acre Phtse %I site woulcS 
be either c!ec!icated as open space or cSedicatec! for park purposes. Both the July, 1979 
pemit enc! this amendment provicSe for 100 units of afforcSable housing to be located 
on the Gat way Tract. 

a. Traf~ic. By limiting approval of units in the Highlands and by furt..'ler 
finding that only 500 other units in adc!iticn to the 64 townhomes on Tract 34923 ar.c! 
l ruic!ential estate can be approvecS in the area, the Ccrlmission can find that the 
ultimate direct ancS cumulative traffic impacts would be substantially rec!ucec! to less 
than about 5000 vehicle trips per cSay. 

As conditioned by the Commission to limit the total nUmber of c!welling units to 
175, the Gatway portion of the project will have an acSvetse impact en local and regional 
traffic circulation. 1f all 175 resic!ential units were market price, the project might 
be expectec! to generate about 1650 vehicle trips per cSay. However 1 • since 100 units 
will be fer persons of low ancS moderate income I this estimate can be reduced substp.ntially, 
since such persons generally own fewer cars anc! use those they own less frequently~ 
Vehicle trip generation will be further mitigated by the proviaion of a 2.5-acre 
CCIIIIIlercial and parking site which will reduce the nHd for residents to travel elsewher-e 
to secure neec!ec! goods and services. Since the cCIIIIIlercial site will.aerve the Palisade 
Highlands as well, it will also reduce to same extent vehicle trips over Sunset B~evar 
anc! Pacific coast Highway by resic!ents in developments there. The total traffic generatec! 
by the 4 tracts will amount to about 6500 vehicle trips per c!ay. The traffic impacts 

. from c!evelopnent permitted as a result of this action ia significant. Because of these 
'impacts, these projects cculcS not be apprcvecS but for the fact that the projects u 
conc!itioned will provic!e beneficial impacts by preserving natural lanc!forms, h&bi tats, 
scenic vistas, granting free of charge to the public substantial lanc!s with significant 
recreational potential, anc! provic!ing needec! affordable housinc; in th.i.s area of the 
coastal zone. 

b. Alteration of Natural Landforms. The 183-unit Tract 31935 developDent is 
c!esigned to require about 1. 5 million cu.bic yarc!s (mcy) of gradinc;, most of which is 
a cut to remove a hillsic!e requirec! in order t.o extencS Palisades Drive 1 the only acce1s 
to the proposed new tracts. The 317-unit Tract 32184 developDent is designed to require 
about 2 million cu.bic yarc!s (JII.cyl of grading. 'l'he developed portions of the Gateway 
property under the project apprcvec! here wbulc! be ~imited to relatively flat areas 
adjacent to Palisades Drive., Grading will be minimized and no 'material alteration of 
natural landforms will occur. There are no views to or along the ocean from anywhere 
in the area to be developed en the Gateway tract; ancS hillsic!e areas will be left 
virtually untouched. 

The project EIR for the entire project originally proposed in Phase I! notes that 
an additional a.o mcy of grading would be performed to builc! roadways and pac!s for an 
additional lSSO units. !he presently revi~ed p~an for an ac!diticnal 3l7·ou•s in the 
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remainder of Palisades Highlands would requ.1re only about 3. 5 
mc:y, a reduction of more than SO\. Although grading for Tract 31935 averages about 

• 
1875 c:uDi·c yards of cut and fill for each dwelling unit, a large portion of this grading 
is necessary in order to satisfy the Secondary AcceSI Road connection. Beeause of the 
need to make the road connection, the overall reduction of grading in the total projeet 
area and the fact that gradin.; and lot placement has been sensitively designed to protect 
land!on~S (including the "Split Roc:lc" formation in Tract 31935) and views of particular 
significance, it is dete%mitnd by the Commission that this landfor-m alteration is con
sistent witt£ Section 30251 of the Coastal Act. Visual impact of the grading will be 
mitigated by revegetation of exposed slopes and lots consistent with Coastal Act policies, 
and in confo.z:mity with approved landscaping plana. 

'l'he project would result in pemanent alteration of approximately 145 acres of the 
185 acres in Tracts 31935 and 32184. A fizm Orban Limit Line is to be established with 
pezmanently preserved buffer areas designed to preject the int1t9rity of the local 
wildlife syst.ms from bot."l construction and residential impa.c:ts. 

'l'he project will result in alteration of only approximately 25 acres out of the total 
322 acre Gateway property. The substantial acreage left intact will protect the inte<]rity 
of local wildlife syst11111 frcm const:uction and residential/CODIIIercial impacts. Basei! 
upon t."lis fact the Commission finds this project does not involve any signifcant dis
ruption of habitat values and is compatil:lle with the continuance of surrounding habitat 
areu, so that it is consistent with the policies of Section 30240 of the Coastal Act • 

. --·-......;;.-=-
The project is visually compat:Uile with both the surrounding areu adjacent to 

Sunset Boulevard, which contain ex:i.st.ing residential and commercial developnent, and with 
the Palisades Highlands to the nort."l. The Commission finds that t!le minimal landfo:::m 
alterations involved are mitigated by t."le peCLanent preservation of far 1ar;er areas ;in a 
natural state. Wit."li.."l these conditions, t."le Commission finds that l!evelopment on the 

•-Gatewa~. would b:._c~~ist~"lt wi~"l the policies of t!le Coastal Act.. 

• 

Alt."lou;h the amended per.:~it allows for a significantly greater graded area, it is 
more. protective of t."le U."l~eveloped areas as t."ley will be dedicated to park purposes. 
Thu•,. on balance the Commission finds t."lat t."le project is protective of natural lanc!for:u, 
an~, as conditioned, is consistL9lt wit.":. Se~ions 30240 anc:! 302Sl of t.'le Coastal Act. 

c. Af:!ordable HcusinC'. Section 30213 of the Coastal Act pr=vides t.'l&t: 

•.• housi."lg oppor:".lnities !or persons of :·.cw and moderate inccme 
shall be protec~ed, encouraged, anc where feasible, prcvi::led •.. 

'rhe Commission's Inte%'ilretive Gui~eli.."le on New COnstruction of ilousing, adopted 
on 22 January l980, generally requires that 25 percent of the units in nw residentiAl 
develop:nents be set aside for persons of low and moderater income. The Gateway development 
being approved in t."lis action, considered by itself, significantly exceeds t."lis m!.nJ.m.Um 
requirament by ?rovid!ng affordable housing whic!l is 133 perce.9lt of the market price 
units proposed (.100 vs. 75). · 

However, this Gateway project is being approved as part of a series of actions 
·by the Commission i."ltended to provi~e for the coordinated development,· consistent wit.":. 

COutal Act policies, of the Gatway an~ t."le rema.i."'ling undeveloped portions of the . 
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Palisades Highlands. This callbined development adds a total of 640 new market rate 
residential units to the housing supply in the Pacific Palisades area. (183 units on 
Tract 3l~a5 ~peal No. 381-78), 64 units on Tract 34923J 317 units in the remainder of 
the Phue II area of the Highlands; and 75 in the Gateway). The 100 units of affordable 
housing are only 15.6 percent .of this tota.!; and, were it not for -the other significant • 
public benefits provided by the project, the Commission could not find that the Coastal 
Act's affordable housing requireent had been met. 

Section 30007.5 specifically contemplates balancing of competing Coastal Act 
polici•, and requires that conflicts be resolved in a manner whieh is 1110st protective 
of eoutal resources. With respect to affordable housing, the Interpretive Guideline 
on New Construction of Rousing specifically provides that the Canmission II&Y require a 
smaller percentage of affordable housing where a project includes significant other 
public benefits sueh as "extraordinary public access or parkla:'ld dedications". The 
Commission finds that the Gateway and Palisades Highlands projects being approved 
together clearly provide such extraordinary public benefits of open space park dedi
cation and habitat and landfom preservation that reduction of the general 25 percent 
requiraent is appropriate. 

Tbe Interpretive Guidel~ne on New Construction of Rousing also requires the 
Comlllission to consider eolll!lU!Iity need for lower cost housing. The Colllllission notes 
that Pacific Palisades has a relatively high proportion of demand for housinq for elderly 
persons. Consequently the CoDmission has required that up to 2/3 of t.'le units be 
reserved for this group. The Commission finds that the Gateway Tract is ·an appropriate 
location to p.rovide the project's inclusionary units as it is located on the Sunset 
Blvd. bus line, across the street from a neighborhood cOJIIIIlercial center, and within 
l/4 mile of both a large food store and the beach. 

·-·· --
·- I· -- .;-. --

Because the Gateway Tract is not zoned for multiple unit development, however, there 
is some potential that the affordable- housing would:-rio~be allowed. Therefore, the 
Colllllission has r~ired that a 6-acre condominium site in Tract 32184, la:qe enough for • 
about 60 units, be held available to provide an alternative location for inclusionary 
housing units. If the Gateway Tract is not rezoned for higher densities (RD-1.5 or 
RD-21 the condominium site in Trac:t -.32184 would be used u the site for 60 units of 
affordable housing. lt is the. lntent oi this condition· to provide assurance that low . 
md moderate cos~ housing: units be ·construct.a4.,.~ the applicant and provided for · . . .. 
p~chue by quall.fied memoers oc-·ar ~u:tllic-vxtanfa;'!es.are· con:trcn program adminis-eered 
by a local housing agency. Although the Commission prefers that affordable units be 
sited in the Gateway, if such location is not allowed. a lesser number (60 units) 
must be provided in the Palisades Highlands Phase II area. In the event that the 
applicant is eit.'le:: unable or unwilling to construct the ,units, within 5 years:~seeuring 
City rezoning for the higher density affordable units (i.e. to RD-2), the applicant 
may dedicate the site to a local housing aqeney provided that the applicant receives 
housing agency agreement to construct and maintain the units and the Executive Director 
of the Commission approves such agreement. The Commission recognizes that agreement of 
the housing agency may depend upon the applicant providing sufficient funds to enable 
the agency to complete the project expeditiously and actually provide the housing 
opportunities such a provision is entirely within the intent_of this condition •.. With-
out this condition, the Commission could not find that the development of the four tracts 
subject to this action would be consistent with the mandate of Section 30213 which 

. states " ••• housing opportunities for persons cf low and 1110derate income shall .be protected, 
encouraged and where feasible, provided." 

,. 
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d. Archaeoloqic:!.l Resources. The a.z:chaeologic:al survey performed for the 
.E1ll on tire Phase II area, noteci that there are two significant ·pre-historical sites 
in the area.. One of these 1 lite LAn-666 is located within the area to be totally 
altered cturing grading for Tract 32184. The other lite is outsie:: the area to be 
developed. The EIR survey noted: 

The milling stone site LAn-666 is a highly significant cultural 
resource with t.'le potential for contributing important data for research 
into the cultural hi.storJ of the Santa Monica Mountains and the broader 
sequence of development in Southern California. 

'fhe report recommended that the site be excavate<! and analyzeci prior to grading, u a 
mitigation for its dest-""'Uction. Ccna.itions on this approval incorporate the :ec:ommenda
tions of this report in conformance with Section 30244 of the Coastal Act. Only with 
t.'leae conditions can the Commission find t..'le project consistent with the policies of 
the COastal Act. The :eport also notes the potential exista.nce of other archeolog-ical 
re•ourcu. Therefore t..'le. Comm.issionts~ond:.itionsnquire thatthe.applfcant noti!y .. -
a qualifiad archeologist before ~~~ing any gra~~g or brush clearing in the 
Ph&•• II area (Tracts 31935 and 32184) 1 allow the archeologis~ to be presen~ to observe 
1uc!l operations, and to require that work stop i~ new archeological sites are found, 
while appropiate mitigation is undertaken. Only wit.'\ t.'lese conditior.s can the Commis
si=n find the proposed 4evelopment of Trac~ 31935 and 32184 consistent with the 
policies of the Coastal Act. .. 

·-- . - . - ~ -· ; ·---·---- , 
4.. P:!s:d;!!t. J.a the Collllliadcn :acted in ita tjnMng, in Jul.7 o! 1978, these 

tracts may 'be approved OJ:ll7 'besause the s:igr::L4'1cant impacts of 'bu.il:dcut have been.,' 
1cient:i.f'4_ed a:cC. mitipted to the mT' mnm extent feasible, i:l a comcreher..si. 7e rev-'_ew of 
all potential la.rp scale ·c.evelQJ:ment in Pas-'-f'!c Pal.i.sac!es. The Commission is !Ull:r 
aware that ~.be sc::~pe ot t."'.ese approvals is o:c.e wb:ich is pn.eral.ly more apprcpr..at.e tc a 
to~ Coastal Program. However, 'because of tl:.e already extensi7e pla:cni:lg a:cC. per-cit 
rev.iewa of this project bT tr.e Cit7 of Los A.ll&'!les t.be City• s reluC""..anse to fl.::rt.ter 
:ev.iew ~l:is area in its local Coastal P:-ogram &:1d. the e.xten.t. of m:i-:.ipticn as of!er:d 
b7 t1:e appl:!.ca:rt and cotl.:f"C--.ozd bT tl:e conditions, the Commission .t'j.,..ds t-hese projects 
my be appraved prior to cert.:..t'-eaticn o! the Cit7' s JJ:P. 1::1 c:cn.!'ormanc:e with. Seet:Lon 
306.25 ot the Coastal Act, this cies!sion. shall gui.d.a :t~nparat:.On ot t.be LoeaJ. Ccaatal 
Program tor this area. 

• 
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SlATt Of CAUFOINIA-THE IIESOUiaS AGENCY 

·~~::~~~::::~~~~~~~============================!~~~~::~: ... ~·:•:·:~: i CALIFORNIA COASTAL COMMISSION 
SOUtH COAST 41£A PILED: 12/3/86 @.····~. 

'245 WIST .OAOW~Y. sum 310 
lONG lEACH, CA 90102 
(213) $90..5071 

Application: 

Applicant: 

Description: 

49th DAY: , 1/22/87 • .:. 
180th DAY: 6/1/87 : 
STAFF: Baeraon f<.. 
STAFF REPORT: 2/3/87 
HEARING DATE: 2/26/87 

COASTAL COMMISSION 
MENpMINT REQUEST 'fi.IJII' t • I fD 

STAPP' REPORT AI!D IICOMMENJ)ATiglHtBIT #_2...:.~--

A-381-78A7 (Palisades Reaourcesr~fd~ OF_..1 __ 
Properties) 

Palisades Reaources Inc •nd Headlands Properties 
PO Box 70S 
Pacific Paliaades, Ca 90272 

Amend permit for 740 unit aubdivision, including 
construction of condominiums and creation of aingle 
family lots, construction of low and aoderate 
income housing, open apace dHdicallons, commercial 
center. church and acbool to extend expiration date. 

This is a request to am,nd Condition Two imposed; by 
the Commission in in ita action on 381-78A. 
Condition Two addresses dedication of open space 

• 

land. lt provides for interim, seven-year offers • 
to dedicate open space. At the tlae of recordation 
of final aaps, it provides for offers of dedication 
to extend for tw~nty-one years. It alao provides 
that the applicant will be required to abandon the 
pPrmit seven years after the date of approval 
unless all final aapa connected with the 
development have been recorded and all aasociated 
dedications have been made. 

Because the applicant bas not yet recorded the 
final map on one tract, 32184, both interim offers 
of dedication over the open apace and the permit 
will automatically expire on May 21, 1987. This 
request is to extend the life of the permit and the 
period of ti•e in which the interim offers of 
dedication are valjd for an additional seven years, 
from May 21 1987 to May 21 1994. 

The ·-entire ,project is located in ,Santa Ynez :Canyon, 
west of Teaescal ridge and east of Topan;a State 
Park, and north of Sunset Boulevard in the Pacific 
Pa1isaaes District of the City of Loa An;eles . 

.... - . .. ~· .. _ .. - .. 
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381-78-A7 
Paqe 2 

§ubstantive File Docuaente: 

1) Pacific Palisades Coamunity Plan, City of Los Anqeles 

2) A-3Rl-78; Aaendaents 1-6. 

STAPP RF.COMNENDATJON 

The ataff recommends the Coamieeion adopt the followinq 
resolution: 

1. Approval with Conditions. 

The CommisRion hP.reby grants, subject to the conditions below, an 
amendment to the permit for the proposed development on the qrounds 
that the development, as conditioned, will be in conforaily with 
the provisions of Chapter 3 of the California Co&stal Act of 1976, 
will not prejudice the ability of the local qovernment bavinq 
juriKdicLion over the area to prepare a Local Coastal Proqram 
conforming to the provisions of Chapter 1 of the Coastal Act, and 
will not have any significant adverse impacts on the environment 
within the ieaning of the California Environmental Quality Act., 

' 
It. STANDARD CQNPlTIONS: See Attach•ent X 

ttl. SPP.CTAL CONDITIONS: 

1) Limits of amendment 

2) 

This amendment pertains to condition 2 only and does not 
affect the remainder of the approval or the adopted 
conditions of the CoMmission. 

Revised Dedication Condition. 
• 

Prior to the extension of the date of surrender and 
abandonmHnl (expiration date) the applicant shall record 
offers to dedicate open space lands epecified in Condition 
Two. In each of the offers, the acceptinq agency shall 
include the City of Los Angeles or a private non-profit 
association ,,acceptable to the Executive Director as specified 
in the revised condition. The expiration date of the interim 
offer to dedicate that appliee to area '£ shall be extended an 
additional seven 
years, until May 21, 199t. Consistent with condition Two, 
the applicant shall record offera to dedi-cate tbe areas where 
tracts have already been recorded. that is, ofiers pertaininq 
to areaa A, B. c. C-1, D and G. The offers shall be 
irrevocable for a period of twenty-one years from the date of 
recordation of the offers. These offera ahall als'O refle-et 
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the change in possible accepting agencies in the revised • 
Condition 2. 

After the applicant records these changeH in the offers to 
dedicate in a aanner acceptable to the Executive Director. 
the expiration date of the permit (date of surrender and 
aban~onment) shall be extended to May 21. 1994. lf the 
process of dedication is not coaplete by that tiae the 
applicant shall abandon the perait. 

Condition 2 as revised shall state: 

2. Oedication. Within 10 days following tha issuance 
of this permit. applir.ant and Palisades Resources. Inc. 
(a co-applicant) shall record offers to dedicate to the 
State of California, the CitY of t.oR Angeles. and/or a 
private, non-profit corporation acceptable to the 
F.xecutive Director all of the property lying outside the 
urban llmlt line. such offers shall be of a fora and 
cont.ent approved in writfny by the F.xecutive Director. 
Such offers of dedication shall be irrevor.able t-t/
~~~~-•t-f/1/i-~f~ until May 21 1994 except in event 
of revocation of this perait. As final aaps for the 
respective four tracts (noted below) are recorded, said 
offers shall be irrevocable as to apecified parcela for 
21 yHars thereafter and shall require dedication in fee 
of auch specified parcels upon acceptance by the State • 
of California or ita agent. The offers of dedication 

a. 

ahall contain the following provisions as to the par~els 
specified below: 

Canyon Park. Concurrent witt1 the recordation of a final 
map for Tract 34923 and prior to construction of 
residential units on such tract, the applicant shall 
record an irrevocable offer to dedicate the full fee 
interest in approximately 120 acres of land in Santa 
Vne7. Canyon north of the ttxisting City.park and west of 
Palisades Drive (Areas c and C-1 in Exhibit 2) With the 
exception of tax liens and the prior offer of dedication 
of such property to the City of Los Angeles Park 
CoMmission. the dedication shall be free of all prior 
liens and encumbrances. The applicant shall use best 
efforts to secure the waiver of the City Parks 
Commission to such prior offer of dedicAtion. However 
to promote the aost efficient and orderly operation and 
aaintenance of these parklands, the applicant aay 
withdraw the Offer in favor of the ·'Stat• with reqards -
only to tbe approxiaately 25 acrea south of Avenida de 
la Montura (area C-1. lxhJbit 4) and adjacent to the 
existing City park. provided that the City Park 
Commission accepts the dedication of area C-1 for 
operation as a City park. 

S"':. t' I . JliO 

Ell"'·"·.,. 2t 
r·~ 

• 



• 

• 

• 

b. 

38l-78-A7 
P.age 4 

Gateway. Concurrent with the recordation of a final aap 
subdividing the.Cateway Tract, Palisades Resources, 
Tnr.., whall record .an irrevocable offer to dedicate tbe 
full f•w i nh~r~st in .approximately 297 acres of land 
outside of tbe urban lialt line on the Gateway tract 
established pursuant to condition 1 above (generally 
whown as areas A and 8 in ~xhlbils 2 and 5}. 

c. Tract 31935. Witbin 30 days following the recordation 
of a final aap subdividing Lr.act 31935, tbe applicant 
Rh~ll rer.ord an Irrevocable offer to dedicate the full 
fee interest in th~ approxiaately 386 acres adjoining 
the portion of Tract 31935 to be• dctveloped (shown as 
areas D and G in Exhibit 2}. 

d. Tract 32184. Witbin 30 days following the recordation 
of the final ••P subdividing tbe final unit of ~ract 
3'-184 the applicant sball record an irrevocable offer to 
dedicate a full f~e lntereRt in tbe approxiaately 338 
ac~re:; shown as area E in Jl:xhibit 2. 

P. P~r•it Expiration. tn th~ ~vent the obligation of 
Palisades Resourc~s. Tnc., and applicant to dedicate all 
of the property lying outside tbe urban liMit lines does 
nut occur •ttMf•t•~•-•tl111t''t'l•tt-tltM•If••~••'•l~t 
tMJ~/f~t-lt before May '-1, 1994. applicant ahall be 
obligated to surrender and ab.trtduu lhis permlL IAf.S• 
ft;lt•t.l~~l-fi~~~MI·~·-•It••t/f-tl-· on May 22. 1994 
and this permit shall bave no further force or effett 
inRofar as this permit pertains to any property Dot then 
subject to a final subdivision aap. 

tV. PTNPTNOS AND DECLARATIONS 

Th~ Commission finds and declares as follows: 

A. Prolect Description and History 

This amend•ent in a requPsl to extend the auloaatir. expira1.ion date 
of a coaplex subdivlaion involving four tracts and approxi•ately 
1300 ar.res in thP. Safll.a Monir.a Mountains directly north of the 
developed portion of Pacific Palisades. Procedurally. tbis action is 
~he seventh amendment of a series ·of a•endaenta. Tbe first 
••P.nda~nt. 381-78~ ••ended a per•it allowing 600 units to allow 740 
units on approximately 1300 acres in tbe Saul.a MonJca Mountains. 
ThiK action P.RlabliRhed an urban llait line, and included ~arks. 
open space dedications over approxiMately 1077 acres of aountainous 
terrain, streets, a trailhead, a coamercial development and a 
church, and other i•provements. 



Pam Emerson 

From: 
Sent: 
To: 
Subject: 

Camille Didier [CDidier@RAP.LACITY.ORG] 
Thursday, May 24, 2001 5:23 PM 
pemerson@coastal.ca.gov 
Re: hi gene--re playing fields city wide 

Hi, Pam-we did a Community Needs Assessment Project in 1999-but we did not focus solely on playning fields-we 
looked at "top facilities/programs/key issues". Among Top facilities needed for Brentwood=Pacific Palisades did include 
"youth Team Sports". also, for Pacific Region (includes Palisades) respondents listed "open play areas" as most visited or 
would visit, if available, as well as multipurpose spoortsfields 7 listed multip. sports fields as one of the 3 most important 
facilities, also in Pacific Region, same thing from our survey for open play areas & m.sports fields, with youth team sports 
high on programs needed--sorry-l've been working on emergency stuff all day today. · 

»>Pam Emerson <pemerson@coastal.ca.gov> 05/23/0111:07AM >» 
hi Gene, 

1) Is the Pacific Palisades only LA community that does not have enough 
playing fields? 
2) Is there any documentation concerning the availability of playing fields 
city-wide or with respect to various communities? such as planning or 
budget or prop 12 summary documents that you can fax to me and i can attach 
to my report when it goes out tomorrow 

thanks 

Pam Emerson 
Los Angeles Area Supervisor 
South Coast District 
California Coastal Commission 
200 Ocean Gate, Suite 1000 
Long Beach, CA 90802 

«Pam Emerson. vet» 

• 

• 

• 
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... tanuary 28, 2000 

John Wilson, President (A) CASE NO. ZA 85-1219(CUZ)(PAD} 
APPROVAL OF PLANS Calvary Church of Pacific Palisades, Inc. 

701 Palisades Drive 701 Palisades Drive 
Brentwood-Pacific Palisades Pacific Palisades, CA 90272 

Department of Recreation and Parks {0) 
200 North Main Street, Room 1330 

Planning Area 
Zone : RE40-1-H 
D. M. : 1298117/7216 
C. D. : 11 Los Angeles, CA 90012 

James R. Wadsworth (R) 
CEQA: CE 99-0705-PAD 
Fish and Game: Exempt 

Wadsworth Associates, LLC Legal Description: Parcel A and . 
portion of Parcel B, PMLA 5372 2716 Ocean Park Boulevard, #1010 

Santa Monica, CA 90405 

Department of Building and Safety .. ,,,, 

. . ,· 
· Pursuant to Los Angeles Municipai.Code Sections 12.24-F and G, I hereby APPROVE: 

' . . .. .. . . . 
' ·: , , ,., ·' . .r 1 .., r • •• ", ~ • 

as modified, plans to permit· the addition of a vacant 1.25-acre parcel of land 
leased from the Los Angeles·oepartment.of Recreation and Parks, to an existing 
church and school site for'tise a·s an athletic field, ' 

upon the following additional terms and conditions: 
I f :.: l l_ ~- t ' ' 

1. 

2. 

3. 

, . • · r': 1 ' • 

All other use, height and a,r.ea. regulations of the Municipal Code and all other 
applicable _govemment/regulf)tory. :~g~ncies. shall be ,strictly complied with in .the · 
development and use of thti 'property, ·except as such regulations .are herein 
specifically varied or required. · 

;'. . . ~~-~..., ~~· ~:·,'., ~1.1.' .:· ··.;, ,' . ' : .. ' 

The use and development-of the P,rQperty shall be in substantial conformance 
with the plot, elevation and landscape plans· attached to the file an1 marked 
"Revised Exhibit A".' except ~sJ~~y,peJevised as a result of this action. 

• . . , . ·.·;. ~~r~{· ·:--~~' ." . . :· · . ~ 

The authorized use shall be .conducted· at all times with due . .regard for the 
character of the surrounding'-distnct~- and the right ·is reserved to the Zoning 
Administrator to impose additional corrective conditions, if, in the Administrator's f 

~~(..,.lent '2-t..{ C, ~ C.U 

AN &QUAL II:M .. LOYMIENT O .. I"OIIITUNITY- AJII'JII'IRMATIVI: ACTION II:M .. LOYIER ~ .. -...,.....,-

~,. C),. 14b 
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE2 

opinion, such conditions are prove·n necessary for the protection of persons in 
the neighborhood or occupants of adjacent property. 

4. All graffiti on the site shall be removed or painted over to match the color of the 
surface to which it is applied within 24 hours of its occurrence. 

5. . All of the terms and conditions of the Shared Use Agreement with the Los 
Angeles Department of Recreation and Parks, attached to the file as Exhibit "B", 
shall be strictly complied with. 

6. · No permanent seats or bleachers shall be erected in conjunction with the 
proposed athletic field. 

7. Except for low level security lighting, the athletic field shall not be lit at night. 

. . ' 
Except for those events which are a part of the school's organized athletic 0 8. 
program, no outdoor athletic events shall be permitted to occur Sirl]Uitaneously. 

9. No amplified sound shalt be permitted on any portion of the property. 

10. The use of whistles, belts and chimes shall be modulated so as not to be a 
disturbance to the neighborhood. · · . ', 

.. 

• 

t.! 11. The school shall develop a calendar which includes dates and times for athletic • 
events related to the school's normal physical education program and the special 
public events outlined in the ·Shared Use Agreement, for distribution within the 
first 30 days of each fall semester. The calendar shall be distributed to 
neighbors within 500 feet of the site and to any other person who has requested 
in writing to be put on a mailing list designated for this purpose. Inasmuch as 
there may not be a certainty regarding all athletic events, the school may modify 
the athletic event schedule at the beginning of each athletic season. The 
modified schedule shall be provided ·to· neighboring property owners in the 
manner prescribed herein. 

12. All persons transporting students and other participants to and from the property 
shall be instructed to load and unload them within the subject property, in areas 
designated for this purpose by the school administration. No persons attending 
athletic events on the site shall b.e required to. board or alight from any vehicle 
within a public street. 

13. The applicant 1ShaU secure appropriate grading and drainage permits from the 
City Department of Building and Safety. 

14. The retaining walls erected at the northerly· and southerly edges of the athletic 
field shall be landscaped as shown on the landscape plan attached to the file as 
Exhibit ~a".·· Alt ·landscaping shalt be comprised ·of drought ·resistant ·and fire · ·· ·• 
retardant materials. ' · y tP I· 1 'I 0 

Flf h.~:,." 2! 
- t'Ur' c,q 
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE3 

15. 

16. 

17. 

18. 

19. 

All open areas not used for buildil)gs •.. driveways, parking areas, recreational 
facilities or walks shall be ·auradiV.ely .landscaped,· including automatic irrigation 
system, and maintained in accoltsanee with a landscape plan prepared by a 
licensed landscape architect or li~l'l$~d architect. 

' . ' . . f: ,. ' .• ~ ~- ': . . 

Maintenance of. landscaped . area~ shall include eontinuous operations of 
watering, removal of weeds, mowing, trimming edging, cultivation, reseeding, 
plant replacement, fertilization, :spraying, control of pests, insects and rodents 
and other operations necessary to assure normal plant growth. 

Prior to recordation of any action by:the Zoning Administrator, plot plans for the 
proposed development shall be subm~ed to the Los Angeles Fire Department 
for review and approval. Reeommended fire prevention measures shall be 
incorporated in project design and construction. · 

The following shall be complied durin.g grading and construction of the field: 

a. 

b. 

c. 

During construction, exposed •arth surfaces should be sprayed with water 
at least twice per day by the contractor to minimize dust generation . 

The owner or contractor shall keep the construction area sufficiently 
dampened to control dust caused by grading and hauling, and at all times' 
provide reasonable contra' of dust by wind. 

Hauling and grading equipmer:-t s~all be kept in good operating condition 
and muffled as required by law;· 

1 ', 

d. All loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 

e. One flag person(s) shall be required at the job site to assist the trucks in 
and out of the project area.. Flag person(s) and warning signs shall be in 
compliance with Part II of the 1985 Edition of 'Work Area Traffic Control 
Handbook". · 

. . 
To mitigate potential impacts from· the generation of dust during excavation, 
grading and construction activities, construction areas shall be wetted at least 
twice per d.ay, and.temporary.du~t.ooyers shall be used to.reduce dust emissions 
and meet SCAQMD District RuleA.03~·and shall also include the following: .... 

• 1 : , ,l J I· ·f·,. "' ·' · . 

a. 

b. 

All clearing, grading, earth.'moving, or -excavation activities· shall :be 
discontinued during periods of high winds (i.e., greater than 15 mile~ per 
hour), so as to prevent excessive amounts of dust . 

. .. · . '.·..-. l ·~·<I-. . . . .. ' 
AU materials transpoJ;ted, off-site shall be either sufficiently watered or 
securely covered . to'.prev~nt exCessive ·amounts of dust. 

. ( . . . . . ' ,• ' 
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CASE NO. ZA 85·1219(CUZ)(PAD) PAGE4 

c. General contractors shall maintain and operate construction equipment so 
as to rnimize exhaust emissions: 

20. To mitigate impacts from noise genC!rated by construction equipment during 
grading and construction activities the following measures shall be implemented: 

• f ,.·. ••·• ·_ • • 

a. The project shall comply with 'the City. of Los Angeles Noise Ordinance 
Nos. 144,331 and 161,574, ·'and· 'any subsequent ordinances, which 
prohibit the emission or creation of noise beyond certain levels at adjacent 
uses unless technically infeasible. 

b. Construction shall be restricted to the hours of 7 a.m. and 6 p.m. Monday 
through Friday, and 8 a.m, to 6 p~m. on Saturday. 

. . 

c. Construction activities shalf .be-scheduled so as to ovoid operating several 
pieces of equipment simultaneously, which cause high noise levels, 

21. The project shall comply with the proviSions of the Flood Hazard Management 
Specific Plan, Ordinance No. 154,405. · 

22. The project shall comply with Ordinance No. 170,978 (Water Managemet;tt 
Ordinance) which imposes numerous water conservation measures in 
landscape, installation and maintenance. ... 

23. Prior to issuance of any permits, .the project shall be revieWed by the Bureau. of 
Engineering relative to sewer and storm water drainage system capacity. · 

OBSERVANCE OF CONDITIONS • TIME LIMIT • LAPSE OF PRIVILEGES - TIME 
. ·-EXTENSION 

AU terms and conditions of the approval shall be fulfilled before the use may be 
· established. The instant authorization is further conditional upon the privileges being 
utilized within two years after the effective date of approval and, if such privileges are 
not utilized or substantial physical construction work is not begun within said time and 
carried on diligently to completion, the authorization shall terminate and become void. 
A Zoning Administrator may extend the termination date for one additional period not to 
exceed one year, if a written request on appropriate forms, accompanied by the 

- applicable fee is filed therefore with .a public._Office of the Department··of City Planning 
setting forth the reasons for said request and a Zoning Administrator determines that 
good and reasonable cause exists therefore. 

TRANSFERABILITY 

• 

• 

• 

This authorization runs with the land. In the event the property is to be sold, leased, 
rented or occupied by any person or corporation other than yourself, it is incumbent that 
you advise them r.rding the c6n~itions ()f this grant. ("", t> 1 ~ 1 q·· 

. l:::- t t,. '· t 2 J -cuP 
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VIOLATIONS OF THESE CONDITIONS. A MISDEMEANQR 
"-,- • .::-:... .I ' ·~ • ~:: : 

Section 12.24-J,3 of the Los Angele$ Mur:ticlp~.l Code provides: 
.. . .· .;j l; ,. '. ' . ' 

"It shall be unlawful to violate· oi.)ail to comply with any requirement or condition 
imposed by final action of the Zoning ·Administrator, Board or Council pursuant to 
this subsection. Such violation or.failure to comply shall constitute a violation of 
this Chapter and shall be subject· to the same penalties as any other violation of 
this Chapter." ·' · 

Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $1,000 or by imprisonment in the county jail for a 
period of not more than six months, or by both such fine and imprisonment. 

APPEAL PERIOD • EFFECTIVE DATE 

The applicant's attention is called to the fact that this grant is not a permit or license and 
that any permits and licenses required by law must be obtained from the proper public 
agency. Furthermore, if any condition of this grant is violated or if the same be .not 
complied with, then the applicant or his successor in intarest may be prosecuted for 
violating these conditions'the same as for any violation of the requirements contained in 
the Municipal Code. THE ZONING ADMINISTRATOR~S DETERMINATION IN THIS/ 
MAITER WILL BECOME EFFECTIVE AFTER FEBRUARY 14. 2000, UNLESS AN 
APPEAL THEREFROM IS FILED WITH THE BOARD OF ZONING APPEALS. .IT IS 
STRONGLY ADVISED THAT APPEALS BE FILED. EARLY DURING THE APPEAL 
PERIOD AND IN PERSON SO THAT IMPERFECTIONS/INCOMPLETENESS MAY 
BE CORRECTED BEFORE THE APPEAL:. PERIOD EXPIRES .. ANY APPEAL MUST 
BE FILED ON THE PRESCRIBED. FORMS, ACCOMPANIED BY THE REQUIRED 
FEE, A COPY OF THE ZONING ADMINISTRATOR'S ACTION, AND RECEIVED AND 
RECEIPTED .. AT A PUBLIC OFFICE OF. THE DEPARTMENT OF CITY PLANNING QN 
OR BEFORE THE ABOVE DATE OR THE APPEAL WJLL NOT BE ACCEPTED. 
SUC.H OFFICES ARE LOCATED AT: 

Figueroa Plaza 
201 North Figueroa Street, #300 
Los Angeles, CA 90012 
(213) 977-6083 

6251 Van Nuys Boulevard 
First Floor 

Van Nuys, CA 91401 
(818) 756-8596 

NOTICE 

THE APPLICANT IS FURTHER ADVISED THAT ALL SUBSEQUENT CONTACT WITH 
THIS OFFICE REGARDING THIS DETERMINATION MUST BE WITH THE ZONING 
ADMINISTRATOR WHO ACTED __ ON ·.THE CASE. THIS WOULD INCLUDE 
CLARIFICATION, VERIFICATION ·oF, CONDITION. COMPLIANCE AND PLANS OR 
BUILDING PERMIT APPLICATIONs;·erc.: AND. SHALL BE ACCOMPLISHED BY 
APPOINTMENT ONLY, IN ORDER TO ASSURE THAT YOU RECEIVE SERVICE 
WITH A MINIMUM AMOUNT ,OF •. WAITING. YOU SHOULD ADVISE ANY 

' CONSULTANT REPRESENTING '(q~:q~·T~iiS REQUIREMENT AS WELL ~,01 1~o 
G ~ ;,. J,.-1 2a 

CuP 
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE6 

FINDINGS OF FACT 

After thorough consicMration of the statements.contained in the application, the report 
of the Zoning Analyst thereon, and the statements made at the public hearing before 

· the Zoning Administrator on September 23, 1999, all of which are by reference made a 
part hereof, as wen as knowledge of the prope·rty and the surrounding district, I find that 
the requirements for authorizing a conditional use plan approval pursuant to Section 
12.24-G of the Municipal Code have been established by the following facts: 

· BACKGROUND 

The subject property is a large, approximately 7.5 acre, sloping, irregular-shaped, 
interior parcel of land having a frontage of approximately 1,414 feet on the westerly side 
of Palisades Drive, beginning approximately· 695 feet northerly of Sunset Boulevard, 
and a maximum depth of 370 feet. The site is developed Y!!th one- and two-story 
structures housing the Calvary Church of. Pacific Palisades and its associated 
elementary and pieschool, playgrounds· and several large, level parking areas. 

' ~ 

Property to the north and west, comprising vacant, steeply sloping hillside, is part of 
adjacent Santa Ynez Canyon Park.· .. The southerly adjacent property, at the 
northwesterly comer of Sunset Boulevard and ·Palisades Drive is developed with a two
story apartment complex. While there are existing slngle~family dwellings visible from 
Palisades Drive, they_ are located approximately.· 75 ·to 1 00 feet higher in elevation and 
are served by non-cdltinuous, interior streets with no access to Palisades Drive. 

. ' 

Property across Palisades Drive to the east is developed with the two-story, 7 4-unit Sea 
Ridge at Pacific Palisades Condominium development. 

Palisades Drive adjoining the subject property to the east is designated a Scenic 
· · Seeondary Highway, dedicated to a width of 90 feet and improved with curb, gutter, 

sidewalk and a landscaped median. 

Previous zoning_.related actions on the site/in the area include: 

Subject Property: 

Case No. ZA 85-1219(CUZ) - On May 15, 1986, the Zoning Administrator 
approved a conditional use to permit: 1) a two-story and mezzanine sanctuary 
building with related offices and meeting rooms with such structure having a 50-
foot maximum height at the peak of the roof with 790 fixed seats; and 2) a two
story, multipurpose building for assemblyradministrative :offices, meeting rooms 
and including a preschool facility with a maximum enrollment of 60 children, an 
elementary school (grades .kindergarten through six} with a maximum enrollment 
of 300 pupils, and having auxiliary outdoor play areas; and 3) with the structures 
observing 15-foot setbacks from Palisades Drive. 

• 

• 

• 

On June 5, -7. the Zoning Adminis~tor approved plans in conjunctio~ wtth a~ - -- • 
increase in school enrollment from 60 preschool and 300 kindergarten through 

t,~ ... p,. 140 

Cur e-1--"· '·., l.:~ 
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lack of available park sites and play areas throughout the Pacific Palisades, Malibu and 
Santa Monica communities . 

Residents of the Sea Ridge Condominiun:l de~elopment, located across Palisades Drive 
to the south testified that although they were not categorically opposed to Calvary 
Church being permitted to construct a new athletic field on the leased site, they were 
concerned that the field as proposed would be much larger than the playing field which 
previously existed on the site, that the field ere~ed 13 feet above grade would bring the 
·surface of the field and the proposed elevated. bleachers into direct view of Sea Ridge 
residences and that the proposed· seating . capacity for 200 spectators would bring 
increased noise and traffic and would substantially damage and impair the quiet use · 
and enjoyment of their property. They also raised issues relating to the adequacy of 
project review pursuant to the California Environmental Quality Act and impacts on 
public safety brought about by the increa~ed traffic the project would generate. 

The owner of property on Via Santa Ynez also' testified in opposition to the proposed 
project noting that not only would the playing field be visible from resipential property 
from more than 750 feet distant, but that neighboring property owners within the same 
radius would also be subject to increased noise from players on the field and spectators 
in the stands. He urged the Zoning Administrator to deny the request in its entirety. 

A representative of the District Council also voiced concerns regarding the elevation of 
the playing field and its visibility from adjacent and nearby residential properties. 

At the close of the hearing, the matter was taken under· advisement in order to allow 
time fC?r the Recreation and Parks Commission to act on the Shared Use Agreement 
and to permit the Zoning Administrator time to review all of the verbal and written 
testimony presented at the hearing and to the file. 

More than 50 letters expressing opposition to the project as originally proposed were 
. submitted by homeowners of the Sea· Ridge Townhomes. A letter in opposition was 
also received from two representatives of properties located on Via Santa Ynez. A 
'number of letters in support were· received from parents of students attending Calvary 
Church from the Palisades-Malibu YMCA and the Palisades Recreation Center. 

During the advisement period, a Line of Sight survey prepared by the applicant's 
engineer was sub'llitted to the Zoning Administrator for consideration. Owners of the 
Sea Ridge Townhome development submitted a subsequent communication objecting 
to the methods and results of the survey. 

The applicant also subr:nitted . modifted plans .fot: the proposed :project, with ;jhe .. most ' 
recent plans eliminating a portion of the field cantilevered over a portion of the parking 
area and withdrawing the request for restrooms and locker rooms under the field 
surface and with elimination of all on:site ·'bleachers and seating in relation to the 
athletic field. The most recent plan: attach-ed to the file as "Revised Exhibit A" also 
shows the surface of thei)laying field at:a lOwered-elevation on -the easterly side at 212 ·~ .· 
feet, sloping up to 214 feet on the westerly side. 
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A letter to the file dated November ~4, 1999,. indicates support of· the Sea Ridge 
Townhome Board of Directors for' the revised plan with provision for landscaping as 
indicated on the plans. attached to the file and provided that no nighttime use of the field 
is permitted and conditions are impo.sed . prohibiting soun~ amplification or electrical 
equipment, no lighting and no bleache~:. · ·.·: 

AUTHORITY FOR APPROVAL OF PLANS 

Section 12.24-G of the Los Angeles Municipal Code provides in part: 

"G. Development, Change or Discontinuance of Uses 

FINDINGS 

1. Development of Site. On any lot or portion thereof on which a 
conditional use is permitted pursuar.t to the provisions of this 
section, new ·buildings or structures may be erected, enlargements 
may be made to existing buildings, existing uses may be extended 
on an approved . s~e ··~ provided plans therefore are submitted to 
and approved by the Commission or. by a Zoning Administrator, 
whichever has jurisdictior~ at that time ... " 

. I 

1. The proposed location will be desirable to the public convenience or' 
welfare and the location Is .. proper in relation to adjacent uses or the 
developmentf the community: · 

The church and school on the site h•s been in existence for a number of year$, 
providing religious and edu~tioi:ial sef'viees .. to .the surrounding community. On 
May 15, 1986, the Zoning Administrator .-authorized phased development on the 
site. Subsequent auttioriza~.o~-.'P-~~i!t~., the 'exp•nsio~ ~f school enrollment 
and grade levels; the cons~c::t~~~. ~f. ·,~ew. ~assroom. bud~sngs; use of mo~~lar 
classrooms; and the cons~ction,: f110.c;lification of the earlier approval permitting 
the construction, ·use and· maintenance of a new sanctuary and multipurpose 
building. ''' · : 

"' 

• 

• 

The church and school is now· prop.osing to add a 1.25--acre site to its pra~ent 
7.5 acres which, along with a portion of the applicanrs property will be utilized for 
outdoor activity purposes. The 1.25 ·acre City-owned portion of the field will be 
leased from the Los Angeles Department of Recreation and Parks through a 25-
year Shared Use Agreement which was adopted by Board of Recreation and 
Parks Commissioners on Augu~t 6,.,1.9~9. As negotiated with the owners and 
residents of adjacent propertie&:and· the ·District Gouncll"Office, the field will-"be" 
maintained as permanent o~n-'spa_6e. with no structures involved. Hours and 
days of operation are sched_ul~. :to ·avoid any conflict with adjacent land uses 
with hours of use between 9'·a:·m: and sunset on any given day. Further, the 
proposed athletic field will oo!.b~ tigt,ted . in order to avoid any adverse ·impacts 
from glare or noise and· congestion.~""- ~ate night· hours of operation. · · · · · · • ', 
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· lack of available park sites and play areas throughout the Pacific Palisades, Malibu and 
Santa Monica communities. 

~· . 

Residents of the Sea Ridge Condominium de~elopinent, located across Palisades Drive 
to the south testified that although they ·were not categorically opposed to Calvary 
Church being permitted to construct a new athletic field on the leased site. they were 
concerned that the field as proposed would be much larger than the playing field which 
previously existed on the site, that the field erected 13 feet above grade would bring the 
·surface of the field and the proposed elevated. bleachers into direct view of Sea Ridge 
residences and that the proposed· seating _capacity for 200 spectators would bring 
increased noise and traffic and would substantially damage and impair the quiet use · 

· and enjoyment of their property. They also raised issues relating to the adequacy of 
project review pursuant to the California Environmental Quality Act and impacts on 
public safety brought about by the increa~ed traffic the project would generate. 

The owner of property on Via Santa Ynez also' testified in opposition to the proposed 
project ·noting that not only would the playing field be visible from resi~ential property 
from more than 750 feet distant, but that neighboring property owners within the same 
radius would also be subject to increased noise from players on the field and spectators 
in the stands. He urged the Zoning Administrator to deny the request in its entirety. 

l 

A representative of the District Council also voiced concerns regarding the elevation of 
the playing field and its visibility from adjacent and nearby residential properties. 

At the close of the hearing, the matter was taken under advisement in order to allow 
time for the Recreation and Parks Commission to act on the Shared Use Agreement 
and to permit the Zoning Administrator time to review all of the verbal and written 
testimony presented at the hearing and to the file . 

More than 50 letters expressing opposition to the project as originally proposed were 
. submitted by homeowners of the Sea· Ridge Townhomes. A letter in opposition was 
also received from two representatives of properties located on Via Santa Ynez. A 
'number of letters in support were received from parents of students attending Calvary 
Church from the Palisades-Malibu YMCA and the Palisades Recreation Center . 

During the advisement period, a Line of Sight survey prepared by the applicant's 
engineer was submitted to the Zoning Administrator for consideration. Owners of the 
Sea Ridge Townhome development submitted a subsequent communication objecting 
to the methods and results of the survey. 

The applicant also subr:nitted modified plans for the proposed project,· with 'the most 
recent plans eliminating a portion of the field cantilevered over a portion of the parking 
area and withdrawing the. request for :restrooms and locker rooms under the field 
surface and with elimination of all on~site ~bleachers and seating in relation to the 
athletic field. The most receht plan~ attached to the file as "Revised Exhibit A" also 
shows the surface of the playing field afa lowered elevation -on the easterly· side af212 ·· · · 
feet, sloping up to 214 feet on the westerly. side. ~· .... o 
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.. 
The 1.25-acre parcel invo~ed . is currently vacant and located immediately 
adjacent to the western boundary .bf~~e existing church site being buffered from •. 
any sensitive laatt uses by location," distance, elevation and existing physical 
structures. Therefore, the" location··~·of.the field is desirable to the public 
convenience and welfare providing open· area for desired sports and recreation 
activities; and, is proper in relation to adjacent uses and the development of the 
community. 

2. 

3. 

The use will not be materially· detrimental to the character of the 
development In the immediate neighborhood. 

As previously noted, the only .issue involved is the addition of a vacant 1.25-acre 
parcel to the existing church and school site for joint use as a "sports field". 
Ownership of said parcel of land will remain with the Los Angeles Department of 
Recreation and Parks with limited . public use dslineatcd In the Shared Use 
Agreement attached to the file~ In no:'instance is there any indication that any 
development or land use in the ·adjoin.ing area or community will be adversely 
impacted by use of the 1.25-acre. site for recreation and open space purposes. 
In fact, the property is part of the.designated Santa Ynez Canyon Park and could 
be developed for the identical. use as a public Recreation and Parks facility at 
aeytime. · 

The proposed location will be In hannony with the various elements and 
objectives of the General Plan. · • 

.,. ' 

The adopted Brentwood-Pacific Palisades District Plan designates the site for 
Open Space with Low density residential permitted. However, the Plan does not 
recognize ownership by the Los Angeles Department of Recreation and Parks; 
nor, does said plan recognize use for recreational purposes. Howe.ver, said plan 
promotes the use and maintenance of recreational facilities at various locations 
which minimize potential conflicts with competing land use~. Based upon the 
foregoing evidence, the proposed location of the 1.25-acre site for sports field 
purposes will be desirable to the public convenience and welfare as well as 
being in harmony with the ele.ments and objectives of the General Plan providing 
space for recreatlor.al purposes· ·ser~fng the ger.aml publ:c. and th~ exi:;ting 
church/school facility in a positive manner. 

ADDITIONAL MANDATORY FINDINGS 

4. The National Flood Insurance Program rate maps, ~hich are a part of the Flood 
Hazard Management Specific Plan. adopted by the City Council by Ordinance 
No. 154,405, have been reviewed and it has been determined that this project is 
located in Zone C, areas of minimal flooding. 

' I • : . 1 ~ . 

5. On August 3, 1999, the subject project was issued a Ngt[ce of Exemption (Article 
Ill, Section 3, • "CEQA· Guidelines); log reference CE '99-0705;.PAD~ for -a ·· ·' ·•· 
Categorical Ex"""ltion, Class 5, Category 23, City CEQA Guidelines. Article VII, 
Section 1, State EIR Guidelines, Section 15100. I hereby certify that action. 
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6. Fish and Game: The subject project, which is located in Los Angeles County, 
will not have an impact on fish or wildlife resources or habitat upon which fish 
and wildlife depend, as defined by California Fish and Game Code Section 
711.2. 

,.'1 
.·'I ) 

~v{,/-C. /~ 4d.-Y~ 
.· SARAH A. R6DGERQ 

Associate Zoning Administrator 
Direct Telephone No. (213) 580-5488 

SAR:Imc 

cc: Councilmember Cindy Miscikowski 
Eleventh District 

Adjoining Property Owners 
County Assessor 
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Calvary Christian School 
• 

A Ministry of Calvary Church 

June 8, 2001 

California Coastal Commission 
200 Oceangate, Suite 1000 
Long Beach, California 90802 

Re: Application No. S-01-190 
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Calvary Church and City of Los Angeles Dept. of Recreation and Parks 

Honorable Commissioners: 

• 

• 

Calvary Church of Pacific Palisades has been an important part of the Palisades community for 
53 years. Right now the students at Calvary School do not have an appropriate play area on 
campus. Students must travel to the local Palisades Park for school activities and games. This 
generates traffic, overcrowding at Palisades Park, and is inconvenient. A few years ago, we • 
looked for a better way to serve our students without impacting the community of which we ar~ 
so much a part. We decided that if we could create a small play area on our campus without 
creating a nuisance for our neighbors or altering the beautiful landforms that surround our 
campus, we could help ourselves and help the community at the same time. After a good deal of 
review, engineering, and consideration, we came up with a plan that is essentially the one that is 
before the Commission. The plan involves leasing 1.25 acres (subsequently reduced to 
approximately 15,000 sq. ft.) from the City of Los Angeles for property adjacent to our campus, 
which is, for all practical purposes, inaccessible to the public. For this, we will pay fair market 
value and all constructions costs. We will get a play area for our students, we will not unduly 
impact the local community and the public will get a resource that it can use as welL 

The cost of doing this is considerable. In addition to the operating costs and liability, all of 
which Calvary is taking on, the construction costs will probably exceed $1.7 million. 

We have spent three years carefully negotiating this project with our neighbors and with the City 
of Los Angeles. Because we worked so hard to receive unanimous support from the community, 
we were disappointed by the Commission Staff's apparent hostility to the project as approved by · 
the City. The conditions imposed by the Staff would keep Calvary from maintaining any control 
over its own property. Moreover, they have mandated· us to break our promise to our neighbors 
by changing the character of the facility from something that would have limited impact on the 
neighboring community to something that would have a very substantial impact. We promised 
our neighbors tha.ould not do this. We will keep our promise. _ ., · ~, ·•· 

~ .. 0, 1-~o 

e)c h.;p, -1 2 ._., 
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701 Palisades Dr. • Pacific Palisades. CA 90272 
310573.0082 • Fa)( 310.230.9268 • ~:cs~'~:alvarychristian.org 
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California Coastal Commission 
Re: Application No. S-0 1-190, Calvary Church/City of Los Angeles 
June 8, 2001 
Page2 

We believe that the arrangement we worked out with the City of Los Angeles and the Palisades 
community is in the best interest of all concerned. We hope that the Commission will reconsider 
the new conditions proposed by the Staff and allow the project to go forward as approved by the 
City. 

I will be available at the hearing to answer any questions. 

Respectfully, 

)· o 1 -l 'to 

I? r h, h~t ~'-1 
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State Coumission Appeal No. 881-' 
390~.' 

Cali~rnia C~aatal co..taaion 
631 Bovard Street 
San f:raneise~, Ca., 94105 

Re: Appeal 381.·78 (Headlands) 

Dear co..!sa~onera, 

586o !elbert Cirele 
C&labuu, Ca. , 91302 
Jtme 13, 1979 

MJ i~lTeaent in thia appeal grows ~ut ~t a eoneern tor Topanga State lark, 
the see,nd largest urban part in the United States. !his park vu put together 
in the late 1960'~eaaenti&lly nut ~t land the develo,era di~n•t want. That is, 
the ridges and steeper ean,"Ona were sold to the ei ty, while the 110re developable 
e~n bottmla were eoEtted to high-density urban dewlopaent. Aa a real.t, 
the publie owna thousand• of acres of urban wilderness, t.roa wbieh there are • 
1011e tine viewa of the Loa Angeles and Malll:nl eoaatllnes. Unfortunately, it ti 
very dittieult to get to these wild eanyona and ridges beease aceesa ia bloebl 

• 

b)" vban develop•nt. We have the epeetacle of ld.lllons of vban residents in • 
Santa Moniea, Ve~e, and West Los Angeles ll"'ing within ·leas tllan a halt h~'s 
drive t.roa publlely owned wildlands, but able to get to th• ~~ vi th the 
greatest dittieulty beeause eanyona are bloebd by houing, trailhead parting 
is lild.tect, and 110at aeeesa trails are too ateep. 

'.l'hia projeet threatens to direetly i~~pact one aaj.,r and t1ft» seeondary traila 
leading in~ !opansa State Park. A aeeond trail, a lovely, level trail 
through a wooded ean,on, would be destroyed by a debris baain tha: would 

-allegedly· be··reqQ.!:red by the b111ldout of -Headlands II. .- · · · · 

Thus, Headlands II 'WU!d Yil"tually obliterate aceeaa into !opanga State Park 
t.roa the Santa Jibnlca - Pacific Palisades area. It would also extend over the 
ridge into the wild, atate-owned Tettescal drainage, i~~paeting the watershed and 
Tiewahed t>f a meh wider portion t>f the atate part, farther degrUJ.ng its 
value ~ urban residents. 

In ad41tion, the required debris basin W'lll.d destroy What is probably the 
finest riparian woodland lett in the eity of Ina Angeles, an area ~t eapeeially 
hip value beeauae it is accessible to and usable by a~or ci tizana and the 
physically handicappecl.'!bis area if!.slated,.ftrf. de•ttnatl.on u a·ettypark~ 
but the eity p~aea instead to turn it into a debris 'basin it Headlallda n is 
built, deatrt>y!q not only the trail but the riparian forest and 'backing the 
'basin up tnt" the state part aa well. 

Thus, Headlands II will dest~y the rnaining resources ot Santa Ynez eanyon, 
cause aubstantt.egruati.,n ot Topanga State Park, and leaYe tbe park tar · • 
.ore inaceeasib~thaD ever before. 

le tier ,.., ~,01· J fo 
1'-1· '7, e-k~.h,t2"S"" 
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Considering that the Headlands pro,erty ~ds Topanga State .Park on 
three-and·a·halt sides, 11t1e vwml.d expect the City of' ~~ Angeles to adopt 
special land use planning MChanisu to protect the resources of the park and 
ll&!ntain public access to it. On the eontrary, the city baa specifically 
exapted this developer troll the slope density tor'lllll.a, so that instead of 
being pend.tted to build 230 units, he is to be pend.tted to bu:Ud 1850 units, 
with all of the i11pacts on park access and resources deseribed above. 

The reason tor all this is not hard to uneover. '!be developer has, aceord!ng to 
the enclosed ttgu:rea, given over $30,000 to aeabers of the IDs Angeles City 
CouncS.l (Unottiei&l estimates run as high as $100,000). llo wonder the city's 
representative on the Regional Co.-!stion baa been little less than an advocate 
tor the developer. 

The city's perft)l"'D&DCe relative to this project over a long period or tiae 
leaves 11ne vith altsolutely no confidence in the City's ·dllingnesa to protect 
Topanga State Park and pullllc access to it. 

'l'he Regional Ctt..S.ssion baa avproved the first ot four tracts in Headlands 
II. 'l'td.a approval ia Mt in eonf'or:aity with a number or sections ot the 
Coastal Act. To approve this tr'lct at this time without extensive mitigation 
which would p~vide set!'lr!!, 'Peraanent protection tor the resource:~ of TO!)anga 
State Park and *aintatn and improve public access to this park would prejudice 
the city's ability to ~e up with an L.c.P. that met the requirements of' the 
Coastal Act. Public access to the Malibu beaches would be impacted without azr..r 
compensating public beaetit • 

-:.:.-.I:t the Collld.ssion is to approve any development in tld.s project u part 
ot this appeal, it ahtrald be vith the extensive lllittgation noted above. This 
would aean donation t, the State of Cali:f'11rnia (not the City 11t Los Ang!!les) 
ot the Temescal-Santa Ynez Ridge and the proposedei ty pll"k in ~er Santa Ynez 
Canyon. Only these donations will maintain access to Topanga State Park and 
adequately buffer its resources. Only these donations will even begin to 
C011'C)ensate for the visual 1mpact or additional developaent' and the i11pact on 
tra:tttc on Pacific Coast Highway. 

Given the past record or the city and the developer's eontiuuing efforts to 
raaove himself fro• the Commission's jurisdiction, I feel I must insist 
strongly that these donations go to the state (State Parka, Coastal Conservancy) 
and ~ to the city, and that the transfer of ownership be eo11pleted prior ~ 
:!!!,. berirmins SJJ. cop•t;rastion. 

My~ reason* tor asldnC- for artnation· to tlle~'Sttte rather: thin to tlle · eit;t · a:te baaed 
on a T&riett~,f'··taetors· •"'.the :city'i general attttude·toward thil'l developer -
aact· toward· the-.resoureea pt- the ll"ea, the eontimietldnd.stence on the debrlac:baain 
in upper Santa Ynes 6&D:yl)n w1 th~. regarJ~ to resource and access i~~pacta, and tbe 
need tor unit'ied manageaent of access, resources. etc. Donation to a local agency 
would ai11ply not provide seeure and permanent protection for that portion of 
the deYeloper's property vhich contains significant natural resources ofi' Gould 
adversely blpact Topanga State Park. Without such •ssurt and i.lf"PCPt protection, 
I eoul.d not feel that the major adverse impacts of additional developaent in 
this canyon have been adequately 1lli tigated • 

Aa a frequent user of .tacitic coast Highway', I can testify to the serious 

~;·-~I · 1'1& 
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trattic ~ngestion current~ existing in the vicinity of Sunaet Boulevard • 
that this project 'WIIld -araftte. Pacittc Co&C ligbwa,y ia the only acceea to 
the NalJ.bu beaches and to the n.ev Santa MoDica Jbur.'~aina 'lational Recreation 
Area trsr lld.llioua ot reaideuta of the densely populated veatern Loa Aaselea 
lu1n. In your UDderlltandable desire to eala the pol! tical forces unleaebed 
bJ' thia developer, I hope ,_,. vUl not auccaab to the temptation to approve 
•re UD.ita in this project than sound plamd.ng can justifY. 

I • ~J~~Pathetic- to the concern ot local reeidenta regarding local tratftc 
c1rcu.l.ation and ,.,ther co-.ud. ty f.llpacta. but it ia blportant to continue to 
aphaeize that this project threatens -.1or Dlpacts on reg.lon&l _,en apace and 
coastal accesa. 

. In general, I feel aay 1lld. ta approved should be sited where they will haft 
the ••t llinimal i11pact on etate park 'rlerihed and reeourcea. !be rrallber of 
Uld.ts approved tor the eatire 968 acres sbftl.d '-e Uld ted to that allowed llllder 
the city's elope deuaity tolWlla. The only exception to this should be tor 
low and .,derate 1ncoae llov.a:IJl«. 

• • 

• 
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FROM • 1&1~TH ASSOCIATES PHONE NO. 310 314 2406 

\\.AD~\ ( H\TII AssocL \ n.s (J) Li.c 

}•mes R. Wadsworth. Principal 

· October 30, 2001 

Ms. Pamela Emerson 
Los Angeles Area Supervisor 
California Coastal Commission 
200 Ocean gate; Suite 1000 
Long Beach, CA 90802 

Fax 562 590,5084 

Re: Application S-01-010-AIProposed Amendment to A-381-78 (Headlands 
Properties); Response from the Neighborhood 

Dear Pam, 

At the June meeting of the Coastal Commission, we received infonnal feedback ftom 
several of the Commissioners who thought we should be more willing to open the field to 
non-Calvary users at such times when the school didn't have a need for it. We decided to 
pursue the matter with the community. The principal reason we h~td been reticent to 
doing so was a result of the commitment we made to the community. The uses outlined in 
the Shared Use Agreement were the result oflong and arduous meetings with neighbors 
in the community who are in earshot of the prospective field. Most of these neighbors are . 
members of two homeowner associations: Sea Ridge to the cut of us and Miramar 
Estates to the west of us. 

I met with both HOA presidents: Laura Snyder of Sea Ridge and Audrey Boyle of 
Miramar Estates. l explained our need for some flexibility with the field usage, including 
the need for more public usage. Each of them went back to their respective boards and 
members and responded with the letters previously forwarded to you. Both groups were 
adamant about not supporting any additional usa.ge beyond the usage to which was 
previously agreed and contained in the Shared Use Agreement. As you know, since: that 
time Sea Ridge has even reneged on that support and now opposes us. 

Please call me with any additional questions regarding this topic. 

Kind regards. 

2716 

j 

j 

Ocean Park Bculcvard 
Suite 1010 

t; .. t:JI·I'IO 

,;._It. 4, ,.. 

San"1 Monica 
California 90405 
3 10-314-:2407 
Fax 
310-)\4-2406 
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JAN 111988 

January 7, 1988 

California Coastal Commission 
South District 
245 West Broadway, Suite 380 
Long Beach, California 90802 

Attention: Ms. Pamela Emerson 
Senior Staff Analyst 

CAliFORNIA 
~OASTAL COMMISSION 
.;,OUiH COAST D!STRIC)" 

Subject: OPEN SPACE LAND CONVEYANCE TO STATE OF CALIFORNIA 

Dear Ms. Emerson: 

Transmitted herewith is a copy of a Grant Deed recorded on December 17, 
1987 (Instrument No. 87-1994353) by the State of California Department . 
of General Services whereby 568 acres of open space lands in Palisades · 
Highlands are conveyed to the California Department of Parks and 
Recreation by Headland Properties, Inc. 

The described conveyance is made in accordance with agreements between 
Headland Properties, Inc. and the California Coastal Commission and as 
authorized by Coastal Permit No. A-381-78 dated May 21, 1980 and 

' ' 

subsequent amendments thereto. The conveyed lands consist of a substantial 
portion of previously identified Dedication Parcels "G" and "E 11 and all of 
Dedication Parcel "C" in the Palisades Highlands Development Project. 

Remaining portions of Dedication Parcels 11 G" and "E 11 and all of Parcels 11 A11 

and 11 811 are to be conveyed by similar Grant Deeds to the City of Los Angeles 
in the future. 

The parcel originally identified as Dedication Parcel "D"in the May 21, 
1980 permit authorization is to be merged with recordec Parcel Map 5164 in 
accordance with Coastal Permit Amendment A-381-7·8{A9) as authorized by the 
Commission on December 9, 1982. 

~ e>l· IC,O 

t>c "· b,.. -:2~ 
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HEADLAND PROPERTIES, ·P 0. BOX 705 , PACIFIC PALISADES, CALIFORt-!lA 90272 '2l3i 459-2351 



Ms. Pamela Emerson 
January 7, 1988 
Page Two 

Thank you for your continuing assistance and cooperation in facilitating 
Headland's compliance with the Coastal Permit condition and requirements. 

Very truly yours, 

CAY:nm 
J/ 

Enclosure: Grant Deed (Instrument No. 87-1994353) 

cc: Peter Douglas, Executive Director California 
Coastal Commission 

Councilman Marvin Braude 
Cindy Miscikowski, Chief Deputy 

Gary M. Morris, Deputy Advisory Agency, 
City of Los Angeles 

Rex A. McKittrick, Esquire 
McKittrick, Jackson, De Marco & Peckinpaugh 

Rubel Helgeson, Deputy to Councilwoman 
Ruth Galanter, P.P.R.A. 

Philip Leacock, Temescal Canyon Association 

S· ()I· (1o 
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~RD OF REC"f!ATION ANO 
PARK CQIIIMISSION@RS 

CtTY oF Los ANGELES CUPA.RTWkN1 OF 
AE~TION AND PARM 

P1.N011NG AND ~CTION 
:!Oil HQf\Tli MAIN STI't~ 

"COM100 

rlAV!O Ml:::h'.!LSCN 
R01Ci< I W l'flZICH 

USA ~"'CMT 

June 8, 2001 

California Coastal Cormnission 
200 Oceangate, Suite 1000 
Long Dea.ch, Califomia 9tl80:l 

Honorable Com.missiouers: 

APPLICATION NO. S-01-190 

CAllfOP.NI.I\ 

RlC~O J. RIORDAN 
MAY011( 

LOS AH(""".FS, CA 90012 

(213) 41$-ttP 
FM (.213) e-17-:Jai'l 

CALVARY ClfL'RCII AND CITI' Or' LOS ANGELES DEPARTMENT Ol' RECREATION 
A@ PARKS 

The I ,os Angeles Department of Recreation and Parks bas revie-wed the Coastal Comm.i.ss:ion Staff 
Report and conditiMs of approval. This letter is t.o formally file the City's opposition to the 
recoTI'llllendations contained therein for the reasons outli.ucd below . 

The staff's position, if accepted by the Commissio~ will effectively kill the project, which takes 
currently unusabl~ City property and improves it for public benefit through a partnership with 
Calvary Church. As outlined in the Gem."T'al Manager's report to the Department of Recreation a.ud 
Parks Commission, the balance of public versus private use was arrived at after over a year of 
meetings with the stakeholders (see Coastal Commi!lsion Staff Report Exhibit 11 ). Throughout the 
process, Calvary ha5 committed to Jlrovide public us:e at J'lo liahit;ty or cost to the City. nus is 
reflected in onr Agreement with Calvary Church which was approved by the City Council (see 
attached). 

I do not feel the Coastal Commission can reasonably in.siot that the City take on financial or lesal 
responsibilities outside of those agreM. to between the City and Calvary Churc:;h. Placing full 
responsibility on Calvary was a condition imposed by the Board of Recreation and Park 
Commissioners and City Council membcors during the approval process. 

Given that the City is paying nothing and, in fact. IS being paid fair market value by Calvary, the 
public will receive the maximum public benefit commensurate with the City's lack of financial 
exposure. The public benefits tnclude use of the field free six days per year and limited use another 

S' o\· l&ro 
~~h.b:\ l.o 

pf 



California Coastal Comn'llssion 
· June 8, 2001 
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47 days, annually The Agreement \\ith Calvary Church co.otains a5sunm.ces that group$ with non
exclusive policies have playficld aocess during hours of non-use by Calvmy. 

The Coastal Commission Staff report suggests that naming specific organizations in the Shared~Use 
Agreement somehow "cuts out" other aroups from througbout the City. The npposite is the case. 
We named specific groups with non-exclusive policies in the agreement so a.~t to~ public 
acct:a. We wanted to make certlliu that the organ.i2ations that are cwrenlly unah 1~ to find play field 
~-pace, such as AYSO and YMCA, would be allowed ac<:esa to the Calvary play1ield. Both 
orp.niz.ations submitted letters to the Commission urging the fi~d's approval. 

As the Sta.IIRepon correctly notes, the Department of Recreation and Parks has a number of shared 
use a~ents with LAUSD for recreational pwpases. These arrangements are n.oJ !tin'Ular, either 
financially. legally or in tc:rm.s of the physical environment, to the situation here as illustrated in the 
following chart: 

----
Item 

Construction Cost 

Liability wdcmnity 

Supervi$ioDISecunty 

Pubiic Acce~:. 
Term 

Ma.mteu~uct 

Publi(; uoe 

Tt~ttd Con to the Cily 

-
SubJect Project Coii'IDlilsioa StafJ' 

[Calvary Cbarc:b ScbooiJ f.'nmple [Wubingtoa 
lrvin_l M.S.J 

Borne by Calvary [St. 7 Borne by City [$1.4 million 
millionj iD grant ftmds] 

100% Calvary Split between LAUSD and 
City 

100% Calvary Split between LAUSD and 
City 

Though private property Public street. 
25 yr. phis option 30 yr. plus oommitment to 

extend 
l 00% Calvary Split betWeen LAUSD and 

City 
6 days per year plU$ limited After scbool md on 

usage another 47 days weekends 
-

Nothilrg SI • .t millio11 plus t~rrgoing 
CMt for 111~rvisw11., 

mlliPIUIUUice o,.d s~c:llrii.J' 

I; .. e;;>l • ' e, (;> 
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rne Comnusston should approve the- Application for the Coa.c;ral Permit conditioned only on the 
Coastal Commission's $\a.ndard conditions and the conditions of the City's conditiona! usc pc.rmit 
and related lease with Calvary Church. We urge the Commission to honor the City's right to execute 
an agreement with a private landholder, and to affinn the resulting public benefit resultin& from this 

sr, 
~rt\Jit~·-kctv-

ELLEN OPPENHEI:M 
GeneroJ ~1un.ag.:r 

EO/MT:st 

ct: Jim WadS\,·orth, Calvary Church 
M~11fe.("!; Taumri, A.ssistan! General Manager 
Lisa Gritn1er. CD ll 
W.A. #0~693 
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September 20, 2001 

.. 
California Coastal Commission 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, CA 90802-4302 

In Re: Application 'f'.lo: 5-01-190 
Calvary Church 
701 Palisades Drive 
Pacific Palisades, CA 90272 

Dear California Coascal Commission: 

We live at :'34& Yiif J'lca.i.et< in Pacific Palisades, 
CA located immediately to the north and above the proposed playing 
field. 

We previously wrote to you regarding our opposition to the 
pending application of the Calvary Church and the City of Los 
Angeles to construct a sports field at 701 Pacific Palisades Drive. 
Once again, we would like to join with Paul and Evelyn Nankivell in 
their opposition to this project for the additional reasons as set 
forth in their letter of September 20, 2001. We strongly believe 
that the permanent reservation of open space beyond the urban limit 
~-.must be respected. Public land cannot and should not be 
diverted for private use. This issue was litigated and settled in 
1981. Also, we are substantially concerned as to the Calvary 
Church's ability to respond to any damage claim which might result 
in the event of the failure of the two story retaining wall. The 
applicant must be required to provide evidence of insurability 
and/or financial responsibility to satisfy the potential claims 
which could be in the tens of ·millions of dollars. 

Sincerely, 

~__;;;:fiq ~ if:_~ ,,A. Name I 
"}'I# 1/-t, At~f4 ,_(Address) 

Pacific Palisades, CA 90272 
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SEA RIDGE@ PACIFIC P ALI.SADES 
HOMEOWNER..., ASSOCIATION 

12 June 2001 

California Coastal Commission 
200 Oceangate, Suite 1000 
Long Beach. California 90802 

RE: Application No: 5-01-190 

ITEM NO: W lJc 
APPLICATION NO: 5-01-190 
LAURA LOWfHER·SNYDER 
PRESIDENT, HOMF.OWNERS 
ASSOCIATION SEA RIDGE 

OPPOSE 

Calvary Claurcb aad City of Los A~t~eles Dept. of R~readon & 
Parks 

Honorable Commissioners: 

The homeowners at Sea Ridge, a 75- filmily complex directly across 
Palisades Drive from Calvary Church and Schoo~ the Applicant, 
express our opposition to the California Coastal Commission's Staff 
Report that the proposed sports field be opened as a pubJic park. 

Sea Ridge opposes for the following reasons: 

l. Sea Ridge's position has not changed from when extensive hearings 
were held in front of Parks and Recreation Comm.ission and the 
Zoning Commission. 

2. Sea Ridge agreed in principle to the limited use and conditions as 
outl.ined in the approval plans dated Jauwuy 28, 2000 from City of 
Los Angeles, Office of Zoning Administration. 

3. Any changes from what was approved by the Zoning Commission 
alters the total agreement and must be re-submitted back through 
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Parks and Recreation Commission and the Zoning Department for 
puhlic input. 

4. PubUe Safety: Traffic on Palisades Drive will be severely impacted 
by the increased use of the Calvary Church property. Approval of 
this plan opened as a public park will only further exacerbate the 
issues associated with public safety. It has become impossible for 
Sea Ridge homeowners to exit the South Entrance at Sea Ridge 
during Calvary School opening and closing hours and special events 
at the Church because of the cars lined up to Sunset Blvd awaiting 
entry to the Chwch ·parkins lot. The entrance to the field is accessed 
by a left tum from northbound lanes across southbound lanes 
without iood visibility. The Cl.lm:)nt traffic southbound on Palisades 
Drive is virtually uncontrolled and moves at very higb spcec:la. 

5. Public Safety: HOIDeleu Enca111p111eatB iB Caayoaa: The recent 
incident of a homeless encampment setting fn in Marquez Canyon 
points out the vulnerability of another public access in a fire prone 
and residential area. 

I will be available at the hearing along with other Sea Ridge 
homeowners to answer any questions. 
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