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STAFF REPORT: REGULAR CALENDAR 

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

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, 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 390-foot long three sided retaining wall, 
up to 23-foot high (maximum) at the west slope, three feet high at the driveway ends; 33 
parking spaces; and grade 16,400 cubic yards, extending outside the urban limit line 
established in the original permit and into 1.25 acres of public park land dedicated to the 
City of Los Angeles as a condition of the underlying permi~ A-381-?BA. The sports field 
would permanently occupy approximately 15,000 square feet of public parkland. 

SUMMARY OF STAFF RECOMMENDATION 

About half the sports field, most of the retaining wall, the cut slopes, brow ditch, energy 
dissipaters and vegetation removal will be located outside the urban limit line established 
by permit A-381-?BA which created the subdivision on which both lots are located. Permit 
A-381-?BA 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 area outside the 
urban limit line to be dedicated to State Parks (or, as later amended, the City of Los 
Angeles Department of Recreation and Parks) finding: "for it is only with the dedication of 
these lands for permanent reservation of visual and landform resources and for public 
recreational use thai the Commission can find the development of the four tracts on the 
balance most protective of significant coastal resources." 

The applicants propose that the field would be open to organized groups from the nearby 
Pacific Palisades Community on 32 late afternoons a year, and for three one-week half
day soccer camps during the summer months. In addition the City Department of 
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Recreation and Parks can request use by organized youth groups on up to 6 additional 
weekend days a year. 

The proposed project extends grading outside the urban limit line, but the extension could 
be allowable if the grading and development outside the urban limit line is for park 
purposes. Staff is recommending that the Commission approve the permit with conditions 
requiring the co-applicants to actively maintain a debris wall required by the City of Los 
Angeles to protect players on the field from "mud flows" and rocky debris, assume the risk 
of personal injury and property damage due to canyon wall instability, revegetate 
manufactured slopes with native, fire resistant plants, predominately of the coastal sage 
scrub or walnut woodland community, replace walnut woodland lost to grading, fence and 
protect an intermittent stream and its associated riparian vegetation during construction, 
control erosion and other construction impacts, have the field be available until9:00 p.m. 
after school hours or after church services end, and on Saturdays from 9:00am to 9:00 
p.m .. Rules and requirements imposed on the field shall be consistent with the ' 
requirements the City now imposes on public schools that use City funds and/or lands to 
improve playing fields. Staff recommends that the applicants shall operate the field as a 
public facility open to individuals and organized youth groups from neighborhoods 
throughout the City according to the City's policies for public parks elsewhere in the City of 
Los Angeles. 

LOCAL 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, log 30714 Geologic 
review letter, signed by Dana Prevost and Theodore Gilmore. July 1 0,2000. 

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. A5, A? and AB 

• 

• 

• 
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2. 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 option. 

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 8, 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, April21, 2000, W.O. 39108 

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 April 2001 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 the Coastal Development Permit 
No. 5-01-190 pursuant to the staff recommendation . 
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STAFF RECOMMENDATION OF APPROVAL: 

Staff recommends a YES vote. Passage of this motion will result in approval of the 
permit as conditioned and adoption of the following resolution and findings. The 
motion passes only by affirmative vote of a majority of the Commissioners present. 

RESOLUTION TO APPROVE THE PERMIT: 

The Commission hereby approves the coastal development permit number 5-01-190 on 
the grounds that the development authorized by the permit, subject to the conditions 
described below, will be in conformity with the policies of Chapter 3 of the Coastal Act and 
will not prejudice the ability of the local government to prepare a Local Coastal Program 
conforming to the provisions of Chapter 3 of the Coastal Act. . Approval of the permit 
amendment complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the amended development on the environment, 
or 2) there are no feasible mitigation measures or alternatives that would substantially 
lessen any significant adverse impacts of the amended development on the environment. 

II. STANDARD CONDITIONS: 

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

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

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

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

5. Terms and Conditions Run with the Land. These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and conditions . 

.' 
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SPECIAL CONDITIONS 

1. ASSUMPTION-OF-RISK, WAIVER OF LIABILITY, AND INDEMNITY DEED 
RESTRICTION APPLICABLE TO CALVARY CHURCH. 

A. By acceptance of permit, the co-applicant, Calvary Church, acknowledges 
and agrees (i) that the site may be subject to hazards, including slope wash. 
mud flows and rock falls; (ii) that Calvary Church will assume the risks to the 
applicants, employees, students, the public and visitors to the property that is 
the subject of this permit amendment of injury or damage from such hazards 
in connection with this permitted development; (iii) to unconditionally waive 
any claim of damage or liability against the Commission, its officers, agents, 
and employees for injury or damage from such hazards, (iv) to indemnify and 
hold harmless the Commission, its officers, agents, and employees with 
respect to the Commission's approval of the project against any and all 
liability, claims, demands, damages, costs (including costs and fees incurred 
in defense of such claims), expenses, and amounts paid in settlement arising 
from injury or damage due to such hazards or from the use of a sports field 
approved in this permit; (v) to agree to include a provision in any subsequent 
sublease or assignment of the right to use the development authorized by this 
permit requiring the sublessee or assignee to submit a written agreement to 
the Commission for the review and approval of the Executive Director, 
incorporating all of the foregoing restrictions identified in (I) through (iv). 

B. PRIOR TO ISSUANCE OF THIS AMENDED COASTAL DEVELOPMENT 
PERMIT, Calvary Church shall execute and record a (1) a deed restriction 
pertaining to the entire property known as Parcel A, Parcel 5372 and (2) a 
lease restriction pertaining to the 1.25-acre portion of Parcel B, Parcel 5372 
that will be leased to the co-applicant Calvary Church. The deed and lease 
restrictions shall be recorded in a form and content acceptable to the 
Executive Director incorporating all of the above terms of subsection A of this 
condition. The restrictions shall include a legal description of each 
landowner's entire parcel and the land subject to interim and the 25-year 
lease. Both the deed restrictions and the lease restriction shall run with the 
land, binding all successors and assigns. and shall be recorded free of prior 
liens that the Executive Director determines may affect the enforceability of 
the restriction. This deed restriction shall not be removed or changed without 
a Commission amendment to this coastal development permit. 
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ASSUMPTION-OF-RISK, WAIVER OF LIABILITY, AND INDEMNITY DEED 
RESTRICTION APPLICABLE TO CITY Of LOS ANGELES. 

A. By acceptance of coastal development permit, the co-applicant, City of Los 
Angeles acknowledges and agrees (i) that the site may be subject to hazards, 
including slope wash, mud flows and rock falls; (ii) that the City will assume 
the risks to the applicants, employees, students, the public and visitors to the 
property that is the subject of this permit amendment of injury damage, or 
death from such hazards in connection with this permitted development; (iii) 
to unconditionally waive any claim of damage or liability against the 
Commission, its officers, agents, and employees for injury or damage from 
such hazards, (iv) to indemnify and hold harmless the Commission, its 
officers, agents, and employees with respect to the Commission's approval of 
the project against any and all liability, claims, demands, damages. costs 
(including costs and fees incurred in defense of such claims), expenses, and 
amounts paid in settlement arising from injury or damage due to such 
hazards or from the use of a sports field approved in this permit; (v) to agree 
to include a provision in any subsequent sublease or assignment of the right 
to use the development authorized by this permit requiring the sublessee or 
assignee to submit a written agreement to the Commission for the review and 
approval of the Executive Director, incorporating all of the foregoing 
restrictions identified in (i) through (iv). 

C. PRIOR TO ISSUANCE OF THIS AMENDED COASTAL DEVELOPMENT 
PERMIT. the co-applicant, City of Los Angeles, shall provide a written 
agreement pertaining to the 1.25-acre portion of Parcel B, Parcel 5372 that 
will be leased to the co-applicant Calvary Church. The form and content of 
the agreement shall be acceptable to the Executive Director incorporating all 
of the above terms of subsection A of this condition. The agreement shall 
include a legal description of each landowner's entire parcel and the land 
subject to the interim lease and to and the 25-year lease. The written 
agreement shall run with the land, binding all successors and assigns, and 
written agreement shall not be amended or changed without a Commission 
amendment to this coastal development permit. 

3. CONFORMANCE OF DESIGN AND CONSTRUCTION PLANS TO 
GEOTECHNICAL REPORT 

A. All final design and construction plans, grading and drainage plans, and 
foundation plans shall be consistent with all recommendations contained in 
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. April21, 2000, W.O. 
391 OB and GeoSoils Consultants Inc. 2001, "Response to California Coastal 

• 
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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", geologic report dated 12 April 2001 
and signed by D. D. Yoakum (GE 918) and R. F. Ruberti (CEG 1708, and the 
requirements of the City of Los Angeles Department of Building and Safety, 
log 30714 Geologic review letter, signed by Dana Prevost and Theodore 
Gilmore, July 10, 2000. 

The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be 
reported to the Executive Director. No changes to the approved final plans 
shall occur without a Commission amendment to this coastal development 
permit unless the Executive Director determines that no amendment is 
required. 

4. MAINTENANCE AGREEMENT 

A. Calvary Church and City of Los Angeles and their successors in interest shall 
remove material from behind the debris wall at the end of each major storm 
and that it shall periodically inspect, clear and repair the drains and debris 
walls as required in the letter of approval from the City Engineering Geologist 
and the City Geotechnical Engineer Log #30714 dated July 10, 2000. All 
debris and detritus shall be removed to an approved landfill outside the 
Coastal Zone. 

8. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicants, Calvary Church and the City of Los Angeles shall execute and 
record a deed restriction and a lease restriction, in a form and content 
acceptable to the Executive Director incorporating all of the above terms of 
this condition. The deed restriction and the lease restriction shall include a 
legal description of each applicant's entire parcel. The recorded restrictions 
shall run with the land, binding all successors and assigns, and shall be 
recorded free of prior liens that the Executive Director determines may affect 
the enforceability of the restriction. This deed restriction shall not be removed 
or changed without a Commission amendment to this coastal development 
permit. 
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PROTECTION OF PUBLIC ACCESS TO LOWER COST RECREATIONAL 
OPPORTUNITIES 

Through the acceptance of this coastal development permit, the City and Calvary 
Church (Calvary) shall agree to operate the playing field on Parcel 5372 (Parcel A) 
according to the following provisions: 

A. When it does not conflict with planned school events, outside of normal school 
and church hours after 4:00 p.m. and until 9:00p.m.; on Saturdays, from 9:00a.m. 
until 9:00p.m. and on Sundays between 1:00 p.m. and 9:00 p.m., the playing field 
shall be available as a public park, available for use on a non-exclusive and 
citywide basis to persons and groups of all ethnic backgrounds, regardless of 
economic status, community of residence or the race, age, gender or beliefs of the 
members of the groups requesting use of the facility. As such, the City park
operation policy shall allow the project site to be used by individuals and by groups 
for organized events and programs in a manner consistent with other City parks. 

1) Schedule: On or before August 15 of each year the co-applicant Calvary shall 
prepare a schedule of planned school team events for the coming school year and 
provide such a schedule to the City. At the end of each subsequent month, the 
applicants may update the schedule for months more than two months away from 

• 

the date of the update. The result of the schedule will be a schedule of "planned • 
school events." 

2) During the hours Otlring which the playing field is available as a public park and 
is not being used for a scheduled "planed school even", the public shall have the 
use of the Calvary parking lot, a pay telephone, and restrooms. If, during such 
times, the field is not being used by an organized group that has been authorized 
by the City to use the field at that time, the field may be used by any member of the 
public. The City or any visiting organized group shall be responsible for clean up of 
the parking lot, restrooms and field after each use. 

3) Any notice of events provided to neighbors pursuant to CUZ case ZA 85-1219, 
shall not contain the identity of the community of origin of the visitors. 

4) Age limits shall not be applied in granting reservations, except that Calvary and 
the City may restrict the type of activities to games suitable to younger or smaller 
teenagers or children, consistent with the smaller field. 

5) The applicants may require groups using the facility to provide appropriate 
supervisory staff to assure orc:;ler and safety. 

6) Approval of the Calvary of which groups or members of the public may use the 
field is not be required and shall not be sought by the City. The City should • 



• 
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approve the groups that want to use the field in accordance with its generally 
applicable laws and policies." 

7) Installation of restrooms and telephones. This permit authorizes the installation 
of outside phone kiosks and portable restroom facilities, in the numbers necessary 
to serve the playing field, as approved by the City of Los Angeles and the Health 
Department. Any new structure shall be located within the urban limit line, the area 
authorized for grading and development by the underlying permit 381-78 as 
amended. If such are installed, the access rights of the public shall be limited to 
the facilities constructed in exercising this permit. 

8) The co-applicants, the City of Los Angeles. Calvary Church and their designees 
shall comply with all applicable laws, ordinances and regulations pertaining to the 
use of City park land. 

9) The co-applicants may enforce the restrictions in the City of Los Angeles 
conditional use permit having to do with bells; whistles. cheering, number of 
spectators or other noise related restrictions. 

LANDSCAPING PLAN 

Prior to issuance of a coastal development permit, the co-applicants shall submit 
landscaping plan, preparad by a licensed landscape architect or a qualified 
resource specialist, for the review and approval of the Executive Director. The 
landscaping and erosion control plans shall be reviewed and approved by the 
consulting engineering geologist to ensure that the plans are in conformance with 
the consultants' recommendations and by the Los Angeles City Fire Department to 
assure that the planting does not increase fuel load or exacerbate any fire hazard. 
The plans shall incorporate the following criteria: 

A. LANDSCAPE PLAN 

2. 

1 . As part of the landscaping plan prepared to conform with this condition, the 
applicant shall identify an area of no Jess than 700 square feet on Calvary 
Church property or on the leasehold established with this permit that has 
soils, slope and exposure suitable for establishing a California walnut 
woodland (Juglans califomica v. californica.) The area shall be planted with 
California walnuts along with the installation of other vegetation pursuant to 
this condition and maintained with these trees. 

All graded & disturbed areas on the subject site shall be planted and 
maintained for erosion control purposes within (60) days of receipt of the 
final inspection of the drainage devices and retaining wall. All landscaping 
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on cut and graded slopes shall consist of native drought resistant plants as • 
listed by the California Native Plant Society, Santa Monica Mountains 
Chapter, in their document entitled Recommended List of Plants for 
Landscaping in the Santa Monica Mountains, dated October 4, 1994. 

3. The plants chosen for stabilization and screening shall include Scrub Oak, 
Toyon and Mexican Bush Elderberry, if possible, from seed stock or cuttings 
originating in the Santa Monica Mountains. Invasive, non-indigenous plant 
species that tend to supplant native species shall not be used. 

4. The playing field shall be landscaped with drought tolerant grasses. 
Bermuda grass and other invasive grasses shall not be employed. 

5. All cut and fill slopes shall be stabilized with planting at the completion of 
final grading. Planting should be of native plant species indigenous to the 
Santa Monica Mountains using accepted planting procedures, consistent 
with fire safety requirements. Such planting shall be adequate to provide 90 
percent coverage within two (2) years. and this requirement shall apply to all 
disturbed soils; 

6. The 12-23 foot high, 272 foot long retaining wall on the western side of the 
sports field shall be screened with appropriate native plants; 

7. Plantings will be maintained in good growing condition throughout the 
duration of the use approved in this permit and, whenever necessary, shall 
be replaced with new plant materials to ensure continued compliance with 
applicable landscape requirements; 

8. The permittees shall undertake development in accordance with the final 
approved plan. Any proposed changes to the approved final plan shall be 
reported to the Executive Director. No changes to the approved final plan 
shall occur without a Coastal Commission-approved amendment to the 
coastal development permit, unless the Executive Director determines that 
no amendment is required. 

B) Monitoring. 

Five years from the date final inspection of the retaining wall, the co
applicants shall submit for the review and approval of the Executive Director, 
a landscape monitoring report, prepared by a licensed Landscape Architect 
or qualified Resource Specialist, that certifies the on-site landscaping is in 
conformance with the landscape plan approved pursuant to this special 
condition. The monitoring report shall include photographic documentation 
of plant species and plant coverage. 

• 

• 
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If the landscape monitoring report indicates the landscaping is not in 
conformance with or has failed to meet the performance standards specified 
in the landscaping plan approved pursuant to this permit, the applicant, or 
successors in interest, shall submit a revised or supplemental landscape 
plan for the review and approval of the Executive Director. The revised 
landscaping plan must be prepared by a licensed Landscape Architect and 
shall specify measures to remediate those portions of the original plan that 
have failed or are not in conformance with the original approved plan. 

7. EROSION AND DRAINAGE CONTROL 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for review and written approval of the Executive Director, a 
plan for erosion and drainage control. The erosion and drainage control shall be 
reviewed and approved by the consulting engineering geologist to ensure that the 
plans are in conformance with the consultants' recommendations. The erosion and 
drainage control plan shall include: 

A. 

B. 

Grading Plan. The plan shall delineate the areas to be disturbed by grading 
or construction activities and shall include any temporary access roads, 
staging areas and stockpile areas, as well as areas to be preserved. 

1. Limitation: The creek habitat shall be clearly delineated with visible 
hazard fencing 25 feet outside of (above) the break in the top of the 
slope. No stockpiling or equipment storage shall occur within the 
creek, the creek banks or within presently brush-covered areas. 

2. Pursuant to this condition, areas approved for stockpiling and areas 
reserved from disturbance shall be mapped and published on final 
construction plans, as shall erosion control methods indicated below. 

EROSION CONTROL DURING CONSTRUCTION. 

1. During construction. erosion on the site shall be controlled to avoid 
adverse impacts on adjacent properties and public streets. The following 
temporary erosion control measures shall be used during construction, and 
shall appear in writing on the job-site plans: 

(a) temporary sediment basins (including debris basins. desilting 
basins or silt traps). 

(b) temporary drains and swales, sand bag barriers, silt fencing, 
stabilize any stockpiled fill with geofabric covers or other 
appropriate cover, 

(c) install geotextiles or mats on all cut or fill slopes, and 
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(d) close and stabilize open trenches as soon as possible. 

2. The plan shall include, at a minimum, the following components: 

(a) A narrative report describing all temporary run-off and erosion 
control measures to be used during construction and all 
permanent erosion control measures to be installed. 

(b) A site plan showing the location of all temporary erosion 
control measures. 

(c) A schedule for installation and removal of the temporary 
erosion control measures. 

(d) A site plan showing the location of all permanent erosion and 
drainage control measures. 

(e) A schedule for installation and maintenance of the permanent 
erosion and drainage control measures. 

(f) A written review and approval of all erosion and drainage 
control measures by the applicant's engineer and/or geologist: 

(g) A written agreement indicating where all excavated material 
will be disposed and acknowledgement that any construction 
debris disposed within the coastal zone requires a separate 
coastal development permit. 

• 

3. JOB INTERRUPTION. The plan shall also include temporary erosion • 
control measures should grading or site preparation cease for a period 
of more than 30 days, including, as necessary, all methods noted 
above. These temporary erosion control measures shall be monitored 
and maintained until grading or construction operations resume. 

C. BEST MANAGEMENT PRACTICES. Following construction, erosion and run
off from the site shall be controlled to avoid adverse impacts on adjacent 
properties and public streets and on water quality. The new parking lot shall 
be retrofitted with filtration. structural and/or non-structural Best Management 
Practices (BMP's) designed to minimize pollutant loads contained in runoff 
prior to entering the storm water conveyance system and to maintain post
development peak runoff rate and average volume from the site at levels 
similar to pre-development conditions. to the extent feasible. The BMPs shall 
include, but are not limited to: 

(a) Design elements that serve to minimize directly connected 
impervious area and maintain permeable space within the 
development shall be incorporated where feasible. Options 
include the use of alternative design features such as concrete 
grid driveways and/or pavers for walkways, and/or porous 
material for or near walkways and driveways; • 
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(b) Sweep parking lot(s) with a vacuum regenerative sweeper on 
a monthly basis; 

(c) Installation of catch basin inserts or vegetative or other media 
filtration devices effective at trapping and/or mitigating 
contaminants such as petroleum hydrocarbons, heavy metals 
and particulates, in addition to trash and large debris. Selected 
BMP's (or suites of BMP's) shall be designed to treat, infiltrate 
or filter the stormwater runoff from each runoff event up to and 
including the 851

h percentile, 24-hour runoff event for volume 
based BMP's and/or the 85th percentile, 1 hour event, with an 
appropriate safety factor, for flow-based BMP's; 

(d) Routine maintenance, including inspection and regular 
cleaning of approved BMPs, to ensure their effectiveness prior 
to, and during, each rainy season from October 15th through 
April 31st of each year. Debris and other water pollutants 
contained in BMP device(s) will be contained and disposed of 
in a proper manner on a regular basis. All BMP 
traps/separators and/or filters must be cleaned prior to the 
start of the winter storm season, no later than October 151

h 

each year. The BMP's shall be maintained to uphold their 
functionality. 

(e) PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT 
PERMIT, the applicants shall submit, for the review and written 
approval of the Executive Director, a plan indicating the type(s) 
of BMPs to be installed, sizing specifications where applicable, 
and the locations where th~ BMPs will be installed. 

D. COMPLIANCE. The permittees shall undertake development in accordance 
with the approved final plans. Any proposed changes to the approved final 
plans shall be reported to the Executive Director. No changes to the 
approved final plans shall occur without a Commission amendment to this 
coastal development permit unless the Executive Director determines that no 
amendment is required. 

COASTAL DEVELOPMENT PERMIT AMENDMENT REQUIRED FOR CHANGE 
IN TERMS OF LEASE. 

With exception of any changes deemed necessary to comply with special 
conditions imposed by the Commission, an amendment to this permit 5-01-190 
shall be required at the time of any amendment to the terms of the lease 
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authorizing this development. Any extension of the lease that is subject to this 
permit shall require a new coastal development permit. 

IV. 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 and the Los 
Angeles City Department of Recreation and Parks, submitted an application to build a 
privately operated ball field located on land partly on land leased from the City that would 
allow a limited amount of use by groups that were not associated with the lessee, Calvary 
Church of the Palisades. The Executive Director informed the applicants that the 
proposed project was an amendment to Coastal Development Permit A-381-78, which the 
Commission granted to Headlands Properties (also known as Palisades Highlands) in 
1978 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 to the City of Los Angeles. In an 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 of almost 1000 acres of public open space, the area outside 
the urban limit line, to State Parks. On January 26, 2001, the Executive Director initially 
determined that staff was unable to accept the application because it undermined the 
intended effect of the underlying permit by extending grading outside the urban limit line. 

On February 7, 2001, one of the applicant's representatives, Mark Allen, requested that 
the Executive Director's determination be appealed to the Commission. Upon review of 
the condition that established the urban limit line, the 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 
are for park purposes. Therefore the Commission staff accepted the application, although 
filing was delayed pending the provision of documentation concerning the transfer of title 
to the City. Commission staff has determined that the application should be processed as 
a new permit because neither applicant was associated with the underlying subdivision 
permit. 

B. APPLICANTS' PROPOSAL 

The applicant proposes to construct a 32,400 square foot sports field on the slope 
adjacent to Calvary Church and school; erect a 165-foot long, 23-foot high, (maximum) 

• 

• 

• 
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retaining wall; install 33 parking spaces; and to grade 16,400 cubic yards. The applicanL's 
church and school lies on about seven and a half acres on the western side of Palisades 
Drive, which is located in the bottom of Santa Ynez Canyon. West of the school, there is 
a 400 foot high 1.5:1-- 2:1 slope that lies on a 108 acre park dedicated as a condition of 
the underlying Permit A-381-78A. The applicant proposes to notch the sports field into the 
hillside, and also extend it over the school parking, which it will replace elsewhere on its 
land. The field will be elevated about five feet above the existing driveway. The hillside 
will be supported by a retaining waiL The 33 parking spaces lost as a result of the project 
will be replaced elsewhere on the church site 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. 

Fifteen thousand square feet of the sports field, 273 feet (the highest segments) of the 
350ft. long retaining wall, the cut slopes, the brow ditch, the energy dissipaters and most 
of the vegetation removal are proposed outside the urban limit line established by the 
underlying Permit A-381-78A. The underlying permit was effectively approved in 1978 for 
the authorization of four-tract subdivision for up to 7 40 residential units, two-acre 
commercial site and a seven-acre institutional site, grading for all streets and lots, 
grading, installation of drainage, and utilities with conditions . 

The underlying permit restricted development outside the urban limit line. It stated 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 recre.ation may be constructed"1

. The permit also required that the land 
outside the urban limit line be dedicated in fee to the California Department of Parks and 
Recreation (or after amendment A-381-78-A9, dedicated to the City of Los Angeles 
Department of Recreation and Parks). Finally the permit required 2 that the applicant 

1 A-381-78, Condition 1(c). Subject to the review and approval of the Executive 
Director, in areas 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; minor facilities to 
provide public or utility services which do not require significant grading may be 
installed if alternative locations are not feasible; vegetation within 100 feet of any 
residential structure may be removed or altered for fire protection purposes. 

2 A-381-?A, Condition 3. Restrictions. Concurrent with the recordation of final 
maps as noted in 2a, 2b, 2c and 2d above, the applicant shall record an instrument 
covering such parcels in a form approved in writing by the Executive Director. Such 
instrument shall be considered a covenant running with the land in favor of the 
people of the State of California, shall be recorded free of prior liens and 
encumbrances except tax liens and shall bind the applicant and all successors in 
interest. Such instrument shall provide specifically as follows: 
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• 

record a deed restriction to prevent development outside of the urban limit line except as • 
permitted by this permit or for park purposes. In 1989, the applicant dedicated the canyon 
sides of lower Santa Ynez Canyon, a total of 272 acres, to the los Angeles City 
Department of Recreation and Parks for park purposes. Other land in upper Santa Ynez 
Canyon and along the ridge lines was accepted by the California Department of Parks and 
Recreation and incorporated into the Topanga State Park or accepted by the Home 
Owners Association as firebreaks. 

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 is found in Exhibit 20. 

C. PUBLIC ACCESS AND RECREATION. 

The Coastal Act provides for maximum access to coastal resources for all the people of 
the State. It provides for protection of public recreational opportunities. The conversion 
public recreation land to a privately operated park, with limited shared use, raises 
significant issues with Sections 30210, 30211 30220 and 30221 of the Coastal Act as well 
as issues of consistency with the Commission's previous actions on the underlying permit. 

Applicant's Request 

In 1999 one of the co-applicants, Calvary Church, approached the City of los Angeles 
Department of Recreation and Parks with a proposal to lease what the Church 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 lease, 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, and 3) the visual impact of a large flat field as seen from the condominium on 
the east side of Palisades Drive. The Zoning Administrator heard similar objections when 
she considered the Conditional Use Permit. These and other concerns are reflected in 

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. 

c. Waive all claims against the public for damages due to flood, fire or 
geologic instability which may arise as a consequence of approval of development 
within the permitted tracts. 

• 

• 
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conditions of the lease/Joint Use Agreement and in the conditions of the Conditional Use 
Permit. {Exhibit 10) These conditions limit the number of "City sponsored" events to six 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. (See 

3 EXCERPT FROM THE SHARED USE AGREEMENT BETWEEN THE CITY ORP AND CALVARY: 
4) 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 the playing field 
The field shall be open to the public uses specified in section SA below and to such other and further 
uses pursuant to section 5b below as may be approved by Calvary and which are not inconsistent 
with Calvary's use of its property. 
A. Specified Annual Public Uses 

1. May, April, June: The field ought to be available to the YMCA youth soccer ieague 
for practices on Friday afternoons from 4:00 p.m. to 6:00 p.m. 

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., 9:00 
am to 1:30 p.m.) 

3. September, October, November December: The field shall be available to AYSO 
Region 69 "K" league for practices on Friday afternoons from 4:00p.m. to 6:00 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. 

Cavalry 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 permitting them to occur at some other time which does not 
conflict with Calvary's use of the field. 

B. Additional public uses. 
In addition to the specified Annual Public Uses enumerated above. the City may request the 
use of the field for any youth athletic events or practices during non-school hours and for no 
time earlier than 9:00am or later that 6:00p.m. up to six (6) days per year. The field will not 
be available until1 :00 p.m. on Sundays. (The public uses herein contemplated are limited to 
youths that are under the age of 15. ) Such a request shall be m writing and shall provide 
advance notice of at least ten {10) bus1ness days prior to the date of the requested use. If (1) 
no school activities are anticipated for the requested date and time. (2) the requested use 
does not otherwise conflict with Calvary's enjoyment of its property and the field and {3) the 
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Appendix) The six events are limited to youths under the age of 15. (Agreement, para. 
58.) 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). However, neither the agreement nor the permit application states what 
Calvary's rules and regulations are. The·agreement requires Calvary to approve six 
events, "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). It appears that Calvary could schedule activities during all 
non-school hours and thereby foreclose the "six events" 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). (Exhibit 1 0) 

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 AYSO region 69 "K" league from 4 p.m. to dark. (Agreement 
para. 5.A.1. and 5.A.3). The agreement also allows use ofthe field two Saturday 
afternoons each year by Cub Scout packs only from the Pacific Palisades community. 

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. 

[Other conditions addressed repairs, approvals and funding of repairs, maintenance, inspection insurance, 
liability, restoration, cancellation and notice, granted an option to extend the lease to Calvary, and indicated 
that the agreement shall be controlled by and construed under the state laws. On October 6, 1999, the Board 
approved this agreement, conditional upon the applicant Calvary Church receiving all other necessary 
approvals]. In response to public comment, the Board added the following "additional covenants:" 

A. 

B. 

c. 

D. 

E. 
F. 

G. 

H. 

No artificial lighting or illumination shall be permitted for the field except to the extent 
required by applicable law. 
Prior to each public use, the City shall provide notice to the local homeowners 
association and local community groups shown on Exhibit B attached hereto. 
No more than 100 non-participant spectators shall be permitted to attend each event of 
public use and no permanent seating shall be installed at the field. 
In the event the City receives multiple requests for public use, priority shall be given to 
public uses proposed by local residents or local groups. 
No loudspeakers or other sound amplification shall be permitted for events and the field 
Any public use during non-school hours shall occur between the hours of 9:00 am and 
6:00p.m. on up to six days a year. 
Any proposed improvements shall be subject to all approval processes customarily 
employed by the City including without limitation community meetings zoning and other 
city approvals, 
For the months of January February and March, no public uses are specified because 
of the potential for cold and 1nc1ement weather. Any use during such months shall be at 
the sole discretion of Calvary. 

• 

• 

• 
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(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 that rather, that Calvary could expand its non-school use 
of the field so that no other times are available for other groups. {Exhibit 10) 

On January 28, 2000, the Zoning Administrator approved the conditional use permit for the 
project and found the development exempt from CEQA. In addition to standard City 
conditions that address grading and construction issues, the Zoning Administrator 
imposed the following conditions: 

1. 

2. 
3. 

4. 

5. 
6. 

7. 

All the terms and conditions of the shared use agreement with the City 
of Los Angeles Department of Recreation and Parks. 
No permanent seats or bleachers shall be erected. 
Except for low-level security lighting the athletic field shall be not be lit 
at night. 
Except for those events which are part of the school's organized 
athletic program, no outdoor events shall be permitted to occur 
simultaneously. 
No amplified sound shall be permitted on any portion of the project. 
The use of whistles, bells and chimes shall be modulated so as not to 
be a disturbance to the neighborhood. 
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 the purpose ... Inasmuch as 
there may [be changes] ... The school may modify the schedule at the 
beginning of each athletic season. The modified schedule shall be 
provided to neighboring property owners. 

8. All persons transporting students and other participants shall load and 
unload them within the subject property ... [and not from the street]. 

9. 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 B. All landscaping shall be comprised of 
drought resistant and fire retardant materials . 
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Calvary justifies its near exclusive use of the land saying that the public will 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. In the 
Headlands/Pacific Highlands development, 73 acres of land donated by the developer of 
the underlying project as its Quimby requirement is devoted to a debris basin and is 
otherwise too steep to develop with playing field or recreation centers, although there is a 
primitive trail that connects with other Santa Ynez Canyon trails. As a result, both of the 
City's requirements and the Commission's requirements the City obtained 474 acres. 
These areas however were not suitable for urban recreation. such as playing fields. 

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 right of access to telephones, and require that 
restrooms be available. They require that City staff have keys to an office. The applicant's 
representative states that Calvary 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 rest rooms 
and telephones are not part of the City's contract with the Calvary or required in the 
shared use agreement between the Calvary and the City. 

• 

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 could 
be considered "low intensity public recreation" or an appropriate use for a public park 
property, the representative of the Calvary responded (1) that they believed the land was 
not dedicated for public park purposes (a mis-apprehension) and (2) Calvary believes that 
a new federal law requires approval of the project. The City did not respond, but did begin 
to examine its record. 

Purpose of Dedication. 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) 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." 

The Commission based its action on Sections 3021 0 and 30220 of the Coastal Act that 
require maximum public access and recreational support and ·in addition, Section 30250 • 
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and 30252 that require the Commission to review the location and intensity of 
development with respect to its impacts on public access. (Complete findings attached 
Exhibit 20). In describing the scope of its approval, which involved more units than a strict 
application of the General Plan "slope density formula", the Commission found: 

The conditions require permanence of stated obligations (dedications, construction 
of facilities) 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 
de•Jelopment plan is integrated, so are the dedications required by the conditions. 
For it is only with the dedication of these lands for permanent preservation of visual 
and landform resources and for public recreational use [emphasis added] that the 
Commission can find the development of the four tracts on the 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 an offer of dedication 
made, that the entire development arid dedication plan proceed to completion as 
expeditiously as possible. (Page 8, adopted findings A-381-?BA.) 

The Commission imposed conditions to limit the build-out in order to reduce traffic impacts 
and to preserve watershed land intact. The Commission also encouraged the 
development of commercial and institutional uses on the site to reduce trips. However, 
once it had required dedications in order to preserve the hillsides from future development 
the Commission required that the land be dedicated to a public agency for park purposes. 
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. The original permit, 
which runs with the land, required 1) dedication to a public agency and 2) restriction of use 
to open space and park purposes. Since the land was dedicated to a public entity and, 
the only use allowed, except for open space, is 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 
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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 
hereby dedicated. (Exhibits 13, 14) 

Development on dedicated parkland outside the urban limit line 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. 

A reading of the record in general indicates that the Commission contemplated a mountain 
park developed with trails, perhaps a few picnic tables and not a playing field. But if the 
applicants construct an urban park in a mountain setting, there is nothing in the record that 
can allow this conversion to a use that excludes the public during non-school hours. The 
Commission finds that it has approved parks in other areas that required limitations and/or 
supervision. 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 tr.a City. 

If the Commission finds the grading consistent with its prior approval, it must base that 
finding on the proposed use as a park. A public park, by definition is open to the public. It 
cannot approve use predominantly private use of public park land that was dedicated to 
the City as a result of the state's action on the underlying permit. 

The Commission notes that in Amendment 8, when the applicant asked for and received 
permission to extend grading eastward of the urban limit line in order to provide parking for 
the church and to construct a buttress fill to protect it from possible failure of the slope 
behind it, the applicant agreed to open the parking area to the general public on weekends 
"for beach use." Calvary has complied with this condition. Since the parking area is 
already open to the public without restrictions, it would be inconsistent to prevent the 
public from picnicking or otherwise use the playing field when organized teams have not 
signed up. Moreover, the staff can find nothing in the Coastal Act or the Municipal Code 
that would allow use of a City Park only by neighborhood groups, excluding others. 

The Commission notes that the intent of the underlying permit was to protect the sloping 
watershed land form all grading and open it only to low intensity uses. However, it did 
make an exception for public park use. Significant public use is required to determine that 

• 
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the field is a "public park" and therefore allowed pursuant to Permit A-381-78A and the 
deed restrictions applicable to the site that establish 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, 

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 field is a "public park" because it reserves the field for primarily private 
use by Calvary Church. However, if the applicants operate the field in compliance with 
Condition 5, a substantial amount of public use of the field is provided, and therefore the 
Commission can conclude that the field is a "public park." The proposed Condition 
requires in part:: 

A. When it does not conflict with planned school events, outside of normal school and 
church hours after 4:00p.m. and until9:00 p.m.; on Saturdays, from 9:00a.m. until9:00 
p.m. and on Sundays between 1:00 p.m. and 9:00p.m., the playing field shall be available 
as a public park, available for use on a non-exclusive and citywide basis to persons and 
groups of all ethnic backgrounds, regardless of economic status, community of residence 
or the race, age, gender or beliefs of the members of the groups requesting use of the 
facility. As such, the City park-operation policy shall allow the project site to be used by 
individuals and by groups for organized events and programs in a manner consistent with 
other City parks. 
1) Schedule: On or before August 15 of each year the co-applicant Calvary shall prepare a 
schedule of planned school team events for the coming school year and provide such a 
schedule to the City. At the end of each subsequent month, the applicants may update the 
schedule for months more than two months away from the date of the update. The result 
of the schedule will be a schedule of "planned school events." 
2) During the hours during which the playing field is available as a public park and is not 
being used for a scheduled "planed school even", the public shall have the use of the 
Calvary parking lot, a pay telephone, and restrooms. If, during such times, the field is not 
being used by an organized group that has been authorized by the City to use the field at 
that time, the field may be used by any member of the public. The City or any visiting 
organized group shall be responsible for clean up of the parking lot, restrooms and field 
after each use. 
3) Any notice of events provided to neighbors pursuant to CUZ case ZA 85-1219, shall not 
contain the identity of the community of origin of the visitors. 
4) Age limits shall not be applied in granting reservations. except that Calvary and the City 
may restrict the type of activities to games suitable to younger or smaller teenagers or 
children, consistent with the smaller field. 
5) The applicants may require groups using the facility to provide appropriate supervisory 
staff to assure order and safety . 
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6) Approval of the Calvary of which groups or members of the public may use the field is 
not be required and shall not be sought by the City. The City should approve the groups 
that want to use the field in accordance with its generally applicable laws and policies." 
. 7) Installation of restrooms and telephones. This permit authorizes the installation of 
outside phone kiosks and portable restroom facilities, in the numbers necessary to serve 
the playing field, as approved by the City of Los Angeles and the Health Department. Any 
new structure shall be located within the urban limit line, the area authorized for grading 
and development by the underlying permit 381-78 as amended. If such are installed, the 
access rights of the public shall be limited to the facilities constructed in exercising this 
permit. 
8) The co-applicants, the City of Los Angeles, Calvary Church and their designees shall 
comply with all applicable laws. ordinances and regulations pertaining to the use of City 
park land. 
9) The co-applicants may enforce the restrictions in the City of Los Angeles conditional use 
permit having to do with bells; whistles, cheering. number of spectators or other noise 
related restrictions. 

This condition would result in a significant increase in the number of weekend days per 
year from six to any fall and late spring and summer weekends when both days were not 
used by Calvary. In addition this condition will increase the availability to organized groups 
authorized by the City on weekday evenings after school is out and when Calvary does not 
have organized school use of field. If as a result of the liberalization of these restrictions 
the field could be used by the public at least one weekend day a week and on more than 
one weekday evening, it would be possible to determine that (there is a substantial 
amount of public use and therefore it can be considered a public park). Secondly the City 
condition granted priority to children in a specific neighborhood. 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 consistent with operation of land as a public park. Palisades 
neighbors argue that fields are in short supply. In fact playing fields are in short supply 
Citywide. The Commission finds that in order for it to find that the field is a public park and 
the use is consistent with 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. 

As conditioned, the applicant would be required to identify all hours after 4:00 p.m. to 9:00 
p.m. and Saturdays, and Sundays before 9:00p.m. and after 1:00 p.m. when there is no 
scheduled school event, when the park would be open to the general public. 

• 

• 

As conditioned to maintain the area as a public park during daylight hours, except during 
school hours or when a school event is scheduled, open to all without discrimination as to 
race age gender neighborhood of residence, religion, the project will be consistent with 
Coastal Act policies protecting public access and public recreation. Also, only as 
conditioned to allow increased use as a public park, can the Commission determine that 
the project is consistent with the prior permit and recorded deed restriction that are • 
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applicable to the property. Only as so conditioned can the permit be found consistent with 
the access and recreation policies of the Coastal Act. 

C. VISUAL IMPACTS-- LANDFORM ALTERATION, 

When the underlying project was approved in 1980, the newly adopted Coastal Act 
contained policies that were much more restrictive concerning land form 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 
public views and assurance of safety and of geologic stability. The final permit established 
a limit of grading, called the urban limit line. 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 . 

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. 

This project is located on land called the "Gateway" the relatively narrow part of Santa 
Ynez Canyon in the southerly end of the project. In approving the amended permit, the 
Commission made findings regarding the visual impacts of the approved landform 
alterations in the "Gateway," which is located between ridges that rise up from what had 
been Santa Ynez Creek, are most relevant to the present amendment request. The 
findings state: 

b. Alteration Natural Landforms . . . The developed portions of the Gateway 
property under the project approved here would be limited to relatively flat area 
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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 on the Gateway tract; and hillside areas will 
be left virtually untouched .... 

The project is visually compatible with both the surrounding areas adjacent to 
Sunset Boulevard, which contains existing residential and commercial 
development, and with the Palisades Highlands to the north; the Commission finds 
that the minimal landform alterations involved are mitigated by the permanent 
preservation of far larger areas in a natural state. With these conditions, the 
Commission finds that development on the Gateway would be consistent with the 
policies of the Coastal Act. 

Although the amended permit allows for a significantly greater graded area, it is 
more protective of the undeveloped areas, as they will be dedicated to park 
purposes. Thus on the balance the Commission finds that the project is protective 
of natural landforms and as conditioned is consistent with the Sections 30240 and 
30252 of the Coastal Act. 

Visual impacts of proposed playing field. The testimony at the City hearing on this matter 
concentrated on view impacts. Residents of the other Gateway development, a 75-unit 
condominium on the east side of Palisades Drive, objected to the playing field because it 
would be visible from their units and would displace a natural hillside in the viewshed from 
their units and from Palisades Drive. In response, the City required the applicants to lower 
the level of the field so that it would be hidden behind Calvary from the condominium 
residents, and incidentally from travelers on Palisades Drive. The City findings also 
required that the applicants plant vines over the 20-23 foot high retaining wall to reduce its 
visual impact. In response to concerns about invasive plants, the applicants now state 
that they will use plants that are not invasive in hillside areas. However, the applicant 
proposes to use bougainvillea, which will be highly visible next to the hillside. 

Calvary Church is 50 feet above finished grade, and the school is 42 feet above finished 
grade. The church and the school exceed the length of the retaining wall. There will 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. With landscaping, using plants consistent in color and with the 
existing native plant community, the visual impact of the field will be minimal. As the 
Commission has conditioned this permit to use native plants to reduce impacts on habitat, 
the landscaping will be consistent in form and color with the native vegetation. The 
landscaping and, if the landscaping covers the wall, the wall will not have significant visual 
impacts because native plants are consistent in color and form with the native chaparral 
now found on the hillside. At its proposed elevation, screened by the church, and as 
conditioned, to use landscaping that is visually consistent with the chaparral on the natural 
hillside, the project will be visually compatible with the surrounding hillside and will be 
consistent with Section 30251 of the Coastal Act. 

• 

• 

• 
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D. SAFETY OF DEVELOPMENT 

A second reason to leave natural landforms alone is to assure the safety and stability of 
development. Cutting at the toe of a 400-foot high hill in the Santa Monica Mountains can 
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. On several occasions during 
the development and operation of the underlying project, landslides have occurred. A 
major slide blocked Palisades Drive in the late 1980's. A slide during construction of Tract 
31935 buried an archaeological site. 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 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. 

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. 

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 staff initially 
rejected this amendment application because it involved landform alteration outside the 
urban limit line established in the underlying permit. Over the years, the Commission has 
allowed the line to be adjusted several times. However, the applicant asserted each time 
that changes in project design were necessary to increase the safety of development that 
the Commission had already approved within the urban limit line. In the case of an earlier 
amendment to the church site, the reasons given were to allow for parking for an already 
approved development and for buttress fills to support the hillside behind it that could 
otherwise fail and damage the church. In this case, the expansion is proposed to allow for 
a new use, a playing field for the church school. 

In rejecting the 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 for 
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the present amendment provided a geology report concerning the proposed playing field 
and the land inland of the playing field. The consultant states that a buttress fill and a wall 
at the toe of the slope will 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 on the 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 stabil;ty analysis was performed 
on the slope. The results are indicate a factor of safety above minimum code values. 

6.2 debris containment. The City of Los Angeles approved report dated December 
10, 1981 recommended that a 20 plus foot structural setback be provided from the 
toe of slope. The setback consists of the existing 20 ft road way that extends along 
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). 

The City geologist approved this report and the wall, the buttress fills and drains that were 
proposed. The first condition of the City report however 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 
containment was provided in the referenced request for modification. 

1. The owners shall record a sworn affidavit with the office of the County 
Recorder which attests to the knowledge that the proposed parking area and sports 
field, located west of the church and school buildings, is located in an area subject 
to slides or unstable soil and that they agree to take responsibility for any 
maintenance, repair or damage to property that may result. 

• 

• 

• 
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The City required a three-foot minimum debris wall on top of the retaining wall to protect 
children on the field or visitors in the revised parking area from mudflows. 

Staff reviewed the report and the senior staff 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. 

Recommendations regarding the design of the retaining walls and grading have been 
provided in several reports and letters submitted by the applicant, as referenced in the 
above noted final reports. Adherence to the recommendations contained in these reports 
is necessary to ensure that the proposed sports field will not be subject to debris flow or 
slope failure. Only as conditioned to 1) construct the retaining wall and the debris wall 
consistent with the consultant's recommendations and the City conditions, and 2) to 
maintain the debris wall, can the Commission find that the development is consistent with 
Section 30253 which requires the Commission to approve the development only if it can 
find that is safe from natural hazards. 

The safety of this development depends on the accuracy of the geologic investigation, 
which is the responsibility of the applicant, and the proper design installation and 
maintenance of the retaining wall and the debris wall which are also the applicant's 
responsibility. However, these reports are commissioned by the applicant and ultimately 
the conclusion of the report and the decision to construct the project relying on the report 
is the responsibility of the applicant. The geotechnical evaluations do not guarantee that 
future erosion, landslide activity, or land movement will not affect the stability of the 
proposed project. A report does not guarantee that the applicant or its successors in 
interest will maintain the drains and the debris wall. Because of the inherent risks to 
development situated at the toe of a 400 foot 1.5:1 -- 2:1 slope the Commission cannot 
absolutely acknowledge that the design of the retaining wall will protect the property during 
future storms, erosion, and/or landslides. Therefore, the Commission finds that the 
proposed project is subject to risk from debris flow, landslides and/or erosion and that the 
applicant should assume the liability of such risk . 
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The applicant may decide that the benefits of development outweigh the risk of harm, 
which may occur from the identified hazards. However, neither the Commission nor any 
other public agency that permits development should be held liable for the applicant's 
decision to develop. Therefore, the applicant is required to expressly waive any potential 
claim of liability against the Commission for any damage, injury or economic harm suffered 
as a result of the decision to develop. The assumption of risk, when recorded against the 
property as a deed or lease restriction, will show that the applicant is aware of and 
appreciates the nature of the hazards which may exist on the site and which may 
adversely affect the stability or safety of the proposed development. 

Special Condition #1 requires recordation of a deed/lease restriction whereby the land 
owner and the lessee each assume the risk of extraordinary erosion and/or geologic 
hazards of the property and excepts sole responsibility for the removal of any structural or 
other debris resulting from landslides, slope failures, or erosion onto and from the site. 
The deed restriction will provide notice of potential hazards of the property and help 
eliminate false expectations on the part of potential buyers of the property, lending 
institutions, and insurance agencies that the property is safe for an indefinite period of time 
and for further development indefinitely in the future. 

The Commission also requires that a second deed/lease restriction be recorded assuring 
the maintenance of the debris wall for the life of the field approved in this project. The City 

• 

geologists and the Commission staff geologist judged this debris wall necessary to protect • 
the safety of the users of the field from rocks landslides and debris that might tumble off 
the hill. Only as conditioned to maintain the wall can the Commission find that the project 
can be approved consistent with Section 30253. 

F. RUN OFF AND EROSION CONTROL MEASURES 

Storage or placement of construction materials, debris, or waste in a location subject to 
erosion and dispersion via rain or wind could result in possible acceleration of slope 
erosion and landslide activity. Special Condition #4 requires the applicant to dispose of all 
demolition and construction debris at an appropriate location outside of the coastal zone 
and informs the applicant that use of a disposal site within the coastal zone will require an 
amendment or new coastal development permit. The applicant shall follow both 
temporary and permanent erosion control measures to ensure that the project area is not 
susceptible to excessive erosion. 

The applicant is building the field out over a 34-car parking lot and increasing and existing 
lot by 33 spaces. Run-off from parking lots is a major cause of stream and ocean 
pollution. During construction, it is possible during construction to install devices, to 
reduce the amount of pollutants in the runoff or to undertake practices which would also 
reduce the number of pollutants entering the Santa Ynez Canyon drain and following it 
though its underground channel to the Lake Shrine, a nearby meditation park, located on 
Sunset and to the ocean. The applicant has submitted a drainage plan demonstrating the • 
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permanent erosion control measures; the Commission requires a complete erosion control 
plan for both permanent and temporary measures. Therefore. prior to issuance of the 
coastal development permit, the applicant shall submit, for the review and approval of the 
Executive Director, a temporary and permanent erosion control plan that includes a written 
report describing all temporary and permanent erosion control and run-off measures to be 
installed and a site plan and schedule showing the location and time of all temporary and 
permanent erosion control measures (more specifically defined in Special Condition #4). 

Material flowing off the site will enter Santa Ynez Canyon Drain and from there flow to the 
ocean. Silt and contaminants deposited on the site would enter the ocean. To prevent 
these occurrences, the applicant is required to 1) install temporary erosion control 
measures. 2) assure that there be no direct impact on the stream bed found on the 
property caused by either the temporary erosion control measures or the proposed 
grading, 3) design a permanent plan to carry runoff off the site such that the BMP's are 
designed to accommodate the 85th percentile, one hour event, and 4) assure that the 
drainage plan includes measures to assure that the run-off from the new parking spaces 
and repaired drive contain measures to improve and control the water quality of the run
off. As conditioned, the project will not cause pollution and impair water quality and is 
consistent with the marine resources policies of the Coastal Act 

G. NATURAL RESOURCES AND HABITAT 

In the Commission's original approval, there are some findings addressing the protection 
of undisturbed habitat'and the undisturbed nature of the hillsides, especially in the 
Gateway. (See above. In its original action, the Commission 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. There was very little analysis of the kind of habitat 
or its value, although some of the letters alleged that there were five endangered species 
in the area. The principal finding seemed to be based on a characterization of the slopes 
as an important watershed-the Los Angeles basin and the City of Santa Monica obtain a 
large proportion of their drinking water from ground water, and a finding that if the slopes 
were not cleared, more habitat would remain. The findings for approval of the underlying 
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 
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any significant disruption of habitat values and is compatible with the continuance 
of surrounding habitat areas so that it is consistent with the policies of Section 
30240 of the Coastal Act. (Findings A-381-78A, See Exhibit 20) 

In preparing a coastal development permit for the work described in this project, the 
applicant had a vegetation survey prepared. On the applicant's property, surveyors found 
only grasses, weeds and introduced trees. However, on the City property outside the 
urban limit line, there were four mature walnut trees, constituting the remainder of a walnut 
woodland, a form of habitat that is increasing rare in California. While a review of an 
aerial photograph indicates that immediately adjacent to the church structures, there has 
been some unauthorized clearance and pioneered roads, the hillside outside the 
immediate area still supports a remnant Walnut Woodland and a variety of associated 
plants. The report discounted the value of the plants on the City property, but did indicate 
that walnut woodland, like many other assemblages of native plants, is increasingly rare in 
California. (Exhibit 8) 

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, 1 995) This ranking indicates the 
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, Jug/ans califomica, Coast wedgeleaf ceanothus, Ceanothus cuneatus 
fascicu/arii, Toyon, Heterome/es 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 
diversi/obum, 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. 

• 

• 

• 
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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 
plants in the streambed and the introduction of non-native invasive plant species adjacent 
to the native plant comminutes should be prohibited. 

The streambed is very close to the grading. Without active measures to protect the area 
during construction, grading, equipment storage or siltation could adversely impact the 
streambed and its vegetation. There is a remnant of Santa Ynez Creek at various 
locations along Palisades Drive. Plants that are found along streams, including oaks and 
walnuts are termed "riparian". The assemblage is rare in California. The applicant does 
not identify an area in which it would be possible to replace the four walnut trees, the 
"scrub oak" and the T oyon 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. 

The applicant does not propose to replace these particular plants. The applicant has'hired 
a landscape architect. who has provided a landscaping plan that will replant some coast 
live oaks, but use bougainvillea, a non-native vine and a ceanothus cultivar at the edge of 
the wall. 

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. 

Section 30240 of the Coastal Act 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 which would significantly degrade those areas, and shall be compatible 
with the continuance of those habitat and recreation areas. 

Section 30250 of the Coastal Act requires, among other things, that new development 
shall not have significant adverse effects on coastal resources . 
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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." 

This project is located within partially within a recreation area and adjacent to a 
streambed, which an environmentally sensitive habitat area. The walnut woodland is not 
an environmentally habitat sensitive area but represents a resource of special biological or 
ecological significance as defined by Section 30230. The applicant does not propose to 
replace the trees that are proposed to be removed, or to use compatible plants in 
revegetating the compacted buttress fill. The Commission finds that unless the applicant 
takes measures to prevent damage to the streambed due to construction it cannot find the 
project consistent with Sections 30230, 30240 and 30250 of the Coastal Act. Similarly, 
the applicant shall use Toyons, Sambucus and other native shrubs to screen the wall and 
to plant in the buttress fill behind the wall. To prevent damage during construction to 
areas outside the footprint of the field, the Commission requires that the edge of the upper 
stream bank (the stream is located in a small feeder canyon and is not proposed to be 
graded) be fenced 25 feet outside the break in upper slope prior to construction, that 
stockpiling and equipment storage take place outside of the stream banks and within the 
disturbed area of the property, and that those areas be identified prior to issuance of the 
permit. Finally the applicant shall take measures to prevent runoff and compaction in the 
riparian area and stream on and adjacent to the site and that such measures shall be 
identified prior to issuance of the coastal development permit. 

The project will also destroy several mature walnut trees, which are coastal resources that 
must be protected under Section 30250 and which are species of "special biological or 
ecological significance" due to their relative scarcity, and therefore are entitled to special 
protection under Section 30230. Therefore, the Commission requires that the applicants 
identify a location close to the field where no less that 700 square feet of walnut woodland 
can be installed, agree to install said woodland at the same time as they undertake initial 
grading of the field, and to maintain the woodland as long as the field is in use. 

Only as conditioned to minimize habitat damage to the stream and replace the walnut 
woodland can the Commission find the project consistent with the habitat policies of the 
Coastal Act and with its intent in its action on the underlying permit. 

H. CALIFORNIA ENVIRONMENTAL QUALITY ACT 

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

• 

• 

• 
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substantially lessen any significant adverse effect which the activity may have on the 
environment. 

There are no other feasible alternatives or mitigation measures available other than those 
proposed by the applicants and by the Commission, which will lessen any significant 
adverse impact the activity, would have on the environment. The project, as conditioned, 
will not have any significant adverse impacts on the environment. Therefore, the 
Commission finds that the proposed project, as conditioned, is consistent with CEQA 
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September 1, 2000 

Mr. Peter Douglas, Executive Director 
Attn: Ms. Pamela Emerson 
Los Angeles Area Supervisor 
California Coastal Conunission 
200 Oceangate, Suite 1000 
Long Beach, CA 90802 

R~CE!VED 
South Ceo~~ Reg:on 

JAN 9 Z001 

(~ .. ~tL:f::::;·.:NiA 
COAS1AL COMN\ISSION 

Re: Request for Amendment to CDP 3 81-78 ("CDP") to Change the Urban Limit Line 
and Allow Grading for a Sports Field for Calvary 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 8th 
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 

· 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 approxim~~,ll, 
1/3 of an acre for the Field. The Agreement also provides for the sh~ls(OMMISSION 
construction, of a larger 1.25-acre parcel (inclusive of the Field) for access and grading 

,s-.. ~, ... 1'9"-
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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 wen 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 I 988, Calvary Church was located on Via de la Paz 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 until they were ready to enter high school. Calvary then 
completed the second and fmal phase of its school building construction, adding room for 
grades 6th through 8th. While the addition of the middle school met the strong demand of 
the community, it presented the need to develop larger 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 Estate-s 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 A YSO 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 
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2. Geotechnical/Soils Report - Approved by the City on 7/1 0/00 

::~:;7 4--, OF=h=== 

• 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 Desigt:t- 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 pennit 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 adjace:1t 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.B(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 by 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 . 
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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 nonnal 
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 ofthe 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. 

GOASiAL 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: 

Calvary Church of Pac. Palisades 
c/o Wadsworth Associates LLC 
Attn: Jim Wadsworth, Principal 
2716 Ocean Park Blvd. #1010 
Santa Monica, CA 90405 
Tel: (310) 314-2407 

Dept. of Recreation & Parks 
City of Los Angeles 
Attn: Maureen Tamuri, Assistant General 
Manager for Planning and Construction 
200 N. Main Street, Room 709 
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 VTN West, Inc. 

2. Sports Field Grading Plan dated August 23, 2000, prepared by VTN 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 June6QA&J.Abe&OMMfSSf0iv • 
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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 Oceangate, Suite 1 000 
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RE: Biolo~cal Survey. Proposed Sports Field at the Calvary 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 application 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 CDP filing may 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 by 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. 

Re!Ponal Settinfi- Regionally, the church portion of the project site is part of a complex 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 
of Palisades Drive (built in the late 1960'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@aol.com 
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VTN Ref. No. 6158-5 

Site Ye&etation - 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 
Bennuda sp. - bennuda grass 
Heteromeles arbutifolia - toyon 
Malva parviflora - cheeseweed 
Brassica nigra- black mustard 
Mimulus auranitiacus - sticky monkeyflower 
Juglans califomica - 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 (Heteromeles arbutifolia) with multiple 
trunks three inches in diameter at breast height (DBH), three California Walnut (Juglans 
califomica) 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 (NDDB} 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 thls site's characteristics, Braun ton's Milk Vetch, Astragalus brauntonii. This 
species prefers disturbed sites or recent burns 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 10,000 acres present, 
statewide and is considered "very threatened". The specific nature of the California Walnut 
Woodland on this site is characterized by a lack oflarge trunk diameter trees, an over story 
height of approximately 15 feet, and a fairly even mix of four shrub/tree species, California 
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Walnut, Juglans c. califomica, Coast WedgeleafCeanothus, 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 oflitter 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. 

Animals - 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 coinmunities 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 offrre, 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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To: Pam Emerson, Los Angeles Area Supervisor 
From: Mark Johnsson, Senior Geologist 

25 April2001 

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 referenced above adequately addresses the concerns raised in my 28 
March memorandum. Most 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-B' are, 
appropriately, those determined from direct shear tests on Sespe 
Formation samples from a boring reported on in the 21 April 2000 
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 clearly identified in the 
earlier report, Mr. Ruberti pointed out to me that the materials 
encountered in boring B-1 are artificial fill, and no such fill is found in the 
slope. The cohesion and friction angles used in the revised slope stability 
analyses are therefore acceptable. 

• 
·· .... 

• 
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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. 

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 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. 

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

Sincerely, 

Mark Johnsson 

COASTAL COMMISSION 
S"Of t'IO 

EXHIBIT # __ If __ _ 
PAGE _.....:~2..::;. OF 2. 

• Senior Geologist 



SH.4.RED USE AGREEMENT 
BET\VEE~ CITY OF LOS ANGELES DEPA.RTMENT OF RECREATION AL'ID PARKS • 

AND 
CAL VARY CHURCH OF PACIFIC PALISADES INC. 

This Shared Use Agreement ("AGREEMENT") is made and entered into this_ day of 
September, 1999, 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 04CAL VARY"). 

WITNESSETH 

WHEREAS, CITY owns certain land i...'1cluded 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"); 

\lf!-!EP.E:\S, r:_f!..!_ "."!!.'! ~·-·":"!.~ r.r':';:>~rty ~: •::!"-~k~ it c~~ratef a ~chc!': !=;:-,"!'!~~:-:te~:· 
.tt.ljoir:;:·,~ the PROPERTY; and 

WHEREAS, CITY approves and fully supports CALVARY's sharing the PROPERTY • 
for the purpose of constructing a playing field (''FIELD"), as set forth herein; 

WHEREAS, the interests ofthe public will be served by CALVARY's use of the 
PROPERTY, including the construction of a portion of the FIELD thereon, in that the planned 
construction will stabilize and shore up the PROPERTY, 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. 

NOW, TiffiREFORE, for and in consideration of the covenants and conditions 
contained herein and the performance thereof, the panies 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 ofCalv~.P.rovided in SION 
Section 18 below. COA~TAL COMMIS 

~~DI .. t40 
EXHIBIT #__..;;,..J O __ _ 
PAGE--' - OFIO 
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FEE FOR USE 
COASTAL COMMISSION 
~ . "1 .. 1 'lo 

A. INITIAL FEE EXHIBIT #_..:...10 __ _ 
"2. tC 

The initial fee for use of the PROPERTY (the "INnf~E") shall ~F$100.00 
payable to the CITY on the first of each month, commencing after ( 1) all 
governmental agencies, including CITY Cotmcil, have approved the 
AGREEMENT and (2) all permits necessary to construct the FIELD have been 
obtained. The INITIA..L FEE shall continue Wltil 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 
comm:nc~=.,~n~ ofth~ D'.fiTIAL FEE a..,d prr,·:ic!ed :fu...-t.":..:: tn<lt ~'1::: 3:\S!C ft:E 
shali be 3djusted 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. ADJUSTMENT 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 

LA990910.077/S7+ 10·1·99 
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3. 

4. 

5. 

and every two (2) years thereafter (each, an "Adjustment Date") during the term 
of this Lease to reflect percentage increases or decreases, if any, in the cost of 
living as provided below. The BASIC FEE shall be multiplied by a fraction, the 
numerator of which is the U.S. Department of Labor Consumer Price Index for 
Urban Wage and Clerical Workers (All Items) Unadjusted, Los 
Angeles/Anaheim/Long Beach Metropolitan Area (1982-4 = 100) (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 HBase 
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 
'D,(Hl;V~J,..nt thf!'rPtl) 

' 

0\VNERSHIP 

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. 

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. 

PUBLIC USE OF PLAYING FIELD 

The FIELD shall be open to the public uses specified in Section SA below and to such other 
and further uses pursuant to Section SB 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 

(1) April, May, June: The FIELD shall be available to the~ 
Youth Soccer League for practices o(lOA&lAli~~~OO 
p.m. to 6:00p.m. 5'., OJ ,. lft:> 

EXHtBlT # __;;_/,() __ _ 

lA99091 0.077157+ I 0-1-99 
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t'1", b.+ I or If 
(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 1:30 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 6:00 p.m. in September and 
October and from 4:00p.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-na.1ned groups in the above "Specified .A .. unual Public. 
Uses" do aot hav;: an exclusive or vested right to u~e the FIELD. 
In the event that an above-specified user wtU not use the r lliLU, 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 ofthe 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 permitting them to occur 
at some other time which does not conflict with CALVARY's use of the FIELD. 

B. Additional Public Uses. 

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 until 1:00 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 
( l 0) business days prior to the date of requested use. If (1) no school 
activities are anticipated for the requested date and time, (2) the requested 

-4· 
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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 CAL VARY Rules and Regulations for Public Use of the FIELD, 
approval for such a use shall not be unreasonably withheld. 

6. REP AIRS AND Il'v1PROVEMENTS 

A. CALVARY. 

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

B. CITY. 

c. 

CITY may, from time to time, propose repairs, improvements and enhancements 
necessary to the ongoing use of the PROPERTY. If CALVARY 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 portion of such cost to be 
borne by the CITY, if any, shall be credited against the INITIAL FEE or BASIC 
FEF. ~~ th•r!l<:'!l& m~y ~. Jll~ r~ft"r~!!o::~ i!'l 'P~111~1'lph? 

APPROVALS. 

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

7. MAINTENANCE 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 accwnulate upon the PROPERTY. 

8. RIGHT OF INSPECTION 

Authorized 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 

(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 pany, 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 ~aused by the negligence, mongful 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 between them or as may be judicially determined. 

(b) CALVARY shall obtain and maintain a policy of commercial general liability 
insurance, with coverage for "premises and operations" and "contractual liability" with 
combined single limits of not less than One Million Dollars ($1 ,000,000). Such 
insurance shall name CITY as an additional insured and shall require not less than thirty 
(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 the matters covered 
under this AGREEMENT. 

RESTORATION 

At the expiration or earlier termination of this AGREEMENT, CALVARY shall deliver 
the PROPERTY to the CITY in as good and usable condition as the PROPERTY was as 
('lfth~ date ('lf1:hi~ A(TR'P~fvfl=NT nrtii_,.,;~ry wP:;r ::~ncl tepr tlJ.I"ri"O( da!'1~gP l-Jy t-h.l'" 

elements, fire, earth<.1uake, flood, act cf God or public calamity excepted; provided, 
however, ilia! any penna..1ent imprc\·em"~?.nts that provide structural or geological support 
tor any portion of the PROPERTY shall not be removed without the prior written consent 
of CALVARY and the CITY. 

CANCELLATION; ASSIGNMENT AND DELEGATION 

A. CALVARY may terminate this AGREEMENT at any time prior to the start of 
construction of the FIELD and, in the event of a material breach by either party, 
the nonbreaching or non-defaulting party may terminate this AGREEMENT, by 
giving written notice of such termination, or default or breach and tennination, 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 
default or breach is cured. Notice is to be deemed given upon the mailing thereof 
to the recipient at the address listed hereinbelow. 

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

-6-
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I 12. NOTICE ~~: .:• ·1'BJ"; # I&> • 11 . . d . db h' GREEMENT h ll ~~.,:;:E -? dOF It:> I A notrees requue or penmtte y t 1s A 1 s a e m wntmg an may be 

celivered in person (by hand or by messenger or courier service) or may be sent by 

I 
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: 

I Calvary Church of Pacific Palisades 
701 Palisades Drive 

I Pacific Palisades, California 90212 

I 
Landlord's address for notice purposes is as follows: 

City of Los Angeles 

I 
Department of Recreation and Parks 
Attention: Real Estate Asset Management Division 
City Hall, Room 709 

I 
200 Nonh Main Street 
T ... ~ 4 -g .. t .. ,. f"''..,t:r.-.-:~ I!QI"\1"' 
•JV..J ¥' 1..4... _._\,_,~ ,_ ........ , \,ot.,LJ ... u :J • .., .I ,A,# 

I Eith•:-r party may by v.1 i\tt:r. notice to the other specify a differem address for notice • purposes. A copy of all notices required or permitted to be given to either party hereunder 
shall be concurrently transmitted to such party or parties at such addresses as either party 

I may from time to time hereafter designate by written notice to the other. 

I 
Any 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 

I 
( 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 shall be deemed given twenty-four (24) hours after delivery 

I 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 be deemed received on the next business day. 

I 13. GOVERNING LAW 

I 
This AGREE~T shall be controlled by and construed under and in accordance with 
the laws of the State of California. 

I 
14. COUNTERP • .c\.RTS 

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 . 

• -7-
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15. 

16. 

17. 

COASTAL COMMISSION 
.>" o l · I fO 

.AMENDMENTS 
EXHIBIT# 10 

This document may be modified only by further \vritten agreement be~~Jhe parties. OF 
Anv such modification shall not be effective unless and until executed "bv'CALvAR? ---. . 
and the CITY. 5J. t 
SEVERABILITY 

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

WARRANTIES 

A. 

B. 

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

(1) 

(2) 

(3) 

that it is a regularly organized and existing non-profit corporation under 
th":" ~~'~'!' r.-ft~P, s~~.~~ ~f r:a!if0~i ... : 

that it has the power and aut!'writy lu c:::u.ry on its functio!l as a .O.•Jn-profit 
corporation, to enter into this AGREEMENT, and to consummate the 
transaction herein contemplated; 

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. 

CITY'S Warranties: As an inducement to CALVARY 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; 

-8-
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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, 

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 

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 (1) 
twenty·five (25) year extension term (the "Extension Term,). The BASIC FEE for use of 
the PROPERTY by CAL VARY 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, 
b:~:.-ev:::, (i) !!1!! tb"!' E~ensio!'! .Op!i<'~ s~u~Jl ~ ~r~O!'"l. t.0 r A..I VA.RV Rf\d ~h~l1.1"!nt 'h,.. 
exercisable by any person or entity other than CALVARY or it~ successor cy ~peration of 
Jaw and. (ii) that th~ 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. 
Notwithstanding 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 inunediately 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. 

19. ADDITIONAL COVENANTS 

The parties further agree as follows: 

A. No 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 homepwners 
associations and local community groups shown on Exhibit B attached hereto. 

le-O 
C. No more than [what is this number?] non·participant spectators shall be permitted 

to attend each event of public use, and no permanent seating shall be installed at 
the FIELD. 

·9-
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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. 

F. 

G. 

H. 

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

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

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

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. 

IN WITNESS WHEREOF, the parties have executed this AGREEMENT to be effective 
as of the day and year set forth above. 

'fHE el-Y OF' L()r . 'f'>Tr!'t"T t'S . . I l ·> /',. .. n.:. c. .... ..:. , ll:lUnlClpa.t 

corporation, a.:ting b} a.o;.l thrtJugh its Bo::u:d of 
Recreation and Park Commissioners 

By: 
--~~~--------------------President 

By: 
--~-----------------------Secretary 

APPROVED AS TO FORM AND LEGALITY 

Dated--------· 1999 

JAMES K. HAHN, City Attorney 

By _____ ~-~-------------
Assistant City Attorney 

CAL VA.R Y CHURCH OF PACIHC 
PALISADES, lNC. doing business as 
CALVARY CHRlST!AN St.:HUUL 

By: ____________ _ 

By: ---------------------------

CuASlAL COMMISSION s;.,,. t1o 
EXHIBIT #_/_0 __ _ 
PAGF tO OF IV 
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REPORT OF GE't-."ERAI.. MANAGER 

£rPWJOO©~~;m 
OCT 0 6 \99 

NO. '28-99 
BOARD OF RECAEAl10N 

DATE Qctobet 6, 1299 lnd PN1K COttMStONERS C.D. 11 

BOARD OF RECREATION AND PARK COMMISSIONERS 

StJBJECT: SANTA Th"EZ CANYON PARK.- AGREEMENT FOR SHARED USE OF A 
PORTION OF SANTA YNEZ CANYON PARK BY CALVARY CHURCH OF 
PACIFIC PALISADES 

P.BtYant __ 
J. ZatOt'$ki -
S.I<lippel __ 
0. Sligile __ 

&ECOMMEN'OAIIQN: 

J. Duggan 
M. 'M'Ielan -~~~--

"R. Fawcett 
R. Stssingtta _ 

Disapproved __ _ 

It is recommended that the Board: 

General Ma.i&ag~r 

Withdrawn __ _ 

1. Approve the Shared Use Agreement of a portion (1.2 5 acres) of Santa Ynez Canyon Park for 
25 years to Calvery Church of Pacific Palisades with a 25 year lease renewal option; and, 

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

~: 

The Calvary ChW'ch of Pacific Palisades has requested the use of 1.2S (1-l/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 const"~ti&Ag a. retaining wall to contain the hill. 

The Board will recall that an earlier report was submitted to the Board over a year ago (BR 344-98 
on September 28, 1998) and was withdravm at the ~uest 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 OW' staff, attorneys for Calvary school, 
Councilmember's staff and the City Attorney. The asrcement reached allows public sroups, the 
Y.M.C.A, Youth Soccer League, Cub Scout packs, etc. to use the field, and in add.itio11, allows the 
Department to request the use of the field six times a year. 

The school is requesting a 25-year term with an option for another 2S years at the discretion of the 

school. '5'· D t. l 'f 0 
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REPORT OF GE?'\ERAL MA~AGER 

PG. 2 NO. 428-99 

Staff has negotiated an interim fee ofSl 00.00 per month staning after a.ll governmental agencies, 
including C1ty Council, have approved the Shared Use Agreement, and continuing until the School 
notifies the Department of Recreation and Parks that aU fundraising, anticipated at being 
approximately $1,500,000.00 over a two-year period, is completed; a building permit has 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 t"No 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 25-
ycar agreement and the additionai2S year option, if exercised, the we of the completed playing field 
will be at a fee which is proportionate to the use of the playing field but not less than $400.00 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 sc:hool a.s well 
as from Councilmember Misc:ikowski . 

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

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

1. 

2. 

3. 

4. 

s. 

Prohibit all lighting or illumination OD the sportsfield. 

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

·L. . . th I lj f . . ~ bl' b th '11 1m1tat1on on e ~W~~Fer o non-pa.rtlc&pant spectators .lOr pu 1c usage, owcver, ere Wl 
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 tbe 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 discn:tion of 
Calvary Church. 5', 1::J t • \ 4 0 
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REPORT OF GENERAL MA.I.'iAGER 

PG. 3 ,..0. 
L'l S 2 8-99 

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

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

Staff recommends approval. 
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JOfNT. USE AGREE?YIENT BETWEEN THE CITY OF LOS A.'JGELES AND THE LOS ANGELES 
UNIFIED SCHOOL DISTRICT FOR THE JOINT USE OF W ASffi'NGTON IRVING MIDDLE SCHOOL 

• nns JOINT USE AGREEfvrENT, made and entered into this Lji:f;..day ox{)~. 1998, by cQEC E I' 
between THE CITY OF LOS A1'1GELES, a municipal corporation, by and through its Board of RecreaSooth Coast 
and Park Commissioners, hereinafter called CITY, and the LOS A.'JGELES UNIFIED SCHOOL DISTRICT 

• 

• 

OF LOS ANGELES COUNlY, a school district, acting by and through its Board of Education, hereinafteMAY - 9 ; 
called DISTRlCT. 

WITNESSETH: 
CAUFOR 

COASTAL CO"" 

\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 DISTFJCT'S 
Washington Irving Middle School at 3010 Estara Avenue in Glassell Park; and, 

\VHEREAS, the CITY and the DISTRlCT desire to make the Facilities available to the public for 
community recreation; and, 

\VHEREAS, DISTRlCT has estimated the cost of constructing the Facilities at S 1,3 75,700 and has 
applied for a Grant from the City of los Angeles, Commission for Children, Youth and Their Families, 
hereinafter referred to as CCYTF, 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 CCYTF 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 
conditions hereinafter set forthjhowever, the Grant from CCYTF shall be subject to a separate agreement 
between DISTRlCT and CCYTF to which this Agreement shall be attached, and this Agreement is not 
intended by the parties to be a commitment for funding; and, 

WHEREAS, CITY'S thirty (30) year term of use ofthe 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 ofthe Facilities for the benefit, education, amusement, convenience and enjoyment of the public; 
and, 

WHEREAS, DISTRlCT 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 l 0900, 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, TIIEREFORE, for and in consideration of the covenants and conditions contained herein and 
the performance thereof, the parties hereto mutually agree as follows: 

I. FUNDING: 

DISTRICT shall within 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 

CRP\.thlw Sc.\.t..,. ... l J 
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p:shibit I attached and made part hereof. DISTRICT, at its sole cost, shall prepare plans, advertise 
· for construction contracts and administer the project during the construction phase. DISTRICT shall 

using available project Funds, provide any additional improvements to the Facilities and th; 
installation of equipment therein, which DISTRJCT deems necessary. DISTRICT 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 do~nsized, 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 DISTRICT'S proposed changes, CITY can 
propose alternative changes or provide supplemental funding for the identified shortfall. CITY shall 
respond to DISTRICT in Y~riting within ten (10) days ofDISTRICT'S notification to CITY. 

2. DELAYS 6EYONP TiiE CONJROL OF PARTIES: 

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 
c3use beyond the control of the parties. If any delay is caused 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. 

3. LICENSE AND TERM: 

.. 

• 

During the hours provided for the CITY'S use pursuant to Paragraph ll hereof. the DISTRICT hereby • 
sets apart the use and occurancy 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 ofthe Facilities as approved and accepted by the DISTRlCT and the CITY in writing 
(the "Initial License Period"), and the parties shall make reasonable effortS to extend the Initial 
License Period (the .. 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 DISTRlCT 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 
spec i fled 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. 

In 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 ofthe Agreement. ln 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 IS 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 Y~riting 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 
·are frequently repeated, the Agreement shall not be terminated for material breach . 

OWNERSHIP AND SVRRENPER: 

The parties hereby agree that the completed Facilities (exclusive of land) shall become the property 
ofthe DISTRJCT. The parties further agree that title to DrSTRlCT'S land described on Exbjbjt I 
shall remain in the DISTRICT. 

5. 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 II 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. QISTRICI MArNTENA'tfCE: 

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 
Exb ibit I. together with all 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 ofthe Facilities shall be limited to the following: 

A. Provision of custodiaVjanitorial services and supplies for the Facilities and Restrooms, as it 
would have nonnally 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 personnel 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 annual 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 
perfonned either year-round or during other months of the year. 

7. CITY'S MAfNTENANCE: 

A. Notwithstanding 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 shaH immediately cease use 
of the Facilities and vacate same until such time as the Facilities are safe and sanitary . 

B. In addition to any "emergency maintenance" by CITY as set forth above, and notwithstanding 
anything to 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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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 D[STRJCT or CITY, 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, CITY shall make all 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. CITY 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. CITY shall provide, only during 
the time it has use of the Facilities and without cost to DISTRICT, appropriate staff as deemed 
necessary by CITY, for the safety and security of individuals utilizing the Facilities. DISTRICT shall 
also provide staffing of the Facilities to insure its availability to the CITY at no cost. 

9. USE OF SCHOOL PARKING LOT: 

CITY shall have use of a parking lot on the School site, to be designated by the School principal, for 

• 

use by CITY or its pennittee during CITY'S periods of use. Wben 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. 
CITY shall provide advance notice of at least ten ( 1 0) school working days prior to the requested use 
of additional parking. CITY will be responsible for any required clean-up of the parking areas after 
each use. 

10. USE OF FACILITIES: 

DISTRJCT 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 pennitted pursuant to t'le 
Civic Center Act (§38130-et seq. of the Education Code). CITY shall follow the DISTRICT's 
procedures in obtaining a DIS1RICT issued Civic Center Pennit. CITY 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, CITY (and its permittee) shall have access to required 
restroom facilities. Funher, 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. 

CITY shall comply with all applicable laws, ordinances and regulations pertaining to the use of the 
DISTRICT'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.· ~· ·~ 1 \ q o 
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. C£TY when using DISTRlCT facilities shall provide approved and appropriate security and 
·supervision of the fac i!ities and activities to ensure proper standards of conduct, cleanliness and safe tv . 
\Vhen DISTRlCT staffing for a.:cess is otherwise unavailable, the CITY when using DiSTRlC.T 
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 
wi II not be permitted. 

11. HOURS OF OPERATION: 

12. 

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"reguiar school days" (i.e. "Back to School Night", dances, athletic activities) 
shall have priority for use of the F ac ii ities. CITY shall have the right to use the Facilities to serve the 
general public one (l) 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 4:30 p.m. until I 0:00 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. until 10:00 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 
DISTRICT receives and fulfills requests for use of the Facilities pursuant to the Civic Center Act 
(§38130-et seq. ~f 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 above, 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 DISTRlCT'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. 

INDEMMFICATION: 
DISTRICT agrees to save and hold CITY hannless from any and all claims or liability for personal 
injury, death or property 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 hannless from any and all claims or liability 
for personal injury, death or property damage arising out of or in connection with the operation of the 
Facilities during the hours the CITY has exclusive use of the Facilities. S'· crP\" \'fb _ 
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Pursuant to Government Code Sec. 895.4, each party hereto indemnifies and holds harmless the other 
·pany, 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 v.Tongful act or omission occurring in the performance • 
of this Agreement by the indemnifying party or its officers, agents or employers. 

In the event that third-party loss is attributable to the negligence or wrongful act or omission of both 
parties, the ultimate fmanc:ial responsibility of each party shall be proportionate to its percentage of 
fault as detennined 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 ANP DESTRUCTION: 

14. 

If through no fault of the parties hereto all or any portion of the Facilities shall be so damaged by 
earthquake, fue, 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 shaH 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 da~e of said partial destruc:tion 
or declaration of unsafe condition thereof; then in that event, either party hereto may, at its option and 
upon thirty (30) calendar days notice thereof being given to the other in writing, terminate this 
Agreement. 

RECORDS ACCESS: 

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

15. NOTICES: 

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

DISTRICT: 

CITY: 

Real Estate and Asset Management Branch 
Los Angeles Unified School District 
355 South Grand Avenue, FloorS 
Los Angeles, California 90071 
Tel: {213) 6.33· 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 90012 
Attn: Real Estate and Asset Management Division 
Tel: (213}485-5111, Fa.x: (213)617-0439 
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I 7. 

ATIORNEYS FEES,; 

In the event either pa..rty brings an action or claim for breach of this Agreement against the other party 
in a court, the prevailing party as determined 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 case may 
be. 

COUNTERPARTS: 

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. AlvfENPMENJS: 

19. 

20. 

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 DISTRlCT and CITY. 

ASSIGNMENT AND Sl[BLEASE: 

This Agreement is not assignable by either party. Neither DtSTRlCT 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 terms, covenants and conditions herein that eire to be performed by either 
party shall be binding upon any transferee thereof. 

SEVERABILITY: 

If any term, 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 permitted 
by law. 

21. WARRANTIES: 

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

(1) 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 DISTRlCT 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 DISTRJCT, 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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B. 

or by legal or equitable principles relating to or limiting the rights of contracting 
parties generally. 

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

(l) 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 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 tenns except as the same may be affected by subsequent changes 
in law, court decisions, bankruptcy, insolvency, moratorium or similar Jaws, or by 
legal or equitable principles relating to or limiting the rights of contracting parties 
generally. 

~JASl:4L COMMISSION 
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. IN \VITN"ESS 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 
corporation, acting by and through its Board 
of Recreation and Park Commissioners 

By_!ftz;:__~~ 
President 

APPROVED AS TO F0&\1 AND LEGALITY 

Dated ------'b __ . ----+1:-· __ _.. 1998 

JAM:ESfNNETH HAHN, 

ey / Ututc 
Mark Brown 
Assistant City Attorney 

C.WASH·!RV.AOM 
ll.cYiscd $t'l7191 • CM 
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LOS ANGELES UNIFIED SCHOOL 
DISTRICT OF LOS ANGELES COUNn' By the Board of Education of 
the City of Los Angeles 

By~!UM 
Director of Real Estate and 

Asset Management 
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R/W 28000-788(C) 

OFFER OF D£DlC~TION 

tiHI!!JmAS, Coastal Permit No. JI-3Bl-7e, 1:1s amend'JCI [t!1e 
"Permit") w~s issued by the Californie c~astal commis~ion (the 
"Con-.'Tli:-.::ion") to the unch:~r:::ignecl PALISAN:S RESOtll':C:ES, I~lC., 1:1 
CaliforniA co~poration ("Palisades") on D~cember 22, 1980 where
under, subject to compU.ance with the t.errns an~ provisions of tt.e 
rermit, Palislldes was permitted to develop certt.in real property 
locutect in Los Angeles County, calif~rnia; and 

I~HX::RE.II.S, in compli~tnc~:~ ~>'.i th certain eondS. tions of the 
Permit, Pnlizades has executed nnd rec:ol·ded th:~t <.:wzt~:~in Of for of. 
Dedieat..i.on Agree!r.ent dated a!\ of December ll, 1980 recordE:d 
JenunrJ• 5, 1901 as I>ocun•ent ~o. 61-3844, Official !lceords, Le>s • 
1.ngeles Countr, California (the "Offer" l whcreur:dtH !lubjeet to 
the terms nnd provisions o! the O!f~r. Palisade$ has offered to 
dedjcate to a public agency designated b~ the Commission certaiu 
real pr'>;:>erty located in Lo~< Angeles county, California 111orc 
pcrticularly de~cribcd in ~xhibit B attochP.d therfto, ref~renee 
being made to the Off<:!r for further particulars; and 

\~tlEREI\S, those certain parcels of real rrope:r.t:.y dcd.g-
·natcd as Pa.rcels ~and a more p~rticularly descri~ed in E~hibit 

"11" <'lttc.ched heroto and mad~? a p:::ort hereof (hcreinwfter the 
"Dedication Property") were among the parcels of reul propc:ut}' 
included in E:chibit 2 of the Offer so reQuired to be dedicated b)' 
Palisades; &nd 

WHEREAS, Ordin~nce ~a. 155,203 (the "Ordinance") adopted 
May 7, 1981, by the City Council of the City of Los Ang~l~~. 
California (the "Cit•;(') provi<led, 1.1roon9 other thi.:HJ!1, that in 
C(ll"lnecticn with approvnl by the City cf. the sulJdi·tisiou o: e.::-tain 
lands owned by Palisades, Palisad~s would be r~qui:md to of!cr to 
dedi co:He the Dedic.:ot ion l'rop.nt}', or an;1 ;>ortic-n ·thereof, t:o tlh! 
City 1.-i th respect to 1-1hich the Otier mlly b•~ revoked, (!:<pi rt:! or 
rejcct~d by the State of CAlifornia; anti 

WJU:!'.£1\S, Pnlis~dcs is 1-1illiny to of!e!' ~.o d<-clic;:~te the 
O>i!dication Property to th<l City in compl.ianc\! with th<'! tt"r":llS and 
provisions of the Ordino:~no:e subject, however, to the pro•Jir:ions 
of th~ Ciff.:Jr; 

.Of'. •lo)t..l"tOH, 
IV .. NUtlrfnl'-tC 
~WC--~,IOU 
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NOW, THEREFOR£, in compliance with the conditions of the 
approval of aaid subdivision of Palisades' lands 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 aay be revoked, aay expire or .ay 
be rejected by the State of California: provided, however, that 
this Offer of Dedication is subject to each of the teras and 
provisions hereinafter set forth. 

l. The obligation• 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 t~e as the 
offer of the parcel or portion thereof is rejected by the State. 
At such time as the State, or its designated department or agency, 
ahall take title to the parcel or portion thereof, the power of 
City to accept the Offer of Dedication 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, ahall cease to be restricted to public park or open 
space use. 

3. Thia 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 is 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. City consents, without further notice to it, 
to Palisades recording a document modifying the descriptions of 
the parcels described in Exhibit A to effectuate· 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 throu9h 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 te affected 
or impaired. 

•L.OP. •o&..notl. 
N8 •Ncklf"TIIICI( 
LAWC .. ,.M~•o• 
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~~~WITNESS '1IOF, this Offer has be~.exeeute~~of 
this ::t:2i:i£_ day of ' rH· , 1981, at /&<"J,r,C.~·&~ 
Californ~a. Z: 

PALISADES RESOURCES, ItiC. a 
California corporation 

~~~ 
..,-

STATE OF CALIFORNIA ) 
)sa. 

COUNT¥ OF ".eA.cJ6lT ) 

On ~~ ~~ , 1981, before ~e, the under-
NotaryP\ib1Te 1n atitrfor said State, personally appeared 

~~~~~~~-J~~~~~~-· known to me to be the Vice President, 
. , known to me to be the Assistant 
the eorporat1on 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 boar~ of directors • 

&..Ott, llOLifoH. 
Jltl 6 NCKtTTiliC:K 
.... w c .. ,....,,tO .. 

WITNESS my hand and official seal. 

OI'1"1CIAL Si.AI.. 
GWEH lAnG~ BERGhiAIIM 

I<OtAII" PUDLit • CA\IFOANIA 
Ot•>.o<;l COUNTY 

Wr _. ... ttfllfl JUl 13. I Ill 
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WHEREAS, the undersigned PALISADES RESOCRCES, 

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

of that certain real property located in the County of Lcs 

Angeles, State of California, more particularly described in 

Exhibit A attached hereto and by this reference Made a part 

hereof (the "Per.mit Area"); and 

WHEREAS, Palisades is the owner of that certain 

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

California, designated as Parcels A and 8 upon Exhibit B 

attached hereto and by this reference made a part hereof 

(~e "Oedication krea"); anc 

WHEREAS, both the Per.mit Area and the Dedication 

Area are located within the coastal zone as defined in 

Section 30103 of the ca:ifornia Public Resources Code (which 

code is hereinafter referred to as the "Public Resources 

coee'' l; and 

WHEREAS, the California Coastal Act of 1976, 

(hereinafter ::eferred -:o as the "Act'') creates the California 

Coastal Commission (hereinafter referred to as the "Com-

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

inafte:: "Regional Commission") and re~uires that any devel-

opment approved by the Commission or Regional Commission 

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

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

~ffiXREAS, pursuant to the Act, Palisades, together 

with neac:and Properties, Inc., a California corporation, 

(hereinafter collectively re!e!'red tc as "Perr.ittees") 

applied to the Commission or Regional Commission for a 

t hereDY certify t,.~ document to be 1 ~ end correct c:opy 

of tllat wtlicll recorded on ...... /. "':". .:::Jl. • -:: •• f. . .(. ....... . 
llllti'VI'Tient No . • ~1..--: .. ).f...'t.Y 
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Permit Areas ~lthl~ the coastal zo~e o! ~os Angeles County; 

WHEREAS, such pe~.lt was approved by the Co~issior. as 

Permlt Nc. 381-78 or. July li, l9i9 and as &mended May 2!, 1980, 

June !8, !960 and July 22, !980 !herei~after referred to as the 

~Permlt"l and was issued on~~ !980 !hereina!ter 

re :!erred to as the "Perr.u t De. te .. ) : and 

WFXREAS, in its decision on the Permit, the Co~is-

Slon :!cund that the development proposed by the Permittees would 

cause adverse cumulative impacts on both coastal resources and 

public access to the coast within the Los Angeles County coastal 

zone, and that such development could not be perr.itte~ consis

tent with the policies of the Act without offsettin9 dedication 

of the Dedication Area in order to prevent residential develop-

ment, conserve the natural resources and provide area for 

publlc recreation on the lands within the Dedication Area so as 

to mit~gate the adverse cum~lative effects of the propose~ 

development: anc 

WHEREAS, ~n ~ts decision or. the Pe~.it the Commission 

acting en behalf o! the People of the State o! California and 

pu~s~ar.t to the Act, ;ranted the Pe:mit to the Permittees upon 

concition (hereinafter the "Condition") req~iring, among o~er 

thinss that Palisades of!er to dedicate the Dedication Area to a 

90ve:~ental agency for park anc open space uses so as to pre-

serve ~e open space anc scenic values presen~ in the Dedication 

Area and so as to prevent the adverse cumulative effects on 

coasta: resources and public access to L~e coast which would 

occur i! the Decicatlon Area were developec as buildinq sites 

fer res~cential use; and 

-:z-
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the Permi~ because a !incin~ mus~ be made un~er Public Resources 

Code Sec~ion 30604 <al that the proposec develoPMent is in 

eonfo:mity with the provisions o! Chapter 3 of the Act anc that 

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

fineing could not be made; and 

WHEREAS, Palisades has elected to comply with the 

Condition and execute this Offer of Dedication Aqreement (this 

•A9reement") so as to enable Permittees ~o undertake the develor-

ment authorized by the Permit; and 

WHtR!AS, on July 22, 1980 the Commission amended that 

certain Cateqorical !:xclusion E-79-S initially adoptee! October 

17, 1979 (•Cate9orieal !:xclusion"l so as to remove, in substance 

anc! in effect, the Permit Area and the Dedication Area frcrn 

further coastal Commission permit requirements subject to the 

terms and conditions set forth in the Cate~o:ical Exclusion: and 

WHEREAS. it is intended that this Offer shell consti-

tute enforceable restr~etions within the meaning of Article 

XI::, Section 8 o! the California Constitution and that said 

restrict~ons shall thereby qualify as enforceable restr1ctions 

uncer the provisions o! the California ~evenue and Taxation 

Code, Section 402.1: 

• 

NOW, ~BERtFORE, i~ consideration of the mutual be~e-

!its anc conditions set forth herein anc substantial public • 
benefits !or the protection of coastal resources to be derived 

therefrom, the preservation of ~e Decication Area in open space 

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

quence of their ability to undertake the develo~ent authorized 

by the Commission in the Permit, without the necessity o! 
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finec in ~he Ac~l , as con~ernp!atec by ~he ~rant of the Pe~.~t 

and the Cate~o~~ca! txclusion, as well as the be~eficial effect 

on the method of deter~mir.ing the assessee value cf the ~edi-

cation Area includin9 any reduction thereof due to the imposition 

of l1mi~ations on its use as set fo~th in this Agreerner.~, Pali-

sades hereby agrees as follows: 

l. Subject to the provlsions he:einafter set for~h, 

Palisades hereby irrevocably offers, for a period of seven (7} 

years, to ded1cate and convey Parcels A and B to Grantee (as 

such term is herea!ter defined). 

(a) Palisades shall have no obli9at1on to 

dedicate or convey the Dedication Area to ~e Grantee unless and 

until the Dedication Date (as defined in Paragraph 2 below) may 

cccur. 

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

lanes, the Permit and the Ca~eqorical Exclusion. or either of 

~hem, may be revoked or may be modi!ied by the Co~ission wi~h 

respect to al! or any portion of tbe Pe~it Area or ~he Oecica-

tion Area so as to impose additional obli~ations upon Palisades. 

this Aqreement sha:l expire and shall have no !ur~her !orce o~ 

ef!ect. !he recordation by Pa:isades, sixty (60) days a!ter 

written notice to the Commission of such event, of an instr~~ent 

containin~ a tr~e and accurate copy o! any such revocaticn or 

moc~fication of the Permit and of the Categorical Exclusion, or 

either of thern, toqether with a description of the Oecicatior. 

Area, sha1! constitute conclusive evidence o! such revocation or 

n.ocl!~ca~~on and shall ef:!ect tbe expiration of this Agree~ent 

as of the date of such recordation i~sofar as this Agreement 

then affects the Oecication Area. or that portion thereof des-

cribed in such recorded instrument. The terMination of the 

Categorical Exclusion as contemplated by the provisions of the 
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l3249(bl upon cer~ificaticr. by the Commission of a local coastal 

progr~ and delegation of development review authority, shall 

not cause this A;reement to expire unless such local coastal 

pro~r~ l.ITipcses acic"-tiona.l oblisa tions upon Headland with respect 

to the Permlt Area anc the Dedication Area, or either of them. 

The prov:~.sions o! this Paragraph l{b) sha.ll not apply to any 

portion of the Dedication Area as to which the Dedication Date 

has oce'J.rrec. 

(e) !! within seven (i! years a~ter the Pe~it Date 

the Oecieation Date has not occurrec (the '"!'ernination Date" l, 

then this Aqreement shall expire auto~tically on the Te~ina-

tion Date as to the entire Cecication Area. 

2. Concurrently with the recordation of a Final Map 

of the Permit Area (the "Cecication Date"), Palisades shall 

become oblio;ated to dedicate anc convey to Grantee a fu!l fee 

inte~es~ in anc ~o the er.~ire Decicatior. Area. Upon the oeci-

ea~~on Oa~e tbe obl~9a~ion of Palisades to oecica~e anc convey 

~he Dec•cat~cr. Area pursuan~ to the provis~cns o! this Paragraph 

2 shall be irrevocable ane shall continue in full force anc 

e!fec~ for ~wer.~y-one <2ll years. 

3. The instrument provicing for cecication DY Pali-

• 

• saaes to Grantee tthe ·ceeication Oeec"l of the vecication Area 

shall contair., among other previsions, the following terms ane 

prov:~.sions: 

"~he above ~rant is made and the real 

property herein descri~ec ~iven for the 

purpose and on ~~e coneition that said 

real property be used ei·ther for puelic 

park purposes or for open space purposes, 

and for no other purpose or purposes 

whatsoever and if said real property 

-s-
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purposes whatsoever then, in that event, 

said real property hereby conveyed shall 

immediately and automatically revert 

unto grantor, •ts 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 riqht 

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 a& the excep-

tions hereinafter permitted by the provisions of this Paraqraph 

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, 

ri;ht-of-way and other rights in, over, ~der, across and through 

any port~on of the Dedication Area theretofore grantee, trans-

ferrec, conveyed or other-wise eispose~ o! by Palisaaes, its 

successors and assi;ns, for utility, storm drain, slope, roadway 

or othe= purposes related to satisfaction of conditions to 

approva: by governmental aqencies of tentative or final sub-

division ~ps, parcel maps or building permits covering any 

portion of the Permit Area (collectively, the •nevelo~ent 

£tseme~ts"l. Palisaaes shall not grant any Oevelo~.ent Ease~ent 

~less and until Palisades sha~l have obtained ~,e prior ~itten 

consent of the Executive Director with respect thereto which 

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

not such Development Easement woulc materially and adversely 

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

uses. 
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to aecicat.on of the Dedication Area or the te=mination c! this 

Agreement in accordance with its terms, whichever first occurs, 

Palisades shall keep ana ma1ntain the Dedication Area as open 

space and shall not construct or install any improvements thereon. 

Notwithstandin~ the foregoing, subJect to the review and writte~ 
approval of the Executive Director of the Commission, Palisades 

may (&) pertorm minor grading of the Dedication Area so as to 

recontoll% previously ;raced portions thereof: {b) construct 

pathways, either paved or unpaved, ana other improvements inci

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

minor facilities to provide public or utility services which do 

not require signi!icant grading in the event that alternative 

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

other improvements as are contemplate~ by the grant o! Develop

ment Easements approved by the Executive Director. 

i. Concurrently with the recordation of a Final Map 

of any portion of ~,e Permit Area Palisades sha1l execute an 

~r.strument in form and substance as set !orth in Exhibit 3 

attachec hereto restricting anc affeetin; the Permit Area 

coverec by such Final Map as well as the Decic:a~ion Area re

quired to be dedicated concurrently with the recordation of such 

Final Ma~. Such instrument sha:l be free of prior liens anc ~ encumbrances except t~ liens anc shall be binding upon Pali-

sades, its successors anc assiqns. 

s. Palisades reserves the right to acjust the 

boundaries of the Dedication Area to include such adcitional 

real property as may be located between the Dedication Area anc 

the Permit Area more or less contiguous thereto; provided, 

however, that in no event shall the De~ieatior. Area be reduced 

to an area of lesser si:e than the Dedication Area ~eseribed in 

Exhibit 2 hereto. 
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sha~l re!er ~o a~y of the !ollow~ng gover~enta~ aqenc~e5: ~~e 

Cal~!ornia ~epar~er.t of Parks anc Recreation; the Saticnal Park 

Service of the Unitec States Gover~ent; or to any other agency, 

depar~~ent or subcivlsion o! the Vnitee States Government or o! 

the State of California legally capable of holding t~tle to 

public lane rest:icted to open space or public park uses anc 

designated by the Coastal Comm1ssion by written notice to 

Palisades. 

10. All cf the provisions of this Offer of Dedication 

shall be binding upon and effective against any owner whose 

title is derived through foreclos~re, 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 a9ainst Pali-

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

shall be held to be ir.vali~, or for any reason become unen-

!orceable, no other provisions of this Offer o! Dedica~ion shall 

~~ereby be a!!ec~ec or impaired . 

1 :z. Palisades a~rees that, either in response to or 

in undertaking any civil action ~o e~force or to challenge the 

provisions o! this O!!er of Dedication, if equitable remedies in 

acciti~n to any monetary penalties are souqht by the Co~issior., 

its successor or the Attorney General of the State of Cali!ornia. 

a finding of fact by the Court in which such civil action is 

penc1ng that the covenants or restrictions have not been imple

mented as provided hereln shall conclusively demonstrate irrep-
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be b~ncing upon and shall benefit Palisades, its successors and 

asslg~s and sha:l consti~ute covenants runr.in~ with the lane 

enforceable against Palisades, and each of its successors in 

interest wi~h respect to the Pe~it Area and the Dedication 

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

Agreernen~ shall benefit the State of California and shall be 

enforceable by any agency thereof. • 
IN WITNESS WHEREOF, this Agreement has been executed 

--1-1 f} I ,(/E7t.1 ,/JtJRr "$€7't! # 
as of this (!lA.. day of .fVw.l.~1 , 1980, at -!.Qe Migeles, 

California. 

form and 
(7/ 

PALISADES RESOU'RC!S , INC. 

~~rporation 

~~ 

STA~! OF CAl!FORN:A ) 
C~AA.J6t?' ) ss. 

CO'V"N'!'Y o:: kii ws-.-5 I 

/ 
' 

Vice Pr 

~ 

On ::i?!fc?tf?'?tSCJe //, 1980, before r.~e, the under
signee. a Notary P~~~c ~n and for said State, personally 
appearec c.'"'M~LQ A. V£:? vfR77,t.) known to me to be the 
Vice P::-es~der.t, anc <T£f .1 C/cl(t?r.f/CK.• known to me to be 
the Asslstant Secretary of the corporation that executed 
the wi~hin instrument, known to me to be the persons who 
executed the Wlthin Instr~ent on behalf of the corporation 
there~~ ~~ed, and acknowledged to me that such corpcra~ion 
executed the wi~hin inst::~ent pursuant to its by-laws or a 
resolu~ion of •ts board of directors. 

WITNESS my hand and official seal. 

-9-
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·aiPOR"r OF GENERAL MANAGER 

DATE April 10, 1989 

BOARD OF R&CREA~XON AND PAR~ COMMISSIONERS 

S11S.3'£CT; 

*JB:J::.
INJ_ 
ssx_ 
.Ta_ 

Santa Ynea C•nyon Pa%k Addi~ion: 
Acceptance of Grant Deed fo~ 108.46 
Acre• of Additional Ope~ Spaca Along 
Palisades l)Z'ive 

GWR 
llG-
JT ::=: 

110. 204-89 

c.D. 11 

D~aapprove4_______ Further Raport. ______ _ 

RECOMMENDATION' 

'that the aoa:rd: 

l.. Acc•pt the Grant need for the conveyance of 108.46 ao~•• of 
additional open apaca property from Headland Prope~tias 
Assoc~ates along Palisades Drive adjacent to our Sante ~az 
Canyon Park: and, 

Direc~ the Board Secretary to transmit the G~ant Deed to tbe 
D*partmant of P~blic Works. ~itle Officer, for recordat~on, 
anc! to 't:ran.1mit a copy of tha recorded cSea~ to .aaadland 
Prope~t~es Aasociates. . 7. 

SUMMARY; 

In conjunet~on wi~h ~bei~ aa~alopment of the Paliaadea Mighlan4s 
located nor~herly of sunset 8oY1avar4 off of Paliaa4ec Drive, the 
H••Clland P:ropartiea Associates have offue4 to r:onvey via Grant 
Dead a 108.~6 acre parcel of o~n space to our Department. Tbe 
au~ject propertr is lccate4 •outAerl~ of and directly •djacent to 
our Santa Ynez Canyon Park •• abown on the attacbed exhibit. 

Headland Propert.ies or:Lg111al.ly 4eade4 48.46 acres of Santa Ynez 
Canyon Park to the Depertme~t in 1972. Tbey deeded aD additional 
25 .l. '7 aerac to tha Parle in 1981 'OZ"in51inSJ the total to 73. 63 
acres. The above p%opert1es v.re off•red to fulfil.l their Qu1mb~ 
zoaquir .. ants. 

COASTAL COMMISSION 
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aXPOKT OF GENERAL MANAGER 

PG. 2 NO. l04•89 

Due to a reduction in ~••i~ential denlity ~pcse4 by the 
California Coastal Corra:niaaion, 108.46 acres of open apace ns 
offered to the Department by Head~and Properties. 

on Ma1 7 I 1981, 'the City Council. a.4opte4 Ordinance No. l.!SS' 203 
authoriz~g the Depar~ent of Racreation and Parka to receive ana 
recor4 ;rarit 4eeda £or ••vera~ parcels of property including the 
subject 108.46 acres. These a44itional decU .. cat.J.ons will be 
co•pletea on an incr•mentel baais as various ~acts within 
Beadla:n~ Properties Associates bolcU.ngs are recorclecl. 

It ia anticipa~ed that the Department v1ll receive an additional 
+292 acres of open space as tbeae additional tracts are recorded. 
Including tb• previoualy 4edicatecl ?3.63 acres, plus tbe •ubject 
108.46 acre dea:i.c::atioD, ao4 tha estimated tutu.re dedicati.on of 
292 acres, the Santa Y~az Canyon Park wil~ be compriaec! of a 
to~al of approximately 475 acres. 

Headland Properties has previously dedicated tS ,4B acres to the 
State Department of Pa~ks end Recreation •• an addition to 
Topanga State Park w1tb an a4d~tional ••t~ated 536 ec~es to be 
deeicate~ in the near fut~re • ': 

The !08.46 acres plus the future dedication of •292 acres will be~~l 
designate.S as open apaee anc.'i used ~or picnicking and b.:Lking into.J 
tbe adjacent Topanga State Park. 

The Assistant General. Manager, Pae1~ic Region. and Councilman 
Braude of the D~atriet endorses the acceptance of this »roperty 
b.Y the Boa:rd. 

-· 
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ORDINANCE NO. __________ __ 

An Ordinance authorizing 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 o! 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 FOLLOlvS : 

Section 1. Headland Properties, Incorporated and 

Palisades Resources Incorporated have filed tentative tract maps 

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 t~e end of this ordinance, and which map is identi:ied 

as "Master Plan, Palisades Highlands" and is dated February 4, 

1981. The said lands proposed subdivi·sion 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, Tract No. 41710, Tract No. 31935, 

T= act ~o . 3 218 4 , and · . .:mn urnbe reC. .'..!' P:.:r-,;,!1;_;.~-~~,-.~,-.. ~t::J~-,-, • 
(, l~d' L~ ~cl\r\caaL&. _..,.h,b•; I 
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. . . 
lying between Tract No. 41710 and 31934, 

Tract 34923, and Tract No. 31070. 

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

Pro~erties must dedicate or convey to the City of Los Anqeles 25 

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

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

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

California 95.4 acres of real property, which real property is 

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

and an additional approximately 857 acres identified on the map 

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

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

satisfy all requirements of California Government Code Section 

66477 and Los Angeles Municipal Code Section 17.12 (known as 

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

and recreational purposes as a condition of subdivision of the 

lands proposed for subdivision. Pursuant to Los Angeles Municipal 

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

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

any of the lands proposed for subdivision shall also satisfy the 

park and recreational dedication requirement for all of the lands 

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

that should the dedications or conveyances to the State of 

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

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

portions t!lereof which were "to be dedicated to the State of 

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

"E," and "G" as City-owned recreation and ?ark or open s-pace land, 

- 2 -
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should it choose to obtain same. 

Sec. 3. The Council of the City of Los An~eles hereby 

fines 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 

or 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 

other parcels identified on said map as proposed for subdivision. 

Provided, that this acceptance is authorized only if concurrently~ 
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 identi;ied 

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 of California is revoked, expired, 

or rejected by the State of California. 

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

approves o: the release of a pro~ise made by Headland Properties 

Incorporated in April, 1969 to donate ap?roximately 150 acres of 

la.r.C. t.o the Depar't-~ent o: Recreation and Parks, "accepted" by ~ 



.. 

• 

• 

the Board of Recreation and Park Co~.issioners on Septe~er, 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 

s 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 

9 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," "D," "E," and "G," which offers of dedication shall be 

12 conditioned as described above. 
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Sec .............. -~---··············The City Clerk ahall certify to the pauaee of thi• ordinance and 

eauae the aa.me to be publiabed in some daily newapaper printed and published in the City 

of Loa An.aelea. 

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

. . ....... , ..., ':r'\Qf 
at 1ts meetmg of ............ +.;~·-···-'-=-· ... ·------· 

REX E. LAYTON. City Clerk, 

Approved ......................................... - . .:...;. ........... . 

Approved as to Form and Legality 

BUR~~~~it/A~~rn£~·4:~:. .... , 
~"' 'V 

B . / I / .. _,I· , ;:~ .. ?r,.:~ 
~ f.·.,("-???':.-~ f.~.'/~ .. .:-------~" .. -··· 
NO~ L. ROBERTS, Asst. City Attorney 

..... .., 

rile No. 7 3- 2 0 4 0 S 
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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 

Subject: 

Chief Deputy 

Boundary Survey -Dedication Parcels 
Palisades Highlands 

Dear Councilman Braude: 

COASTAL COMMISSION 
4;· f> ,.. ' 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 11 G", "E" and all of Parcel 11C" as depicted on Exhibit 
A·l 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 "B" 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" are to be conveyed to the City of Los Angeles in accordance with Coastal 

• 
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Honorable Marvin Braude 
Febr~ary 17, 1986 
Page 2 

COASTAL COMMISSION 
t;--~• •Jqo 

EXHIBIT #_h ___ _ 
PAGE ~ . 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. 

Copies 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 Commissio·· 
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. 

• 
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February 17, 1986 

California Coastal Commission 
631 Howard Street 
San Francisco, California 94105 

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

Subject: Convelance - Dedication 
Parce s- Palisades Highlands 

Reference: Coastal Permit No. A-381-78 -
Gentlemen: 

EXH\B\T # ,_ 
_ ~roF ~ 

fftr©-m~[Q) 
FEB 1 S 1986 
C~UFORNIA 

COASTAL COMMISSION 

rRl [g ©[gllW[g \9) 
FEB21198S 

CAliFORNIA 
COASTAl COMMI$$IOH 
SOUTH COAST OISTIIC:T 

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 11 and portions of Parcels "G" and "E". The remainder of the 
Dedication Parcels including all of Parcels "A", "B" and those portions 
of "£ 11 and "G 11 not acquired by the State would be conveyed to the City of 
los Angeles. Parcel "0" has been proposed for possible merger with Parcel 
Hap 5164 (Recreation Site) in order to assure its open space character and 
maintenance. 

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



Cali.f.ornia Coastal Co1Tl1'11ission 
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. 

Ve~~~ yours, 

~c::?~ 
Charles A. Yel_ve_t"tori 

/../. 

CAY:hb / 

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

·cc: Ms. Cindy Miscikowski 

COASTAL COMMISSION 
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CALIFORNIA COASTAL COMMISSION 
· • • 631 Howard Street, San Francisco 94105- (41 5) 543·8555 

~ June 20, 1979 

~ 

~ 

TO: STATE COMMISSION AND INTERESTED PARTits 

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 showing 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 Los Angeles, which could be approved consistent with the policies of the 
Coastal Act. 

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

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

Plan B - Compromise offered by the developers as a reduction from original proposal 
for implementation.Includes~proval 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 develo~ent sought 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 ~hich would be allowed if the City's slope/density fo~ula (otherwise 
applicable in the Brentwood-Pacific Palisades Community). would be applied to 
these ownerships. Would all~ 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 reconmendation for action at the 
July 17-18 meeting regarding the pe=mits pending before the Commission for projects on 
Tracts 31935, 21601, an.d 30453 and direction to the Local Coastal Program for the 
balance of the holdings. 
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AMENDMENT 
APPLICANT: 

DEV,ELOPM!:N'r 
LOCATION: 

AMENDMENT 
DESClUPTION : 

COMMISSION 
AC'l'ION: 

CALIFORNIA COASTAL COMMISSION 
631 Howard StrMt, Son Francisco 94105-(415) 543-1555 

REV!SED FINDINGS 
AMENI>MEN'l' TO PE'RMIT. 

Headland P:rope:r:tiu Inc. 

Per.mit No. 381•78 
(Headland Properties) 
l'mendlaent Approved: 5/21/80 
Findinqa Adopted: 6/4/80 

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

·~din1 
May 21 , 19 80 ; !'indin91 Adopted Ju.ne 4, l980 

(See Conditions and 

Ame.nement Approved: 

I. Aoproval With Conditions. 

'l'he Cc:mmission hereby qrants an amendment to the pem.it u described below, 
subject to the conditions below, on the g'%ounds that, u 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 c;overnment havi:nq jurisdiction 
over the uea to prepare a :t.ocal Coastal Proqram confomi.nq to the provisions of 
Chapter 3 of Coastal Act, and will not have any significa:lt adverse impacts on the 
environment within the meaninq of the california Environmental Quality Act. 

II. Conditions 

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

1. Scope of Approval. 

a.. 'l'bu per.nit amendment authorizes subdivision of 4 tracts of Palisades 
Highlands, for up to 740 residential u.nits, a two-acre COJIDerc:i.al dte and a 7-acre 
iNiti tution.al lite, qrad.ing for all streets and lots, 
ilistalla'tion of drainaqe and utilities and const:ruction of relic!ential Ql'l:i.ts as 
4escr.:iJ:>ed in the attached Find.inqs and Declarations. All 11%&dinq, st:ructural develop
ment, and subdiviaed lots shall be located entirely with1n the urban limit line, as 
c5escribed in the surveys and maps prepued by V'1'N En<;ineers anc! submitted by Applican1 
to the coastal Commission on .Marc:h 21 and 26, 1980, and idenJi.Ui~ltli ~~~Lnll 
ComuUssion files as approved Applicants ~ibits A·l, B-l ~~~~~IIYY¥~ ~• 
below. (See Exhibits 4 and 5). f6"'. 0 I )90 
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Open notice to the Executive Director, the applicant may reduce t.he number cf 
aultiple family units and replace them with linqle-family uniu. 'l'he Executive • 
Director shall approve such minor modification• tc the project provided that there iS 
no increase in the area graded or in the amount of traffic qenerated by the project, 
there is no interference with the provision in this permit for la..r and IIICX!erate 
income housinq, and the modification• are ctherwiae ccn.istent with this approval. 

b. Conc:u.rrent vith the c!evelopaent of Tract 31935, the applicant 1hall eonstruct 
an emarqeney access road and pedestrian-bicycle path u qenerally iz1dicated in 
Exhibit 4, between t.'le southem terminus of public roadways servinq Tract 31935 and 
the 1cuthern bound&ry c~ applic&At' 1 property. The roac:! sh&llDe c:!esignec:! and eonatructed s 
u b) require the m.:i.nimum DOunt of lane! fom alteration and to provide/emerqency 
en":Zj' to and axit free the Palisades tic;hlanc:!s c:!evelcpment. The road shall be vide 
encuqh to accommodate twc lanes of vehicles anc:! meet the minimum specifications of 
the City cf I.cs Anqeles but at nc point should the read width exceed 20 ft. Cuts 
and ~ills required !or t.~e construction of the road shall be t.~e minimum requirec:! 
by the Cit"/ cf I.cs Aftqeles. 

c. Subject to the review and approval of the Executive Director, in areas 
outside of U%'!:>.:1 Umi-: line lllincr qradinq may be performed to re-ecntour previously 
qraded land: paved or unpaved pat..'lvays and other incidental improvements for low 
intensity recreation may be constructed: miner facilities to provide public or utility 
services -.rhic:h do nc1: re<;:ui:e 1i;nifican1: qradi.nq may be insullec:! if altern.ative 
lcc:a1:ions are not feas:i.ble: veqeu1:ion within 100 ft. of any residential st--ucture 
may be removed or altered for fire pro1:ection purposes. 

2. Dedication. Wit.~in lO days fcllcwinq the issuance of t..'li.J pem.it, Appllcan1: 
and Palisades !lesources, Inc. (a cc•applica%11:) shall rec=rc! offers to ded.ieate to the 
State of Cali!ocia all of the prcperty lyinq outside t.'le u:ban limit line. Suc:.'l • 
offers &hall be cf a foe and ccntan't apprcved in vritinc; by the Executive Director. 
Such offers cf dedication shall be in:evoeable for a pericc:! cf 7 years, except in 
the event of revocation of th~ pe::!Ut. AI fi:ull maps for t.~e respec:e--ive !cur trac:e-..s (noted 
below) are nc:orc!ed, laid off an shall be irrt'1'Ccable as to specified parcels for 
21 years t.~ereuter and sh&l.l require dedication in fee of suc:h specified parcels 

upcn acceptance ':1y the State cf C&l.ifcrnia or its aqant:.. Tbe offers of dedication 
shall cont&in ~· fcll~inc; provisions as to the parcels specifiec:! below: 

a. Canvon Park. Concurrent wi-:.b ~e recordation cf a fi.nal map for Tract 
34923 and prior to eonst.-uc--ion of residential uni~s on such t:ac~. t.~e applic~t 

shall record an irre'1'Ccable offer to de~cate t.'le tull fee ~~terest L~ approxi=a'tely 
1.20 acres of la:1d in Santa Ynez Canyon north of the existinq City park and west of 
Palisades Drive <arnu C anc:! C-l in Exhibit 2) • With the exception cf tax u...,,. 
and the prior offer cf dec!.ic:ation cf such property to the City cf :t.os Anqeles Park 
CcraaLission, the dedication sball be frH cf all prier liens anc! encumbrances. The 
applicant shall use best effcrta tc secure the waiver of the Ci't"J Parks Commission 
to such prior of~er cf c:!ed.ication. However to promote the mcs1: efficient and 
orderly operaii:lc; and mai.ntenance cf these parkland.s, the applicant :uy wit.'ld-.-.w 
the offer in favor of the State vit.'l reqa:c!s only tc the approximately 2S acres 
scuL'l cf Aveni" l!e la Mcntura (area c-l, Exhibit 4) anc! adjacent to the existinc; 
City park, provided that the City Park COmmission accepts the dedication of area 
c-1 for operation as a Ci1:y park. 
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l:>. Gatevax. Concurrent vi th the recordation of a final map subdi vi cling the 
G&tevay Tract, Palisades Resources, Inc., shall record an irrevocal:>le offer to 
dedicate the t-..:11 fee interest in approximately 297 acres of lane:! outside of the 
w::ban limit line on the Gateway tract estal:>lishea pursuant to Condition 1 above 
(generally shown u areas A and ! in Exhibits 2 and 5) • 

c. Tract 31935, ~ithin 30 c:!ays following the recordation of a final map 
aubdivic:!ing Tract 31935 the applicant shall record a.n irrevocal:>le offer to dedicate 
the full fee interest in the approximately 386. acres adjoining the portion of Tract 
31935 to be c:!evelopec:!. (shown u areas D a.nd G in Exhibit 2 ) • 

d. Tract 32184. Within 30 c:!ays following the recordation of the final map 
.ubdividinq the first unit of Tract 32184 the applicant shall record an irrevocable 
offer to dedicate a full fee int.er•st in the approximately .,138 acres ahcvn u area 
E in Exhibit 2. 

e. Pezmit ~iration. ln the event the obligation of Palisades Resources, 
Inc., and applicant to dedicate all of the property lyinq outside the urban limit 
line does not occur within seven(7) years after issuance of this permit, applicant 
shall l:>e ol:>liqated to surrender and abandon this permit upon expiration of .uch 
seven year period end this pe:mi t shall have no further force or effect insofar 
u this pemit pertains to a:n.y property not then subject to a final sub4ivision 
map. 

f. Read Easements. Prior to recordation of any final maps for the authorized 
development, the applicant sh.all qrant to the State of california all of the appli
cant's interests li Z"Cac! easements .throuqh Topanqa State Park, including Palisades 
O:z:i v~ ex.~ension t.o Mollholland Drive and Tames cal :-canyon ROad. toWards -'iWiset. !oulevard. 

3. Restrictions. Conc:"C.%'%'ent with the recorc:!ation of final maps u noted ~ 2a,2b, 
2c, end 2d above, the applicant ahall record an instr'lmlent covering such parcels in 
a fom approved in writing by the Executive Director. Such inst.rument shall ))e 
considered a covenant running with the land in favor of the people of the State of 
california, shall be recorded free of prior liens and encumbrances except tax liens 
ana shall bind the applicant and all. successors in interest. such instrument shall 
provide specifically as follows: 

a. Prevent further division of such dedication parcels for any purposes except 
park purposes outside of the uzban limit line. 

)). Prevent development outside of the urban limit line except as permitted by 
thi.s pemi t or for park pu.rpoaes. 

c. Waive all claims against the public for damages due to floo4, fire or geoloc;ic 
ilult&bility vbich may arise as a consequence of approval of 4evelopa.nt within the 
parmi tted tracts. 

4. Landscaping Plans. The Applicant has submitted landscaping plans and specifica
tions for Tract 31935 and 32184, which have been reviewed and approved l:>y the 
J:xecuti ve Director. The final landscapinq plans shall provide that slope areas 
exposed by qrac!ing or other construction shall be reve9etated with primary endemic 
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drouc;tu: ant! fire resista.nt vegetation. On 'tracts 31935 and 32184, lanc!sc:aping ahall · 
1M designed to screen ant! soften the 'ris-:.:al impact of the project as seen froa • 
Topanga State Park. 1'he ueas of special lanc!scaping c:oncern (identified in Exh.1.bit 
4) shall 1M screeneC:S !zom vie<W by a combination of l:Mma anC:S e.xtra Ye9etadon in 
confoz::u.nce with the preliminary landscaping plan submitted by the applicant. 
!lo further review of landscaping plans for 'l'racta 31935 and 32184 is required • 
.t.anc!acaping plana for the Gateway shall be sul:>llittec! for review &nd approval by the 
Z.Xecutift Director prie>r to the start of c:onstruction of cy =ita on the G.tt.eway. 

!. Archaeclcqical Site. Prior to the development of 'h'act 32184, the applicant 
sb&.ll UDder-...ake or fund a thoro1.1c;h aamination and test e.xcavation of Azc:haeolcqie&l 
lite tAn - 666 as recoumended in the a.rchaeolcc;ical investigation performed by 
lolMZ'I:S s. Gnii1WCOC! 1: J'~me of 1976. 1'he exami.naticn and teat excavation shall l>e 
perfo:cllled UDder the tirec:tion cf a qualified Archaeoloc;ist. Cevelopmant of 'tract 
32184 shall not proceed UDtil excavation of all aic;nificant features of site LAD -
6&6 is complete. '1'he Arch&eoloc;ist shall be notified of and allowed to observe all 
~rush cleazinc; and c;radinc; operations within the permitted development. All ·CCfttrac-
tors an..! const--uc"l:..ion ,l>4trsonnel shall be advi.iec:l of the potential exista.nce of o1:.her 
arc."laeoloc;ical resources r all wc.u:k shall l>e halted a.nd. professional ccnaultation be 
obtained prompely if prebi.storic materiau are enc:ow:ltered or suspected in the process 
of development. 

6. Bouainq. Prior to issuance of the permit, the applicant shall enter into ~ 
ac;reemen.t with t.'le C:Outal C:OIIIIll.ssion to provide for affordable housinq u stated 
below. 'l'he agreeme.nt shall bind the applicant a.nd a.ny successors in interest and 
shall be recorded. u a covenant to nn vi t.h the l&ncl, vi t.h no prior liens other than 
tax lie.."UU. 'l'he aqreement I hall be recorded u a ccvenut on the 15 wU. t r .. ic!ent.ial 
site on the Ge:t•14Y - (u sha.m in Xxb.1.bi t. · 5) and t.ot 193, Tract 
32184 as shown on E:lc.hi:bit 4 'l'he ac;reemene shall pzooVi<!a: 

a. 'l'he applicant sha.ll tither provide 60 units of affoZ'C!a.l>le ctwellinc; units, 
.ubject to resale cont::cla, at prices which a.re affordable to low and IDOderata 
inccme persons ea.c.inq !:rca S0-120\ of ud.i& i.."'lc:ome on t.oe 19 3 , 'l'ract 32184 , or 
100 units of af:fcrd&ble bo1.11in9 i.n the same manner on the Gateway lite U anc! when 
1::!1at site it rezoned to allow suc."1 d.avelopaant. 

b. When and if ~e G,ateway uact is nzonect to allow for t.he provision of t,.r.,e 
100 af!or:!a.Ole ~m.it..s 4escibee above, t.'le restriC"C..i.on on Lot 193, Tract 32184 sha.ll 
tar.D.i.nate. 

c. Opon issuance of a c:ar"'..ificate of ocC"'.Jp&nc::y u to 60 af~orc!.able 1-..o'I:SinCJ 
=its on Lot 193, Tract 32184 cr 100 afforc!able bcusinCJ =it..s on 1:-he ~!or~le 

• 

bousinq lite in t..'la Gat.eway the ac;re.ment aball ta::mizlate u to ce 75 =.it residential 
site in the G.tteway. · · 

cl. If :tin (5) yean afte: the data cf the re:&oninc; of the affordable bcusi.nc; 
site in the Gateway no ccnst--uction has ccmmenced tor &f!orcl&ble housinc; thereon 
and if applicant tbera~ofter deciic:at.es the fee interast 1: the af!orc!able housinc; 
site· to a P\lDlic: hcusi.nc; aqenc::y the ac;reement to ccmstru.ct such af!cr~le Wlita shall 
tum:i.n.ate as of the date of nccrc!ation of such clectication. 
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e. Prior t~ th~ applicant commencing construction of the affor4able ho~inq or 
prior to the dec!lc&tlon referred to in paragraph d, applicant shall enter into an 
agreement, approved by the Executive Director, with a public housing authority or 
other agency acceptable to the Executive Director, providing that such agency agrees 
to construct if necessary and administer the afford&bility (resale) controls 
provided for in the Commission agreement. 

f • '1'he units shall be priced to be affordable to the range from 50-120\ o£ 
median income so that an equal number of units is available in each of the following 
price ranges: 50\, 60\, 70\, 80\, 90\, 100\, 110\, and 120\. At least one third. 
of the units in each range. -~hall be three bedroom units of at least 1000 ~e feet. 
All other units, if any, shall be at least 600 square feet. Op tc two thirdS of . 
all the units may be designated for elderly, and at least one third shall be 
4esignated for families. 

g. The sales price in each range shall be determined by the following 
formula: 

( 1/3) (median income) (family size adjustment) (income range)
..!.(B;;;om=e;;.;o;;.;wn=e:;,;;r:;.:s;.....;;;A.s::.::s;.;::;o;.;::;c.::i.::at.:.l;;.;' o;;.;n:.:....:Du:..::.::e:..:s:......;+_.:I.:.:n;:::;s.;::ur::.;::an:.:.c:;;.;e::;....;:P;..;r;.;e:;.:llll.;;;;:·;.;:u=ms~>----Sales Price• -
(Debt Service constant Percent) (Lean to Value Ratio) + l\ 

'l'he family size adjustment shall be as follows: for a one bedroom ~mit, 80\ (. 8) # 

for a two bearoom unit, 95\ (.95)# for a three bedroom unit, 108.5\ (1.085). Median 
income shall be the 111edian incou. for a family of four u last calculated by HtJ'D 
prior to the issuance by the Department of Real Estate of the Pu.blic Report for the 
units. 

h. ~he affordable units shall be offered for sale sUbject to controls on resale, 
substantially as provided in the commission's guidelines, aubjeat to the approval 
of the Executive Director, in order to assure continued affordability. 

i. No residential development shall take place on the iS unit residential site 
in the Gateway until such site shAll have been releued from the agreement in accord
ance with eithe:r 6c: or 6d above. 

7. Park Facilities. Concurrent with the grading of Lots 86 and 87 of 'l'ract 32184, 
the applicant shall construct trailhead facilities (includin9 a 6-10 car parking 
lot, gates and signs) i.n 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 
'l'emescal R.idc;e. ~he applicant shall also construct a restroom facility i:n the vic:ir.ity 

of Palisades Biqhlands at a location c:!asignated lay the State Department of Parks and 
llacreation in iopanqa State- Pai:k er on .the d.c!icat.ed ianc!s. . If the applicant is 
unable to construct the restroom prior to completion of ~ract 32184, the applicant 
•Y post a bond in an amou.nt IUffic:ient to fund conatruction by the State if such 
facilities are determined to be n.eC:esaa.ry by the Depa.rt:ment of Parks and Recreation. 
All facilities shAll be constructed to the usual. specifications of the Depa.rtment 
of Pazks and Recreation,. ane s.'\all be turned over to the Depu-tment for operation 
and maintenance. 
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III. FINDINGS AND DECLARlTlONS: 

The CC>IID.ission f~c!s anc! cSacl&res as follows: 

1. AmencSIII.ent Cesc:r:iytion. 'l'be propose4 uendllent to tl:lis development pezmit 
consists of expandinc; its acope to authcri~•= (a) the c!iviaion of acns on 
Tract 31935 into ll7 lots for 133 sinqle-family c!wellinqa, 2 lou for a total of 
50 condomin.i\IIIIS (tbe concSoain.iliiUI li&Y nqu.:l.ze a local government. nzoni.nc; at a lat.u 
data}, ODe ncreat.ion lot anc! a 30-acra ope. apace lot: (b) the 41Viaion of US 
acres on the rua.ininc; uncSa'ftlopec! portiCift of tbe Palisades Bic;hlanc!s (Tract 32184) 
izlto 260 lots for 257 sinc;le-family dvellint;a, 1 site for 60 conc:Sollainigzu, a rec
reation lot and an apprcxtmately 8-acre open-space lot.r (c) the c!ivision of 
appzoximataly 322 ac:es in the •Gateway" area (.i.Dadiately nortberly of the intu• 
aection of Sunset Bouleval"d and P&l·isades Driwl into six sepuate parcels: a 10 
ac::e lite for 75 marxet price residential uni u: &bout 7. 5 ac:::u for church, sc."lool, 
or similar public: se:"Vinq wtituticnal \Ue: a COIIIDarical anc! parkinq site of 
approximately 2.5 ac:es1 a site cf a•prox~tely 5 acrea for 100 units of affordable 
houainc;; and 2 parcels for parmanen't open space totalJ.i.."'lc; 297 acres 'tO De cSadicated 
to the public:: (d) the c!evelcpment of a 6 acre c;raded site into 64 concSom..i.ni\111 units 
en '!'rae:: 34923. The project wou.lc! inclw!e approximately 3. S ail.licn c:uDic yards of 
c;radinq in the Palisades Riqhlanc!a, and ac!d.i tional, comparati wly lll:i.nor, c;radi.nc; in 
the Gat..,ay, fer streets anc! DW.lc!.in9 pads , cc! i.D.stallaticm of clrai.nac;e facilities, 
utilities, st=eets, landscapinq, and improvement of the active recreational ait.e in 
Tract 3193! (E.:x.hibit 4) 1 {e) a 1 acre nc:"eatir:m site adjacen't to the weatorly bcun.c!ry 
of Tnc:t 31935: and, (fl const:ouc:icn of sinqle family dwelli2l9S and c:oncScaU.n.i\111 
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unit.a on eac.~ of the per.::ait':ad ua~s c:onsistut with applicable Cit"/ zoninc; ltandard.s. 

The Palisac!es !.i.t;hlanc!.s portion of t!''le project site is vaC&ftt a.nc! in a natural • 
state except for a lll&l.l a...-ea on the non.b end of 'l'z'act ll935 vhera sCDe gTac!i.nq and 
slope work was parfcr.med in ccnnec--ion with of!•site improvements for anotber t.raC't. 
The site is wit...~in Palisades Hi9hlancls whicb is 2 to 3 miles north cf the shoreline 
on the 1outheZ':1 slopes of t.~• Santa Mr::lnic:a Mountains in tbe City cf t.os Ant;eles. 
lxist.::i..A9 develcpmant in Palisades Ri9hlanda is aet into a ~l qradec! ou't of Santa 
Ynez C&nyon: the proposed tracts would De above and tc tbe aut of 'l:!le existi:19 
cSawlopment and alon9, be lew, and nort.'lerly of the rid9e separa'tinq Santa Yne: 
Canyon !:em Pul9a and T ... scal canyons. 

'fhe Gateway projec:: site is located on bot.."l sides. of Paliaadee OZ'!ve, iJ:Did
iataly no:-:..'1 of its intersection witb Sunset lculevarc! i:1 the Peci!ic Pal.iscu area 
of the Ci'ty cf Loa Anc;eles. It is approxima'tely one mile frcm 'tbe shoreline, and 
is not IMtween the fi.:st public rcac! and the aaa. 'l'be site is adjacent to exi5'tins 
cSaftloped areas, azu! lias ~ttr of Pa..U.sac!ea liqtslands, at the southerly tez:a.:i.nus 
of the Santa Monica Mountains in this pan:. of t.os A.D9eles. sitc:epc for Palisades 
Driw cd a small f:rame st.'"'Uet.Ure on Parcel l gaed by applic:ct '• employ .. •, tbe 
site is vacan't. 'fhe areas proposed fer uwlopment were previously grad.ed in con
j'UDction with the c:cnst:Ncticn cf Palisades Drive and relate4 !acilities. ~u't U 
acres of the site proposed for cSevelopment'are essentially laval so that minimal 
ad.c:U.ticnal qn.~q will be nq:W.red, anc! no alteration of sic;ni:!iCI.I'lt land!crms will 
occur. A):)out 297 acres ~f the Gateway are in a natural atate and wculd DQt J:te 
qn.c!ed or ot.'lerwise c!ewlopec!. 
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The Palisades Highlands portion of the project authorized in this amendment 
is the ninth and tenth of 10 major tracts approved or proposed in Palisades High
lands. The 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 (Tract 34923), 
which is the last vacant site in Phase I. 'l'his site was once designated for 
commercial use. Because the Gateway will include about 2 acres of neighborhood 
~ercial uses, the Commission can approve residential development on all of Tract 
34923. 

.. 
This action of the Commission authorizes 500 units in the Phase II area of 

Palisades Highlands, to be concentrated on about 185 acres in two •eparate tracts. 
The permit includes development of up to 183 dwelling units on Tract 31935, grading 
of roads and building pads and installation of necessary subdivision improvements 
(streets, sewers, drains, utilities, and recreational facilities) for up to 50 
high density eondominiums on &bout 6 acres and 133 single-family dwellings (RE-15 
zoning). The Commission also approves, subject to conditions, development of 317 
dwelling units on Tract 32184, grading of roads and building pads and installation 
of necessary subdivision improvements (streets, sewers, drains and utilities) for 
60 high density condominiums on about 6 acres and 257 single-family dwellings (R-l 
and R£-15 zoninq) 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./acre. Conditions 
requirinq dedication o! substantially more than BOO acres for State park purposes 
will reduce the effective density to significantly less than l d.u. per 2 acres. 
CUrrent City zoning would allow 2.93 d.u./acre. This project was specifically ex
empted from application of the slop-density formula applied by the City to most 
other hillside projects within the area. However if the slope-density formula had 
been applied, development would have been limited to approximately 300 units in 
Phase II. 

. 
Finally, this action authorized all subdivision, minor grading, installation 

of subdivision improvements and co~structio~ of up to_l75 multi~le ~amily residential 
units on 15 acres of the Gateway tract. The Gateway is also to be prepared for the 
development of about 25,000 square feet of nei;hborhood commercial uses and parking 
on a 3 acre site and community-institutional uses on a 7 acre site. Construction 
of inn.itutional and cozrmercial structures is not authorized by this permit, as 
sufficie.~t detail of l!esiqn has not yet been specified. As permitted, the resi
dential components of the Gateway project, involving a total of 175 dwelling units 
on 15 acres, would have a net density of 11.66 d.u./acre. Conditions requiring 
dedication of 297 acres for open space park purposes reduce the effective density 
to l d.u./l.S acres. 

'!'he Gateway portion of the project is not eompatil:>le with existing City 
zoning. Rezoning will be necessary to implement this portion of the project, and 
the conditions of this permit require the applicant to use best efforts to obtain 
it. While rezoning should be obtainable within 2 ye•rs, if the City of Los Angeles 
is willing 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 comzneneement of construction under this permit. The Commission finds that 
the departures from e.xistinq City zoning required by this action are reasonable and 
necessary to bring the project into conformity with the policies of the Coastal 
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Act. Without them, the project could not be approvec!. The City's slop-density 
fo:mula would have limited development on this site to &Dcut SO residential units. • 
However all 175 units appro vee! in this action can be sited within already 9rac!ed 
anu. 'l'he Commission bu approvec! this higher c!ensity in order to reduce the 
•JDCunt of development in the Phase II area of Palisades· Sighlan~, there by reducin9 
the total amount of landform alteration. In adc!ition, the higher density allows 
the applicant to provide 100 uni ta of low and ~~~r::>derate cost housin9 at· this site 
which is 111r::>re convenient to bus lines, commercial uaes and other c-amnuni ty sezvices, 
than would be sites in Palisades Highlands. 

Cl)nd.i tions on this app:oval -r~re the applicant to construct .z..-emerqency 
access road south !rom Tract 31.F.3S'·to t!le ·soutl\eriy ·boun4&.ry' of tlle applicant's 
p:operey. (~<!joining ·the iMB prQ)eet- iite), provide 100 wU.ts of low and 
moderate cost housing (especially for the el~erly and !a=ilies), to dedicate title 
to between 1067 and 1180 acres (depending on the final gra~g and tract bounc!&ries> 
for public park purposes, and to vacate easements for road e~ensions through 
Topanga Sta-ee Puk. The CQIIIII\ission rec::>qnized that t."le four tracts are propo£ed ~or 
development in a integrated development plan. Thus the Commission has issued a 
single pe=mit authoring Lll development (except u specified) necessary to complete 
these four 't:acts and does not intent that the applicant or his successor return for 
turt."ler per.ni ts, except for construction the COIIIDeri.cal and insti tutioual •t...•.,,u:t~es 

or ue ~ao&teway. Minor changes i:A c!esiqn or unit which have no adverse affect on 
Coastal resources and which do not conflict with this approval, will be approved 
a~ist:atively =Y ~~e Executive Oire~.or. tike all major land development 
projects, ~"le projec-e au~~orized by ~~is per=it will proceed in at least four 
major s-:ages (one for eac.~ of t."le noted tracts) • 'l'he condi tiona rec;;uj.re ¥e::u.nc:e 
of stated oDligations (dedications, c::>ns-e:uction of facilities) phased wit.~ the •. 
development of associated tracts. Eowev-er it is ~"le intent of· this Commission t."1At 
tJ:U.s per:Dit be c::>nsidered a c:omprL!otensive and final approval, and not be voic!a.Cle 
once ~Y portion of the approved development is ~mdertaken ~mless t.~e applicant 
~ails to comply wi~~ ~lote cond.itions. As the development plan is inteqrated, so are 
t.~e dedications r~red by the conditions. For it is only with t."le ded.icauon ef 
these lands for pe:=anent presertation of visual ad landfor= resources and for 
public recreational use that the Commission can fine! t.~e ~evelo~ment of t."le four 
t.rac-:s on :ba.lance most protect.ive of sic;ni!icant ccutal resources. The dedication 
of these lands a.lso provides a concl u.s ion to the issue of con'tinui."'19 development i."l 
the area. Wi ~"1 t.~e approval of CU.s ame."lc=ent wi t.'l ~"le dedication of open space 
areaa ou-eside ~~~last four e%a~s, the Commission and,the applicant have achieved 
a compromise :enefici&l DC>t.~ tc ~e public and to t.~e developer, resolv~"lg once and 
for all t.~e major Coastal Act issues of location and intensity of developme.~t. 
t-~:fic impacts, amcun:t of grading and provision of low and moderate cost housing. 
Therefore it is intended t!lat once any portion of the per.D.it is exercised or any 
offer dedica-eion made, that the entire development anc! dedication plan proceed to 
completion as expea!tiously as possible. 
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· J, Coastal Ruourc:es. The zaejor issue in the Commission's July, 1979 action 
were: the density of the project as it affected the traffic ~pact on access to the 
coast, the extent of grading and alteration of natural land forms as it affected 
acenic habitat and recreational resources and the provision of housing opportunities 
fo:: persons of low and moderate incomes. Approvals of this amendment authorizes an 
increase in the number of units in the total project from about 600 to .:t:>cut 740 units 
with proportionately greater impacts on the local tra!fic netwcrk. substantial increas~ 
in the area to the graded in the Phue II (i.e., 'l'ract 31935 and 32184) area cf Palisades 
Hiqhlands from about 100 acres to abcut 185 acres. However, the proj ec:t.s oriqinally 
proposed and authorized by the City•a District Plan for this area would have contained 
1850 units on 445 acres. In all cues the balance of the 968-acre Ph4se II lite would 
be e~ther dedicated as cpan space or dedicated for park purposes. Both the July, 1979 
pe:r:mu and this amendment provide for lOO units of affordable housinq to be located 
on the Gateway Tract. 

. a. 'l'raf!ic. By limitinq approval of units in the Highlands and by furtloer 
finding that only 500 ct~er units in addition to the 64 townhcmes on Tract 34923 ar.d 
l residential estate can be approved in the area, the Commission can find that the 
ultimate direct and cumulative traffic impacts would be substantially reduced to less 
than about 5000 vehicle trips per day. 

As conditioned by the CommissiQl'l to limit the total nUmber of dwelling units to 
175, the Gateway portion of the project will have an advetse ~pact on local and reqional 
traffic circulation. lf all 175 residential units were market price, the project miqht 
be expected to generate about 1650 vehicle trips per day. However,· since 100 units 
will be for persons of low and moderate incc:me, t.~is estimate can be reduced substantially 
since such persons qenerally own fewer cars and use these they own less frequently. 
V~~icle trip generation will be furt~er mitigated by the provision of a 2.5-acre 
commercial and parking site which will reduce the need for residents to travel elsewhere 
to secure needed goods and services. Since the commercial site will serve the Palisades 
Hiqhlands as well, it will also reduce tc:; scme extent vehicle trips over Sunset Bculevard 
and Pacific Coast Highway by residents in developments there. 'l'he total traffic qenerated 
by t."le 4 tracts will amcunt to about 6500 vehicle trips per c!ay. 'l'he traffic impacts 
from developnent pe:rmitted as a result of this acticn is siqnificant. Because of these 
impacts, these projects could not be approved but for the fact that the projects as 
conditioned will provide beneficial ~pacts by preserving natural landform8, habitats, 
scenic vistas, granting free of charge tc the public substantial lands with siqnificant 
recreational pctential, and providinq needed affordable housing in this area of the 
coastal zone. 

b. Alteration of Natural Landforms. 'l'he 183-u.nit Tract 31935 development is 
desiqned to require about l. 5 million cubic yards (mcy) of qradinq, most of vhich is 
a cut to reeve a hillside required in order t.o ax:tend Palisades Drive, the only acceJS 
to the proposed new tracts. 'l'he 317-uni t Tract 32184 development is designed to require 
abcut 2 million C\lbic yards (mcyl of grading. 'l'he developec! portions of the Gateway 
property under the project approved here w'Ould be limited to relatively flat areas 
adjacent to Palisades Drive.; Gradinq will be minimized and nc ·material alteration of 
utural landforms will occur. 'l'here are no views to or alone; the ocean from anywhere 
in the area to be developed on the Gateway tract~ and hillside areas will be left 
virtually untouched. 

The project EIR for the entire project originally proposed in Phase Il notes that 
an additicna.l e. 0 mcy of grading would be performed to build roadways and pads for an 
additional 1850 units. !he presently revi~ed p~an for an additional 3l7·ou•s in the 
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r~~~aincler of Palisac!es Hiqhlanc!s wculc! requ1re only about 3.5 
'IAC'J, a .x:ecluction of more than SO\. Althouqh q:rading for 'l"ract 3l93S averaqes about · 
1875 cu.tii"c yvc!s of c:ut anc! fill for each dwellinq unit, ~ lar9e portion of this 91'ac!in
il necessary in order to aatisfy the Seconc!ary Access Read. connection. Because of the 
need to ll&ke the road connection, the overall rec:Suction of qrad.inq in the total proj ec 
azea and the fact that ;rac!.in.; anc! lot placement bas been aensitively cSeaiqnec! to protect 
lancS!orms (including the •split leek" formation in '1'ract 31935) an.cS views of particular 
significance, it is 4etemiend by the Cctamission that this landform alteration ia con
sistent with Section 30251 of the Coastal Act. Visual impact of the P'ac!i.ng will be 
ait:igatecS by rev8o9etation of e.xpoeec! slopes an4 lots conabtant with Coastal Act policies, 
and in confom.ity vith app:rovecS lazu!scaping plana. 

':he project would ruult in pema.nent alteration of approximately 145 acres of the 
185 acres in 'l'racu 31935 an4 3218<4. A firm t1man t.J..mit Line ia to be establishec! wi1:h 
pemanently preserved buffer a:nu c!esiqned to prOject the inteqrity of the local 
wilc!life syste:u !:om bot."1 construct.ton ancS resic!ential impacu. . 

'l'he project will result in alteratic:>n of only approximately 25 ac::u out of t.be tc:>tal 
322 ac=e Gatway prc:>pert"J. The substantial ac.ruqe left intact will protect t.be inteqrity 
of local wilc!life syst.u from COIUIU'UC'tion anc! ruic!e."1tial/c:o11111lercial impacts. lased 
upon t.'lis fact ~,. ~ission finds ~ project does not involve any aiqnifcant c!is
ruption c:>f ha.bitu values and is ccmp.ati!::)le wit!1 the continuance of surround.inq habitat 
areu, so that it is consistent with the polic:iu of Section 30240 c:>f the Coastal Ac-e • 

. --·---:.-=-
'l'he project u visually compatible wit."1 bo'th the su.rrounc:!i.:lq areas adjacent to . 

S=set Boulevard, which contain. existinq :ruic!antial anc! ccmmercial developnent, and. w•~ 
the Palisades Hic;hlanc!s tc the no:rt:1. The Coz=.ission .finds that the minimal lanc!fo:cm. 
alterat!ons involved are mitiguec! by the pez:::u.nent prese:vation of far la:;u are~ in a 
natural state. Wit.,i."i these conditions, t."1e Ccmm.iuicn finds that c!evelopmant on tne • 
Gateway would be consiste.~t wi~"1 the policies of the Couta.l Act.. 

Alt..'louc;h t."1e amended per.::Ut allows !or a sic;ni.ficar.tly c;::eater qraded area, it is 
more protective of ~"1e ~mc!eveloped areas as t."1ey will !::le dedicated. to park purposes. 
'1'hua, on balance 'd'le CC!Dimissicn f.inc!s t."1at t.'le project ia protective of natu:ral lanc!!'c:>r.:u, 
anc!, as condidon4r.i, is ccnsistent wit..~ SectioN~ 30240 anc 302Sl of the Coastal Act. 

c. Af!oreable P.ousinc:. Section 30213 of the Coastal Act p:r::~vicSes t.'lat: 

••• hcusi.-·.u; oppor:-.:mi'tiu !o:r persons of :·.ow anc! mcc!erate i:~cc:ae 
shall !::)e protec~ttei. encou:raqec!, anc where fu.s.:iJ:)le, -prcviaec! ••• 

'rb.e C'c:ma:! ssicn' s Interpretive Guic!eline on Hew C'cn'JS'U'Uction of Bcn.wi.nq, ~ptec! 
oa 22 J'anua.ry 1980, qene:r:ally r~u tl'lat 25 pe:r:cent of 'd'le units in nw res~c!e:lt.ial 
developments be set uide for penon• of lov me! moderate:: income. 't'he Gateway c!evel<:>pment 
beinq apprevec! in t.'lia action, consic!erec! by itself, ai;nific.antly e:xceec!s this min.i:ln:a:A 
re~irement by ;:>rovic!inq etforc!al::lle housinq vhid1 ia 133 ~ucent of the market price 
units proposed UOO n. 7!). 

However, this Gatway project is beinq approveC! as part of a auies of actions . 
• by the COII!miuion i.~te.nc!ed to provic!e for the cco:rc!in.ated. development, consistent w1t."l 

Coastal Act p::>licies, of t."le Gateway a.nc! t."le re~a.i."linq ~developec! por'tions of the 
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Palisades H.ighliJ'ld.s. This ccmbined t!evelop:~~ent adds a total of 6-!0 new market rate 
residential units to the housing supply in the Pacific Palisades area. (183 units on 
Tract Jl~35 tAppeal No. 381-78); 64 units on Tract 34923; 317 units in the remainder of 
the Phase II area of the Highlands; and 75 in the Gateway). The 100 units of affordable 
housing are only 15.6 percent of this toti.!; 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 requirement had been met. 

Section 30007.5 specifically contemplates balancing of ~eting Coa.tal Act 
policies, and requires that conflicts be resolved in a manner which is met protective 
of coastal resources. With respect to afforc5al::lle housing, the Interpretive Guideline 
on New Construction of Housing specifically provides that the Commission may require a 
smaller percentage of affordable housing where a project includes significant other 
public benefits such as •extraordinary public access or parkla..-,d dedicationa•. '.t'he 
commission finds that the Gateway and Palisades Highlands projects being approved 
together clearly provit!e such extraordin!U"Y public benefits of open space park dedi
cation and habitat and landform preservation that rlrluction of the general 25 percent 
requirement is appropriate. 

The Intarpretive Guidel~ne on New Construction of Rousing also requires the 
Commission to consider comUJ~ity need for lower cost housing. The Commission notes 
that Pacific Palisades has a relatively hiqh proportion of demand for housino for elderly 
persons. Consequently the COIIID.ission 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 provide the project's inclusionary units as it is located on the Sunset 
Blvd. bus line, across the street frc:m a neighborhood commercial center, and within 
l/4 mile of both a la.rqe food store and the beach. -. ·- -- ....;;.,-_, __ 

Because the Gateway Tract is not zoned for multiple unit develop:aent, however, there 
is some potential that the affordab-le- housing- woula-rio~be allowed. Therefore, the 
Commission has required that a 6-acre condominium site in Tract 32184, larqe enough for 
about 60 units, be held available to provide an alternative location for i.nclusionary 
housing units. If the Gateway Tract is not rezoned for higher densities (JU>.l.S or 
Jt0-21 the condominium site in Tract -32184 would be used as the site for 60 units of 
afforc5al::lle housing. lt is the. in:tent of this condition to provide assurance that low 
and IIIDderate cost hou.sin~·u:nits be const%"11c:'t&l\,.l:lt the applicant and provided for · .... 
purchase by qu.alifiea mem.oers of'" 't1Sr ~Ul:)lic-wi'i::m:!f''1F!'es.are· contrdl program admini.s~ered 
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 unwillinq to construct the .units, within 5 years:"securinq 
City rezoninq for the higher density affordable units (i.e. to R0-2), the applicant 
may dedicate the site to a local housing agency 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-
cut 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 anc! 110derate income shall be protected, 
encouraged and where feasible, provided." 
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. c:S. Archaeological Jtesources. The uchaeolog'ical survey perfomec! for the 
EDt on t.ke Phase II area, noted that there are two sic;nifica.nt ·pre-historical sites 
in the area.. One of these, site LAn-666 is loc:atec! within the area to be totally • 
altered c!'l.lrinc; 9rac:Sinq for Trac:t 32184. The other site is outai~: the area to be 
developed. 'rhe Eiit survey notec:S: 

~e millin9 stone site tAn-666 is a hiqhly sic;nificant cultural 
ruouzce wi tb t..'le potential for cont:dl:n.:ztinq important 4a'ta for ruearch 
into the C\lltural histor,1 of the Santa Mcnica Mountains and the broader 
sequence of developmen't in Southern California. 

'the report rec:ommenc!ec! 'tha't the site be a:cave'tec:l and analyzed prior t.o qradinq, u a 
mitiqaticn for ita c!est-~ct.ion. C:Cnciitions on this approval incorporate the rec:01Illlanc!a
ticms of this report in conlomance with Sect.ion 30244 of the Coastal Act. Only with 
t.'\ue conc:Sitions cu 1::!1• Cam&:llission fine! t.'\e project. consistent with the policies of 
the Ccut&l Act.. The repc~ also notes the potential. exista.nce of other arc:heoloCJic:al 
resources. Therefore t.'le. Commiss£oii'sc.onci:iuons" raquire thatt:he.appl:i:cant noti~ .. -
a qualified archeoloqist before lt~inc; any qrac!i.~q or br~sh clearinq in the 
Phase II area (Tracts 31935 and 32184), allow the archeoloqist to be presen't to observe 
such operations, and to require that work stop i~ new archeoloqical sites are found, 
While appropiate mitiqation is wu!erta.lcen. Only wi':..'l t.'leae conditions can the COiftll.is
sicn fL~c! the proposed development of Tracts 31935 and 32184 eonsiatent with the 
policies of t.he coas1:al Ac:t. .. 

..... - #- ~ -~ 
; ·---·------ , 

4. P;:s:S.e;t. As t:e Coa:d.ssicn nated in its fjnd"np in JUJ.:t ot 1978, these 
tnC"t.1 aay be appro-ned. =1.7 'because the 5iir=i-"ica.zrt iJrlFacts ot buil.d.cu.t haw been 
ident~..ad. a:d mi~ted. to the ra:Cmm extent !'easible, i:l a con:prehen.si.7e re'V"...ew of 
all potential larp scale · de'ftlc;=e:t in. Pae"-~c Pal!.sat!es. The Commiss:icn u ta.ll7 • 
aware tbat the scope ot t.":.ese approvals is one Wic.b. i.t pneral.l1 more apprcpr....ate t; 
local CQI.st.al hos;ram. Howe-ver, because ot tl:e alread.y exte:lSi."nt plarn1.,& a::C. per:tit 
"T.l.ewa of t.::is project b,y the C:i:~7 of Los A.nples t.be City• s relu~..ance to tl:::"":.l:er 
f'IT.!.ew tl:!.s area in. its local Coasta.l P:-os:-am l:ld. the a:tent of m:i::.ipticn as o!!ered. 
1:l:r tl:e appllca.:t and co~-'"'2d. b,- tl:a conditions, the Cozzmission t"...::sis these proje~s 
ay be a~d. pr:i.or to cert!.!icaticn ot tba Cit7' s LCP. In c=:t"oranee with Sec-"..i.on 
3062S ot the Coastal Act, t.b:La c!ecis:ioc s.ball Fide ;u-eparat:.O:::. 0: t.be Loc:a.l Ccasta.l. 
hcc:-am tor thi.s &:'M. 
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APPlication: 

APPlicant: 

Description: 

lite: 

IMENPM!NT REQUEST ,... , • • life; 

ST"P'P' REPORT ANP RECOMMENDATlg~HIBIT #_2......;J......__ 

A-38l-78A7 (Palisades Resourcesr'tfifd~ OFL
Properties) 

Palisades Resources Inc and Headlands Properties 
PO Box 70S 
Pacific Palisades, Ca 90272 

Amend permit for 740 unit aubdivision, including 
construction of condominiums and creation of single 
family lots. construction of low and aoderate 
income housing. open spaee d~diealions, commercial 
center, church and acbool to eztend expirAtion date. 

This is a request to amend Condition TWo imposed by 
the Commission in in ita action on 381-78A • 
Condition TWo addresses dedication of open apace 
land. tt provides for interim, seven-year offers 
to dedicate open apace. At the tiae of recordation 
of final •aps, it provides for offers of dedication 
to extend for twftnly-one y~ars. It also provides 
that the applicant will be re;uired to abandon the 
p~rmit seven years after the date of approval 
unless all final •aps connected with the 
development have been recorded and all aasociated 
dedications have been •ade. 

' Because the applicant baa not yet recorded the 
final aap on one tract, 32184, both interim offers 
of dedication over the open apace and the permit 
vill 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 valid for an additional seven years, 
from May 21 1987 to May 21 1994. 

The entire project ia located in Santa Ynez Canyon, 
vest of Te•eacal ridge and east of Topanga State 
Park, and north of Sunset Boulevard in the Pacific 
Palisades District of the City of Los Angeles . 
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• Jubatantive File Docuaenta: 

1) Pacific Palisades Coaaunity Plan. City of Loa Anqeles 

'-> ~-3Al-78; Aaendaents 1-6. 

S~APP RP.COMMENDATION 

The ataff recommends tbe Coamiaaion adopt the followinq 
resolution: 

I. ~pprov31 with Con~itions. 

The Commission hnreby grants. subject to the conditions below, an 
amendment to the permit for the proposed development on the qrounds 
that the development. as conditione~. will be in ~onforaily with 
the provisions of Chapter 3 of the CAlifornia Coastal Act of 1976, 
will not prejudice the ability of the local qovernment havinq 
juriMdi~tinn over the area to prepare a Local Coastal Proqram 
conforminq to the provisions of Chapter 3 of th~ Coastal Act, and 
will not ha~~ any Riqnificant adverse imp3ets on the environment 
within the aeaniny of the California Environaental Quality Act. 

II. STANDARD CONPlTIONS: See Altachaent X 

liJ. SPF.~TAL CONDITIONS: 

1) Limits of a•endment 

This amendment pertains to con~ition 2 only and does not 
affect the rem3inder of the approval or the adopte~ 
con~itions of the Co•mission. 

2) Revised Dedication Condition. 

• 

Prior to the extension of the date of aurren~er and 
abandonmHnt (expiration date) the applicant shall record 
offers to dedicate open apace lands specified in Con~ition 
Two. In each of the offers, the acceptinq aqency ahall 
include the City of Loa Anqeles or a private non-profit 
association acceptable to tbe Executive Director as apecified 
in the reviaed condition. Tbe expiration date of the interim 
offer to dedicate that applies to area E &hall be extended an 
•dditional seven 
years, until May 21, 199t. Conalalent with Cond1t1on Two, 
the appll cant I hall record offer• to de4 t·cate the areas where 
tracts have already been recorded, that is, offers pertaining 
to areas A, 1, c. C-1. D and c. The offers aball be 
irrevocable for a period of twenty-one years from the date o~ 
recordation of the offers. These offers shall also reflect ... 

)' D' fttD 
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the change in possible accepting agencies in the revised 
Condition 2. 

After the applicant records these changeN in the offers to 
dedicate in a aanner acceptable to tbe Executive Director, 
the expiration date of the permit (date of aurrender and 
abanrJonm~nt) shall be extended to May 21, 1994. If the 
process of dedication ia not complete by that tiae the 
applicant shall abandon the perait. 

Condition 2 as revised ahall atate: 

a. 

l. Dedication. Within 10 days following the issuance 
of this permit, applir.ant and Palisades Resources, Inc. 
(a co-applicant) shall record offers to dedicate to the 
Stat~ of California, the City of ~oR anaeles. and/or a 
~rivate. non-profit corporation acceptable tQ the 
~utive Director all of the prop~rty lying outside the 
urban limit line. such offers shall be of a form and 
content approved in writiny by th@ ~xecutive Director. 
such orrers of dedication shall be irr~vor.ahle t•tt• 
~~tl~•tft/11~-~~~ until May 21 1994 except in event 
of revocation of this permit. As final •aps for the 
r~spective four tracts (noted below) are recorded, said 
offers shall be irrevocable as to specified parcels for 
~1 ye~rs th~reafter and shall require dedication in fee 
of such specified parcels upon acceptance by the State 
of California or its agent. The offers of dedication 
shall contain the following proviaions as to the parcels 
specified below: 

Canyon Park. Concurrent with the recordation of a final 
map for Tract 34923 and prior to construction of 
residential units on such tract, the applicant shall 
record an irrevocabl@ offer to dedicate the full fee 
interest in approximately 120 acres of land in Santa 
Ynez Canyon north of th~ existing City park and west of 
Palisades DrivP. (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 Parka 
Commission to such prior offer of dedication. However 
to promote the •oat efficient and orderly operation and 
•aintenance of these parkland&, the applicant •ay 
withdraw the offer in favor of the State with regards 
only to the approxi•ately 25 acres eouth of Avenida de 
1a Montura (area C-1. Exhibit 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. 

?'-:. t:'l· f'iO 
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b. Gateway. Concurrent with the recordation of a fir..al aa. 
subdividing thc.C~Leway Tract, Palisades Resources, 
Tnr. .• KhA11 record an irrevocable offer to dedicate the 
Cull fJ.,H i nl.fu~st in approximately 297 acres of land 
outaid• of the urban llalt line on the Gateway tract 
established pursuant to condition 1 above (generally 
whown as areas A and B ln ~xhibita 2 and 5). 

e. Tract 31935. Within 30 dayR follovino the recordation 
of a final aap subdividinv tract 31935, tbe applicant 
Rh~ll rP.r.ord an Irrevocable offer to dPdicatP. the full 
fee interest in lh~ approxiaately 386 acres adjoinino 
the portion of Tract 31935 to b'• dP.VP.loped (ahown as 
~reas D and G in Exhibit 2). 

d. Tract 32184. Within 30 dayR following the recordation 
of thP. finAl aap aubdividino the final unit of Tract 
3'-184 the applicant shall record an irrevocable offer to 
dedicate • full fP.P. interest in tbe approxiaately 338 
ac~ren Rhown as area E in P:xhibit 2. 

P. Pttrlllit Expiration. tn t.h'~ P.VP.nt thP ohliqation of 
Palisades ResourceR, tnc., and applicant to dedicate all 
of the property lyino outside the urh~n liMit lines does 
"',l occur •ttM!~I-ftf~ll111tf~t-l~ttftltMfll''~-~tflft 
tM1-/f~t~lt bP.forP. M~y ll, 1994. applicant shall be • 
obligated to surrender and ab,.uduu this pttr:mlt lfff~ 
f~f1f-t.1~~/~fl-~t.MI-~tf~ltf~t/fftlf' on May 22. 1994 
and this permit Rhall have no further force or effect 
inRofar as this permit pttrtalns to any property Dot then 
subject to a final subdivision aap. 

tV. FTNnTNGS AND DECLAR~TJONS 

Th~ Co•mission finds and declares •• follows: 

A. Protect nesr.rlptlon and Hiatory 

Tbil amendaent in ~ requPYt to extend th~ auLo•~tir. explrA1.Ion date 
of a eoaplex subdivision involvino four tracts and approxi•ately 
1300 ar.res in th~ 8ant.o1 Monir.a Mountains directly north of the 
developed portion of Pacific Palisades. Procedurally. this action is 
the seventh aaendaent of a series of aaend•ents. The first 
aaendaP.nt, 381-78~ aaended a peralt allowln9 600 unlt• to allow 740 
units on approximately 1~00 acres in the Sanl.it Monlca Mountains. 
ThiK ~ctlon P.RtahliRhP.d an urban llait line, and included parks, 
open space dedications over •pproxiaately 1077 acres of aountainous 
terrain, streets, a trailhead, a eoaaercial developaent and a • 
church. and other iaproveaents. e,O 
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