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REVISED FINDINGS
APPLICATION NUMBER: 5-01-190

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

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

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

DESCRIPTION OF PROPOSED PROJECT: The proposed project wouid allow
construction of a 32,400 square-foot sports field; a retaining wall on each side of the field,
including a 278-foot long, up to 23-foot high, wall at the toe of the western slope;
relocation of 33 existing parking spaces,; and 16,400 cubic yards of grading which would
extend on to 1.25 acres of a 107.23 acre City park. The rear wali, 15,000 square feet of
the playing field and much of the grading would extend into the park and outside an Urban
Limit Line that delimits the park, which is deed restricted to open space to prevent
landform alteration, vegetation removal, or further subdivision (Exhibits 2, 3, 28.) The
sports field would permanently occupy approximatelv 15,000 square feet of the public
park. Approval of the project would recognize the creation of a 1.25-acre joint use area
with restricted access rights within the 107.23-acre park. No additional parking spaces are
being provided for the new sports field.

DATE OF COMMISSION ACTION: December 11, 2001
COMMISSION ACTION: Approval with special conditions

COMMISSIONERS ON PREVAILING SIDE: Commissioners Desser, Dettloff, Estolano,
Kruer, McClain-Hill, McCoy, Hardy.

COMMISSIONERS VOTING “NO”: Chairman Wan
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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 10,2000.

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

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

the Cultural Affairs Department of the design of the sports field and all other City
approvals.

SUBSTANTIVE FILE DOCUMENTS:

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

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

3. City of Los Angeles Department of Recreation and Parks, Report of the General
Manager concerning the shared use agreement of a portion (1.25 acres) of
Santa Ynez Canyon Park for 25 years to the Caivary Church of Pacific Palisades
with a 25-year lease reriewal 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 Pariis to an existing church and
school site for use as an athletic field (Parcel A and portion of Parcel B, PMLA
5372.

5. Geosoils Consultants Inc., Geologic and Geotechnical Engineering Report,
Proposed Sports Field and Parking Area, Parcel Map 5372, Lot 1, 701 Palisades
Drive, Pacific Palisades, for Calvary Church, April 21, 2000, W.O. 3910B

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
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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).

L MOTIONS, STAFF RECOMMENDATION, AND RESOLUTIONS OF APPROVAL.

The staff recommends that the Commission adopt the foliowing resolution to APPROVE
the revised findings concerning the coastal development permit application.

MOTION: I move that the Commission adopt the revised findings in
support of the Commission’s action on December 11,
2001, concerning coastal development permit 5-01-190

STAFF RECOMMENDATION OF APPROVAL:

Staff recommends a YES vote on the motion. Passage of this motion will result in the
adoption of revised findings as set forth in this staff report. The motion requires a majority
vote oi the members from the prevailing side present at the December 11, 2001 hearing,
with at least three of the prevailing members voting. Only those Commissioners on the
prevailing side of the Commission’s action are eligible to vote on the revised findings.

RESOLUTION TO ADOPT REVISED FINDINGS:

The Commission hereby adopts the findings set forth below for approval with conditions of
coastal development permit 5-01-190 on the ground that the findings support the
Commission’s decision-made on December 11, 2001 andaccurately reflect the reasons
for it.
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STANDARD CONDITIONS

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.

Expiration. If development has not commenced, the permit will expire two years
from the date on which the Commission voted on the application. 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.

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

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.

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

SPECIAL CONDITIONS:

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

A.  In addition to any assumption of risk agrec:..ent between Calvary Church and
the City of Los Angeles, by acceptance of per~:t, the co-applicant, Calvary
Church, acknowledges and agrees: (i) that .12 .. may be subject to
hazards, including slope wash, mud flows and rock falls; (ii) that Caivary
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 2ny and all liauility, claims,
demands, damages, costs (including costs ond fees incurred in defense of
such claims), expenses, and amounts paid in settlement arising from injury or .
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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 (1) through (iv).

PRIOR TO ISSUANCE OF THIS AMENDED COASTAL DEVELOPMENT
PERMIT, Calvary Church shall execute and record (1) a deed restriction
pertaining to the entire property known as Parcel A, Parcel 5372 Lot 1 and (2)
a lease restriction pertaining to the 1.25-acre portion of Parcel B, Parcel 5372
that will be leased to the co-applicants 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
Parcel A, Parcel 5372, Lot 1, 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.

2. ASSUMPTION-OF-RISK, WAIVER OF LIABILITY, AND INDEMNITY DEED
RESTRICTION APPLICABLE TO CITY Of LOS ANGELES.

A

In addition to any assumption of the risk agreement between Calvary Church
and the City of Los Angeles, by acceptance of the coastal development
permit, the co-applicant, City of Los Angeles, acknowledges and agrees (i)
that the approximately 1.25 acre portion of Parcel B, Parcel 5372 that will be
leased to the co-applicant Calvary w..urc.. (hereinafter “the site”) may be
subject to hazards, including slope 1, wd 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 harmiess the
Commission, its officers, agents, and employees with respect to the
Commission’s approval of tne project agair 3t any and all liabiiity, claims,
demands, damages, costs (~-'uding costs  ~ 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
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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).

PRIOR TO ISSUANCE OF THIS AMENDED COASTAL DEVELOPMENT
PERMIT, the co-applicant, City of Los Angeles, shall provide a written
agreement pertaining to the approximately 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, April 21, 2000, W.O.
3910B and 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", geologic report dated 12 April 2001
and signed by O. u. Yoakum (GE 918) and R. F. Ruberti (CEG 1708, and the
requirements of i -~ “ity 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.
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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 shail be removed to an approved landfill outside the
Coastal Zone.

B. 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 suc:czssors and assigns, and shall be
recorded free of prior liens that the Exerutive 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.

PROTECTION OF PUBLIC ACCESS TO LOWER COST RECREATIONAL
OPPORTUNITIES

A. The playing field shall be available to the general public on no fewer than 65
days annually (including no fewer than 18 Saturdays). The days of public use shall
be controlled by the City of Los Angeles accoruing to City laws and procedures.
Such public use and ability to reserve the field on the days specified above shall be
administered and controlled by the Ci., of Los Ange es Recreation and Parks
Department.

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT the co-
applicants, Calvary Church and the City of Los Angeles Department of Recreation
and Parks shall provide for the review and approval of the Executive Director a
revised, executed joint use agreement that shall reflect the revised usage
conditions imposed by the Commission, including City contro! of the days on which
the field is used by the public.

B. The permittee shall operate the playing field in accordance with this
condition. Any proposed changes to the approved final plans or to the operation of
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the field 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.

6. LANDSCAPING PLAN

Prior to issuance of a coastal development permit, the co-applicants shall submit
landscaping plan, prepared by a licensed landscape architect or a qualified
resource specialist, for the review and approval of the Executive Director. The
landscaping and erosion ~ontrol 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

1. As part of the landscaping plan prepared to conform with this condition, the
applicants shall identify an area of no less 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 californica 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.

2. 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 *he drainage devices and retaining wall. All landscaping
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.
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All cut and fill slopes siall 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;

The 12-23 foot high, 278 foot long retaining wall on the western side of the
sports field shall be screened with appropriate native plants;

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;

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.

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 agproved pursuant to this special
condition. The monitoring report shaii include photographic documentation
of plant species and plant coverage.

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.
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7. EROSION AND DRAINAGE CONTROL

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicants 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.

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:

(@)
(b)

(c)
(d)

Temporary sediment basins (including debris basins, desilting
basins or silt traps),
Temporary drains and swales, sand bag barriers, silt fencing,

appropriate cover,
Install geotextiles or mats on all cut or fill siopes, and
Close and stabilize open trenches as soon as possible.

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

(a)

(b)

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.

A site plan showing the location of all temporary erosion
control measures.
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A schedule for installation and removal of the temporary
erosion control measures.

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

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

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

(@)

(b)

(©

Design elements that serve to minimize directly connected
impervious areas 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;

Sweep parking lot(s) with a vacuum regenerative sweeper on
a monthly basis;

Installation of catch basin inser's or vegetative or other media
filtration devices effective at trapping and/or mitigating
contaminants such as petroleurn hydrocarbons, heavy metals
and particulates, in addition to trash and large debris.
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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 85™ percentile, 24-hour runoff event for
volume based BMP’s and/or the 85" 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 15" through
April 31 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 15"
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 the 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 AMENDME ™ 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 5-01-180
shall be required at the time of any amendment to the terms of the lease
authorizing this development. Any extension of the lease that is subject to this
permit shall require a new coastal development permit.
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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 (“Calvary” or “the
Church”) and the Los Angeles City Department of Recreation and Parks, submitted an
application to build a privately operated ball field. Calvary proposed to build the ball field
partly on land owned by the City of Los Angeles. A shared use agreement between
Calvary and the City of Los Angeles would give Calvary primary control and access over
the area and allow a limited amount of use by groups that were not associated with the
Church. The Executive Director initially informed the applicants that the proposed project
was an amendment to Coastal Development Permit A-381-78, and subsequently accepted
this application (See “History of the Present Application,” below.) In June 2001, staff
recommended approval of the project with special conditions to open the site for public
use. The applicants asserted that they could not comply with these conditions. At the
date of the hearing, Calvary requested additional time to negotiate changes with the staff,
believing that the Commission it would probably not accept the project as proposed. The
project was again reported to the Commission in November 2001 as a new application,
with a recommendation of denial. The Commission continued the matter untii December
2001 to allow the applicants time to confer with staff concerning a possible compromise.

On December 11, 2001, the Commission approved a modified project proposal that would
provide for public use 65 days per year, including 18 Saturdays, operation of the facility
consistent with the City's rules of non-discriminatory public access, and the provision of
equal access to groups from through out the City that would be administered by the City
Department of Recreation and Parks. Finally, the Commission required that the co
applicants revise their joint use agreement consistent with these conditions. In its action,
the Cr....mission, at the request of the co-applic~ '_, : \s0 imposed special conditions to
recuire *' 2 assumption of the risk of the develop~--*b the co-appiicants, conformance
of final design and construction plans to geotechnical reports, a maintenance agreement,
and water quality measures, including a plan for erosion and drainage control during and
after construction, revision of the landscape plans requiring the use of native vegetation on
the slopes; and requiring a coastal development permit amendment in the event of any
changes in the terms of the lease/joint use agreement. As part of the revised project, the
applicant, Calvary Church, offered to transfer 21,910 square feet of its undeveloped
property adjacent to Palisades Drive to the City for passive recreational use. (See
Revised Findings £xhibits A and B.)
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B. HISTORY OF UNDERLYING APPROVAL- A-381-78A.

The Commission granted permit A-381-78 to Headlands Properties' in 1979 for grading,
roads and utilities to accommodate a 230 unit residential tract in the Santa Monica
Mountains, in a then undeveloped 1200-acre holding in the Pacific Palisades District of the
City of Los Angeles. In a 1980 amendment to the permit, A-381-78A, the Commission
approved four tracts, established the total number of dwelling units at 740, allowed
massive grading within an Urban Limit Line, the construction of this church, (described as
an “institutional site"), two sites for commercial development (2 acre total), and required
the dedication in fee of almost 1,000 acres of public open space, the area outside the
Urban Limit Line, to State Parks. A 1987 amendment, A-381-78-A7, allowed land that was
too close to residential structures to be acceptable to State Parks to be dedicated to the
City of Los Angeles Board of Recreation and Parks. In 1989, the City of Los Angeles
Department of Recreation and Parks considered an offer of 475 acres of the public open
space land and accepted the canyon sides of lower Santa Ynez Canyon, a total of 272
acres, for park purposes. The park land subject to this application was accepted in that
action (Exhibits 14 and 15.) In describing the dedications, the Commission consistently
described the dedicated land as dedicated for “public park purposes.” The full text of the
Commission’s original adopted findings and conditions of A-381-78, the underlying
approval, is found in Exhibit 20.

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

The underlying permit restricted development outside the urban limit line in three ways, all
of which still apply to the park land subject to this application. Condition 1(a) stated that all
“grading, structural development, and subdivided lots shall be located entirely within the
urban limit line,” and condition 1(c) created some limited exceptions to that prohibition,
stating in part that “outside of the Urban Limit Line: minor grading may be performed to re-
contour previously graded land; paved or unpaved pathways and other incidental
irnp-ovements for low ir tensity recreation may be constructed”. Condition 2 required the
apoli~ant, as it reco-ded te four tracts, to dedicate the land outside the Urban Limit Line
in fee to the California Department of Parks and Recreation, and in the mean time

' Headlands is also known as Palisades Resources, Palisades Highlands and Gateway Corporation
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restricted its use. Condition 3 required that the applicant, as it recorded each tract; record
a deed restriction to prevent development outside of the Urban Limit Line except as
permitted by this permit or for park purposes. (See Exhibit 20 for the text of the
Commission’s revised findings adopted in 1980, which include these Conditions. Exhibit
31 contains the most recently amended conditions.)

When the Commission approved all four tracts of underlying project in 1980, in A-381-
78A?, the newly adopted Coastal Act contained policies that were much more restrictive
concerning landform aiteration 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 landfor::s: protection of watershed,
protection of natural vegetation, protection of public views and assurance of safety and
geologic stability. The first major amendment A-381-78A expanded a limit of grading,
called the Urban Limit Line, first established in the original action. Within the Urban Limit
Line, grading and landform alteration, and construction of buildings and roads could take
place. Outside the Urban Limit Line, no grading could take place except for park
purposes, and vegetation removal was limited to thinning for fire control within 100 feet of
residential structures. The institutional site (where th= church is row located) was
identified on a seven-acre site that had been graded and disturbed, and the Commission
found that intense development could occur within this area without requiring additional
landform alteration.

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

The project would result in permanent alterat.on of approximately 145 acres of the
185 acres in Tracts 3193€ and 32184. A firm Urban Limit Line is to be established
with permanently preservec buffer arzas designed to protect the integrity of the
local wildlife systems from both constr_ztion and res dential irpacts.

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

2In 1979 in approving 381-78, the Commission approved 230 units; i 1980 in approving 381-78A the
Commission approved four tracts and 740 units, as shown in Exhibit 20 'n that action, the Commission
required the dedications and established the ULL. The urban limit line has been extended twice since. Once
to accommodate the Church and its required buttress fills (for geological mitigation), once to respond to
geological problems near Temescal Ridge (Tract 32184),
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of surrounding habitat areas so this it is consistent with the policies of Section
30240 of the Coastal Act.

Habitat. The 1980 findings that addressed the protection of the hillside habitat were
based on a characterization of the slopes as an important watershed, and a finding that if
the slopes were not cleared, more watershed would remain. At the time of the
Commission’s original action, the cities in Los Angeles basin and the City of Santa Monica
obtained a large proportion of their drinking water from ground water. The implication was
that extensive areas were needed to protect urban water supplies, and that dedication of
almost 1,000 acres of steep land would do so. The objective was to protect an extensive
nrtially pristine and partially degraded area. This strategy was not dependent on the
presence of a unique or irreplaceable component, such as a streambed or an endangered
species. Instead, the Commission attempted to protect the watershed cover, on which the
streams and groundwater resources depend. There was very little analysis of the kind of
habitat or its value, although some of the letters the Commission received stated that there
were “five endangered species” in the area. (Exhibit 25). In the late 1970’s coastal sage
scrub had not been identified as habitat for several endangered species. At the time, the
public and government agencies perceived “brush” as a nuisance. Although the
Commission referred generally to the “habitat policies” of the Coastal Act, in order to carry
out these policies, the Commission applied the principais of Section 30252, which
encouraged clustering of development within a largely undisturbed landscape. The
Commission imposed the Urban Limit Line and limited removal of vegetation to areas
within the Urban Limit Line. The exception was that clearance could occur for purposes of
fire clearance within 100 feet of residential structures. The decision allowed greater
densities within the area to be developed in exchange for preservation of other lands.
Within the larger 740-unit Headlands/Pacific Highlands development, there are town
houses and condominium units sharing views of protected ridgelines.

Public Recreation Purpose of Dedications.

In approving the amended permit in 1980, the Commission required the dedication of
public parks to protect land from grading and development and to mitigate the demand
that this new development would put on existing coastal and mountain recreational
facilities. As it first considered this project on appeal in 1979, the Commission received
testimony concerning the existing use of the land for trail access to the mountains and its
value for habitat and public views. (Exhibit 25, letter received during consideration of A-
381-78) In its 1980 action, the Commission considered the impact on roads for the
devzlopment and required parks to be dedicated within the subdivisions for the public and
to provide onsite recreational facilities to serve the development. In approving the
amended project A-381-78A in May of 1980, the Commission found that:
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“The major issues in its prev.2us action (July 1979 (sic)) were the density of the
project as it affected the traffic impact on access to the coast, the extent of grading
and alteration of natural landforms as it affected scenic habitat and recreational
resources and the provision of housing opportunities for persons of low and
moderate incomes. ... Approval of this amendment authorizes an increase in the
number of units ...in all cases the balance of the 968 acre Phase I site would be
either dedicated as open space or dedicated for park purposes.” (Revised
Findings, 1980 Exhibit 20)

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

. given that the land was dedicated to a public entity (and the only use allowed, except for
open space, was as a park) the only allowable use of the land, except for open space, is
as a public park.

Documents indicate that the land was dedicated for park purposes. In 1981, the applicant
recorded a deed restriction iimiting 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 Departmert of Recreation and Parks, to the
City. In 1981, The City adopted Ordinance 1552C3J alicwing it to accept the land for park
or recreational purposes (Exhibit 16). According to u.e 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.

As noted above, the City Department of Recreation and Paixs has provided evidence that
. it accepted 272 acres, the land subject to this application on January 10, 1989.
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The protection of steep land was one other purpose of both the Commission’s 1879, and
its later 1980 action. The intent of the underlying permit was to protect the sloping
watershed land from all grading and open the steeper slopes only to low intensity uses.
However, it did make an exception for public park use. Significant public use is required to
satisfy the Coastal Act requirements for public access and recreation, as the Commission
recognized in 1980 when it imposed deed restrictions applicable to the site and
established the following restrictions:

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

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

Finally, the Commission addressed traffic impacts on coastal access routes, attempting to
incorporate commercial uses, park land and one institutional site, the present church, into
the development to reduce external trips by the new residents.

The Commission based its action on Sections 30210 and 30223 of the Coastal Act, which
require maximum public access and recreational support, and in addition, Sections 30230
and 30231, which protect watershed land, streams and water quality, Section 30240,
which protects sensitive habitat, and finally Sections 30250 and 30252, which require the
Commission to review the location and intensity of development with respect to its impacts
on public access. This prior history establishes two tests for approval of a permit on the
land subject to A-381-78 as amended. The first test, as always in the coastal zone, is
consistency with the Chapter 3 policies of the Coastal Act. However, land that was
subject to this permit that also lies outside the Urban Limit Line also carries significant pre-
existing restrictions. In this case it is public park land that is also deed restricted to limit
subdivision, development and grading. (Complete adopted findings attached, Exhibit 20.)

C. HISTORY OF THE PRESENT APPLICATION.

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

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

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

Staff met with Ms. Nonn and explained that administrative approval of the plans that she
had provided exceeded the scope of the authority of the Executive Director under the
permit. Any work outside the scope of the permit would require an amendment to the
permit. In January 2001, the applicants submitted the present request as an application
for an amendment to A-381-78. On January 26, 2001, up»n review of the amendment
application, the staff determined that the project would undermine the intended effect of
the existing permit because, among other reasons, it would 1) create a private park on
public land (in violation of condition 3), and 2) extend grading and structural development
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past the urban limit line established in the underlying permit (A-381-78, as amended) to
protect landforms and habitat (in violation of condition 1).

However, on February 7, 2001, the applicant’s representative, Mark Allen, urged the
Commission staff to reconsider, citing community support and the scarcity of playing fields
in the area, and raising procedural and substantive legal arguments (see Section L,
below). Mr. Allen’s letter stated that, “if reconsideration is denied, we will appeal the
decision for consideration by the Commission.” Upon further review of the special
condition that established the Urban Limit Line, and the adopted findings, the Executive
Director determined that even though the proposed project would extend grading outside
the Urban Limit Line, the extension could be allowable if the grading and development
outside the Urban Limit Line were for park purposes. Since the application could properly
be regarded as a new permit application as well as an application for an amendment, staff
decided to treat it as a new permit application, and that treatment continues to govern the
form in which this application comes before the Commission now.

Although this application is styled as a new application for a permit in this staff report, it
remains the case that approval of this request would, in effect, amend Special Condition 1
of the prior permit (A-381-78), which prohibits structural development on the part of the
project site that is outside the urban limit line. Accordingly, A-381-78 must be formally
amended once again to reflect the Commission’s approval of structural development
otherwise inconsistent with Special Condition 1. Staff has suggested to the City of Los
Angeles Department of Recreation and Parks that the Department should seek a targeted
amendment to the permit A-381-78, for the part of the project site that is outside the urban
lim - ‘ne to amend to the permit to be consistent with the Commission’s action. The
Department has standing to do this in its role as an applicant on this permit and as the
permittee (by implicit assignment) of the existing permit (A-381-78, as amended). The
City of Los Angeles has indicated that it will submit an application for an amendment to
that permit to formalize the Commission’s action with respect to this 1.25-acre area.

When staff determined that the project was an amencdme: . ~f the underlying permit, no
locally issued coastal development permit was necessarv sin~~ the Commission has
jurisdiction over amendment to its own permits. When staff agreed to accept the
application as a coastal development permit, this presented a problem because the City
assumed responsibility for issuance of coastal development permits, pursuant to Section
30600(b) of the Coastal Act, but it had not yet issued such a permit for this project. The
applicants requested that staff waive the initial City approval of a CDP. The reasons were:
1) The applicants had already obtained a Conditional Use Permit from the City of Los
Angeles Associate Zoning Administrator. 2) The applicants had already received approval
of a Shared Use Agreement from the City of Los Angeles Board of Recreation and Parks.
3) Both City agencies had held duly noticed public hearings at which extersive testimony
was heard. 4) A local CDP would be appealable. 5) If staff determined that the project
was inconsistent with a prior Commission action, the Executive Director would appeal the
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locally issued coastal development permit. In other words, the applicants would have
spent six months processing a Coastal Development Permit from the City and would still
need to receive concurrence from the Commission. Although informed that they should
have applied for a coastal development permit from the City, the applicant’s
representatives stated that the project had received a Conditional Use Permit from the City
and decided that it would save time and effort to go forward with this request at the
Coastal Commission. Now, upon treating it as a new permit application, it could go back
to the City for a locally issued coastal development permit. However, section 13053 of the
regulations allows the Commission to hear the matter and then after a decision to refer the
matter back to the City for its consideration, if the City deems such consideration
necessary.

Although the City processes most initial permit applications itself pursuant to Coastal Act
Section 30600(b), because this came to the Commission originally, because staff is
unaware of any City opposition to the Commission waiving the requirement for a locally
issued coastal development permit, and in view of the extensive prior City hearings on this
matter, the Commission is retaining it.

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

D. APPLICANTS’ PROPOSAL

Tiie applicants propose to construct a 32,400 square foot 165-foot long sports field on the
siope 2djacent to Calvary Church and schoui and are <t a four-sided 440-foot long, variable
heignt, 73-foot maximum) retaining wall. The sc~ent -f the wall located at the base of
the hill would be 278 feet long (Exhibit 3). The applicants also propose to relocate 33
existing parking spaces on Calvary property, and grade 16,400 cubic yards. The
applicant’s church and school lie in the bottom of Santa Ynez Canyon on about seven and
a half acres on the western side of Palisades Drive, north of Sunset Blvd. (see Exhibits 1
and 2). West of the school, there is a 400 foot high 1.5:1--2:1 slope that lies on a 107.23-
acre parcel of the park dedicated as a condition of the underlying Permit A-381-78A. The
applicants propose to notch the sports field into the hillside, and extend it over the present
school parking. The field would be elevated about five feet above the existing driveway.
The hillside would »« supported by a retaining wall. Thirty-three (33) of the 34 parking
spaces lost because of the project would be replaced adjacent to a driveway on a
previously graded area on Calvary’s own property (within the Urban Limit Line.) Much of
the grading and the lowering of the height of the field is a result of conditions imposed by
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the City of Los Angeles to protect views from a 75 unit condominium (also approved in the
underlying Permit A-381-78A) that is located on the east side of the canyon. The
applicants proposes no extra parking for the playing field, noting that it would be used
either by the school or after school hours by others. As part of their proposal, the co-
applicant Calvary Church proposes to transfer approximately 21,910 square feet of land
owned in fee by the Church to the City of Los Angeles for park purposes. This land is
directly adjacnt to Palisades Drive and can be accessed from Palisades Drive.

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

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

" fte.r the June, 2001 hearing an~ ~fter receiving the November 2001 staff report, the
applicants changed its proposal to offer to convey 21,910 square feet of its property
located between its parcel and Palisades Drive to the City for purposes of public access
and recreation. {nitially the church offered more land, but review of ownership records led
to the discovery that a sliver of land on the south side of its property was held by others. It
therefore changed the offer to a parcel of land that it owned that is adjacent to Palisades
Drive, and could be open for public trail use. After the November hearing, the Church also
offered to increase the days that the public could use the playing field as described in the
se-tion below.

® This may be the case if the land were unrestricted parkland. However, this land was subject to a detailed
deed restriction limiting its use, as noted elsewhere in the report.
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E. 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 of
public recreation land to a privately operated park, with limited shared use, raises
significant issues with Sections 30210, 30212.5, 30213, 30223 and 30252 of the Coastal
Act as well as issues of consistency with the Commission’s previous actions on the
underlying permit.

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

Section 30210.
In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posted, and recreational opportunities shall

be provided for all the people consistent with public safety needs and the need to protect
public rights, rights of private property owners, a:.J natural resource areas from overuse.

Section 30212.5 encourages a widespread distribution of access facilities.
Section 30212.5
Wherever appropriate and feasible, public facilities, including parking areas or facilities,
shall be distributed throughout an area so as to mitigate against the impacts, social and

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

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

Section 30213

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

Section 30223 encourages the reservation of upland recreational facilities.
Section 30223

Upland areas necessary to support coastal recreational uses shall be reserved for such
uses, where feasible.
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Section 30252 requires that new development be sited and designed to reduce traffic
impacts and to improve and protect access to the coast:

Section 30252.

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

The project before the Commission is an urban park for active recreation. It cannot be
constructed without grading into the hiliside. The Commission has received testimony and
correspondence regarding this permit noting that there are a very limited number of
playing fields in the Los Angeles Basin. About half the proposed playing field would be
located on land that is dedicated and accepted as public parkland consistent with the
Commission's earlier action. As noted above, the City Department of Recreation and
Parks has provided evidence that it accepted this land on January 10, 1989.

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

These and other concerns are reflected in conditions of the original Shared Use
Agreement and also in the conditions of the Conditional Use Permit. The Shared Use
Agreement specified that certain identified local youth groups could use the field a limited
number of afternoons each year (52), and that a local Cub Scout troop could use the field
for three one-week long events each summer. The conditions of the original shared use
agrec m2nt also allow “City sponsored” events or practices. However in the original
agreement, City -sponsored groups are limited to six days a year, require advance notice
to neighbors concerning the scheduling and identity of any "City -sponsored" groups, and
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require that if there is a conflict betwezn groups requesting to use the field, groups from
the Pacific Palisades should have preference. The originally identified six days of use for
events or practices are limited to youths under the age of 15. (Agreement, para. 5B.) (See
Exhibit 10.)

The initial 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.B) (Exhibit 10). However, neither the agreement nor the permit application states
what Calvary’s rules and regulations are. The agreement requires Calvary to allow only
six days per year for City-sponsored events or practices, “if no school activities are
anticipated for the requested date and time” and if “the requested use does not otherwise
conflici with Calvary’s enjoyment of its property and the field.” (Agreement para. 5.B).
There is nothing to prevent Calvary from scheduling activities during ali non-school hours
and thereby precluding the “six events or practices” for other youth groups referred to in
the agreement with the City. The initial agreement with the City does not allow any use by
the public, or other organized groups, during January, February, or March except at “the
sole discretion of Calvary.” (Agreement para. 5.A.5). (See Exhibit 10.)

Apart from the “six events”, the initial 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 of the field two Saturday
afternoons each year by Cub Scout packs only from the Pacific Palisades community.
(Agreement para. 5.A.4). The agreement also states that if one of the groups authorized
to use the field fails to comply with Calvary's rules, Calvary may substitute another group.
(Agreement para. 5.A.6). Finally, the Agreement gives Calvary the right to modify the
specified uses in paragraph 5.A. of the agreement with the City, if they conflict with
Calvary's private use of the field, and requires that Calvary endeavor to find some other
time when the use can be accommodated that does not conflict with Calvary’s use.
(Agreement para. 5.A). Therefore, it appears tha! rone of the specified public uses in the
agreement are guaranteed, but rather, that Calvary could expand its non-schoo! use of the
field so that little or no other times are available for other groups. On October 6, 1999, the
Board of Recreation and Parks approved this agreement conditional upon Calvary
receiving all necessary approvals* (Exhibit 10.)

Calvary initially justified its near exclusive use of the land saying that the public would be
served by “freeing up” demand on the other local park, Palisades Park, where the Calvary
School team now practices. City staff notes that the entire City is deficient in playing
fields, and that the City would get some use of this playing field without the expenditure of

“On January 28, 2000, the Associate Zoning Administrator approved the -onditional use permit for the
project. In addition to standard City conditions for hillside development, the Zoning Administrator imposed
nine conditions dealing with view protection and noise and traffic impacts to the neighborhood and adopted
the Board and Recreation and Parks agreement by reference.” (Exhibit 23.)
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City funds (Exhibit 30, letter from General Manager.) The developer of the underlying
project Headlands/Pacific Highlands development, dedicated 25 acres of land to the City,
which accommodates a debris basin and some steep land. As a result of both the City’s
and the Commission's open space and recreation requirements, the City was offered a
total of 475 acres. However, none of this land is suitable for an urban park. Much of the
dedicated land is too steep to develop with playing field or recreation centers without
extensive grading. There are informal trails throughout the park. On this part of the City's
property there is an informal trail leading up the creek from the church access road to a
small meeting area with benches arranged under the trees.

The City does have other models for shared use (Exhibit 12). In those models the City
has developed parks on school property in exchange for being able to operate supervised
parks that are available for use by the public and/or organized groups during non-school
hours. City contracts give City staff the right of access to telephones, and require that
restrooms be available. They require that City staff have keys to an office. Calvary’s
representative states that Church officials have discussed these issues with the groups

-that they have identified to share the facility. At the Calvary site, there is a restroom
accessible from the driveway and a pay telephone that can be made available to people
using the field. The restroom is normally locked. However, availability of these restrooms
and telephones are not part of the City’s contract with Calvary or required in the shared
use agreement between Calvary and the City. The City objects that these models are not .
comparable because Calvary is paying for this development, and in those other cases, the
City also paid a portion of the development costs (Exhibit 30, letter of the General
Manager. Recreation and Parks.) In proposing to limit public use, Calvary also indicated
that its insurance would not cover substantially increased public use of the field.

As originally proposed, the project failed to provide recreational opportunities for all the
people consistent with public safety needs and therefore violated Coastal Act Section
30210. The project also did not provide recreational facilities to serve the development,
the four Headlands tracts, which the dedication of the land was required to mitigate under
Section 30252. By virtue of the proposed restrictions, only a (iaction of the population of
either the development, the City or of the State of California wcuia pe eligible to use the
land that was required to be dedicated to the public.

In response to Commission discussion, the applicants changed their project to allow the
public to use the site a total of 65 days a year, including 18 Saturdays. The Commission
accepted the change and required the times and reservations to be controlled by the City
Department of Recreation and Parks. The City as co-applicant indicated that the
reservation system would be subject to City policies of non-discrimination. The applicants
therefore changed its project so that the former restrictions of use to specific groups or to
groups from a particular area of the City would no longer apply. Instead Citywide laws
concerning non —discrimination would apply to the use of the field during the 65 days that
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the field would be available to the public. The Commission required the co-applicants to
modify their shared use agreement to reflect these changes.

Moreover, this land is not only watershed land; it is land dedicated for a specific purpose,
public use, by the Commission's own action. In order to consider any kind of park
proposed on land required to be dedicated under Section 30210 of the Coastal Act; the
Commission must first find that the park is a public park and provides maximum access to
all the people of California. The park must be public. A public park, by definition is open
to the public. The Commission cannot approve predominantly private use of public
parkland that was dedicated to the City because of the State’s action on the underlying
permit. In order to find that the intended use of the field is a public park, the public must
have significant and frequent access to the land, and the land must be open to all
members of the public. In this case the Commission notes that the applicants has offered
to dedicate to the public over 21,190 square feet of land that it held in fee ownership as
well as offering public use on a significant percentage of the time that the field will be
available. As now modified to provide additional public land and to allow public use on 65
days and as modified to allow the City to administer the park according to its laws and
rules, the land will be open to all members of the public and provide public access and
recreation. As conditioned, the field will provide sufficient public use for the Commission to
determine that the field is a "public park". While the original operating agreement granted
priority to children in a specific neighborhood, as modified, this restriction will no longer
apply. To assure a change in the operation of the park, the Commission requires that the
coapplicants modify their agreement to be consistent with the conditions of this permit. As
conditioned to assure that the field is open according to the rules of the City of Los
Angeles, on a non-discriminatory basis on 65 days each year, the field will operate as a
public park. The City and the co-applicant may limit the total use to 65 days in reflection of
the limitations of the applicant's insurance and in light of the applicants ownership of half
the field and its contribution to construction of the field, a contribution which is half of the
land and all of the construction expenses.

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

In accepting the present application, the Director acknowledged that part of the purpose of
the dedication of park and open space lands under 30252 was to provide recreational
facilities to serve the new development. However, the Commission also indicated in its
findings that the use envisioned for the recreational land was for a public park. The
Commission finds that as conditioned to be available to the nublic for no less than 65 days
a year including 18 Saturdays, that will be administered by the City the proposed use is a
public park. If the Commission’s underlying permit conditions and the deed restriction
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allow “limited” grading for park purposes, the purpose of the grading must be for a park.
as now modified and conditioned, the use is a public park, and the development is
consistent with the underlying Coastal Development Permit.

Development on dedicated parkland, as a private sports field that allows public use to
exist but to be limited to reduce noise, is consistent with the Commission’s prior actions as
long as the use is significant. The Commission finds that, 65 days annually is significant,
as long as the park is available to the general public. Moreover, the dedication of 21,910
square feet of additional land that is accessible from Palisades Drive for purposes of
passive public recreational use and hiking increases access to this site. As proposed, and
conditioned the project is consistent with the public access and recreation policies of the
Coastal Act. Sections 30210, 30223 and 30252 of the Coastal Act, which provide that
development shall provide maximum access, as well as with the purpose of the
dedications, the recorded deed restrictions, and the underlying conditions applied to the
subdivision.

F. VISUAL IMPACTS -- LANDFORM ALTERATION

Sections 30251 of the Coastal Act states:

The scenic and visual qualities of coastal areas shall be considered and protected
as a resource of public importance. Permitted deveiopment 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 ~~aracter of its setting.

The Coastal Act requires that public views and natural landformis oe protected. The
natural landform in this instance is the ungraded hill that rises 400 feet above Palisades
Drive, which was constructed along the bottom of a Canyon. To a driver along the road,
the buildings are dwarfed by the canyon sides, which are covered with chaparral, with its
characteristic gray-green color. Many of the ridgelines north of the project are publicly
owned, and trails on those ridges provide views of the canyons and of higher ridges that
lie farther north. The Department of Parks and Recreation has purchased many of these
ridgelines in the last 25 years. A trail from Los Liones Canyon park, that lies to the south
of this project, and also obtains access off Sunset Boulevard, climbs up Los Liones
Canyon to the ridge, directly east of this project where it meets a spur form a lower knoll.
It is possible to walk along public trails and see the “Gateway,” lower Santa Ynez Canyon,
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Palisades Drive, the church roofs and the Searidge condominiums that are all located
along the former stream channel.

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

The testimony at the City hearing on this matter concentrated on impacts on views.
Residents of the other Gateway development, a 75-unit condominium on the eastern side
of Palisades Drive, objected to the playing field because it would be visible from their units
and would displace views of a natural hillside from their units and from Palisades Drive. In
response, the City required the present 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, requiring the applicants to cut about 16,000 cubic yards from
the toe of the slope. The purpose of the condition was to protect the views from the
condominiums across the street, hiding the field from the view of the condominium
residents behind the existing church and school buildings (Conditional Use Permit Exhibit
23). The applicants are proposing a variable height retaining wall to support the slope and
buttress fill at the hillside edge of the field. While the wall would vary from ten to 23 feet
above grade, the debris wall would add another three feet to that height. The City
determined that the wall would be visible from the condominiums to some degree, and
required appropriate colors and that the applicants cover the wall with vines. However,
coverage from vegetation would be limited: The debris wall must be regularly cleared to be
effective — a mat of vegetation would not be allowed to accumulate behind and over it.

in resnnnse to concerns about invasive pla.iis. e a “plicants prcpose that they would use
plants t-2* are not invasive in hillside areas. In a~~“~n. n response to concern about the
visual and ecological impact of introduced plants, which would contrast with the color of
the native hillside vegetation, the applicants offered to impose a standard condition to
revegetate using native plants that are visually and ecologically compatible with the native
plants of the area. In this way, the applicants would avoid introduced plants such as
Bougainvillea which are not invasive but which are conspicuous, and would reserve space
to use natives of concern such as walnut.

Calvary Church is 50 feet above finished grade, and tr = school is 42 feet above finished
grade. The heightc of church and the schnni exceed tne t =inht of the retaining wall. 1tis
unlikely that the field or the wall would be visible from Palisades Drive. Some of the wall
would be visible to residents of Searidge, the condominium across the street. There
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would be no visible cut slope above the field. The wall varies in height—it is 23 feet high
only a very small portion of its length. The apparent wall height will be reduced by
placement of native shrubs at the base of the wall.

However, there are public trails that go along a ridge within Topanga State Park on the
ridge above and to the west of this development. The Church and portions of the field
would be visible from some of these ridgeline trails leaving Los Liones State Park. The
Commission notes that other urban development is also visible from those trails. Using
native plants to landscape the engineered slope will reduce the area that contrasts with
the surrounding chaparral and coastal sage scrub. At its proposed elevation, screened by
the Church, and with landscaping that is visually consistent with the chaparral on the
natural hillside, the project will be visually compatible with the surrounding hillside,
consistent with Section 30251 of the Coastal Act.

G.  SAFETY OF DEVELOPMENT

A second reason to leave naturai landforms alone is to assure the safety and stability of
development. Cutting into 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.

Section 30253 states in part:
New development shalil;

(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 recire the construction of protsctive devices that would
substantially alter natural landforms along bluffs and cliffs.

The general area has been subject to landslides. Landslides occurred on several
occasions during and after the development of the underlying project. A major slide
blocked Palisades Drive in the late 1980's. A slide during construction of Tract 31935
buried an archaeological site and required 1.5 million cubic yards of grading to repair.
Later, in response to the history of landsliding, the City required the developer to remove
sediments that were p=rched up near the ridge line and which might impact the
deveinpment in Tract 52184, and to construct a buttress fill. Finally, the retaining wall
supporting the 75-unit condominium development located across the street from this
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project failed during construction. The developer was required to replace the wall with a
new, redesigned wall.

In rejecting the earlier application for amendment, staff expressed concern that cutting into
the toe of the hillside could represent a hazard. In response to these issues, the
applicants 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 would allow the cut that is proposed at the toe of the slope to occur without
jeopardizing the safety of the hillside. City geologists approved the report but required a
waiver to indemnify the City in case of slope failure or debris flow.

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

The applicants’ consultant, GeoSoils provided a repc~ analyzing the project that stated:

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 roadway 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 sioring walls constructed the toe of
the slope have a minimum fieeboard of six inches to prevent nuisance siope
materials from topping over the wall. T..c frecboard  ortion of the wall, which will
serve as an impact wall, should be designed wiin an equivalent fluid pressure of
125pcf. In the event of a larger debris flow or runoff, the material will flow over the
wall and into the enlarged containment area (i.e., sports field and parking area).
(Geosoils)

The City geologist approved this report and the wall, the buttress fills and drains that were
proposed. The first condition of the City report is what is commonly known as a slide
waiver. The City approval states, in part:
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“The proposed improvements are in an area that has been designated as a debr's
containment area. Approval to use the parking area for potential debris
containment was provided in the referenced request for modification.

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

Staff reviewed the report and the Commission senior geologist requested some additional
ireormation, regarding stability anu bedding planes. The applicants 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. | 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.

Because the design is the responsibility of the applicant, the Commission requires that
Calvary record an amendment to the Joint Use Agreement whereby the City and Calvary
Church each assume the risk of extraordinary erosion and/or geologic hazards of the
property and each accept sole responsibility for the removal of any structural or other
debris resulting from landslides, slope failures, or erosion onto and from the site.

One reason the Commission originally imposed an Urban (grading) Limit Line on the
project was to minimize risks to life and property consistent with Section 30253. The
Commission opted for a strategy of avoidance of potentially hazardous sites, instead of a
strategy of demonstration that each site was safe on a case by case basis. The staff
initiall" rejected this project when it was presented as an amendment application because
it invoived landform alteration on deed restricted land outside the Urban Limit Line
established in the underlying permit.
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The Commission often approves development in inherently risky areas if there is a design
to mitigate hazards and if the owner can assume the risk if the site fails. The Commission
follows this strategy (an investigation, a design and an assumption of risk) when the
danger is debatable or can be mitigated and where the owner claims that without this
compromise he or she would be deprived of the use of his or her property. In this case,
there is already a use. In approving the church, the Commission received reports
indicating that even though it is located at the toe of a steep slope, the private church
property is safe. A large church and a school, and a small playground already exist on the
church parcel. The grading for this project , which will cut into the toe of the slope has
been evaluated by the project consultant. The consultant finds that the principal danger is
mudflo..s cascading onto the development below, that actually the field would protect the
structures from these events. The applicant's consultant found that the field will shelter the
buildings on the property from slope wash and erosion and will be an additional buffer in
case of fire. The Commission’s concurrence that the development will be safe is based on
a professional report that is the applicant’s responsibility.

The Commission finds that there are potential geologic safety issues in this project, but
they have been addressed in the engineering of the project. The Commission's finding
that the project is safe is based on the consultant's investigation and conclusions, and on
the applicants carrying out certain precautions that the consultant has advised. Therefore,
the Commission can only approve the project if the applicants accept the responsibility for
the report and its conclusions, and indemnify the Commission and its staff in the event
that the conclusion or the research proves to be mistaken. As conditioned, the project is
consistent with Section 30253 as it addresses safety, if an assumption of risk and a
requirement to maintain the wall were imposed as conditions of approval.

H. RUN OFF AND EROSION CONTROL MEASURES

The applicants is cutting into a canyon side and expuiung almost all of the 16,400 cubic
yards of earth that are subject to this permit. Maior grading pro,ects can result in siltation
of streams.

Sections 30230 and 30231 require the Commission to protect water quality:

Section 30230 Marine resources; maintenance

Marine resources shall be maintained, enhanced, and where feasible, restored. Special
protection shall be given to areas and species of special hiological or economic significance.
Uses of the marine environment shall be carried out in a ‘narner that will sustain the
biological productivity of coastal waters and that wili maintain 1ealthy populations of all
species of marine organisms adequate for long-term commercial, recreational, scientific, and
educational purposes.
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Section 30231 Biological productivity; water quality

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

One of the side effects of increased hardening of hillsides as proposed here, is that there
is less sand reaching the beaches. The gradual and episodic sloughing of natural
vegetated slopes delivers relatively clean sand, in incremental quantities to the shoreline.
On the other hand, run-off and debris from grading projects or collapsing road cuts can
overwhelm coastal streams and tide-poois. Moreover, natural sioughing and slides more
often occur in the rainy season, when the system is flushed with storms and rainfall. Siit
deposited in a summer stream cannot wash out or disperse onto the beaches and will
impact habitat. The Department of Fish and Game attributes the diminished populations
of some amphibians and the loss of some offshore resources such as kelp and some
shellfish to siltation due to grading projects. This project requires grading within 25 feet of
an ephemeral stream that drains into Santa Ynez Creek through a culvert under Palisades
Drive. The runoff from this site enters the Santa Ynez Canyon drain and foliows an
underground channel to the Lake Shrine, a nearby meditation park, located on Sunset and
to the ocean. During construction, if the applicants do not take precautions, silt, trash and
pollutants can enter the runoff from the project. The applicants are building the field out
over a 34-car parking lot and relocating an existing 33-space lot. Run-off from parking lots
is a major cause of stream and ocean pollution.

To prevent these occurrences, the applicants is required in special condition 7 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 pian 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.

The aoplicants submitted a drainage plan demonstrating the permanent erosion control
measures; but then offered suggested conditions, which the Commission adopted, which
require a complete erosion control plan for both permanent and temporary measures.
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More specifically, the grading plan is required to 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, such as the stream bed.
During construction, erosion on the site shall be controlled to avoid adverse impacts on
adjacent properties and public streets. The temporary erosion control measures, including
temporary sediment basins, shall be used during construction, and this requirement shall
appear in writing on the job-site plans. Finally, the applicants, as they have proposed,
shall employ 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 design elements that serve to minimize directly connected
impervious areas 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. In addition, the applicants have proposed and, in condition 7,
are required to sweep parking lot(s) with a vacuum regenerative sweeper.

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 #7 requires the applicants to dispose of
all demolition and construction debris at an appropriate location outside of the coastal
zone and informs the applicants that use of a disposal site within the coastal zone will
require an amendment or new coastal development permit. The applicants shall follow
both temporary and permanent erosion control measures to ensure that the project area is
not susceptible to excessive erosion. Finally, in special condition number 4, the applicants
are reguired to maintain the debris wall to prevent debris from building up behind it and
flowing on to the project driveways and hence to the streams.

The applicants have proposed and the Commission has required these measures to
prevent trash, silt and petroleum products and from leaving the site. As conditioned, the
project will not contribute to pollution and impair water quality. Any project that includes
significant grading raises a greater danger of siltation and damages to streams than one
that does not.

Therefore, as required in Special Conditions 4 and 7, prior to issuance of the coastal
development permit, the applicants shall submit, for the revie'w and approval of the
Executive Director, a temporary and permanent erosion control pian that includes a written
report describing all temporary and permanent erosion control and run-off measures to be
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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 #7.
As conditioned, the project will not cause pollution and impair water quality and is
consistent with the marine resources policies of the Coastal Act.

L NATURAL RESOURCES AND HABITAT

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

Section 30240.

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

(b) Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of those
habitat and recreation areas.

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
ecc'ogical significance.”

Section 30230

Marine resources shall be maintained, enhanced, and where feasible, restored.
Special protection shall be given to areas and species of special biological or economic
significance. Uses of the marine environment sha'' be carried out in a manner that will
sustain the biological productivity of coastal wate = ...d tnat will maintain healthy
populations of all species of marine organisms adequate ror I~~1-term commercial,
recreational, scientific, and educational purposes.

Section 30231

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate {o maintain optimum populations of marine organisms and
for the protection of human health shali be maintained and, where feasible, restored
through, among other means, minimizing adverse effects of waste water discharges and
entrainment, controlling runoff, preventing depletion of ground water supplies and
substantial interference with surface water flow, encouragirg waste water , aclamation,
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing
alteration of natural streams.
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Section 30240 Environmentally sensitive habitat areas; adjacent developments

(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.

The hillside behind this proposed playing field is covered with chaparral and coastal sage
scrub, a natural community that has lately begun to be appreciated. The hillsides, with
their natural cover, allow water to slowly percolate into the ground and to sustain natural
streams. Some coastal sage scrub supports endangered species. In the Santa Monica
Mountains near highly developed areas like the Pacific Palisades, certain species such as
the coastal California gnatcatcher are no longer found. Nevertheless, coastal sage scrub
is valuable even where it does not rise to the value of ESHA because it supplies habitat
and hiding areas for species with wide ranges, such as the mountain lion that is
occasionally seen on the property, and food for birds who nest in the nearby canyon
bottom. This canyon supports a number of plants and animals, as well as the mountain
lion and hawks. It is adjacent to a state park, which is dedicated to preserving a wide
variety of species that are increasingly rare. The plants found in the canyon are part of the
seed bank of the Santa Monica Mountains, preserving its natural diversity. Extending the
line of grading and development and of intense human use farther into this area would
impose additional stress on the habitat and additional conflicts between human needs and
the need of the habitat.

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

In seeking a coastal development permit for the work described in this project, the
applicants had a vegetation survey prepared. On the applicant's property, the surveyor
found only grasses and weeds. Howecr, on the City > aperty outside the Urban Limit
Line, there were established, if stressed, nauve shrubs and a _luster of four mature walnut
trees, constituting the remainder of a walnut woodland, a form of habitat that is
increasingly rare in California. The streambed has also been “raked” and cleared.
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Because of impact by fire clearance, the report discounted the value of the habitat even

on the City property but did indicate that walnut woodland, like many other assemblages of
native plants, is increasingly rare in California. The land up and above the fire clearance
area is quite healthy, according to the applicant’s consultant and to the staff ecologist.

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

“Vegetation on the City property adjacent to the project site is a likely indicator that
prior to disturbance the site could have been most closely characterized as
California walnut woodland (Sawyer, 1995) the nature conservancy habitat program
rank for this community is S-2.1. (Sawyer, 1995) This ranking indicates the
community has less than 10,000 acres present statewide and is considered very
threatened.” The specific nature of the California walnut woodland on this site is
characterized by a lack of large trunk diameter trees, an overstory height of
approximately 15 feet, and a fairly even mix of four shrub tree species, California
walnut, Juglans californica, Coast wedgeleaf ceanothus, Ceanothus cuneatus
fasciculani, Toyon, Heteromeles arbutifolia and Lemonade Berry, Rhus integrefolia.
Mexican elderberry, Sambucus mexicana, is also present in some numbers. The
understory is largely absent, due to the prolonged absence of fire and dense growth
and shade from the dominant continuous over story.

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

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

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

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

The applicants does not identify an area in which it would be possible to replace the four
walnut trees, the “scrub oak” and the Toyon and the Mexican elderberries that are within
the footprint of the field. The trees are found on gently sloping area at the toe of the much
steeper main hillside. They are mature trees —the walnuts cover about 700 square feet of
land —but not tall and they have small trunks. The appi.cants initial landscape would plant
some coast live caks, but use bougainvillea, a non-native vine and a ceanothus cultivar on
the slcpe above the wall. The use of plants fre..: the area provides support to the insects
and animals that depend on the coastal sage scrub ana chaparral and avoids the
introduction of related but non-local species of plants that can supplant strains that are
unique to the area. This care is important in a location such as this that is adjacent to a
state park and that is part of a much broader system of preserves within the already
stressed system of the Santa Monica Mountains. The applicants in their revised proposal
suggested replacing the walnut trees in the stream bed, and using plants that area native
to the area, to the extent to which these plants were also low fuel and acceptable to the
fire department.

The Commission finds that the increased grading, increased public use of the area and
access to the natural area will result in the loss of some habitat. Only if the applicants
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replants the walnuts as suggested and enhances the native vegetation in the area than
will be disturbed and adjacent to it can the Commission find the project consistent with
Coastal Act policies that protect habitat and with the intent of the underlying special
condition.

The presence of a high occupancy structure at the toe of the slope has resulted in stress
to the habitat due to fire clearance. Extending the line of clearance would remove the
stressed habitat that is left. There are other conflicts between human occupancy and
habitat. In addition, school employees have observed a mountain lion feeding on the deer
that frequent the cleared area. While the applicants assert that the lion would not be
interested in large groups of children due to their noise, the Commission finds that
ex.2nding human habitation tarthe: into the habitat may increase conflicts. Only with
carefully planned and balance planting of natives tat will add to the seed bank of the area
can the applicants create viable habitat adjacent to its structure.

The proposed project would also destroy several mature wainut trees, which are coastal
resources. The consultant felt that four walnut trees were not enough to find that the area
- was a special area but stated that walnuts are a species of “special biological or ecological
significance” due to their relative scarcity, and therefore are entitled to special protection
under Section 30250. As conditioned to replace the trees and associated woodland
vegetation in the disturbed area, and to avoid introducing non-native plants, the
Commission finds that the project is consistent with Sections 30230, 30231, 30240 and
30250 of the Coastal Act. The Commission finds the project as proposed by the applicants
and as conditioned is consistent the Special Conditions and deed restrictions that it
imposed in its action on the underlying permit A-381-78A

J. LOCAL COASTAL PROGRAM.
Section 30604 (a) of the Coastal Act states:

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

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

This project raises issues that may be of concern to the Commission when it addresses
the Pacific Palisades Local Coastal Program. Since the adoption of the Coastal Act,
public agencies have acquired land in the Santa Monica Mountains through purchase and
through dedication during permit actions. Permits A-381-78 and A-390-78 resulted in the
dedication of extensive tracts of mountain land in the Pacific Palisades portion of the
Santa Monica Mountains. The State of California Department of Parks and Recreation
accepted 568 acres as a result of permit A-381-78 alone (Exhibits 28 and 28.) Inits
acquisition of Los Liones Canyon, the Department of Parks and Recreation purchased a
canyon and trailhead that gives access to the hillside that overlooks the central portion of
Santa Ynez Canyon and would overlook the proposed playing field. Access to these lands
is often on fire roads entered at street ends or otherwise close to private residential
development. Fortunately, many of the trailheads are already protected by conditions of
approval in the Commission’s issued and vested coasta! development permits. In many
cases, such access is dependent on the enforcemen. i prior permit conditions. Three
trailheads providing public access to Topanya State Park, for example, gain access from
residential streets that were subject to permit A-381-78. Preservation of open space lands
trails and trailhead parking in the face of predictable conflict between recreational visitors
and the nearby residents, such as the Commission has seen in this case, would raise
difficult planning and regulatory issues. The Commission finds that approval of this project
as proposed could raise serious difficulties for the City in its efforts to prepare a Local
Coastal Program that is consistent with the Coastal Act. However, the Commission finds
that, as conditioned to open the park for more days and for more people, and to provide
additional area to the public, the project is consistent with the Coastal Act and will not
prejudice the ability of the City to prepare a Local Coast:| Program that is consistent with
the access and recreation policies of the Coastal Act.
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K. CALIFORNIA ENVIRONMENTAL QUALITY ACT

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

The Commission has considered several alternatives, including denial and an approval
that would open the area as a public park. Given that half the land and all of financing for
the park is donated by one of the co-applicants, the Commission finds that this alternative
of increased public use which is limited to 65 days a year, including 18 Saturdays, and
with a requirement to use plants native in the area for landscaping the graded area of
hillside, the project as approved is the least environmentally damaging alternative. As
conditioned, the project is consistent with the geologic safety, visual quality and marine
habitat sections of the Coastal Act and with Sections 30210 or 30240 of the Coastal Act.
There are no r feasible alternatives or mitigation measures available, which would lessen
any significant adverse impact the activity, would have on the environment. Therefore, the
Commission finds that the proposed project as conditioned is consistent with CEQA and
the policies of the Coastal Act as carried out in the certified Local Coastal Program

L. RELIGIOUS LAND USE AND INSTITUTIONALIZED PERSONS ACT OF 2000

As explained in the History of the Present Application at the beginning of this report, in the
early stages of the Commission’s processing of this application, Commission staff rejected
the application, pursuant to S<ctior 13166(a) of Title 14 of the California Code of
necgulations, as an application for an amendment that wo'''d l=csen the intended effect of
an approved permit. That rejection was transmitted in a letter dutea vanuary 26, 2001 (the
“rejection letter”). Shortly thereafter, the applicant’s counsel asked staff to reconsider its
decision. In support of its request, the applicants focused primarily on the question of
whether the proposed development was intended for “park purposes” and on procedural
elements of how Section 13166 should be implemented. However, in a footnote, the
applicants stated:

“The rejection letter also implies that the recreational use by church school students
is somehow of a lower order than that of ‘public’ use. We believe that this
bespeaks an implied animus toward the Church. As such, we believe the
Commission may be in violation of the Religious Land Use and Institutionalized
Persons Act of 2000 (‘RLUIPA"), 42 USC §2000cc.”
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Commission staff brought the application before the Commission, and the issue of
RLUIPA’s application has not been raised since this statement in February. Nevertheless,
the Commission notes that its action is not based upon any animus toward the Church.
Although the Commission does treat recreational use by church school students differently
from public use, that is not because of any characteristic of the users, but only because
such use constitutes an exciusive, private use. Any private use would be treated
differently from public use, for the reasons stated in previous sections of this report.

Moreover, the Commission has reviewed the actual provisions of RLUIPA, which prohibit
certain actions even if not based upon animus, to ensure that its actions are not in
violation of federal law in any other way. Section 2 of RLUIPA (“Protection of Land Use as
Religious Exercise”g, 42 U.S.C. § 2000cc, contains four separate prohibitions on
government action.

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

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

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

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

“that (A) totally excludes religious assemblies from a jurisdiction; or (B) unreasonably
iimit religious assemblies, institutions, or structures within a jurisdiction” (RLUIPA
Sention2(b)(3)).

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

® These prohibitions apply to all state agencies, including the Commission. 42 U.S.C. § 2000cc-5(4).
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Furthermore, even if the Commission’s action were to constitute implementation of a “land
use regulation” for purposes of RLUIPA, it meets none of the four criteria listed above.
Regarding the first prohibition, in RLUIPA Section 2(a), the Commission notes that its
action imposes no substantial burden on the applicant's religious exercise. The proposed
development is not designed to facilitate the exercise of religion (much less is it central to
such exercise). Thus, denial of the proposal does not burden the applicant's exercise of
religion, much less substantially burden it.

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

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

M. UNPERMITTED DEVELOPMENT
In visiting the site, the staff discovered some development that had not been authorized:

1) Fire clearance up to 200 feet of the structure. Fire clearance up to 100 feet from the
structure, is contemplated in the permit A-381-78A. However, the condition addressing
permitted uses on land outside the urban limit line, condition 1c states “vegetation
within 100 ft. of any residential structure may be removed or altered for fire protection
purposes.” The condition addressing deed restricted land outside the urban limit line
and condition 3 b. states that the recorded deed restrictior “preveni(s) u2velopment
outside the urban limit line except for park purposes.”
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2) Staff also observed an outdoor meeting area beside the stream, under the trees about
200 yards up the creek on city property. The development consisted of a low-key
development with foot trails, had installed wooden benches in a small amphitheater
accommodated about 30 people, and minimal grading.

Placement of benches on City park land in areas dedicated as part of this permit may be
within the authority of the Executive Director to approve under the terms and conditions of
permit A-381-78A. Had the City sought permission would have considered the project and
determined whether or not a permit or a permit amendment was required. Under the
categorical exclusion for public facilities, replacement of benches in city parks or
maintenance of trails does not need a permit. The creation of a new meeting area does
require review.

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

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

Although staff discovered some development on the property that has taken place prior to
submission of this permit application, consideration of the application by the Commission
has been based solely upon the Chapter 3 policies of the Coastal Act. Approval of this
permit does not constitute a waiver of any legal action with regard to any alleged violations
nor does it constitute an admission as to the legality of any development undertaken on
the subject site without a coastal permit.
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South Ceast Region

September 1, 2000
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Mr. Peter Douglas, Executive Director COASTAL COMMISSION N ¢
Attn: Ms. Pamela Emerson
Los Angeles Area Supervisor
California Coastal Commission .

200 Oceangate, Suite 1000
Long Beach, CA 90802

Re:  Request for Amendment to CDP 381-78 (“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 approaLiiaie'v 477 ~hiidren in preschool through 8"
grade and desires to construct a middle school-sizca sp. .. ti+1* (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 negotrated a-Shared Use Agreement (the
“Agreement’), providing for the lonc-*2rm lease. at fi '~ market value, of approximaiel
1/3 of an acre for the Field. The Agreement also prc.1des for the sh 4“‘_566"{“‘
construction, of a larger 1.25-acre parcel (inclusive of the Field) for access and grading

svovl'a%
EXHIBIT #
PAGE _)__ OF

ool
U\Ji

@




Mr. Peter Douglas ~.ol-\40
Ms. Pamela Emerson
September 1, 2000 EXHIBIT # ?

Page2 PAGE % OF_lr

purposes. As a condition of the lease, Section 5 provides for Calvary to make the field
available for usage by the AYSO and YMCA organizations for soccer practices and
camps, the Cub Scouts as well as specified use by the Department of Recreation and
Parks. Section 19 prohibits artificial lighting, sound amplification and the installation of
permanent seating.

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

...” The Dedication language in Condition 2 of the CDP permits only usage for park
purposes beyond the ULL.

B. Amendment Request
The specific request is to amend the CDP as follows:

1) Relocate the ULL to be approximately coincident with the limits of grading
as shown on the Sports Field Grading Plan dated August 23, 2000, prepared by VTN
West, Inc., permitting Calvary to grade a portion of the Parcel for a sports field.

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

C. Background

Prior to 1988, Calvary Church was located on Via de 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
wl] as to construct an eler~ntary school. Due to the configuration of the land adjacent to
ihe ssue of the canyon slope and the terms v, wie 7 . w ich 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
5t grade. Aﬁer several years, it became apparent that Calvary’s initial goal to limit its
school to the 5™ 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 final phase of its school building construction, adding room for
g-ades 6" through 8" While the addition of the middle school met the strong demand of
the community. i presented the neea 1o .. ciop larg - _pr 7 facitities to serve the needs
of the older and bigger middle school studeris. That need resulted in the plan for a sports
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field to be constructed along the west side of Calvary’s property with the addition of a
small portion of land so that the field would be regulation-sized for middle school soccer
and football, but less than one-third to one-half the size of a regulation-sized soccer or
football field.

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

As aresult 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 summai..eo 5. 2titlement status with the City.
1. Recreation & Parks Commission - Shared Use Agreement approved on 10/6/99
2. Planning Department — Conditional Use Permit approved on 1/28/00
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 / Plan Check

1. Haul Route - Appioved by the City on 6/27/00
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2. Geotechnical/Soils Report - Approved by the City on 7/10/00

3. Grading Plan - Plan checked and ready to be approved by the City subject to some
signoffs, including Planning Dept. which is awaiting State approval

4. Structural Design - Preliminarily designed, subject to revisions once the grading
plan is approved

5. Landscape Design — Completed

F. Field Design

The proposed sports field is planned for an area along the westerly boundary of Calvary’s
property which presently is landlocked and has no public access. While the area is
sufficiently flat to permit the construction of the sports field, the slope of the canyon walls
quickly becomes too steep for use and, like most of th> 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 resuiting from the agreed public uses. Asaresult,if *
an amendment to the CDP is granted, a portion of public land only usable as open space
would become accessible to the public and available for recreational purposes in a manner
which reflects a compromise between the needs of the community at large and the needs
of Calvary and the adjacent homeowners.

As you will note from reviewing the Sports Field Grading Plan, the Field will be 120 feet
x 270 feet. Most of the 32,400 sq. ft. Field, as it will be finally constructed, is located on
Calvary’s property with only 15,000 sq. ft. overlapping the City property and the present
ULL. The terms of the Agreement with the City allow for an initial lease during
construction of a 1.25-acre parcel to permit room for construction. Once construction is
completed, the size of the lexsed parcel will be reduce . to the actual size of the field
pursuant to Paragraph 2.B(Z) of the Agreement. 7he retaini~ =~!ls will be landscaped
“ith Boston Ivy and Creeping Fig whivl,, in - reascnat iy short period, will substantially
cover the walls and present a pleasing appearance to wie 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 we
ULL, and reflecting the principles used in Calvary’s prior agreement with the Coastal
Commission to make a portion of its parking lot available for beach goers during normal
daylight hours (CDP A-381-78A6), Calvary engaged in extended negotiations with
adjacent homeowner associations and community groups and was ultimately able to reach
a compromise to satisfy the City’s Department of Parks & Recreation demand for public
use of the leased property even though that would mean that Calvary’s private property
bear the burden of public use and the nearby homeowners would also have to contend
with additional traffic, noise and disruption due to the impact of the public uses. After
considerable negotiations, and the helpful intervention of Councilwoman Miscikowski’s
office, Calvary was able ‘o 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 47 public uses throughout the year by
the AYSO, 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 S of the Agreement.

H. Environmental Benefits ’

Palisades Park, located in the heart of the Palisades’ village, is the only unrestricted public .
park serving the community. On any given school day in the mid- to late-afternoon hours,
the field is significantly impacted by local schools’ athletic activities. A typical weekday
in the fall would most likely include practices or games by Calvary’s ‘A’ and ‘B’ flag
football teams, the flag football teams of Corpus Christi and Village School, in addition to
one or two AYSO 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. Bv having its own fiela available for practices and games, Calvary will provide
mu~h needed relief to the public resources au Pa%iead. = Park and alleviate traffic in the
v.liage 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.

SGASTAL COMMISSION
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1. Fundraising 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  Dept. of Recreation & Parks
c/o Wadsworth Associates LL.C City of Los Angeles

Attn: Jim Wadsworth, Principal Attn: Maureen Tamuri, Assistant General
2716 Ocean Park Blvd. #1010 Manager for Planning and Construction
Santa Monica, CA 90405 200 N. Main Street, Room 709

Tel: (310) 314-2407 Los Angeles, CA 90012

Tel: (213) 485-9999

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

Respectfully,
Calvary Church of Pacific Palisades, Inc.  Dept. of Recreation & Parks
City of Los Angeles
t
Stond] i IR
James lAgram, Presuie Maureen Tamuri, Assistant General Manager

Copy (w/o submmals): Councilwoman Cindy Miscikowski

Submittals

1. Legal Description for the approximate 1.25-acre parcel c¢ated August 22, 2000,
prepared by VTN West. Inc.

Sports Field Grading Plan dated August 23, 2000, prepared by VTN West, Inc.

Calvary Christian School Sports Field digital rendering.

City of Los Angeles Building & Safety Haul Route Approval dated 7/26/00.

City of Los Angeles Soils/Geology approval dated 7/10/00.

Geologic and Geotechnical Engineering Report dated 4/21/00, prepared by
GeoSoils Consultants, Inc.

. Conditional Use Agreement ZA 85-1219 Approval of Plans dated 1/28/00.

Shared Use Agreement draft dated 9/ /99.

9. Pacific Palisades Community Council minutes ofluncagﬂmegfgmmmsmﬂ
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California Coastal Commission
200 Oceangate, Suite 1000
Long Beach, CA 90805

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 tl.¢ hillside owned by the City of Los
Anceies Department of Recreatios. and ~arks and is designated Open Space by the City. The
Church and School grounds include several buildings, parking lc2, lo *se»~ng 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 Dnive.

Regional Setting - 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 niparian habitat as a result of the channelizaticn 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 .
cananensis, ad)acent to this site. This habitat area i1s connected o the '.rger 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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Site Vegetation - Most of the vegetation on the site are non-native species typical of disturbed

sites. The major species encountered during a site visit on August 21, 2000, were:

Ricinus communis - castor bean

Marah macrocarpus - wild cucumber
Marrubium vulgare - horehound

Nicotiana glauca - tree tobacco

Bermuda sp. - bermuda grass

Heteromeles arbutifolia - toyon

Malva parviflora - cheeseweed

Brassica nigra - black mustard

Mimulus auranitiacus - sticky monkeyflower
Juglans californica - Calfornia walnut
Cercocarpus betuloides - birchleaf mountain mahogany
Quercus berberidifolia - scrub ocak
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
californica) trees with multiple trunks at 7 inches DBH, three Mexican elderberry (Sambucus
mexicana) trees with multiple trunks at 9 inches DBH, one Birchleaf Mountain Mahogany
(Cercocarpus betuloides) shrub at 2 inches DBH, and one scrub oak (Quercus berberidifolia) at 3
inches DBH. We suspect these species are remnants of the original plant community from this
site. The soils were alluvial and one evident rock outcropping of conglomerate was seen. The
rock outcroppings were carefully searched for presence of Santa Monica Mountains Dudleyea,
Dudleyea cymosa ovatifolia, a fedeiully Threatened species. This plant is reported in the current
Caiirornia Fish and Game Natural Diversity Database (NDDB) for tnis area on *...east facing
moss covered conglomerate rock.” There were no mosses present, or any other plants on the
rock on this site. The site was also searched for the other species listed in the NDDB that
possibly matches this site’s characteristics, Braunton's Milk Vetch, Astragalus brauntonii. This
species prefers disturbed sites or recent 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 1s a lixely indicator that prior to
disturbnce, the site could have been most closely charactenzed as California Walnut Woodland
(Sawyer, 1995). The Nature Conservancy Hentage Program rank 1or this community is S-2.1
(Sawyer, 1995). This ranking indicates the community has less than 10,000 acres present,
tatewide and is considered “very threatened”. The specific nature ~f the California Walnut
Wood'and on this site 1s charactenzed by a lack of large 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. californica, Coast Wedgeleaf Ceanothus, Ceanothus cuneatus fasciculani,
Toyon, Heteromeles arbutifolia, and Lemonade Berry, Rhus intregrifolia. Mexican elderberry,
Sambucus mexicana, is also present in some numbers. The under story is largely absent due to
the prolonged absence of fire and dense growth and shade from the dominant, continuous over
story. There is often one foot or more of litter from the shrubs on the ground and lower branches.

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

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, unburmed .
nature of the adjacent native plant communities 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

are2= do not make the site important for animal movement.

Recommendations - The site does not have any special value for native biological communities.
No special status plants or animals were observed or are expected to occur. Impacts to adjacent
California Walnut Woodland are expected to be minimal and this community is currently
degraded, significantly, due to lack of fire, overgrowth and development intrusions. The
develonment should avoid disturbance to adjacent oaks and the 2djacent streambed. Introduction

of non-riu. e invasive plant species adjacent to the i..... .y & ummunities should be
prohibited.

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

Very truly yours,

VTN West, Inc. T 0 -
‘/%y/ CGAS sy t }':’;};,‘1‘&.
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for Eric Taylor EXHIBIT# 2 Y ¢ 5 4 ' lqO D

Senior Vice President
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GEOLOGIC REVIEW MEMORANDUM

25 April 2001

To:  Pam Emerson, Los Angeles Area Supervisor
From: Mark Johnsson, Senior Geologist
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 April 2001 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 April 2001, 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 fic... 4 boring rer - -*~d “n i~ 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 cohes’on and friction angles used in the revised slope stability
analyses are therefore acceptauviv.



'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 higl: angle to the slopes above the
proposed bedding, circular ‘ailure 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 . Jn 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.

COASTAL COMMISSION
s ol (40
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Sincerely,

Mark johﬁsson
Senior Geologist




SHARED USE AGREEMENT
BETWEEN CITY OF LOS ANGELES DEPARTMENT OF RECREATION AND PARKS
AND
CALVARY CHURCH OF PACIFIC PALISADES INC.

This Shared Use Agreement (‘AGREEMENT”) is made and entered into this 25* day of April,
2001, by and between the City of Los Angeles, a municipal corporation acting by and through its
Board of Recreation and Park Commissioners (hereinafter referred to as “CITY™), and the
Calvary Church of Pacific Palisades Inc., doing business as Calvary Christian School (hereinafter
referred to as “CALVARY™).

WITNESSETH

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

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

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

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

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

NOW. THEREFORE. for and in consideration of the covenants and conditions
contained herein and the performance thereot. the parties hereto mutuaily agree as follows:

L TERM

The term of this AGREEMENT shall be for twenty-five (25) years from the date of execution,

with an additional twenty-five (25) year option to extend in favor of Calvary provided in
Section ! § below.

ot (90
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2 FEE FOR USE

A INITIAL FEE

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

B. BASIC FEE

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

(2)  Notwithstanding anything contained herein to the contrary, following the
completion of construction of the FIELD, CALVARY shall reduce the size of the
PROPERTY to a size which will reasonably accommodate CALVARY’s use of
the FIELD. Before any use of the FIELD for any school activities other than
construction and cleanup, CALVARY shall furnish CITY with a notice that the
construction of the FIELD has been completed and that a Certificate of
Occupancy or other document evidencing CALVARY s right to use the FIELD
has been issued fur the FIELD, accompanied by a modified legal description
showing that portion of the PROPERTY whic!" 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 legai description is
substituted for Exhibit A" attached hereto.

™

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

\ ¢c-ot /90
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and every two (2) vears thereafter (each, an “Adjustment Date”) during the term
of this Lease to retlect percentage increases or decreases, if any, in the cost of
living as provided below. The BASIC FEE shall be multiplied by a fraction, the
numerator of which is the U.S. Deparrment of Labor Consumer Price Index for
Urban Wage and Clerical Workers (All Items) Unadjusted. Los
Angeles/Anaheim/Lonc 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 “Base
Index Figure”). When the Adjusted Basic Fee is determined after each
Adjustment Date, the CITY shall within three (3) months following the respective
Adjustment Date give CALVARY written notice indicating the amount thereof
and the method of computation. Such adjustment shall be retroactive so as to be
effective as of the respective Adjustment Date. If the Index shall cease to use
1982-4 as the base year, the Index shall be converted in accordance with the
conversion factor. if any, published by the United States Department of Labor,
Bureau of Labor Statistics. If the Index (or the components comprising such
Index) is materially changed or discontinued, CITY shall be entitled to substitute
the official Index published by the Bureau of Labor Statistics (or successor thereto
or similar governmental agency as may then be in existence) as the most nearly
equivalent thereto.

OWNERSHIP

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 Par~arazt 3. below.

PUBLIC USE OF PLAYING FIELD

The FIELD shall be open to the public uses specified in Section 5A 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

() April, May, June: The FTELD hal’ be available to the YMCA
Youth Soccer League for practices on Friday afternoons trom 4:00
p.m. to 6:00 p.m.

S0t 190
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(2)  June, July, August: The FIELD shall be available to YMCA
Youth Specialty Soccer Camps for one week each month, Monday
to Friday, for half-day sessions (i.e.. 9:00 a.m. to 1:30 p.m.).

(3)  September, October, Novem5er, December: The FIELD shall be
available to AYSO Region 69 “K” League for practices on Friday
afternoons from 4:00 p.m. to 6:00 p.m. in September and
October and from 4:00 p.m. until dark in November and
December.

"
o

4) Additionally, the FIELD shall be available two Saturday
afternoons each year, 12:00 p.m. to 5:00 p.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 wiil not use the FIELD, or
fails to comply with all the CALVARY Rules and Regulations for
Public Use of the FIELD, CALVARY may substitute another
group to use the FIELD so long as such substitute group agrees to
comply with all the CALVARY Rules and Regulations for Public
Use of the FIELD.

CALVARY reserves the right to modify the Specified Annual Public Uses should they
conflict with CALVARY’s private use of the FIELD, in which event CALVARY shall
endeavor to accommodate wie Specified Annual Public Uses by permitting them to occur
at some other time which does not conflict with CALVAR (5 u.e ot tne 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 vouth athletic events or
practices during non-school hours and for no time earlier than 9:00 a.m. or
later than 6:00 p.m.. up to six (6) days per vear. The FIELD wll not be
available unuil 1:00 p.m. on Sundays. (The pu* lic uses herein
contemplated are limited to vouths. that is. under the age of 15.) Sucha
request shall be in wniting and shall provide advance notice of at least ten
(10) business days prior to the date ot requested use. If (1) no school
activities are anticipated for the requested d~te ard time, (2) the requested

4 :’ (< W 140
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use does not otherwise conflict with CALVARY's enjoyment of its
property and the FIELD and (3) the requesting user agrees to comply with
all the CALVARY Rules and Regulations for Public Use of the FIELD.
approval for such a use shall not be unreasonably withheld.

6. REPAIRS AND IMPROVEMENTS

A.  CALVARY.

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

B. CITY.

CITY may, from time to time, propose repairs, improvements and enhancements
necessary to the ongoing use of the PROPERTY. 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 repatrs. 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
FEE, as the case may be. as referenced in Paragraph 2.

C. 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 otfensive or refuse matter nor anv matenal detrimental to
the public health. peace. or safr iy to remain or accumulate upon the PROPERTY.

8. aUHT OF INSPECTION

Authonzed representatives. agents. and emplovees 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

(o) Each of the parties agrees to defend. indemnify and hold the other harmiess from
all direct loss. expense or liability for injury or death to persons and for damage, actual or
lieged. to tangible property which may resuit from the acts or omissions of the
.ndemrufving party, or any of its otficers. agencies. emplovee=. licensees. contractors,
.vitees or any other person subject to supervision or control by the indemnifying party,

-3- s'fo"l(“’
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1.

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

(b)  Inaddition to the indemnity provisions of Paragraph 9 (a), CALVARY agrees

to defend. indemnify and hold the CITY, its officials and employees, harmiess from

any and all loss, damage, or liability, including, without limitation, all legal fees, expert
witness fees, consultant fees and expenses related to the response to, settlement of

or defense of any claims or liability which may be suffered by CITY as a resuit of
CALVARY'’S grading of the PROPERTY, including, without limiting the foregoing, any
inverse condemnation actions which may be filed against the CITY for damages due

to instability of the slope allegedly caused by the grading of the PROPERTY.

(c) CALVARY shall obtain and maintain a policy of commercial general liability
insurance, with coverage for “premises and operations” and “contractual liability
including any inverse condemnation action” with combined single limits of not less than
One Million Dollars ($1,000.000), so long as such insurance is available at commercially
reasonable rates. Such insurance shall name CITY as an additional insured and shall
require not less than 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 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
of the date of this AGREEMENT, ordinary wear and tear thereof, damage by the
clements. fire, earthquake. flood. act of God or public calamity excepted: provided,
nuwever, that any permanent improvements *hat rrovi-e stmctural or geological support
tor any portion of the PROPERTY shall not be remove. ...u.ut the prior written consent
ot CALVARY and the CITY.

CANCELLATION: ASSIGNMENT AND DELEGATION

A CALVARY may terminate this AGREEMENT at any time prior o the start of
construction of the FIELD and. in the event of a material breach by either party,
the nonbreaching or non-defaulung party may te: runate this AGRTUEMENT, by
giving written notice of such termination. ur defaiit or breach and termination. to
the other party at least ninety (90 days pnor to the effective date thereof. The

AGREEMENT shall be terminated at the end of w.e such ninety-day period .
except where the termination occurs as a result ot a default or breach and the
- 1. (%0
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12.

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 intercst of CALVARY by
operation of law) without the prior written consent of CITY, such consent not to
be unreasonably withheld. conditioned or delayed.

NOTICE

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

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

Landlord's address for notice purposes is as follows:

City of Los Angeles

Department ot Recreation and Parks

Attention: Real Estate Asset Management Division
City Hall, Room 709

200 North Main Street

Los Angeles. California 90012

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

Any notice sent by registered or certified maii, return receipt requested. shall be deemed
given on the date of delivery shown on the receipt card. or if no delivery date is shown.
the postmark thereon. If sent by regular mail the notice shall be deemed given forty-eight
(48) hours after the same is addressed as required herein and mailed with postage prepaid.
Notices delivered by U.S. Postal Service Express Mail or overnight courier that
guarantees next day delivery shall be deemed given twenty-four (24) hours after delivery
of the same to the United States Postal Service or courier. [f any notice is received on a
»aturday. Sraday or - :gal holiday, 1t shall be ceerned received on the next business day.

S-' ol \9e
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13.

14,

15.

16.

17.

GOVERNING LAW

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

COUNTERPARTS

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

AMENDMENTS

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

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 term, covenant or condition of this AGREEMENT shall be valid and be
enforced to the fullest extent permitted by law.

WARRANTIES

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

(1) thatitis aregularly organized and existing non-profit corporation under
the laws of the State of California;

(2) that it has the power and authority to carry on its function as a non-profit
corpor=t'~+ _ 2nter into this AGREEMENT, and to consummate the
transaction herein contemplated;

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

been duly and properly taken prior to the execution of this AGREEMENT:
and.

(4)  that this AGREEMENT is a valid and bind 1g cbligation of CALVARY,
cuforceable in accordance with its terms except as the same may be
atfected by subsequent changes in law. court decisions. bankruptcy,
insolvency, moratorium or similar laws, or by legal or equitable principles .
relating to or limiting the nights of contracting parties generally.

- O %o
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B. 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:

(3) thatall 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 cid 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 CALVARY during the Extension Term shall initially be the BASIC
FEE payable by CALVARY during the last month of the initial term. CALVARY shall
give written notice thereof to CITY if CALVARY wishes to exercise the Extension
Option not less than sixty (60) days prior to the expiration of the initial term; provided,
however, (i) that the Extension Option shall be personal to CALVARY and shall not be
exercisable by any person or eniity other than CALV ARY or its successor by operation of
law and (ii) that the Extension Option not be exercisable by CALVARY if CALVARY is
.t the time of exercise in detault in its pavm > obligatic ns 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 thus Section 18, CALVARY shail use the
PROPERTY during the Extension Term upon all of the terms and conditions of the
AGREEMENT that are in effect immediately prior to the commencement of such
Extension Term. Without limiting the generality of the foregoing, the provisions of
Section 2.C. relating to the adjustment of the BASIC FEE to reflect changes in the Index
will be in effect during the Extension Term if the Extension Option is exercised.

19.  ADDITIONAL COVENANTS

The parties further agree as tfollows: t=xb. At

o
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A No artificial lighting or illumination shail be permitted for the FIELD except to
the extent required by applicable law. .

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

C.  No more than 100 non-participant spectators shall be permitted to attend each
event of public use, and no permanent seating shail be installed at the FIELD.

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

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

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

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

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

TAXES

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

INCORPORATION OF STANDARD PROVISIONS

Attached hereto and incorporated fully herein by this reference, to the extent applicable,
are the “Standard Provisions for City Personal Servives Contracts (Rev. 1/01)”
(heretnafter. “Standard Provisions™). In case of contlict between the language of this

AGREEMENT and the Standard Provisions, the language of this AGREEMENT shall
prevail.

ot (9o
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IN WITNESS WHEREOF. the parties have executed this AGREEMENT to be effective
as of the day and vear set forth above.

THE CITY OF LOS ANGELES, a municipal CALVARY CHURCH OF PACIFIC
corporation, acting by and through its Board of PALISADES, INC. doing business as

Recreation and Park Commissioners CALVARY CHRISTIAN SCHOOL
By: By: W"“'y é?‘"
President James G. Iné‘am Presidefit

By: {L%ﬂq 5 /s ozé,b Ve

Secretary hn B. G-é'acochea, Vice President

APPROVED AS TO FORM AND LEGALITY

Dated , 2001

JAMES K. HAHN. City Attorney

By

Assistant City Attorney

St (94
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REPORT OF GENERAL MANAGER 0CT 06 193 NO._428.499 .
BOARD OF RECREATION
DATE_____October 6, 1999 and PARK COMMISIONERS C.D.__11

BOARD OF RECREATION AND PARK COMMISSIONERS

SUBJECT: SANTA YNEZ CANYON PARK - AGREEMENT FOR SHARED USE OF A
PORTION OF SANTA YNEZ CANYON PARK BY CALVARY CHURCH OF

PACIFIC PALISADES
P.8yant____ J. Duggan ,
JoZmorsxi M. Whelan -
S. Kippel R Fawcalt yd
G.Stgile ___ R. Sessi e ? ¥ .
j /L L wgi/z,{__o/
General Manager
Approved Disapproved , Withdrawn ___
/
RECOMMENDATON:

It is recornmended that the Board:

1. Approve the Shared Use Agreement of a portion (1.25 acres) of SantaYnez 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 sign the Shared Use Agreement between
the Calvary Church and the Department after approval by the Cultural Affairs Department
of the design of the sportsfield, and all other City approvals.

SUMMARY:

The Calvary Church of Pacific P2lisades has requested *h= use of 1.25 (1-1/4) acres of our hillside
park to create a player’s sports field for its school use by excavatne aver an acre of hillside park
land and constructing a retaining wall 1o contain the hill.

The Board will recall that an earlier report was submitted to the Board over @ year ago (BR 344-98
on September 28, 1998) and was withdrawn at the request of the City Attorney for lack of public
participation and compliance with the necessary C.E.Q.A. requirements.

Numerous meetings have since been held with our staff, attorneys for Calvary school,
Councilmember’s staff and the City Attomey. The agreement reached allows public groups, the
Y M.C.A, Youth Soccer League, Cub Scout packs, ete. to use the field, and in addition, allows the
D ~pirtment to request the use of the field six times a year.

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

school. 5»b‘° \‘10
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PG. 2 NO.__428-99

Staff has negotiated an interim fee of $100.00 per month starting after all govemmental agencies,
including City Council, have approved the Shared Use Agreement, and continuing until the School
notifies the Department of Recreation and Parks that all fundraising, anticipated at being
approximately $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 of City-owned land. The fee
wil] then be $600.00 per month, with a CPI adjustment to be implemented every two years, for the
duration of the construction and until the School submits to the Department of Recreation 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-
year agreement and the additional 25 year option, if exercised, the use of the completed playing field
wil] 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 seck support from the homeowners within a 300-foot radius of the school as well
as from Councilmember Miscikowski.

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

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

1. Prohibit all lighting or illumination on the sportsfield.

2. City shall provide notice prior to each public use to local homeowner associations and local
community groups as shpwn on “Exhibit B” of the agreement.

e 149 " : .
Limitation on the ausmber of non-participant spectators for public usage, however, there will
be no permanent seating.

a2

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

S. No sound amplification.

6. City’s usage during non-school hours shall be between the hours of 9:00 am. and 6:00 p.m.

up to s% times-per year.

7. Any proposed improvements shall be subject to all customary City apptoval processes
including but not Limited to Community meetings, (it and Zoning approvals.

§ For the months of January, February, and March: Because of the potential for cold and
inclement weather, no public uses are specified. Any us.. shall be at the sole discretion of

Calvary Church. s.o\. \4D
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The Planning Department, as the Lead Agency for City approvals for the Calvary School, advises
that the Shared Use Agreement, to permit a part of the sports field to be constructed on City-owned
hillside park land, is exempt from C.E.Q.A. pursuant to 2 Categorical Exemption (Class $ - Category
23 of the City C.E.Q.A. Guidelines) and on August 3, 1999, filed a Notice of Exemnption (Class § -
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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JOINT USE AGREEMENT BETWEEN THE CITY OF LOS ANGELES AND THE LOS ANGELES
UNIFIED SCHOOL DISTRICT FOR THE JOINT USE OF WASHINGTON [RVING MIDDLE SCHOOL

THIS JOINT USE AGREEMENT, made and entered into this :’"Z{ﬁ day o_fg_@__\"/_, 1998, by JRECEIVE
between THE CITY OF LOS ANGELES, a municipal corporation, by and through’its Board of Recreafionth Coast Re
and Park Commissioners, hereinafter called CITY, and the LOS ANGELES UNIFIED SCHOOL DISTRICT
OF LOS ANGELES COUNTY, a school district, acting by and through its Board of Education, hereinafteMAY - 9 20(
called DISTRICT.

CALIFORNI,

WITNESSETH: COASTAL COMM

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

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

WHEREAS, DISTRICT has estimated the cost of constructing the Facilities at $1,375,700 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 CCYTT is contingent upon the DISTRICT and the CITY
entering into a thirty (30) year ement to share the use of the Facilities according to the terms and ’
conditions hereinafter set forthjhowever, the Grant from CCYTF shall be subject to a separate agreement
between DISTRICT 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 of the subject Facilities under the terms of this
Agreement will commence upon DISTRICT'S completion and acceptance of said Facilities; and,

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

WHEREAS, DISTRICT shall r~~~=rate and cc~cu™ with C'TY and i's representatives relative to the
planning, design and construction of the Facilities; an.,

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

NOW, THEREFORE, fc- and in consideration of the covenants and conditions contained herein and
the performance the. wof, the parties hereto m =~ ~'" " agree as fol'~ -

l. FUNDREONG:

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

[R'\'h‘“ Scluce |
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Exhibit | attached and made part hereof. DISTRICT, at its sole cost, shall prepare plans, advertise
for construction coptracts and administer the project during the construction phase. DISTRICT shall,
using available Joject Funds, provide any additioral improvements to the Facilities and the -
installation of equipment therein, which DISTRICT deems necessary. DISTRICT shall use reasonable
efforts to complete the construction within DISTRICT’S budget parameters and shall be under no
obligation to provide any additional funds beyond those identified .

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

DELAYS BEYOND THE CONTROL 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
cause 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.

LICENSE AND TERM:

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

CITY'’S rights to utilize the Facilities shall be for an initial period of thirty (30) years from the date
of completion of the Facilities as approved and accepted by the DISTRICT and the CITY in writing
(the “Initial License Period™), and the parties shall make reasonable efforts to extend the Initial
License Period ( 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 avatilable.

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

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 of 1 "2 \greement in the absence of a material breaca of the Agreement. In the event

of a default in the terms of thic Agreement, the non-defaulting party shall provide written notice

thereof to the party in default in the manner provided by Section 15 and the party in default shall V
immediately cure the default or commence to cure the default if the default cannot be immediately .
cured. The defaulting party shall, within five (5) days of receiving the notice of default, respond to

the other party in writing that the default has been cured or identify the steps that will be taken and
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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 SURRENDER:

The parties hereby agree that the completed Facilities (exclusive of land) shall become the property
of the DISTRICT. The parties further agree that title to DISTRICT'S land described on Exhibit |
shall remain in the DISTRICT.

OPERATION OF FACILITY:

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

DISTRICT MAINTENANCE:

DISTRICT shall keep the Facilities in a safe and sanitary condition at all times, including school
summer vacation periods, and will maintain and keep in good repair the land described in the attached
Exhibit 1, together with 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 of the Facilities shall be limitcu to the following:

A. Provision of custodial/janitorial services and supplies for the Facilities and Restrooms, as it

would have normally undertaken (in absence of this Agreement) for the rest of the school -

buildings and fields through the school’s on-site custodial staff. DISTRICT’S 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 Augus: 1nd other field ma:atenance and preparation periods during the
year, with the exception of those ongotnz maintenance ~ctivities which are normally
performed either year-round or dur’~ ; vther months of the year.

CITY'S MAINTENANCE:

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 shou!'d this not be feasible, CITY or DISTRICT shall immediately cease use
of the Facilities and vacate same until such time as t:» Facilities are safe and sanitary.

B. [n addition to any “emergency maintenance” by CITY as set forth above, and notwithstanding
anything to the contrary in this Agreement, CITY shall, at it. ;ole cost, clean up or cause to
be cleaned up the Facilities and Restrooms promptly after the CITY'S (and/or its permittee’)

Qn ,\'M Scheo (
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10.

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

C On a quarterly basis, or as decmed necessary by either DISTRICT 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.

STAFFING:

DISTRICT shall provide p:rsonnel 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.

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 permittee during CITY’S periods of use. When large attendance is expected for
“Special Events” including those during the summer break, the CITY shall coordinate with the Real
Estate and Asset Management Branch, Civic Center Program Office to secure additional parking. -
CITY shall provide advance notice of at least ten (10) 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.

USE OF FACILITIES:

DISTRICT shall have use of the Facilities for recreational, educational and other school-associated
or sponsored activities. Use of DISTRICT Facilities by the CITY shall be permitted pursuant to the
Civic Menter Act (§38130-et seq. of the Educatica Cede). CITY shall follow the DISTRICT's
procedures in obtaining a8 DISTRICT issued Civic Center rermit. 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. Further, during its period of use of the Facilities or other buildings on the site,
CITY'’S on-site supervisory staff shall have access to a “work area” designated for CITY use
(equipped with a telephone) located near the Facilities, suchlocation to-be determined by the Principal
of Washington Irving Middle School in his/her sole discretion.

CITY shall comply with all applicable laws, ordinance; <ad 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. $.01 \q0
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11.

CITY when using DISTRICT facilities shall provide approved and appropriate security and

‘supervision of the facilities and activities to ensure proper standards of conduct, cleanliness and safety.
When DISTRICT staffing for access is otherwise unavailable, the CITY when using DISTRICT
facilities shall have access to keys or other devices that provide physical access to any facilities that
will be used.

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

HOURS OF OPERATION:

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

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

Monday through Friday from 8:00 a.m. until 10:00 p.m.

For the period of time shown above in Sections A through C, CITY will cooperate with the
Washington [rving Middle Schoot 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. of the Education Code) from time to time. The Principal of Washington Irving
Middle School and the DISTRICT's Real Estate and Asset Management Branch, Civic Center
Program Office may make a request for approval to alter the CITY'S hours stated above, upon no less
than seven (7) days advance notice to the CITY, which approval shall not be unreasonably withheld.

‘n the event the CITY shall nee nse of the Facilities outside the designated hours, the CITY must
submit a request at least seven (7) days in adva~-2 of the event to the DISTRICT's Real Estate and
Asset Management Branch, Civic Center Program Office. If no school activities are anticipated for
the requested date, approval for use shall not be unreasonably withheld.

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

MNIF TON:
DISTRICT agrees 'o save and hold CITY harmless from any and al! claims or liability for personal
Liyury, death or property .amage arising out of or in connect’or with the operation of the Facilities
during the hours DISTRICT has the exclusive use of the Fuci..ties.

Conversely, CITY agrees to save and hold DISTRICT harmless 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. 5. o\ 6o
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14.

Pursuant to Government Code Sec. 895.4, each party hereto indemnifies and holds harmless the other

“party, its officers, agents and employees for any liability imposed by law upon such other party which

results from, or is caused by, any negligent or wrongful act or omission occurring in the performance
of this Agreement by the indemnifving party or its officers, agents or employers.

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

DAMAGE AND DESTRUCTION:

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

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

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

DISTRICT:  Real Estate and Asset Management Branch
Los Angeles Unified School Disaict
355 South Grand Avenue, Floor §
Los Angeles, California 90071
Tel:  (213) 633-7581, Fax:  (213) 633-7546
Aun: - Michael DeLuca, Deputy Director

CITY: 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, Fax:  (213) 617-0439 gb‘,\qD
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16.

17.

18.

19.

21

ATTORNEYS FEES:

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

AMENDMENTS:

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

ASSIGNMENT AND SUBLEASE:

This Agreement is not assignable by either party. Neither DISTRICT nor CITY shall without written
consent of the other party, sublicense or sublease any portion of the Facilities. Any attempted sublease
or sublicense without the consent of the other party shall render this Agreement null and void. Each
of the provisions, agreement terms, covenants and conditions herein that are 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 term,
covenant or condition of this Agreement shall be valid and be enforced to the fullest extent permitted
by law.

WARRANTIES:

A DISTRICT’S Warranties: As an inducement to the CITY to #~ter i=to this Agreement, the
DISTRICT represents, warrants and covenants as follows:

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

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

3 that all actions to be taken by or on behalf of the DISTRICT to authorize it to make,
deliver and ‘mplement the terms of this Agreement have been duly and properly
taken prior to the execution of this Agreeme =* and

{4) that this Agreement is a valid and binding obligation of the DISTRICT, enforceable
in accordance with its terms except as the same ..y be affected by subsequent
changes in law, court decisions, bankruptcy, insolvency, moratorium or similar laws,

5ol (g0
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or by legal or equitable principles relating to or limiting the rights of contracting
parties generally.

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

(D

@

(€)

G

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

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;

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.
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IN WITNESS WHEREOF, the parties have executed this Agreement to be effective as of the day and

year set forth above.

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

o =y

President

gé%ﬁzj/&

APPROVED AS TO FORM AND LEGALITY

Dated e , 1998

JAMEZZX/ ity Attomey
By / [d\ A —

Mark Brown™ >{
Assistant City Attorney

C.WASH-IRV ACM
Revised 3727798 - CM

LOS ANGELES UNIFIED SCHOOL
DISTRICT OF LOS ANGELES COUNTY
By the Board of Education of

the City of Los Angeles

L

' BOB NICCUM
Director of Real Estate and
Asset Management

& ot- 116
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OFFER OF DEDICKTION

WHEREAS, Coastal Permit No. A-381-72, us amended (the
“Permit™) was issued by the California Cozstal Commission {(the
“Commiccion”) to the vnderzigned PALISAL.. RESOURCES, IMNC., &
California corpeoration (“Palisades®) o1 _ecember 22, 1980 where-~
under, subject to compliance with the terms and provisions of the
Fermit, Palisades was permitted to develop certain real property
locsted in Los Angeles County, California; and

WHEREAS, in compliance with certain conditions of the
Permit, Palicades has executed and recorded that certain Offer of
Dedication Agreement dated as of December 11, 1980 recorded
January 5, 1981 as Document No. B81-3844, Official Rccords, Los
kngeles County, California (th2 “Qffer") whereurnder subjeczt to
the terms and provisions of the 0ffe¢r, Palisades has offered to
dedicate to a public agency designated ov the Commission certoin
real property located in Los Angeles County, Californiaz more
particularly described in Zxhibit B attached thereto, reference
being made to the Offer for further particulars; and

WHEREAS, those certain parcels of real property denig-
.nated as Parcels A and B more particularly described in Exhibit
"A" attached hercto and made a part hereof (hereinafter the
"Dedication Property”} were among tha parcels of real oroverty

included in Exhibit 2 of the Offer so reguired to be dedicated by
Palisades; &nd

WHEREAS, Ordinance Yo. 155,203 (the "Ordinance”) adopted
May 7, 1981, by the City Council of the City of Los Angeles,
California (the "City") provided, among otier things, that in
connecticn with approval by the City of the subdivision ol cortain
lande owned by Palisades, Palisades would be roguired to offer to
dedicate the Dedication Proparty, or anv scrticon thereof, to the
City with respect to w..ch the Offar ma, be revoked, expire or
vrejccted by the State of California; and

WHENEAS, Paliscdes 31 «illing to ofl tec dedicate the
Dadication Property to the City in compl.ance with the terms and

provisions of the Ordinance subject, however, to the provisions
of the Cffeor;

COASTAL COMMISSION
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NOW, THEREFORE, in compliance with the conditions of the
approval of said 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 may be revoked, may expire or may
be rejected by the State of California; provided, hovever, that
this Offer of Dedication is subject to each of the terms and
provisions herainafter set forth.

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

2. This Offer of Dedication msay not be accepted by

City as to any parcel or portion thereof until such time as the
offer of the parcel or portion thereof is rsjected by tha State.
At such time as the State, or its dasignated department or agency,
shall take title to the parcel or portion therecf, the power of
City to accept the Offer of Dedication is terminated, unless and
until the parcel, for any reason whatsosver, shall cease to be
owned by the State or the designated agency or department or, if

transferred, shall cease to be restricted to public park or open
space use.

3. This Offer of Dedication and acceptance thereof by
City of all or any portion of the Dedication Property shall
convey title thereto in the condition prescribed in the Offer of
Dedication and the scceptance 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
heraby 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 contigucus thereto; provided, however, that
in no event shall any portion of the Dedication Property described
in any Dedication Deed be reduced to an aresa of lesser size 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 desc~ibed in Exhibit A to.effectuate the intent of
Lhis paragraph.

3. All of the provisions ~¢ s f{fer of Dedication
shall be L:nding upon and effective against anv ~wner whose title
is derived through foreclosure, deed in lieu of foreclosure,
trustee's sale or otherwise.

6. All of the covenants contained herein shall be
construed in & fair manner, and neither for nor against Palisades.
1f any one or more provisions or any portion hereof shall be held
to be invalid, or for any reason become unenforceable, no other
provisions of this Offer of Dedication shall thereby be affected
or impaired,

4
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WITNESS REOP. this Offer has been, executed as, of
this Mﬂay of —_— 381, “W
California.

PALISADES RESCGURCES, INC. a
California corporation

Its: Vice Pg,:i’cnt

I€s: Assistant Secretary

STATE OF CALIFORNIA )

)ss.
COUNTY OF OLAWJEE )

on %{zﬁj 07%2 , 1981, before me, the under-
signed, a Notary Public in an or said State, personally appeared

;, known to me to be the Vice President,
y. 2 A , known to me to be the Assistant
Secretary © e corporat on 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 & resolution of its bosrd of directors.

WITNESS my hand and cfficial seal.

OfTICIAL SEAL
GWEN TAYLOR BERGMANN
B WOTARY PUBLIC - CALIFORNIA
anGE COUNTY
My e::l aphas UL 13, 1981
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AGREEMENT

WHEREAS, the undersigned PALISADES RESOURCES,
INC., a California corporation ("Palisades”) is the owner

of that certain real property located in the County of Los

Angeles, State of California, more particularly described in
Exhibit A attached hereto and by this reference made a part
hereof (the "Permit Area”): and

WHEREAS, Palisades is the owner of that certain
real property located in the County of Los Angeles, State of
California, desicnated as Parcels A and B upon Exhibit B
attacheé hereto and by this reference made a part hereof
(the "Dedication Area"); and

WHEREAS, both the Permi: Area and the Dedication
Area are located within the coastal zone as defined in
Section 30103 of the California Public Resources Code (which
code 1s hereinafter referred to as the "Public Resources
Code™); and

WHEREAS, the California Coastal Act of 1976,
(hereinafter referred =o 8s the "Act") creates the Califo:ni,
Coastal Commission (hereinafter referred to as the "Com-

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

inafter "Regional Commissiorn”) and recuires that any devel-
opment approveé by the Commission or Regional Commission
must be consistent with the policies of the Act set forth in
Chapter 3 of Davision 20 of the Public Resources Code: and
WHEREAS, pursuant to the Act, Palisades, together
with Head.and Properties, Inc., a Cal:ifornia corporatior,
(nareinafter coilectively referred tc as "Permittees”)

applied to the Commission or Recional Commission for a

| heredy certify thus document 1o be & tryg ond correct copy

of that which recorded on...... 7. e Sl - 24
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Permit Areas within the coastal zone of Los Angeles County;

WHEREAS, such permit was approved by the Cormission as
Permit No. 381-78 on Julv 17, 1979 and as amended Mav 21, 1980,
June 18, 1980 and July 22, 1980 {(hereinafter referred to as the
"Perm:t") and was issued on aégézkéééhégéf 1980 (hereinafter
referred to as the "Permit Date"): and

WHEREAS, in its decision on the Permit, the Commis~
sion found that the development proposed by the Permittees would
cause adverse cumulative impacts on both coastal resources ané
public access to the coast within the Los Angeles County coastal
zone, and that such development could not be permitted consis-
tent with the policies of the Act without offsetting decication
of the Dedication Area in order to prevent residential develop-
ment, conserve the natural resources and provide area for
publi¢ recreation on the lands within the Dedication Area 3o as
to miticate the adverse cumclative effects of the proposed
developrent: and

WHEREARS, in its decisicn on the Permit the Commission
actinc on behalf of the Pecple of the State of Californie and
pursuant to the Act, granted the Permit to the Permittees upon
condition (hereinafter the "Condition”) reguiring, among other
things that Palisades offer to dedicate the Dedication Area o a
governmentali agency for park ané open space uses SO as to pre-~
serve the coper space and scenic values present in the Dedication
Area ané sc as tc prevent the adverse cumulative effects on
coasta. resources and public access to the coast which would
occur if the Decication Area were develioped as building sites

fcr residential use; ang
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the Permit because a finding must be made 'inder Public Resources' i
Code Section 30604 (a) that the proposed development is in
conformity with the provisions of Chapter 3 of the Act and tha:

in the absence of the protections provided by the Condition said

finding could not be made; and

WHEREAS, Palisades has elected to comply with the
Condition and execute this Offer of Dedication Agreement (this
"Agreement”) $O as tc enable Permittees to undertake the develop-
ment authorized by the Permit:; and

WHEREAS, on July 22, 1980 the Commission amended that
certain Categorical Exclusion E-79-8 initially adopted October
17, 1979 ("Categorical Exclusion”) so0 as to remove, in substance
and in effect, the Permit Area and the Dedication Area from
further Coastal Commission permit recuirements subject to the
terms ané conditions set forth in the Categorical Exclusion: and

WHEREAS, it is intended that this Offer shall consti-
tute enforceable restrictions within the mearing of Article
XI1II, Section B8 of the California Constitution and that said
restrictions shall thereby qualify as enforceable restrictions
uncder the provisions of the California Revernue and Taxation
Code, Section 402.1:

NOW, THEREFORE, in corsideration of the mutual bene- .
fits and condi:zions set forth herein ané substantial public -
berefits for the protection of coastal resources to be derived
therefrom, the preservation of the Dedication Area in open space
uses and the acvantages that accrue to Permittees as a conse-
guence of the:r ability to undertake the development authorized

by the Commission in the Permit, without the necessity of

COASTAL Co R1ne
C. o \"V_"’Z’D’Soml\
EXHIBIT & I

T— el




I.0€C LN TNE aCl,, 4» COnlenp.atec DY The grant of the Permit
and the Categorical Exclusion, as wel! a: .n: beneficial effect
on the method of determining the assessed value cf the Dedi-
cation Area including any reduction thereof due to the imposition
of limitations on its use as set forth in this Agreement, Pali~
sades hereby agrees as follows:

1. Subject to the provisions hereinafter set forth,
Palisades hereby irrevocably offers, for a period of seven (7)
years, to dedicate and convey Parcels A and B to Grantee (as
such term is hereafter defined).

{a) Palisades shall have noc obligation to
dedicate or convey the Dedication Area to the Grantee unless and
until the Dedication Date (as defined in Paragraph 2 below) may
occur.

(b} If, without the written consent of Head~
lands, the Permit and the Categorical Exclusion. or either of
them, may be revoked or may be modified by the Commission with
respect to 2ll or any portion of the Permit Area or the Dedica~
ti0n Are:z so as to impeose additional obligations upon Pellisades,
this Agreement sha.l expire anc shall have no further force °f
effect. The recorcation by Palisades, sixty (60) days after
written notice to the Commalssion of such even:, of an instrument
containing a true and accurate copy 6f any such revecation or
modrfication of the Permit and of the Categorical Exclusion, or
eitner cf them, together with a description cf the Dedication
Area, shall constitute conclusive evidence ¢f such revocation or
moéification and shall effect the expiration ¢f this Acreerent
2s ¢f the date cf such recordat.orn :nsofar as this hgreement
then affects whe Ded.cation Area cr that portion thereof des-
cribec in sucn recorded instrumens. The terrmination of the

Categecrical Exclur .§ .ontemp.atec by the provisions ¢f the

COASTAL COMMISSION
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13249 (b) upon certificaticr by the Commission of a local coastal )
program and Gelecation of development review authority, shall
not cause this Agreement to expire unless such local coastal

program imposes additional obligations upor Headland with respect

to the Permit Area and the Dedication Area, or either of them.
The provisions of this Par-igraph l(b) shall not apoly to any
portion of t..e Dedication Area as to which the Dedication Date
has occurred.

(e} If within seven (7) years after the Permit Date
the Dedication Date has not occurred {(the “Termination Date”™),
then this Agreement shall expire automatically on the Termina-
tion Date as %0 the entire Dedication Area.

2. Concurrently with the recordation of a Final Map
of the Permit Area (the "Dedication Date"), Palisades shall
become obligated to dedicate and convey to Grantee a full fee
interest ir and to the entire Dedicatiorn Area. CUpon the Dedi-
cazion Date the obligation of Palisades to dedicaze and convey
the Dedicaztion Area pursuint %o the provisions of this Paragraph
2 shall be .rrevocable and shall continue in full forece and
effect for twertv-one {21) vears. i

3. The instrument providéing for dedication by Pali-
sades to Grantee (the "Dadication Deed”) of the Dedication Ares .
shall contain, among other provisions, the following terms and
provisions: ‘

"The above crart is macde and the real
property herein described civen for the
purpose anc on the condition that saicd
rea. proper<y be used either for pukblic
park purpcico. or‘for open space purposes,
ané £~~~ ne other purpodse or purposes

whacsoever and 1f said real propercty

COASTAL COMMISSION
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pPurpOses waarsoever wnen, in wnat event,

said real property hereby conveyed shall

immediately and automatically revert

UNtoO grantor, its successors and assigns,

upon entry by Grantor, its $uccessors

and assigns. It is the intent of Grantor

to convey to Grantee a fee simple estate

subject to a condition subject to a right

of re-entry.”

4. The Dedication Deed shzll convey the Dedication

Area free and clear of all liens, claims and encumbrances except
the lien of taxes not then due and payable as well as the excep-
tions hereinafter permitted by the provisions of this Paragraph
4. In addition, subiect to obtaining the prior written consent
of the Executive Director, Palisades reserves the right to
grant, prior to the applicable Dedication Da*e, any easements,
right-of-wav and other rights in, over, under, across and through
any porticn of the Dedication Area theretofore g¢ranted, trans-
ferred, conveyed or cotherwise disposed of by Palisades, its
successors and assignt  for utility, storm drain, slove, roédway
or other purposes related to satisfaction of conditions to
approva. by governmental agencies of tentative or final sube
division maps, parcel maps or building permits coverince an§
portion of the Permit Area (collectively, the "Developrment
Easements”). Palisades shall not grant any Developrment Easerent
unless and until Palisades shall have obtained the prior written
consert of the Executive DirectCr with respect thereto waich
consent shall be grante® or withheld on the basis of whether or
nct ruch Development Easement woul” ma+svrially ané adversely

affect use of any of the Decd.cation Area for park or open space

uses.

COASTAL COMMISSION
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to dedication of the Dedication Area or the termination of this '
Agreement in accordance with its terms, whichever first occurs,

Palisades shall keep and maintain the Dedication Area as open

space an¢ shall not construct or install any improvements thereon.
Notwithstanding the foregoing, subject to the review and written .
approval of the Executive Director of the Commissicn, Palisades
may (a) perform minor grading of the Dedication Area so ax to
recontour previously graded portions thereof: (b) construct
pathways, either paved or unpaved, and other improvements inci~
dental to low intensity recreational land uses: (¢) construct
minor facilities to provide public or utility services which do
not require significant grading in the event that alternative
locations are not foasiblt. and (&) construct or install such
other improvements as are contempiated by the grant of Levelop-
r=nt Easements approved by the Executive Director.

7. Concurrently with the recordatior of a Final Map
cf any portion of the Permit Area Palisades shall execute an
instrument in form and substance as set forth in Exhibit 3
attached heretc restricting and affecting the Permit Avea
covereéd by such Final Map as well as the Dedicaction Area re-’
guired to be dedicated concurrently with the recordation of such
Final Mag. Such instrument shall be free of prior liens and .
encumbrances except tax liens and shall be binding upon Pali=-
sades, its successors and assigns.

8. Palisades reserves the right to adjust the
boundaries of the Dedication Arez to include such additional
real property as may be located between the Dedication Area and
the Ferm:t Area more or less contiguous thereto: provided,
rowever, that in no event shall the Dedication Area be reduced
tc an area of lesser < ~~ ! r <he Dedication Area described in

Exhibit 2 herezo.
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California Depar-mernt of Parks ané Recreation: the National Park
Service of the United States Government: Or t© any other agency,
department or subdivision of the United Stares Government or of
the State of California legally capable of holding title to
public lané restr.cted to open space or public park uses and
designated by the Coas+tal Commission by written notice to
Palisaders.

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

1l. All of the covenants contained herein shall be
construed in a fair manner, and neither for nor against Pali-
sades. JIf any one Or more provisions or any portion hereof
shall be held to be invalid, or for any reason become unen-
forceable, no other provisions of this Offer of Dedication shall
thereby be affec:ed or impaired.

i2. Palisades acgrees that, either in response to or
in underzaking any civil action to enforce or to chalienge the
provisions of <his Offer of Dedication, if eguitable remedies 'in
acéizion to any monetary penalties are sought by the Commission,
its successor or the Attorney General of the State of California,
& finding of fact by the Court in which such civil action is’
pending that the coverants ¢r restrictions have not been imple-
mented as provided herein shall cornclusively demonstrate isrep-

Lrable damace to the public interest.

-f-
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be binding upor anc shall benefit Palisacdes, its successors and .
assigns and shall constitute covenants running with the land
enforceable against Palisades, and each of its successors in

interest with respect to the Permit Area and the Dedication

Area, and each of them. The terms and provisions of this .
Agreement shall benefir the State of California and shall be

enforceable by any agency thereof.

IN WITNESS WHEREOF, this Agreement has been executed
/‘d, dav of :(Z é HER Lo T BEHCH
v —ot-Angetes,

as of this L4, 1980, at
California.

Approvec as to form and PALISADES RESOURCES, INC.
ub€tanc a California corporation

s pice this [V day

Executive Dz*ecto

istant Secretary

STATE OF CALIFCRNIA ) '
LA EGE 188,
Ao

on 25‘ aﬁm / 1980, before me, the under-

signed, 2 Notary Pubilc ip ancé for said State, personally .
appeared (JuLLLES A JELvELTIL known to me to be the

Vice President, ané &51 A Lo LerrCc K known to me to be

the Assistant Secretary of the corporation that executed

the within instrument, known to me to be the persons who

executed the within Instrument on behalf of the corporation

thererr. named, and acknowledged o me that such corpcration

executed the within iastrument pursuant to its bv-laws or a
resolution of .ts board of directors.

COUNTY OF

WITNESS my hand and official seal.
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BOARD OF RECREATION AND PARK COMMISSIONERS

SUBJECT: Santa Ynez Canyon Park Addition:
Acceptance of Grant Deed for 108.46
Acres of Additional Open Space Along
Palisadea Dxrive

*38 | GWR

8SNJ DG

8EX JT

JR

Approved 7<: " Disapproved
PP e PP

RECOMMENDATION:

That the Boaxd:

1. Accept the Grant Deed for the conveyance of 108.46 acres of
additional open space property <£rom Headland Properties
Associates along Palissdes Drive adiacent to our Santa Ynaez
Canyon Park; and,

2. Direct the Board Secretary to transmit the Grant Deed to the
Department o©of Public Works, Title Officer, for recordation,

and to transmit a copy of the recorded deed to .Headland
Properties Associstes. b L g

SUMMARY :

In conjunction with their development of the Paligades Highlands
located northerly of Sunset Boulevard off of Palisades Drive, the
Headland Properties Associates have oifered to convey via Grant
Deed a 1.08.46 acre parcel of open space to our Department. The
subject property ‘s located southerly of and directly sdjacent to
our Santa Ynez Cé&.., .o Park as shown on the attached exhibit.

Headland Properties originally deeded 48.46 acres of Santa Ynaz
Canyon Park to the Department in 1972. They deeded an additional
25.17 acres to the Park in 1981 bringing the total to 73.63

acres. The above properties were offered to fulfill their Quimby
reguirements.

COASTAL COMMISSION
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Due to & reduction in yresidential dengity imposed by the

California Coastal Commission,

offered to the Department dy Headland Properties.

On May 7, 1981, the City Council adopted Oxdinance No. 135,203
authorizing the Department of Recreation and Parks to receive and
record grant deads for sevaral parcels of propsrty including the
These additional dedications will bde
completed on an Jincrementsl basis as various <+<xacts within

subject 108.46 acres.

Headland Properties Associates holdings are recoxded.

108.46 acres of open space was

It is anticipated that the Departmeat will receive an additional
+292 acrea of open space as these additional trxacts are xecorded.
Tncluding the previously dedicated 73.63 acres, plus the subject

108.46 acre dedication,
292 wacres, the Santa Ynez Canyon Park will be

total of approximately 475 acres.

and tha estimated futurs dedication of
comprised of a

Headlsnd Properties has previously dedicated 95,4B acres to the
State Department of Parks and Recreation as an addition ¢to
Topanga State Park with an additional estimated 536 acres to de
dedicated in the near future.

q

The 108.4€¢ acres plus the future dedication of +292 acres will b%:&,,:

designated as open space and used for picnicking and hiking into
the adiacent Topangas State Park.

The Assistant Genaral

by the Board,

OCT 21 ’98 @9:34

Manager, Pacific Region, and Councilman
Braude of the District endorses the acceptance of this property
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CRDINANCE NO.

An Ordinance authorizinc 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 acainst dedications or
fees required for said proposed subdivisions, and consenting to
the relinguishment of an agreement right 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 FOLLOWS:

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

arpears at <he end -£ this ordinance, and which map is identified

as "Master Plan, Palisades Highlands" ard 1s dated February 4,
1981. The said lands provosed subdivision are outlined in red
on said map and are also identified by the following numbers:

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

Tract No. 41662, P.M. 3947 Tract No.

4170¢, Tract No. 41710, Tract No. 31635,

Tract Nc. 32184, and unnumbered "P.M."

¢ty LW Dvdhinasce !

¢
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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
Pronerties must dedicate or convey to the City of Los Angeles 25
acres of real property for vark and recreational purvoses, 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 Muniéipal
Section 17.12-F-2, it is intended that the dedication or convevance
of said 25 acre parcel as a condition of the first subdivision of
any of the lands proposed for subdivision shall also satisfv the
sark and recreational dedication reguirement for all of the lands
or..osed for subdivision. It is,however, the desire of the City
that should the dedications or convevances to the State of
California not be made, revoked, terminated, or rejected, then the
City shall have the ovpvportunity to obtain all of the parcels or any

porcions thereof which were "to be dedicated to the State of

Cz.lfornia” or whith are identified wi<h the letiers "aA," "3," "D,"
"E," anc "G" as City-owned recreation ancé zark or cren scace land,
s-0) 140
-2 - E“ ‘\o")c* (‘6
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should it choose to obtain same,

P

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

£inds 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 Ancgeles 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

4

other parcels identified on said map as proposed for subdivision.

Provided, that this acceptance is authorized only if concurrently .
with the convevance or offer of dedication of the 25-acre parcel, '
an offer is made to the City of Los Angeles for recreation and park
and/or open space purposes describing all of the land identified
as "aA," "B," "C," "D," "E," and "G" on said map, said offer toc be
‘-:evocable, but said offer shall w:~vide that it mav be acceoted
onlv as to such portions of the land fo. ~hich the convevance or
offer of dedication to the State cf California is revoked, exvired,
or rejected by the State of California.

Sec. 4. The Ccuncil of the City of Los Anceles further
acproves o0f +the release of a promise made by Headland Proverties
Incorporated in April, 19€9 to énrate acrTreoximately 150 acres o.

lardéd =o the Devartment ¢ Recreaticn ané Parks, "accepted" bv .

01140
-3 - Exhlet 16
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1 the Board of Recreation and Park Commissioners on September, 1969,

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

3 the objectives of said promise.
4 Sec. 5. The Department of Recreation and Parks and/or
5 the City Engineer are authorized to receive and record a grant

6 “ deed or deeds to the real property identified as "to be dedicated
7 for L.A. City Park" conveying same to the City of Los Angeles

8 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.

13
14 ,
13
16
17

18
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Sec.......... LI The City Clerk shall certify to the passage of this ordinance and

cause the same to be published in some daily newspaper printed and published in the City
of Los Angeles.

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

at its meeting of _....... /. 7= 0
REX E. LAYTON, City Clerk,
. 4 j g N
Deputy. .
APDProveqd. ..o
/1
;"/ 4
— A
e O e T" -7 :'/i’/b T4
- - i
2
Approved as to Form and Legality
Al 23 T4 o )
BURT PINES, City Astérney, e g e s
e P T oy
BY Do pemin 75 A //, ooy A“‘{ Y
NOT AT L., ROBZIRTE Asst. Citv Attcrnev L= 2 :

V- 196
File No. 73-2040 5 c-0
Ztlz:::-c--:-mn By‘fh")'f lé .
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palsadeshightands ACE—L oF 2

February 17, 1986

Honorable Marvin Braude
Councilman, 11th District

Los Angeles City Council

Room 275 City Hall

200 North Spring Street

Los Angeles, California 90012

Attention: Cindy Miscikowski
Chief Deputy

Subject: Boundary Survey ~-Dedication Parcels
Palisades Highlands

Dear Councilman Braude:

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 a2 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
icsued to Headland Propertiec, Inc. on Deccmber 23, 1980.

The proposed acquisition parcels shown or *he survey piat include portions
of Uedication Parcels "G", "E" and ali of Farce, "." as depicted on Exhibit
A-1 of Coastal Permit A-381-78.

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

You will note that, in accordance with prior meetings and discussions concerning
this matter between representatives of the State, City, Headiand Properties
and other interested organizations and individuals Dedication Parcels "D",

"A" an- “"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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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 Engineérs, VIN, 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 comm1ssion 3
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 parceis 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 Dedica‘ion Agreements dated December 11, 1980(Recorded
January 5, 1981).

Pleuse 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.

Veryj::;;;7y0ﬂrs.

£ //M/W
Charles A. Yelverton

CAY:hb

Enc1osures:£ii4 Survey Plat and Legal Description
(2) Master Plan -- Palisades Highlands/Gateway
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California Coastal Commission FEB 1< 108
631 Howard Street CA
San Francisco, California 94105 Coﬁsuluzgm?ssgo’q

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

Subject: Conveyance - Dedication R E @ E “ w E @

Parcels - Palisades Highlands FEB2 11986
CALIFORNIA
Reference: Coastal Permit No.w MCWA‘;O”CWY p g

Gen'tlemen : )

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, 198R.

Al. other open space land: -~t determined to pe acceptable to the State
would be conveyed to the City of Los Ancgeles for public open space.

As proposed, the State Department of Parks and Recreation would accept all
of Parcel "C" and portions of Parcels "G" and "E". The remainder of the
Dedication Parcels including all of Parcels "A", “B" and those portions

of “E" and "G" not acquired by the State would be conveyed to the City of
Los Angeles. Parcel "D" has been proposed for possible merger with Parcel
Map 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 des.rous of completing the
terms and conditions of the permit in respect to the open space land dedications.

corvegire ¥

6} R CZ(ﬁ?tT
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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.

Verz/%;u] yours,

Charles A. Yelyericn
P
CAY:hb

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

cc: Ms, Cindy Miscikowski
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CALIFORNIA COASTAL COMMISSION
631 Howard Street, San Francisco 94105 — (415) 5438555

June 20, 1979

TO: STATE COMMISSION AND INTERESTED PARTIES
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 Cammunity Plan. Would allow approximately 2300 new residential units.

Plan B - Compromise offered by the developers as a reduction from original gropo§al
for implementation.Includes aproval 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 poftlbn of the development sought on
Tracts 31935 (Headlands) and 21601 (AMH), and approval of all of Tract 30403.
Would allow betwesen 660 and 750 new residential units.

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

The Commission will hold a briefing by staff and a public hearing on June 21 with
regard to these alternatives., Ffollowing the Commission's public hearing and receipt of
furcher written comments, the staff will prepare a recommendation for action at the
July ./-1% meeting regarding the permits pending before ... Commission for projects on
Tracts 31935, 21601, and 30452 and direction to the Local Coastal Program for the
balance of the holdings.

COASTAL COMMISSION
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CALIFORNIA COASTAL COMMISSION
631 Howard Strest, Son Francisco 94103 — (415) 543-3555

REVISED FINDINGS

AMENDMENT TC PERMIT.
Permit No. 381-78

(Beadland Properties)
Amendment Approved: 5/21/80
Findings Adopted: 6/4/80

AMENDMENT
APPLICANT: Headland Properties Inc.

DEVELOPMENT
LOCATION: Palisades Drive, Pacific Palisades, City of Los Angeles

AMENDMENT
DESCRIPTION: {(See Conditions and Finding

comarssIon _
ACTION: Amendment Approved: May 21, 1980; Pindings Adopted June 4, 1980

- -

I. Approval With Conditions.

o —— -

The Commission hereby grants an amendment to the permit as described below,
subject to the conditions below, on the grounds that, as conditioned, the amendment
will be inconformity with the provisions of Chapter 3 of the California Coastal Act
of 1976, will not prejudice the ability of the local government having jurisdiction
over the area to prepare a Local Coastal Program conforming £o the provisions of
Chapter 3 of Coastal Act, and will not have any significant adverse impacts on the
anvironment within the meaning of the California Environmantal Quality Act.

II. Conditions
The permit is subject to the following conditions:

1. Scope of Avproval.

a.. This permit amendment authorizes subdivision of 4 tracts of Palisades
Bighlands, for up to 740 residential units, a two-acre commercial site and a 7-acze
institutional site, grading for all streets and lots,
installation of drainage and utilities and construction of residential units as
described in the attached Findings and Declarations. All grading, structural develop-
ment, and subdivided lots shall be located entirsly withrin the urbman limit line, as
described in the surveys and maps prepared by VIN Engineers and submitted by Applicant

t¢ the Coastal Comm:ssion on March 21 and 26, 1980, and identifi i
Comm.ssion files as approved Apca..ants Ixhir o+ T-1, B=l xm&@mgt@n
below. (See Exhibits 4 and 5).
.ol 9o
» *(“ 0“\ g
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multiple family units and replace them with single~family units. The Executive
Director shall approve such minor modifications to the project provided that thers is
no increase in the area graded or in the amount of traffic generated by the project,
there is no interfersnce with the provision la this permit for low and moderate
incoms housing, and the modifications are otherwiss consistent with this approval.

Upon notice to the Executive Dirsctor, the applicant may reduce the number of .

b. Concurrent with the development of Tract 311935, the applicant shall construct
an emargency access road and pedestrian-bicycle path as generally indicated in
Exhibit 4, between the southern terminus of public roadways serving Tract 31935 and
the southern boundary of applicant's property. The road shallbe designed and constructed s
88 to requirs the minimm amcunt of land form alteration and to provide/emergency
antry to and exit from the Palisades Highlands development. The road shall be wide
encugh to accommodats two lanes of vehicles and seet the minisum specifications of
the City of Los Angeles but at no point should the road width exceed 20 ft. Cuts
and Zills required for the construction of the road shall be the minimum required
by the City of Los Angesles.

. Subject to the review and approval of the Executive Director, in areas
outside of urban limit line : aminor grading may be performed to re~contour prsvicusly
graded land; paved or unpaved pathways and other incidental improvements for low
intensicty recreation may be constructed; minor facilities to provide public or utilicty
services which do not reguire significant grading may be installed if altsrnative
locations are not feasible:; vegetation within 100 ft. of any residential structurs
say be ramoved or altered for firzs protecticn purposes.

2. Dedication. Within 10 days following the issuance of this permit, Applicant’

and Falisades Resources, Inc. {a co-applicant) shall record offers toc dedicate to the

State of California all of the property lying osutside the urban limit line. Such

offers shall be ¢f a forz and content approved in writing by the Executive Dirsctor. .
Such offers of dedication shall be irrsvocable for a period of 7 yearsz, excspt in

the svent of rsvocation of this permit As final maps for tharespective four tracts (noted
below) are recorded, said offers shall be irrevocable as to specified parcals for

4l years thersafesr and shall require dedication in fee of such specified parcels

upon accsptancs by the State of Califormia or its agant.. The offers of dedication

shall contain the following provisions as to the parcsls specifisd below:

4. Canvon Park. Concurrent with the recordation of a final map for Tract
34923 and prior to construction of rasidential units on such tyacs, the applicant
shall record an irrevocable offer o dedicate the full fee interest in approximately
120 acres of land in Santa Ynez Canyon aorth ~+ the existing City park and west of
Palisades Drive (arras T and C-1 in Exhibit 2). With the exception of tax liens
and the prior cffer of seagion of such property ts the City of Los Angeles Park
Commission, the dedication shall be free of all prior liens and encumbrances. The
applicant shall use best afforts to secure the waiver of the City Parks Coumission
to such prior ofZfar of dedication. Eowever to promota the most efficient and
orderly cperating and maintsnance ¢f these parklands, the applicant may withdraw
the offer in favor of the State with regards only to the approximataly 25 acres
south of Avenida de la Montura (area C-1l, Exhibit 4) and adjacent to the existing
City park, provided that the City Park Commission acceapts the dedication of area
C~1 for operation as a City park.

COASTAL COMMISSION
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b. Gateway. Concurrent with the recordation of a final map subdividing the
Gateway Tract, Palisades Resources, Inc., shall record an irrevocable offer to
dedicate the f:11 fes intersst in approximately 297 acres of land outside of the
urban limit line on the Gateway tract established pursuant to Condition 1 above
(generally shown as areas A and B in Exhibits 2 and §).

c. Tract 31935, Within 30 days following the recordation of a final map
subdividing Tract 31935 the applicant shall record an irrevocable offer to dedicate
the full fee interest in the approximately 386 acres adjcining the portion of Tract
31935 to be developed (shown as areas D and G in Exhibit 2).

d. Tract 32184. Within 30 days following the recordation of the final map
subdividing the first unit of Tract 32184 the applicant shall record an irrevocable
offer to dedicate a full fee intarest in the approximately .338 acres shown as area
E in Exhibit 2.

e. Permit Expiration. In the event the obligation of Palisades Resourcss,
Inc., and applicant to dedicate all of the property lying ocutside the urban limit
line does not occur within seven(7) years after issusnce of this permit, applicant
shall be obligated to surrender and abandon this permit upon expiration of such
seven year period and this permit shall have no further force or sffect insofar
as this permit pertains to any property not then subject to a final subdivision
mAD.

#

£f. PRoad Easements. Prior to recordation -2 any final maps for the authorized
development, the applicant shall grant to the State of California all of the appli-
cant's interests in road easements through Topanga State Park, including Palisades
Drive extension to Mollholland Drive and Temescal’ Canyon Road towards Sunset Boulavard.

3. Restrictions. <Concurrent with the recordation of final maps as noted in 2a,2b,
2c, and 24 above, the applicant shall record an instrument covering such parcels in
a form approved in writing by the Executive Diractor. Such instrument shall be
considered a covenant running with the land in favor of the pecple 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:

a., Prevent further division of such dedication parcels for any purposes axcept
vark purposes cutside of the urban limit line,

b. Prevent develcpment outside of the urkzn limit line except as permitted by
this permit or for park purpcses.

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

4. Landscaping Plans. The Applicant has submitted landscaping plans and specifica-
tions for Tract 31935 and 32184, which have been reviewed and approved by the

Exec tive Director. The final landscaping plans shall provide that slope areas
sxposed by gracing or other construction shall be rev:getated waith primary endemic

-l \q0
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drought and fire resistant vegetation. On Tracts 31935 and 32184, landscaping shall

be designed to screen and soften the visual impact of the project as seen from .
Topanga Stata Park. The aresas of special landscaping concern (identified in Exhibit

4) shall be screened from view by a combination of berms and extra vegetation in

conformancs with the preliminary landscaping plan submitted by the applicant.

Bo further review of landscaping plans for Tracts 31935 and 32184 is required.

Landscaping plans for the Gateway shall be submitted for review and approval by the

Executive Diractor prior to the start of construction of any units on the Gateway.

5. Archaeological Site. Prior to the development of Tract 32184, the applicant
shall undertake or fund a thoerough examination and test excavation of Archaeological
Sits LAn - 666 as recommended in the archasological investigation performed by
Robexts S. Greenwood in June of 1976. The examination and test excavation shall be
perfozmed under the direction of a qualified Archasclogist. Developoent of Tract
32184 shall not proceed until excavation of all significant features of sits LAn -~
666 is complete. The Archaeclogist shall be notified of and allowed to cbserve all
brush clearing and grading operations within the permitted development. All contrac-
tors and construction persennel shall be advised of the potential existance of other
xchaeological rasources: all work shall be halted and professional consultation be
obtained promptly if prehistoric satsrials are encountersd or suspectad in the process
of development.

6. Housing. Prior to issuancs of the permit, the applicant shall enter into an

agreemant with the Coastal Copmission to provide for affordable housing as stated

below. The agresment shall bind the aprlicant and any successors in interest and

shall be recorded as a covenant to run with the land, with no prior lisns other than

tax liens. The agreement shall be recorded as a covenant on the 75 unit cesidential

site on the Gatewsy «~ (as shown in Exhibit 5) and Lot 193, Tract

32184 azx shown on Exhibit 4 . The agrsement shall provids: .

a. The applicant shall either provide 60 units of affordable dwelling units,
subiect to resale controls, at prices which are affordable to low and moderate
income persons earning from 50-120% of median income on Lot 193, Tract 32184, or
100 units of afforcdable housing in the sams manner on the Gataway sits if and wvhen
that site it rezoned to allow such davelopmant.

b. When and if the Gateway tract is vezoned to allow for the provision of the
100 afZfordanle units described above, the restriction on Lot 193, Tract 32184 shall
tarminate.

c. Upon issuance of a certificats of occupancy as to 60 affordable housing
213128 ~~ Lot 193, Tract 32184 or 100 affuicable ! -using units on the aZforiable
housing sizs in the Jateway the agreement shall terminate as to the 75 unit residential
site in the Gateway.

d. If five (S) years after the date of the rezoning of the afiprdable housing
site in the Gatsway no construction has cocomenced for affordable housing therson
and {¢ applicant thereaftar dedicates the fee interest in the affordanle housing
site o a public housing agency the agrssmant to construct such affordable units shall
tarminate as of the date of recordation of such dedication.

GOASTAL COMMISSION
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e. Prior to the applicant commencing construction of the affordable housing or
priocr to the dedication referred to in paragraph d, applicant shall enter into an
agresment, approved by the Executive Jirector, 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 affordability (resale) controls
provided for in the Commission agreement. ’

f. The units shall be priced to be affordable to the range from 50-120% of
median income so that an equal number of units is available in each of the following
price ranges: 508, 608, 708, 80s, 90%, 1008, 110%, and 1208. At least one third.
©of the units in each range shall be three bedroom units of at least 1000 squars feet.
All other units, if any, shall be at least 600 square feet. Up to two thirds of
all the units may be designated for elderly, and at least one third shall be
designated for families. '

g. The sales price in each range shall be determined by the following
form.la:
(1/3) (median income) (family size adjustment) (income range)-
(Homeowners Association Dues + Insurance Premiums)

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

Sales Price=

The family size adjustment shall be as follows: for a one bedroom unit, 80%(.8);
for a two bedroom unit, 958 (.95); for a three bedroom unit, 108.5% (1.08S). H.?ian
income shall be the median income for a family of four as last calculatad by HUD
prior to the issuance by the Department of Real Estate of the Public Raport for the
units,

h. The affordable units shall be offered for sale subject to controls on resale, .
substantially as provided in the Commission's guidelines, subjsct to the approval
of the Executive Director, in order to assure continued affordability. )

i. No residential development shall take place on the 75 unit residential site
in the Gateway until such site shall have been released from the agrsement in accord-
ance with either 6c¢ or 64 above.

7. Park Facilities. Concurrent with the grading of Lots 86 and 87 of Tract 32184,
the applicant shall construct trailhead facilities (including a 6-10 car parking
lot, gates and signs) in vicinity of said Lots 86 and 87 substantially as shown in
A plicant's Exhibit A~-l, =~ »s to provide foot trail access to a: existing trail on
Tsmescal Ridge. The applicant shall alsc construct a restroom facility in the vicinity
of Palisades Highlands at a_ location designated by the State Department of Parks and
Recreation in Topanga State Park or ocn the dedicated lands. If the applicant is
unable to construct the restroom prior to completion of Tract 32184, the applicant
Bmay post a bond in an amount sufficient to fund constructicn by the State if such
facilities are determined to be necsssary by the Department of Parks and Recresation.
All facilities shall be constructed to the usual specifications of the Department
of Parks and Recreation, anc shall be turned over to the Department for operation
and maintenance.

COASTAL COMMISSION
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IIXI. PINDINGS AND DECLARATIONS: ’ .

The Comnission finds and daclares as follows:

1. Amendment Description. The proposed amendment to this developwent permit
consists of expanding its scope to authorize: (a) the division of acres on
Tract 31938 into 1317 lots for 133 single-family dwellings, 2 lots for a total of
S0 condeminiums (the condominiums may require a local government rezoning at s later
date), one recreation lot and a 30-acre open apacs lot; (b) the division of 113
acrss oh the remaining undeveloped portion of the Palisades Highlands (Tract 32184)
into 260 lots for 287 single-family dwellings, 1 site for 60 condominiums, a rec-
reation lot and an approximataly S8-acrs open-space lot; (¢) the division of
approximatsly 322 acres in the "Gataway” area (immediately northerly of the inter-
section of Sunset Boulevard and Palisades Drive) into six separats parcels: a 10
aczs site Zor 75 market Price rasidential units: about 7.5 acres for church, schocl,
or similar public serving instituticnal use; a commerical and parking sits of
spproximately 2.5 acres: a sits of approxinately 5 acres for 100 units of affordable
housing; and 2 parcels for permanent open space totalling 297 acres to be dedicated
to the public; (d) the development of a 6 acrs graded site into 64 condominium units
an Tract 34923. The project would include approximately 3.5 million cubic yards of
grading in the Palisades Highlands, and additional, comparatively minor, grading in
the Gateway, for streets and building pads, and installation of drainage facilities,
utilities, streecs, landscaping, and improvement of the active rscreational site in
Tract 11835 (Exhibit 4);(e) al acre Zscreation site adjacant to the westorly boundry
of Tract 3193%5: and, (f) construction of single family dwellings and condominium |
units on each of the peraitted tracts consistant with applicable City zoning standarcs.

The Palisades Highlands portion of the project site is vacant and in a natural
state excspt for a small area on the north end of Tract 311935 whezs some grading and

slope work was performed in connection with off-gits improvements for another tract.

The site is within Palisades Highlands which is 2 %o 3 miles north of the shorsline

on the southern slopes of the Santa Monica Mountains in the City of Los Angelas.

Existing devalopment in Palisades Highlands is set intoc a bowl graded out of Santa

Ynez Canyon: the proposed tracts would be above and to the sast of the existing

davelopment and along, below, and northerly of the ridge separating Santa Ynez

Canyon frem Pulga and Temescal Canyons.

The Gateway project sits is located on both sides of Palisades Crive, immed-
latsly north of its intersection with Sunset Boulevard in the Pacific Palisades area
of the City of Los Angeles. It is approximatesly one mile from the shorsline, and
48 Ot Datween the first public road and *he sea. T~ -~~~ is adjacent to existing
daveloped areas, and lies soutir of Palisades Eichlands, at the southerly terminus
of the Santa Monica Mowmtains in this part of Los Angeles. Except for Palisadas
Drive and & small frame structurs on Parcel 1 used by aprlicant’'s emplovees, the
site is vacant. The arsas proposed for davelopmant wers previously graded in con-
Junction with the construction of Palisades Drive and related Zacilities. About 15
acres of the site proposed for development are essentially level so that minimal
additional gradirg will be required, and no altaration of significant landforms will
occur. About 297 acras of the Gateway are in a natural state and would nat be
graded or othervise developed.

COASTAL COMMISSION
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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 sight tracts, containing 1018 dwelling units on 417 acres,
("Phase I" of the overall Headland project), are nearly complets. 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, This site was once designated for
commercial use. Because the Gateway will include about 2 acres of neighborhood
cormercial 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 separats 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 recreaticnal facilities) for up to SO
high density condominiums on about 6 acres and 133 single-family dwellings (RE-1S
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-1l
and RE-15 zoning) on the remainder of the tract. As proposed, this project -= 500
dwelling units on 185 acres -- would have a net density of 2.71 d.u./acre. Conditions
requiring dedication of substantially more than 800 acres for State park purposes
will reduce the effective density to significantly less than 1 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 toc 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 ccq;tructiod’ot up to 175 multiple family residential
units on 15 acres of the Gateway tract. The Gatsway is alsc to be prepared for the
development of about 25,000 sguare feet of neighborhood commercial uses and parking
on a 3 acre site and community-institutional uses on a 7 acre site. Construction
of institutional and commercial structures is not authorized by this permit, as
sufficient detail of design 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 ner density of 11.66 d.u./acre. Conditions requiring
dedication of 297 acres for open space park purpcoses reduce the effective density
tc . ¢ .. /1.8 acres.

The Gateway portion of the project is not compatible 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 cbtain
it. While rezoning should be obtainable within 2 years, 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 commencement of construction under this permit. The Commission finds that
the departures from existing 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 approved. The City's slop-density

formula would have limited development on this site to about 50 residential units. .
Howaver all 175 units approved in this action can be sited within already graded

arsas. The Commission has approved this higher density in order to reduce the

ssount of development in the Phase II area of Palisades Highlands, there by reducing

the total amount of landform alteration. In addition, the higher density allows

the applicant to provide 100 units of low and moderate cost housing at this site

vhich is more convenient to bus lines, commercial uses and other community sexvices,

than would be sites in Palisades Highlands.

Conditions on thisz approval require the applicant to construct an emergency
access road south from Tract J19357to the Joutferly boundary of the applicant’s
property (Adjcininq ‘the AMH projoct site), provide 100 units of low and

moderate cost housing (especially for the elderly and families), to dedicate title
tc between 1067 and 1180 acres (depending on the final grading and tract boundaries)
for public park purposes, and to vacats sasements for road extansions through
Topanga State Park. The Commission recognized that the four tracts are proposed Zor
davelopment in a integrated developmant plan. Thus the Commission has {ssued a
single permit authoring all development (except as specifiad) necessary to complete
these four tracts and does not intent that the applicant or his successor return for
further permits, except for construction the commerical and institutioual structures
or the uvataway. Minor changes in design or unit which have no adverss affact on
Coastal rescurces and which do not conflict with this approval, will be approved
administratively by the Executive Dirsctor. Like all major land development
projects, the project authorized by this permit will proceed in at least four ,
major stages (one for sach of the noted tracts). The conditions require Permance
of stated cbligations (dedications, construction of facilities) phased with the
develovment of associated tracts., Howevar it is the intent of this Commission that
this permit be considered a comprehensive and final approval, and not be voicdable
once any porticn of the approvec development is undertaken unless the applicant’
fails to comply with the conditions. As the development plan is integrated, so are
the dedications required by the conditions. For it is only with the dedicaticn of
these lands for permanent presezvation of visual ad landform rescurcss and for
public recresticnal use that the Commission can find the develonment of the four
tracts on balance most protective of significant coastal rescurces. The dedication
of these lands also provides a conclusicn to the issue of continuing development in
the area. With the approval of this arendmant with the dedication of open spacs
areas outside the last four tracts, the Commission and the applicant have achisved
a compromise beneficial both to the public and to the developer, rasclving once ancé
for -1 the major Coastal Act issues of location sna intensity of development,
traffi. .opacts, amount of grading and pre -2t o7 ‘ow and moderate cost housing.
Therefore it is intended that once any portion of the permit is exsrcised or any
offar dedication made, that the entire development and dedication plan proceed to
completion as expeditiously as possible.

COASTAL COMMISSION
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2, Coastal Resources. The major issue in the Commission's July, 1979 action
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 land forms as it affected
scenic habitat and recreational resources and the provision of housing opportunities
for 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 about 740 units,
with proporticnately greater impacts on the local traffic network, substantial increase
in the area to the graded in the Phase II (i.e., Tract 31935 and 32184) area of Palisades
Highlands from about 100 acres to about 1B5 acres. However, the projects originally
proposed and authorized by the City's District Plan for this area would have contained
1850 units on 445 acres. In all cases the balance of the 968-acre Phase II site would
be either dedicated as open space or dedicatsd for park purposes. Both the July, 1979

pemit and this amendment provide for 100 units of affordable housing to be located
on the Gateway Tract. ’

a. Traffic. By limiting approval of units in the Highlands and by further
finding that only 500 other units in addition to the 64 townhomes on Tract 34923 a=d
1 rgsidcntial 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 Commission to limit the total number of dwelling units to
175, the Gateway portion of the project will have an adverse impact on local and regional
traffic circulation. If all 175 residential units were market price, the project might
be expected to generate about 1650 vehicle trips per day. However, since 100 units
will be for persons of low and moderate income, this estimate can be reduced substpntially,
since such persons generally own fewer cars and use those they own less frequently.
Vehicle trip generation will be further 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
Highlands as well, it will alsc reduce tu some extent vehicle trips over Sunset Boulevard
and Pacific Coast Highway by residents in develorments there. The total traffic generated
by the 4 tracts will amount to about 6500 vehicle trips per day. The traffic impacts
from development permitted as a result of this action is significant. Because of these
impacts, these projects could not be approved but for the fact that the projects as
conditioned will provide beneficial impacts by preserving natural landforms, habitats,
scenic vistas, granting free of charge to the public substantial lands with significant
recreational potential, and providing needed affordable housing in this area of the
coastal zone. .

b. Alteration of Natural Landforms. The lB3-unit Tract 31935 development is
ie .ned to require about ° " million Juii -~ vads f‘mey! of grading, most of which is
& Cut to remove a hillside required in orces .. ex .end Palisades Drive, the only access
to the proposed new tracts. The 317-unit Tract 32184 development is designed to require
about 2 million cubic yvards (mcy)! of grading. The developed portions ¢of the Gateway
property under the project approved here would be limited to relatively flat areas
adjacent to Palisades Drive; Grading will be minimized and no material alteration of
natural landforms will occur. There are no views to or along the ocean Iram anywhere
in the area to be developed on the Gateway tract; and hillside areas will be left
wvirtually untouched.

The project EIR for the entire project originally proposed in Phase II notes that
an Jdditiona. 3.C mey of grading wrvld be perfo med <2 build reoadways and pads for an
additional 1850 units. The presently revised r.an iir an additional 317 pu's in the
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remainder of Palisades Highlands : would require o -
mcy, a reduction of more than SOV. Although grading for Tract 3:§§s Iv3§i§.3b3§§J§T’ )
1875 cubic yards of cut and £ill for each dwelling unit, a large portion of this gradin
is necessary in order to satisfy the Secondary Access Road connection. Because o:r:ho 3
need to make the road connection, the overall reduction of grading in the total project .
area and the fact that grading and lot placement has been sensitively designed to protect
landforms (inclnd;.nq the "Split Rock” formatio:. in Tract 31935) and views of particular
significance, it is determiend by the Commission that this landform alteration is con-
sistent with Section 30251 of the Coastal Act. Visual impact of the grading will be
sitigated by revegetation of exposed slopes and lots consistent with Coastal Act policies
and in conformity with approved landscaping plans. ’

The project would result in permanent altaration of a

pproximately 145 acres of th
185 acres in Tracts 31935 and 32184. A firm Urban Limit Line is to b{ amm.: wif::
permanently preserved buffer arsas designed to project the intsgrity of the local
wildlife systams fyom both construction and residential impacts. .

The proiect will result in alteration of only approximataly 25 acres cut of the total
322 acre Gateway property. The substantial acreage left intact will protect the integrity
of local wildlife svstems from construction and residential/commercial impacts. Based
upon this fact the Commission finds this project does not involve any signifcant dis-
ruption 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.

. o, s v, .
L —————" —

The project is visually compatible witn Soth the survounding arsas adjacent to
Sunset Boulevard, which contain existing residential and commercial development, and with
the Palisades Highlands to the north. The Commission finds that the minimal landformm
alterations involved are mitigated by the permanent preservation of far larger areas in a
natural state. Within these conditions, the Commission finds that development on the _

Gateway would be consistent with the policies of the Coastal Act. .

- " . ©—
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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.
Tus, on balance the Commission finds that the project is protective of natural landforzs,
and, as conditioned, is consistent with Sections 30240 and 20251 of the Coastal Act.

e. Affordable Housinc. Section 30213 of the Coastal Act provides that:

...nousing ogportunities for persons of cw and moderate income
shall be protected, encouraged, and where feasible, provided...

The Commission's Interpretive Guideline on New Construction of Bousing, adopted
on 22 January 1980, generally requires that 25 percent of the units in new residential
developments be set aside for persons of low and moderater income. The Gateway development
being aptroved in this action, considered by itself, significantly exceeds this minimum
requirement by providing affordable housing which is 133 percent of the mavkat price
units propesed (100 vs. 75). ‘

However, this Gateway project is being approved .as .part of a.saries of actions
- by the Commission intended to provide for the coordinated development, consistent with
Coastal Act policies, of the Gatewvay ané the remaining wideveloped portions of the
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Palisades Highlands. This combined development adds a total of 640 new market rate
residential units to the housing supply in the Pacific Palisades area. (183 units on
Tract 31935 (Appeal 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 total; and, were it not for the other significant
public benefits provided by the project, the Commission could ‘not f£ind that the Coastal
Act's affordable housing requirement had been met.

Section 30007.5 specifically contemplates balancing of competing Coastal Act
policies, and requires that conflicts be resolved in a manner which is most protective
of coastal resources. With respect to affordable housing, the Interpretive Guideline
on New Construction of Housing specifically provides that the Coomission may require a
smaller percentage of affordable housing where a project includes significant other
public benefits such as "extraordinary public access or parkland dedications”. The
Commission finds that the Gateway and Palisades Highlands projects being approved
together clearly provide such extraordinary public benefits of open space park dedi-
cation and habitat and landform preservation that reduction of the general 25 percent
requirement is appropriate.

The Interpretive Guideline on New Construction of Housing also requires the
Commission to consider commurdity need for lower cosc housing. The Commission notes
that Pacific Palisades has a relatively high proportion of demand for housing for elderly
persons. Consequently the Commission has required that up to 2/3 of the 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 fram a neighborhood commercial center, and within
1/4 mile of both a large food store and the beach.

- - . -_—
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Because the Gateway Tract is not zoned for mu.tiple unit development, however, there
is some potential that the affordable housing wouldTniot~be allowed. Therefore, the
Commission has required that a 6~acre condominium site in Tract 32184, large enough for
about 60 units, be held available to provide an alternative location for inclusionary
housing units. If the Gateway Tract is not rezoned for higher densities (RD-1.5 or
RD-2) the condominium site in Tract 32184 would be used as the site for 60 units of
affordable housing. 2t Ls the. intent of this condition to provide assurance that low .
and moderate cost housing units be constructgqﬂhz the applicant and provided for -
purchase by qualified mempers of TNE public wITNIH &-Pesale contrdl program adm;nxszercd
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 either unable or unwilling to construct the units, within 5§ years.securlng
City rezoning for the higher dcasity affordable unats (i.e. to RD-2), the applicant
mey dedicate the site to a local aousing agency provided +-=- the applicant receives
housing agency agreement to construct _..3 rv:intain the 1aits and the Executive Director
of the Commission approves such agreement. The Cermission recognizes that agreement of
the housing agency may depend upon the applicant providing sufficient funds to enable
the agency to complete the project expeditiocusly and actually provide the housing
opportunities such a provision is entirely within the intent of this condition. With-
out this condition, the Commission could not f£ind that the development of the four tracts
subject to this action would be consistant with the mandate of Section 30213 which

. states "...housing opportunities for persons cf low and moderate income shall be protected,
encouraged and where feasible, provided.”

COASTAL COMMISSION
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4. Archaeclogical Resources. The archaeological survey pexrformed for the
EIR on tire Phase II area, noted that there are two significant pre-historical sites
in the area. One of these, site LAn-666 is located within the area to be totally
altered during grading for Tract 32184. The other site is outsidc the area to be .
developed. The EIR survey noted:

The milling stone site LAn-666 is a highly significant cultural
resource with the potential for contributing important data for research
into the cultural history of the Santa Monica Mountains and the broader
sequence of development in Southern California.

The report recocrmended that the site be excavated and analyzed prior to grading, as a
mitigation for its destruction. Conditions on this approval incorporate the recommenda-
tions of this report in conformance with Section 30244 of the Coastal Act. Omly with
these conditions can the Commission find the project consistent with the policies of
the Coastal Act. The report also notes the potential cn:t.mco of otker u‘chooloqical

resources. Therefore the Commission's conditions thux:e that the applican* noti‘y

a4 qualifiad archeologist before starting any grading or brush c¢learing in the

Phase II area (Tracts 3193% and 32184), allow the archecologist to be present to cbserve
such operations, and to require that work stop if new archeological sites are found,
while appropiate mitigation is undertaken. Only with these conditions can the Commis-
sion find the proposed development of Tracts 31935 and 32184 consistent with the
Policies of the Coastal Act. ‘

— -
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he P_:m As t...e Commission noted in its ﬁ.nd.‘.ngs in July of 1978, these
tracts may be approved only because the sigrificant impacts of btuildout have been !
ddeztified arnd mitigated to the maximnm extent feasible, in a comprehensive review of
all potential large scale develorment in Pacific Palisades. The Commissicn is ta.’_ly

aware that the score of these approvals is one which is generally more aprrepria a.
Ioca.l Coastal Program. Eowever, because of the already exteasive plarming axd per:d.*
reviews of this project by the Ciity of Los Angeles the City's reluctance to fusiher
review this area in its Local Coastal Program and ihe extent of miiigaticn as offersd
by the applicant and confi- —:gd by the conditions, the Commission finds ‘.hese projects
my be approved prior to certification of the City's ICP. In conformance with Section
30625 of the Coastal Act, this decisicn shall guide preparation of the Local Ccastal
Proganm for thls ares.
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Palisades Resources Inc and Headlands Properties
PO Box 705
Pacific Palisades, Ca 90272

Amend permit for 740 unit subdivision, including
construction of condominjums and creation of single
family lots, construction of low and moderate

income housing, open space dedicalions, commercial
center, church and school to extend expiration date.

This is a request to amend Condition Two imposed by
the Commission in in its action on 381-78A.
Condition Two addresses dedication of open space
land. It provides for interim, seven-year offers
to dedicate open space. At the time of recordation
of final maps, it provides for offers of dedjication
to extend for twenty-one years. It also provides
that the applicant will be required to abandon the
permit seven years after the date of approval
unless all final maps connected with the
development have been recorded and all associated
dedications have been made.

Becauvse the applicant has not yet recorded the
final map on one tract, 32184, both interim offers
of dedication over the open space and the permit
will automatically expire on May 21, 1987. This
request is to extend the life of the permit and the
period of time 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 {s located in Santa Ynez Canyon,
west of Temescal ridge and east of Topanga State

Park, and north of Sunset Boulevard in the Pacific
FPalisades District of the City of Los Angeles.
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381-78-A7
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Substantive File Documents:
1) Pacific Palisades Community Plan, City of Los Angeles
2) A-Sﬂl-;lz Amendnents 1-6.

STAFF RECOMMENDATION

‘The staff recommends the Commission adopt the following
resolution:

1. Approval with Conditions.

The Commission hereby grants, subject to the conditions below, an
amendment to the permit for the proposed development on the grounds
thet the development, as conditioned, will be in conformity with
the provisions of Chapter 3 of the California Coastal Act of 1976,
will not prejudice the ability of the local government having
Jurigdiction over the area to prepare a lLocal Coastal Program
conforming to the provisions of Chapter 3 of the Coasta) Act, and
will not have any significant adverse impacts on the environment
within the meaning of the California Environmental Quality Act..

II1. STANDARD CONDITIONS: See Attachment X
111. SPECIAL CONDITIONS: ' .
1) Limits of amendment

This amendment pertains to condition 2 only and does not

affect the remainder of the approval or the adopted
conditions of the Commission.

2) Revigsed Dedication Condition.

Prior to the extension of the date of gurrender and
abandonment (expiration ~-*-~) Ll 2 _pplicant shall record
offers to dedicate open space lauus specified in Condition
Two. In each of the offers, the accepting agency shall
include the City of Los Angeles or a8 private non-profit
association sacceptable to the Executive DirectLor as specified
in the revised condition. The expiration date of the interim
of fer to dedjcate that applies to area E shall be extended an
additional seven

years, until May 21, 1994. .Consistent with Condition Two,
the applicant shall record offers to dedicate the areas wvhere
tracts have already “c~en recorced, that is, offers pertaining
to areas A, B, C, C-1, D and G. The off:rs éhall be
irrevocable for a period of twenty-one years from the date of
recordation of the offers. These offers shall also reflect
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the change in possible accepting agencies in the revised
Condition 2.

After the applicant records these changes in the offers to
dedicate in a manner acceptable to the Executive Director.
the expiration date of the permit (date of surrender and
abandonment) shall be extended to May 21, 1994. 1If the
process of dedication is not complete by that time the
applicant shall abandon the permit.

Condition 2 as revised shall state:

2. Dedication. Within 10 days following the issuance
of this permit, applicant and Palisades Resources, Inc.
(2 co-applicant) shall record offers to dedicate to the

State of California, the City of l.os Angeles, and/or a

private, non-profit corporation acceptable to the
Fxecutive Director all of the property lying outside the

urban limit line. Such offers shall be of a form and
content approved in writing by the Fxecutive Director.
Such offers of dedication shall be irrevocable fér/4
peridéd/e61/7/4¢4rv until May 21 1994 except in event

of revocation of this permit. As final maps for the
respective four tracts (noted below) are recorded, sa}d
offers shall be irrevocable as to specified parcels for
?1 ycars thereafter 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 provisions as to the parcels
specified below:

a. Canyon Park. Concurrent with the recordation of a final
map for Tract 34923 and prior to construction of
tesidential units on such tract, the applicant shall
record an irrevocable offer to dedicate the full fee
interest in approximately 120 acres of land in Santa
Ynez Canyon north of the existing City park and west of
Palisades Drive (Areas C and C-1 in Exhibit 2) With the
exception of tax liens and the prior offer of dedication
of such property t~ ~ =» “‘<y of Los Angeles Park
Commission, the dedication shall be free of all prior
liens and encumbrances. The applicant shall use best
efforts to secure the waiver of the City Parks
Commission to such prior offer of dedication. However
to promote the most efficient and orderly operation and
maintenance of these parklands, the applicant may
withdraw the offer in favor of the State with regards
only to the approximately 25 acres south of Avenida de
1a Montura (area C-1, Exhibit 4) and adjacent to the
exitting City vark. provided that the City Park
Commission accepls the dei.cacion of area C-1 for

operation as a City parx.
5‘_ el. 140
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Cateway. Concurrent with the tecordation of a final map ‘
subdividing the .Gateway Tract, Palisades Resources,

Tnc., sha)) record an irrevocable offer to dedicate the

full fee interest in approximately 297 acres of land .
outside of tae urban limit line on the Gateway tract
established pursuant to condition 1 above (generally

shown as areas A and B in Exhibits 2 and §5).

Tract 31935. Within 30 days following the recordation
of a final map subdividing Lract 31935, the applicant
gshall record an §rrevocable offer to dedjicate the full
fee interest in the approximately 386 acres adjoining
the portion of Tract 31935 to bhe developed (shown as
areas D and G in Exhibit 2).

Tract 32184. Within 30 dayr following the recordation
of the final map subdividing the final unit of Tract
32184 the applicant shall record an irrevocable offer to
dedicate a full fee interest in the approximately 338
acres shown as area E in Exhibit 2.

Permit Expiration. 1In the event the ohligation of
Palisades Resources, Inc., and applicant to dedicate all
of the property lying outside the urbhan limit 1ines does
nol occur WILNIN/Seven/(7)/yesrd/atrér/Ihé/1d8MEned/ o6
Inid/péraly_before May 21, 1994, applicant shall be
obligated to surrender and abandon Lhis permil vpsn
EXPITAYIAR/ AT /RPN /hAVER/YESY/PEr 64 Oon May 22, 1994

and this permit sghall have no further force or effect
insrofar as this permit pertains to any property not then
subject to a final subdivision map.

FINDINGS AND DECLARATIONS

The Commission finds &nd declares as follows:

A. Project Description and History

This amendmen! i 4 request to extend the aulomslic expiration date
of a complex subdivision involving four tracts and approximately
1300 acres {n the Santa Monica Mountains directly north of the
developed portion of Pacific Palisades. Procedurally, this action is
the seventh amendment of a series of amendments. The first
amendment, 381-78A amended a permit sllowing 600 units to allow 740

units

on approximately 1300 acres in the Santa Monlca Mountains.

T ix action estanlighed an urban limit line, and included parks,
open space cedications over approximately 1077 acres of mountainous
Lerrain, streets, a trailhead, a commercial deveiopnment and a

church, and other improvements.
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Pam Emerson

From: Camille Didier [CDidier@RAP.LACITY ORG]

Sent: Thursday, May 24, 2001 5:23 PM

To: pemerson@coastal.ca.gov .
Subject: " Re: hi gene—re playing fields city wide

Hi, Pam--we did a Community Needs Assessment Project in 1899--but we did not focus solely on playning fields--we
looked at "top facilities/programs/key issues”. Among Top facilities needed for Brentwood=Pacific Palisades did include
"youth Team Sports". also, for Pacific Region (includes Palisades) respondents listed "open play areas” as most visited or
would visit, if available, as well as multipurpose spoortsfieids 7 listed multip. sports fields as one of the 3 most important
facilities, aiso in Pacific Region, same thing from our survey for open play areas & m.sports fields, with youth team sports
high on programs needed--sorry-{'ve been working on emergency stuff all day today.

>>> Pam Emerson <pemerson@coastal.ca.gov> 05/23/01 11:07AM >>>
hi Gene,

1) Is the Pacific Palisades only LA community that does not have enough
playing fields?

2) Is there any documentation concerning the availability of piaying fields

city wide o with respect to various communities” such as planning or

budget or prop 12 summary documents that you can fax to me and i can attach
to my report when it goes out tomorrow

thanks

Pam Emerson

L.os Angeles Area Supervisor
South Coast Distnct

California Coastal Commission
200 Ocean Gate, Suite 1000
Long Beach, CA 90802

<<Pam Emerson.vcf>>
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ROBERT JANOVICI
CHIER ZONING ADMINISTRATOR

ASSOCIATE ZONING ADMINISTRATORS
EMILY J. GABEL-LUDDY
DANIEL GREEN
LOURDES GREEN
ALBERT LANDINI
LEONARD §. LEVINE
JON PERICA

SARAH A. RODGERS
HORACE €. TRAMEL. JR.

January 28, 2000

John Wilson, President (A)

Calvary Church of Pacific Palisades, Inc.
701 Palisades Drive

Pacific Palisades, CA 90272

Department of Recreation and Parks (O) -
200 North Main Street, Room 1330
Los Angeles, CA 90012

CITY OF LOS ANGELES

CALIFORNIA

RICHARD J. RIORDAN
MAYOR

DEPARTMENT OF

CITY PLANNING

E mngcToN
o N ”m FRANKLIN :-EBERHARD
. ri"‘p DEPLTY DIRECTON
\/\ —_—

QFFICE OF

ZONING ADMINISTRATION
221 NORTH FIGUKAOA STREXT

ROOm: 1300

LS AnGELES. CA DOO12-2601

(213) 38054938

Fax. 12131 580-39569

701 Palisades Drive

Piannmg Area
Zone : RE40-1-H
D.M. : 129B117/721€
C.D. : 11

CEQA: CE 99-0705-PAD

CASE NO. ZA 85-1219(CUZ)PAD)
APPROVAL OF PLANS

Brentwood-Pacific Pahsades

James R. Wadsworth (R)
Wadsworth Associates, LLC
2716 Ocean Park Boulevard, #1010

Fish and Gaine: Exempt
Legai Description: Parcel Aand
portion of Parcel B, PMLA 5372

Santa Monica, CA 90405

Department of Building and Safety

Pursuant to Los Angeles Municipal Céde Séctions 12.24-F and G, | hereby APPROVE:

as modrf ed, plans to permrt the addmon ‘of a vacant 1.25-acre parce! of land
leased from the Los Angeles’ Departrnent of Recreation and Parks, to an existing
church and school site for use as an athletic field,

upor uie following aciditional terms and cor~"'~ 3¢

1. All other use, height and area reguiauons of the Municipal Code and all other
applicable govemment!regutatory .agencies shall be strictly complied with in the
development and use of the property, except as such regulations are herein
specifically varied or required.

2. The use and developmem of the property shall be in substantial conformance
with the plot, elevation and landscape plans attached to the file an1 marked

"Revised Exhibit A", except as may be revisc

as a resuit of this action.

3 The authorized use shall be conducted at all times with due regard for the
character of the surrounding district, and the right is reserved to the Zoning
Administrator to impose additional corrective conditions, if, in the Administrator's

£xhbd 28 el
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j CASE NO. ZA 85-1219(CUZ)(PAD) ‘ PAGE 2

A,

13

w11

12.

A

opinion, such conditions are proireh ﬁeeessary for the protection of persons in
the neighborhood or occupants of gdjacent property.

Aﬂ graffiti on the site shall be removed or painted over to match the color of the
surface to which it is applied within 24 hours of its occurrence.

All of the terms and conditions of the Shared Use Agreement with the Los
Angeles Department of Recreation and Parks, attached to the file as Exhibit "B",
shall be strictly complied with.

No permanent seats or bleachers shall be erected in conjunction with the
proposed athletic field.

Except for low level security lighting, the athletic field shall not be lit at night.

Except for those events which are a pait of the school's organized athletic
program, no outdoor athletic events shall be permitted to occur simultaneously.

No amplified sound shall be permitted on any portion of the property.

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 this purpose. Inasmuch as
there may not be a certainty regarding all athletic events, the school may modify
the athletic event schedule at the beginning of each athletic season. The
modified schedule shall be provided to neighboring property owners in the
manner prescribed herein.

All persons transpd. w.g students and other paiucipants to and from the property
shall be instructed to load and unload them within the subject property, in areas
designated for this purpose by the school administration. No persons attending
athletic events on the site shall be required to board or alight from any vehicle
within a public street.

The applicant shall secure appropriate grading and drainage permits from the
City Department of Building and Safety.

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
£xhibit “B". All landscaping shal! be compnsed of drought resistant and fire
retardant materials. o I Yo
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE 3

15.

16.

17.

18.

18.

Al! open areas not used for buildings, driveways, parking areas, recreational
facilities or walks shall be attractwely landscaped, including automatic irrigation
system, and maintained in accordance with a landscape plan prepared by a
licensed landscape architect or licensed srchitect.

Maintenance of landscaped areas shall include continuous operations of
watering, removal of weeds, mowing, trimming edging, cultivation, reseeding,
plant replacement, fertilization, spraying, control of pests, insects and rodents
and other operations necessary to assure normal plant growth.

Prior to recordation of any action by the Zoning Administrator, plot plans for the
proposed development shall be submitted to the Los Angeles Fire Department
for review and approval. Recommended fire prevention measures shall be
incorporated in project design and construction.

The following shall be complied dqring grading and construction of the field:

a. During construction, exposed earth surfaces should be sprayed with water
at least twice per day by the contractor to minimize dust generation.

b. The owner or contractor shall keep the construction area sufficiently
dampened to control dust caused by grading and hauling, and at all times’
provide reasonable control of dust by wind.

c. Hauling and grading equipment shall be kept in good operating condition
and muffled as required by law.

o

All loads shall be secured by trimming, watering or other appropriate
means to prevent spillage and dust.

e. One flag person(s) shall be required at the job site to assist the trucks in
and out of the project area. Flag person(s) and warning signs shali be in

compliance with Part Il of the 1985 Edition of "Work Area Traffic Control
Handbook".

To mitigate potential mnpacts from the generation of dust during excavation,
grading and construction activities, construction areas shall be wetted at least
twice per day, and temporary dust covers shall be used to reduce dust emissions
and meet SCAQMD District Rule 403, and shall also include the following:

a. All -clearing, grading, -earth moving, or excavation activities shall be
discontinued during periods of high winds (i.e., greater than 15 miles per
hour), so as to prevent excessive amounts of dust.

b. All materials transported off-srte shall be either sufficiently watered or
securely covered to prevent excesswe amcunts of dust.

.or ‘90 ‘
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CASE NO. ZA 85-1219(CUZ)Y(PAD) ‘ PAGE 4

c.  General contractors shall maintain and operate construction equipment so
as to minimize exhaust emissions.

20. To mitigate impacts from noisé genérated by construction equipment during
grading and construction activities thg fpllowing measures shall be implemented:

a. The project shall comply with the City of Los Angeles Noise Ordinance
Nos. 144,331 and 161,574, and 'any subsequent ordinances, which
prohibit the emission or creation of noise beyond certain levels at adjaoent
uses unless technically infeasible.

b. Construction shall be restricted to the hours of 7 a.m. and 6 p.m. Monday
through Friday, and 8 a.m. to 6 p.m. on Saturday.

c.  Construction activities she!l be'scheduled so as o avoid operating several
pieces of equipment simultaneously, which cause high noise levels,

21. The project shall comply with the provisions of the Flood Hazard Management
Specific Plan, Ordinance No. 154,405,

22. The project shall comply with Ordinance No. 170,978 (Water Management
Ordinance) which imposes numerous water conservation measures in
landscaped installation and maintenance.

23.  Prior to issuance of any permits, the project shall be reviewed by the Bureau. of
Engineering relative to sewer and storm water drainage system capacity.

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES - TIME
EXTENSION

All terms and conditions of the approval shall be fulfilled before the use may be
established. The instant authorization is further conditional upon the privileges being
utilized within two years after the effective date of approval and, if such privileges are
not utilized or substantial physical construction work is ~~t begun within said time and
carried on diligently to completion, the authorizator _ali «wiminate and become void.
A Zoning Administrator may extend the termination date for one additional period not to

_exceed one year, if a written request on appropriate forms, accompanied by the

applicable fee is filed therefore with a public Office of the Department of City Planning
setting forth the reasons for said request and a Zoning Administrator determines that
good and reasonable cause exists therefore.

TRANSFERABILITY

T.:is authorization runs with the land. In the eve~t the propeny is to be sold, leasc 2,

rented or occupied by any person or corporation other than yourself, it is incumbent that
ou advise therg regarding the conditions of this grant.

y " g g | g (ol ;4
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CASE NO. ZA 85-1219(CUZ)(PAD) . PAGE 5
VIOLATIONS OF THESE CONDIT] A\ MISD

Section 12.24-J,3 of the Los Angeles Mumcipal Code provides:

“It shall be unlawful to violate' or .,fall to comply with any requirement or condition
imposed by final action of the Zoning Administrator, Board or Council pursuant to
this subsection. Such violation or failure to comply shall constitute a violation of
this Chapter and shall be subject to the same penalties as any other violation of
this Chapter."

Every violation of this determination is punishable as a misdemeanor and shall be
punishable by a fine of not more than $1,000 or by imprisonment in the county jail for a
period of not more than six months, or by both such fine and imprisonment.

APPEAL PERIOD - EFFECTIVE DATE

The applicant's attention is called to the fact that this grant is not a permit or license and
that any permits and licenses required by law must be obtained from the proper public
agency. Furthermore, if any condition of this grant is violated or if the same be not
complied with, then the applicant or his successor in interest may be prosecuted for
violating these conditions the same as for any violation of the requirements contained in
the Municipal Code. THE ZONING ADMINISTRATOR'S DETERMINATION IN THIS
MATTER WILL BECOME EFFECTIVE AFTER EEBRUARY 14, 2000, UNLESS AN
APPEAL THEREFROM IS FILED WITH THE BOARD OF ZONING APPEALS. IT IS
STRONGLY ADVISED THAT APPEALS BE FILED EARLY DURING THE APPEAL
PERIOD AND IN PERSON SO THAT IMPERFECTIONS/ INCOMPLETENESS MAY
BE CORRECTED BEFORE THE APPEAL_PERIOD EXPIRES. ANY APPEAL MUST
BE FILED ON THE PRESCRIBED FORMS, ACCOMPANIED BY THE REQUIRED
FEE, A COPY OF THE ZONING ADMINISTRATOR'S ACTION, AND RECEIVED AND
RECEIPTED.AT A PUBLIC OFFICE OF THE DEPARTMENT OF CITY PLANNING ON
OR _BEFORE THE ABOVE DATE OR THE APPEAL WILL NOT BE ACCEPTED.
SUCH OFFICES ARE LOCATED AT:

i igueroa Plaza 6251 Van Nuys Boulevard
201 North Figueroa Street, #300 T fF oor
Los Angeles, CA 90012 Van Nuys, CA 91401
(213) 977-6083 (818) 756-8596

NOTICE

THE APPLICANT IS FURTHER ADVISED THAT ALL SUBSEQUENT CONTACT WITH
THIS OFFICE REGARDING THIS DETERMINATION MUST BE WITH THE"ZONING
ADMINISTRATOR WHO ACTED ON THE CASE. THIS WOULD INCLUDE
CLARIFICATION, VERIFICATIC!: OF COnDIT 7~ | C SIMPLIANCE AND PLANS OR
BUILDING PERMIT APPLICATIONS, ETC., AND SHALL BE ACCOMPLISHED BY
APPOINTMENT ONLY, IN ORDER TO ASSURE THAT YOU RECEIVE SERVICE
WITH A MINIMUM AMOUNT OF, WAITING. " YOU SHOULD ADVISE ANY
CONSULTANT REPRESENTING YOU OF THIS REQUIREMENT AS WELL. ol 90
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE 6

~ EINDINGS OF FACT

After thorough consideration of the statements contained in the application, the report

~of the Zoning Analyst thereon, and the statements made at the public hearing before

the Zoning Administrator on September 23, 1999, all of which are by reference made a

~ part hereof, as well as knowledge of the property and the surrounding district, | find that

the requirements for authorizing a conditional use plan approval pursuant to Section
12.24-G of the Municipal Code have been established by the following facts:

- BACKGROUND

The subject property is a large, approximately 7.5 acre, sloping, irregular-shaped,
interior parcel of land having a frontage of approximately 1,414 feet on the westerly side
of Palisades Drive, beginning approximately 695 feet northerly of Sunset Boulevard,
and a maximum depth of 370 feet. The site is developed with one- and two-story
structures housing the Calvary Church of Pacific Palisades and its associated
elementary and preschool, playgrounds and several large, level parking areas.

Property to the north and west, comprising vacant, steeply sloping hillside, is part of
adjacent Santa Ynez Canyon Park. The southerly adjacent property, at the

northwesterly corner of Sunset Boulevard and Palisades Drive is developed with a two-

story apartment complex. While there are existing single-family dweumgs visible from

Palisades Drive, they are located approximately 75 to 100 feet higher in elevation and
are served by none‘inuous. interior streets with no access to Palisades Drive.

Property across Palisades Drive to the east is deveioped with the two-story, 74-unit Sea
Ridge at Pacific Palisades Condominium development.

'Palisades Drive adjoining the subject property to the east is designated a Scenic
-Secondary Highway, dedicated to a width of 90 feet and improved with curb, gutter,

sidewalk and a landscaped median.

Previous zoning-related actions on the site/in the area include:

Subject Propert, .

Case No. ZA 85-1219(CUZ) - On May 15, 1986, the Zoning Administrator
approved a conditional use to permit: 1) a two-story and mezzanine sanctuary
building with related offices and meeting rooms with such structure having a 50-
foot maximum height at the peak of the roof with 790 fixed seats; and 2) a two-
story, multipurpose building for assembly, administrative offices, meeting rooms
and including a preschool facility with a maximum enroliment of 60 children, an
elementary school (grades kindergarten through six) with a maximum enroliment

of 300 pup 's, anc having auxiliary outdoor play areas; and 3) with the structures
observing 15-foot setbacks {rom Palisades Drive.

On June 5, %97. the Zoning Administrator approved plans in conjunction with an

increase in school enroliment from 60 preschool and 300 kindergarten through
g‘,p[. 1O
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" CASE NO. ZA 85-1219(CUZ)(PAD) PAGE 8

lack of available park sites and play areas throughout the Pacific Palisades, Malibu and
Santa Monica communities.

Residents of the Sea Ridge Condominium development located across Palisades Drive

" to the south testified that although they were not categorically opposed to Calvary

Church being permitted to construct a new athletic field on the leased site, they were
concerned that the field as proposed would be much larger than the playing field which
previously existed on the site, that the field érected 13 feet above grade would bring the

- “surface of the field and the proposed elevated b!eachers into direct view of Sea Ridge

residences and that the proposed seating capacity for 200 spectators would bring
increased noise and traffic and would substantially damage and impair the quiet use"
and enjoyment of their property. They also raised issues relating to the adequacy of
project review pursuant to the Califomia Environmental Quality Act and impacts on
public safety brought about by the increased traffic the project would generate.

The owner of property on Via Santa Ynez also testified in opposition to the proposed
project noting that not only would the playing field be visible from residential property
from more than 750 feet distant, but that neighboring property owners within the same
radius would also be subject to increased noise from players on the field and spectators
in the stands. He urged the Zoning Administrator to deny the request in its entirety.

A representative of the District Council also voiced concerns regarding the elevation of
the playing field and its visibility from adjacent and nearby residenrtial properties.

At the close of the hearing, the matter was taken under advisement in order to allow
time for the Recreation and Parks Commission to act on the Shared Use Agreement
and to permit the Zoning Administrator time to review all of the verbal and written
testimony presented at the hearing and to the file.

More than 50 letters expressing opposition to the project as originally proposed were
submitted by homeowners of the Sea Ridge Townhomes. A letter in opposition was
also received from two representatives of properties located on Via Santa Ynez. A

- number of letters in support were received from pzrents of students attending Calvary

Church from the Palisades-Malibu YMCA and ihe Palisades Recreation Center.

During the advisement period, a Line of Sight survey prepared by the applicant's
engineer was submitted to the Zoning Administrator for consideration. Owners of the

Sea Ridge Townhome development submitted a subsequent communication objecting
to the methods and results of the survey.

The applicant also submitted modified plans for. the proposed project, with the most
recent plans eliminating a portion of the field cantilevered over a portion of the parking
area and withdrawing the request for restrooms and locker rooms under the field
surface and with elimination of all on-s:tﬂ ‘bleach:rs ayd seating in relation to the
athletic field. The most recent plan, attached t¢ the file as "Revised Exhibit A" also

shows the surface of the playing field at-a lowered elevation on the easterly side at 212 - -

feet, sloping up to 214 feet on the westerly side.

- - 170 '
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE 9

A letter to the ﬁleldated November 24 1999, indicates support of the Sea Ridge
Townhome Board f Directors for the revised plan with provision for landscaping as
indicated on the plans attached to the file and provided that no nighttime use of the field
is permitted and conditions are imposed prohibiting sound amplification or electrical
equipment, no lighting and no bleachers |

AUTHORITY FOR APPROVAL OF PLANS
Section 12.24-G of the Los Angeles Municipal Code provides in part:
"G. Development, Char_age or ’Discoht,inuanee of Uses

1. Development of Site. On any lot or portion thereof on which a
conditional use is permitted pursuant to the provisions of this
section new buildings or structures may be erected, enlargements
may be made to existing buildings, existing uses may be extended
on an approved site ... provided plans therefore are submitted to
and approved by the Commlssion or. by a Zoning Administrator,

whichever has jurisdiction at that time...
EINDINGS

1. The proposed' location will be desirable to the public convenience or:

welfare and the location is proper in relation to adjacent uses or the
developm‘t of the community.

The church and school on the site has been in existence for a number of years.
providing religious and educational services to the surrounding community. On
May 15, 1986, the Zoning Administrator authorized phased development on the
site. Subsequent authorization permitted the expansion of school enroliment
and grade levels; the constructuon of new classroom buildings; use of modular
classrooms; and the construction, modification of the earlier approval permitting

the construction, use and maintenance of a new sanctuary and multipurpose
building.

The church and svhool is now p:oposmg to adc a 1.25-acre site to its present
7.5 acres which, along with a portion of the applicant's property will be utilized for
outdoor activity purposes. The 1.25 acre City-owned portion of the field will be
leased from the Los Angeles Department of Recreation and Parks through a 25-
year Shared Use Agreement which was adopted by Board of Recreation and
Parks Commissioners on August 6, 1999. As negotiated with the owners and
residents of adjacent properties and the District Council Office, the field will be
maintained as permanent open’space with no structures involved. Hours and
days of operation are scheduled to avoid any conflict with adjacent land uses
vith hours of use between 8 a.m. and sunset on any given day. Further, the
proposed athletic field will not be lighted in order to avoid any adverse impacts
from glare or noise and congestlon from late night hours of operation.

\ oo sp/l‘ia
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" CASE NO. ZA 85-1219(CUZ)(PAD) PAGE 8

lack of available park sites and play areas throughout the Pacific Palisades, Malibu and
Santa Monica communities.

Residents of the Sea Ridge Condominium deve.opment located across Palisades Drive

" to the south testified that although they were not categorically opposed to Calvary

Church being permitted to construct a new athletic field on the leased site, they were
concemed that the field as proposed would be much larger than the playing field which
previously existed on the site, that the field erected 13 feet above gmde would bring the

~ surface of the field and the proposed elevated bleachers into direct view of Sea Ridge

residences and that the proposed seating capacity for 200 spectators would bring
increased noise and traffic and would substantially damage and impair the quiet use’

- and enjoyment of their property. They also raised issues relating to the adequacy of

project review pursuant to the Califomia Environmental Quality Act and impacts on
public safety brought about by the increased traffic the project would generate.

The owner of property on Via Santa Ynez also testified in opposition to the proposed
project noting that not only would the playing field be visible from residential property
from more than 750 feet distant, but that neighboring property owners within the same
radius would also be subject to increased noise from players on the field and spectators
in the stands. He urged the Zoning Administrator to deny the request in its entirety.

A representative of the District Council also voiced concemns regarding the elevatior; of
the playing field and its visibility from adjacent and nearby residential properties.

At the close of the hearing, the matter was taken under advisement in order to aliow
time for the Recreation and Parks Commission to act on the Shared Use Agreement

and to permit the Zoning Administrator time to review all of the verbal and written
testimony presented at the hearing and to the file.

More than 50 letters expressing opposition to the project as originally proposed were
submitted by homeowners of the Sea Ridge Townhomes. A letter in opposition was
also received from two representatives of properties located on Via Santa Ynez. A

| number of letters in support were received rom parents of students attending Calvary

~hurch from the Palisades-Malibu YMCA and the Palisades Recreation Center.

During the advisement period, a Line of Sight survey prepared by the applicant's
engineer was submitted to the Zoning Administrator for consideration. Owners of the
Sea Ridge Townhome development submitted a subsequent communication objecting
to the methods and results of the survey.

The applicant also submitted modified plans for the proposed project, with the most
recent plans eliminating a portion of the field cantilevered over a portion of the parking
area and withdrawing the request for restrooms and locker rooms under the field
surface and with elimination of all on-srte ‘Elz-chers and seating in relation to the
athletic field. The most recent plan, attached to the file as "Revised Exhibit A" also
?hows the surface of the playing field at a lowered elevation on the easterly side at 212
eet, sloping up to 214 feet on the westerly side. Gror 190
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- CASE NO. ZA 85-1219(CUZ)(PAD) " PAGE 10

The 1.25-acre parcel mvolved is currently vacant and located immediately
adjacent 4o the western boundary of the existing church site being buffered from
any sensitive land uses by locatnon. ‘'distance, elevation and existing physical
structures. Therefore, the location . .of the field is desirable to the public
convenience and welfare providing open area for desired sports and recreation

activities; and, is proper in relation to adjacent uses and the development of the
community.

The use will not be materially detrimental to the character of the
development in the immediate neighborhood

As previously noted, the only issue involved is the addition of a vacant 1.25-acre
parcel to the existing church and school site for joint use as a "sports field".
Ownership of said parcel of land will remain with the Los Angeles Department of
Recreation and Parks with limited public use dslineatcd in the Shared Use
Agreement attached to the file. In noinstance is there any indication that any
development or land use in the adjoining area or community will be adversely
impacted by use of the 1.25-acre site for recreation and open space purposes.
In fact, the property is part of the designated Santa Ynez Canyon Park and couid

be developed for the identical use as a public Recreat!on and Parks facility at
any time.

H

The proposed location will be in harmony with the various elements and
objective® of the General Plan.

The adopted Brentwood-Pacific Palisades District Plan designates the site for
Open Space with Low density residential permitted. However, the Plan does not
recognize ownership by the Los Angeles Department of Recreation and Parks;
nor, does said plan recognize use for recreationa! purposes. However, said plan
promotes the use and maintenance of recreational facilities at various locations
which minimize potential conflicts with competing land uses. Based upon the
foregoing evidence, the proposed location of the 1.25-acre site for sports field
purposes will be desirable to the public convenience and welfare as well as
being in harmony with the elements and objectives of the General Plan providing

space for recreai...al purposes ‘serving the gencral public. and tha existing
church/school facility in a positive manner.

ADDITIONAL MANDATORY FINDINGS

4.

The National Flood Insurance Program rate maps, which are a part of the Flood
Hazard Management Specific Plan adopted by the City Council by Ordinance

No. 154,405, have been reviewed and it has been determined that this project is
located in Zone C, areas of minimal ﬂqoding.

On August 3, 1999, tive subject project was issued a Notice of Exemption (Article
ill, Section 3, City -CEQA Guidelines), log reference CE 99-0705-PAD, for a
Categorftal Exemption, Class 5, Category 23, City CEQA Guidelines, Article VII,
Section 1, State EIR Guidelines, Section 1510”. | hereby certify that action.

s-O19°
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6. Fish and Game: The subject project, which is located in Los Angeles County,
will not have an impact on fish or wildlife resources or habitat upon which fish
and wildiife depend, as defined by California Fish and Game Code Section
711.2.

A

."’ ;
R

Associate Zoning Administrator
Direct Telephone No. (213) 580-5488

SAR:Imc
cc: Councilmember Cindy Miscikowski
Eleventh District
Adjoining Property Owners
County Assessor
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June 8, 2001

L SION
California Coastal Commission ( e
200 Oceangate, Suite 1000

Long Beach, California 90802

Re:  Application No. 5-01-190
Calvary Church and City of Los Angeles Dept. of Recreation and Parks

Honorable Commissioners:

Calvary Church of Pacific Palisades has been an important part of the Palisades community for .
53 years. Right now the students at Calvary School do not have an appropriate play area on
campus. Studentggnust travel to the local Palisades Park for school activities and games. This
generates traffic, Overcrowding at Palisades Park, and is inconvenient. A few years ago, we .
looked for a better way to serve our students without impacting the community of which we are
so much a part. We decided that if we could create a small play area on our campus without
creating a nuisance for our neighbors or altering the beautiful landforms that surround our
campus, we could help ourselves and help the community at the same time. After a good deal of
review, engineering, and consideration, we came up with a plan that is essentially the one that is
before the Commission. The plan involves leasing 1.25 acres (subsequently reduced to
approximately 15,000 sq. ft.) from the City of Los Angeles for property adjacent to our campus,
which is, for all practical purposes, inaccessible to the public. For this, we will pay fair market
value and all constructions costs. We will get a piay area for ~ur students, we will not unduly
impact the local commuuity and the public will get a v» _urce .aat it can use as well.

The cost of doing this is considerable. In addition to the operating costs and liability, all of
which Calvary is taking on, the construction costs will probably exceed $1.7 million.

We have spent three years carefully negotiating this project with our neighbors and with the City
of Los Angeles. Because we worked so hard to receive unanimous support from the community,
- we were disappointed by the Commission Staff’s apparent hostilitv to the project as approved by
the City. The conditions imposed by the Staff would keep Calvary from maintaining any control
over its own property. Moreover, they have mandated us tc break our promise to our neighbors
by changing the character of the facility from something that would have limited impact on the
neighboring community to something that would have a very substantial impact. We promised
our neighbors th‘t we would not do this. We will keep our prc.aise.

-
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California Coastal Commission

Re: Application No. 5-01-190, Calvary Church/City of Los Angeles
June 8, 2001

Page 2

We believe that the arrangement we worked out with the City of Los Angeles and the Palisades
community is in the best interest of all concerned. We hope that the Commission will reconsider
the new conditions proposed by the Staff and allow the project to go forward as approved by the
City.

I will be available at the hearing to answer any questions.

Respectfully,

MR T

adsworth
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State Commission Appeal No, 381>

390~
| 5860 Belbert Circle .
: Calabasas, Ca., 91302
June 13, 1979

California Coastal Commission
631 Howard Street
San Francisco, Ca., 94105

Re: Appeal 381-78 (Headlands)

Dear Commissioners,

My inwlvement in this appeal grows nut nf a concern for Topanga State Park,
the secnnd largest urban park in the United States. This park was put together
in the late 1960's, essentially out of land the developers didn't want. That is,
the ridges and steeper canyons were sold to the city, while the more developadbk
canyon bottoms were committed to high-density urban development. As a result,
the public owns thousands of acres of urban wilderness, from which there are
some fine views of the Los Angeles and Malidm coastlines, Unfortunately, it is
very difficult to get to these wild canyons and ridges becamse access is bdlockd
by urban development, We have the spectacle of millions of urban residents in
Santa Monica, Venice, and West Los Angeles living within less than a half hoyr's
drive from publicly owned wildlands, but able to get to them nnly with the
greatest difficulty because canyons are blocked by housing, trailhead parking
13 limited, and wost access trails are too steep.

This project threatens to directly impact one major and two secondary trails
leading intn Topanga State Park. A second trail, a lovely, level trail
through a wooded canyon, would be destroyed by a debris buin tha. vonld
-allegedly be-required by the bnndnnt of .-Headlands IIX. :

Thus, Headlands IT would virtually obliterate access into Topanga State Park
from the Santa Monica - Pacific Palisades area. It would also extend over the
ridge into the wild. «+gte-...ed Temescal drainsge, impacting the watershed and
viewshed of a much wider portion of the state park, further degrading its
value to urban residents.

In addition, the required debris basin would destroy what is probably the
finest riparian woodland left in the city of Los Angeles, an area nf especially
high value becsuse it is accessible to and usable by sénior citizens and the
physically handicapped, This area isz slatedrfor designation as a city park,
but the city proposes inastead to turn it into a debris basin if Headlands II is
built, destroying not only the trail but the ritarian forest and becking the
basin up intn the state park as well,

Thus, Headlands II will destroy the remaining resources of Santa Ynez Canyon,
cause suhstantialy degradatinn of Topanga State Park, and leave the park far
more inaccessiblé than ever before,

le tle re s-ol- 190
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Considering that the Headlands property surrownds Topanga State Park on
three-and-a-half sides, sne would expect the City of Ins Angeles to adopt
special land use planning mechanisms to protect the resources of the park and
maintain public access to it. On the contrary, the city has specifically
exempted this developer from the slope density formula, so that instead of
being permitted to build 230 units, he is to be permitted to btuild 1850 units,
with all of the impacts on park access and resources described gbove,

The reason for all this is not hard to uncover. The developer has, according to
the enclosed figures, given over $30,000 to members of the los Angeles City
Councd) (Unoffieial estimates run as high as $100,000). Mo wonder the city's
representative on the Reginnal Commission has been little less than an advocate
for the developer,

The city's pexrformance relative to thisz project over a long period of time
leaves nne with absolutely no confidence in the ¢ity's willingness to protect
Topanga State Park and public access ¢- it,

The Regional Commission has approved the first of four tracts in Headlands
IX. This approval is not in ennformdty with s nmuber of sections of the
Coastal Act, Tr approve this tract at this time without extensive mitigation
which would provide securs, permanent protection for the resources of Tovanga
State Park and maintain and faprove public access to this park would prejudice
the city's ability to come up with an L,C,P, that met the requirements of the
Coastal Act, Public access to the Malibu heaches would be impacted without ary
compensating public bemefit,

=-If the Commission is to approve any development in this project es part

of this sppeal, it should be with the extensive amitigation moted sbove, This

would mean donation to the State of CaliZornia (not the City of Los Angeles)

of the Temescal-Santa Ynez Ridge ard the proposed city park in upper Santa Ynez
Canyon, Only these donations will maintain access to Topanga State Park and
adequately buffer its resources., Only these donations will even begin %o
commensgate for the visusl impact »f additional development and the {mpact on
traffic on Pacific Coast Highway.

Given the past record of the city and the developer's continuing efforts to
remove himself from the Commission's j:xrisiiccion, T feel I must insist
strongly that these donatiors go to the st..e (State Parks, Coastal Conservancy)
and not %o the city, and that the {i+nefer ¢ ownership be completed grior to

the beginning of constmaction.

My-reasona for asking for donation to the-state rather than to the ¢ty are based
on a vartety-of fictors «»the ‘eity’s general attitude toward this developer -
and’ toward the-resocurces pf the area, the contimied-insistence on the debriscbasin
in uppet Santa Yner Canyon withou$ regard to resource and access impacts, and the
need for unified management of access, resources, etc. Donation to a local agency
would simply not provide secure snd permanent protection for that portion of
the developer's property which contains significant natural resources of Sould
adversely impact Topanga State Park. Without such secyr= and pergapent proteccion,
I could not feel that the major adverse imprcte o additional development in
this canyon have been adequately mitigated,

As a frequent user of Pacific Coast Highway, I can testify to the serious
§-ol - l15s
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traffic congestion currently existing in the vicinity of Sunset Boulevard
that this project would aggravate. Pacific Coask Highway is the only access to
the Malibu beaches and to the new Santa Monice Mountains National Recreation
Area for millions of residents of the densely populated western los Ange.:s
Basin. In your understandable desire to calm the political forces unleashed
by this developer, I hope you will not succumd to the tesptation to spprove
wore units in this project than sound planning can jJustify.

I sm sympathetic to the concern of local residents regarding local traffic
circulation and nther commnity impacts, but it is important to contimue to
emphasize that this project threatens njor impacts on regional open space and
coastal access,

. In general, I feel any units approved should be sited where they will have
the most minimal impact on state park viewghed and resources. The number of
units approved for t:e enti-e 968 acres should be limited to that allowed under
the city's slope density formla., The only exception to this should de for

low and moderate income housing.

81ncere1y,
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FROM | WADSWIRTH ASSOCIATES PHUNE NU. ¢ 318 Jl4 Zaub

WADSWORTIH ASSOCINTES € 11

Jamos K. Wadsworth, Principal
October 30, 2001

Ms. Pamela Emerson Fax 562 590-5084
Los Angeles Arca Supervisor

California Coastal Commisston

200 Oceangate; Suite 1000

Long Beach, CA 90802

Re:  Application 5-01-010-A/Proposed Amendment to A-381-78 (Headlands
Properties); Response from the Neighborhood

Dear Pam,

At the June mecting of the Coastal Commission, we received informal feedback from

several of the Commissioners who thought we should be more willing to open the field to
non-Calvary users at such times when the school didn’t have a need for it. We decided to
pursue the matter with the community. The principai reason we had been reticent to

doing 80 was a result of the commitment we made to the community. The uses outlined in

the Shared Use Agreement were the result of long and arduous meetings with neighbors ;
in the community who are in earshot of the prospective field. Most of these neighbors are
members of two homeowner associations: Sca Ridge to the cast of us and Miramar

Estates to the west of us.

[ met with both HOA presidents: Laura Snyder of Sea Ridge and Audrey Boyle of
Miramar Estates. 1 explained our need for some flexibility with the field usage, including
the nced for more public usage. Each of them went back to their respective boards and
members and responded with the letters previously forwarded to you. Both groups were
adamant about not supporting any additional usage beyond the usage to which was
previously agreed and contained in the Shared Use Agreement, As you know, since that
time Sea Ridge has even reneged on that support and now opposes us.

Please call me with any - **‘tional questions rvgarding this topic.

Kind regards,
o ek
R. Wadsworth Ocean Park Boulevard
Suite 1010
San*s Monica
Cahfomia 90405
110-314.2407

Fax
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RECEIVER
"~ JAN1 11088 |
January 7, 1988 CALIFORNIA

E:OASTAI. COMMISSION
SOUTH COAST DISTRICY

California Coastal Commission
South District

245 West Broadway, Suite 380

Long Beach, California 90802

Attention: Ms. Pamela Emerson
Senior Staff Analyst

Subject: OPEN SPACE LAND CONVEYANCE TO STATE OF CALIFORNIA

Dear Ms., Emerson:

Transmitted herewith is a copy of a Grant Deed recorded on December 17,
1987 (Instrument No. 87-1994353) by the State of California Department .
of General Services whereby 568 acres of open space lands in Palisades
Highlands are conveyed to the California Department of Parks and
Recreation by Headland Properties, Inc.

The described conveyance is made in accordance with agreements between
Headland Properties, Inc. and the California Coastal Commission and as
authorized by Coastal Permit No. A-381-78 dated May 21, 1980 and

subsequent amendments thereto. The conveyed lands consist of a substantial
nortion of previously identified Dedication Parcels "G" and "E" and all of
Dedication Parcel "C" in the Palisades Hignlands Development Project.

Remaining portions of Dedication Parcels "G" and "E" and all of Parcels "A"

and "B" are to be conveyed by similar Grant Deeds to the City of Los Angeles
in the future.

The parcel originally identified as Dedication Parcel "D"in the May 21,
1980 permit authorization is to be merged with recorded Parcel Map 5164 in

accordance with Coastal Permit Amendment A-381-78(A89) as authorized by the
Commission on December 9, 1982.

S ol 90
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Ms. Pamela Emerson
January 7, 1988
Page Two

Thank you for your continuing assistance and cooperation in facilitating
Headland's compliance with the Coastal Permit condition and requirements.

Very truly yours,

i

Charles A. Yelverton;//

CAY ;nm
Enclosurefﬁ Grant Deed (Instrument No. 87-1994353)

cc: Peter Douglas, Executive Director California
Coastal Commission
Councilman Marvin Braude
Cindy Miscikowski, Chief Deputy
Gary M. Morris, Deputy Advisory Agency,
City of Los Angeles
Rex A. McKittrick, Esquire
McKittrick, Jackson, De Marco & Peckinpaugh
Rubel Helgeson, Deputy to Councilwoman
Ruth Galanter, P.P.R.A.
Philip Leacock, Temescal Canyon Association
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BOARD OF RECREATION AND City oF Los ANGELES OGPARTMENT OF

RECREATION AND PARKS
PARK COMMISSIONERS CALIFOBNIA PLANNING AND CONSTRUCTION
200 NORTH MAIN STREFY
. ROOM 700
LEROY CHASE LOSANGRIFS, CA 90012
. WVILE PRESIDENT -
FAX (213)847-0438
savth mwsg&u
ROBENM! W N
LISA $PPOWT n:"mxm N
BLLEN OPPENHEM RICHARD J. RIGRDAN
GENERAL MANAOES MAYOR,
June 8, 2001
California Coastal Commission
200 Oceangate, Suite 1000
Loug Deach, Califoriua 90862

Honorable Commissioners:

APPLICATION NO. 5-01-19¢
CALVARY CHURCH AND CITY OF LOS ANGELES DEPARTMENT OF RECREATION
AND PARKS

The .os Angeles Department of Recreation and Marks has reviewed the Coastal Commission Staff '
Report and conditians of approval. This letter is o formally file the City's opposition to the
recommendations contained therein for the reasons outlincd below.

. The staff's position, if accepted by the Commission, will effectively kill the project, which takes
currently upusable City property and improves it for public benefit through a parnership with
Calvary Church. As outhned in the General Marager's report to the Department of Recreation and
Parks Coramission, the balance of public versus private use was amrived at after over a year of
meetings with the stakeholders (sce Coastal Commission Staff Report Exhibit 11). Throughout the
process, Calvary has committed to provide public use at no hiahility or cost to the City, This s
reflected 1n our Agreement with Calvary Church which was approved by the City Council (see
attached).

I do not feel the Coastal Commission can reasonably insist tha' h: Ty take on financial or legal
«csponsibilitnes outside of those agreed to betwecn e Cin and Calvary Church. Placing full
responsibility on Calvary was & conditiou w.pusc. by the Board of Recreaton and Park
Commussioners and City Council members during the approval process.

Given that the City is paying nothing and, 1n fact, 1s being paid fair market value by Calvary, the
public will receive the maximum public benefit commensurate with the City's lack of financial
cxposure. The public benefits include use of the field free six days per year and {imited use another

AN EC' ol EMMPLTYMENT OPPOHTUNIT - AFFIOMATIVE AC N BN, COYER  hovme 50 -am v e waw @
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California Ceastai Commssion
" June 8, 2001
Page 2

47 days, annually The Agreement with Calvary Church contains assurances that groups with non-
exclusive policies have playfield access during hours of non-use by Calvary.

The Coastal Commission Staff report suggests that naming specific organizations in the Shared-Use
Agrecment somehow "cuts out” other groups from throughout the City. The opposite is the case.
We named specific groups with non-exclusive policies in the agreement so as to agsurg public
access. We wanted to make certain that the organizations that are cwrently unahe te find play feld
«pace, such as AYSO and YMCA, would be allowed access to the Calvary playfield. Both
organizations submitted ietters to the Commission urging the field’s approval.

As the Stall Report correctly notes, the Department of Recreation and Parks has a number of shared
use agrecments with LAUSD for recreational purposes. These arrangerents are pot simjlar, either

financially, legally or in terms of the physical environment, to the situstion here as illustrated in the
following chart:

ltem Subject Project Commission Stafl
[Calvary Charch School} example [Washington
Irving M.S.|
Construction Cost Borne by Calvary ($1.7 | Bome by City [$1.4 million
million) in grant fmds)
Liability indemnity 100% Calvary Split berween LAUSD and
City
Supervision/Secunty 100% Calvary Split between LAUSD and
City
Pubiic Access Though pnivate property Public street.
Term 25 yr. phis option 30 yr. plus commitment to
extend
Manteuance 100% Calvary Split berween LAUSD and
City
Public use 6 days per year plus limited After school and on
usage another 47 days weekends
<otal Cost to the City Nothing $1.4 million plus ongoing
cost for supervision,
i maintenance and security

6"5‘ . “fp
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California Coastal Commission
June §, 2001

oo
A

I'ne Comnussion should approve the Application for the Coasral Perm:t conditioned only on the
Coastal Corcmission’s standard conditions and the conditions of the City's conditional use permit
and related lease with Calvary Church. We urge the Commission to honor the City's right to execute
an agreerpent with a private landholder, and to affirm the resulting public benefit resulting from this

PRILLTSL .

Sbcﬁt/g>
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ELLEN OPPENHEIM
Genara] Monagcr

EOIW:SI
Attachment
ce: Jim Wadseworth, Calvary Church
Maureen Tamun, Assistant General Manager

Lisa Gritrner, CD 11
WA, #08693
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September 20, 2001

et 49 LGU!
California Coastal cgmmission
South Coast Area Office
200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
In Re: Application No: 5-01-190
Calvary Church
701 Palisades Drive
Pacific Palisades, CA 930272
Dear Celifornia Coastal Commission:
We live at V/ p in Pacific Palisades,

CA located immediately to the north and above the proposed playing
field. ‘

We previously wrote to you regarding our opposition to the
pending application of the Calvary Church and the City of Los
Angeles to construct a sports field at 701 Pacific Palisades Drive.
Once again, we would like to join with Paul and Evelyn Nankivell in
their opposition to this project for the additional reasons as set
forth in their letter of September 20, 2001. We strongly believe
that the permanent reservation of open space bevond the urban limit
line must be respected. Public land cannot and should not be
diverted for private use. This issue was litigated and settled in
1981. Also, we are substantially concerned as to the Calvary
Church’s ability to respond to any damage claim which might result
in the event of the failure of the two story retaining wall. The
gpplica-< must be required to proviae --ilence of insurability
and/or fi..ancial responsibility to satisfy the gotential claims
which coull be in the tens of millions of dollars.

Sincerely,
ya Name)
ke LN A/zeozg_‘;_,(Address)
Pacific Pa . sades, CA 90272
2<
ore F ]
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. SEA RIDGE @ PACIFIC PALISADES

HOMEOWNERS ASSOCIATION

12 June 2001
ITEM NO: W 23c
APPLICATION NO: 5-01-190
LAURA LOWTHER-SNYDER
PRESIDENT, HOMFOWNERS
ASSOCIATION SEA RIDGE
OPPOSE

California Coastal Commission

200 Oceangate, Suite 1000

Long Beach, California 90802

RE: Application No: 5-01-190
Calvary Church and City of Los Angeles Dept. of Recreation &
Parks

. Honorable Commissioners:

The homeowners at Sea Ridge, a 75- family complex directly across
Palisades Drive from Calvary Church and School, the Applicant,
express our oppasition to the California Coastal Commission’s Staff
Report that the proposed sports field be opened as a public park.

Sea Ridge opposes for the following reasons:

1. Sea Ridge’s position has not changed {rom when extensive hearings

Zoring Commission.

2. Sea Ridge agreed in principle tn the limited use and conditions as
outlined in the approval plans dated Jaguary 28, 2000 from City of
Los Angeles, Office of Zoning Administration.

3. Any changes from what was approved by the Zoning Commission
alters the total agreement and must be re-submitted back through

g-o 70
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Parks and Recreation Commission and the Zoning Department for .
public input.

4. Public Safety: Traffic on Palisades Drive will be severely impacted
by the increased use of the Calvary Church property. Approval of
this plan opened as a public park wil! only further exacerbate the
issues associated with public safety. It has become impossible for
Sea Ridge homeowners to exit the South Entrance at Sea Ridge
during Calvary School opening and closing hours and special events
at the Church because of the cars lined up to Sunset Blvd awaiting
entry to the Church parking lot. The entrance to the field is accessed
by a left turn from northbound lanes across southbound lanes
without good visibility. The current traffic southbound on Palisades
Drive is virtually uncontrolled and uioves at very high speeds.

5. Pablic Safety: Homeless Encampments in Canyons: The recent
incident of a homeless encampment setting fire in Marquez Canyon
points out the vulnerability of another public access in a fire prone
and residential area.

1 will be available at the hearing along with other Sea Ridge ,
homeowners to answer any questions.

Very truly yours
oyl - gt

President HOA Sea Ridge

S.o0 19D
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. SPECIAL CONDITIONS Feh ot B ol

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, with respect to the approval of this
permit, 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, Lot 1
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 eav.: landowner’s entire parcel and the land subject to
interim and the 25-year lease. Both the deed restrictions 2nd the lease
restriction shall run with Parcel A, Parcel 5372, Lot 1, 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.

. SPECIAL CONDITIONS
. 5-01-190 {Calvary Church and City of Los Angeles Dept of Recreation & Parks)
Page 1 of 8
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ASSUMPTION-OF-RISK, WAIVER OF LIABILITY, AND INDEMNITY DEED
RESTRICTION APPLICABLE TO THE CITY OF LOS ANGELES. .

A.

By acceptance of the coastal development permit, the co-applicant, City of
Los Angeles acknowledges and agrees (i) that the approximately 1.25-
acre portion of Parcel B, Parcel 5372 that will be leased to the co-
applicant Calvary Church (hereinafter “the site”) may be subject to
hazards, including slope wash, mud flows and rock falls; (ii) that, with
respect to the approval of this permit, 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 indemnity and hold harmless the Commissions, 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 Aevelopment 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).

PRIOR TO ISSUANCE OF THIS AMENDED COASTAL DEVELOPMENT
PERMIT, the co-applicant, City of Los Angeles, shall provide a written
agreement pertaining to the approximately 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 Ia~ subie~ to the interim lease and to
and the 25-year lease. The wnitten ¢, ccmer. Jhali 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.

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 a!! recommencdauons contained
in Geosoits Consultants Inc., Geologic and Geotecnnical Engineering
Report, Proposed Sports Field and Parking Area, Parcel Map 5372, Lot 1,

SPECIAL CONDITIONS

5-01-190 (Calvary Church and City of Los Angeles Dept of Recreation & Parks)

Page 2 of 8
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701 Palisades Drive, Pacific Palisades, for Calvary Church, April 21, 2000,
W.0. 3910B and 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”,
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.

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.

PRIOR TO THE 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 least 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 nriar ter~ ‘=t 1e Executive Director determines
may affect the enforceability v w1e estriction. This deed restriction shall
not be removed or changed without a Commission amendment to this
coastal development permit.

PROTECTION OF PUBLIC ACESS TO LOWER COST RECREATIONAL
OPPORTUNITES

Applicant, Calvary Church, shall be required to provide an additional 12 Saturday
ises for chidren’s field sports ovcr cnd above th s 3 specified in the applicants’
current agreement. All 65 puolic” uses sk e administered through the City's
Department of Recreation and Parks. Persons or groups using the field shall

SPECIAL CONDITIONS

5-01-190 (Calvary Church and City of Los Angeles Dept of Recreation & Parks)
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comply with requirements imposed by the City of Los Angeles including
supervision, insurance, public access and non-discrimination and with non-
discriminatory health, safety, maintenance and parking rules of Calvary.

In addition, applicant, Calvar Church, shall irrevocably dedicate, and co-
applicant, City, shall accept dedication of approximately 21,910 square feet of
additional open space in accordance with attached Exhibit 1 describing the
dedication, which is hereby incorporated by reference. Legal counsel for the
Commission may approve precise legal description and form of deeds or other
instruments necessary to undertake this condition.

LANDSCAPING PLAN

Prior to issuance of a coastal development permit, the co-applicants shall submit
landscaping plan, prepared 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
consuiting 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

1. As part of the landscaping plan prepared to conform with this
condition, the applicant shall identify an area of no less 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 wainut woodland (Juglans
californica 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.

2. All graded & disturbed areas on the subject site shall be planted
and mai'. ~ed for erosicn control ourposes within (60) days of
recei Of the final inspection of the drainage devices and retaining
wall. All landscaping on cut and graded slopes shall consist of
native drought resistant ptants 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
Scr b Oak, Toyon and Mexican Bush Zlderberry, if possible, from
seed stock nr cuttings originating in the Santa Monica Mountains.

SPECIAL CONDITIONS
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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 fooi iong 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.

Monitoring.

Five years from the date final inspection of the retaining wall, the co-
applicants shall stbmit for the review «nd approval of the Executive
Director, a landscape monitoring report, prepared by a licensed
Landscape Architect or quali’.. 2 Resotirce Specialist, that certifies the on-
site landscaping is in conformance wiiii the landscape plan approved
pursuant to this special condition. The monitoring report shall include
photographic documentation of plant species and plant coverage.

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 ¢ f the Executive Director. The
revised landscaping plan must be preg-.ired by a licensed Landscape
Architect and shall specify measures to remediate those portions of the

SPECIAL CONDITIONS
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original plan that have failed to or are not in conformance with the original
approved plan.

EROSION AND DRAINING CONTROL

PRIOR TO THE 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 controt plan shall include:

A

Grading Plan. The plan shall delineate the areas to be disturbed by
grading or construction activities and shall include any temporary access
roads, staging ar=as 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.
Pursuant to this condition, areas approved for stockpiling and areas
reserved from disturbance shail be mapped and published on final
construction plans, as shall erosion control measures 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 shalil appear in writing on the job-site plans:

(a) temporary sediment basis (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

(d) close and stabilize open trenches as soon as possible.

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

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

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

SPECIAL CONDITIONS
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A schedule for installation and removal of the temporary
erosion control meacures.

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

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

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

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.

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:

(@)

Design elements that serve to minimize directly connected
impervious area and mairtain permeable space within the
development shall te iworr . ated where feasible. Options
include the use of alternative aesign features such as
concrete gria driveways and/or pavers for walkways, and/or
porous material for or near walkways and driveways;

Sweep parking lot(s) with a vacuum regenerative sweeper
on a monthly basis;

Installation of catch basin inserts or vegetative or other
media filtration devices effective at trappina and/or mitigating
contaminants such as petroleurn hydrocarbons, heavy
metals and particulates, ir addition to trash and large debris.
Selected BMP’s (or suites 0 BMP’s) shall be designed to

SPECIAL CONDITIONS
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treat, infiltrate or filter the stormwater runoff from each runoff
events up to and including the 85th percentile, 24-hour runoff .
event for volume based on 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 BMP's, to ensure their effectiveness
prior to, and during, each rainy season fro 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 15th
of 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 the BMPs will be |
installed.

D. COMPLIANCE. The permittees shall undertake development in .
accordance with the approved final plans. Any proposed changes to the
approval 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.

vvith exception of any changes deemeu iceesse ' 42 comply with special
conditions imposed by the Commissions, an amendment to this permit 5-01-190
shall be required at the time of any amendment to the terms of the lease
authorizing this development. Any extension not included in the lease that is
subject to this permit shall require a new coastal development permit.

SPECIAL CONDITIONS
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