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

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

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

DESCRIPTION OF PROPOSED PROJECT: The proposed project would allow 
construction of a 32,400 square-foot sports field; a retaining wall on each side of the field, 
including a 278-foot long, up to 23-foot high, wall at the toe of the western slope; 
relocation of 33 existing parking spaces; and 16,400 cubic yards of grading which would 
extend on to 1.25 acres of a 107.23 acre City park. The rear wall, 15,000 square feet of 
the playing field and much of the grading would extend into the park and outside an Urban 
Limit Line that delimits the park, which is deed restricted to open space to prevent 
landform alteration, vegetation removal, or further subdivision (Exhibits 2, 3, 28.) The 
sports field would permanently occupy approximatelv 15,000 square feet of the public 
park. Approval of the project would recognize the crPation of a 1.25-acre joint use area 
with restricted access rights within the 107.23-dt;fe park. No additional parking spaces are 
being provided for the neY. 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, AS, A7, A8, A9, A10 and A11. 

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

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

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

5. Geosoils Consultants Inc., Geologic and Geotechnical Engineering Report, 
Proposed Sports Field and Parking Area. Parcel Map 5372. Lot 1. 701 Palisades 
Drive, Pacific Palisades, for Calvary Church, April21, 2000, W.O. 3910B 

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

• 
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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). 

I. MOTIONS, STAFF RECOMMENDATION, AND RESOLUTIONS OF APPROVAL. 

The staff recommends that the Commission adopt the following 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 of the members from the prevailing side present at the December 11, 2001 hearing, 
with ~t '"''=1St 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 and accurately reflect the reasons 
for it. 
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II. STANDARD CONDITIONS 

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

2. Expiration. If development has not commenced, the permit will expire two years 
from the date 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. 

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

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

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

IlL SPECIAL CONDITIONS: 

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

A. In addition to any assumption of risk agree:-.• ent between Calvary Church and 
the City of Los Angeles, by acceptance of r~:w-:t, the co-applicant, Calvary 
Church, acknowledges and agrees: (i) that .:1a ;:,"" may be subject to 
hazards, including slope wash, mud flows and rock falls; (ii) that Calvary 
Church will assume the risks to the applicants, employees, students, the 
public and visitors to the property that is the sl!bject 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 ·:my and allllauility, claims, 
demands, damages, costs (including costs t::ld 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 (I) through {iv). 

B. 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 acrP oortion nf Parcel B, Parcel 5372 that will be 
leased to the co-applicant Calvary ...,, .urc., (hereinafter "the site'') may be 
subject to hazards, including slope \ 1ud flows and rock fa!ls; (ii) that 
the City will assume the risks to the applicants, employees, students, the 
public and visitors to the property that is the subject of this permit amendment 
of injury damage, or death from such hazards in connection with this 
permitted development; (iii) to unconditionally waive any claim of damage or 
liability against the Commission, its officers, agents, and employees for injury 
or damage from such hazards, (iv) to indemnify and hold harmless the 
Commission, its officers, agents, and employees with respect to the 
Commission's approval of tne project agair 3t any and allliabiiity, claims, 
dema:lds, damages, costs (;"':'udir.a :.:'Jsts '1 fees incurred in defense of 
such claims), expenses, and amounts paid 1n 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). 

B. 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. 
391 OB 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. ~-.~.Yoakum (GE 918) and R. F. Ruberti (CEG 1708, and the 
requirements of~~- · "'ity of Los Angeles Department of Building and Safety, 
log 30714 Geologic review letter, signed by Dana Prevost and Theodore 
Gilmore, July 10, 2000. 

B. 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 
perm1t unl£ '>S the Executive Director determines that no amendment is 
required. 

• 

• 

• 



• 

• 

• 

4. 

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

Revised Findings 
Page 7 of45 

MAINTENANCE AGREEMENT 

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

8. PRIOR TO ISSUANCE OF THE COAS"'!'"AL 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::ssors and assigns, and shall be 
recorded free of prior liens that the Ex.,.r• !tive 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. 

5. 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 accor ..:ing to City laws and procedures. 
Such public use and ability to reserve the f1eld on the days specified above shall be 
administered and controlled by the c:~, 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 control of the days on which 
the field is used by the public. 

8. 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 t~e 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 

T 

• 

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 califomica v. califomica.) 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 si1all 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. 

B. Monitoring. 

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

If the landscape monitoring report mdicates 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 disturban:e shall be mapped and published on final 
construction plans, as shall erosion control methods indicated below. • 

B. EROSION CONTROL DURING CONSTRUCTION. 

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

(a) Temporary sediment basins (including debris basins, desilting 
basms or silt traps}, 

(b) Tem~orary drains and swales, sand oag barriers, silt fencing, 
stabilize any stockpiled fill with ge. .:.7.:::.. :.:; 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. 

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

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

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

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

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

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

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

(a) Design elements that serve to minimize directly connected 
impervious 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; 

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

(c) Installation of catch basin inser~s or vegetative or other media 
filtration devices effective at trapping and/or mitigating 
contaminants such as petroleur.J 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 85th percentile, 24-hour runoff event for 
volume based BMP's and/or the 85th percentile, 1 hour event, 
with an appropriate safety factor, for flow-based BMP's; 

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

8. COASTAL DEVELOPMENT PERMIT AMENDME:~~T ~EQUIRED FOR CHANGE 
IN TERMS OF LEASE. 

With exception of any changes deemed necessary to comply with special 
conditions imposed by the Commission, an amendment to this permit 5-01-190 
shall be required at the time of any amendment to the terms of the lease 
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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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 until 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 
applir.ants revise their joint use agreement consistent with these conditions. In its action, 
the Cr,. .. mission, at the request of the co-appli-:-- · _. ; 1SO imposed special conditions to 
require •• ~ assumption of the risk of the develor,...... • b the co-applicants, 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 
Rev!sed Findings Exhibits 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 1 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 o• r-- park purposes. The recorded deed restriction applies to 
' 11€ park land that is subject tot~,..;,. application. 

The underlying permit restricted development outside the urban limit tins 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 
ir,,r:-·ovements for low ir~ensity recreation may be constructed". Condition 2 required the 
ap,::>li-::ant, as it reco·ded t''le 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 

1 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-
78A2, the newly adopted Coastal Act contained policies that were much more restrictive 
concerning landform alteration than previous interpretations of applicable County and City 
rules. Sections 30251 and 30253 discourage landform alteration and Section 30240 
protects environmentally sensitive habitat. These r,.,ticies 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 tha 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:Jn of approximately 145 acres of the 
185 acres in Tracts 31935 and 32184. A frrm !.:rban Limit Line is to be established 
with permanently preserveC: buffer a~:.3s designed to protect the integrity of the 
local wildlife systems from both const:·_::::tion dnd res dential impacts. 

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

2 In 1979 in approving 381-78, the Commission approved 230 units; in 1~80 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 
;'~rtially pristine and partially deS'"3ded 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 principals of Section 30252, which 
encouraged clustering of development within a largely undisturbed landscape. The 
Commission imposed the Urban Limit Line and limited removal of vegetation to areas 
within the Urban Limit Line. The exception was 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 7 40-unit Headlands/Pacific Highlands development, there are town 
houses and condominium units sharing views of protected ridgelines. 

Public Rec!'eation 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 
dev31Clpment and required parks to be dedicated within the subdivisions for the public and 
to prnvirle onsite recreational facilities to serve the development. In approving the 
amende.d project A-381-78A in May of 1980, the Commission found that: 

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

The Commission imposed conditions to limit the build-out in order to reduce traffic impacts 
and to preserve watershed land intact. However, once it had required deed restrictions in 
order ~..:> 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 limiting the use of several parcels, including Parcel A, Gateway 
(the subject property) to public recreation. Palisades Resources also recorded a second 
document offering to dedicate the land to the California Department of Parks and 
Recreation and, failing acceptance by the Departmer.~ of Recreation and Parks, to the 
City. In 1981, The City adopted Ordinance 1552C~ dll:wing it to accept the land for park 
or recreational purposes (Exhibit 16). According to ~; .c 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 Pa. r<s 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 1979, and 
its later 1980 action. The intent of the underlying permit was to protect the sloping 
watershed land from all grading and open the steeper slopes only to low intensity uses. 
However, it did make an exception for public park use. Significant public use is required to 
satisfy the Coastal Act requirements for public access and recreation, 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 PRESt:NT APPLICATION. 

On June 20, 2000, the applicant's representative, Shannon Nann, provided the staff with 
grading plans for "the recreation field w[ith] parking." She left a note (Exhibit 22) 
requesting the staff to review the plans and approve them administratively: "Please 
review. I am trying to get a grading plan approved. I am in plan check, but know it will 
need a coastal sign off. I will see you Tues[dayJ 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 souther!·, 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 unless the applicant fails to comply with the 
conditions. As the development plan is integrated, so are the dedications required 
by the conditions. For it is only with the dedication of these lands for 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·Jn 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 
lirr ·· ;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 amencrne: ·_ --f the underlying permit, no 
locally issued coastal development permit was necessary ~>trv'"" 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 COP. 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 Angele~ Board of Rt:..;.reation and Parks 
3) Both City agencies had held duly noticed public hearings at which exte:-''>ive testimony 
was heard. 4) A local COP would be appealable. 5) If staff determined that the project 
was inconsistent with a prior Commission action, the Executive Director would appeal the 

• 
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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 

The applk;ants propose to construct a 32,400 square foot 165-foot long sports field on the 
stope ~rijacent to Calvary Church and scho,;: a,1ri t.:!r€ -:t a four-sided 440-foot long, variable 
heignt, ~...,~-foot maximum) retaining wall. The :sc· ,,...,.=,.,t ·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 elev~t~d about five feet above the existing driveway. 
The hillside would ~~ supported by a retaining wall. Thtrty -tbree (33) of the 34 parking 
spaces lost because of the project would be replaced adj:::s~ent to a driveway on a 
previously graded area on Calvary's own property (within the Urban Limit Line.) Much of 
the ~rading 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 slopes, the brow ditch, the energy dissipaters and most of the vegetation 
removal would extend onto a previously ungraded hillside that is a dedicated public park. 
The hillside supports habitat, although the value of the habitat within 200 feet of the school 
building has been reduced by fire clearance. 

When the applicants submitted the application, they indicated that the playing field would 
be a privately operated field that would be available to certain specified groups a limited 
number of times a year. When Commission staff questioned whether a private field 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 parkland at this time. (3)" 
[T]he original developer ... was restricted on its use of property subject to certain 
exceptions including an overall proscription on development outside the ULL that the 
parcels were to be dedicated outside the ULL for park purposes. Nothing in the dedication 
to the City restricts the City from using the City park land for a park nor leasing such land 
to a third party for such park use. . .. Hence, it is the City not the Coastal Commission that 
determines whether parkland is being used for park purposes." Mark Allen, letter, 
February 7, 2001. The City did not respond, but did begin to examine its record.3 

"ftu the June, 2001 hearing a~ ..... "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. Initially 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 
,;e~tion below. 

3 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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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, cu ,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 t::es such as high-rise office buildings, and by (6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreation areas by 
correlating the amount of development with local park acquisition and development plans 
with the provision of onsite recreational facilities to serve the new development. 

The project before the Commission is an urban park for active recreation. It cannot be 
constructed without grading into the hillside. The Commission has received testimony 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 
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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 !he terms of the proposal, the staff of the Department of 
f'.ecreation 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 
agrer m-~nt 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 bet·.ve::m 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. 58.) (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 5.8) {Exhibit 1 0). 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 
conflic~ with Calvary's enjoyment of its property and the field." (Agreement para. 5.8). 
There is nothing to prevent Calvary from scheduling activities during all non-school hours 
and thereby precluding the "six events or practices" for other youth groups referred to in 
the agreement with the City. The 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 A YSO region 69 "K" league from 4 p.m. to dark. {Agreement 
para. 5.A.1. and 5.A.3). The agreement also allows use of 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 '10t conflict with Calvary's use. 
(Agreement para. 5.A). Therefore, it appears th~t ;-,onE. of the specified public uses in the 
agreement are guaranteed, but rather, that Calvary ~,.;uuld expand its non-school use of the 
field so that little or no other times are available for other groups. On October 6, 1999, the 
Board of Recreation and Parks approved this agreement conditional upon Calvary 
receiving all necessary approvals4 (Exhibit 1 0.) 

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 

4 
On January 28, 2000, the Associate Zoning Administrator afjproved 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 fqr 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, whk.h the dedication of the land was required to mitigate under 
3e::ction 30252. By virtue of the proposed restrictions, only e1 r, a1.Jion of the population of 
either the development, the City or of the State of California we u1a oe 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 f·om a particular area of the City would no longer apply. Instead Citywide laws 
concern1ng 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 Cu,nmission 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 r)ublic 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: 

Section 30251 

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

The Coastal Act requires that public views and naturallanJfornt~ 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 mee!s a spur form a lower knoll. 
It is possible to walk along public trails and see the "Gateway," lower Santa Ynez Canyon, 

• 

• 

• 



• 

• 

• 

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

Revised Findings 
Page 29 of45 

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 re~rvmse to concerns about invasive pla.-,ts t',P a 'plicants prcpose that they would use 
pla:lts t~=-~ are not invasive in hillside areas. In fv''"' "-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 ;~ 50 feet above finishP.rl arade, and tt- "l c:;chool is 42 feet above finished 
grade. The height:: -:Jf church and the schnnl exceed tne r oi1ht of the retaining wall. It is 
unlikely that the field or the wall would be visible from Paiisades Drive. Some of the wall 
wuuld 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 natural 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 shall: 

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

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

The general area has been subject to landslides. Landslides occurred on several 
occasions during and after the development of the underlying project. A major slide 
blocked Palisades Drive in the late 1980's. A slide during construction of Tract 31935 
buried an archaeological site and required 1.5 million cubic yards of grading to repair. 
Later, in response to the history of land sliding, the City required the developer to remove 
seriiments that were p~rched up near the ridge line and which might impact the 
dt::vei~"~pment in Tract :.>21 P4, and to construct a buttress fill. Finally, the retaining wall 
suppurtmg the 75-unit condominium development located across the street from this 

• 



• 

• 

• 

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

Revised Findings 
Page 31 of 45 

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 Q ~eology 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 Yz: 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.-4- ::malyzing 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 ~i1oring walls constructed the toe of 
the slope have a minimum f1 eeboarr! of si~ il"che~ to prevent nuisance slope 
materials from topping over the wall. T: ,..::; fr3oboard ~ ortion of the wall, which will 
serve as an impact wall, should be designed with an equivalent fluid pressure of 
125pcf. In the event of a larger debris flow or runoff, the material will flow over the 
wall and into the enlarged containment area (i.e., sports field and parking area). 
(Geosoils) 

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

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 
;.,;.>rmation, regarding stability an~ 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. I recommend that such maintenance be 
attached as a special condition to any Coastal Development Permit issued. 

Recommendations regarding the design of the retaining walls and grading have been 
provided in several reports and letters submitted by the applicant, as referenced in the 
above noted final reports. 

Because the design is the responsibility of the applicant, tile 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 
str~tegy 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 involved 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 expu.Ling almost all of the 16,400 cubic 
yards of earth that are subje :t to this permit. Maier 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 biological or economic significance. 
Uses of the marine environment shall be carried out in a ·nar.ner that will sustain the 
biological productivity of coastal waters and that wi:: 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-pools. Moreover, natural sloughing and slides more 
often occur in the rainy season, when the system is flushed with storms and rainfall. Silt 
deposited in a summer stream cannot wash out or disperse onto the beaches and 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 follows 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. 

TC'I 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 plan to carry runoff off the site such that the BMP's are 

designed to accommodate the 85th percentile, one hour event, and 
4) Assure that the drainage plan includes measures to assure that the run-off from 

the new parking spaces and repaired drive contain measures to improve and 
control the water quality of the run-off. 

The aor:licants 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 rc::;·Jired 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 r..;vie'N and approval of the 
Executive Director, a temporary and permanent erosion control plan that includes a written 
report describing all temporary and permanent erosion control and run-off measures to be 
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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. 

I. NATURAL RESOURCES AND HABITAT 

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

Section 30240. 

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

(b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts 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 
eco!\:•]ical 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 sh?" be carried out in a manner that will 
sustain the biological productivity of coastal wate~: .... ,d mat will maintain healthy 
populations of all species of marine organisms aCiequatt" r.x ,,.~.,-term commercial, 
recreational, scientific, and educational purposes. 

Section 30231 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine organisms and 
for the protection of human health shall be maintained and, where feasible, restored 
through, among other means, minimizing adverse effects of waste water discharges and 
entrainment, controlling runoff, preventing depletion of ground water aupplies and 
substantial interference with surface water flow. encouragirg waste water , ..::clamation, 
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 ;:l which the stream lies. Most of the area that is identified for the playing field has 
bee:-. "cverely and frequently cleared for f1re :-- ~- '"..,,... 0n pl •rposes. Even so, a cluster of 
walnuts and some established native shrubs remam. Kep,anting 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 gras::>es and weeds. Howe·:::;~. on th€ City ); 'Jperty outside the Urban Limit 
Line, there were established, if stressed, nauve shrubs and 3 ~luster of four mature walnut 
trees, constituting the remainder of a walnut woodl&nj, 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 califomica, Coast wedgeleaf ceanothus, Ceanothus cuneatus 

• 

fascicularii, Toyon, Heteromeles arbutifolia and Lemonade Berry, Rhus integrefolia. • 
Mexican elderberry, Sambucus mexicana, is also present in some numbers. The 
understory is largely absent, due to the prolonged absence of fire and dense growth 
and shade from the dominant continuous over story. 

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

111e C ·.n,mission stai, 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 e:u lee:::~ 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;..;ants initial landscape would plant 
~ome coast live caks, but use bougdinvillea, a non-native vine and a ceanothus cultivar on 
the sic ;:>e above the wall. The use of plants fr '·" .~ the area pn >Vi des support to the insects 
and animals that depend on the coastal sage scrub and 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 tha~ 
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 
e~~ .. :mding 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 walnut trees, which are coastal 
resources. The consultant felt that four walnut trees were not enough to find that the area 
was a special area but stated that walnuts are a species of "special biological or ecological 
significance" due to their relative scarcity, and therefore are entitled to special protection 
under Section 30250. 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. 

Se.~tion 30604 (a) of the Coastal Act states: 

Prior :o 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 
Progrc'11~; 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 
develor,ment 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 29.) In its 
acquisition of Los Liones Canyon, the Department of Parks and Recreation purchased a 
canyon and trailhead that gives access to the hillside that overlooks the central portion of 
Santa Ynez Canyon and would overlook the proposed playing field. Access to these lands 
is often on fire roads entered at street ends or otherwise close to private residential 
development. Fortunately, many of the 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 enforcemenL ui' prior permit conditions. Three 
trailheads providing public access to Topar.yd 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.:.. I Proqram 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 
21 080.5(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 3021 0 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 
n.t·gulations, as an application for an amendment that wo• •'rl toe-sen the intended effect of 
an approved permit. That rejection was transmitted in a letter d<.ttea January 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 exclusive, private use. Any private use would be treated 
differently from public use, for the reasons stated in previous sections of this report. 

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

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

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

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

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

"that (A) totally excludes religious assemblies from a jurisdiction; or (B) unreasonably 
:imit religious assemblies, institutions. or structures within a jurisdiction" (RLUIPA 
So~tlon2{b}(3)). 

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

• 
5 Thc:>e 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 could apply to build ballfields that 
would be open to the general public; in fact, it has been suggested that Calvary reach an 
agreement with the City that would make the ballfields essentially open to the public. 

• 

Such an application could be treated differently because it would be for a fundamentally 
different sort of development. It is the nature of the proposed development, and the fact 
that it involves private, semi-exclusive use of the land, which is burdened by the existing · • 
permit conditions, rather than the nature of the applicant, that is critical to the 
Commission's decision. 

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 1 c states "vegetation 
within 1 00 ft. of any residential structure may be removed or altered for fire protection 
purposes." The condition addressing deed restricted land outsidP. the urban limit line 
and condition 3 b. states that the recorded deed restrictiol" "prevent(s) -.:.::velopment 
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 land than they did in 1978-1980. 
However, staff often works with landowners to minimize habitat damage when they are 
carrying out fire clearance. In this instance, according to Calvary officers, City crews 
carried out the clearance. The fire clearance should have been presented to the staff to 
determine whether an amendment was necessary, and was not. 

To ensure that the unpermitted development component of this 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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September I, 2000 

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

R~CE!VED 
South Coast Reg:on 

JAN 9 2001 

r· .\1 !l:: ..... r•:...l·A \., .. -,. .... ; .. _ .. ,.,! "'' 
COAS1AL COMMISSION 

Re: Request for Amendment to COP 381-78 ("CDP") to Change the Urban Limit Line 
and Allow Grading for a Sports Field for C3lvary Christian School, 70 I 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 COP 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 

r~lvary operates a school serving appro;.,;,;;;:;c>'v 4?"' "h;iJren in preschool through gth 

grade and desires to construct a middle school-siz.::o SiJ, .. , t1·· 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 negotitned a-Shared Use A-greement (the 
''Agreement""). providing for the Ion: •'?rm lea~e. at f< ·~ "'l1arket val,Je, of approximc;!~l~ 
1/3 of an acre for the Field. The Agreement also pre :1des for the ~h~~b.COMMI~~~ON 
construction. of a larger 1.25-acn.: parcel (inclusive of the Field) for access and grading 

s-.,. ~\ rft:l () 
EXHIBIT# 7 • 
PAGE I OF--
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purposes. As a condition of the lease, Section 5 provides for Calvary to make the field 
available for usage by the 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 1 and 2 of the CDP restrict grading and mandate unrestricted 
public usage outside the ULL. Condition 1 to the CDP states, "All grading, structural 
development, and subdivided lots shall be located entirely within the Urban Limit Line 
.... "The Dedication language in Condition 2 of the CDP permits only usage for park 
purposes beyond the ULL. 

B. Amendment Request 

The specific request is to amend the COP 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 
"'"'!I as to construct an ele!:'""ntary school. Due to the configuration of the land adjacent to 
dlc .)1-.;e of the canyon slope and the terms v. "''"' w 1ch had been negotiated with 
Headlands. Calvary purchased the maximum amount of land available from Headlands. 

Calvary then proceeded to construct an elementary school.serving preschool through the 
5th grade. After several years, it became apparent that Calvary's initial goal to limit its 
school to the 5th grade needed to be revised due to the community's demand for additional 
grades to serve children until they were ready to enter high school. Calvary then 
completed the second and final phase of its school building construction, adding room for 
g::1des 61

h through 8 1 ~. \Vhilc the addition of the middle school met the strong demand of 
the community.;( presented tre 11eeo 10 :~ .._lop !art:. ·· JiF .' · facilities to serve ~he needs 
of the older and bigger middle school studer.<s. That need resulted in the plan for a sports 
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field to be constructed along the west side 'Jf 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-th.ird 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 
ulaking compromises to its plan that eventually resulted in a letter from the Sea Ridge 
Board in support of the field. Calvary met with YMCA Executive Director, Connie 
Maguire, and A YSO Regional Commissioner, Debbie Held, and extended the church and 
school's offer of complimentary usage of the field by their respective organizations. On 
three occasions Calvary appeared before the Pacific Palisades Community Council and, at 
their meeting of June 24, 1999, the council unanimously "approved the plan in concept 
and applauded Calvary's effort in promoting more availability of recreational space." 

• 

As a result of these long and complicated negotiations, which sought to balance the needs 
ofthe 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 summa.. .......... ~:.. 1titlement status with thl! 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. Engineerine Design I Plan Check 

1. Haul Route- App;oved hy the City on 6/27;00 

• 
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2. Geotechnical/Soils Report- Approved by the City on 7/10/00 

vv••-··,.,.-
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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 ofth" :anyon north of Calvary's 
property is presently unusable as recreational space and is usable only as open space. 
After lengthy negotiations with Calvary's adjacent homeowners' associations and City 
representatives, the height of the field was established at a level that would conceal the 
field behind the existing school buildings and thus reduce the impact of noise from field 
activities. As a condition of the Agreement with the City, Calvary has agreed to provide 
public access to the field across its property and to make suitable arrangements for 
security, insurance and maintenance resulting from thP agreed public uses. As a result, if 
an amendment to the COP is granted, a portion of public land only usJble 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 le:::ied parcel will be r~Juce..! to the actual size ofthe field 
pursuant to Paragraph 2.B(:2) oLhe Agreement. 1 he retain;": .. -~!Is will be landscaped 
· ··ith Boston Ivy and Creeping Fig whi ... ;,, ir.. _ :-eascnat ly sh lrt period, will substantially 
cover the walls and present a pleasing appearance to li.Ie 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 ti1e 
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 rea..:h 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 5 of the Agreement. 

H. Environmental Benefits 

• 

Palisades Park, located in the heart of the Palisades' village, is the only unrestricted public • 
park serving the community. On any given school day in the mid- to late-afternoon hours, 
the field is significantly impacted by local schools' athletic activities. A typical weekday 
in the fall would most likely include practices or games by Calvary's 'A' and • B' flag 
football teams, the flag football teams of Corpus Christi and Village School, in addition to 
one or two A YSO soccer practices. Additionally, this fall the City is planning to have its 
own flag football league using this field. Calvary, located on Palisades Drive off the west 
end of Sunset Blvd., is located 2 miles from the village and its parents need to drive the 
boys and girls to the football practices, impacting village traffic during the area's peak 
times. By having its own fiela available for practices and games, Calvary will provide 
JTI""h nPeded relief to the public resources aL p,l1;"'1d. ~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. 

~OASTAl COMI\'IISSION 
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I. Fundraising Effort 

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

J. Conclusion 

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

Calvary Church of Pac. Palisades 
c/o Wadsworth Associates LLC 
Attn: Jim Wadsworth, Principal 
2716 Ocean Park Blvd. #1010 
Santa Monica, CA 90405 
Tel: (31 0) 314-2407 

Dept. of Recreation & Parks 
City of Los Angeles 
Attn: Maureen Tamuri, Assistant General 
Manager for Planning and Construction 
200 N. Main Street, Room 709 
Los Angeles, CA 90012 
Tel: (213) 485-9999 

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

Respectfully, 

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

Maureen Tamuri, Assistant General Manager 

Copy (w/o submittals): Councilwoman Cindy Miscikowski 

Submittals 

l. Legal Description for the approximate 1.25-acre parcel cated August 22, 2000, 
prepared by VTN West Inc. 

2. Sports Field Grading Plan dated August 23, 2000, prepared by Vll\ West, Inc. 
3. Calvary Christian School Sports Field digital rendering. 
4. City of Los Angeles Building & Safety Haul Route Approval dated 7/26/00. 
5. City of Los Angeles Soils/Geology approval dated 7/10100. 
6. Geologic and Geotechnical Engineering Report dated 4/21/00, prepared by 

GeoSoils Consultants, Inc. 
7. Conditional l · <>e Agreement ZA 85-1219 Approval of Plans dated 1/28/00. 
8. Shared Use Agreement draft dated 9/ 199. 
9. Pacific Palisades Community Council mmutes of June60A&JAbe&oi1MfSSIOIV 
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VTN West, Inc. • PLANNERS ENGINEERS SURVEYORS 

October 5, 2000 

Mr. Peter Douglas, Executive Director 
Attn: Ms. Pamela Emerson 
Los Angeles Area Supervisor 
California Coastal Commission 
200 Oceangate, Suite 1000 
Long Beach, CA 90805 

Uoyd A. Poindexter, P.E. 
William D. Eprdahl. P.E. 

William S. Kish, LS. 
R. Eric Taylor 

COASTAL COMMtS~ 
s-''61· l40 

EXHIBIT #__..tg&...--_ 
PAGE __ J_ OF_! 

Ki: Bioio&ical Survey. Proposed Sports Field at the Calvey Church of the Pacific Palisades 
VTN Ref. No. 6158-5 

Dear Ms. Emerson, 

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

SITE DESCRIPTION 

The project site for development is a total of approximately 0. 7 acres, located on the east fac.ing 
side of Santa Y nez 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 oftl1c hillside owned by the City of Los 
An~,.!es Department ofRecreatioh and ?arks and is designated Open Space b) the City. The 
Church and School grounds include several building:, parking k .. :, ~.:.. 1""'.\:';"'lg and small 
playgrounds. The church and school site front on Palisades Drive, a four lane collector road built 
on what once was the streambed of Santa Ynez Canyon. This streambed was replaced with a 
large concrete box culvert which is located beneath the roadbed of Palisades Drive. 

Reii.onal Senini - 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 de' ·eloped area of Pacific 
Pali";a(!es. The biological v1lue of this 300 acres has been severely degraded by the removal of 
surface water and riparian habitat as a result of the channelization of the creek and construction 
of Palisades Drive (built in the late 1-960's), the presence of surrounding development on three 
sides and introduction of non-native species such as the stand of Canary Island Pines, Pinus 
canariensis, adjacent to this site. This habitat area is connected (0 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, Caiifornia 91405-3963 
TEL 818.779.8740 FAX 818.779.8750 £-MAlL vtnwest@aol.com 
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VTN Ref. ~o. 6158-5 

Site Veietation - Most of the vegetation on the site are non-native species typical of disturbed 
sites. The major species encountered during a site visit on August 21, 2000, were: 

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

There was no dominant over story or evident dominant plant community. Most of the area is 
trampled and bare. Most plants existed as individuals. Eleven small trees/shrubs were observed 
within the grading area. These included three Toyon (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, 
DLdleyea cymosa ovatifolia, a fede1 ... lly Threatened species. This plant is reported in the current 
Caiitomia Fish and Game Natural Diversity Database (NDDB) for tms area on " ... east facing 
moss covered conglomerate rock." There were no mosses present, or any other plants on the 
rock on this site. The site was also searched for the other species listed in the NDDB that 
possibly matches this site's characteristics, Braunton's Milk Vetch, Astragalus brauntonii. This 
species prefers disturbed sites or recent bums on gravelly clay soils over granite or limestone. 
No plants were seen. The site's soils are sandy alluvium and no evidence of fire for many years 
was noted. 

Vegetation on the City property adjacent to the project site is a lii<ely indicator that prior to 
disturb;.nce, the site could have been most closely characterizrd as California Walnut Woodland 
(Sawyer, 1995). The Nature Conservancy Heritage Program rank !Jr 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 
Woodland on this site is characterized by a lack of large trunk diameter trees, an over story 
height of approxtmately 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 fascicularii, 
Toyon, Heteromeles arbutifolia, and Lemonade Berry, Rhus intregrifolia. Mexican elderberry, 
Sambucus mexicana, is also present in some numbers. The under story is largely absent due to 
the prolonged absence of fire and dense growth and shade from the dominant, continuous over 
story. There is often one foot or more oflitter from the shrubs on the ground and lower branches. 

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

Animals- No species were observed during our site visit other than very common bird species 
(scrub jays, common crows). We reviewed the NDDB and found no likely matches, although 
the Canary Island Pines located approximately 300 feet southwest of the site might be suitable 
for Monarch Butterfly roosts. The disturbed nature of the project site and the dense, unburned 
nature of the adjacent native plant 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 
are:>.~ 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 a.":: th':' ~djacent streambed. Introduction 
ofnon-r. ..... : ;e invasive plant species adjacent to the:.- ... _ 1- .u vmmunities should be 
prohibited. 

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

Very truly yours, 
VTN West, Inc. 

-~# 
for Eric Taylor 
Senior Vice President 
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To: Pam Emerson, Los Angeles Area Supervisor 
From: Mark Johnsson, Senior Geologist 

25 April2001 

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

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

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

In addition, I spoke with Mr. Roberti by telephone on 4 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, 
<1ppropriately, those determined from direct shear tests on Sespe 
'F0rmation samples h.:; ... ~ boring :-c;.--•,.,.:1 .,n i~- the 21 April2000 
GeoSoils report. The slope stability analyses corresponding to cross
section A-A', now make use of appropriately referenced data for the 
Martinez Formation, which underlies that slope. I had originally been 
concerned that shear strength data from materials in boring B-1 were not 
used in the slope stability analyses. Although not 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'0n and friction angles used in the revised slope stability 
analyses art: therefore accepta~'it: . 

'·, 



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

3) Because the strike of bedding is at a high angle to the slopes above the 
proposed bedding, circular :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 fl.:>ws and/or rock fall, which 

• 

could pose a hazard . .Jl 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 beeri 
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 hesi+::1te to contact me if you have any 
questions. 

Sincerely, 

\, 

Mark Johnsson 
Senior Geologist 

COASTAL COMMISSION 
S'Of l10 
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SHARED USE AGREEMENT 

BETWEEN CITY OF LOS ANGELES DEPARTMENT OF RECREATION AND PARKS 
AND 

CALVARY CHURCH OF PACIFIC PALISADES INC. 

This Shared Use Agreement C'AGREEMENr') is made and entered into this 25111 day of A~ 
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 cenain 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 tiereto and made a part hereof, together 
with all easements and rights appunenant 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 PROPERlY 

• 

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: ami 

WHEREAS. the CITY and CALVARY desire to share the FIELD by making it available 
~0 the public for certain specified 1-'urposes and at certain specified times. 

~OW. 11-IEREFORE. for and in considerati0n of the covenants and conditions 
contained herein and the performance thereof. the parties hereto murually agree as follows: 

l. TERM 

The term of this AGREEMENT shall be for twenty-tive ( 25) years from the date of execution. 
with an additional twenty-five C!5) year option to extend in favor of Calvary provided in 
Section J 8 below. 

LA990910.077/5910.1-99 
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., FEE FOR USE 

.-\. NITIAL 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 ftmd-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 

( l) 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 begir. 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 tht; FIELD, accompanied by a modified legal description 
showing that portion of the PROPEP..TY whic!· is necessary to reasonably 
.1~commod.1te CALVARY's use of the FIELD. Effective on the first day of the 
calendar month following delivery of such notice to CITY. the BASIC FEE (and 
any adjustments made pursuant to Section 2.C. below) shall be reduced in the 
proportion that the area surrendered to CITY bears to the total area of the 
PROPERTY utilized by CALVARY under this AGREEMENT. but in no event 
shall the BASIC FEE be less than $400. CITY and CALVARY shall then execute 
an amendment to this AGREEMENT by which the revised legal description is 
substituted for Exhibit ··x· attached hereto. 

C. .-\DJUST~1ENT OF BASIC FEE 

• 

• 

The BASIC FEE under Section 2.8. above shall be adjusted every two (2) years • 
commencing on the second anniversary of the Basic Fee Commencement Date 

_2_ ~- 01 ii?D 
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and every two (2) years thereafter teach. 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 FT:E shall be multiplied by a fraction., the 
numerator of which is the U.S. Department of Labor Consumer Price Index for 
Urban Wage and Clerical Workers (All Items) Unadjusted. Los 
Angeles/Anaheim/Lone Bea.:h 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 ofwbich 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 
19824 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. 

OWNERSfllP 

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 propeny 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..,~:-a;::: 5. below. 

" PUBLIC USE OF PLA YlNG FIELD 

The FIELD shall be open to the public uses specified in Secuon 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. 

:\. Specified Annual Public Uses 

( I ) 

LA990910077/8+ 10·1·99 

April, ~ay, June: TI:e FTt:LD haP be available to the YMCA 
Youth Soccer League for pracuces on Friday afternoons from 4:00 
p.m. to 6:00p.m. 
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(2} 

(3} 

June. July, August: The FIELD shall be available to YMCA 
Youth Specialty Soccer Camps for one week each month, Monday 
to Friday, tor half-day sessio~ (i.e .• 9:00a.m. to l :30 p.m.). 

September, October, Novem!ier, December: The FIELD shall be 
available to A Y50 Region 69 "K" League for practices on Friday 
afternoons from 4:00 p.m. to 6:00 p.m. in September aad 
October and from 4:00p.m. until dark in November ud 
December. 

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

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

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

CALVARY reserves the right to modify the Specified Annual Public Uses should they 
conflict with CALVARY's private use of the FIELD. i~ which event CALVARY shall 
endeavor to accommodate U1e Specified Annual Public Uses by permitting them to occur 
lt some other time which does not conflict with CAL V AR r··;) u Jt: or me FIELD. 

B. Additional Public Uses. 

In addition to the Specified Annual Public Uses enumerated above. the 
CITY may request use of the FIELD for any youth athletic events or 
practices during non-school hours and for no time earlier than 9:00 a.m. or 
later than 6:00p.m .. up to six (6) days per year. The FIELD will not be 
available until l :00 p.m. on Sunday5 (The pul-lic uses herein 
contemplated are limited to youths. that is. under the age of 15.) Such a 
request shall be in writing and shall provide advance notice of at least ten 

• 
• 

'.I 

• 

( l 0) business days prior to the date of requested use. If ( 1) no school • 
activities are anticipated for the requested~ "le ard time. (2} the requested 

-4-
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6. 

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. 

REP AIRS AND IMPROVEMENTS 

.-\. CALVARY. 

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

B. CITY. 

c. 

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

APPROVALS. 

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

7. \WNTENANCE OF PROPERTY 

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

8. K.iliHT OF INSPECTION 

9. 

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

HOLD HARMLESS: INSURANCE 

1 - t Each of the parties agrees to defend. indemnify Md hold the other harmless from 
.1ll direct loss. expense or liability for injury or death to per~ .. ms and for damage. actual or 
.lileged. to tangible property which may result from the acts or omissions of the 
ndemrufying party, or any of its officers. agencies. employe+--:. licensees. contractors, 

.::w:tees or any other person subject to supervision or control by the indemnifying party, 

-5- S-, ol .. Ito 
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in the perfonnance of its obligations under this AgreemenL 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 detennined. 

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

(c) CALVARY shall obtain and maintain a policy of commercial general liability 
insurance, with coverage for "premises and operations" and .. contractual liability 
including any inverse condemnation action" with combined single limits of not less than 
One Million Dollars ($1,000.000), so long as such insurance is available at commercially 
reasonable rates. Such insurance shall name CITY as an additional insured and shall 
require not less than thiny ( 30) days· prior notice to CITY in the event of cancellation or 
reduction in coverage or limits if such cancellation or reduction occurs at the election of 
the insurance carrier. CALVARY shall furnish evidence of such insurance in the form of 
a City Special Endorsement Fonn. 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 tennination 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 
dement.::. tire, earthquake. flood. act of God or public calamity excepted; provided, 
~.vwever. that any pennanent improvements ·-~<!t rrovi ..~ .. c:t..,Jctural or geological support 
for any portion of the PROPERTY shall not be rerL:>vt: ..... :~ ......... t the prior written consent 
of CALVARY and the CITY. 

ll. CANCELLATION: ASSIGNMENT AND DELEGATION 

A. CALVARY may temrinate this AGREEMENT at any time prior to the start of 
construction of the FIELD and. in the event of a material breach by either party. 
the nonbreaching or non·defaulung party may tet.nmate this .4-.G'PCEMENT, by 
giving written notice of such termination. ur defa,!lt or breach and termination. to 
the other party at least ninety 1 90) days pnor to the effective date thereof. The 
AGREEMENT shall be terminated at the end of L.!e such ninety-day period • 
except where the termination occurs as a resuit of a defauit or breach and the 

'r'· t:,;> I • I tf '* 
·6- !E"~rlf·4·~ '• 

i..A\190910.07718-+ 10.1·99 /") ~ 



• 

• 

• 

B. 

default or breach is cured. Notice is to be deemed given upon the mailing thereof 
to the recipient at the address listed hereinbelow . 

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

12. ~OTICE 

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

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

Landlord's address for notice purposes is as follows: 

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

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

.-\ny notice sent by registered or cenified maiL return receipt requested. shall be deemed 
given on the date of delivery shown on the receipt card. or if no delivery date is shown. 
the postmark thereon. If sent by regular mail the notice shall be deemed given forty-eight 
( 48) hours after the same is addressed as required herein and mailed with postage prepaid. 
~otices 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 Cnited States Postal Service or courier. If any notice is received on a 
i~1nu-day. Snnday or . :gal holiday, it shall be C:eemed r"ceiv'!d on the next busine~s d.!:iy . 

-7-
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13. GOVERNING LAW 

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

14. COUNTERPARTS 

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

15. AMENDMENTS 

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

16. SEVERABILITY 

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. 

17. WARRANTIES 

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

( 1) that it is a regularly organized and existing non-pro tit corporation under 
t:1e laws of the State of Califomi~ 

(2) that it has the power and authority to carry on its function as a non-profit 
..::orpor.r:-.. . !nter 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 AGREE!\1ENT have 
been duly and properly taken prior to the execution of this AGREEMENT: 
and. 

(4) 

LA990910.07718+ 10-1-99 

that this AGREEMENT is a valid Jnd bind 1g obligation of CALVARY. 
l!tttotceable in accordance with itS terms exc~pt as the same may be 
atiected by subsequent changes in law. coun decisions. bankruptcy, 
insolvency, moratorium or similar laws. or by legal or equitable principles 
relating to or limiting the rights of contracting parnes generally. 
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19. 

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

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

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

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

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

GRANT OF OPTION 

Subject to the provisions contained in this Section 18, CITY hereby grants to CALVARY 
the option to extend the tenns of this AGREEMENT (the .. Extension Option") for one (l) 
twenty-five (25) year extension term (the "Extension Term"). The BASIC FEE for use of 
the PROPERTY by CALVARY during the Extension Term shall initially be the BASIC 
FEE payable by CALVARY during the last month of the initial term. CALVARY shall 
give written notice thereof to CITY if CALVARY wishes to exercise the Extension 
Option not less than sixty ( 60) days prior to the expiration of the initial term; provided, 
however. (i) that the Extension Option shall be personal to CALVARY and shall not be 
t!Xercisable by any person or eni.ity other than CAL V t\R. Y or its successor by operation of 
law and (ii) that the Extensio11 Option not be exercisable by CALVARY if CALVARY is 
~t the time of exercise in default in its p;;tvrr. :::.t obi igatic ns u.nJer Section 2 above. 
~otwithstanding the foregoing, termination of the AGREEMENT at any time during the 
prior term of the AGREEMENT shall also terminate and render void the Extension 
Option. Except as otherwise set forth in this Section l8. CALVARY shall use the 
PROPERTY during the Extension Term upon all of the terms and conditions of the 
AGREEMENT that are in effect immediately prior to the commencement of such 
Extension Term. Without limiting the generality of the foregoing, the provisions of 
Section 2.C. relating to the adjustment of the BASIC FEE to reflect changes in the Index 
\.,.,11 be in effect during the Extension Term if the Extension Option is exercised . 

. -\DDITIONAL COVENANTS 

The parties further agree as follows: 

-9-

t)' ... G) I t "7• 

I;" 1c. 4. 4. t

IU 

LA990910.07718+ 10-1-99 II 



.-\. ~o anificiallighting or illumination shall be permitted for the FIELD except to 
the extent required by applicable law. 

B. Prior to each public use. CITY shall provide notice to the local homeowners 
associations and local community groups shown on Exhibit 8 attached hereto. 

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

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

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

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

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

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

20. TAXES 

By executing this Agreement and accepting the benefits thereat: a propeny interest may 
be created known as a ··possessory interest" and such property interest will be subject to 
taXation. CALVARY. "''5 tt.~ party in whom the possessory interest is vested. may be 
~ubject to the payment of propeny taxes le,;P.r! uoon "iUCh interest 

:! l. rNCORPORA TION OF STANDARD PROVISIONS 

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

-l 0-
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fN WITNESS WHEREOF. the panies have executed this AGREEMENT to be effective 
as of the day and year set forth above. 

THE CITY OF LOS ANGELES, a municipal C A..L VARY CHURCH OF PACIFIC 
corporation, acting by and through its Board of PALISADES, INC. doing business as 
Recreation and Park Commissioners CALVARY CHRISTIAN SCHOOL 

By: ---------------------President 
By: ~#;: 

James G. In .. Presidt 

By: ______________ _ Vf 
Secretary 

APPROVED AS TO FORM AND LEGALITY 

Dated---------' 2001 

JAMES K. HAHN. City Attorney 

By ______________ __ 

Assistant City Anomey 

-I 1-
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REPORT OF GENERAL MANAGER 

DATE Octobet 6. 1999 

~fP~OO®W~frn 
OCT 0 6 199F' 

IOARD OF RECREATION 
lftd PNI( COtMSIONERS 

BOARD OF RECREATION AND PARK COMMISSIONERS 

NO. 428-99 

C.D. 11 

SUBJECT: SANTA Th"EZ CANYON PARK· AGR.EEMENT FOR SHAR!D USE OF A 
PORTION OF SANTA YNEZ CANYON PARK BY CALVARY CHURCH Of 
PACIFIC PALISADES 

P. etyant :--
J. :z.torlki -s. KT~PP~tl 
G. Stigile --

R£COMMENDAIION: 

J. Dugpn ---:::--
M.Whelan~ "'t Fawe~n 
R.Seui -

Disapproved __ _ 

It is recommended that the Board: 

Withdtawu __ _ 

• 

1. Approve the Shared Use Agreement of a portion (1.25 acres) ofSantaYncrz Canyon Park for • • 
25 years to Calvery Church of Pacific Palisades with a 25 year lease renewal option; aad, 

2. Authorize the President and Secretary of Board to siJn the Shared Use Agreement between 
the Calvary Church and the Department after approval by the Cultural Affairs Dcpartmeot 
of the design of the sportsfield, and all other City approvals . 

~: 

Tbe Calvary Church of Pacific Pa ~isades bas requested ·~~ use of 1.25 ( 1-1/4) acres of our hillside 
park to create a player•s sports field for its school use by cxcavat-:.,cr ""'• an acre of hillside park 
land and con.str.M;tiu.g a re~r.ir.g ·.:.·all to contain the hill. 

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

Numerous meetings have since been held with our staff. attorneys for Calvary school, 
Councilmember's staff and the City Attorney. The agreement reached allows public: groups, the 
Y .M. C.A, Youth Soccer League, Cub Scout packs, etc. to use th( field, and in addition. allo.,s the 
D o:p<rtrnent to request the use of the field six time5 a year. 

The school is requesting a 2S-year tenn with a:n option for another 25 years at the disaetion of the 
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REPORT OF OEr\ERAL MA .. ~AOER 

PG. 2 NO. 428-99 

Staff has negotiated an interim fee of$100.00 per month starting after aU governmental agencies, 
including Caty 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 1.2S acres of City-owned land. The fee 
will then be $600.00 per month, with a CPI adjustment to be implemented evezy two years, for the 
duration of the construction and until the School submits to the Department ofRecreation and Parks 
a new legal description of the City-owned land which will be used for the completed ptayin1 field 
(less than the 1.2S acres) and a Certificate of Occupancy. Thereafter and for the duration of tho 25-
year agreement and the additional2S year option, if exercised, the use of the completed playina field 
will be at a fee which is proportionate to the use of the playing field but not less than 5400.00 per 
month, with a CPI adjustment to be implemented every two years. 

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

The School will abo 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. 

4. 

5. 

6 . 

7, 

8 

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

Limitation on the atl.tec of non-participant spectators for public usage, however. there will 
be no permanent seating. 

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

No sound amplification. 

City's usage during non-school hours shall be between the hours o£9:00 a.m. and 6:00p.m. 
up to s~ times-per year. 

Any proposed improvements shall be subject to all customary City approval processes 
including but not limited to Community meetings, 1 :ir. 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• . .;hall be at the sole discretion of 
Calvary Church. 
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REPORT OF GENERAL MA.L'IAGER 

PG. 3 .... 0. 
1" 428-99 

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

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

Staff' recommends approval. 
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JOI'NT USE AGREElvfENT BETWEEN THE CITY OF LOS ANGELES AND THE LOS ANGELES 
UNIFIED SCHOOL DISTRICT FOR TilE JOrNT USE OF WASHINGTON IRVING MIDDLE SCHOOL 

THIS JOI'NT USE AGREEMENT, made and entered into this J..jf:P..day o.~ iJ /v1.t/. 1998, by QE C E I VI 
between TilE CITY OF LOS Al~GELES, a municipal corporation, by and through its Board ofRecreaSooth Coast Re 
and Park Commissioners, hereinafter called CITY, and the LOS ANGELES UNIFIED SCHOOL DISTRICT 
OF LOS ANGELES COUNlY, a school district, acting by and through its Board of Education, hereinaft:eMAY - 9 20l 
called DISTRlCT. 

W I TN E S S E T H: 
CALIFORNt, 

COASTAL COMJ./1 

\VHEREAS, DISTRICT intends to develop a passive park with picnic areas, trees, and resttooms in 
the area along Fletcher Drive and a sports field on the southeast area of the campus at the DISTRlCT'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 consttucting the Facilities at $1,375,700 and bas 
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 1997Los Angeles City Parks Act, 
Proposition "K", which will ftind the development and consttuction of the Facilities; and, 

\VHEREAS, award of the Grant from the CCYTF is contingent upon the DISTRlCT and the CITY 
entering into a thirty (30) year ~ement to share the use of the Facilities according to the tenns 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 tenn of use of the subject Facilities under the tenns 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, 

·N'4EREAS, DISTRICT shall r.---"''4te and c::-.~·: 1 ~ with CTY and i:s representatives relative to the 
planning, design and construction of the Facilities; an..:, 

\VHEREAS, pursuant to the provisions ofTitle I, Division 7, Chapter 5 of the California Government 
Code and the provisions of Part 7, Chapter l 0, Section I 0900, et seq. of the California Education Code, the 
par::ies 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, 

~0W, THEREFO~. fc- and in consideration of the covenants and conditions contained herein and 
the re:formance th~;,,:uf, the partieS hereto m•·"··":· agree as fol""' 

I. F!.J'"NDf'\G 

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 
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,-,;1· 'tO IE """·"'t ~ 12 tJ 

/.. ,,..., 



Exhibit t attached and made part hereof. DISTRICT, at its sole cost, shall prepare plans, advertise 
ror construction COjtr"acts and administer the project during the construction phase. DISTRICT shall, 
using available Jffoject Funds, provide any additior1l improvements to the Facilities and the 
installation of equipment therein, which DISTRJCT deems necessary. Dr STRICT 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 detennines that there arc insufficient funds 
to complete the Facilities, DISTRICT shall have the reasonable right to reduce the scope of the 
project. If DISTRICT detennines that the project does have to be downsized, DISTRICT will notify 
CITY and CCYTF in writing regarding scope of reduction of work prior to proeeeding with 
completion ofthe project. If CITY does not concur with DISTRICT'S proposed changes, CI1Y can 
propose alternative changes or provide supplemental funding for the identified shortfall. CITY shall 
respond to DISTRICT in writing within ten (10) days ofDISTRICT'S notification to CITY. 

2. QELAYS BEYOND THE CONTROL OF PARTIES: 

3. 

Neither of the parties hereto shall be liable to the other party on account of any delay or inability to 
perfonn 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 ~used by such occurrences, the delayed patty 
shall have the right to extend the time for perfonnance of any act delayed thereby insofar as 
perfonnance thereof is required. 

LICENSE AND TERM: 

During the hours ptvided for the CITY'S use pursuant to Paragraph 11 hereof, the DISTRICT hereby 
sets apart the use and occupancy of the DlSTRICT'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 ClTY in writing 
(the "Initial License Period"), and the parties shall make reasonable efforts to extend the Initial 
License Period ( t"le "Extended License Period(s)'') by amending or supplementing this Agreement 
upon similar covenants and conditions set forth herein. DlS~CT shall not be obligated to construct 
the Facilities unless and until funding is available. 

To initiate renewal of the Agreement, CITY shall provide one year's 'Nritten notice to the DISTRICT. 
Following expiration of this Agreement, and until such time as either CITY or DISTRlCT terminates 
CITY'S occupancy, or until such time as a new Agreement is executed by both parties, CITY'S non· 
exclusive use of the Facilities will continue on a month-to-month basis upon the same terms as 
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 ofboth parties to the Facilities, this Agreement for joint 
use shall not b-e terminated by either party prior to the expiration of the Initial License Tenn set forth 
in this Section oft ~ \greement in the absence of a material brea1...1 of the Agreement. In the event 
of a default in the terms of thi~ Agreement, the non-defaulting party shall provide written notice 

• 

• 

thereof to the party in default in the manner provided by Section 15 and the .party in default shall • 
immediately cure the default or commence to cure the default if the default cannot be immediately 
cured. The defaulting party shall. within five ( 5) days of receiving the notice of default. respond to 
the other party in writing that the default has been cured or identify the steps that will be taken and 
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4. 

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

0\VNERSHIP AND SURRENPER: 

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

5. OPERATION OF FACILITY: 

DISTRICT and CllY 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 CllY shall remain under the control of the DISTRICT through the Real Estate and Asset 
Management Branch, Civic Center Program Office. The CilY may request authorization for 
occassional use by a third party during its hours of use and permission for such shall not be 
unreasonably withheld. 

6. DISTBlCT MAINTENANCE: 

DISTRlCT shaH 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 limit~ ... 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 CllY access to restroom and janitorial supplies. During CITY'S periods of 
permitted use under this Agreement, the CllY 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: md other field ma:.:tenance and preparation periods during the 
year, with the exceptivn of those ongoin~r maintenance ~('tivitiP.s which are normally 
performed either year-round or du:=- ..> vthtr .no nth~ o! the year. 

7. CITY'S MAINTENANCE: 

A. Notv.ithstanding the maintenance obligation assumed by DISTRlCT hereunder, CilY 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, CilY or .DISTRlCThavmg 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 net be feasible, CITY or DISTRICT shall immediately cease use 
of the Facilities and vacate same until such time as;~·~ !?acilities are safe and sanitary . 

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

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

On a quarterly basis, or as deemed necessary by either DISTRICT or 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, CllY shall make all repairs to the Facilities and land that are caused by or result 
from the negligent acts or omissions of its officers, agents or employees. 

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

8. STAFFING: 

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

9. USE OF SCHOOL PARKING LOT: 

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

• 

use by CITY or its pennittee during CITY'S periods of use. 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 ( l 0) school working days prior to the requested use 
of additional parking. CITY will be responsible for any required clean-up of the parking areas after 
each use. 

10. USE OF FACILITIES: 

DISTRICT shall have use of the Facilities for recreational, educational and other school-associated 
ur soonsored activities. Use of DISTRICT Facilities by the CITY shall be permitted pursuant to L"'e 
L;vic rente~ Act (§38130-et seq. of the Educat:-:,.1 Crol"). ~ITY shall follow the DISTRICT's 
procedures in obtaining a DISTRICT issued Civic Center t'ermit. CITY will have use of said 
Facilities for recreational purposes for the general public. The DISTRlCT 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 pennittee) 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 fac i littes, such-Joc:ation to-be determined by the Prineipal 
of Washington Irving Middle School in his/her sole discretion 

CITY shall comply with all applicable laws, ordinance.; ::.nd regulations pertaining to the use of the 
D!STRJCT'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 fonns of gambling. 
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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 devi:es th:Jt provide physical access to any facilities that 
wi II be used. 

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

11. HOURS Of OPERATION: 

12. 

DISTRICT shall have the right to the exclusive use of the Facilities during all"regular school days" 
including athletic practice and games as hereinafter defined. In addition, DISTRICT activities which 
customarily occur after "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 (l) hour after the end of"regular school days,. and on Saturdays, Sundays, school 
holidays and during school vacation periods as follows: 

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

Monday through Friday from 8:00a.m. untillO:OO p.m. 

For the period of time shown above in Sections A through C, CITY wilt cooperate with the 
Washington lrving Middle School Principal, his/her designee's or the DISTRICT's Real Estate and 
Asset Management Branch, Civic Center Program Office to alter CITY'S hours to meet Washington 
Irving Middle School's needs for external youth services programs and for athletic activities and 
practices for which the Middle School has no other adequate alternative facility and which cannot be 
reasonably accommodated during regular school hours. Further, CITY acknowledges that the 
DISTRICT receives and fulfills requests for use of the Facilities pursuant to the Civic Center Act 
(§38130-et seq. of the Education Code) from time to time. The Principal of Washington Irving 
Middle School and the DlSTRICT'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 unre~onably withheld. 

:n the event the CITY shall ne'!'ri "'e of the Facilities outside the designated hour5, the CITY must 
submit a request at lea:,~: seven (7) days in adv::~ .. -:-e of the event to the DISTRICT's Real Estate and 
Asset Management Branch, Civic Center Program Offici" If no school activities are anti:ipated 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. 

[NDE~fNTFICAIION: 

DISTRICT agrees ~o sav~"" and hold CITY harmless from any and all claims or liability for personal 
!;,; ury, death or pro pert;. ..;am age arising out of or in connect" or with the operation of the Facilities 
during the hours Dr STRiCT has the exclusive use of the F...l\:i .. 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 



Pursuant to Government Code Sec. 895.4, each party hereto indemnifies and holds harmless the other 
·party, its officers, agents and employees for any liability imposed by law ~pon such other party which 
results from, or is caused by, any negligent or \\TOngful act or omission occurring in the performance • 
of this Agreement by the indemnifying party or its officers, agents or employers. 

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

13. DAMAGE ANQ DESTRUCTION: 

14. 

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

RECORPS ACCESS: 

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

15. NOTICES: 

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

DISTRlCT: 

CITY: 

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

General Manager, Department of Recreation and Parks 
City of Los Angeles 
200 North Main Street, Room 1330, City Hall 
Los Angeles, California 90012 
Attn: Real Estate and Asset Management Division 
Tel: (213)485-5111, Fax: (213)617-0439 
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16 . 

17. 

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 att:I.Ched to any other counterpart identical thereto 
except having additional signature pages executed by other parties to this ~greement attached thereto. 

18. AMENDMENTS: 

19. 

20. 

This document may be modified only by further written agreement betwe-: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 wriuen 
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 anJ conditions herein that are to be performed by either 
party shall be binding upon any transferee thereof. 

SEVERABrLITY: 

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. 

21. }V ARRANTJES: 

A DISTRICT'S Warranties: As an inducement to the Cln' to , ... ,t .. ,. :"to this Agreement, the 
DCSIRICT represents, warrants and covenants as follows: 

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

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

( 3) that all actions to be taken by or on behalf of the DISTRICT to authorize it to make, 
deliver and ::nplement the terms of this Agreement have been duly and properly 
taken prior to the execution of this Agreeme ·;t and 

(~) that this Agreement is a valid and binding obligation of the DISTRlCT, enforceable 
in accordance with its terms except as the same n ..1.v be affected by subsequent 
changes in law. court decisions, bankruptcy, insolvency, mord.torium or similar laws, 
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B. 

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

CITY'S Waqantjes: As an inducement to the DISTRICT to enter into this Agreement, the 
CITY represents, warrants and coven:1nts as follows: 

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

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

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

(4) that this Agreement is a valid and binding obligation of the CITY, enforceable in 
accordance with its tenns except as the same may be affected by subsequent changes 
in law, court decisions, bankruptcy, insolvency, moratorium or similar 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 

By·_/fr;:;:__~~ 
President 

APPROVED AS TO FORL\1 AND LEGALITY 

Dated __ ___.;::&:;,... _-_'(:+---. _ ___,. 1998 

JAMEsrrn HAHN. 

sy / {.;{;utc 
Mark Brown 
Assistant City Attorney 

C.WA.SH·IIW .ACM 
~'-"27191·CM 

9 

LOS ANGELES UNIFIED SCHOOL 
DISTRICT OF LOS ANGELES COUN1Y By the Board of Education of 
the City of Los Angeles · 

By~!UM 
Director of Real Estate and 

Asset Management 
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RIW 28000-788(C) 

OFFER OF ]EDICATION 

WHEIU!AS, Coastal Permit No. A-381-72, 111 amend'ld (t:le 
•Permit") wc.s issued bv the California Co<:~stal Commis!lion (the 
"Com;ni!'.!:ir.m") to the under:~igned PALISAt•-.; RESOllP.CES, I~!C., ll 
California co:-poration ("Palisades") 01. :-ectmber 22, 1980 where
under, sub;ioct to compliance with the terms and provision5 of tt.e 
rermit, Palisades was permitted to develop cert«in real property 
located in Los Angeles County, Calif~rnia; and 

WHI::REAS, in compliAnct! with certain condj. tions of tt.e 
Permit, Palisades has executed and recorded th:1t ce:;:-tairo Offer of 
Dedic:1ti.on Agreement dated a~.t of December 11, 1980 recorded 
January S, 1901 as Docunoent No. 81-3844, Official !lcc~Jrds, Los · 
t.nqelcs Coun'.:~·, California ( thlt "Of fer") whcreur:dt:r su!:>ject to 
the terms nnd provisions of the O!f•=• Pftlisades has offered to 
dedic:1te to a public agency designated o·; the Co111111ission certaiu 
real pr..,j'lerty located in Los Jl.nc;eles County, California more 
particularly described in E~hibit B attach~d thereto, reference 
being made to the Offer for further particulars; and 

\iHEREAS, those certai:l parcels of real property dcr..i.g-
. natcd as Parcels A and a more p.:~rticulllrly dt:scrit>ed in Exhi!Jit 

"A" attbched hereto and ms6e a p:rt hereof lhcreinufter the 
"Dedication Propel·ty") 1~ere among the p.1rcels of re.ll property 
included in E~hibit 2 of the Offer so required to be dedicated by 
Palisades; t.nd 

WHtRE:AS, Ordina:-~ce ~o. 1!'>5,203 (the "Ordlnancc"l adopted 
May 7, 1981. by the City Counci 1 of the Clty of Lc•s .:>.nselP!l, 
Callfornia (the "City" l provided, among other th::i<J~, th?.t in 
cc..nnecticn with approv<Jl by t!1e City cd \.he suiJdl'llSlOII r;,;;: c.:::-t3i'l 
land£ owned by Palisades, Pal1sades would l.lw r~qu1:~d to o!!cr to 
dedic.:~te the Ocdic:!'tion l'ron.!rt•.<, vr an" ·,crt~o:-n t~creof.. t:o t!1e 
City 1dth respact to l<; •• ch t!'le Ofi~r nH>~ !.>·~ revoi:cd, ~:<pirc or 
rc)cc~~u by the State or Cal1forn1a; anti 

~11!£1:£:1\S, P<llis::des 1 .J llf.'J ~o oL ~:· ~o <:lc-<llc:.te the 
O,>dl.Clltlon Prcpert',l to th~ City 111 ccm\l:-.:sncc: ~>~lt~ t~r tt>rns .;1nd 
;:>rovislons of the Orclln.1n<::c :lubJeCt, hcw.::·!~r. to ~11e orr:ni~l'•n:> 
of th~ 0ff.:!r; 

0". •\oll.ITO.., 
,,.. ..... ,,..,., .... ~...!'( 

• + c;o .. ,.., • ..,,, ... ,. 
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NOW, 'I'BI!UFORE, in caapliance with the conditione of the 
approval of eaid eubdiviaion of Paliaadea' land• by the City and 
conditione iapoeed by the Perait, Palieadee hereby irrevocably 
offer• to dedicate pursuant to California Government Code Section 
7050 to the City all or any portion of the Dedication Property 
vi th reapect to vhich the Offer aay be revoked, aay expire or aay 
be rejected by the State of California, provided, however, that 
thie Offer of Dedication ie aubject to each of the teras and 
proviaions hereinafter set forth. 

1. The obligation• of Paliladee hereunder are eubject 
to each of the obligation• of Paliaadea created by the Offer. 

2. 'fhia Offer of Dedication .. y not be accepted by 
City as to any parcel or portion thereof until euch time aa the 
offer of the parcel or portion thereof ie rejected by the State. 
At auch ti .. aa the State, or ita deaitnated department or agency, 
ehall take title to the parcel or portion thereof, the power of 
City to accept the Offer of Dedica~ion ia ter.inated, unleae and 
until the parcel, for any reaaon vhataoever, shall ceaae to be 
owned by the State or the designated agency or depart.ent or, if 
transferred, ehal! ceaae to be reatricted to public park or open 
apace use. 

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

"Thia acceptance ia •ade and the real 
property herein described acquired for the 
purpose that •~ch real property be used 
either for public park purposes or for open 
purposes whataoever and by acceptance it is 
agreed that the real property shall be held 
and ueed only for aueh purpoaea. Thia re· 
striction is a covenant running vith the land 
hereby accepted." 

4. Palisades reserves the right to adjust the bound
aries of the Dedication Property described herein to include such 
additional real property as may be located between such Dedication 
Property and any real property to be developed by Palisades and 
located more or less contiguous thereto: provided, however, that 
in no event ahall any portion of the Dedication Property described 
in any Dedication Deed be reduced to an area o( lesser si:e than 
the applicable portion of the Dedication Property described in 
Exhib1t A hereto. :ity 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 
:.his paragraph. 

5. All of the provisions r• ·•:s !f~r of Oed1cation 
shall be t;_nding upon and effect1ve aga1nst .. n,. :-,wner whofe title 
is derived through foreclosure, deed in lieu of foreclosure, 
trustee's sale or otherwise. 

6. All of the covenants contained herein shall be 
construed •n a fair manner, and neither for nor a9ainst Palisades. 
If any one or more provis1ons or any portion hereof shall be held 
to be invalid, or for any reason become unenforceable. no other 
prov1sions of this Offer of Dedication shall thereby be affected 
or impa.l.red. 

LOlli, aOLI'TOfl, 
Nl. MCIUT'TJttC:K 
.•• c ........ , .... 
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PALISADES RESOURCES, ItiC. a 
California corporation 

~z-~ 
,-

/·~-

STATE OF CALIFORNIA ) ,. .. 
COUNTY OF Olf!A,I)t,(f" ) 

On ~(: ~i- , 1981, before ~~:e, the under-
Sl~· ned, a Notary~ ~c 1n an for said State, personally appeared 
-~Ahiii} ~ ~~ , known to 111e to be the Vice President, 

an _1_~ ___ 7 , known to 11e to be the Assistant 
Secretary o e corpoia£ 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 acknowle~ged to 
me that such corporation executed the within instrument pursuant 
to its by-laws or a resolution of ita board of directors • 

lr..Ol', !llO"-S"TQN. 
"fe. WeKIT"'tJtl(!l( 

'" C ......... TIO • 

WITNESS my hand and official seal. 

OF'T'ICIII.L SEA!. 
GW£11 lA. llOR 8£RCMAIIII 

"Ot- l'\ltllt • tAUFOANI .. 
01 ..... COUNtY 

lilt - , ...... Nl 11. !HI 
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.--. .. ~ 1~·1.~:~nL t~·J '1':1.: C \ t/ t>i" r_:)t, 
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WHEREAS, the undersigned PALISADES RESOURCES, 

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

of that certain real property located in the County of Los 

Anqeles, State of California, mere 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 Anqeles, State of 

California, designated as Parcels A and B upon Exhibit 8 

attached hereto and by this reference made a part hereof 

Cthe "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 is here~nafter referred to as the "Public Resources 

Code"); and 

WHEREAS, the California Coas~al Act of 1976, 

Chere1naf~er referred -:o as the "Act") creates the Celifo:-nia 

Coastal Comm:ss1on (hereinafter referred to as the "Com-

mission") end the South Coast Re~1onel Coll'llllission (here-

1nafte:- "Reg1onal Commission") and re~uires tha-: any devel-. 

opment approved by the Commission or Reqional Commission 

must be consl.stent w1th the pol1cies of the Act set for~ i~ 

Chap~er 3 of Dlvlsion 20 of the Public Resources Code; anc 

rffiEREAS, pursuant to the Act, Palisades, together 

with Head:ano Propertles, Inc., a Callfo:-r.la corporatior., 

(h:!rel.nefter co:i.lectl.vely re!ei'rec tc as "Pe:r..lttees") 

•?Plied to the Commission or Re~ioial Commisslon for a 

I herell)' certoly t~•• document to ~:>« 1 ~ end correct copy 

of ltlat w11te11 re=aed on ...... /":. .:::Jl.. ":: .. f./ ....... .. 
lnll ,.,ent No /./:-: .. ~f.. .'i. </ 

~~C3-~ ...... . 
Tttlt OfftCI' COASTAL COMMISSION 

$""' .. f:) -~ 4 0 
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Perm~t Areas Wlth~~ the coastal zone of ~s Anqe!es County; 

WHEREAS, such permit was approved by the CornDissior. as 

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

June 18, 1980 and July 22, 1980 Cherei~after referre~ to as the 

~Permlt"l and was issued on~~ 1980 (hereinafter 

referred to as the "Permit Date" l: anc 

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

SlOn founc that the development proposed by the Permittees would 

cause adverse cumulative ~pacts on both coasta! resources and 

public access to the coast within the Los Anqeles County coastal 

zone, and that such development could not be pe~itted consis

tent with the policies of the Act without offsettinq dedication 

of the Dedicatlon Area in order to prevent residential develop-

ment, conserve the natural resources and provide area for 

publlc recreation on the lands within the Dedication Area so as 

to mitlgate the adverse cum~latlve effects of the proposed 

development: anc 

WHEREAS, ln lts decislcn on the Permlt the Commission 

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

pu:s~ant to the Act, grantee the Permlt to the Permittees upon 

thln~s that Pa!1sades of!er ~o dee~cate ~he Dedication Area to a 

gove:~ental agency for park anc open space uses so as to pre• 

serve the open space ane scenic values present ln the Dedication 

Area anc so as to prevent the adverse cumulative effects on 

coasta: resources anc publlc access to the coast which woulc 

occur l! the Declcat~on Area were developed as building sites 

fer resldentlal use; and 
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the Penru. t because a f.indinc; must be made ·mder Public Resources• 

Code Section 30604 (a) that the propose~ develo~nt is in 

confo~ity with the provisions of Chapter 3 of the Act an~ that 

in the absence o! the protections provide~ by the Con~ition said 

finding could not be made; and 

WHEREAS, Palisades has elected to comply with the 

Condition and execute this Offer of Dedication Aqreement (this 

"Aqreement"l so as tc enable Permittees to undertake the develop-

ment authorized by the Permit; an~ 

WHEREAS, on July 22, 1980 the Commission amended that 

certain Categorical Exclusion I-79-8 initially adopted October 

17, 1979 ("Categor1cal Exclusion") so as to remove, in substance 

and in effect, the Pe~it Area and the Dedication Area fr~ 

further Coastal comm1ssion permit requirements subject to the 

terms and conditions set forth in the Categorical Exclusion; and 

WHEREAS, it 1s intended that this Of!er shall consti-

tute enforceable res~r1ctions wi~hin the meaning of Article 

xi:~. sect1on 8 of the California Constltution and that said 

res~r1ct1ons shall thereby qual1fy as enforceable restrictions 

under the provisions of the California Revenue and Taxation 

Code, Section 402.1: 

NOW, THE~FORE, i~ consideration of the mutual be~e-

!its and condltlons set forth herein and substantial public · 

benefits for the protection of coastal resources to be derived 

therefrom, the preservation of the Dedication Area in open space 

uses and the advantages that accrue to Permittees as a conse-

guence of the:r ab1l1ty to undertake the developnent authorized 

by the :ommlSSlOn 1~ the Permit, wlthout the necessity of 
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and the Cate90rlcal Exclusion, as we:~ a~ -~' ~eneficial ef!ect 

or. the method of determining the assessed value cf the Dedi-

cation Area including any reduction thereof due to the imposition 

o! l1mitat1ons on its use as set forth in this Agreement, Pali-

sades hereby agrees as follows: 

1. SubJect to the provlsions hereinafter set forth, 

Pal1sades r.ereby 1rrevocably offers, for a period o! seven (7) 

years, to dedicate and convey Parcels A and B to Grantee Cas 

such term is hereafter defined) . 

{a) Palisades shall have no obligation to 

dedicate or convey the Dedication Area to the Grantee unless and 

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

occur. 

(b) If, w1thout the wr1tten consent of Head-

lands, the Perm~t and the Categor1cal Exclusion. or either of 

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

respect to ~~l or any portion of the Pe=mit Area or the Dedica-

tlon Are~ so as to impose addit1onal obligations upon Palisades, 

thlS Agree~ent sha:l explre and sha~l have no further force or 

effect. ~he recordation by Palisades, s1xty (601 days a!ter 

~r~~ter. notlce to the ComD~SSlOn of such even~. of an inst=~en~ 

containlng a true and accurate copy of any such revocation or 

mod~flcatlon of ~he Perrnlt and of the Categorical Exclusion. or 

eJ.~ner cf them, together with a descr:ptlon cf the ~edication 

Area, sha:: const~:ute conclus1ve ev~cence of such revoca:1on or 

l!·OCl f ~ca uon anc shall effect the ex:p~ra tion of this ;,.gree!"e!lt. 

as of the date of such reccrdat~on !!lso:ar as thls Agreeme!lt 

then af!ects the Dec~catJ.on Area cr :ha: portlon thereof des-

cr1bec 1~ suer. recorded ~nstrume~:. ~he terr1nat.1on of the 

.s .ontemp:ated by the provis1or.s of the 
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l3249(bl upon cer~i!ieatic~ by the Ccmm~ssion o! a local coastal 

program and ce!e~at~on of development review authority, sha!l 

not cause this Agreement to expire unless such local coastal 

program imposes addlt~onal obliga~ions upon Headland with respect 

to the Permit Area and the O.dica tion Area, or either of them. 

The prov1sions o! thls Pa~:qraph lfb) shall not apply to any 

portion of t. •. e Dedication Area as to which the Oec!ica~ion Oate 

has occ\J.rree. 

!el :f within seven (7) years after the Permit Date 

the Oec!ic:ation Date has not occurred (the "'!'ermination Date"), 

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

tion Date as to the entire Dedication Area. 

2. Coneurren~ly with the recordation of a Final Map 

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

become obligated to dedicate and convey to Grantee a full fee 

interest ir. and to the entire Oedicatlor. Area. Opon the Dedi· 

cat•on Oa~e the obllga~ion of Palisades to dedicate and convey 

the Dedlc:at~cr. Area purs~!n~ to the provisions o! this Paragraph 

2 sha!l be lrrevocable ane shall continue in !ull force and 

e!fec~ for ~wer.ty-one (21! years. 

3. ~he instrument prov.eing for deeication by Pali

sades to Gran~ee (the "O.c!icat~on Deed") of the Dedication Area 

shall conta~n. among other prov1S1ons, the following terms and 

prOVlSlOns: 

·~he above ~rant lS mace and the real 

property here1n described given for the 

purpose anc on t~e concltion that sale 

rea: proper~y be usee e1ther for putlic 

park purpc;;. or for open space pur?o&es, 

anc t~- nc other p~rpose or f~rposes 

wha~soever and if said real proper:y 

-s-
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purposes wna~soever ~en, •n ~~ even~. 

said real property hereby conveyed shall 

immediately and automatically revert 

unto qrantor, its successors and assigns, 

upon entry by Grantor, its successors 

and assigns. It is the intent of Grantor 

to convey to Grantee a fee simple estate 

subject to a condition subject to a right 

of re-entry." 

4. The Dedication Deed shall convey the Dedication 

Area free and clear of all liens, cla~s and encumbrances except 

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

tions hereina!ter pe:mitted by the provisions of this Paragraph 

4. In addition, subject to obtaining the prior written consen~ 

of the Executive Oiree~~r, Palisades rEserves the riqht to 

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

riqht-o!-way and other :iqhts in, over, under, across and through 

any por~ion o! the Dedication Area theretofore ;ranted, ~rans-

ferred, conveyed or otherwise disposed o! by Palisades, its 

successors and assiqJ"!: !or 'Jtili ty f S~Qr:l!\ drain 1 slope 1 roac!way 

or other purposes related to sa~isfa:~ion of condi~ions to 

approval by 90vernmental agencies of tentative or final sub

c~vislon maps, parcel maps or builcing permits coverinq any 

por~ion of the Permit Area (collectlvely, the "Develo~ent 

taseme~ts"). Palisades shall not g:ant any Develo~ent taser..ent 

unless and until Palisades shall have obtained ~~e prior written 

conser.t of t.he Execut.lve Dl.rectcr Wlth respect. the::-eto w:1ich 

consent shall be grantr~ or withheld on the basis cf whether or 

net cUCh Developmenc ~asement wou:~ ~a~o~ially anc acve::-sely 

affect use of any of the Oec.cat~on Area for park or open space 

uses. 
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to ded1cat10n of the Dedication ~ea or the termination o! thii 

Agreement in accordance with its terms, whichever first occurs, 

Palisades shall keep and a&lntain the Dedication Area as ope~ 

space and shall not construct or install any improvements thereon .• 

Notwithstandin~ the foreqoin;, SubJect to the review and written 

approval of the Executive Director of the Commission, Palisades 

may (al perform minor qracinq of the Dedication Area so a- ~ 

reeontour previously sraded portions thereof: (b) construct 

pathways, either paved or unpaved, and other improvements inci

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

minor faeilit1es to provide public or utility services which do 

not require slgni!icant qrading in the event that alternative 

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

other improvements as are contemplated by the grant o! Cevelop

r::nt tasements approved by the Executive Director. 

7. Concurrently with the recordation of a Final Map 

of any portion o~ the Permit Area Palisades shall execute an 

instrument in form and substance as set !orth in Exhibit 3 

attached hereto restrictin~ and a!fectin, the Permit Area 

covered by such F1nal Map as well as the Dedica~ion Area re-' 

qu•red to be dedicated concurrently with the r~cordation o! such 

Final Map. Such •nstrument sha:l be free of prior liens anc 

encl..lmDrar.ces except tax liens anc shall be l:and:..nq upon Pal'i-

sades, its successors and assigns. 

8. Palisades reserves the right to adJust the 

boundarles o! the Oec•cation Area to include such adnitional 

real property as may be located between the Dedication Area and 

the Pe~•t Area more or less contlguous thereto; provided. 

i-.1wever, that •n no event shall the Decicatl.on Area be reduced 

tc an area of less~: 

txhl~lt 2 hereto. 

t! ' ~he ~ecication Area descrl.bed ln 
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Callfornia oepa~~~er.t of Pa~ks anc Recreation; the National Park 

Service of the United States Government: or to any other a9eney, 

depar~~ent or suDdivis1on of the United States Government or of 

the State of Callforn:.a legally capable of holc!.inq title to 

puDlic land restr~cted tc, open space or pl.l.blic: pa::k uses and 

designated by the Coas~al Commission by written notice to 

Palisade:::. 

10. All cf the provisions of this Offer of Dedication 

shall be binding upon and effective against any owner whose 

t~tle is derived through foreclosure, deed in lieu o! fore-

closure, trustee's sale or otherwise . 

lL All of the covenants contained herein shall be 

construed in a fair manner, and ne1ther for nor aqainst Pali

sades. If any one or more provis1ons or any portion hereof 

shall be held to be invalid. or for any reason become unen-

!orceable, no other provisions of this Offer of Dedication shall 

12. Pall&ades agrees that, either in response to or 

1n undertak~ng any ClVll action to e~force or to challenge the 

provlsions of thls Offe~ of Oedicatlon, if equitable remedies 'in 

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

~ts successor or the Attorney Gene~al of the State of California, 

a ~1ncin; o! fac~ cy the Cou:t ~n wh1ch such civil action is 

pend~ng that the covenants or rest:lctions have not been i~ple-

mentec as provldec here1n shall cor.c:uslvely de~onstrate ir:ep-

-8-
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be ~~nd~ng upor. and shall benefit Palisades, its successors and , 

ass1gns and shall constitute covenants runninq with the lan~ 

enforceable against Palisades, and each of its successors in 

interest with respect to the Permit Area and the Dedication 

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

Agreement shall benefit the State of California and shall be 

enforceable by any agency thereof. 
• 

IN WITNESS WHEREOF, this Agreement has been executed 
-H /1 J ,A.)n,.r/}()R;- 1JE7141/ 

u of this /!~day of ~-1 , 1980, at .r.u •'Altehs, 

California. 

STA=t OF CALIFORN:A ) 
Ctf'AA.J6~ ) ss. 

COUNTY or .w& , us-· -s l 

On :::i2E,1f??4f"?e //, 1980, before r.~e, the ~mder
Sl~ned, a Notary P·~llc 1n anc for said State, personally , 
appurec r,?t-IJI?('Lf'S A. 1/€.£ .-ERn;€) known to me to be the 
Vice Preucient, and 1'f."tA d (//c t/11'"e''"' known to me to be 
the Asslstant Secretary of the corporation that executed 
the w1th1n instrument, known to me to be the persor.s who 
executec the w1th1n Instrument on behalf of the corporation 
there1r. ~arnec, and acknowled9ed to me that such corporat1on 
exeeutec the w1th1n 1nstrument pursuant to its by-laws or a 
resolutlon of •ts boa:d o! ~irectors. 

r 
... 

~ -.:-.., ..,~ 

~ 

W!TNESS my hand and o!!~clal seal. 

cr·t ;-: ,.. ... ,., .. , 
,~., ee-n; (";.:t .. ! .. J-... L n 1: ~! r, 

'QI""''QIQI" ,._... 

-9-
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DATE April 10, 1989 

BOAJU) OF •acau.TlON A!fJ) PAR~ COI'MISS!OKER5 

SUBJECT; 

*Ja.:f;.
SNJ_ 
SEJt_ 
JR -

Santa Yne• C&D!·on Park A44ition: 
Acceptance of Grant Deed fo~ 108.46 
Acre• of A441tional OpeD Space Along 
Paliaadea Dz'ive 

GWR 
DG-
J'f -

110 ._ ... 2o.;:;0;,.;,4_-1;;;,:9.__ 

c.D._......;l;;;l._ __ 

Approved '/... Diaapp~ove4________ Further Raport _______ _ 

RECOMKENOATIONa 

That the Board: 

• 

1. Accept the Grant Deed for tha conveyance of 108.46 ac~•• of 
additio~al open apace property fro~ Headland Prope~ties 
Aaaociatas along Paliaades Drive adjacent to our Santa Ynez • 
Canyon Park: and, 

2. Direct tba Board Secretary to transmit the G~ant Deed to the 
nep~rtmant of Public Wcr~s. Title Officer, for recor4at~n. 
and to tranami t a copy of th.a recorded dae~ to . Raadl.anct 
Properties Aasocietes. . 7 . 

SUMMARY: 

In conjunction with their de~elopment of the Pal1aadea Highlands 
located nor~herly of Sunset Boulevard off of Pali•a4es Drive, the 
He•dland Propertiel Associates have offued to c=onvey via G~ant 
Dead a 108.46 acre parcel of open •pace to our Department. Tba 
•ubject pro~ert:r ~ ... located •outherly of and directly adjacent to 
our Santa Yne% C~-- .. _a Park as abown on the attached exhibit. 

Headland Prope~t~e• origihal.ly dee4a4 48.46 acre• of Santa Ynez 
Canyon Park to the Department in 1972. They deeded an additional 
25 .l. 7 acrec to the Parle; in l98l bringing the total to 73.63 
acres. The above p~operties were offered to fulfill their Qu1mby 
~equirenaentl. 

COASTAL COMMISSION 
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O:T 21 '9f3 14:53 FR PI"S-l..A-*81 TO 913103142496 
, Oct. 21. 1998 9:26AM lEClP ARKS/DS!f&CONST lo. 5700 

P.e511!15 
P. 414 . . It _, . . 

RJ:I'OKT 0!' GENERAL KANAG!R 

PG. 2 NO. 204•11 

Due to a reduction 1D ~••i~ential denai~y ~poae4 by ~. 
catitomia Coaatal Conaiaaion, 108.46 acr•• of open apace vaa 
o!fered to the Departmen~ by Headland Propartiea. 

em May 7, 1981, tbe City CouncU •4opte4 Ominanca No. 155,203 
authorizing the Dapar~t of Recreation and Par~ to receive aad 
record gradt cSaada ~or aavaral parcels of property 1Dclu4ing the 
&llbject 108.46 ac:raa. These additional dedication• will be 
oo.p~etad on an incremental baaia as varioua ~acts withiD 
llaacS.land Properties Aaaociatee bol.4ings are recorcle4. 

lt ia anticipate4 that the Departm•At w1ll ~ecaive an additional 
+292 acrea of open apace aa theae aaditional tracts are recorded. 
Ynclu4ing the previoualy da41cata4 73.&3 ecrea, plua tba •ubject 
108.46 acre decU.cation, ao4 the eaU.ma~a4 future del!ication of 
292 ac:rea, the Santa tn.az Canyon Perk wil.l be compriaec! of • 
total of approximately 47S acres. 

Headl.and Propertiaa has previo~al.y dedicated 95.48 ecrea to the 
State Department of Parks and Recreation •• an a4dition to 
Topanga State Park with an addit~onal. estimate~ 536 acres to be 
de4icated in the near future • ": 

The i08.46 ac:rea plus the fut~re dedication of +292 acres will be.,~· 
desigoated as open apace an4 ~sed tor pic:nield.ng anc! hiking into .J 
the adjac:ent Topanga Stat• Park. 

The Assistant General Manager. Pac1.fic Region. and Councilman 
Braude of the Diatrict endorses ~· acceptance of this property 
by tbe Board. 
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. . 
ORDINANCE NO. __________ _ 

3 An Ordinance authorizing acceptance of dedication or 

4 conveyance of real property for park and recreational purposes 

5 to serve future inhabitancs of proposed subdivisions and providing 

a that the land so dedicated may be credited a9ainst dedications or 

; fees required for said prooosed subdivisions, and consentinq to 

8 the relinquishment of an agreement riqht to obtain a dedication 

s of certain other real properties for park and recreational 

10 purposes. 

11 THE PEOPLE OF THE CITY OF LOS ANGELES 

12 DO ORDAIN AS FOLLO\'VS : 

13 

14 

Section 1. Headland Properties, Incorporated and 

Palisades Resources Incorporated have filed tentative tract maos , 
15 

18 

and preliminary Parcel maps and will file additional tentative 

tract maps and preliminary parcel maps and will file final 

11 subdivision maps and parcel maps for the subdivision of certain 

18 lands located in the Pacific Palisades area of the City of 

19 Los Angeles. Said lands pro?osed for subdivision are shown on 

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

appears at t~e end -: this ordinan~=· and which ~a? is identified 

.... as ":-laster Plan, Palisades Highlands" ar.d 1s dated February 4, 

:3 1981. The saici lands proposed subdivision are outlined in red 

24 on said map and are also identified by the followin9 numbers: 

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

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

..... 
-· 

'! 
:!8 I 

I 
I 

I 

I 
" 
·I 
.! 

4170~, Tract ~o. 41710, T=ac~ ~o. 31935, 

,, 

• 

• 



1 

2 

• 3 

4 

5 

• 
' 
8 

8 

10 

11 

12 

13 

14 

• 15 

18 

11 

18 

19 

20 

21 
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:!3 

24 

:s 

:!6 

.... -· 

• :a 

c .. 14 t. 

lying between Tract No. 41710 and 31934, 

Tract 34923, and Tract No. 31070. 

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

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

acres of real property for 9ark and recreational purooses, 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 pro9erty, which real property is 

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

and an additional approximately 857 acres identified on the map 

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

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

satisfy all requirements of California Government Code Section 

66477 and Los Angeles Municipal Code Section 17.12 (known as 

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

and recreational purposes as a condition of subdivision of the 

lands proposed for subdivision. Pursuant to Los Angeles Municipal 

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

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

any of the lands proposed for subdivision shall also satisfy the 

~ark and recreational iedication requirement for all of the lands 

prJ~osed for subcivision. It is,however, the desire of the City 

that should the dedications or conveyances to the State of 

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

City shall have the O??Ortunity to obtain all of the parc~:s or any 

por~ions ~!lereof which were "to be dedicated to the State of 

C.::;._.:..:or:-:..:..a" or wh.:..::h are idE;:::.ti:!:ied w.:..-:.:: t::e letters "A," "9," "D," 

"E," ar.c "G" as Ci :.::·-ownec recrea t.io.:-:. anc ::ark or c;:e:~ s::ace lane, 

- :; 
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should it choose to obtain same. 

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

finds and determines that the public interest and convenience 

requires the dedication or conveyance of the said 25 acre parcel 

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

purposes; and pursuant to Section 17.12-F-2 of the Los Anqeles 

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 Anqeles 

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

recreational purposes as a condition of the first subdivision, 

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

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

other parcels identified on said map as proposed for subdivision. 

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

with the conveyance or offer of dedication of the 25-acre parcel, • 
an offer is rnade to the City of Los Angeles for recreation and park 

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

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

'-:.:evocable, b-..:t said offer shall ~.;"-'wide rhat it may be acce'Oten 

only as to such portions of the land ~OL ~hich the conveyance or 

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

or rejected by the State of California. 

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

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

I~cor?orate~ ~n A~ril, l9E9 to d~~at~ ~~~rcxirna~ely 150 acres ~-

l=::C. to the 'Je';:ar-:..":".e~t c: ~ecreatio!"'. a::C. ?arks, "accepted" by • 
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the Board of Recreation and Park Commissioners on September, 1969, 

as'the conveyances to the City and State mentioned above all satisfy 

the objectives of said promise. 

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

the City Engineer are authorized to receive and record a grant 

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

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

for park or recreational purposes and to receive and record offers 

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

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

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

conditioned as described above. 

~ -
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Sec ............... ~ ................. Tbe City Clerk shall certify to the p&Na&e of thia ordinance and 

cause the same to be publiahed in aome daily newapaper printed and publiabed in the City 

of Loa Aqelea. 

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

· · f ~ .. ~ ... ·, ..,_~aQf 
at 1ts meetmg o - .. ········+~-:--·------· ·-·-·--·· 

Approved ........................................ ·-·--:-···········. 

Approved as to Form and Legality 

lj~~ .:--, / ,)-. "3 I f d<· .... ""'""' ...... ···--····· ~----··i·--··-····--····· ... 
BURT INES. City A~:6rney, 

file -:\o 73-2040 S 

REX E. LAYTON, City Clerk, 

- ... 
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February 17, 1986 

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

Attention: Cindy Hiscikowski 
Chief Deputy 

Subject: Boundary Survey ·Dedication Parcels 
Palisades Highlands 

Dear Councilman Braude: 

M t .1,.\: ftt\o¥'1 re 41up-ta-.. 

COASTAL COMMISSION 
~· I> I· 'tto 

EXHIBIT #_17 __ _ 
PAGE I OF ,2. 

Please find transmitted herewith one copy of a survey plat consisting of 
three sheets dated February, 1986 (Drawing No. 1239) prepared by the Ca11fo~ia 
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 Hr. 
Jim Heiner, Chief of Planning, California Department of Parks and Recreation 
during a meeting today. It is our understanding that an agreement has been 
made between the State agency and the City of Los Angeles concerning conveyance 
of the dedication parcels to the City and the State by Headland Properties, 
Inc. The dedication of the open space is required by Coastal Permit A-381-78 
i:sued to Headland Propertie~. Inc. on Decc~ber 23, 1980. 

1'he proposed dCquisition parcels shown vr. ~he st~rvey plat include portions 
of ~edication Parcels "G", "E" and all 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 ttre State, City, +tea<lhnd Properties 
and other interested organizations and individuals Dedication Parcels "D", 
"A'' ;on-: "B" are not inc1uded 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 



COASTAl COMMISSION · 
Honorable Marvin Braude t; .. (:) J •140 
Febr~ary 17, 1986 
Page 2 EXHIBIT # .....;1'7;....;.._ __ _ 

PAGE ,..._ OF _x___ • 
Penmit A-381-78 and the agreement between the City and the State agency. 

Conveyance of Parcel •o• 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. Nonman Roberts of the City Attorney's office for his use. 

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

Necessary Actions 

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

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

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

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

Pletse 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. 

Ye~~J' /?~/__./- ~ . 
.{. --;~~ ff;(J~ 
Charles A. Yelve.J:to.JY'~ 
CAY:hb ~~ 
Enclosures:~} Survey Plat and Legal Description 

(2) Master Plan-- Palisades Highlands/Gateway • 
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February 17, 1986 

California Coastal Commission 
631 Howard Street 
San Francisco, California 94105 

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

Subject: Conveyance - Dedication 
Parcels - Palisades Highlands 

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

Gentlemen: 

EXHIBIT # ,__ 
r-oF")..-

Iftf{mW~@ 
FEB 1 S· 1986 
CAliFORNIA 

COASTAL COMMISSION 

oo~©~~w~© 
F£8211986 

CAIJfOINIA 
COASTAL COMMISSION 
SOUTH CO.UT DGtliCT 

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. 198~ . 

. ~1; other open spacE land: -~t determined to oe acceptable to the State 
would be conveyed to the City of Los Mii<;Jeles for public open space. 

As proposed, the State Department of Parks and Recreation would accept all 
of Parcel "C" and portions of Parcels 11 G11 and "E". The remainder of the 
Dedication Parcels including all of Parcels 11A", "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 ResourcP.s, Inc., permittees under 
the provisions of Coastal Permit A-381-78, are des1rous of completing the 
terms and conditions of the permit in respect to the open space land dedications . 

":l ' ' . ·- i . . . _1 



CaltfDrnia Coastal Commission 
February 17, 1986 
Page 2 

Therefore, it would be greatly appreciated 1f the Commission and staff would 
review the survey plat and legal description and initiate appropriate actions 
necessary to enable the permittees to proceed with completion of the permit 
conditions. 

"' 

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

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

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

V~~o/? y~rs, 

~«~ 
Charles A. Yelverton 

·;/' 

CAY:hb / 

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

cc: Ms. Cindy Miscikowski 
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TO: 

FROM: 

SUBJECT: 

CALIFORNIA COASTAL COMMISSION 
631 Howard Street, San FranciHO 94105-(415) 543-8555 

June 20, 1979 

STATE COMMISSION AND INTERESTED PARriES 

MICIAEL L. FISOIER, EXECUTIVE DIRECTOR 

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

• 
On May 16, 1979 the COmmission directed the staff to prepare a plan showing the 

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

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

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

Plan B - Compromise offered by the developers as a reduction from original ~ropo,al 
for implementation.Includesapproval of Tracts 31935, 21601 and 30453 at 
issue in these appeals, Would allow approximately 1560 new residential units • 

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

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

The Commission will hold a briefing by staff and a public hearing on June 21 with 
regard to these alternatives. Following the Commission's public hearing and receipt of 
fur~er ~ritten comments, the staff will prepare a recommendation for action at the 
July ~.~-JP meeting rega=ding the permits pending befora '"'''"' ~ormnission for projects on 
Tracts 31935, 21601, and 30453 and direction to the Local Coastal Program for the 
balance of the holdings. 
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AMEN'DMEN'1' 
APPLICANT: 

DEVELOPMENT 
LOCATION: 

AMENII4EN'l' 
DESCRIPTION: 

COMMISSION 
AC'l'lON: 

CALIFORNIA COASTAL COMMISSION 
t.31 How•d Street, loft fronclaco M10J-(.11) Sa.l555 

REVISED FINDINGS 
AMENDMENT TO PERMIT. 

Headland Propertiu Inc. 

Pera:Lt Ro. 381-78 
(BeacllUld Propertiu) 
lllendment Approved: 5/21/80 
Finc!in91 Adopted s 6/4/80 

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

(See ConoUtiOIUI a.nd Findin1 
Amendment Approved: May 21, 1980; Pindinqs Adopted June 4, i980 

I. Approval With Conditions. 

The Commission hereby qrants an amendment to the pemit u described below, 
subject to the conditions below, on the qrounds that, as conditioned, the amendment 
will be inconformity with the provisions of Chapter J of the california Coastal Act 
of 1976, will not prejudice the ability of the local government havinq jurisdiction 
over the area to prepare a Local Coastal Proqram conforminq t:o the provisions of 
Chapter 3 of Coastal Aet, and will not have any siqnificant adverse impacts on the 
environment within the meaninq of the california Environmenul Quality Act. 

II. Co:-1di tions 

The permit is 3ubjeet to the fol.lowinc; conditions: 

l. Scope of Acproval. 

a.. This permit amendment authorizes subdivision of 4 tracts of Palisades 
Biqhlands, for up to 740 residential units, a two-acre commercial site and a 7-acre 
in.ati tutional ai te, qradinq for all streets and lots, 
installation of drainaqe and utilities and construction of residential units as 
described in the attached Findinqs and Declarations. All gradinq, structural develop
ment, and subdivided lots shall be located entirely within the urban l±mit line, as 
described in the surveys and maps prepued by VTN EnqinHrs and submitted by Applicant 
tc '~he Coastal Comm: ssion -::)n March 21 an":l 26, 1980,, and idenJiUitP.~zr ~ ...... UKIQI 
C:lll'IZ!I..:.ssJ.on f.:...les as a.pproved k!.'F•-.;.~·.ts .2x:!'1·.: • · ~ ·.;., S-1 al'til.!!RhiMI.c~IYUYUa3tL 
belo..,. {See Exhibits 4 and Sl. .-. 0 1 JfO 

• II "'..,-taCW\ t:Jtl\ ~ 
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Open. notice to the !xeC'Utbw Director, the epplican.t uy nc!uce 'Che DUIIbel.' of 
llaltiple taily units and replace tb• vith tinqle-faaily units. 'l'he lxecutiw • 
Director shall approve tucb ai.n.or -.odificaticca to the project provic!ec! that then u 
n.o increase in. the uea 9nded Ol.' in the ucwat of traffic 9en.e.rated by the pi.'O~ect, 
then is no intufuen.ce vith the p.rcv.i.siOft !.4 thia permit fol.' low an.c! ~.rete 
i.Doo.. bcwtin.9, an.c! the IIIOC!1fication.t ue otbezviaa cccaiaUDt vith thil &ppi'O'I'al. 

b. CcnC'\lUen.t vith the developDen.t of 'l'l'act 3lt35, the epplican.t •ball couUUct 
a eM.r9en.cy ace••• road &De! pedettri&n.•bicycle p&tb u 9ue.rally indicated ia 
E:xbi.bit 4, between. the scutbem temiaut of public .rcac!vayt terriDq 'h'act 31935 ud 
the IOUtbern. bouncSary Of applicut 1 I pi.'Ope.rt'f • 'l'he .read lballbe c!•ipec! aDd CIOUU'Ucted S 

u to requJ.n the at.n.iaua 1111110unt of 1&n.4 fom alteration. ud to pi.'Ovide/-J:91Dcy 
•UJ to an.c! exit f.rc:a the Palilades lliqbl&Dc!s developMn.t. !ha .read sb&ll be vide 
e.D0\19b to acCOIIIIICd&u tvo l&.n.es of vehicles and ... t the min.illml tpecificat.iou of 
the Ci1:y of Los An.qelea but at no point 1bculd the road vidtb exceed 20 ft. CUts 
ud !U,ls requind. !or the construction. of the road lball be t.'le llin.ilmiD requized 
by the Ci~ of Loa An.c;eles • 

.::. Subject to the rev.i.ev and. approval of the Exeeutive Director, in anu 
outside of ur!)an limit line : ai.n.or <Jl'&d.i.Dq may be perfomed to n-eon.tov pl.'evioUily 
9Rded land: paved or 1mpavecl patb.vays ud. other incidental illprovemen.ts fo1r low 
i.n.tuti:y recreation. uy be con.st1C\Icted.: m.in.or faciUtiu to pRVil!e pgbllc 01: utili1:y 
suvic .. vhic.b do l'lOt nKiUi--e lignifican.t qradino may be installed if alte:matift 
locations are l'lOt feasible; veqetaticn. within 100 tt. of any residential lt..~u.re 
may be removed or altarad for fire pro~ectiCD purpo~es. 

2. Dedication. Wit.'ti.n 10 days follovinq the issuance of t.'lia permit. Applicut' 
ancl Palisades Resources, Inc. (a co--applicant) 1hall record otfen to dedicate to the 
State ct C&lifccia all of the properey lying outside t.'la w=a.n. limit line. Suc!'J. • 
offe.n shall be of a foa and. content approved. iA vritin.q by the !:PC'Ut.iw Director. 
Such offe.n of dedication. lball be iJ::'evocabla for a period of 1 years, except in 
the event of revoc:aticn. of tbil pu:D.i.t. As fi.:W.l. ups for t.'larupec:--i"N fear t:ac:""..s Cn.oted. 
bel.ov) an recorded, said offers 1b&ll be ir.:evcc:&ble as to spec:i~iecl parcels for 
2l years t:!)anaf~u and shall require c!edicaticn. iA fee of sucb specified. parcels 
Q~i~Cft accepunce ~ the State of California or ita aqen.t:.. The often of ded.icaticn. 
shall contain. t:!)e follovinq provisions u to the pueals specified below: 

a. Canvon Park. Con.c:u:z:T'eftt vi -:b. t:!)e recordation of a final map fer '!ract 
34923 and. prier ~0 C:Onlt:uctiOn of residential uni~S On IUC.h traC":, t.'\a appliC:liU'lt 
sb&l~ record an ir:evce&Dle of!er to ~·~cate t.~~ tull fee ~terest ~~ approximately 
1.20 acres of land in. Santa Ynu Canyon :u)rtb "'"' the existinc; Ci~ park and Y .. t t:~f 
Palisades Drive {a.rnas : and. C•l in Exh::.i..bit 2). With ':.he exception of eax li~" 
.nd trut prior <:.~ffe: o.: '' ~llltiCin of suet. ;.rc:~perty t:~ t.ha Ci~ of t.os A.nqeles Park 
c:.c::.m.iss:.i.on., the dedication shall be f.r" of all prior liens and en.C'\DIIbranees. The 
applicant shall use bast effcru to seC'1:1l:e the waiver of the City Parks Commission. 
to such prior offer of c!edicaticn.. Bcweve.r to promote the lDOit ef!iciL"\t and 
orderly cperaii.."\q and ll&intan.anc:e cf these parklands, the appliea.n.t uy wi t.'\d-"'&w 
the offer in favor of the State vit."'. rec;ards only to the approxim&tely 25 acres 
aout.."'. of Aveaic!& de l& Mcn.tura (area C•l, Exh.i):)it 4) and adjacent to the u:istinc; 
Ci~ puk, provided that the City Park c::ommi.lsion. accapu the dedication of area 
C•l for operation. .a a City park. 

-2-
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b. Gatewax. Concurrent with the recordation of a final •P subdividi.Dg the 
Getaway Tract, Palisades Resources, Inc., llhall record an irrevocable offer to 
4adicate the f".:ll faa interest in approximately 297 acres of land outside of the 
uz:ban limit line on the Gateway tract established pursuant to Condition l abow 
(generally shown u arau A and B in Exhibits 2 and 5). 

c. Tract 31935. •ithin 30 days following the recordation of a final .ap 
subdividing Tract 31935 the applicant shall record an irrevocable offer to 4adicate 
tbe full fee intere.t in the approxiiDately 386 acres adjoining the portion of 'ftact 
31935 to be developed.(shown u areas D and G in Exhibit 2) • 

· d. Tract 32184. Within 30 days follc:Minq the recordation of the final aap 
IN.bdividinq the first unit of Tract 32184 the applicant shall record an irrevocable 
offer to c!edicate a full fee interltst in th!! approximately .. 338 acres sboVn u area 
! in Exhibit 2. 

a. Pe:r:mit Expiration. In the event the obllqation of Palisades Resources, 
Inc., and applicant to dedicate all of the property lyinq outsi&l the u.r:ban liait 
li.ne c!oes not occur within seven(7} years after i .. uance of this per.adt, applicant 
1hall be obligated to surrender anc! abandon this permit upon expiration of .ach 
seven year period ana this pe:r:mit. shall have no further force or effect insofar 
u this pe:r:mit pertains to any property not then subject to a final subdivision 
up. 

f. Road Easements. Prior to recordation _ ~ any finAl mapa for the authorized 
developmen.t, the applicant shall grant to the State of California all of the appli
cant's interests in zocac! easements .t.brouqh Topanga State Park, incluc!inq Palisades 
Drive ex~ension to Mollholland Drive ana Temescal~-canyon ROad towarda-Sunset·Bo~evard. 

3. Restrictions. Concurrent with the recorc!at.ion of final lll&ps u noted in 2a,2b, 
2c, and 2d above, the applicant shall record an instrument coverinq such pa%-cel..s in 
a foz:m approved in writing by the Executive Dl..rector. Such instl:UIIent lhall be 
consic!erea a covenant ru.nninq with the lancl in favor of the people of the State of 
CAlifornia, shall be recorded tree of prior liens and encumbrances except tax liens 
and shall bind the applicant ana all successors in interest. Such instrument shall 
provide specifically as follows: 

a. Prevent further diVision of such ~edication parcels for any purposes except 
park purposes 'uts ide of the w:ban limit l.i.ne. 

b. Prevent development outside of the url::::.•·1 limit line except aa permitted by 
this permit or for'~ark purposes. 

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

4. Landsc:a-cinq Plans. The Applicant has submittec! landscaping pla.ns anc! specifica-
tions for Tract 31935 and 32184, which have been revievec! anc! approved by the 
Exec:- t ~ ve Director. The fina! landscaping plans sl-).all provic!e that slope areas 
exposed by graCing or other construction shall be :e·• ~getated WJ. th primary endemic 
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.. 
dzoQCJht cc! fire nsistut vetetatioc. on Tncta 31935 cc! 32184, lcc!scapin9 sball · • 
be c!esiped to 1cree uc! soft.eft the vis-::&1 iltpact of the project u sea fna 
ttopu9a State PU'Jc. 'l'be anu of special lcc!scepin9 COftcem (identified 1D. !xhil:tit. 
4) aball be acnenec! froa view by a combination of !Mzu cc! uua Ye9etatioD in · 
COAfo.aaance with the pnl.iai.Duy laftc!scepin9 plaft subaait.tec! by the appUc::ut. 
110 fw:tber review of lcdlcapin9 pl&~ for TZ'act:l 31935 aftc! 32184 is r~. 
LaDdlcepinCJ pl&~ for the Gateway shall be a\lbaittecl for ;eV'iev aftc! appi'Oftl by tb 
laec:ati'ft Director prior to the start of CODitnctioc of ~my \IDita Oft the Gat..,..y. 

5. Al'cbaeolcgical Slta. Prior to the de"Nlop!Ut of Tract 32184, the appli_c:ut 
aball tmc!ar-..alca or tuDe! a t.horoQCJh exaaiaatiOft Me! tut excavation of Al'chaeol091C&l. 
lite tAll - , .. u n=-anc!ed in tha uehuolOCJical invaativatioD perfoZ'Mc! by 
IDIMz1:l s. Gnenwooc! in Jae of 19'76. Tba u••hlatiOft cd teat excavation 8hall 1M 
pcfomed ~mdu the direction of a qualified Archaaolovist. Da<Nlopa~n.t of Tnct 
32184 shall cot proceed W'ltil excavation of all sip.ificut featun• of site Llll -
H6 is CC~~pleta. 'l'be Al'chaeoloCJist shall be notified of and allowed to obtlene all 
bru&b clearin.c; Me! qrac:l.1..nc; operations wit.hi.n the pe=itted devalopaant. All 'QXltzac-
ton ADd con.at..-u.c:'tioc perlllnn.nel shall be aclvi.ied. of the potential aistuca of other 
::..rcb.aeoloqical resources; al! wcu:Jc shall be haltad Md pro!esdocal c:on.sultatiOD lM 
obta.irlec! PJ:'OIDPtlY if prahiatoric utarials an MCOtmtand or supected in the process 
of davalopaan.t. 

6. lo'Q.Ii.nq. Prior to issuance of the peZ'Id.t, tha applicant shall etu into 1!11 
aqrHMn.t with t.'1e Coastal COmi Ilion. to provide for affordable bO'Q.Iin.IJ u stated 
below. The ac;rHJ~~e.nt sball bind the applicct Me! uy IUC:Cellors in U:lterest Me! 
lhall be recorded u a covttn.an.t to run. vi th the lAn.cl, with no prior lieftl other than 
tu liens. The ac;reemen.t •h.all be recorded u a c:oven.&Dt on. the 75 tmit ::esic!ewl 
11 te on t.t:le Gueway - tu abown. in .b:hjbi t · 5) ADd tot 193 , Tract 
32184 u shown on Exhibit 4 The ac;reement ahall provide : 

a. 'l'he qplicant shall either provide 60 ~.mit.s of a.ffon!a.ble dwelli.ftq \Zits, 
subject to resale c:ont::ols, at price• which are affordable to low and aaod.erate 
in.c::c:.e parsons ea.r.1inc; !::-c:a 50-120\ of -dian. i.:u:ome on Lot 19 3, Tract 32184, or 
100 ~miu of affordable hou.sinq in. the same unn.er on. the Gateway siu i! Me! whe 
that site it n:cned to allow we.") <!avttlop~~en.t. 

b. When and if ~e GAteway t::a~ i.l rezoned to allow !or tb.e prevision of the 
100 af!orda.Cle units dasc:ibec! a.bove, t.."1e r .. tr:i.C'tion. on. Lot 193, Tract 32184 shall 
tU':Iinate. 

c. Op..m issuance r::~f a cez-..ificatl of occ-~an.cy u to 60 a.f!orc.a.t:>le hcusinc; 
~:u ~ .... I.e.::: 19 3 , Tract 32184 or 100 aff.., .. :.:..lab 1 • t ·'Q.I inq 10ni ts on t:.e a!!or;.able 
bi:>'Q.I:inq li~e in t.."1e :..ateway the ac;reement Sba.l.l t.enWlAtl U 1:0 the 75 lmit J:'elidi.!'lt.ia.l 
site in the Gateway. 

d. If fivtt (5) yean at~er the d.au of the nzoninc; of the affordable hO'Q.Ii."lc; 
site in tbe Gateway no const:uction bas ccmmenced for affordable hcusinc; thereon. 
and if applicant t.'1ereafter dedicates tr.e fee interest iD the affordable housinq 
lite to a pul:)lic housinc; ac;en.cy the ac;reement to construct such a.f:!orl!.a.ble W'litl shall 
tumin.ate as o! t.t:le d.ate of recordation of such dedication.. 
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e. Prior to the applicant coDU~~eneL"'lq construction of the afforc!able bowaing or 
prior to the dedication referred to in par119:::aph d, applicant shall enter into an 
agreement, approved by the Executive ..iireet.or, with a public boWling authority or 
other agency acceptable to the Executive Dirt" =tor, providing that auch agency agrees 
to construct if nece .. ary an6 adrllinister the affordability (resale) controla 
provided for in the Commiaaion agz:HMnt. 

f. The W'lits ahall be priced to be afforc!able to the range froaa 50•120\ oC 
Mdian inco• so that an equal number of units 1a available in each of the folloving 
prica rangea: SO\, 60\, 70\, 80\, 90\, 100\, 110\, and 120\. At least cne third. 
of the units in each range_ J!lhall be three bedroaa units of at least 1000 ~ feet. 
All other units, it any, shall be at least 600 square feet. Op to two tbirdi of -
all the units may be dedqnated for elderly, and at least one third shall be 
designated for families. 

9. The sales price in aac:h range shall be determined by the following 
fom·..:.la: 

(1/3) (median income) (family size adjwatment) (income range)• 
Sales Price• ..:.C.::R.:::ome=.;o::;.;v:.:rn::.;:e::.:rs:.:::...:.:As;:.:;so::.c:::l.:.:· a::;.;t::i::.:o:.::n:....::Du:.::e:.s_+~I::M:::.::ur::.:an:.:.::c;;:e_P:.r::.•::.:mi;::.;:UIIlS=::.:.) ___ _ 

(Debt Service constant Percent) (I.oan to Value Ratio) + U 

The family size adjwstment shall be as follows: for a one bedroom unit, 80\(.8) 1 

for a tvo Dedroom unit, 95\ (.95); for a three bedroom unit, 108.5\ (1.085). Median 
income shall De the ~nedian income for a family of four as last calculated by ROO' 
prior to the issuance by the Department of Real Estate of the P'Ul:>lic Report. for the 
units • 

h. The affordable units shall be offered for sale subject to controls on cesale, • 
substantially as provided in the Commission's guidelines, subject to the approval 
of the Executive Director, in order to assure continued afford&Dility. 

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

7. Park Faeili ties. Concurrent with the grading of tots 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 Lot! 86 and 87 substantially u shown in 
1;-plicant' s E:xhi.bit A•l, , ... •s to provide foot trai:. ~ccess to a.a existing tra.il on 
Tamescal Ridge. Th~ a;plicant shall A\•o construct a restroom facility in the vicir~ty 

of Palisades Highlands at a location designated oy the State Dep~~nt of Parks and 
lac:nation in Topanga State- Park or on the dedicated lands. If the applicant is 
un&Dle to construct the restroom prior to completion of Tract 32184, the applicant 
may post a oond in an amount sufficient to fund construction by the State if such 
facilities are determined to be necessary by the Depa.rtlllent of Parks and Recr.ation. 
All facilities shall be constructed to the usual specifications of the Department 
of P&J:ics and Recreation, anC. s."'all be turned over to the Depu-=ent for operation 
and maintenance. 
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III. riBDINGS AND DECI.UA'l'IOHS: 

T.ba Ccaai .. ion fiDu ud daclues u tollawa: 

1. Aaendaaent Oesc:rieticm. 'l'ba proposed _.ndlleat to thi1 dawJ.os-ent peaait 
couuu ot expuc!iDq it.l acope t.o autbori&aa (&) the c!ivilioa of acn1 on 
'h.'ac:t 31935 into 137 loti tor 133 linqla-taaily dvaUinp, 2 loti tor a toW of 
50 cozu.,.ini~a~ (tha concSoeini,.. aay nqW.n a local qovemMAt J:UOfti.Dq at a later 
data) , o.u ncraat.ion lot ad a 30•acn opu. space lot1 (b) the tivi.eion ot W 
acns on tha reliainiAq Wldaftlopec! portion ot ella Paliladu Biqhl&AcSa ('l'l'ac:t 32184) 
iAto 260 lOti tor 257 siDqle-fam:Lly dvalliDp, 1 lite tor 60 c::oadalliniUIIS, a nc:
natioa lot. and u appz:oxiaately 8-ac:-a open-spac:. lota (c) the di'f'ision ot 
appJ:OX.iataly 322 acn1 iA t!la •caataway• ana (~ataly northuly ot tha intu
aactioa ot Sunaet Boulavud and Pal·isadas Drift) 1Dto dx aapuata pucalss a 10 
aczoa site for 75 J~~&Zket price ruidential units, about 7. 5 ac:u tor dt.urc:h, sc::bool, 
or dailu p\1Dlic servinq institutional usa; a =-arical cd pultiAq lite ot 
'PProximately 2.5 ac:ws: a sita of approx~taly 5 acres tor 100 =ita of affordable 
bousin91 and 2 parcels for paz:manant open space t.otall.i:1q 297 acru t.o ba cSadicatact 
to the pu.blicr (d) tha c!avalopaant of a 6 acn fl'adad lite iAto 64 con=ainJ.ta =ita 
Clft '!'ract 34923. The projac:c woulc! iAcluda approxillately 3. 5 •i 'lion ca.bic yard& of 
qndi.Aq in tba Palisades Biqhl&llda, ud adc!it.ioaal, comparatiwly lliaor, 9Z'adiA9 in 
tba Ckt.way, for suaau and buildinq pac!l, and iAatallat.ion of dn.i.naqa facilltiu, 
utilities, st:-aats, l&llucapinq, and i.JIIprovemant of tha active rec:national a ita in 
'l'nct 31935 (E.xhi.J:)it 4), (a) al acre rac:-eation lite adjacent t.o tba vawtuly bound:y 
of Tract 31935: ud, (!) conat..'""'lC'tion of 1in;la t-.ily dwellinqa arad c:ondcll..in.i.D , 
\JDiu on eacn of tba par.ait-:ad t:raC"ta consistent vi.t..":l applicable Cit"/ aoninq •un~ . 

T.he Palindes Biqhlandl portion of t."le project site is vacant ud iA a utw:al 
1tate ucapt for a llllall ana on t.be north end of 'l'l'act. 31935 vben scaa ;ra4inq arad 
1lope work vas per~or.mad in ccmnec--.ion with of~·sita improveman~ for anotbe:- traC:. 
'fha si ta il vi :."lin Palisades Bic;hlandl vhicn is 2 to l miles north of tba shonl.i..Da 
on the 1out.hem slopes of t."le Santa Monica Mountainw in t.be City of t.cs Aftc;ales. 
Ex1stinq development in Palisades Biqhluc:ls is sat into a =owl CJl:&dad out of Suta 
Ynez canyon 1 t."J.e prcposed t:racu would ba abow and to t.he east of t!:le existing 
dawlopment and alone;, below, and nort.!'1erly of t.be ridqe tapuatinq Santa Ynaz 
C'uyon !:em ?ulqa and TU~escal Canyons . 

't'he :iateway projec-: lite il located on bot."l lidas. of Palisades Criw, .t=.d
iat.aly nor:."l of iu intanec:U=n wi-:."1 Sunset lc;.:leva.t'c! in the Pacific Palisac!es A:'W!l 

of the City o! tos Anqales. It is approximately one lll.ile f:rcm t!la shcrel.i.'1a, uc! 
.i.s r..ot bet:waen t."J.e fi:st. p'I.1Dlic road and .. to• sea. T"·- • • • i1 ..Sjacent to axistinc; 
daft loped areas, ud lias south of Pa.lisades Biqhlanc!a, at t.be aout.ha:-ly tez:minus 
of tba Santa Monica Mo\"mta.:!..na in this part of Lea AD;eles. EXcept for Palilac!as 
Drift and a su..ll frame st..'""'lctu:-a on Parcel l used try applicant' 1 employ"•, the 
lite 11 vacant. ':'ha uau pJ:Opoaad for davelopmant ware pnvioualy 9Tac!ed in con
jUftcticn with t.he construction of Palisades Dri va and related !acili ties. About JS 
acre. of t."le site proposed for development are essentially level so that minimal 
additional 9T&c!i::.9 will be requind, and no alteration of liqnificant lanc!fo=s will 
occur. About 297 .acraa .at tha C'Mitavay ua in a natu:-al state anc! would aQt ba 
CJl:l.dec! or ot.'1.erwile dewlopad. 
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The Palisadu Highlands portion of the project authorized. in this aMndalent 
is the ninth and tenth of 10 major tracts approved or proposed in Palisades High
lands. The first eight tracts, containing 1018 <!welling units on 417 acres, 
( •phue I" of the overall Headland project) , are nearly complete. Included in this 
action is the approval of 64 condolliniUII W'lits on a 6 acre tract ('l'ract 34923), 
which is the last vacant lite in Phase I. This site was oDce designated for 
~rcial use. Becau .. the Gateway will include about 2 acres of neiqhbomood 
=--ercial u .. s, the ec.aission can approve naidential developiDent 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 separate tracts. 
The permit includes development of up to 183 <!welling units on Tract 31935, grading 
of roads and building pads and installation of necessary subdivision improftMDU 
(streets, sewers, drains, utilities, and recreational facilities) for up to 50 
high density condominiUIIS on about 6 acres and 133 single-family dwellings (RI-15 
zoning). The Commission also approves, subject to conditions, development of 317 
<!welling 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 condominiUIIS on &bout 6 acres and 257 single-family dwellings (a-1 
and RE-15 zoning) on the remainder of the tract. As proposed, this project -- 500 
dwelling units on 185 acres -- would have a net density of 2. 71 d. u./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. 
CUrrant City zoning would allow 2.93 d.u./acre. This project was specifically e~
empted from application of the slop-density formula applied by the City to moat 
other hillside projects within the area. However if the slope-density formula had 
been applied, development would have been limited to approximately 300 units in 
Phase II. 

Finally, this action authorized all subdivision, minor grading, installation 
of subdivision improvements and co~struction of up to_l75 multi?le family residential 
units on 15 acres of the Gateway tnct. The Gateway is also to be prepared for the 
development of about 25,000 square feet of neic;hborhood 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, u 
.ufficiL~t 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 ne~ density of 11.66 d.u./acre. Conditions re~ring 
~•dicstion of 297 acres for open space park purposes reduce the effective density 
tc :. ~. ·· ./l. 8 acres. 

The Gateway portion of the project is not compatible with existing City 
zoning. Rezoning will be necessary to i.mplement this portion of the project, and 
the conditions of this permit require the applicant to use best efforts to obtain 
it. While rezoning should be obtainable within 2 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 Coanission has allowed 7 years 
for the CODII!Iencement of construction w:u:!er this permit. The .COmmission finds that 
the departures from existing City zoning required by this action are reasonable and 
neces~ary to bring the project into conformity with the policies of the Coastal 
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Act. Without tha, the pz:oject could. Jlot be appz:oved.. 'l'he City's slop-density 
fom.ula would. haw lilllited. c!ewlopa~~~nt on this site to al:>out 50 residential units. 
lloveftr all 175 \lftits approved in. this action can be sitecl within. already qra4ed. 
anu. 'l'he Coali .. ion hu approved this hiqher denlity in order to red.\ICe the 
ae>UDt of 4ewlopment in the Phase II area of Palisac!es Bi9hland.s, there by reclucinq 
tbe total amount of land.fora alteration. In a44ition, the biqher density allow• 
the applicant to provic!e 100 U'Aits of low and SIOCSerate cost houinq at· tbi8 aita 
wb.ictt. is more convenie.nt to INa lines, CCG~D~rcial use• ud other COII"ft"!Jnit.y suvicea, 
t.baa wuld be sites ill Pal.iaadea Biqhlud.s. 

Cbndi tiona on this appz:oval t:eq1U;.re the applicant to construct .n-emezvency 
aaceaa roa4 soutl:l. fi'CIR Txact uns··= U. .. lou~erly-~unda.J:Y of the applicant'• 
propel"':y. (~joiliinc; -the iMif prejece- iite), pz:ovid.e 100 units of low &Dd 
.ocS&rate cost bousin.q (especially for the e14erly and t'Ulilles), to declicate title 
to between 1067 and 1180 acres (depenc:!ing on the final CJT&4in9 and tract bounda.ries} 
for public part purposes, and to vacate easements for road exte.nsions thl'ou9h 
Topanga State Part. The Coalll.i.ssion recognized that the four tracts are proposecl ~or 
development in a inteqrated. development plan. 'l'hus the COmmission hu issued a 
single permit authoring all development (except u specified) necessary to c=Bplete 
these four tracts and does not intent that ee applicant or his succeuor retul'ft for 
furtbv ;emits, except for construction the COIDerical and institutioua.l •t:u.ct\iZ'U 
or dse liateway. Minor change• izl design or UDi t which han no advene affect on 
Couu..l resources and which do not conflict Vi th this approval, will be appZ'Oftd 
adminht:atively l:ly t.'1e Executive Direc:-..or. IJ.ke all Mjor land development 
projects, t-'1e project aut-'1ori:ed by t.'1is pemit wW proceed in at least four , 
ujor suc;es (one for uc.'1 of the noted tracu). 'l'he conditions require per.unce 
of stated o.blic;ations (dedications, cons-e:uction of facilitiu) phased with the 
development of usociated. tracts. However it is tbe intent of· this Commission t.'la.t 
t:b.i.s pe.:r::Dit be considered a ccmpre.!'lensive and final approval, and no1: be ~ic!&ble 
once uy port.ion of the approved. development is andertalten tmless t.'le applicant' 
!a.il..s to comply wit.'l t.'1e conditions. Aa the development plan is integrated, so are 
t."1e del!icnions r'"Vlired by the condi t.ions. For it is only vi th the dedic:aticn of 
~ese lands for pe~ent preser~ation of visual ad landfor= resources and for 
public recreational u.e that 'the Commission can find t.'1e development of t."1e tour 
trac:-..s on l:laluce most protective of siqnific:an1: coastal resources. The dedication 
of ease la.nc!.s &.lso provides a conclu.ion to the issue of c:ont.inui:lq 4evelopment in 
the area. With t.."1e approval of t.h.i.s ame.'l=ent with. the dedication of open spaca 
a.reu outside t."1e last !our t=ac-...s, the Comm.ission anc!. t...'le applic::ant have achieved. 
a eompro=ise beneficial bot.'l to 'the public an4 to t.'le developer, resolv~~q once and. 
:or -:l t.'le liiAjor Coastal Act issues of loc:a-eion ana ~"l'tens:i.ty of developme.~. 
t.:.-..!fi .. ..:pac-es, amount of c;radinq a.nd. pre _.::;. o:- · ...,,., 'Ulc! 1110derate cos'C bou.inc;. 
Therefore it is intended t."1at once any portion of the per.=it is exerci.sed or any 
offer dedica1:ion made,'that the entire developmen1: and dedication plan proceed to 
completion AI axpeCi'tiously AI possible. 
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J, Coutal Resources. The aajor issue in the CoDDission's July, 1979 action 
were: the density of the project u it affected the traffic impact on access to the 
coast, the extent of grading and alteration of natural land foz:ms u it affected 
scenic habitat and recreational resources and the provision of housing opportunities 
to= persons of low and IIIOderate incomes. Approvals of this amendment authorizes an 
increase in the number of units in the total project frcm about 600 to about 740 units, 
with proportionately greater impacts on the local tra!fic network, Jubatantial increase 
in the area to the graded in the Phue II (i.e., 'l'ract 31935 ancS 32184) area of PaliiAdes 
lighlanc!s from about 100 acres to about lBS acres. However, the project.s originally 
proposed and authorized by the City'l District Plan for this area woulcS have ccat&iDecS 
1850 units on 445 acres. In all cues the balance of the 968-acre Phtse II site would 
be either dedicated u open space or dedicated for park purposes. Both the July, 1979 
pezmit and this .mendment provide for 100 units of affordable housing to be located 
on the Gat ... ay Tract. 

a. Traf!ic. By limiting approval of units in the Highlands and by furt.'ler 
finding that only 500 other units in addition to the 64 townhomes on Tract 34923 ar..d 
l residential estate can be approved in the area, the COJIIIlission 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 advetse 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 inc0111e, t."'.is estimate can be reduced subst~tially, 
since such persons generally own fewer ears and use those they own less frequently. 
Vehicle trip qeneration will be further mitiqated by the provision of a 2. S-acre 
commercial and parking site which will reduce the need for residents to travel elsewhere 
to aecure needed goods and services. Since the commercial site will s&rVe the Palisades 
Highlands as well, it will also reduce to sane extent vehicle trips over Sunset Boulevard 
and Pacific Coast Hiqhway by residents in developments there. 'nle total traffic generated 
by the 4 tracts will amount to about 6500 vehicle trips per day. The tratfic impacts 
from developnent permitted u 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, qrantinq free of charqe to the public: substantial lands with significant 
recreational potential, and providing needed &!fordable housing in th•s area of the 
coutal :one. 

b. Alteration of Natural Undforms. 'Ihe 183-u.nit Tract 31935 development is 
:1~ .ned to require about · ~ ~illior • .;·.,;,;;.' ~ v>t ·'is 'mcyl of qradinq, most of which is 
a cut t.o rec~ove a hillside required in orce.~o -- .s.x .end Palisades Drive, the only acee;as 
to the proposed new tracts. The 317-uni t Tract 32184 development is designed to require 
about 2 million cubic yards lmcyl of grading. The de,•eloped portions of the Gateway 
property under the project approved here wbuld be limited to relatively flat areas 
adjacent to Palisades Drive.; Grading will ce minimized and no 'material alteration of 
natural landforms will ocC'I:4r. There are no views to or alone; the ocean from anywhere 
in the area to be developed on t."le Gateway tract; and hillside areu will be left 
virtually untouched. 

The project EIR for the entire project originally proposed in Phase I! notes that 
an ._..:::i::..tiona.:. a.c ::1cy .Jf grading "'""ld be perfc·..,fld •:- b·.:ild roadways and pads for an 
add::..t~onal 1950 ~its. The p~esently rev1sec ;~~~ t~• an addi~ional 3:7 OU's in the 
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rwaaindu of Palisades Highlan~ would requ1re only about 3.5 -
w:y, a reduction of 110:re than SOt. Although gJ:acling for Tl'act 31935 avua;u about · 
1875 c:Wii'c yuc!s of cut me! fill for ueh dwelling unit, .a lu;e portion of thil g:rac!.iAg 
is necusa:ry in order to satisfy the Seconc!a.:ry Accus Rold conDection. lec.aue of the • 
nHc! to aake the l'Oad connection, the overall reduction of grac!incJ in the total project 
usa and the fact that gradi.n..;' and lot plac-.nt hu been sensitively designed. to protect 
lan4foma (incluc!ing the •split Jock• fo:matio:. in 'l'Z'act 31935) and vi.,. of particulu 
sipificance, it ia detemiend by the Cclalllission that this lanUom alteration 1a con
sistent with Section 30251 of the Coastal Act. Visual iapac:c of the grac!in9 vW be 
aitigatec! by :revegetation of apo~ec:S slopes ancS lots consistent with C:OUtal Act policiu, 
and in CODfomity with appzoovec:S l.anclac:.apinCJ plua. 

!he project would ruult in pumanent alteration of app:raxillately 145 ac:ru of the 
115 ac:ru in 'l'zacts 31935 aDd 32184. A fin tJzban r.J.ait Line is to be utabllahec:S with 
puuaently prue:ved })uffer areu duignecl to pzoOject the inteqrity of the local 
wildlife syst ... from !:>ot."l construction and ruidential iapacta. . 

The PJ.'Qject vill result in alteration of only approximately 25 acru out of the total 
322 ac::"e C#atway p:roput-J. The substantial ac:r .. CJ• left intact viU protect the inteC)'rity 
of local vilclli.fe syst_. f:-c. construc:ion aDcl rHidential/coaDucia.l impacts. lased 
upon t."lis tact t."le Ccallis8ion fincla this pl'Oject dou not invol•e MY signifcant clia
ruption of habitat values and is c=pat.il:lle vith the continuMu:e of surZ'OUD4in9 habitat 
ueu, so that it is consistent with the policies of Section 30240 of the Coastal Ac':. 

'!'he project il vuually c:cmpat.ible wi~"l both the surrounc!i:lq ueu acljacent to 
SUDSet aoulevarc:!, vhich con.ta.i..n existi.nc:; ruic!ential and cOIIIIDercial de"'elopnent, aDc1 with 
the Palisacles Biqhlands to the n.ort!l. The Coani ssion. fi.ncla t."lat t!).e minimal luclfom 
alterations involved are mitic;atec! by the pecu.nent p:eservation of far lar;u ueu 1.n a 
natuz"al state. Withi."'1 these conditions, t.'le CCIIIIII.issicn finds that c!evelopnent on. the 
G.atway would be _consistent vi7""1 the policies of the Coutal Act. 

AJ.t."louc;h t.'le amenc!ec! pe_.-::Ut allows for a si;ni!icar.tly qreatu c;radecl &rea, it u 
110re pro<cec-:.ive of t."le lJ.."'1c!e•e1opec1 .areas as t."ley wiU be dedicatee! to park pu.rposes. 
'rhus, en balance the COI!missicn finds t."lat t."le project is protective of natural lan~or.u, 
eel, u cond.itiontr.!, is c::msistL"'1t vit."l Sec:icns 30240 and 30251 of the Couta.l Ac'C. 

c. A.f!or:acle Hc..ulin;. Sec:ion 30213 of the Coastal Act pr:)vides ~t: 

•.• housi.,q oppor:uni~iu !cr persons of :·.cw and moderate i:1ccme 
shall =• protec~ec!, encouzaqecl, anc! vhe:e feasible, ~rovid.ecl ••• 

• 

'J:be Ccmmission 's Inte::pret:.ve GW.c!eli."'1e on New consa:uction of Bou.sinc;, aclcpted 
on 22 JanU&r/ 1980, qenerally requi.:'es that 25 percent of t.'7.e units in n.., residential 
de"'elopDents be set aside for persons of low and mcderater inc:cma. The Gateway devel.,pmen.t 
beinc; approve<:! in ~"lis action, considered by itsel!, tig'nificantly exceeds this minimu= 
requir11111ent by ~rovid!.nc; affordable housinq whio is 133 perce."'1t of the market ~rice 
units propcsed uoo .,. . 751 • 

Bowe"'er, t."lis Gatway project is beinq .apprcv.ecl .as put of ,.a.sari.u of .ac:tions 
. by the Commission L"ltenc!ed to provic!e for the cco~~atecl development, ~nsistent wit."l 

Coastal Act p::>lic:iu , of the Gatway a.nc! t."le rllllll.l.."'U.ft9' U:'ldeveloped por-..1ons of the 
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Palisades Highlands. This eCIIIbined development adds a total of 640 new aarket rate 
residential units to the housing supply in the Pacific Palisades area. (183 units on 
Tract 319a5 <.Appeal No. 381-78); 64 units on Tract 34923; 317 units in the r.ainder 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 Coii'IDission could 

0 

not find that the Coastal 
Act's affordable housing requireaent had been met. 

Section 30007.5 specifically contemplates balancing of competing Coastal Act 
polici•, and requires that conflicts be resolved in a manner which is most protective 
of coastal resourcu. With rupect to afforc5able housing, the Interpretive Guideline 
on New Construction of Rousing specifically providu that the C0111111ission aay require a 
smaller percentage of affordable housing where a project includes significant other 
public benefits such u •extraordinary public access or parkla:td dedications•. 'l'be 
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 lanc!foxm preservation that reduction of the general 25 percent 
requirement is appropriate. 

The Interpretive Guidel~ne on New Construction of Housing also requires the 
Ccmlllission to consider coDDllllity need for lower coa .. housing. The CoiiiDission notes 
that Pacific Palisades has a relatively high proportion of demand for housinG for elderly 
persons. Consequently the Co1111lission has requi.red that up to 2/3 of t.'le units be 
reserved for this group. The Commission finds that the Gateway Tract is an appropriate 
location to provide the project's inclusionary units as it is located on the Sunset 
Blvd. bus line, across the street frcm a neighborhood c0111111ercial center, and within 
1/4 mile of both a large food store and the beach. 

' -- ..;..,-.. __ 
Because the Gateway Tract is not zoned for m~ eiple unit development 1 however 1 there 

is some potential that the affordable- housing vould-riorbe allowed. Therefore 1 the 
Colllllission has required that a 6-acre condominium site in Tract 32184, larqe enough for 
lbou~ 60 ~its, be held available to provide an alternative location for inclusionary 
housl.ng unJ.ts. If the Gateway Tract is not rezoned for higher densities (RD-1.5 or 
RD-2l the condominium site in Tract -32184 would be used u the site for 60 units of 
affordable housing. It is the. intent of- this condition· to provide assurance that low 
and 1110derate cost: housing "units be oeonstruc:t.acl~ the applicant and provided for 
purchase by qualifiea memoers or·~l:>~lic-wn~nfa·o~es.are· contrtSl. program adminis-eered 
by a local housing agency. Although the Commission prefers that affordable units be 
sited in the Gateway, if such location is not allowed. a lesser number (60 units) 
must be provided in the Palisades Highlands Phase II area. In the event that the 
applicant is ei~'ler unable or unwilling to construct the units, within 5 years:~ecuring 
City rezoning for the higher d~~sity affordable unl.ts (i.e. to R0-2), the applicant 
mzy dedicate the site to a local .lousing a~f'!:"lcy providec:l +-'-•- the applicant receives 
hoo.uing agency agreexuent: to construct -~-= :.~ :.nta.'..n the \.tlits and the Executive Director 
of the Colllllission approves such agreement. Tt.~ Cc=mission recognizes that agreement of 
the housing agency may depend upon the applicant providing sufficient funds to enable 
the agency to complete the project expeditiously and actually provide the housing 
opportunities such a provision is entirely within the intent of this condition. With
out this condition, the Commission could not find that the development of the four tracts 
subject: to this action would be consistant with the mandate of Section 30213 which 

0 
states " ... housing opportunities for persons cf low and moderate income shall be protected, 
encouraged and where feasible, provided." 

,0 
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4. Archaeo1oqical Jtesources. The uchaeol09ical survey perfomed for the 
EIJt on tire Phue II area, noted that there ere tvo significant 'pre-historical aif.u 
in the area- One of thue, site LAn-666 is located. vi thin the area to ))e totally • 
altered. during grading for Tract 32184. The other site is outsi~= the area to ))e 
developed. The EIR survey noted: 

The milling stone site LAn-666 is a highly significant cultural 
ruource with the potential for contributing important data for rMeazcb 
iDto the cultural hinorJ of the Santa Monica Mountains an4 the ))roa4er 
sequence of 4evelos-ent in Southern California. 

'1'he report reCOIIIIen4e4 that the site ))e excavated. and analyzed. prior to grading, u a 
mitigation for its dest-..-uction. COnditions on this apprcr~al incorporate the rec: encSa
tioaa of this report in confo=ance vitll Section 30244 of the Coastal Act. Ollly with 
th•e conditions cc the COIIIIILission find t.'le project consistent vitb the polici .. of 
the COutal Act. The repo~ also notes the potential existance of oth~ ucheolOCJical 
resourcu. Therefore t."le · CCIIIIIIisai'Oii'sc-onditions· require t.hit'tiie"&PPu'cut ftiti!y'--
a ~fiad archeologist before ~~~ing any gradi.~g or brush clearing in the 
PU.e II area (Tracu 3193~ and 32184), allow the ercheologis~ to be present to obsene 
IUC!l operations, cd to require that vc:rlc stop i! new archeoloqical sites are found, 
vbile appropiate mitigation is undertaken. only vit!l t.'lese conditior.s can the CCIIIIIlis
si= find the proposed development of 'l'ract.s 31935 and 32184 consistent with the 
polici .. of the Coastal Act. . . 

. ·-------- , 
4- P:-!s;s!;;;t. .la t:e Ccmad.asicn ncted in its tto'"ng'! in Jul7 ot 1978, these 

tracts may be approved ~ 'becaue the s1 grrl ticmt impacts of bu1 1 dout have been • 
ide:tit4-8d a:::ci mitigated to the a:a.T' mm extent tea.sible, i:l a CQmcrehen.si 7e reT'-ew of 
all potential larp scale · ~vel.op=ent i::l PaC...~c Pal..i.sades. The Comaziasicn is tall7 
awn tbat the scope of t.":ese appro'ftl.s i.s one which u aeneral.J.r 1110re apprcpr..ate te a. 
to~ Coastal Program. However, 'because of the already exte:1Si"le pl,.ar:rrl.:"g &::d. pe~'t 
n~ews of t:is pl'Qject by tl:e C!.~7 o! Los in.ples tbe City• s reluC"'..ance to ~.J:.er 
;oe~ ~l:i.s area in its Local Coastal P:-og:-am I:Qd ~ eztent. of llli~ipticn as ot!'end 
by t1:e a;pl!ca::t IJld cont'C-""2d by the CQmii.tions, the CciZIIIiasion !1-:ds ":.!lese proje~s 
aay be approved prior to cert:.!"..caticn ot t~ Cit7' s LCP. In ccn!or:zm:.ce with SeC"'~Qn 
30625 of t!le Coastal1ct, tw d.ed.5icn shall ~ preparat:.On o! the Local. Ceuta.l 
P!-oF"U tor tll:U area. 

.. 

-l:-
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SOUTH COAST ._ ... 

' 245 WEST IIOADW.A. Y. sum 310 
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tONG ••CH. CA 11C*n 

Application: 

Applicant: 

Description: 

• 

• 

PILED: 12/3/86 @.·· ~. 
49th DAY: .1/22/8? • ,: 
180th DAY: 6/1/87 
STAP'F: Zaer a on f"t, 
STAP'F REPORT: 2/3/87 
HEARING DATE: 2/26/87 

COASTAL COMMISSION 
NCENpM!NT REQUEST ,.,Ill' t • lft:J 

STAP'P' REPORT AND RI~ATIOW 2' EXHIBIT #___.I' __ 

A-381-78A7 (Palisades Resourcesr~idnJ.- OF...~.'!;..._.._ 
Properties) 

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

Amend permit for 740 unit subdivision, including 
construction of condominiums and creation of single 
faaily lots, construr.tton of low and aoderate 
income housing, open space d~dir.ations, coamercial 
center, church and school to extend expir~t.ion date. 

This is a request to amend Condition Two iaposed by 
the commission in in ita action on 38l-78A • 
Condition Two addresses dedication of open apace 
1and. It provides for interia. seven-year offers 
to dedicate open apace. At the tiae of recordation 
of final aaps, it provides for offers of dedication 
to extend for lw~nty-one years. It also provides 
that the applicant will be required to abandon the 
pPcmit seven years after the date of approval 
unless all final aapR connected with the 
development have been recorded and all associated 
dedications have been aade. 

Becau~e the applicant has not yet recorded the 
final map on one tract, 32184, both interim offers 
of dedication over the open apace and the perait 
will auLomatically expire on May 21, 1987. This 
request is to extend the life of the permit and the 
period of tiae in which the interim offers of 
dedication are v~lid for ~n additional seven years, 
from May 21 1987 to May 21 1994. 

The entire project is located in ~anta Ynez Canyon. 
west of Teaescal ridge and l!a8t of ~op•qa s·tete 
Park. and north of Sunset Boulevard in the Pacific 
Palisades District of the City of Los Angeles . 

{Jyt.,IA,l---.t.·.~ (. h~tv'\i \~ 

A 1 Bite; #/1 a~"'~ -4: ,· .,._, 

~ .. ·~·.e. 41'r;'-i 



Subatantiye Pile pocuaenta: 

311-71-A7 
Page 2 

1) Pacific Palisades Coaaunity Plan, City of Loa Angeles 

2) A-311-71: Aaendaenta 1-6. 

STAPP RP.COMM!NDATJQN 

The ataff recoaaends the Coaaiaaion adopt the following 
resolution: 

t. Approval with Conditions. 

The CoamisRion hr.rP.by grants, aubject to the eoncHtlona below, an 
aMendment to the perait for the proposed developaent on the grounds 
th•t the develop•ent, aa conditioned, will be in eonforaiLy with 
the provisions of Chapter 3 of tbe CAlifornia Coastal Act of 1976, 
will not prejudice the ability of the local governaent having 
juriRdiction over the area to prepare a Local Coastal Prograa 
conforming to the provisions of Chapter 3 of the Coastal Act, and 
will not hav~ any aigniflcant adverse iapar.ta on the environaent 
within the aeaniny of the California Environaental Ouality Act., 

tl. STANQARD CQNQITIONS: See Attaehaent X 

• 

llJ. SPF.~TAL CONDITIONS: • 

1) Limits of a•endaent 

This amendaent pertains to condition 2 only and does not 
affect the remainder of the approval or the adopted 
conditions of the Co••iaaion. 

2) Revised Dedication Condition. 

Prior to the extension of th• da~~ ~f eurrender and 
abandonm~nt (expiration,. •• -~ :>"' .pplicant shall record 
offers to dedicate open apac..: lau ... s ~tl?ecified in Condition 
Two. tn each of the offers, the accepting agency shall 
include the City of Loa Angeles or a private non-profit 
association acceptable to the Executive Director aa apecified 
in the revised condition. The expirAtion date of the interim 
offer to dP.dicate that applies to area E shall be extended an 
additional seven 
years, until May 21, l-994. ,..Consla..Lent wi.t.b CoAdi.tion Two, 
the applicAnt shall record offers to dedicate the areas where 
tracts have already ~~en recorc·~~. that ia, offers pertaining 
to areas A, B, c. C-1, D and G. The of!:cs ~hall be 
irrevocable for a period of twenty-one years from the date of 
recordation of the offers. These offers shall also refle~t 

)" ~· f4t0 • 
E,. "' . "'-+ :2. 

(J• ?- J ~, 
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381-78-A7 
Page 3 

the change in possible accepting agencies in the revised 
Condition 2. 

After the applicant records these change~ in the offers to 
dedicate in a aanner acceptable to tbe Executive Director. 
the expiration date of the peralt (date of surrender and 
abandunm~nt) shall be extended to May 21. 1994. tf the 
process of dedication is not eoaplete by that tlae the 
applicant shall abandon the perait. 

condition 2 as revised ahall state: 

a. 

~- nedication. Within 10 days following tho issuance 
of this permit, applir.ant and Palisades Resources. tne. 
(a co-applicant) shall record offers to dedicate to tbe 
State of Ca 11 fornla. the City of T.oR ~ngeles. and/or a 
private, non-profit corporation acceptable to the 
P:xecut.ive Director all of the property lying outside the 
urban liaJt line. Such offers shall be of a fora and 
content approved in writiny by the P:xecutive Director. 
Such offers of dedication ahall be lrrevor.able f't/• 
~~tl~•/-t/7/t-~t~ until May 21 1994 except in event 
of revocation of this perait. As fin~t aaps for the 
r~spective four tracts (noted below) are recorded. said 
offers shall be irrevocable as to apedfied parcels f'or 
~1 ynars 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 
ahall contain the following proviaions aa to the parcels 
specified below: 

Canyon Park. Concurrent with the recordation of a final 
map for Tract 34923 and prior to construction of 
residential units on such tract, the applicant ahall 
record an irrevocable offer to dedicate the full fee 
interest in approximately 120 acres of land in Santa 
Yn~1. C11nyon north of th~ t!xisting 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 pcoperty t~ ~ 4 ~~ 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 aay 
withdraw the offer in favor of the State with regards 
only to the approxiaately 25 acres aoutb of Avenida de 
1a ~ontura (area C-1. Exhibit 4) and adjacent to the 
e~ittin~ City oark. provided that the City Park 
CommissioG accepts the d~~.ca~~on of area C-1 for 
operation as a City ~arA . s-- t::> I · J~O 

£x1A-"·fr 2l ,.,. 



381-'78-A7 
Pave • 

b. c .. t.ttway. Concurrent vith the recordation of a final aap • 
aubdividing th~.c .. te~ay Tract, Palisade• Reaourcea, 
Tnr.., Rhall record an irrevocable offer to dedicate tbe 
Cull f~« inl.~r@sl in a~proxiaately 297 acrea of land 
outaide of t~e urban ll•lt line on the Gateway tract 
ttstabl1ahed purauant to condition 1 •hove (generally 
Rhovn as areaa A and B in .RxhiblLa 2 and 5). 

c. Tr•ct 31935. Witbin 30 day• follovlnv the recordation 
of a final aap aubdividing tract 31935. tbe applicant 
•h~ll rP.r.ord an Irrevocable offer to dP-dlcat~ the full 
fee lntereat in lh@ approxia•tely 386 acres adjolninv 
the portion of Tract 31935 to hr dP.v~loped (ahovn aa 
Mre•s D and 0 in Exhibit 2). 

d. Tract 32184. Within 30 d•r• followinv the recordation 
of thP. final •ap •ubdlvtdinv tbe final unit of Tract 
l'-184 the applicant •hall record an irrevocable offer to 
dedicate a full fP.~ lntereRt in tbe approxiaately 338 
ac:rtw Rhuwn as area E in ~xhlblt 2. 

P, P•.r•it ExPiration. tn the~ P.VP.nt thP. ohlivation of 
Palisades Resourc@R, Tnc., and applicant to dedicate all 
of the property lyinv outaide the urban lialt linea does 
nut occur •JtMI•t-~-~•tt711tf•t-l~tr•ttt•ftl--•••''''' 
tM1-If~t-lt beforP. May '-1. 1994, •pplicant •ball be 
obliga led to sur render •nd a h,.nduu lh i a pP.call •••• • 
ftf1f-t.1~~1-tl-~t.MI-~--·Itf•tlfftlf. on May 22. 1994 
and this per•it Rhall have no further force or effect 
inRofar as this pP.r•it pful.alns to any property not then 
subj@cl to a final subdivision aap. 

tV. PTNnTNGS AND DECLARATIONS 

ThP Co1111isslon finds and declares as follows: 

A. Protect near.rlpllon and History_ 

Thia amend•enl. in it requPst to extend thP. aul.o• .. tir. expir<~tlon date 
of a coaplex aubdiviaion involvinv four tract• and approxiaately 
1300 ar.res in thft 8Mrtl.<1 Monir.a Mountains directly north of the 
developed portion of Pacific Palisades. Procedurally, thia action is 
the aeventh aaendaent of a aeriea of a•endaent•. Tbe firat 
a•P-nd•P.nt, 381-78~ ••ended a per•lt allowlnv 600 unit• to allow 740 
units on approximately 1100 acrea in the S;sni.M Monica Mountains. 
T" iK .-ctlon PAt.t~l iRhA~ an urban li•it line, and included parks, 
open apace Gedicationa ovP.r Mpproxiaately 1077 acres of aountainoua 
lP.rrain, streeta. a trailhead, a co .. ercial developaent and a 
c~urch, and other i•provementa. 0 • 

~. , ' • Jet 
t=-~~.1.·+1\ ... 
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Pam Emerson 

From: 
Sent: 
To: 
Subject: 

Camille Didier [CDidier@RAP.LACITY.ORG] 
Thursday, May 24, 2001 5:23 PM 
pemerson@coastal.ca. gov 
Re: hi gene-re playing fields city wide 

Hi, Pam-we did a Community Needs Assessment Project in 1999-but we did not focus solely on playning fields-we 
looked at "top facilities/programs/key issues". Among Top facilities needed for Brentwood= Pacific Palisades did include 
"youth Team Sports". also, for Pacific Region (includes Palisades) respondents listed "open play areas" as most visited or 
would visit, if available, as well as multipurpose spoortsfields 7 listed multip. sports fields as one of the 3 most important 
facilities, also in PacifiC Region, same thing from our survey for open play areas & m.sports fields, with youth team sports 
high on programs needed--sorry-l've been working on emergency stuff all day today. 

»>Pam Emerson <pemerson@coastal.ca.gov> 05/23/01 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 playing fields 
cit) .,ide C'r ·vith respect to various commuttities" such as planning or 
budget or prop 12 summary documents that you can fax to me and i can attach 
to my report when it goes out tomorrow 

thanks 

Pam Emerson 
Los Angeles Area Supervisor 
South Coast District 
Caiifomia Coastal Commission 
200 Ocean Gate. Suite 1000 
Long Beach, CA 90802 

<<Pam Emerson.vcf>> 
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R08E:RT JANOVICI 
tHIV ZOf<IING AOMtNt5T .. ATOII 

ASSOC:U.Tit ZOtltNG M:IMINIS~ATOIIS 

EMILY J. GA8EL·L.UDOY 

OANIIEI. GREEN 

LOURDES GREEN 

AL.81ERT LANDINI 

L.EONAIIIID S. LEVINE 

CALIFORNIA OIPAII1'N&NT OF 

CITY PLANNING 
CON HOWl: 

Ol .. tc:TOI' 

"'ANKUN P. £8ERHARD 

01"""'~ 

JON PEIIIIICA 

SAIIIIAH II.. RODGERS 
HORACE E. TIIIIAM£1.. JR. 

RICHARD J. RIORDAN 
MAYOR 

OFFICE OF 
ZONING ADMINISTRATION 

az 1 NOinW I'IOu- s-n.uT 
I'IOOM 1500 

.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 (0) 
200 North Main Street, Room 1330 
los Angeles, CA 90012 

James R. Wadsworth (R) 
Wadsworth Associates, LLC 
2716 Ocean Park Boulevard, #1010 
Santa Monica, CA 90405 

Department of Building and Safety 

L.OS ANGI:L.U. CA eoota:-zeot 
12131 !S8C).1Uts 

I'AA.I213158C).S5St 

CASE NO. ZA 85-1219(CUZ)(PAO) 
APPROVAL OF PLANS 
701 Palisades Drive 
Brentwood-Pacific Palisades 

Planning Area 
Zone : RE40-1-H 
D. M. : 1298117/7216 
C. D. : 11 
CEQA : CE 99-0705-PAD 
Fish and Game: Exempt 
legal Description: Parcel A and 

portion of Parcel B, PMLA 5372 

Pursuant to los Angeles Municipal Code S~ons 12.24-F and G, I hereby APPROVE: 
; t' ' '! "'' . 

as modified, plans to permit the addition of a vacant 1.25-acre parcel of land 
leased from the los Angeles· Department ·of Recreation and Parks, to an existing_ 
ChUrCh and SChOOl Site fOf.USe aS an SthiP.tiC fiPid, 

upOi• L; ie following additional terms ~nd cor'"'''.~ .1~ 
, . I . ' 

1. All other use, height and area r.egulations of the Municipal Code and all other 
applicable government/regulatory. )~g~ncies shall be strictly complied with in the 
development and use of the ·property. except as such regulations are herein 
specifically varied or required . 

·- •• ... ' • f w ~ ' 

2. The use and development of ttie ·property' shall be in substantial conformance 
with the plot, elevation and landsCape plans· attached to the file an1 marked 
"Revised Exhibit A", except a::> !'J:l~ybep3visc: .1s a resuit ofthls action. 

, . . ''"', ... : r , ~ - .• "l .~. 

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 f' 

~ ~(~,. Lu t "3 C, ~ c.U 

AN &QUAL I:MP'LOYMI:NT OP'P'Oin'\INITY- AP'P'IRMATJVI: ACTION I:MPLOYI:R ~---~- ~ 
, .... C),. 14b 
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE2 

.. 

opinion, such conditions are proven necessary for the protection of persons in 
the neighborhood or occupants of adjacent property. 

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

5.. All of the terms and conditions of the Shared Use Agreement with the Los 
Angeles Deparbnent of Recreation and Parks, attached to the file as Exhibit "8", 
shall be strictly complied with. 

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

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

6 8. Except for those events which are a part of the school's organized athletic 
program, no outdoor athletic events shall be permitted to occur si")ultaneously. 

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

10. The use of whistles, bells and chimes shall be modulated so as not to be a 
disturbance to the neighborhood. · ' 

.. 

• 

t: 11. The school shall develop a calendar which includes dates and times for athletic • 
events related to the school's normal physical education program and the special 
public events outlined in the Shared Use Agreement, for distribution within the 
first 30 days of each fall semester. The calendar shall be distributed to 
neighbors within 500 feet of the site and to any other person who has requested 
in writing to be put on a mailing list designated for this purpose. Inasmuch as 
there may not be a certainty regarding all athletic events, the school may modify 
the athletic event schedule at the beginning of each athletic season. The 
modified schedule shall be provided to neighboring property owners in the 
manner prescribed herei11 . 

12. All persons transpv. ~~~ ,g students and other pai tl(;lp •. mts 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. 

13. The appUcant .shall ,secure appropdate .. grading and drainage permits from the 
City Department of Building and Safety . 

, 4. The retaininG wans erected at the northerly· and southerly edges of the athletic 
field shall be landscaped as shown on the landscape plan attached to the file as 
Exhibit .. B". All landscaping shall be comprised of drought resistant and fire • 
retardant materials. y 0 /· { i 0 

F ~ h. ~:, . ., 2. ! 
- ('"Ur' 
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CASE NO. ZA 85-1219(CUZ)(PAD) PAGE3 

15. All open areas not used for buildings, . driveways, parking areas, recreational 
facilities or walks shall be. attra~ejY.:Iaa1dscaped,. including automatic irrigation 
system, and maintained in accoittance with a landscape plan prepared by a 
licensed landsqape architect o~ lic;:enaed ::Architect. 

' ' • , <T' •, .... ~ • ' 

16. Maintenance of. landscaped area~ shall include ~ntinuous 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 nonnal plant growth. 

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

18. The following ·shall be complied ·during grading and construction of the field: 

19. 

a. 

b. 

c . 

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

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

Hauling and grading equipmel'lt s~all be kept in good operating condition 
and muffled as required by law. 

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

e. One flag person(s) shall be required at the job site to assist the trucks in 
and out of the project area .. Flag person(s) and warning signs shall be in 
compliance with Part II of the 1985 t:dition of 'Work Area Traffic Control 
Handbook" . 

To mitigate poten~ial impacts 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 4.03;· and shall also include the following: . 

' ' ; f_ -/' •• 

a. 

b. 

All clearing I 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 amount5 of dust. 

. . . ' ) ~ : . 
All materials transpo.rted: ,off:~~e shall be either sufficiently watered or 
securely covered to prevent excessive amounts of dust. 

{ . 
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c. General contractors shall maintak1 and operate construction equipment so 
as tc) minimize exhaust emissions. 

20. To mitigate impacts from noise gen~rated by construction equipment during 
grading and construction activities the following 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 adjacent 
uses unless technically infeasible. 

b. 

c. 

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. 

Construction activities shsU be-scheduled so 3S to avoid operating SE.lveral 
pieces of equipment simultaneously, which cause high noise levels, 

... 

I 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 Managemer;at 
Ordinance) which imposes numerous water conservation measures in 
landscap1J installation and maintenance. 

23. Prior to issuance of any permits, .the project shall be reviawed 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 worl< i~ ""'t begun within said time and 
carried on diligently to completion, the authoriz~t.or. .:1aH •e1minate and become void. 
A Zoning Administrator may extend the terminatilln 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: :i~ authorization runs with the land. In the eve.,t tho propent is to be sold, leas:::..:!. 
rented or occupied by any person or corporation other than yourself. it is incumbent that 

• 
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you advise the1 regarding the cOnditions of this grant. 1,', 
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VIOLATIONS OF THESE CONDIDONS. A MISDEMEANOR 
. • •' .::....:- I,. '• ·_: :, .' 

Section 12.24-J,3 of the Los Angelefi ~H~i,~lp~:l Code provides: 

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

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

APPEAL PERIOD - EFFECTIVE DATE 

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

;-igueroa Plaza 
201 North Figueroa Street, #300 
Los Angeles, CA 90012 
(213) 977-6083 

6251 Van Nuys Boulevard 
- -• F Jor 

Van Nuys, CA 91401 
(818} 756-8596 

NOTICE 

THE APPLICANT IS FURTHER ADVISED THAT ALL SUBSEQUENT CONTACT WITH 
THIS OFFICE REGARDING THIS DETERMINATION MUST BE WITRTHE"ZON1NG 
ADMINISTRA:0R WHO ACTED _ON TH!: CASE. THIS WOULD INCLUDE 
CLARIFICATION, VERIFICATIO~ ~ OF, Cv1'~DIT' ~ ; C' :r 1PUANCE AND PLANS OR 
BUILDING PERMIT APPLICATIONS, 'ETC., .A.N~ S~ALL 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 X.~~:~~ THIS REQUIREMENT AS WELL ~,0 t lfo 

~ >- ~,. ~.-f 2a 
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,. . 
FINDINGS 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, I find that 
the requirements for authorizing a conditional use plan approval pursuant to Section 
12.24-G of the Municipal Code have been established by the following facts: 

· BACKGROUND 

The subject property is a large, approximately 7.5 acre, sloping, irregular-shaped, 
interior parcel of land having a frontage of approximately 1,414 feet on the westerly side 
of Palisades Drive, beginning approximately· 695 feet northerly of Sunset Boulevard, 
and a maximum depth of 370 feet. The site is developed w!th 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 comer of Sunset Boulevard and Palisades Drive is developed with a two-

. j 

story apartment complex. VVhile there are existing slngle-:-family dwellings visible from 
Palisades Drive, they .dire located approximately 75 to 100 feet higher in elevation and 
are served by non~inuous, interior streets with no access to Palisades Drive. 

Property across Palisades Drive to the east is developed with the two-story, 7 4-unit Sea 
Ridge at Pacific Palisades Condominium development. 

Palisades Drive adjoining the subject property to the east is designated a Scenic 
·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 enrollment of 60 children, an 
elementary school (grades kindergarten through six) with a maximum enrollment 
of 300 pup ~s. anc having auxiliary outdoor play areas; and 3) with the structures 
observing 15-foot st!!toacks from Palisades Drive. 

.. 

• 

• 

On June 5, i97, the Zoning Administrator approved plans in conjunction with an • 
increase in school enrollment from 60 preschool and 300 kindergarten through 

t., ·,.pI . I Q 0 
Cur 6 Jll.~, "·., :i. ~ 
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tack of available park sites and play areas throughout the Pacific Palisades, Malibu and 
Santa Monica communities. 

Residents of the Sea Ridge Condominiu~ d~~elopment, located across Palisades Drive 
to the south testified that although they were not categorically opposed to Calvary 
Church being pennitted 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 erec_ted 13 feet above grade would bring the 
·surface of the field and the proposed elevated. bleachers into direct view of Sea Ridge 
residences and that the proposed seating . caPacity for 200 spectators would bring 
increased noise and traffic and would substantially damage and impair the quiet use · 
and enjoyment of their property. They also raised issues relating to the adequacy of 
project review pursuant to the California Environmental Quality Act and impacts on 
public safety brought about by the 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 resi~ential property 
from more than 750 feet distant. but that neighboring property owners within the same 
radius would also be subject to increased noise from players on the field and spectators 
in the stands. He urged the Zoning Administrator to deny the request in its entirety. 

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

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

More than 50 letters expressing opposition to the project as originally proposed were 
submitted by homeowners of the Sea Ridge Townhomes. A letter in opposition was 
also received from two representatives of properties located on Via Santa Ynez. A 
'number of letters in support were received ft-or:! pt::-ents of students attending Calvary 
Church from the Palisade~-Malibu YMCA and t:le Palisades Recreation Center. 

During the advisement period, a Line of Sight ;:,urvey 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-site ·bleac'l~ rs R 1d seating in relation to the 
athletic field. The most recent plan, attach.ed tCJ the file as "Revised Exhibit A" also 
shows the surface of the ptaying field at a lowered elevation on the easterty side at 212 -
feet, sloping up to 214 feet on the westerly side. 

1 
tf' · 
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A letter to the fil\dated November ~4, 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 imp9sed . prohibiting sound amplification or electrical 
equipment, no lighting and no bleache~:. · ·.· · 

AUTHORUYFORAPPRQVALOFPLANS 

Section 12.24-G of the Los Angeles Municipal Code provides in part: 

"G. Development, Change or Discontinuance of Uses 

1. Development of Site. On any lot or portion thereof on which a 
conditional use is permitted pursuar.t to the provisions of this 
section new ·buildings or structures may be erected, enlargements 
may be made to existing buildings, existing uses may be extended 
on an approved . s~e ... provided plans therefore are submitted to 
and approved by the Commission or. by a Zoning Administrator, 
whichever has jurisdiction at that time ... " 

FINDINGS 
I 

1. The proposed location will be desirable to the public convenience or 
welfare and the location Is. proper In relation to adjacent uses or the 
developm,t of the community. · 

The church and school on the site has been in existence for a number of years, 
providing religious and edu~tional services to the surrounding community. On 
May 15, 1986, the Zoning Administrator authorized phased development on the 
site. Subsequent authorization .P~rm~ed. the expansion of school enrollment 
and grade levels; the construction ·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. 

n~e \.:hurch and s~hool is now· p;oposing to aac. a 1 .25··acre site to its prese"lt 
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 op~n ·spaCe with no structures involved. Hours and 
days of operation are scheduled ·.to avoid any conflict With adjacent land uses 

11it1 hours of use between 9 a.m. and sunset on any given day. Further, the 
proposed athletic field will no! be lighted in order to avoid any adverse ·impacts 

• 

• 

from glare or noise and congestion from late night h.ours of operation. • 
' . , ,,_ ... · . . ~ .. , p I· /'f ~ 
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lack of available park sites and play areas throughout the Pacific Palisades, Malibu and 
Santa Monica communities. 

' ' 

Residents of the Sea Ridge Condominium de~e:opinent, located across Palisades Drive 
to the south testified that although they Were not categorically opposed to Calvary 
Church being permitted to construct a new athletic field on the leased site, they were 
concerned that the field as proposed would be much larger than the playing field which 
previously existed on the site, that the field erected 13 feet above grade would bring the 
surface of the field and the proposed eleVated. bleachers into direct view of Sea Ridge 
residences and that the proposed· seating _capacity for 200 spectators would bring 
increased noise and traffic and would substantially damage and impair the quiet use · 
and enjoyment of their property. They also raised issues relating to the adequacy of 
project review pursuant to the California Environmental Quality Act and impacts on 
public safety brought about by the 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 resipential property 
from more than 750 feet distant, but that neighboring property owners within the same 
radius would also be subject to increased noise from players on the field and spectators 
in the stands. He urged the Zoning Administrator to deny the request in its entirety. 

I 

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

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

More than 50 letters expressing opposition to the project as originally proposed were 
submitted by homeowners of the Sea Ridge Townhomes. A letter in opposition was 
also received from two representatives of properties located on Via Santa Ynez. A 
humber of letters in support were received i'rom parents of students attending Calvary 
~hurch from the Palisades·Malibu YMCA and ttle 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 modif&ed 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 YJithdrawing the request for ~ restroo.,~ and locker rooms under the field 
surface and with elimination of all on-site ·t~~ ~ chers and seating in relation to the 
athletic field. The most recent plan, attached to the file as "Revised Exhibit A" also 
shows the surface of the playing field at a lowered elevation on the easterly' side af212 · · 
feet, sloping up to 214 feet on the westerly side. S . .. 
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2. 

3. 

The 1.25-acre parcel invo~ed is ~u~ntly vacant and located immediately • 
adjacent .tQ the western boundary .Of ~e existing church site being buffered from 
any sensitive land uses by locati~n,·.· diStance, elevation and existing physical 
structures. Therefore, the" location ~of the field is desirable to the public 
convenience and welfare providing or)en' 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 Parb with limited public use d~lineatcd in the Shared Use 
Agreement attached to the file. In no 'instance is there any indication that any 
development or land use in the ·adjob1ing area or community wPI be adversely 
impacted by use of the 1.25-acre. site for recreation and open space purposes. 
In fact, the property is part of the designated Santa Ynez Canyon Park and could 
be developed for the identical use as a public Recreation and Parks facility at 
any time. · 

The. proposed location will be In hannony 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 recreational 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 recrea~:- .. :tl purposes ·ser~ting the ger.c:ra1 publ:c. snd th:J exi~ting 
church/school facility in a positive manner. 

ADDITIONAL MANDATORY FINDINGS 

4. The National Flood Insurance Program rate maps, )Vhich are a part of the Flood 
Hazard Management Specific Plan adopted by the City Council by . Ordinance 
No. 154,405, have been reviewed and it has been determined that this project is 
located in Zone C, areas of minimal flooding. 

~- On August 3, 1999, tile subject project was issued a Notice of Exemotion (Article 
Ill, Secttpn 3, City ·CEQA Guidelines), log reference CE 99-0705-PAD, for a •. 
Categoti:al Exemption, Class 5, Category 23, City CEQA Guidelines, Article VII, 
Section 1, State EIR Guidelines, Section 151 0':. I hereby certify that action. 
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6. Fish and Game: The subject project, which is located in Los Angeles County, 
wm not have an impact on fish or wildlife resources or habitat upon which fish 
and wildlife depend, as defined by California Fish and Game Code Section 
711 .. 2. 

,I 
.. // 

dM.,,-C. //~A. ~ 
.. SARAH A. R6DGER~ 

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

SAR:Imc 

cc: Councilmember Cindy Miscikowski 
Eleventh District 

Adjoining Property Owners 
County Assessor 
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Calvary Christian School 

A Minisuy of Calvary Church 

June 8, 2001 

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 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. Studen!ifnust 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, 
whi(.h is, for all practical purposes, inaccessible to th"' public. For this, we will pay fair market 
value and all constructions costs. We v.ill get a pLay area fo!' '.'ur stude:tts, we will not unduly 
impact the local community and the public wi II get a .... _ .... n..... wat it can use as well. 

The cost of doing this is considerable. In addition to the operating costs and liability, all of 
which Calvary istaking 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 Stairs apparent hostility to the project as approved by 
the City. The conditions imposed by the Staff would keep Calvary from maintaining any control 
over its own property. Moreover, they have mandated us tc break our promise to our neighbors 
by changing the character of the facility from somethinb that would have Hmited impact on the 
neighboring community to something that would have a very substantial impact. We promised 
our neighbors tt'ft we would not do this. We will keep our prtuJise. 

70 I Pah~Jdes Dr • Pa.;tft.: Palts.JJcs. CA 'Xl272 
)10 SB 00!!~ • Fax .110 230.9268 • ..:,·,(~ .:ahJry!:hrtsliJn nrg 
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California Coastal Commission 
Re: Application No. 5-0 l-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, 

~W~r~ s;:: z 
ads worth 
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State Coumission Appeal No: 381.!.• 
390-' 

' 
Califr)!'Dia O,utal eo..teeion 
631 lbvarcl Street 
San Pruscise<t, Ca., 91J105 

Re: Appeal 381-78 (Headlands) 

Dear CO..tss~oners, 

5860 !elbert Circle 
Calabasas, Ca. , 91302 
Jtme 13, 1979 • 

MJ i'"""l'ftllent in thil appeal grows ,ut ,t a concern tor Top&n«a State Park, 
the aec,nd largest urban park in the United States. This park vu put topther 
in the late 1960'~ essentially ,ut ,f land the developers di~n't waat. That 11, 
the ridge a usd steeper caftY')na were sold to the c1 ty, while the .,re dnelopabl! 
c~n bottoaa were ~tted to high-deneity urban denlop•nt. Aa a renl.t, 
the public owns thouanda ot acres ,f urban wilderness, t'roa which there are · 
eo. nne views ot the IDs Angeles usd Malin eoutllnee. Unfortunately, it 11 
'ftr'1' difflcult to get to these wild canyons and ridges bec ... e access 11 bloeQI 
by urban denlop•nt. We have the spectacle n~ llillions ot vban residents in • 
Busta Monica, Venice, and West IDa Angeles linn« within ·leas tlwl a halt h~'• 
dr1 ve t'roa publicly owned wildlands, but able to get to thea only w1 th the 
greatest diffleulty because canyons are blocked by houi~, trailhead parld.~ 
1s lillited, and .,.t access trails are too steep. 

This project threatens to directly i11pact one aaj,r usd tw secondary trails 
leading 1ntn Top&n«a State Park. A second trail, a lovely, level trail 
through a vooded c&DJOD, would be destroyed by a debris basin thaw W011ld 

-allegedly· be··reqtd:red by the 'bUldnut of .Headlands II. .- · · · · 

'rhus, Headlands n W011ld Tirtually' obliterate access into Top&n«a State Park 
f'7-Ml the Santa )ibniea - Paci:t'ic Palisades area. It would als, extend over the 
r:;,dge into the vild. •+at-a--" .ted Tetaescal drai~e, i~~paetiog the watershed and 
Tievshed of a web rider portion t'Jf the state park, f'\Jrther degr .. i~ 1 ts 
value tn urban residents. 

In addition, the required debris basin would destroy what 11 probably the 
finest riparian woodland lett in the city ot IDs Angeles, an area ,f especially 
high value becwse it is accessible to and usable by t~or c1t1z~ms and the 
pbyaically handicapped. 'rhis area b alatedrfo!' deit~tton u a· city park', 
but the city proposes instead to turn it into a debris bUill if Headl&Ddl n is 
built, destroying not only the trail but the rl\'larian forest and bacld.~ the 
'butn up into the state park u well. 

Thus, Headlands II will dest~y the retl&ining resources ()f Santa Tnez eanyon, 
cause su~stanti~ degradation of Tapanga State Park, and leaTe tbe park far • 
.ore inaeeessiblf than ever before. 

1~ t(~ ,., ~ ... c>l • I fo 
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Considering that the Headlanda property IUJ'r<eds Tapanp State .Park on 
three-and-a-halt sides. ,.,ne VW'nlld expect the City ot ll'ls Anceles to adopt 
special land ue J)laDntng ~~eehanias to protect the resoa.rcea ot the p&l'k and 
..S.ntain public access to it. On the coatrii!Tt the city hal apecitic~ 
eze~~Pted this dn.tl<J)te!' f'foll the slope density tonal&, 110 that instead of 
being perld.tted to baild 230 units, he 11 tG be pe:ndttecl to baUd 1850 UD:ita, 
with all nt the illpacta on part access and reaoa.rcea described &bo'ft. 

!he reason tor all this is not hard to uncover. !be developer hal, -.ccordinc to 
the enclosed. tigarea, pYen over $30,000 to llabera of the Loa Ancelea City 
CcrancU (Unottid&L enimatea nm u high u $100,000). lb wonder the dtT'• 
repreaentatiTe on the Restm1al Co..tslion hu been little leas than an advocate 
tor the developer. 

The city's pel't"rii&Dce relative tG tbia project over a long period ot ti• 
leaves ..,ne with allanlutely no confidence in the City' 1 'ifillingneaa to protect 
Topaaga State Park llftd public access t-: it. 

The Resional Cn.tasion has approved the first ot tour tracts in Headlands 
n. This ~val ill mt in cnntondty with • rruaber ot sections at the 
Cout.U. Act. 'r, approve this tr11et at thi.s tiM with""t extensive ad.tigation 
which would prt')Tf.de aet::'l!"!, peraanent protection tor t'be resources ot Topanga 
State Park and *aintain and t.p:rove public access to this park would prejudice 
the city's ability to e-Be up with an L.C • .P. that ut the requireaaents ot the 
Coastal Act. Public access to the Malibu beaches would be i111pacted. without azt-.r 
cnmpensating public b~fit. 

_-,: -It the Coaaisaion ill to e:ppMve any development in tJd.a 'PJ'Ojeet u part 
ot this .:ppeal, it shmlld be with the extf!nain lld.tigation noted. above. This 
would aean donation to the State nt Cali'!',.,rnia (not the City nt Ins Angdes) 
ot the 'remeaeal-Santa Ynez Ridge and the vroposed city ~ark in upper Santa Ynez 
Canyon. Only these donations will maintain access to TOf&nga State Park Md 
adequately buffer its resources. Only these donations will even begin to 
COIIDensate tor the viiiWil i11pact of additional developaent· and the iwpact on 
tratfic on Pacific Cout Highwa;r. 

Given the ~aat record ot the city and the developer's contimrl.ng efforts to 
remve hiuelt t'ro• the Co..S.asion's j·.::ris~!~w(;ion, I feel I lllUit insist 
strongly that these ~onatior.a go to the st ... :.e (State Parka, Coastal Conservancy) 
and~ +A the city, and that the t~·~~ret 't nwntrshiv be eowpleted prior~ 
~beginnini ~ eon•trpstion. 

llfy~reuoba tor uld:cg-'-for an nation to the~~ rat'her ·than to the ·city a:te based 
on a 'f'U'i.ety-.,f' ·factors· -"~~the city's general attitude toward thb developer ~ 
aad· toward the·reii01D"Ces pf- the area, the cont1aae4,·!naiatence on the debriacbaain 
in upper Santa Ynez Oaayon w1 thcrat rega:rf: ·to reaoa.rce and access illl()acta, and the 
need tor unified. ~~&nagaent ot access, resoa:rces. etc. Donation to a local agency 
YtJU.l.d sillply not vrovide secure cd -perlllaD.nt· 'P'!"''teetiO"D -~ that -~itm ot 
the dnel.oper's pl'O'pe!'ty which containe significant natural resoa.rces of' Gould 
adversely illpact Topanga State Park. Without such ~c;srw L~d iSf!'P'Dt p~tc~~lon. 
I could not feel that the majo-r adverse i11p~ eta o)• a.dditional developaent in 
this canyon have been adequately ad. tigated • 

AJJ a t'requent user ot .Pacific cout Rigbway', I ean testify to the aerloua 

'.:,--t'l·lfo
G xl,.l,,f '2 ~ 

('2 



tratt1c ~agestton cu:rrentl.y extsttng in the vtcird.ty tJt Sunset bleYU'd 
that thf.a project vaal.cl agr&ftte. PacU'f.c Coul ltghwa,y Ia the o~ accna to 
the MalilN beaches act to the aew Sa.Dta lbrd.ca lbmtatu Battoaal Racreatioa 
Area tfn' llf.lliou ot reaiclflllta ot the cteaaely popul&tecl weaterll Loa Aase::.n 
luta. In JI"UZ' 1D14e:ntanclable cledre to cala the -poUtical torcu 11Dleaahed 
bJ' thta cleYel.Gper, I )M,pe 7ft w1ll. aot aacc.b to tbe tflllptatioa to IIPPI'OW 
•re 11Df.ta ia thia pro~ect th&ll I0'&1Dcl plamling ca juatit,r. 

I • Qllfi.thetic ·to the coacem ot local red.clata reprdiag local tram.c 
e1rculatloa aile! ,ther co-.d. ty i.llpacta, bat 1 t 1• bportat to coattaa.e to 
e~~phaalze that this pro~ect thre&teu -.1or illpacta oa restoaal tJpen apace aile! 
coastal access. 

In general, I teel aDF 11111 ta approvecl aMalcl be al tee! wllere thq will haft 
the •at ld.rd.llal t11pact tJD R&te park 'f'ievihecl ad re8GUJ'Cea. !be anw'ber ot 
uits appro'ftd tor t:.e flllti:-e 968 acres a11111alcl 't:.e lild.tecl to that allowed ader 
the eity's alt~pe cleult7 t~. 'rbe oa.l7 exeeptioa to this shoalcl he tor 
lcnr aile! •cterate lllCOile taou!Dg. 

• 

• 
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, FRll'l ' ~DSU::JHH ASSIXlATES 

\\.\D"-1\\URTII ·\'-.'-.,( l(.l \!I'-> Q l Ll 

October 30,2001 

Ms. Pamela Emerson 
Los Angeles Area Supervisor 
California Coutal Commission 
200 Oceangatei Suite 1000 
Long Beach, CA 90802 

Fax 562 590~5084 

Re: Application S..OI-010-A/Proposed Amendment to A-381-78 (Headlands 
Properties); Response ftom the Neighborhood 

Dear Pam, 

At the June meeting of the Coastal Commission, we ~ved infonnaJ feedback ftom 
several of the Commissioners who thought we should be more willing to open the field to 
non-Calvary users at such times when the school didn't have a need for it. We decided to 
pursue the llUitter with the oommUD.ity. The principaJ reason we had been reticent to 
doing so was a result of the commitment we made to the community. The uses outlined in 
the Shared Use A~ent were the result oflong and arduous meetings with neighbors 
in the community who are in earshot ofthe prospective field. Most of these neighbors ate 
members of two homeowner associations: Sea Ridge to the east of us and Miramar 
Estates to the west of us. 

I met with both HOA presidents: Laura Snyder of Sea Ridge and Audrey Boyle of 
Miramar Estates. 1 explained our need for some flexibility with the field usage, including 
the need for more public usage. Each of them went back to their respective boards and 
members and responded with the letters previously forwarded to you. Both groups were 
adamant about not supporting any additional 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 an!·- ~"''tiona! questions n:~arding this topic. 

Kind regards. 

t;--t:J/•140 

;-~~t·'·r 

l716 
Ouln I'm 8ou1cvan1 
Suite 1010 
5&n'1Monia 
Cal•fomill9040.5 
3t0-ll4·1~7 

Fu 
31 0-) 14-24106 
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January 7, 1988 

California Coastal Commission 
South District 
245 West Broadway, Suite 380 
Long Beach, California 90802 

Attention: Ms. Pamela Emerson 

[gj~©~~W&[p) 
JAN 111988 

CALiFORNIA 
COASTAL COMMISSIOP.I 
SOUiH CO/\ST O!STRIC'f 

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 
portion of previously identified Dedication Parcels "G 11 and "E .. and all of 
D<:>dication Parcel 11 C11 in the Palisades Hignlands Development Project. 

Remaining portions of Dedication Parcels "G" and "E" and all of Parcels "A 11 

and "8'1 are to be conveyed by similar Grant Deeds to the City of Los Ange 1 es 
in the future. 

The parcel originally identified as Dedication Parcel "0' 1 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(A9) as authorized by the 
Commission on December 9, 1982. 

~·e>l· IC,O 

t)c"·~,-t ~f ,, 
HEADLAND PROPERTIES P 0 BOX 705 PACIFIC PALISADES CAliFORI'-'A 90272 2 I 3 459·2351 



Ms. Pamela Emerson 
January 7, 1988 
Page Two 

Thank you for your continuing assistance and cooperation in facilitating 
Headland•s compliance with the Coastal Permit condition and requirements. 

Very truly yours, 

CAY:nm 
/" Enclosure: Grant Deed (Instrument No. 87-1994353) 

cc: Peter Douglas, Executive Director California 
Coastal Commission 

Councilman Marvin Braude 
Cindy t~iscikowski, 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 

5-0t · {t!Jo 
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BOARD OF Riati!AT10N AND C1TY oF Los ANGELES DliPAimlt.Nl OF 
RECIIii!A 1I0M AND PARKS PAM =-u&IOM!RS 

LIROYCI'IM! 
~pq$11l[NT 

Ol~ MI:::M~LSCN 
HOliK I W ICIZICH 

l!~SPPD1T 

I!I.I.IN~ 
~_.. 

June 8, 2001 

Califumia Coastal Cormn1ssion 
200 Clremgate, Suite 1000 
Loug Deach. Califomia 9080L 

Honorable: Commissioners: 

APPLICATIO~ NO. S-01-190 

CAllrOP.N!I\ PWlNING AHO CQtCS'I'R\JCllC 
aoo NORTH MAIN mrn 

• 
lltOC*10t 

LOS NK""'.FS. CA 90012 

(213)<11MHt 
FAA (21S) 111-0&3& 

IW,IIIIISN T~ 
Mltrllfjlff tiNI!IW. ~~~ 

RICHARO J. RIORDAN 
MAY~ 

CALVARY ClfL"RCll AND CITY OF LOS ANGELES DEPARTMENT Ot' RECREAnON 
MffiPARKS 

The l.os Angeles Department of Reu-eatioD and Parks bas revic:w<:d the Coastal C01llllli.sRion Staff 
Report and conditiMs of approYal. nus letter i& 1.0 formally file the City's opposition to the 
recommendation!! contajned therein for the reasons outlined below . 

The staff's position, if accepted by the Commission, will effectively kill the project, which takes 
currently unusable City property and il'l'lproves it for public benefit through a partnenw.ip W1tb 
Calvary Church. A& outlmed m the Gem."T'al Mmager's xeport 1.0 the Depanment ofR.ecreatioo. and 
Parks Comm.is~:u:m, the balance of public versus private U$C was arrived at after over a year of 
meetings with the stakeholdm (see Coastal C'ommil!Sion Staff Report Exhibit 11 ). Throughout the 
process, Calvary has committerl to flroVtde public use at t'l<'l liahility or C03t to the City. nus is 
reflected in oor Agreement with Calvary Church which was approved by the City Council (see 
attached). 

I do nor feel the Coastal Commission can r~:ubly insist th2· :;:~ ::;,y take on financ-ial or legal 
•c;Sponslbilltle~ outside of those agreed to betv.\.~o:u ; '"'• rit;. lnd C11Ivary Chur(;h. Placing full 
responsibility on Calvary was a conditio1J u..ap<.)$~ .. by the Board of Recreation and Park 
Comrmssioners and C1ty Counctl memb<:>rs during the approval process. 

Given l.h.at the City is pa)'1ng nothtng and, m fact, 1s being paid fair market •;alue by Calvary, the 
public will nxeive the maximum public ~efit commensurate with the Citv's lack of financial 
cxpo.sure The publ.lc benefits J.nelude use of the field tree six days per year and limned use another 

C" f>,, \.OYC:R _., ____ @ 

c; ... o\· tero 
If~ J,, 6. <>\ lo 

pt 



California Coastal Comm•ssion 
· June 8, 2001 

Page2 

47 days. annually. The Agreement V."lth Calvary Church contams 1.41t;llraiJ.CeS that pup$ with DOD

exclusive pt~licies have playfield ~ during hours of non-use by Calvary. 

The Coastal Commission S1ati report suggests that naming specific organizations in the Shared ,UH 
Agreement somehow "cuts out" other goups from lbtougbout tbe City. The opposite is the case. 
We named specthc groups with non-exclusive policies in the agreement so as ro ~ public 
acccu. We wanted to make eert.U.O that the organhatiom that are cUJTently unaklt t<' find play field 
"'Pace, such as AY~O and YMCA, would be allowed aocesa to the Calvary playfield. Both 
orgaoiutions submiued letters to the Commission tqizlg the field's approval. 

As the StaCfRepon oorr<:etly notes. the Departtnent ofRecreation and Parks bas a number of sba:red 
use agreunenla with LAUSD forrecrealiona! purposes. These arrangements arc !J.O_\ mmilar, either 
fiaancia.lly,legally or in term& of the phySical enviromnc::ot, to the situabon here as illust:rated in the 
following chart: 

---- -- ---U.em Subject Project Coii'IIDissioa Staff 
(Calvary Cbarcb Sebool} nample (W:asbiagtou 

Irvin_( :M.S.J 
Construction Cosr Borne by Calvary [$1. 7 Borne by City rst.4 m•llion 

urilllonj iD gnmt ftmds] 
Liability indemnity 100% Calvary Split betw~ LAUSD and 

City 
Su.pervioioDISecunty 100% Calvary Split between LAUSD and 

City 
Pubuc Acces::; Though pnvate property Public street. 

Tenn 25 yr. ptus option 30 yr. plus commitment to 
extend 

MamrewulCe l 00% Calvary Split between LAUSD and 
City 

Publ.i~~e 6 days per y~ plus limited After school and on 
usage another 47 days weekends 

'i'ottJ Con to '"' Cily Nothing $1.4 millio" pl11.s o11gnln: 
cost for U1~rvisw11, 

I - mid'ltUIUUICt! 0.11d U('Urity 
I 
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Caliiorni.a Coastal Comm1ss1on 
June 8, 2001 
'P::;.·: ~ 

Ihe Com.rwsston should approve the Application for the Coa.c;ral P~!t condirioneci oD.ly on the 
Coastal Commission's ~tandatci conditions and the conditions of the City's conditiona! usc pc.rmit 
and related lease with Calvary Church. We urge w Commission to honor the City • s right to execute 
m agreement with a private landholder, aud to affinn the resulting public benefit resultina from thi' 
pd.'1.1.<~rs;-'i-. sr, 
~J}it.!.·"' k"iv-

El..L.EN OPPE~'HEINI 
GenernJ ~1~.~~Ugo~r 

EO/'MT st 

cc: Jim Wads\\·orth, Cal\'ary Church 
M~u~~ Ta.1nuri, .4.sslsta..·l! Gcw..:ral !\taru:g~'T 
Lisa CJ1itzner. CD! l 
W.A. ii0Rfi93 



September 20, 2001 

.. 
California Coastal Commission 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, CA 90802-4302 

In Re: Applicatior-. Mo: 5-01-190 
Calvary Church 
701 Paliwades Drive 
Pacific Palisades, CA 90272 

Dear Ca~ifornia Coastal Commission: 

vv 1 1 \:1 dJU! 

We live at .74d Y/il J'lcd.L.et( in Pacific Palisades, 
CA located immediately to the north and above the proposed playing 
field. 

We previously wrote to you regarding our opposition to the 
pending application of the Calvary Church and the City of Los 
Angeles to construct a sports field at 701 Pacific Palisades Drive. 
Once again, we would like to join with Paul and Evelyn Nankivell in 
their opposition to this project for the additional reasons as set 
forth in their letter of September 20, 2001. We strongly believe 
that the permanent reservation of open space beyond the urban limit 
l...i.w1 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 ~esult 
in the event of the failure uf the two story retaining wall. The 
c:.;>plica-': must be required to prov.1.ciP ··i :ence of insurability 
and/or f.i. •. a.ncial ..-esponsibility to satisfy the ~;):er.tial claims 
which cou~ 1 be in tte tens of m~llions of dollars. 

Sincerely, 

S-Ol . ll(o 

e: ... tt,.4. ~ ~( 
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SEA RIDGE@ PACIFIC PALISADES 
HOMEOWNERS ASSOCIATION 

12 June 2001 

Ca1ifomia Coastal Commission 
200 Oceangate, Suite 1000 
Lo~ Beaeh. California 90802 

ITEM NO: W 23c:: 
APPLICATION NO: 5-Gl-190 
LAURALO~R~NYDER 
PRESIDENT, HOMF.OWNERS 
ASSOCIATION SEA RIDGE 

OPPOSE 

RE: AppUcation No: 5-el-190 
Calvary Church aad City of Los ADCeles Dept. of Reereadoa & 
Parks 

Honorable Colll1lli.ssioners: 

The homeowners at Sea Ridge, a 75- family complex directly across 
Palisades Drive from Calvary Church and Schoo~ the Applicant, 
express our opposition to the California Coastal Commission's Staff 
Report that the proposed sports field be opened as a public park. 

Sea Ridge opposes for the following reasons: 

l. Sea Ridge's position has not clut'l'\ged from when extensive hearings 
were held : .. ~ ont of Parks a::."! !tecreation Commission a.ru:l the 
Zor·ing Commission. 

2. Sea Rjdge agreed in principle to the limited use and conditions as 
outlined in the approval plans dated January 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 

:;,o,. lfo 
;:.,..~;,,. + s { 

(' 



Parks and Recreation Commission aDd the Zoning Departmenl for 
puhlic input. 

4. Pablie Safety: Traffic on Palisades Drivt will be severely impacted 
by the inereased use of the Calvary Church property. Approval of 
this plan opeoed as a public park will only fia1ber exacerbate tbe 
issues associated with public safety. It bas become impossJ"ble 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 liDed up to Sunset Blvd awaiting 
entry to the Ch'Uil;h ·pukioa lot. 1'he eutrance to the field is accessed 
by a left turn fiom northbound lanes across southbound lanes 
without good visibility. The cummt tratlic southbound on Palisades 
Drive is virtually uocontrolled and .uaove& at very higb spocda. 

5. Pablic Safety: Homeleu Eaca•p•••tB ia Canyo•: 1De recent 
incidenl of a .bomeless encampment settiDg fin, in Marquez Canyon 
poim:s out the vulnerability of another public aCGCSs in a fire prone 
and residential area. 

I will be available at' the hearing alo~ with other Sea Ridge 
homeowners to answer any questions. 

s .. ot. lfo 

t; ~~\~. t 11 
r'L. 
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SPECIAL CONDITIONS 

~~wJ. 
¢)·1111 

1:. "· '--' ... 
1. ASSUMPTION-OF-RISK, WAIVER OF LIABILITY, AND INDEMNITY DEED 

RESTRICTION APPLICABLE TO CALVARY CHURCH. 

A. 

B. 

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). 

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 c:a'"''' 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. 

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 8, Parcel5372 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 holrl 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 nl!lvelopment authorized by this 
permit requiring the sublessee or assignee to subm:t 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, 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 l.:::1..,r1 suo•P,...~ to the interim lease and to 
and the 25-year lease. The wrmen c:.;.cc:T•u:-.: -~all run with the land, 
binding all successors and assigns, and wnrten 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 ~ecommenC:c:ilions contained 
in Geosoils 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) 
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B. 
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lf,. ... ,t 14,ol 

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 April2001 and signed by D.O. 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 pe,.,it unless the Executive Director determines that no 
amendment is required. 

4. MAINTENANCE AGREEMENT 

5. 

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. 

B. 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 nri0r IJe"'~ .... ..,t 1e Executive Director determines 
may affect the enforceability u1 u1e ,·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 
Jses for chi;dren's field sports ov:~ :nd abo·1e th s 1 specified in the applica:-~ts' 
current agreement. All 65 IJUOiic" uses s~ · .)e ;;Jdministered through the City's 
Department of Recreation and Par!-:s. Per~ons 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. 

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 control plans shall be reviewed and approved by the 
consulting engineering geologist to ensure that the plans are in conformance with 
the consultants' recommendations and by the Los Angeles City Fire Department 
to assure that the planting does not increase fuel load or exacerbate any fire 
hazard. The plans shall incorporate the following criteria: 

A. LANDSCAPE PLAN 

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 walnut woodland (Juglans 
califomica v. califomica.) 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 erosic:1 control ourposes within (60) days of 
receltJl of the final inspection of the 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 
Scr Jb Oak, Toyon and Mexican Bush =.td3rberry, if possible, from 
seAd stock nr cuttings originating in the Santa Monica Mountains . 
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Invasive, non-indigenous plant species that tend to supplant native 
species shall not be used. 

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

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; 

The 12-23 foot high, 272 foot iong retaining wall on the western 
side of the sports field shall be c:r.reened 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. 

B. Monitoring. 

Five years from the date final inspection of the retaining wall, the co
applicants shall SL!bmit for the review c..i1d approval of the Executive 
Director, a landscaiJe monitoring reoort, prepared bv a licensed 
Landscape Architect or aualit~~ j Reso1 1rce ~ipecialist, that certifies the on
site landscaping is in conformanc:e wiii 1 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 d the Executive Director. The 
revised landscaping plan must be pre~·,lred by a licensed Landscape 
Architect and shall specify measures to remediate those portions of the 
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original plan that have failed to or are not in conformance with the original • 
approved plan. 

7. 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 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 ar~~s and stockpile areas, as well as areas to be 
preserved. 

1. 

2. 

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 shall be mapped and published on final 
construction plans, as shall erosion control measures indicated 
below. 

B. EROSION CONTROL DURING CONSTRUCTION. 

1. During construction, erosion on the site shall be C9ntrolled to avoid 
adverse impacts on adjacent properties and public streets. The 
following temporary erosion control measures shall be used during 
construction, and shall appear in writing on the job-site plans: 
(a) temtJorary 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. 

2. The plan shall include, at a minimum, the following components: 
(a) A narrative report describing all temporary run-off and 

erosion control measures to be used during construction and 
all permanent erosion control n·easures to be installed. 

(b) A site plan showing the location of all temporary erosion 
control measures. 
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(c) A schedule for installation and removal of the temporary 
erosion control ;neaeures. 

(d) A site plan sf)owir'lg the location of all permanent erosion and 
drainage control measures. 

(e) A s~hed;.;le for installation and maintenance of the 
permanent erosion and drainage control measures. 

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

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

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

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 tot shall be retrofitted with filtration, structural and/or non-structural 
Best Management Practices (BMP's) designed to minimize pollutant loads 
contained in runoff prior to entering the storm water conveyance system 
and to maintain post-development peak runoff rate and average volume 
from the site at levels similar to pre-development conditions, to the extent 
feasible. The BMPs shall include, but are not limited to: 

(a) Design elements that serve to minimize directly connected 
impervious area and mair.tain permeable space within the 
development shall h~ j,,v\.Jr; .:...:ated where feasible. Options 
include the use of alternattve ae~1gn features such as 
concrete grid Jriveways and/or pavers for walkways, and/or 
porous material for ur near walkways and driveways; 

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

(c) Installation of catch basin inserts or vegetative or other 
media filtration devices effective at trappir'la and/or mitigating 
contaminants such as petroleurn hydrocarbons, heavy 
metals and particulates, ir addition to trash and large debris. 
Selected BMP's (or suites o" SMP's) shall be designed to 
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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. 

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. 

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

vvith exception of any changes deemeu 1 1o::a.,e~32 .._, .,_ :omply 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. 
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