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PROJECT DESCRIPTION: Construction of a 582 room resort: (400 hotel rooms, 50 
three-keyed "casitas", and 32 "villas",) golf practice facility, club house, conference center, 
4 restaurants, related commercial uses, public trails; 100 public parking spaces, open 
space and 784,550 cubic yards of grading on a 102.1 acre site. The proposed project 
includes Tentative Parcel Map No. 26073, which creates four parcels. 

SUMMARY OF STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the proposed development with special conditions to 
limit bluff face development, assure public access to proposed trails, assure that the golf 
facility and restaurants are open to the general public, require details of the applicant's 
proposed plans to restore habitat for the endangered El Segundo blue butterfly and 
assure consistency with the certified LCP. Bluff face grading will only be permitted in 
order to develop trails and install drainage devices. Staff recommends approval of 
construction of a public viewing deck on a bench on the bluff face graded by the previous 
owner, but recommends against extending this pad to accommodate a pool and snack bar 
and against grading to create practice golf holes on the bluff face. However, staff is 
recommending approval of grading switchbacks on the bluff face to accommodate an ADA 
compliant public access trail to the pad/deck in the middle of the bluff provided that the 
beach access ramp that extends from the ADA compliant trail to the beach is also ADA 
accessible all the way to beach level. Staff is recommending that the Commission 
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approve the proposed trails through the site, but establish specific dimensions for the trails 
and require that the applicant offer easements over the trails for public access thereto and 
maintenance thereof and easements over other open space for maintenance thereof. In 
order to assure slope stability, and in part because stability calculations for the site are 
based on an assumption that the sediments of the site will not be saturated, staff is 
recommending that the applicant limit irrigation throughout the site, limiting irrigated turf to 
golf areas, and use only low water use plants for landscaping over the rest of the site. The 
applicant is proposing to preserve coastal bluff scrub habitat on the westerly bluff face, to 
enhance habitat on a thirty-foot wide "buffer" strip on the bluff top adjacent to the 
preservation area, and to plant coastal sage scrub on a 50-foot wide strip adjacent to the 
buffer, on a strip along Palos Verdes Drive South and on the face of the eastern bluff. 
Staff is recommending that the project so modified be accepted, with a condition that 
requires a detailed enhancemenUrestoration plan and that also requires that no invasive 
plants be used anywhere on the site. As conditioned, the project is consistent with the 
public access and recreation policies of the Coastal Act and with the policies of the 
certified Local Coastal Program adopted to improve public access, protect natural habitat, 
protect public views and encourage visitor-serving facilities. The motion to carry out the 
staff recommendation is on Page 3 and 4. 

SUBSTANTIVE FILE DOCUMENTS: 

1. Local Coastal Development Permit (COP) No. 166. 
2. City of Rancho Palos Verdes Certified Local Coastal Program. 
3. Destination Development Corporation- Geotechnical Consultation, Law/Crandall 

Project 70131-2-0076.0002. 
4. Long Point Resort Hotel City Council Project Resolution No. 2002-71 and 2002-70 

dated August 28, 2002. 
5. Jurisdictional Delineation for Long Point, City of Rancho Palos Verdes, Los 

Angeles County, California, Glenn Lukas Associates, May 30, 2001 (Revised 
January 14, 2003). 

6. Modified Project Description (A-5-RPV-02-324), Destination Development Corp., 
March 25, 2003. 

7. City of Rancho Palos Verdes response letter regarding revetmenUrock slope, 
March 24, 2003. 

8. Standard Urban Storm Water Mitigation Program (SUSMP), The Keith Companies, 
May 15, 2003. 

9. Master Drainage and Hydrology Report, The Keith Companies, March 24, 2003. 
10. Site Grading Plan (Scale: 1"-1 00') including a Detail of Lower Pool Area and 

SUSMP Site Plan, The Keith Companies, March 17, 2003. 
11. Long Point Marine Resources Report, Coastal Resources Management, March 24, 

2003. 
12. Geotechnical response to information request from the California Coastal 

Commission, Matec (formerly Law/Crandall), March 28, 2003. 
13. Integrated Pest Management Program, James Connolly Consulting, Ltd., March 

28, 2003. 
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14. Biological Resources Update for the Coastal Bluffs of the Resort Hotel Area Long 
Point Project Site, A-5-RPV-02-324, Bon Terra Consulting, March 27, 2003. 

15. Conceptual Planting Plan and Zone Legend (Sheet LP-1) and Planting Legend anc 
Notes (Sheet LP-2), Burton Associates, March 27, 2003. 

16. City of Rancho Palos Verdes Guidelines for Disability Accessibility 
17. Exotic Pest Plants of Greatest Ecological Concern in California, The CaiEPPC List 

October, 1999. 
18. Recommended List of Native Plants for Landscaping in the Santa Monica 

Mountains, California Native Plant Society, February 5, 1996. 
19. CNPS Guidelines for Landscaping to Protect Native Vegetation from Genetic 

Degradation, California Native Plant Society, December 1, 2001. 
20. City of Rancho Palos Verdes Natural Communities Conservation Plan (NCCP) 

Proposal. 
21. Long Point Resort Public Benefits Summary, December 24, 2002. 
22. Coastal Development Permits A5-RPV-93-005, A5-RPV-91-46 and 5-96-282. 
23. Ocean Trails Invasive Plant List, 1997. 
24. A Guide to Estimating Irrigation Water Needs of Landscape Plantings in California 

WUCOLS Ill, University of California Cooperative Extension and California 
Department of Water Resources, http://www.owue.water.ca.gov/docs. 

APPEAL PROCEDURES 

After certification of Local Coastal Programs, the Coastal Act provides for limited appeals to tl 
Coastal Commission of local government actions on coastal development permit applications 
Locally issued coastal development permits may be appealed if the development is located 
within the appealable areas established in Coastal Act Section 30603. These include areas 
located between the sea and the first public road paralleling the sea or within three hundred 
feet of the mean high tide line or inland extent of any beach or top of the seaward face of a 
coastal bluff, or within 100 feet of wetlands. Developments approved by counties may be 
appealed if they are not designated "principal permitted use" under the certified LCP. Finally 
local government action on applications for developments that constitute major public works c 

major energy facilities may be appealed, whether approved or denied by the city or county 
(Coastal Act Section 30603(a)]. The development approved in Coastal Permit No. 166 is 
located in an appealable area because it is located within three hundred feet from the inland 
extent of the beach and between the first public road and the sea. When the Commission 
found the appeal of the local permit for this development to raise a substantial issue, the loc:: 
coastal permit was nullified, and the Commission now acts on the matter de novo. The 
standard of review for the de novo permit is the access and recreation policies of the Coasta 
Act and the policies of the certified Local Coastal Program. 

I. STAFF RECOMMENDATION 

MOTION: I move that the Commission approve Coastal 
Development Permit No. A-5-RPV-02-324 pursuant to the 
staff recommendation. 
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STAFF RECOMMENDATION OF APPROVAL: 

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

RESOLUTION TO APPROVE THE PERMIT: 

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

II. STANDARD CONDITIONS 

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

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

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

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

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

1 
i 
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Ill. SPECIAL CONDITIONS 

1. DETAILED REVISED/FINAL PLANS 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
permittee shall submit, for the review and approval of the Executive Director, 
revised, detailed final plans for all development approved in this permit. The 
revised plans shall have been approved by the City of Rancho Palos Verdes, and 
shall conform to the requirements of the special conditions of this permit and 
indicate the final scale, location and elevation of all development. The plans shall 
include all development, including grading, staging, signage, structures, open 
space, parks, drainage facilities, landscaping, trails and trail corridors (including 
their widths) and roads, and shall be consistent with the following criteria: 

1) Bluff face protection. No development, with the exception of the following 
and grading necessary for the approved trails and drainage facilities, shall 
occur seaward of the Coastal Setback Line established in the certified 
Local Coastal Program (CSL). 

(a) Revegetation/habitat enhancement consistent with the requirements 
of Special Conditions 7 and 8 below; 

(b) Grading necessary for the ADA accessible public trail to the beach 
and Shoreline Access Ramp 1. Prior to the issuance of the coastal 
development permit, the City of Rancho Palos Verdes shall certify 
that both the "ADA Accessible Trail" and the connecting trail, to the 
beach level, Shoreline Access Ramp 1, comply with California 
Disability Accessibility Guidelines and/or the California Department 
of Parks and Recreation "Proposed Guidelines for Developed 
Outdoor Recreation Areas, Regulatory Negotiation Committee 
Report". 

(c) Construction of a public viewing deck on the existing bluff face pad 
formerly identified as the location of the Lower Pool; 

(d) Construction of a public restroom located either: (1) adjacent to the 
trail head for the ADA accessible access trail and public parking 
area, or (2) at the public viewing deck on the pad formerly proposed 
for the Lower Pool; 

(e) Construction of public trails and bike ways found in the Long Point 
Resort New Public Trails Plan shown in Exhibit 3; 

(f) Installation of storm water conduits and Outfalls "B" and "C" shown 
on the S.U.S.M.P. Site Plan dated May 15, 2003; 

(g) Removal of broken storm water drains identified for abandonment in 
"SUSMP" plan dated May 15, 2003; and 

(h) Installation of the fence delineating areas where no grading is 
permitted to take place, consistent with Special Condition 5A below. 

2) Pursuant to this requirement: 



______________ ......... 
A-5-RPV-02-324 (Destination Development) 

Appeal- DeNovo 
Page 6 

(a) The applicant shall eliminate the proposed Lower Pool Facility and 
all golf putting greens that are located seaward of the Coastal 
Setback Line. 

(b) The applicant shall eliminate the 801 cubic yards of grading on the 
bluff face proposed to accommodate the Lower Pool Facility. 

(c) The applicant shall eliminate all grading for the hotel patio seaward 
of the Coastal Setback Line. 

(d) The filter ("Stormfilter Unit 1") for Drainage "C", relocated inland of 
the Coastal Setback Line, shall be designed and built so as not to 
be visible from the beach or public trails. 

(e) Drainage line "B" shown on the face of the bluff shall be installed by 
drilling so that no pipes are visible from the beach. Outfall "B" shall 
be relocated west of the proposed location, as needed, in order to 
insure that the line can be drilled through competent bedrock 
material. 

(f) Drainage line "C" shall be installed by trenching to the beach, with 
vertical shoring used on the side walls to minimize disturbance. 

(g) Beach level dissipaters and outlets shall be constructed using native 
stone and/or concrete colored to blend in with adjacent rock. 

3} Bluff Edge and Coastal Setback Line (CSL). All final grading plans shall 
delineate the Coastal Setback Line as designated in the certified LCP and 
the upper edge of the bluff defined consistent with the California Code of 
Regulations Section 13577 (h). 

4) Grading plans. Final grading plans shall be at a scale no less than 1:1200 
(one inch to 100 feet). The grading plan shall include all trails, roads and 
final pads and shall conform to Condition 1 A above. 

5) View Corridors and Height. The plans shall show the pad elevations, 
building envelopes and elevations of all structures. In order to protect 
public automobile and pedestrian views from Palos Verdes Drive South, 
and pedestrian views from public trails to and along the bluffs and from 
beaches, the heights and view corridor dimensions shall be consistent 
with all view corridor and height requirements imposed by the City of 
Rancho Palos Verdes in its August 28, 2002 action on the Conditional 
Use Permit No. 215 and Coastal Development Permit , ~o. 166. 

6) Trails, Parks, and Streets. The plans shall show trails, parks, and streets 
consistent with specifications in Special Conditions 2A, Band D. 

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 
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a Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required. 

2. PUBLIC ACCESS AND RECREATION/EASEMENT OFFERS 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record document(s) in a form and content acceptable to 
the Executive Director, irrevocably offering to dedicate to a public agency or private 
association approved by the Executive Director an easement for public access and 
passive recreation over (i) the approved public trails and trail corridors and park 
areas generally described by the applicant in Page 5 of the Public Benefits 
Summary dated December 24, 2002 and the Site Grading Plan dated March 17, 
2003 and (ii) the roads and parking lots described in Section C of this condition. 
The areas to be offered are listed below in Sections A, B and C of this condition 
and shown on Exhibits 3 and 4. Passive use, includes but is not limited to, 
picnicking, viewing, sitting and hiking, but does not include organized sports. The 
easements shall include the right of the accepting agency to enter the easement 
areas and repair the trails or park. 

The recorded document(s) shall include legal descriptions of both the permittee's 
entire parcel(s) and the easement areas. The recorded document(s) shall also 
reflect that development in the offered area is restricted as set forth in the Special 
Conditions of this permit. The offer shall be recorded free of prior liens and 
encumbrances that the Executive Director determines may affect the interest being 
conveyed. The offer shall run with the land in favor of the People of the State of 
California. The offer shall be binding on all successors and assignees, and shall be 
irrevocable for a period of 21 years, such period running from the date of recording. 

A. Public Trails: 

(1) Long Point Bluff Top Trail: A 4-foot wide trail in a 1 0-foot wide corridor, 
extending from the northwestern corner of the site, adjacent to the Point 
Vicente Fishing Access, running parallel to the bluff edge and stopping 
at the southern tip of the ADA Compliant Trail and at the beginning of 
the existing shoreline access ramp that continues down to the beach. 

(2) Long Point Bluff Top Trail, Vanderlip Link: An ADA compliant, 6-foot 
wide trail in a 1 0-foot wide corridor that continues from the top of the 
ADA Compliant Trail described below in (5), running seaward of the 
Eastern Casitas, along the top of the bluff and connecting to the off-site 
Vanderlip Trail. 

(3) Marineland Trail: A mixed bicycle and pedestrian 1 0-foot wide trail in a 
16-foot wide corridor, extending from the northwestern corner of the 
site, adjacent to the Point Vicente Fishing Access, running east, parallel 
and adjacent to Palos Verdes Drive South and terminating at the 
western edge of the resort's main entrance at the northeastern corner of 
the site. 
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(4) Flowerfield trail: A 4-foot wide trail in a 10-foot wide corridor, extending 
from the northern end of the Resort Entry Trail, running east to the 
eastern edge of the property and continuing south and terminating on 
the southeast corner bluff top and connecting to the off-site Vanderlip 
Trail that continues down coast. This trail also connects to the Long 
Point Bluff Top Trail. 

(5) ADA-Compliant Coastal Access For Disabled: An ADA compliant 6-foot 
wide trail in a 1 00-foot corridor (area on bluff face identified for grading 
proposed switchbacks), extends from the resort public parking area, 
runs seaward, adjacent to the public viewing deck and terminates at the 
eastern shoreline access ramp, Shoreline Access Ramp 1. 

(6) Resort Entry Trail: A mixed bicycle and pedestrian 1 0-foot wide trail in a 
16-foot wide corridor, extending from Palos Verdes Drive South, running 
seaward along the eastern edge of the resort entry road, terminating at 
the hotel. 

(7) Shoreline Access Ramp 1: An ADA compliant, 4-foot wide ADA access 
way in a 1 0-foot wide corridor located at the southern tip of the ADA 
accessible trail described in (5) above and connecting the ADA 
accessible trail to the beach level at the southeastern corner of the 
project site. 

(8) Shoreline Access Ramp 2: A two-foot wide access way in a 10-foot wide 
corridor that provides shoreline access, connecting the Long Point Bluff­
Top Trail to the beach at the southern tip of the property. 

B. Parks: 

(1) Public Bluff Top Park: 2.2 Acre Park at the bluff edge adjacent to the 
Point Vicente Fishing Access in the northwestern portion of the site. 

(2) Beach: All areas owned by the applicant located between the beach 
level property line (mean high tide) and a line drawn approximately at 
the toe of the bluff. 

C. The easement for public access and passive recreation required to be offered 
pursuant to this Special Condition over the areas listed in sections 2A and 2B shall 
be subject to the limitation that it not provide for such access or recreation in those 
areas during the period between one hour after sundown each day and one after 
before dawn the next day. 

D. Public streets and parking areas. 

(1) The revised plans required by Special Condition 1 shall delineate all 
streets and parking areas of the project, including but not limited to, the 
following: 

(a) The 50-car parking lot adjacent to the Point Vicente fishing access. 
(b) The eastern par~ing lot in its entirety. 
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(2) Streets, Roads and Public Parking Areas shall be provided as described 
on Tentative Parcel Map 26073, dated May, 2002, and Long Point 
Parking Study Plan dated July 11, 2002 and shall be for public street 
purposes including, but not limited to, pedestrian, bicycle and vehicular 
access. 

E. Parking shall be provided as described in tt·,d applicant's Parking Study Plan 
dated July 11, 2002 and the applicant's submittal dated March 25, 2003. All streets 
and roads shall be open for use by the general public 24 hours per day. 

F. Final design and Construction. The applicant shall construct the trails and park 
consistent with the specifications of this permit and of the City of Rancho Palos 
Verdes. If the requirements of the City conflict with the requirements of this permit, 
the conditions of this permit shall prevail. 

(1) Consultation during design of the ADA accessible trail and Shoreline 
Access Ramp 1 . Prior to providing final designs of the ADA accessible 
trails, the applicant shall consult with the California Department of Parks 
and Recreation and local mobility and disabled rights advocate groups 
to assure that the trail will be usable by members of such groups. If 
there is any disagreement between the permittee and the City of 
Rancho Palos Verdes concerning the appropriate design of the trail, the 
Executive Director shall resolve the dispute consistent with the need for 
public safety, the protection of resources, the provision of maximum 
access and the feasibility of any alternative. 

(2) Before occupancy of the hotel or restaurant and before opening the 
three-hole golf facility and driving range for play, the Executive Director 
shall certify in writing that the trails and park are complete, open and 
have been accepted by the City of Rancho Palos Verdes or other public 
or private nonprofit agency that is able to operate the trails consistent 
with this permit. 

(3) Fencing plan. Prior to issuance of a coastal development permit, the 
applicant shall prepare a fencing plan consistent with the public access 
policies of this permit for the review and approval of the Executive 
Director. With the exception of pool fences, fences shall be open 
appearing and no more than 42 inches high. Fencing shall be 
constructed of materials that allow views through them (such as glass 
panels or wrought iron). Use of fencing shall be minimized and shall be 
employed only for public safety and to protect habitat areas from 
disturbance. 

G. Development Restrictions: 

(1) Public Trails and Bikeways 
(a) The permittee shall not interfere with the public's right of access 

over the public trails or bikeways identified in Special Condition 2A, 
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above, during their hours of operation (from one hour before dawn 
to one hour after sundown). The permittee may close the bluff 
edge and bluff face trails and prohibit access to those areas from 
one hour after sundown to one hour before dawn. 

(b) No development, as defined in Section 30106 of the Coastal Act, 
shall occur within the access corridors identified above in Section A 
of this condition and as described and depicted in an exhibit 
attached to the Notice of Intent to Issue Permit (NOI) that the 
Executive Director issues for this permit except for the following 
development: grading and construction necessary to construct and 
maintain the trails, bikeways and other development approved by 
this permit, maintenance of development authorized by this permit 
that the Executive Director determines does not include significant 
grading or landform alteration; maintenance of public access and 
recreation facilities and appurtenances (e.g. signs, interpretive 
facilities, benches, safety fencing), planting and removal of 
vegetation consistent with the special conditions of this permit, 
underground utilities, drainage devices, and erosion control and 
repair provided that development that diminishes public access 
through any identified corridor shall be prohibited. This restriction 
shall apply to the following areas: The lands for public trails and 
bikeways, as depicted on final plans approved by the Executive 
Director but generally depicted on Long Point Resort, Public 
Benefits Summary, dated December 24, 2002 and Long Point Site 
Grading Plan, dated March 17, 2003. 

(2) Public Park Areas 
(a) The permittee shall not interfere with the public's right of access 

over the park areas identified in Special Condition 2B, above, 
during their hours of operation (from one hour before dawn to one 
hour after sundown). 

(b) No development, as defined in Section 301 06 of the Coastal Act, 
shall occur within the public park areas identified in Section Band 
as described and depicted in an exhibit attached to the Notice of 
Intent to Issue Permit (NOI) that the Executive Director issues for 
this permit except for the following development: grading and 
construction necessary to construct the trails, public access and 
recreation facilities and appurtenances (e.g. signs, interpretive 
facilities, view points, benches, picnic tables, shade structures, 
safety fencing), vegetation planting and removal, underground 
utilities, drainage devices, and erosion control and repair provided 
that development that diminishes public access through any 
identified corridor shall be prohibited. This restriction shall apply to 
the following areas: The lands for public park areas, as depicted on 
final plans approved by the Executive Director but generally 
depicted on Long Point Resort, Public Benefits Summary, dated 
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December 24, 2002 and Long Point Site Grading Plan, dated 
March 17,2003. 

(3) Public streets and parking areas 
(a) Long term or permanent physical obstruction of streets, roads and 

public parking areas in Tentative Parcel Map 26073, dated May 
2002 and Parking Study Plan dated July 11 , 2002 shall be 
prohibited. Public entry controls (e.g. gates, gate/guard houses, 
guards, signage, etc.) and restrictions on use by the general public 
(e.g. preferential parking districts, guests-only parking 
periods/permits, etc.) associated with any streets or public parking 
areas shall be prohibited. 

(4) PRIOR TO ISSUANCE BY THE EXECUTIVE DIRECTOR OF THE 
NOTICE OF INTENT TO ISSUE A COASTAL DEVELOPMENT PERMIT FOR 
THIS PERMIT (NOI), the applicant shall submit for the review and approval of 
the Executive Director, and upon such approval, for attachment as an exhibit to 
the NOI, formal legal descriptions of the portions of the subject property affected 
by this Section G of this condition, as generally described above and shown on 
Exhibits 3 and 4 attached to the findings in support of approval of this permit. 

H. The permittee shall undertake development in accordance with the approved 
final plans in Special Condition 2F(3). 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. 

3. HABITAT ENHANCEMENT AND PROTECTION/EASEMENT OFFERS 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record document(s) in a form and content acceptable to 
the Executive Director, irrevocably offering to dedicate to a public agency or private 
association approved by the Executive Director an easement for habitat 
restoration/enhancement and protection areas including: all areas listed below in 
Section A and as identified on in the Long Point Resort Landscape Improvements 
Plan dated March 26 and 27, 2003 as depicted in Exhibits 6 and 7. The easement 
shall include the right of the accepting agency to enter the easement area and 
repair the habitat area if the permittee fails to maintain the restoration/enhancement 
and protection areas as required in Special Condition 7. 

The recorded document(s} shall include legal descriptions of both the permittee's 
entire parcel(s) and the easement areas. The recorded document(s) shall also 
reflect that development in the offered area is restricted as set forth in the Special 
Conditions of this permit. The offer shall be recorded free of prior liens and 
encur11brances that the Executive Director determines may affect the interest being 
conveyed. The offer shall run '.lith the land in favor of the People of the State of 
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California. The offer shall be binding on all successors and assignees, and shall be 
irrevocable for a period of 21 years, such period running from the date of recording. 

( 1 ) Habitat Restoration/Enhancement and Protection Areas: All areas 
seaward of the Coastal Setback Line (CSL), except for the area 
identified for the viewing deck, Drainage "B" and "C", and their 
construction, and the ADA compliant access trail. 

(2) Zone A, preserved naturalized vegetation zone (on the bluff face). 

(3) Zone B, the Coastal Bluff Scrub and Coastal Sage Scrub Zone: An 
approximately 80-foot wide restoration/buffer area, extending along the 
bluff top from the Long Point Oust north of the "Lookout Bar") to the 
Point Vicente fishing access, also described as "buffer" and 
"enhancement" areas. 

(4) Zone C, the Enhanced Native Planting Zone: a strip of coastal sage 
scrub and "accent trees" adjacent to Palos Verdes Drive South from the 
Point Vicente fishing access parking lot to the entry road. 

(5) ZoneD, area surrounding the ADA compliant trail. 

B. Development Restrictions: 

(1) Irrespective of whether the easement is accepted, the permittee and its 
successors shall maintain the areas described above in Special 
Condition 3A as habitat. 

(2) All planting within habitat areas shall conform to the requirements of 
Special Condition 7 addressing the preservation and/or planting of 
habitat and restoration areas. 

(3) No development, as defined in section 30106 of the Coastal Act shall 
occur in habitat protection areas as described and depicted in an exhibit 
attached to the Notice of Intent to Issue Permit (NO I) that the Executive 
Director issues for this permit except for habitat restoration, fencing and 
informational signs, approved drainage devices, designated trails and 
the viewing areas all as approved in this permit and identified in Exhibits 
3 and 4. 

(4) PRIOR TO ISSUANCE BY THE EXECUTIVE DIRECTOR OF THE 
NOTICE OF INTENT TO ISSUE A COASTAL DEVELOPMENT 
PERMIT FOR THIS PERMIT (NOI), the applicant shall submit for the 
review and approval of the Executive Director, and upon such approval, 
for attachment as an Exhibit to the NOI, formal legal descriptions of the 
portions of the subject property affected by this condition in Section B, 
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as generally described above and shown on Exhibits 6 and 7 attached 
to the findings in support of approval of this permit. 

4. PARKING MANAGEMENT PLAN 

A. PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit a parking management plan for the review and approval of 
the Executive Director that ensures the provision of no fewer than 1075 parking 
spaces on the property subject to this permit as a whole. These parking spaces 
include no fewer than fifty (50) public parking spaces within the eastern parking 
area adjacent to the trail head of the ADA compliant trail described in Special 
Condition 2A(5) and The 50 public spaces in the lot adjacent to the Point Vicente 
fishing access. Spaces on the on-site eastern parking lot shall be available from 
one hour before dawn until one hour after dusk. The plan shall include: 

(1) Signage on site identifying public parking and hours available in the 
public parking areas; 

(2) A written policy indicating that valets shall not park cars in these areas; 
(3) Signs shall indicate that if public spaces are occupied the public is 

welcome to park in any unoccupied space. 
(4) All contracts with conferences and weddings and other special events 

shall require that these programs direct attendees to areas outside of the 
public parking area. 

(5) Contracts shall provide that weddings, conferences and other events that 
increase parking demand over the number of spaces provided on site 
shall provide off-site valet parking or other methods to preserve no less 
than 50 parking spaces in the eastern parking lot for beach and trail 
visitors. 

B. The permittee will undertake development and continue to operate 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. 

5. MANAGEMENT /MAINTENANCE OF FACILITIES 

A. Construction Requirements: 

(1) Except as specified in Special Condition 1, before the commencement 
of demolition, construction or grading; a visible hazard fence shall be 
placed delineating the areas of approved grading, which shall be no less 
than 20 feet inland of the habitat restoration/enhancement and 
protection areas and no less than 30 feet inland of the edge of the bluff 
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where there are no habitat restoration/enhancement and protection 
areas (Exhibits 6 and 7). 

(2) Said fence may be temporarily moved or adjusted to accommodate 
construction of approved trails or drainage devices, but heavy 
equipment storage or stockpiling shall not occur in the areas listed 
above, in Section A(1 ). 

(3) The applicant shall also place fencind to delineate all areas outside of 
the area identified for grading for the ADA accessible trail. 

( 4) The Executive Director shall confirm in writing that the fencing is 
consistent with the condition. If the proposed fence is inconsistent with 
the adopted conditions of the permit, the permittee shall change the 
design to comply with the conditions, or if the inconsistency is due to a 
situation not anticipated in the Commission's action, submit an 
application to amend the permit. 

(5) No sediment shall be permitted to discharge onto the beach or intertidal 
area. 

B. The permitee shall be responsible for maintaining the park, trails and habitat 
areas required in this permit and shall reimburse the accepting agency when/if the 
accepting agency takes over the maintenance of the public trails, park and habitat 
restoration/enhancement and protection areas. Prior to issuance of or transfer of 
this permit the permittees shall acknowledge in writing: 

(1) Nothing in this permit shall prevent the owner of land that is covered by 
this permit and is for sale, as a condition of sale, from requiring each 
buyer to contribute its fair and reasonable share of the costs of the 
maintenance of the area to the hotel operator to collect funds and carry 
out maintenance of the areas pursuant to Special Condition 5F below 
and to manage and maintain the area and drainage system in 
accordance with the terms and conditions of this coastal development 
permit. Nothing in this restriction condition imposes the obligation on 
the owner of an individually owned unit (a "casita" or "villa") to personally 
work on the streets, park or habitat areas. 

(2) The applicant and individual owners or lessees shall not install or 
maintain any invasive plant that is not indigenous to the Palos Verdes 
peninsula anywhere on the property as required in Special Conditions 7 
and 8 of this permit. 

C. The permittee and its successors shall ensure that the entire storm water 
system, including but not limited to pipes, outfalls, stormfilters, trash traps, drainage 
systems, oil/water separators, Best Management Practices and other programs and 
devices required to protect habitat in ocean waters and tide pools are maintained, 
in good and working condition. This obligation includes obligations for regular and 
ongoing maintenance and cleaning and for replacement of damaged or aging 
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elements of the system. The accepting agency (City of Rancho Palos Verdes) shall 
maintain all public trails, park, public parking and habitat restoration/enhancement 
and protection areas as required by this permit when/if the permittee fails to do so. 

D. Public and commercial recreation facilities. The resort, including the 
restaurants, health spa, banquet facilities, clubhouse and golf practice facility will 
remain as commercial visitor-serving facilities open to the general public, and any 
proposed change in the level of public use will require an amendment to this permit. 
The trails and public parking areas as identified in Special Condition 2 shall remain 
open to the general public with no fee for use. The public shall receive equal 
priority with hotel guests for use of all public facilities. 

(1) The permittee is required to maintain no fewer than 100 public parking 
spaces, consisting of 50 parking spaces adjacent to the Point Vicente 
Fishing Access and no fewer than 50 parking spaces located in 
reasonable proximity to the ADA accessible trail for public use of trails, 
parks and the beach. 

(a) No fee shall be charged for the public's use of this parking. If hotel 
and restaurant visitors occupy the "public spaces", other spaces in 
the same lot shall be identified as public parking available to the 
public by clear and directional signage. 

(b) No more than three special events that result in closure of this 
parking shall occur during any calendar year. Permitted special 
events shall be available to the general public, but they may charge 
a fee. No more than one of these events shall occur between the 
week before Memorial Day and the week after Labor Day. 
Operators of the event shall provide alternate parking for beach 
users and shall not interfere with the public's access to the public 
park, trails along the bluff and from the bluff top to the beach. 

(2) The permittee shall notify all tenants and all future buyers that the ADA 
compliant trail and other trails and access points will be used by the 
public to access fishing, surfing, diving and kayak areas, and such 
activities are frequently undertaken at early hours of the morning. 

(3) CASITA BUILDINGS ADJACENT TO TOP OF SHORELINE ACCESS 
ADA COMPLIANT TRAIL. The permittee shall install soundproofing 
such as thermal insulation and double-paned glass on these buildings. 

(4) CLUBS PROHIBITED. No club or other arrangement that will restrict 
use of the golf course by the general public shall be permitted. 

(5) OPERATIONS. The permittee and its successors in interest shall open 
these facilities [which facilities?] to the public from one hour prior to 
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dawn to one hour following dusk. No fee or validation shall be required 
for use of these facilities. 

(6) PUBLIC USE. The restaurants, overnight facilities, health spa, Lookout 
Bar, banquet facility and golf practice facility shall be open to the 
general public. 

(7) SIGNS. The designated public parking lots, restrooms and public 
access trails shall be identified as open to the public by appropriate 
visible signs subject to the review and approval of the Executive 
Director. The signs shall be erected in areas accessible to the public, 
including trail entrances and the resort entrance. 

(8) CASITA AND VILLA OCCUPANCY RESTRICTION. The Executive 
Director shall accept no amendment authorizing the sale of independent 
units ("casitas" and "villas") unless it is proposed that they are to be 
operated by the hotel as limited occupancy resort condominiums 
pursuant to a restriction whereby owners shall not occupy their units for 
more than 29 consecutive days and no more than 60 days per year for 
the Casita owner and no more than 90 day~ per year for the villa owner. 
When not occupied by an owner, each unit will be part of the hotel 
leasing pool. All units shall be available for rental to the general public 
when not occupied by the unit owner. No portion of the project may be 
converted to time-share, full-time occupancy condominium, apartment, 
or other type of project that differs from the approved limited occupancy 
project without an approved amendment to this coastal development 
permit. 

E. Other agreements. The applicant shall assure that all covenants and 
agreements with the City of Rancho Palos Verdes that address the operation of 
these public facilities, including the parking lots, the golf facility, the clubhouse, 
banquet room, restrooms and other public facilities, are consistent with this permit. 
Pursuant to this requirement, any agreements or covenants that delegate 
maintenance or operation of these public facilities to a third party shall be 
consistent with all terms and Conditions herein, and shall be provided to the 
Executive Director for review and approval with evidence of such consistency prior 
to their execution. 

F. PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT A-5-RPV-02-
324, the applicant shall submit a written agreement, subject to the review and 
approval of the Executive Director, that requires the owner of the property to have 
the hotel operator physically maintain and keep in good repair all public trails, 
habitat, recreation facilities and drainage systems. The agreement shall apply to all 
parcels created by Tentative Parcel Map No. 26073 and to any parcels created by 
any subsequent division of the land covered by the map including subdivision for 
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condominium purposes. The agreement shall acknowledge all the responsibilities 
and limitations of this permit. 

G. The permittee shall undertake all development and construct and operate all 
facilities on the property consistent with these restrictions. 

6. TRAIL REPLACEMENT 

A. By acceptance of this permit, Coastal Development Permit A-5-RPV-02-324, the 
applicant acknowledges and agrees that if any of the bluff top trails (Long Point 
Bluff Top Trail, the ADA-Compliant Coastal Access Trail and the trail link between 
Long Point Bluff Top Trail and the Vanderlip Trail, an offsite trail) fails, and cannot 
be reasonably repaired within two weeks of damage, the applicant shall submit an 
amendment application to replace the damaged trail. The applicant shall perform 
any construction of the trail(s) authorized in any permit amendment approved in 
response to such proposal. Said replacement trail(s) will be proposed in a safe area 
between the bluff edge and the structures. In such relocation the applicant shall 
take all reasonable measures to assure the public safety from golf balls. No cage 
or "slinky" shall be permitted in lieu of golf facility redesign. Further, the applicant 
agrees to submit an amendment application within two (2) months of time trail(s) 
are damaged and complete all replacement trails within one ( 1) year of time 
amendment is approved unless an extension is granted for good cause by the 
Executive Director. The design for such trails shall be accompanied by redesign 
and relocation, as necessary, of other improvements on the property, including the 
golf course. The trail redesign or relocation shall provide the same quality of trail 
and level of access and shall provide access to and from the same areas as the 
original trail. 

7. RESTORATION AND ENHANCEMENT OF HABITAT AREAS 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
submit a restoration and enhancement final plan for protection, enhancement and 
restoration of habitat areas described in Special Condition ?B. The plan shall be prepared 
by a licensed landscape architect or restoration specialist in consultation with the project 
biological consultant for the review and approval of the Executive Director. Prior to 
submittal of the plan to the Executive Director, the project geotechnical engineering and 
geologic consultants, the City of Rancho Palos Verdes geotechnical consultant, the Los 
Angeles County Fire Department and the Resources Agencies shall review the plans to 
ensure that the plans are in conformance with the project geologist and geotechnical 
engineer, the City and County consultants and public agencies' recommendations 
assuring public safety, the protection of endangered species and the protection of the near 
shore environment. Within ten (1 0) days of the Commission's approval of this project, the 
applicant shall commence collecting seeds and cuttings from locally native plants found on 
this and adjacent properties. The habitat restoration/enhancement and protection areas 
plan shall conform with the following requirements: 
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A. Preparation/format of plan: The plan shall include, at a minimum, the following 
components: 

(1) A summary and map, based on the Final Environmental Impact Report (EIR) 
for the Long Point Resort Project, dated July 31, 2001 and the Addendum to 
the Certified EIR dated August 21, 2002 showing which species of native 
plants are found on the site and the topography of the developed site. 

(2) A survey of intact nearby bluff face and bluff top habitats, showing in each 
instance the degree of coverage, the species mix and the type of soil, the 
degree of sun exposure and the sources of moisture available for each habitat. 

(3) A list of goals for each of the habitat, enhancement and restoration areas listed 
in Special Condition No. 3, including but not limited to the needs of the El 
Segundo blue butterfly, migrating needs of coastal sage scrub species such as 
the coastal California gnatcatcher, and fire protection. Such goals shall be 
established in part by the performance of test plots. 

(4) A list of goals for timing and coverage. Timing and coverage shall be based on 
the expected growth rate of the plants the applicant proposes to use and the 
typical coverage of nearby sites in the bluff top and bluff face plant 
communities similar to the area addressed by the proposed plan. 

(5) Plans and measures to slow surface erosion appropriate to the expected 
growth rate of the plants. Alternative erosion control measures shall be 
identified and maintained until coverage is adequate to prevent surface 
erosion. 

(6) A map and separate list consistent with subsection 8 below, showing the 
species, size, number of all plant materials proposed to be installed including 
the common and scientific name of the plant and whether or not the plant is 
native to the Palos Verdes Peninsula plant community, the area devoted to the 
plant and the type of installation proposed. The map shall show all other 
features such as proposed trails and hardscape. 

(7) A map showing proposed temporary irrigation. Temporary, above ground (e.g., 
"monitored drip") irrigation to allow the establishment of the plantings is 
allowed, but no permanent irrigation is permitted in habitat areas. 

(8) A schedule for installation of plants; 
(9) A plan for site preparation indicating (1) method of cultivation, (2) soil 

preservation and (3) any herbicides proposed to be used and methods of 
application; and 

(1 0) A maintenance plan. 

B. (Unless otherwise specified, the areas below are those identified on the Long Point 
Resort Landscape Improvement Plans dated March 26 and 27, 2003 ). Plans for the 
following areas shall conform with the following criteria: 

(1) All areas seaward of the edge of the bluff including but not limited to Zone A 
Preserved Naturalized Vegetation Zone (6.7 acres of habitat on the bluff face). 
The applicant shall identify and if feasible remove aggressive invasive plants 
listed by the California Exotic Pest Plant Council. In areas disturbed by 
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excavation, the applicant shall replant with plants of the coastal bluff scrub 
community. 

(2) Zone B. the Coastal Bluff Scrub and Coastal Sage Scrub Zone: 80-foot wide 
"buffer" and "enhancement" area extending from the edge of the bluff inland 
and from the northwestern corner of the site. adjacent to the Point Vicente 
Fishing Access parking lot. 1 .2 acres of natural habitat consisting of coastal 
bluff scrub. The applicant shall not disturb native vegetation. The applicant 
shall remove those invasive plants listed on the Ocean Trails list of invasive 
plants (1997) and on the California Exotic Pest Plant Council list of invasive 
plants. Plantings shall consist of coastal sage scrub plant species native to 
Rancho Palos Verdes and suitable to El Segundo blue butterfly. The first 30-
foot wide "buffer" area of Zone B, adjacent to the bluff edge shall be fenced to 
discourage human encroachments. The applicant shall use Eriogonum 
parvifolium and shall not use Eriogonum fasciculatum. No "accent trees" are 
permitted in this area. The applicant shall use only local seeds and cuttings. 

(3) Drainage Line "C": All surface area disturbed by the installation of Drainage 
Line "C" shall be revegetated with locally collected seed and cuttings of coastal 
bluff scrub species native to Rancho Palos Verdes. No Eriogonum 
fasciculatum shall be used. 

(4) Existing drainage channel in southeastern corner of site: Invasive plants as 
identified on the "Ocean Trails list" shall be removed within 30 feet of the 
drainage. The applicant shall install riparian species native to Rancho Palos 
Verdes obtained, as feasible, from local cuttings. 

(5) Eastern Bluff Area: including the area formerly identified as "Naturalized 
Coastal Grass Planting Zone with Native Accents" on the Long Point Resort 
Landscape Plan dated March 26 and 27, 2003, shall be restored with coastal 
bluff scrub (CBS) including Eriogonum Cinereum; a 1.5 acre area of adjacent 
bluff face slopes shall be restored with coastal sage scrub species native to 
Rancho Palos Verdes and suitable to El Segundo blue butterfly, from local 
seed and cuttings. No trees, no large areas of grass and no Eriogonum 
fasciculatum shall be employed. 

(6) Zone C Roadside Enhanced Native Planting Zone. Applicant shall install 
plants adjacent to Palos Verdes Drive South that provide food and cover for 
wildlife, including gnatcatchers, migration between the nearby offsite habitat 
areas to the northeast and northwest under consideration for inclusion in the 
City's Natural Communities Conservation Plan (NCCP) Program as depicted in 
Exhibit 24. Species outside of expected shade canopies shall be 
predominantly coastal sage scrub plants. Tree canopies shall be limited to ten 
percent of the area. All plant materials shall be native to the Palos Verdes 
peninsula. 

C. General Provisions for the Project Site 

(1) Planting will maintain views from Palos Verdes Drive South and to and along 
the bluffs and shall be consistent with the preservation of public views through 
the view corridors :dentified in the certified LCP for the project site. 
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(2) Time limits for installation and completion of re-vegetation and enhancement of 
the bluff face, bluff ADA Compliant Trail and coastal bluff scrub and coastal 
sage scrub enhancement areas (includes Zones A, B, C and areas expected 
to be disturbed by grading.): The applicant shall provide a timetable consistent 
with the following: consistent with the experience of other projects in the area; 
for review and approval of the Executive Director; the surveys conducted as a 
result of the requirements of subsection A above; and with the results of test 
plots in the identified areas. 

(a) The applicant shall begin securing seeds and cuttings of native CBS 
materials found on the site and on the Palos Verdes peninsula within ten 
days of the Commission's action on this permit 

(b) Before the first rainy season following the issuance of the permit, the 
applicant shall remove invasives in the habitat restoration/enhancement 
and protection areas (Zones A, B, C and areas expected to be disturbed 
by grading). 

(c) With the exception of areas identified for grading the ADA Compliant Trail 
and for disturbance for drainage lines, the applicant shall install the plants 
in the coastal bluff scrub enhancement areas Zones A, Band C within 
ten days after the second rain in the first rainy season after issuance of 
the coastal development permit. Installation shall continue until the end 
of the rainy season. 

(d) In the case of areas approved for grading, the Drainage line "B" and Zone 
D, the area disturbed by grading for the ADA compliant trail on the bluff 
face and in a 1.5 acre area of bluff face adjacent to the trail and its 
supporting slopes, the applicant shall reserve topsoil and shall install 
plants at the beginning of the first rainy season after grading is complete. 
The applicant shall remove invasives and install plants of the coastal bluff 
scrub and coastal sage scrub communities before grading and install 
plants after the second rain in the first winter after the completion of 
grading of the bluff face access facilities. 

(3) All required plantings shall be maintained in good growing condition throughout 
the life of the project, and whenever necessary, shall be replaced with new 
plant materials to ensure continued compliance with the habitat enhancement 
restoration plan. Invasive plants identified above shall be removed. 

(4) Pursuant to this requirement, all landscape personnel shall be provided 
training, and understandable manuals concerning the plant materials on the 
site and the requirements of this condition. 

(5) The permittee shall not install or allow to persist plants that are incompatible 
with habitat restoration and protection of native butterflies that have been 
identified anywhere on the property. These incompatible plants include: 

(a) Eriogonum fasciculatum (California buckwheat) 
(b) Eucalyptus spp. 
(c) Invasive plants. Such plants are those identified on the "Ocean Trails 

Invasive Plant List" a list prepared for a project in Rancho Palos Verdes 
in consultation with the resources agencies, in the California Native Plant 
Society publication "California Native Plant Society, Los Angeles-- Santa 
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Monica Mountains Chapter handbook entitled Recommended List of 
Native Plants for Landscaping in the Santa Monica Mountains, February 
5, 1996, and/or those species listed by the California Exotic Plant Pest 
Council (UC Davis) on any of their watch lists as published in 1999 and 
as updated periodically. 

(6) The applicant shall use no pesticides. Any herbicides proposed for use and 
the methods of application shall be identified in initial plans. The Executive 
Director shall reject any chemicals that may adversely impact off shore habitat 
or that are persistent or that are listed as inconsistent with habitat or water 
quality in Special Conditions 7, 9 and 20 below. No insecticides may be used. 

D. Monitoring. The applicant will actively monitor the site for three years after permit 
issuance, remove non-natives in habitat areas identified in Special Condition 78 and 
reinstall plants that have failed. 

(1) The applicant will inspect the site no less than every 30 days during the first 
rainy season (November-March), and no less than every 60 days during the 
first year, every three months thereafter or on a maintenance schedule 
provided as part of the habitat enhancement! restoration plan, whichever is 
more frequent. A written record of such inspection shall be prepared. 

(2) If shown to be necessary by the inspections. the applicant shall remove 
invasive plants and replace plants that fail to establish. 

(3) On two occasions, three years and again five years from the date of the 
implementation of the restoration plan, the applicants shall submit for the 
review and approval of the Executive Director. a habitat area monitoring report, 
prepared by a licensed Landscape Architect that certifies the on-site habitat 
restoration is in conformance with the restoration plan approved pursuant to 
this Special Condition. The monitoring report shall include photographic 
documentation of plant species and plant coverage. 

(4) If the restoration/enhancement monitoring report indicates the habitat 
restoration/enhancement and protection areas are not in conformance with or 
has failed to meet the performance standards specified in the restoration and 
enhancement plan approved pursuant to this permit, the applicant. or 
successors in interest. shall submit a revised or supplemental restoration plan 
for the review and approval of the Executive Director. The revised restoration 
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. 

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

8. LANDSCAPE PLAN FOR GOLF COURSE AND TRANSITIONAL AND ORNAMENTAL 
PLANTING ZONES 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
submit a final landscape plan prepared by a licensed landscape architect in consultation 
with the project biological consultant for the review and approval of the Executive Director. 
The plan shall apply to the areas identified as Zones D, E, F, G and H on the landscape 
plan. Prior to submittal of the plan to the Executive Director, the project geotechnical 
engineering and geologic consultants, the City of Rancho Palos Verdes geotechnical 
consultant, the Los Angeles County Fire Department and the Resources Agencies shall 
review the plans to ensure that the plans are in conformance with the project geologist and 
geotechnical engineer, the City and County consultants and public agencies' 
recommendations assuring public safety, the protection of endangered species and the 
protection of the near shore environment. The landscape plan shall conform with the 
following requirements: 

A. Preparation/format of plan: The plan shall include, at a minimum, the following 
components: 

(1) A map and separate list showing the species, size, number of all plant 
materials proposed to be installed including the common and scientific name of 
the plant and whether or not the plant is native to the Palos Verdes Peninsula, 
the area devoted to the plant and the type of installation proposed. The plan 
shall show other landscape features such as proposed trails and hardscape. 

(2) A map showing proposed permanent (for golf area only) and temporary 
irrigation. 

(3) A list of goals for timing and coverage and of measures to slow surface 
erosion. Timing and coverage shall be based on the expected growth rate of 
the plants the applicant proposes to use and the typical coverage of the plants 
that are proposed. Alternative erosion control measures shall be identified 
and maintained until coverage is adequate to prevent surface erosion. 

B. Plans shall conform with the following criteria: 

(1) Hotel/Resort Area Zones 0, E, F, G and H (excluding golf area): All plantings 
shall consist of Palos Verdes natives and/or low and very low water use plants 
as defined by the University of California Cooperative Extension and the 
California Department of Water Resources in their joint publication: "Guide to 
Estimating Irrigation Water needs of Landscape Plantings in California". 
Conventional lawn areas shall be prohibited. 

(2) Golf area. The applicant shall provide evidence that proposed grass species is 
not invasive. 
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(3) Ponds. Applicant shall install no less than 9 feet by 24 feet (area of lost habitat 
at the northwestern cement v-ditch identified in the Jurisdictional Delineation 
for Long Point, dated May 30, 2001 (Revised January 14, 2003) of mule fat 
and riparian species adjacent to pond areas. 

C. General Provisions for the Project Site 

(1) Planting will maintain views from Palos Verdes Drive South and to and along 
the bluffs and shall be consistent with the preservation of public views through 
the view corridors identified in the certified LCP for the project site. 

(2) With the exception of the golf facility, the applicant shall install no permanent 
irrigation system on the project site. Temporary, above ground (e.g., "monitor 
drip") irrigation to allow the establishment of the plantings is allowed. 

(3) The applicant shall install efficient irrigation systems in the golf areas. A 
professional golf course irrigation designer licensed in the State of California 
shall design the irrigation system. The irrigation system shall include, but not 
be limited to, the following components: 

(a) The irrigation design will use current technology that maximizes control 
and efficiency of irrigation water. 

(b) The irrigation design will use data collected from on-site and local 
weather stations to determine evapotranspiration and irrigation 
requirements for turfgrass species used at the site. 

(c) The sprinkler spacing, nozzle type and design will be such that maximum 
efficiency is achieved. 

(d) A golf course irrigation computer program will assist the superintendent in 
irrigation scheduling, pump efficiency, and record keeping. 

(4) The permittee shall not install or allow to persist plants that are incompatible 
with restoration and protection of native butterflies that have been identified 
anywhere on the property. These include: 

(a) Eriogonum fasciculatum (California buckwheat) 
(b) Eucalyptus spp. 
(c) Invasive plants as defined in Special Condition 7 above. 

9. INTEGRATED PEST MANAGEMENT PLAN 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit, for review and approval of the Executive Director, a final revised Integrated 
Pest Management Plan (IPM Plan). The final plan shall demonstrate substantial 
conformance with the Proposed Long Point Destination Resort Integrated Pest 
Management Plan, dated March 28, 2003, prepared by James Connolly Consulting, Ltd, 
(Proposed IPM Plan). Where the ""Proposed IPM Plan" is inconsistent with the specific 
requirements of this condition, this condition shall prevail. The plan shall also be in 
substantial conformance with the following requirements: 

The IPM Plan shall favor non-chemical strategies over chemical strategies for managing 
pests on site. Chemical strategies shall only be employed after all other strategies have 
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been used and proven ineffective. This shall be demonstrated by providing written notice 
to the Executive Director of the non-chemical strategies that were used, the reasons for 
their ineffectiveness, and the chemical strategies that are being considered. If the IPM is 
inconsistent with the conditions of this permit, the permit conditions shall prevail. 

(1) This IPM Plan shall be designed and implemented for all of the proposed 
landscaping/planting on the project site and an analysis of the benefits of the 
selected landscaping materials on the native wildlife species that may use this 
vegetation. The measures that the applicant shall employ include but are not 
limited to the following: 

(a) Introduction of native natural predators. Native, non-invasive bacteria, 
viruses and insect parasites shall be considered and employed as a pest 
management measure, where feasible. 

(b) Weeding, hoeing and trapping manually. 
(c) Use of non-toxic, biodegradable, alternative pest control products. 
(d) No insecticides may be employed anywhere at the site in order to protect 

the El Segundo Blue butterfly, a federally endangered native species of 
California, that has been found at the site. 

(e) In the golf area only, when pesticides and/or herbicides are deemed 
necessary in conjunction with the IPM program, the following shall apply: 

(i) All state and local pesticide handling, storage, and application 
guidelines, such as those regarding timing, amounts, method of 
application, storage and proper disposal, shall be strictly adhered 
to. 

(ii) Pesticides containing one or more of the constituents listed as 
parameters causing impairment of the receiving waters for the 
proposed development (the Long Point Destination Resort) on the 
California Water Resources Control Board's 1998 Clean Water Act 
Section 303 (d) list, or those appearing on the 2002 list shall not be 
employed. In addition to those products on the Section 303(d) list, 
products that shall not be employed include but are not limited to 
those containing the following constituents: 

• Chern A. (group of pesticides)- aldrin, dieldrin, chlordane, 
endrin, heptachlor, heptachlor epoxide, 
hexachlorocyclohexane (including lindane), endosulfan, and 
toxaphene. 

• DDT. 
• Insecticides. 

The list of pesticides and their application methods shall be included 
in the plans. Pesticides that are not on the list approved by the 
Executive Director shall not be used. 
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(2) Time Limits for Hotel Landscaoinq. Final landscaping for all areas addressed 
in this condition shall be completed prior to the occupation of the adjoining 
hotel/restaurant structures approved by this permit. 

B. Monitoring. The applicant will actively monitor the site for five years after permit 
issuance, remove invasive plants noted above and reinstall plants that have failed. 

(1) Five years from the date of the implementation of the landscaping plan, the 
applicants shall submit for the review and approval of the Executive Director, a 
landscape monitoring report, prepared by a licensed Landscape Architect that 
certifies the on-site landscaping is in conformance with the landscape plan 
approved pursuant to this Special Condition. The monitoring report shall 
include photographic documentation of plant species and plant coverage. 

(2) If the landscape monitoring report indicates the landscaping is not in 
conformance with or has failed to meet the performance standards specified 
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. 

C. The permittee shall undertake development in accordance with the approved final 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 Commission 
amendment to this coastal development permit unless the Executive Director determines 
that no amendment is required. 

10. SIGNAGE 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall provide a signage plan for the review and approval of the Executive 
Director. The plan shall provide at a minimum: 

A. The project identification sign at Palos Verdes Drive South shall include notice 
of the public park, the public parking, and the presence of public trails. 

(1) The project identification sign shall be visible and legible from Palos 
Verdes Drive South. 

(2) The wording "public parking/beach access" shall appear on the sign in a 
typeface that is equal or larger in size to the words identifying the 
commercial facilities, such as resort or golf. 

B. Signs identifying public parking areas and trail heads shall be present on the site 
in sufficient number to direct the public to these facilities. 
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(1) Such signs shall be easily legible and no less that 30 inches by 24 
inches and 

(2) Such signs shall direct the public to available parking and trails. 

C. Interpretive signs/cautionary signs; the permittee may place small low-key 
interpretive and cautionary signs near habitat areas and near the bluff edge and at 
the entrance to steep trails. 

D. The permittee shall undertake development in accordance with the approved 
final 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 
Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required. 

11. PROJECT LIGHTING 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall provide lighting plans for the review and written approval of the 
Executive Director. The plans shall provide: 

(1) Illumination shall be at the lowest levels that will still provide the amount 
necessary for safety. 

(2) No lights, with the exception of low intensity path lights, shall spill over 
into the buffer area. 

(3) Exterior building lights and path lights shall be directed downward so that 
direct spillover outside the immediate area of the buildings shall not 
exceed ten feet. 

( 4) No night work or night construction lighting shall be permitted. 

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 permit unless 
the Executive Director determines that no amendment is required. 

12. IN-LIEU FEE FOR THE PROVISION OF LOWER COST VISITOR 
ACCOMMODATIONS 

For purposes of this condition, the acronym "LAC-AYH" means the Los Angeles Council of 
American Youth Hostels, Inc., and the term "AYH Agreement" refers to the June 26, 2002 
agreement between the Coastal Commission and LAC-AYH. 

Prior to the issuance of this coastal development permit, but only after the Executive 
Director of the Coastal Commission has indicated, in writing, that the Commission has 
entered into an agreement (the "New Agreement") modeled upon the A YH Agreement, the 
applicant shall provide, through a financial instrument subject to the review and approval 
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of the Executive Director, a mitigation fee of not less than $540,000 payable to the public 
agency or private non-profit association designated, in writing, by the Executive Director 
(including, but not necessarily limited to, LAC-A YH) to be used generally for the acquisition 
of land and/or construction of a low-cost visitor serving hostel facility in the urban coastal 
area of Los Angeles County and specifically in accordance with the terms and conditions 
of the New Agreement. 

13. CONFORMANCE OF DESIGN AND CONSTRUCTION PLANS TO 
GEOTECHNICAL REPORT AND REQUIREMENTS OF CITY GEOTECHNICAL 
REVIEW 

A. All final design and construction plans, including foundations, grading and drainage 
plans, shall be consistent with all recommendations contained in Geotechnical Review 
of the Proposed Grading Plan for Destination Development, Destination Development 
Corporation- Geotechnical Consultation, Law/Crandall Project 70131-2-0076.0002, all 
subsequent, supplemental recommendations identified in the geologic reports listed 
under Substantive File Documents in the Commission Staff Report dated May 21, 2003, 
and the specific requirements of the City of Rancho Palos Verdes addressing geologic 
safety/site stability. PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT 
PERMIT, the permittee shall submit, for the Executive Director's review and approval, 
evidence that an appropriate licensed professional has reviewed and approved all final 
design and construction plans and certified that each of those final plans is consistent 
with all of the recommendations specified in the above-referenced geologic evaluations 
approved by the California Coastal Commission for the project site. 

B. The applicant shall amend its final plans so that the underlying soils are 
protected from increased saturation by the following methods: 

(1) Elimination of turf and other high or medium water use landscaping. The 
permittee shall eliminate the turf grass surface from all areas not 
approved for golf fairways or golf holes. Instead, to reduce the possibility 
of percolation into the soils of the project, the applicant shall employ only 
low and very low water use landscaping, predominantly native plants 
indigenous to the Palos Verdes Peninsula, as described and required in 
the Restoration and Landscape Plan conditions above. 

(2) The applicant shall install separate water meters for pools and for 
permanent and temporary supply lines for irrigation. Permanent lines are 
only acceptable in golf turf areas; and on the major supply lines for eacn 
group of individual structures. All such lines shall incorporate (i) alarms 
that sound if there is a significant change in the rate or duration of flow or 
gross quantity of water in a particular period without a manual override in 
advance and (ii) automatic cutoff if the duration and rate of flow exceeds 
that anticipated by more than 1 00% or by a rate determined by the 
project geologist to be hazardous. 
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C. The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be reported to 
the Executive Director. No changes to the approved final plans shall occur without 
a Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required. 

14. ASSUMPTION OF RISK, WAIVER OF LIABILITY AND INDEMNITY 

By acceptance of this permit, the permittee acknowledges and agrees (i) that the 
site may be subject to hazards from landslide, bluff retreat, erosion, and earth 
movement; (ii) to assume the risks to the permittee and the property that is the 
subject of this permit of injury and 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; and (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 any injury or damage due to such hazards. 

15. NO FUTURE SEAWARD EXTENSION OF SHORELINE PROTECTIVE DEVICE 

A. By acceptance of this permit, the applicant agrees, on behalf itself and all 
successors and assigns, that no future repair or maintenance, enhancement, 
reinforcement, or any other activity affecting the shoreline protective device, 
installed prior to Feb. 2 1973, as described and depicted on an Exhibit attached to 
the Notice of Intent to Issue Permit (NOI) that the Executive Director issues for this 
permit, shall be undertaken if such activity enlarges the footprint of the subject 
shoreline protective device either seaward or laterally. By acceptance of this 
permit, the applicant waives, on behalf of itself and all successors and assigns, any 
rights to such activity that may exist under Public Resources Code Section 30235. 

(1) Inspection/Repair of Revetment. The applicant shall have an inspection of 
the existing riprap revetment completed by a licensed geologist or 
geotechnical engineer. Based on the inspection, the applicant shall be 
responsible for repositioning any rocks onto the revetment that have 
migrated onto the beach to assure beach encroachment has been 
minimized. The inspection and identified/necessary repositioning of stones 
shall be completed within 30 days of Commission action on this permit. 

B. PRIOR TO THE ISSUANCE BY THE EXECUTIVE DIRECTOR OF THE NOI 
FOR THIS PERMIT, the applicant shall submit for the review and approval of the 
Executive Director, and upon such approval, for attachment as an Exhibit to the 
NOI, a formal legal description of the shoreline protective device approved by 
Commission staff report dated May 21, 2003, as generally described above and 
shown on Exhibit Be attached to this staff report, showing the footprint of the device 
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and the elevation of the device referenced to NGVD (National Geodetic Vertical 
Datum). 

16. SHORELINE PROTECTION MONITORING PLAN 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit a monitoring plan, prepared by a licensed geologist, or civil or 
geotechnical engineer for the review and written approval of the Executive Director. 
The plan shall be sufficient to assess the performance of the existing revetment 
and shall include at a minimum: 

(1) A description of the approved shoreline protection device; 
(2) A discussion of the goals and objectives of the plan, which shall include 

maintenance of the revetment to assure its optimum designed 
performance without adversely affecting surrounding development or 
public access along the coast, public views, or fill of tidelands. 

(3) Provisions for taking measurements of the reconfigured revetment 
documenting the location of the toe, sides and elevation of the revetment 
and the alignment of the 8 foot-wide public access path between the 
existing restaurant and patio areas and the revetment. The plan shall 
identify exactly where such measurements will be taken,~ by 
reference to benchmarks, survey positions, or points shown on an exhibit, 
and the frequency with which such measurements will be taken; 

(4) Provisions for submission of "as-built" plans for the repaired revetment 
and public access path, showing the permitted structures in relation to the 
existing topography and showing the measurements described in 
subsection (3) above, within 30 days after completion of construction of 
the repairs to the revetment and removal of obstructions in the public 
access path; 

(5) Provisions for inspection of the condition of the shoreline protection 
device by a licensed geologist, or civil or geotechnical engineer, including 
the scope and frequency of such inspections. 

(6) Provisions for submittal to the Executive Director by May 1 of every year 
for the life of the structure of a monitoring report that has been prepared 
by a licensed geologist, or civil or geotechnical engineer. Each 
monitoring report shall contain the following: 

(a) An evaluation of the condition and performance of the approved 
shoreline protection device, including an assessment of whether 
any weathering or damage has occurred that could adversely 
impact future performance of the device, 

(b) All measurements taken in conformance with the approved 
monitoring plan, 

(c) A description of any migration or movement of rock that has 
occurred on the site, and 
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(d) Recommendations for repair, maintenance, modifications or other 
work to the device. 

B. If a monitoring report contains recommendations for repair, maintenance or 
other work, the permittee shall contact the Coastal Commission District 
Office to determine whether such work requires a coastal development 
permit. 

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

17. NO FUTURE BLUFF OR SHORELINE PROTECTIVE DEVICE 

A. By acceptance of this Permit, the applicant agrees, on behalf of itself and all 
successors and assigns, that no bluff or shoreline protective device(s) shall ever be 
constructed to protect the development approved pursuant to Coastal Development 
Permit No. A-5-RPV-02-324 including, but not limited to, (582 room resort, golf 
practice facility, club house, conference center, 4 restaurants, related commercial 
uses, public trails; 100 public parking spaces and open space) in the event that the 
development is threatened with damage or destruction from waves, erosion, storm 
conditions, bluff retreat, landslides, or other natural hazards in the future. By 
acceptance of this Permit, the applicant hereby waives, on behalf of itself and all 
successors and assigns, any rights to construct such devices that may exist under 
Public Resources Code Section 30235·. 

B. By acceptance of this Permit, the applicant further agrees, on behalf of itself and all 
successors and assigns, that the landowner shall remove the development 
authorized by this Permit, including (describe the development, e.g., the house, 
garage, foundations, and septic system), if any government agency has ordered 
that the structures are not to be occupied due to any of the hazards identified 
above. In the event that portions of the development fall to the beach before they 
are removed, the landowner shall remove all recoverable debris associated with the 
development from the beach and ocean and lawfully dispose of the material in an 
approved disposal site. Such removal shall require a coastal development permit. 

18. FUTURE DEVELOPMENT RESTRICTION 

This permit is only for the development described in Coastal Development Permit 
No. A-5-RPV-02-324. Pursuant to Title 14, California Code of Regulations, 
sections 13250(b )(6) and 13253(b )(6), the exemptions otherwise provided in Public 
Resources Code, Sections 30610(a) and 30610(b) shall not apply. Accordingly, 
any future improvements to the development described in this permit, including but 
not limited to repair and maintenance identified as requiring a permit in Public 
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Resources Code, Sections 30610(d) and Title 14, California Code of Regulations, 
Sections 13252(a)-(b), shall require an amendment to Permit No. A-5-RPV-02-324 
from the Commission or shall require an additional coastal development permit 
from the Commission or from the applicable certified local government, unless the 
Executive Director.of the Commission determines that no amendment or new 
permit is required. 

19. EROSION CONTROL DURING CONSTRUCTION 

A. Erosion and siltation control. Prior to the commencement of grading, the applicant 
shall provide to both the City and the Executive Director, for their joint review and 
approval, plan notes and general standards for erosion control. On or before 
September 15th of each year of construction, the applicant shall provide to both the 
City and the Executive Director for their joint review and approval, interim (time period 
prior to completion of project) erosion and sediment control plans that will prevent 
siltation and/or deposition of construction debris onto the beach, tide pools and habitat 
areas adjacent to the site. All sediment, construction debris, and waste products 
should be retained on-site until they can be removed to an approved disposal location. 
The approved plans shall be subject to the following requirements and include the 
following components: 

1. Erosion on the site shall be controlled to avoid adverse impacts to beaches, 
intertidal and habitat areas. This shall include erosion due to on-site drainage or 
on-site release of water or off-site water that travels through on-site drainage 
channels, construction activities, and the existence of roads and graded pads on 
the site. The applicant shall take all safe and reasonable measures to control 
siltation attributable to a landslide or other earth movement. 

2. The following temporary erosion control measures shall be used during 
construction activity: a combination of temporary measures (e.g., geo-fabric 
blankets, spray tackifiers, silt fences, fiber rolls, sand bags and gravel bags), as 
appropriate, during each phase of site preparation, grading and project 
construction, except that straw bales shall not be employed. The applicant shall 
also provide containment methods to prevent manmade debris and/or chemicals 
from slope stabilization from entering the intertidal or offshore waters. 

3. Following construction and throughout the interim period, erosion on the site 
shall be controlled to avoid adverse impacts on dedicated trails, public 
roadways, beaches, tide pools and habitat areas. 

4. A copy of the Storm Water Pollution Prevention Plan (SWPPP) and any 
amendments thereto, prepared for compliance with the State Water Resources 
Control Board General Construction Activity Permit, which specifies BMPs 
appropriate for use during each phase of site preparation, grading and project 
construction, and procedures for their installation, based on soil loss 
calculations. The submitted calculations will account for factors such as soil 
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conditions, hydrology (drainage flows), topography, slope gradients, vegetation 
cover, use of chemicals or fixatives, the type of equipment or materials 
proposed for use near shoreline areas and groundwater elevations. 

5. A site plan showing the location of all temporary erosion control measures. 
Such site plan may acknowledge that minor adjustments in the location of 
temporary erosion control measures may occur if necessary to protect 
downstream resources. Such measures shall be noted on project grading 
plans. 

6. A plan to mobilize crews, equipment, and staging areas for BMP installation 
during each phase of site preparation, grading and project construction, with 
timing of deployment based on the forecast percentage of rainfall occurrence. 
The plan shall also address provisions for delivery of erosion prevention/control 
materials, or access to onsite supplies including unit costs and specifications for 
adequate storage capabilities. 

7. A plan for landscaping, consistent with Special Conditions No.7, 8 and 9. 

8. Limitations on grading activities during the rainy season, from October 15 to 
April 15 of each year, wherein grading may only occur in increments as 
determined by the City Engineer so that exposed soils do not exceed what is 
proposed in the interim erosion control plans. Should grading take place during 
the rainy season (October 15 - April 15), sediment basins (including debris 
basins, desilting basins, or silt traps) shall be required on the project site prior to 
or concurrent with the initial grading operations, and maintained throughout the 
development process to control erosion, and to trap and remove manmade 
debris, coarse sediment and fine particulates from runoff waters leaving the site 
during construction activity, prior to such runoff being conveyed off site. All 
areas disturbed, but not completed, during the dry season, including graded 
pads, shall be stabilized in advance of the rainy season. 

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 permit unless the Executive 
Director determines that no amendment is required. 

20. WATER QUALITY 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit, for the review and approval of the Executive Director, a final revised 
Standard Urban Storm Water Mitigation Program (SUSMP) (i.e., site-specific water 
quality management plan) for the post-construction project site. The revised WQMP 
shall be prepared by a licensed v.ater quality professional and shall include project 
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plans, hydrologic calculations, and details of the structural and non-structural Best 
Management Practices (BMPs) that shall be included in the project. 

The final SUSMP shall be reviewed by the consulting engineering geologist to ensure 
conformance with geotechnical recommendations. The final SUSMP shall 
demonstrate substantial conformance with the Standard Urban Storm Water Mitigation 
Program (SUSMP) for Long Point Destination Re::.ort dated May 15, 2003, prepared by 
The Keith Companies. In addition to the specifications above, the plan shall be in 
substantial conformance with the following requirements: 

1 . Best Management Practice Specifications 

a. Site Design, Source Control, and Treatment Control BMPs shall be 
designed to reduce, to the maximum extent practicable, the volume, 
velocity and pollutant load of storm water and nuisance flow leaving the 
developed site. 

b. Runoff shall be conveyed off site in a non-erosive manner. 
c. Energy dissipating measures shall be installed at the terminus of outflow 

drains, where necessary to prevent erosion. 
d. Following construction, erosion on the site shall be controlled to avoid 

adverse impacts on dedicated trails, public roadways, beaches, tide 
pools and habitat areas. 

e. The BMPs shall be selected to address the pollutants of concern for this 
development, including, but not limited to, sediments, nutrients, 
pesticides, fertilizers, metals, petroleum hydrocarbons, trash and debris, 
and organic matter. 

f. Source control BMPs shall be preferred over treatment control BMPs. 
g. Maintain, to the maximum extent practicable, pre-development peak 

runoff rates and average volume of runoff; 
h. Runoff from all new and redeveloped surfaces (e.g., roads, parking lots, 

maintenance areas) shall be collected and directed through a system of 
appropriate structural BMPs. 

i. Post-construction structural BMPs (or suites of BMPs) shall be designed 
to treat or filter the volume of water resulting from 3/4 of an inch of 
rainfall in a 24-hour period over the entire tributary drainage area. (The 
Los Angeles Regional Water Quality Control Board has determined that 
in the Los Angeles area this is equivalent to the amount of storm water 
runoff produced by all storms up to and including the 85th percentile, 
24-hour storm event for volume-based BMPs, and/or the 85th 
percentile, 1-hour storm event, with an appropriate safety factor [i.e., 2 
or greater], for flow-based BMPs.) 

j. The structural BMPs shall be constructed prior to or concurrent with the 
construction of infrastructure associated with the development within 
Tentative Parcel Map No. 26073. Prior to the occupancy of the resort 
structures approved by this permit, the structural BMPs proposed to 
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service those structures and associated support facilities shall be 
constructed and fully functional in accordance with the final SUSMP 
approved by the Executive Director. 

k. All structural and non-structural BMPs shall be maintained in a 
functional condition throughout the life of the approved development to 
ensure the water quality special conditions are achieved. Maintenance 
activity shall be performed according to the specifications in the 
SUSMP. At a minimum, maintenance shall include the following: 
(1) All structural BMPs shall be inspected, cleaned and repaired, as 

needed prior to the onset of the storm season, no later than October 
1st of each year; after every major storm event; and at least once 
during the dry season; 

(2) Debris and other water pollutants removed from structural BMP(s) 
during clean-out shall be contained and disposed of in a proper 
manner. 

(3) It is the applicant's responsibility to maintain the drainage system 
and the associated structures and BMPs according to 
manufacturer's specification and to ensure maximum pollutant 
removal efficiencies. 

(4) Wetlands vegetation installed within the wet ponds shall be 
monitored and maintained in a manner that ensures successful 
establishment of the vegetation and ongoing ability of the vegetation 
to remove pollutants for the life of the development. All such 
maintenance shall be conducted under the supervision of a qualified 
wetlands biologist or qualified professional for the life of the 
development. 

(5) Adequate storage capacity shall be maintained above the 
permanent "pool" in the wet pond in order to detain stormwater 
runoff and promote pollutant settling. 

(6) Should any of the project's surface or subsurface drainage/filtration 
structures or other BMPs fail or result in increased erosion, the 
applicant/landowner or successor-in-interest shall be responsible for 
any necessary repairs to the drainage/filtration system and 
restoration of the eroded area. Should repairs or restoration 
become necessary, prior to commencement of such repair or 
restoration work, the applicant shall submit a repair and restoration 
plan to the Executive Director to determine if an amendment or new 
coastal development permit is required to authorize such work. If 
the Executive Director determines that an amendment or a new 
permit is required to authorize the work, no such work shall begin or 
be undertaken until it is approved in accordance with the process 
outlined by the Executive Director, 

(7) Should a qualified water quality professional(s) determine that the 
Recommended Maintenance Procedures as proposed in the 
SUSMP need to be revised due to site-sp13cific data, the applicant 
shall submit revisions and supporting information describing the 
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reason for the revisions for review and approval of the Executive 
Director. 

2. Dry Weather (Low Flow) Diversion to a Wet Pond 

a. All low diversion shall be pumped to and treated by Wet Pond "A." 
b. The applicant shall submit final design specifications for the installation of 
the low flow diversion pump(s). Prepared by a licensed water quality 
professional, the design shall demonstrate sufficient sizing of pump(s) and/or 
pump structures to divert all dry weather/nuisance flows from the storm drain 
system. 

3. Restaurants 
a. Wash down areas for restaurant equipment and accessories and food 

preparation areas shall be designed to meet the following: 
(1) The area shall be self-contained, equipped with a grease interceptor, 

and properly connected to a sanitary sewer. The grease interceptor 
shall have the capacity to capture grease to the maximum extent 
practicable. 

(2) If a wash area is to be located outdoors, it shall be covered, paved, 
have primary containment, and be connected to the sanitary sewer. 

(3) The grease interceptor shall be regularly maintained according to 
manufacturer's specifications to ensure maximum removal 
efficiencies. 

(4) The applicant shall be responsible for ensuring that restaurant 
owners, managers, and staff are educated about the use and 
maintenance of grease interceptors, as well as BMPs designed to 
limit, to the maximum extent practicable, the contribution of pollutants 
from restaurants, wash areas, loading areas, trash and recycling 
storage areas. 

(5) The applicant shall not use or distribute any polystyrene or foamed 
polystyrene product (including, but not limited to, foamed polystyrene 
cups, plates, and "to go" food boxes). 

(6) Informational signs around the establishments for employees and customers 
about water quality and the BMPs used on-site shall be provided. 

(7) The above restaurant management practices shall be incorporated into a 
lease agreement with the concessionaire or operator of such facilities so that 
such requirements are binding upon them. 

4. Trash and recycling containers and storage areas 
The applicant shall construct trash and recycling containers and storage 
areas that, if they are to be located outside or apart from the principal resort 
structures, are fully enclosed and water-tight in order to prevent stormwater 
contact with waste matter which can be a potential source of bacteria, 
grease, and particulates and suspended solids in runoff, and in order to 
prevent dispersal by w'nd and water. Trash container areas must have 



A-5-RPV-02-324 (Destination Development) 
Appeal - DeNovo 

Page 36 

drainage from adjoining roofs and pavement diverted around the area(s), 
and must be screened or walled to prevent off-site transport of trash. 

5. Sweeping . 
The applicant shall, on a weekly basis, sweep the parking areas and roads to 
remove sediment, debris, and vehicular residues. Washing-down of 
impervious surfaces is prohibited, unless these nuisance flows are captured 
and treated on site by diversion to Wet Pond "A" and do not contribute any 
additional pollutants to the runoff. 

6. Pools, Spas. and Fountains 

Pool, spa, and fountain water shall not be discharged into the storm drain 
system, the Pacific Ocean, or any other receiving water. For maintenance 
and repair of the pool, spa, and fountain structures, BMPs shall be utilized to 
ensure no pollutants are discharged to receiving waters. If drainage is 
necessary, pool and fountain water shall only be drained into a pipe 
connected to the sanitary sewer system. 

7. Education and Training 

a. Annual verbal and written training of employees, tenants, landscapers, 
BMP maintenance crews, property managers and other parties 
responsible for proper functioning of BMPs shall be required. 

b. Outdoor drains shall be labeled/stenciled to indicate whether they flow to 
an on-site treatment device, a storm drain, or the sanitary sewer, as 
appropriate. 

c. Storm drain stenciling {"No Dumping, Drains to Ocean" or equivalent 
phrase) shall occur at all storm drain inlets in the development. 

d. Informational signs about urban runoff impacts to water quality and the 
BMPs used on-site shall be provided (e.g., at trail heads, at centralized 
locations near storm drain inlets, near the wet ponds, etc.). 

e. The applicant or responsible party shall be responsible for educating all 
landscapers or gardeners on the project site about the IPM program and 
other BMPs applicable to water quality management of landscaping and 
gardens. Education shall include distribution of written materials, 
illustrations and verbal instruction. 

B. Water Quality Monitoring Program 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit, for review and approval of the Executive Director, a revised final Water 
Quality Monitoring Program Plan (monitoring plan), designed to characterize and 
evaluate the potential effects of stormwater and dry weather runoff from the proposed 
development on receiving waters. The final plan shall demonstrate substantial 
conformance with the Monitoring Program included in chapter VI of the Standard 
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Urban Storm Water Mitigation Program (SUSMP) for Long Point Destination Resort 
dated March 14, 2003 and revised May 15, 2003, prepared by The Keith Companies, 
and it shall be consistent with the requirements of these special conditions: 

1. Water quality monitoring shall comply with the following requirements: 
(a) The monitoring plan shall identify the pollutants of concern for this 

site (or any appropriate indicator parameters) that will be 
monitored. The Monitoring Plan shall identify a process for adding 
to or deleting parameters from the plan. 

(b) The plan shall specify sampling protocols to be used for each 
water quality parameter. Measurements must be precise enough 
to evaluate whether receiving waters are meeting applicable water 
quality standards. 

(c) The plan shall specify the sampling locations (e.g., upgradient site 
boundary, wet ponds, discharge points). 

(d) The plan shall specify the sampling frequencies (e.g., baseline, dry 
weather, first flush, subsequent storm events). 

2. The Monitoring Program plan shall include a map of the proposed sampling 
locations. 

3. Annual reports and semiannual updates containing data and analytical 
assessment of data in comparison to any applicable water quality objectives 
and other criterion specified herein, shall be submitted to the Executive 
Director of the Commission and to the Los Angeles Regional Water Quality 
Control Board after all construction approved by this permit has been 
completed. 

C. The permittee shall undertake development and shall operate the site 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. 

21. UNITED STATES ARMY CORPS OF ENGINEERS APPROVAL 

PRIOR TO COMMENCEMENT OF CONSTRUCTION, permittee shall provide to the 
Executive Director a copy of a permit issued by United States Army Corps of 
Engineers, or letter of permission, or evidence that no permit or permission is 
required. The applicant shall inform the Executive Director of any changes to the 
project required by the United States Army Corps of Engineers. Such changes 
shall not be incorporated into the project until the applicant obtains a Commission 
amendment to this coastal development permit, unless the Executive Director 
determines that no amendment is legally required. 

22. RETENTION OF LOCAL GOVERNMENT CONDITIONS OF APPROVAL 

Nothing in this action is intended to or does change any action taken by the local 
government, including the conditions of approval for CQP No. 166 approved by the 
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Rancho Palos Verdes City Council on August 28, 2002, except as explicitly stated 
herein or to the extent that any such conditions are in conflict with the 
Commission's special conditions listed herein. For purposes of condition 
compliance, the City of Rancho Palos Verdes shall remain responsible for 
reviewing and determining compliance with special conditions imposed through 
CDP No. 166 as contained in Exhibit 2. 

23. INSPECTIONS 

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

24. COMPLIANCE 

All development must occur in strict compliance with the proposal as set forth in the 
application for permit, subject to any changes approved in this permit and any 
amendments and subject to any revised plans provided in compliance with the 
Commission's special conditions and any other special conditions noted above. 
Any proposed change from the approved plans must be reviewed and approved by 
the Executive Director to determine if an amendment is necessary. Pursuant to 
this, all development/uses on site shall conform to the proposed project description 
as submitted, dated March 25, 2003, including but not limited to a public golf 
practice facility, 582-room hotel with health spa, restaurants and banquet facilities, 
four public access trails, a connecting trail to the existing offsite adjacent Vanderlip 
Trail and no fewer than one hundred (100) public parking spaces, as modified by 
the Commission's action. If there are inconsistencies, the conditions of this permit 
shall prevail.. 

25. PROOF OF LEGAL ABILITY TO COMPLY WITH CONDITIONS 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
permittee shall provide 1) proof of undivided legal interest in £!!the properties 
subject to this permit, or 2) proof of the permittee's ability to comply with all the 
terms and conditions of this coastal development permit. 

26. SURRENDER OF ALL PREVIOUS PERMITS APPLYING TO THIS PROPERTY 
INCLUDING COP NO. A-5-RPV-91-046 

PRIOR TO ISSUANCE OF THIS COASTAL DEVELOPMENT PERMIT, the 
applicant(s) and all legal owners of the property shall surrender in writing all rights 
to construct under all previous coastal development permits that apply to this 
property including but not limited to Coastal Development Permit A-5-RPV-91-046. 
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27. FUTURE SUBDIVISION/TRACT MAPS 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant permittee shall acknowledge in writing that all future tract maps, including 
a tact map to enable the sale of the "independently" owned units, the casitas and 
the villas, will require an amendment to this coastal development permit. 

28. BUYER'(S) ACKNOWLEDGMENT 

A. PRIOR TO ISSUANCE OF THIS COASTAL DEVELOPMENT PERMIT, the 
owner(s) of the property that is the subject of this permit shall agree that before 
any sale or transfer of any of that property or any interest in that property that 
occurs before completion of all public amenities required in this permit and 
establishment of habitat restoration areas required in this permit (collectively, 
the "Improvements"), the owner-seller shall secure a letter from the buyer of the 
property (1) acknowledging (a) that the conditions imposed by this permit, as 
amended, run with the land, (b) that the use and/or development of the land is 
restricted by the special conditions of the permit and restrictions recorded on the 
property pursuant thereto, and development of the property is contingent on the 
implementation of habitat preservation and enhancement described in the final 
habitat restoration plan and the construction and opening to the public of public 
trails and other public access and recreation amenities, (c) that pursuant to the 
special conditions of the permit and the special offers recorded pursuant thereto 
or otherwise required in this coastal development permit, the public has certain 
rights with respect to future use of project streets and trails; and (2) agreeing 
that, prior to any further sale or transfer of any of the property or any interest in 
the property that occurs before completion of the Improvements, that that buyer­
turned-seller shall secure from its buyer a letter to the same effect. 

B. Subsequent to the issuance of this coastal development permit, and prior to the 
sale or transfer of any of the property or any interest in the property that is the 
subject of this permit that occurs before completion of all of the Improvements, 
the owner of the property being sold shall secure a letter from the buyer (1) 
acknowledging (a) that the conditions imposed by this permit, as amended, run 
with the land, (b) that the use and/or development of the land is therefore 
restricted by the special conditions of this permit and restrictions recorded on 
the property pursuant thereto, and development of the property is contingent on 
the implementation of habitat preservation and enhancement described in the 
final habitat restoration plan and the construction and opening to the public of 
public trails and other public access and recreation amenities, and furthermore, 
(c) that pursuant to the special conditions of the permit and the special offers 
recorded pursuant thereto or otherwise required in this coastal development 
permit, the public has certain rights with respect to future use of project streets 
and trails; and (2) agreeing that, prior to close of escrow on any further sale or 
transfer of any of the property or any interest in the property that occurs before 
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completion of the Improvements, that that buyer-turned-seller shall secure from 
its buyer a letter to the same effect. 

C. A copy of such letter(s) shall be provided to the Executive Director, and the 
Planning Director of the City of Rancho Palos Verdes before close of escrow. 

29. GENERIC DEED RESTRICTION 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit to the Executive Director for review and approval 
documentation demonstrating that the landowners have executed and recorded 
against the parcel{s) governed by this permit a deed restriction, in a form and 
content acceptable to the Executive Director: (1) indicating that, pursuant to this 
permit, the California Coastal Commission has authorized development on the 
subject property, subject to terms and conditions that restrict the use and 
enjoyment of that property; and (2) imposing the Special Conditions of this permit 
as covenants, conditions and restrictions on the use and enjoyment of the Property. 
The deed restriction shall include a legal description of the entire parcel or parcels 
governed by this permit. The deed restriction shall also indicate that, in the event of 
an extinguishment or termination of the deed restriction for any reason, the terms 
and conditions of this permit shall continue to restrict the use and enjoyment of the 
subject property so long as either this permit or the development it authorizes, or 
any part, modification, or amendment thereof, remains in existence on or with 
respect to the subject property. 

IV. FINDINGS AND DECLARATIONS 

The Commission hereby finds and declares: 

A. Project Description and Area History 

The applicant proposes to construct a 582-room resort: (400 hotel rooms and 82 units 
consisting of 50 three-keyed "casitas", and 32 "villas" that the applicant will eventually 
propose to sell as condominium units), a driving range/golf academy and a three-hole 
practice course (ranging between a par 3 through a par 5) on the 102.1 acre Long Point 
site at 661 0 Rancho Palos Verdes Drive South in the City of Rancho Palos Verdes 
(Exhibit 1 ). The project includes a 68,000 square-foot banquet facility/conference center, 
8,000 square-foot golf school/golf club house, convenience services/retail sales, 20 to 
25,000 square-foot spa/fitness center; two tennis courts, four restaurants, public trails and 
park areas (2.2 acres), coastal access points, 100 public parking spaces and 975 
resort/golf parking, natural open space and habitat areas (7.9 acres). The public golf 
practice facility will occupy 32.5 acres of the site. The proposed grading on site is 784,550 
cubic yards (392,275 of cut and 392,275 of fill). The proposed project includes a tentative 
parcel map, which creates four separate parcels: Parcel 1 consisting of the resort s1te (88 
acres); Parcel 2 consisting of 36 resort casitas located at the western side of the site (6.3 
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acres); Parcel 3 consisting of 14 resort casitas located at the eastern side of the site ( 1. 7 
acres); and Parcel 4 consisting of 32 resort villas located at the northern side of the site 
(6.5 acres). The condominium units ("casitas" and "villas") will require a separate tract map 
and an amendment to this permit. 
The site forms a triangular peninsula that is seaward of Palos Verdes Drive South. It is 
the former Marineland Aquatic Park property that closed down in 1985. The site consists 
of flat graded areas and steep cliffs that support co?stal bluff scrub habitat areas for the 
endangered El Segundo blue butterfly. The site has some existing development including 
large surface parking lots, vacant buildings and the Catalina Room banquet facility. 
Urgency Ordinances adopted by the Rancho Palos Verdes City Council upon the closure 
of Marineland established a requirement for coastal access and public parking on the 
Long Point property. The parking and coastal access remain open during daytime hours 
8:30a.m. and 4:00p.m. 

Previous Project On Site 

On September 11, 1991, the Commission approved a similar project at this site with 
special conditions regarding the establishment of a public parking and recreational area, 
signage, conformance with city conditions, a trail connection to Point Vicente and an in­
lieu payment to mitigate the loss of low cost visitor-serving opportunities (A-5-RPV-91-46). 
The previous approval was for a commercial/recreational development, which included a 
9-hole golf course, 450 room hotel, conference facilities, restaurant, tennis court complex, 
retail facility, trails and parking at the 6610 Palos Verdes Drive South property in Rancho 
Palos Verdes. A one-year extension request is currently pending. 

Current Project History 

Initially the applicant applied for a coastal permit for a considerably larger, slightly different 
project. On October 9, 2001 the City of Rancho Palos Verdes Planning Commission 
approved a project that consisted of a 550-room (400 guest rooms and 50 3-keyed 
casitas) resort hotel and conference center, 32 private villas, and a nine-hole golf course 
on 168.4 acres of land. The project was to be located on two distinct geographical areas: 
103.5 acres of privately owned land located at 6610 Palos Verdes Drive South and 
formerly occupied by Marineland and 64.9 acres of publicly-owned land generally located 
at 30940 Hawthorne Boulevard and commonly known as Upper Point Vicente. 

On June 18, 2002 the Rancho Palos Verdes City Council determined that the proposed 
development on the Upper Point Vicente area would not be permitted, conceptually 
approved the reduced project and directed Staff to prepare the appropriate Resolutions 
and Conditions of Approval. The applicant then returned with a revised project excluding 
the City property (Upper Point Vicente) and proposing a resort hotel/practice golf facility at 
the former Marineland site. The City Council held four noticed public hearings to consider 
the revised project and ultimately approved it on August 28, 2002 (Exhibit 2). 

At the conclusion of the August 28, 2002 public hearing, the City Council found that the 
proposed project was consistent with the goals and policies of the City of Rancho Palos 
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Verdes certified LCP. The Council also adopted a Statement of Overriding 
Considerations, and a Mitigation Monitoring Program in connection with CUP No. 215, 
Grading Permit No. 2229, Variance No. 489, Coastal Development Permit No. 166 and 
Tentative Parcel Map No. 26073 for a proposed hotel and related uses to be known as the 
Long Point Destination Resort. However, the City has not received an application for a 
Final Tract Map created to enable the sale of the independently owned units, the casitas 
and the villas. 

B. Public Access 

Section 30210 of the Coastal Act states: 

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

Section 30211 of the Coastal Act states: 

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

The City's certified Local Coastal Program (LCP) reflects the linear nature of the City's 
coastal zone, which is a flat coastal plain that ends in unstable cliffs. The unstable cliffs 
often have sensitive habitat and throughout the City, the public jogs/walks along the tops 
of the cliffs and gains access to the beach over steep trails. The LCP addressed this by 
identifying corridors for access, habitat and views. 

The Corridors (Access Corridor) Element of the Land Use Plan portion of the certified LCP 
states: 

Continuity of pathways between major access corridors, open spaces, etc., should be 
provided within private developments, but designed so as to retain privacy for 
adjacent residences within these developments. 

The Corridors (Natural Corridor) Element of the certified LCP states: 

Natural Corridors should, where desirable and feasible, be utilized as pedestrian 
access corridors providing access to the coastal bluff area and public use areas, and 
should have appropriate design treatment to insure pedestrian safety as well as 
retention and enhancement of the natural features. 

The Corridors Element of the certified LCP states: 
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It is the policy of the City to: Require development proposals within areas which 
might impact corridors to analyze the site conditions in order to mitigate impacts and 
obtain feasible implementation of all corridor guidelines. 

Policy No. 2 of the Urban Environment Element of the certified LCP states: 

It is the policy of the City to encourage new developments adjoining public trails to 
design internal trails to link with the public trails. 

PUBLIC TRAILS 

The LCP designates a primary path and trail along Palos Verdes Drive South and a 
secondary path and trail at the eastern boundary of the property. When discussing this 
site, the LCP did not necessarily assume that the Marineland site would not change but it 
did assume that any development following would be a similar visitor-serving recreation 
use, providing public parking for existing public trails. 

The proposed project would add to the existing trails on the site. The City has found in 
previous actions that there has been continued public access on the site since the closing 
of the Marineland Park. Currently there is one public trail leading down a maintenance 
road at the eastern end of the property to the beach. The applicant is proposing to 
establish approximately 3.8 acres (4 miles) of dedicated public trails and trail corridors, 
including an ADA compliant trail from the bluff top to the beach (Exhibits 3 and 4 ). A 
linkage between the Long Point site trails connecting to an existing regional trail, the 
Vanderlip Trail is also proposed. The Vanderlip Trail is an off-site regional trail that is 
located adjacent to the southeast corner of the site and continues down coast along the 
bluff top. 

The project plans provided by the applicant show four main public pedestrian trails: 

1. The Long Point Bluff-Top Trail begins at the Fisherman's Access Lot, which is seaward 
and adjacent to Palos Verdes Drive South (northeast corner of the site). It extends 
south and east along the bluff top through the Long Point property. The plan shows the 
trail continuing, parallel to the bluff edge and seaward of the hotel, terminating at the 
southeastern coastal access point (Exhibit 3). Minor grading is proposed to make the 
trail easier and more gradual. A second segment of the Long Point Bluff-Top Trail 
connects from the top of the ADA Compliant Trail and extends along the top of the 
bluff, seaward of the East Casita accommodations, connecting to a north/south trail 
along the down coast property line identified as the Flowerfield Trail, and also 
connecting to the existing Vanderlip Trail which continues east, along the bluff tops 
(Exhibit 3). 

2. The ADA accessible trail begins at the proposed public parking area to the east of the 
hotel, continues seaward down the face of the bluff by way of switchbacks to a pad 
constructed by Marineland to support seawater tanks. Major grading will be necessary 
to construct the trail. This trail<...onnects to a former maintenance road, identified as 
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Shoreline Access Ramp 1 on the Long Point Resort Public Benefits Summary, dated 
December 24, 2002, which the City believes is ADA accessible for vigorous users and 
extends to the beach (Exhibit 3 ). 

3. The Flowerfield Trail begins at the hotel entrance way and extends east to the eastern 
property line and continues south along the property line until reaching the Long 
PoinWanderlip Trail link. 

4. The Marineland Trail, a combined bike/pedestrian trail, runs parallel to Palos Verdes 
Drive South, extending from the northeastern corner of the site, adjacent to the 
Fisherman's Access Lot and terminating at the resort entrance way. The Marineland 
Trail links existing off-site trails that run along Palos Verdes Drive South (Exhibit 3). 

The applicant also proposes a bike/pedestrian "resort entry trail" that is open to the public 
that runs along the resort entry road terminating at the main hotel. In addition to new trails, 
the applicant proposes to maintain the existing shoreline access trail at the southeast 
corner of the site (Shoreline Access Ramp 1) and to improve an additional bluff to beach 
coastal access way at the southern tip of the site (Shoreline Access Ramp 2 - See Exhibit 
3). According to the applicant, all new trails will be ADA accessible with a few exceptions: 
the west portion of the Long Point Bluff-Top Trail, the Shoreline Access Ramp 2 at the tip 
of Long Point, in the center of the site, which is a narrow switchback down the cliff, and 
the entry road trail. All trail surfaces are proposed to be constructed with stabilized 
decomposed granite or other "acceptable surface". New pedestrian trails are proposed at 
4-feet wide within a 6-foot easement and combined bike/pedestrian trails are proposed to 
be 5-feet wide within 8-foot easement. The Commission notes that the bicycle/pedestrian 
trail widths of 5 feet proposed by the applicant are narrower than the typical combined 
bike/pedestrian trail width described in the certified LCP, which are designed for two-way 
passage. The Commission requires that the combined bike/pedestrian trails be consistent 
with Caltrans standards for a heavily used, two way mixed pedestrian and bicycle trail, 
which is a 1 0-foot wide trail (16-foot wide corridor) for two-way passage. Los Angeles 
County indicates that it will accept an 8-foot two way bicycle trail but, according to Barry 
Kurtz, a Senior Transportation Consultant with Los Angeles County, 

According to Caltrans' Bikeway Planning and Design Chapter 1000 of Caltrans' 
Design Manual, the minimum with of a Class I Bikeway (an off-road bike path) is 8 
feet (or 2.4 m), with 2-foot (0.6 m) shoulders fora total of 12 feet. However, the 
Manual states, "Where heavy bicycle volumes are anticipated and/or significant 
pedestrian traffic is expected, the paved width should be greater than 2.4 m, 
preferably 3. 6 m or more." Because of the heavy demand, the South Bay Bike Trail 
(SBBT) along the beach and through the Marina is 16 feet wide. I've noticed the 
SBBT in Santa Monica south of the pier is wider than 16 feet and has a separate 
pedestrian path adjacent to the bike path. I believe any bike path with significant 
pedestrian volumes should have an adjacent pedestrian path because the non­
bikers tend to take over. (Barry Kurtz, May 21, 2003) 

The Commission is imposing special conditions that require the applicant to carry out the 
establishment of the trails as proposed in letters from Destination Development to the 
Coastal Commission dated March 25, 2003 and May 13, 2003 and in accordance with 
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project plans provided to the Commission by the applicant and in conformance with 
conditions imposed by the City of Rancho Palos Verdes (COP No. 166) on August 28, 
2002 that are not in conflict with this permit (Exhibits 2, 9 and 1 0). The Commission is 
also imposing special conditions that require the applicant to 1) increase the widths of the 
improved trails and the width of the corridors 2) keep the public trails open and safe during 
construction of the hotel and golf areas; 3) replace the bluff top trails and coastal access 
ways if at any point they are damaged by bluff failure or erosion; 4) submit formal legal 
descriptions of the public trails, park and bikeways for the purpose of acknowledging what 
areas will be open to the public and that no development, as defined in Section 30106 of 
the Coastal Act, shall occur within those described areas except as authorized in this 
permit and 5) execute a recorded deed restriction to ensure the trails continue to be open 
to the public during the life of this development. In addition, Special Condition 2 requires 
that the project include a dedication of easements over the privately owned beach area, 
public trails, public access ramps, and the passive public park area for the purpose of 
protecting public access to and the use of these areas. Only as conditioned does the 
Coastal Commission find the project to be consistent with the certified Local Coastal 
Program (LCP) and the public access policies of the Coastal Act. 

PARKING 

The proposed project is a commercial recreational use that includes a hotel resort with 
amenities for the public and resort guests. To accommodate all patrons, the applicant is 
proposing 975 parking spaces for the resort and golf facility and 100 parking spaces 
designated for use by the public (1,075 spaces total). Proposed parking consists of 490 
on-grade surface stalls, 375 structure stalls and 60 subterranean stalls. The 100 public 
parking spaces are proposed as surface parking divided up as follows: 1) 50 general 
public spaces to be located adjacent to the Fisherman's Access Lot in the northeastern 
corner of the site and 2) 50 general public parking spaces in the project's eastern lot, 
located near the head of the ADA compliant public coastal access trail that combined with 
an existing shoreline access ramp, leads down to the beach at the southeast corner of the 
site- See Exhibit 5). This former maintenance road is currently open to the public and 
used by beachgoers, divers and surfers to reach the beach. 

The project includes separate parking for the resort villa units located adjacent to the 
property entrance and Palos Verdes Drive South, which are calculated as part of the 975 
resort use parking spaces. Each resort villa unit is designed to have a two-car garage and 
a two-car driveway for a total of 128 off-street parking spaces attributable to the villas. 22 
additional on-street parking spaces are also proposed on the street (Exhibit 5). The City 
found that since the proposed project does not consist of an independent land use but 
rather multiple uses (hotel, banquet, restaurants and golf), a shared traffic and parking 
study would be acceptable (Exhibit 11 ). The study, provided by the applicant, concluded 
with various parking ranges, from .73 to 1.4 parking spaces per room. The applicant's 
traffic engineer determined and the City agreed that a parking rate of 1.4 or 1.5 parking 
spaces per room would be appropriate for this project. In Rancho Palos Verdes there is 
little or no on-street parking on the main coastal access road therefore it is necessary to 
require new development to provide adequate parking. According to the City's zoning, 
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approximately 914 parking spaces should be provided to serve the entire resort, including 
the villas. 975 on-site parking spaces to serve the resort and its amenities are being 
provided and are consistent with the City's zoning and certified LCP and the public access 
policies of the Coastal Act. 

The certified LCP requires that any coastal dependent and commercial recreational use 
provide at least ten percent of its parking for the us€ of the public. The applicant is 
proposing 100 on-site public parking spaces: 50 near the Fisherman's Access parking lot 
and 50 near the eastern casitas. The applicant is noting that these spaces may not be 
available during "special events." To assure compliance with the LCP, the Commission is 
limiting, in Special Condition 5, the number of special events that can close public parking 
to one summer event and two winter events. In the existing A-5-RPV-91-46 Coastal 
Development Permit, the Coastal Commission also required that ten percent of the 
parking be for the use of the public and that 50 of those total public parking spaces be 
located at the northwest portion of the property (Exhibit 12). The proposed project as 
conditioned is consistent with past Commission actions, the certified LCP and the public 
access policies of the Coastal Act. 

The Commission is requiring that the applicant assure that the 1 00 public parking spaces 
be available for the general public during the hours of one hour before dawn to one hour 
after dusk. The Commission requires that the applicant offer a public easement over the 
westerly 50 car parking area and over the eastern 128-car parking area, allowing the 
public to access no fewer than 50 of the spaces for parking. Pursuant to this requirement 
the applicant is required to submit a legal description of these parking areas and that no 
development occur that impedes the access and availability by the public from one hour 
before dawn to one hour after dusk. Ensuring that ten percent of the on-site parking 
remains free and open to the public is consistent with the certified LCP and the public 
access policies of the Coastal Act. 

Since there is no on-street parking available on Palos Verdes Drive South, the provision of 
public parking is necessary to assure continued public access to the beach on the eastern 
end of the property. As mentioned above, the applicant proposes to provide fifty (50) 
public parking spaces located within the car parking lot adjacent to the eastern casitas. 
The applicant proposes to "designate" these spaces, limiting public parking to the 
designated 50 spaces, but also proposes that these "public" spaces may be used for 
overflow parking for the resort. In addition to the general public, hotel guests, casita 
owners, golfers, and participants in banquets or conferences will use this parking area. 
While the parking needed for the resort is calculated based on a shared parking scenario, 
it is not clear that the conference guests, wedding guests and restaurant patrons would be 
able to use the 128 villa parking spaces, or if it happens that if restaurant and hotel visitors 
fill up the public spaces, whether the public would be able to park in the remainder of the 
lot. Providing an adequate amount of public parking is not possible if hotel guests or 
overflow from wedding parties or conferences occupies the designated public parking. 
Therefore the Commission finds that it is necessary that the applicant manage its parking 
lots so that such parking problems are avoided. In addition to requiring that the adequate 
parking be provided for the public, the Commission is requiring the applicant to submit a 
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parking management plan that includes 1) adequate signage informing the public that 
parking is available and where the spaces are located; 2) a guarantee that parking will be 
open to the public during trail and park operating hours of one hour before dawn to one 
hour after dusk; 3) a plan that ensures that the designated 50 public parking spaces 
adjacent to the eastern casitas will not be taken up by hotel guests or casita owners, an 
agreement that the public will not be confined to the "public spaces" in the event that 
patrons occupy the spaces and 4) a requirement that high attendance events use valets or 
other methods to assure that public spaces are available to beach visitors. The 
Commission finds that only as conditioned is the project consistent with the certified LCP 
and the public access policies of the Coastal Act. 

C. Public Recreation 

The Coastal Act provides that visitor and recreation serving facilities be given priority over 
other private uses, and that such visitor-serving facilities where feasible include lower cost 
facilities. 

Section 30221 of the Coastal Act states: 

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

Section 30222 of the Coastal Act states: 

The use of private lands suitable for visitor-serving commercial recreational facilities 
designed to enhance public opportunities for coastal recreation shall have priority over 
private residential, general industrial, or general commercial development, but not over 
agriculture or coastal-dependent industry. 

Subregion 2 Section of the LCP states in part: 

Any future development on the site will require City approval in the form of a 
Conditional Use Permit. Compatible uses could include those of a Commercial 
Recreational nature, visitor-oriented, such as additional oceanarium attractions, 
retail facilities, recreation uses, motel, convention facility, restaurants, museum, etc. 
Those considered not compatible are uses of a "carnival" nature. 

17.22.030 of the City's Municipal Code, (part of the certified LCP) states in part: 

The following uses may be permitted in the commercial recreational 
(CR) district pursuant to a conditional use permit, as per Chapter 17.60 
(Conditional Use Permit): 
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A. Any new or reestablished use which is of an entertainment, visitor 
serving or recreational nature, including but not limited to a 
resort/conference hotel, restaurant, limited theme retail, tennis court, golf 
course and other entertainment and banquet facilities compatible with 
existing uses and the surrounding area. Such use, if located within the 
coastal specific plan district, shall be required to provide public access to 
and along the bluff and coastline; 

F. Golf courses, driving ranges and related ancillary uses; 

J. Outdoor active recreational uses and facilities; and 

The Corridors Element Section of the LCP states in part: 

The following are guidelines and should be considered whenever dealing with an 
area identified as a natural corridor: 

Natural corridors should, where desirable and feasible, be utilized as pedestrian 
access corridors providing access to the coastal bluff area and public use areas, 
and should have appropriate design treatment to insure pedestrian safety as well 
as retention and enhancement of the natural features. 

The Corridors Element of the certified LCP states: 

It is the policy of the city to: Require development proposals within areas which 
might impact corridors to analyze the site conditions in order to mitigate impacts and 
obtain feasible implementation of all corridor guidelines. 

The proposed project is the redevelopment of a site that formerly served large numbers of 
the general public and that also provided a site for overflow parking for the City's trail 
system. While the proposed project is a visitor-serving facility, it is not a lower cost facility, 
and by its design will serve significantly fewer visitors than the previous use. The 
proposed hotel includes some facilities that are open for public use as well as resort guest 
use. These are a golf facility (three golf practice holes and driving range), conference 
facility, banquet and meeting rooms, spa/fitness center and restaurants and bars 
(including the Lookout Bar on the western bluff edge), which are all available to the public. 
On-site low cost public recreational amenities include the proposed public trails throughout 
the site that provide access to the shoreline and to off-site trails. Along the Long Point 
Bluff-Top trail, which runs parallel with the bluff edge, the applicant proposes 
approximately seven bluff-top view points, a public bluff top park and a public restroom 
(within the Lookout Bar). Special Conditions 5 and 29 require the applicant to execute a 
recorded deed restriction that provides that the visitor-serving resort and golf facilities 
conform to specific requirements such as remaining as commercial visitor-serving and 
open to the general public. Any change in use shall require an amendment to this permit. 



A-5-RPV-02-324 (Destination Development) 
Appeal - DeNovo 

Page 49 

As conditioned the project is consistent with the certified LCP and the public recreation 
policies of the Coastal Act. Special condition 2 requires the applicant to offer an 
easement over the proposed trails in order to assure that the trails remain available to the 
public. 

The applicant is also proposing a lower hotel pool, public restrooms and snack bar on a 
graded bench on the bluff face (eastern bluffs, adjrcent to the existing coastal access 
point that terminates at the beach). The Commission finds that this proposed hotel lower 
pool and snack bar are not appropriate uses on the bluff face and are inconsistent with the 
certified Local Coastal Program. The LCP protects the bluff faces by identifying them in 
three of its protected corridors: visual, habitat protection and geological sensitivity. The 
LCP includes a coastal setback line to protect these resources and to protect 
development from the eventual erosion of the bluffs. The LCP limits development seaward 
of the coastal setback line to trails and other low intensity public recreational uses. The 
applicant proposes to grade an approximate 8,500 square-foot pad, on a small bench 
graded by Marineland to accommodate a seawater tank, extending the pad seaward to 
construct a pool for hotel guests (Lower Pool), a snack bar and restrooms. According to 
the City of Rancho Palos Verdes Planning Commission staff report approving a variance 
for the proposed Lower Pool facility, total grading for the lower pool facility is 801 cubic 
yards. In addition, the project includes several golf holes on the re-graded slope above 
the pool on the bluff face. The Commission finds that this variance, granted because 
limited grading had occurred at this location in the past, is not consistent with the policies 
of the LCP. 

Because this development is located seaward of the LCP established Coastal Setback 
Line and on the bluff face, the Commission is requiring that the applicant eliminate the 
proposed Lower Pool facility and the proposed grading for the facility that is located on the 
bluff face. The applicant is permitted to construct a public restroom/shower facility at this 
location on the existing pad. If the applicant chooses not to construct the proposed public 
restroom/shower on the lower pad, the Commission is requiring that a public restroom be 
provided at the top of the bluff adjacent to the public parking and eastern casitas. The 
only other public restroom proposed on this 1 02-acre site is located across the site at the 
western bluff edge in the Lookout Bar. There is also an off-site public restroom owned by 
Los Angeles County located to the north of the resort. The restrooms located on the 
western side of the site will not adequately provide for the public who use the eastern area 
trails and beach. While the private lower pool for guest use is inconsistent with the LCP 
for development on the bluff, the Commission approves the grading for the public access 
ADA Compliant Trail as long as the trail, combined with an improved existing trail 
(Shoreline Access Ramp 1) can provide increased public access to the beach by providing 
ADA Compliant accessible access to the beach. The Commission notes that there are no 
other handicapped access ways that connect to beach level on the Palos Verdes 
peninsula. The Commission has imposed special conditions to assure that the trail (1) is 
in fact ADA compliant and does not just prove access to hotel guests, and (2) extends, 
when combined with Shoreline Access Ramp One, ADA accessible passage all the way to 
the beach. As conditioned the project is consistent with the public recreation policies of 
the Coastal Act. 
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The applicant proposes an eventual subdivision to allow sale of the 50 casitas and 32 
villas to private parties. As proposed, these facilities would have one owner per unit. 
Owners would be permitted to occupy the unit for a maximum 29 consecutive days up to 
60 days per year in the casitas and up to 90 days per year in the villas. As required by the 
City of Rancho Palos Verdes (Coastal Permit No. 166), the applicant proposes that owner 
occupancy shall not exceed the 29 consecutive-day time period and that there be a 7 -day 
minimum time period in between the 29-day stays. The applicant proposes that the 
casitas and villas will be operated by the hotel and rented out to the public during the rest 
of the year. 

The certified LCP designates the former Marineland site as commercial/recreational and 
requires that future development shall be visitor serving or recreational in nature. Privately 
owned units are not visitor serving, therefore, the Commission is imposing a special 
condition that limits the length of the owners' stays. The special condition requires 60/90-
day occupancy restriction and is also requiring the applicant to assure that all future 
owners of the individual units will be informed of the requirement. Special Condition 29 
requires the applicant to record a deed restriction that will include this and other 
restrictions on the development. As conditioned, the casitas and villas are to be included 
as part of the hotel's room pool throughout 9 to 10 months of the year, thus available as a 
commercial/recreation use. As proposed and conditioned the project is consistent with the 
certified LCP and the recreation policies of the Coastal Act. 

Section 30213 of the Coastal Act states: 

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

The commission shall not: (1) require that overnight room rentals be fixed at an 
amount certain for any privately owned and operated hotel, motel, or other similar 
visitor-serving facility located on either public or private iands; or (2) establish or 
approve any method for the identification of low or moderate income persons for the 
purpose of determining eligibility for overnight room rentals in any such facilities. 

The applicant proposes to develop a site that was previously a low-cost recreational 
facility that attracted millions of people over the years with a new high-cost resort hotel. 
The project and the recent City approval (COP No. 166) do not ad.dress provisions of 
lower-cost visitor accommodations. The applicant does not propose to accommodate 
lower-cost overnight facilities on the site. Previously, in mitigating the abandonment of 
Marineland, a mass-market park, the Coastal Commission required that the applicant 
provide an in-lieu fee for the acquisition of land and/or construction of a low-cost visitor 
serving hostel facility (A-5-RPV-91-46, Exhibit 13). This is the only site on the peninsula 
that is planned to be developed as an overnight facility. Occupancy of the site solely by a 
higher-cost facility would preclude development of lower cost facilities, limiting the ability to 
visit the coastline to visitors who can pay the fees at the top end of the market. While 
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trails are one kind of lower-cost amenity, they do not serve those who do not live in the 
immediate area. Previous developers have indicated that it is not feasible to build lower 
cost overnight accommodations on the site, preferring instead to develop golf in the 
remaining space on the site. An alternative would be to develop a campground or RV 
park on the 32 acres devoted to golf. If this is not feasible, the alternative would be to 
contribute to lower cost facilities in the area. In other instances, the Commission has 
required provisions of lower cost visitor accommodations in conjunction with the hotel 
development, but permitted the developer to provide such units off-site and/or contribute 
in-lieu fees to be used for construction of the lower cost facilities (5-82-542-A3, 5-87-675, 
A-207-79, a-49-79, 79-5539, 5-82-291 ). 

The Commission finds that the applicant must mitigate the loss of low-cost, visitor-serving 
historic use of the site in conjunction with its conversion to a higher cost hotel/golf resort. 
The project is therefore conditioned to provide in-lieu fees to a non-profit agency in the 
amount of $540,000 to be used for land acquisition and/or construction of lower cost 
visitor accommodations such as hostel facilities. Non-profit agencies such as the 
American Youth Hostel facilities (AYH), operates a youth hostel in San Pedro and 
proposes expand a Long Beach facility. There may also be other agencies that are 
capable of providing low-cost overnight accommodations. Only as conditioned will the 
proposed project conform with prior actions of the Coastal Commission and Section 
30213 of the Coastal Act. 

D. HABITAT 

The City and the applicant have identified sensitive habitat on the site. The applicant is 
proposing a number of measures to enhance the habitat. The proposals are still 
preliminary. Several features of the applicant's proposal will impact habitat areas. Some 
of these impacts are avoidable. 

The Natural Element Section of the certified LCP (P. N-44) states in part: 

CRM 9 - Wildlife Habitat 
Existing wildlife habitats can be retained with vegetation and natural drainage 
patterns maintained to provide water and foraging material in the habitat. It is 
important to review any proposed development within or adjacent to wildlife habitat 
districts for the nature of the impact upon the wildlife habitat and possible mitigation 
measures to fully offset any impacts. 

Significant marine life habitats have also been included in this CRM district. All 
development swill be reviewed with regard to the increased drainage induced and 
its possible impacts on the marine environment, the intensified use of the habitats 
by the induced population, and possible design factors or mitigation measures to 
assure the protection of this threatened resource. 

The Natural Element Section of th J certified LCP, Policy No. 8 states: 
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It is the policy of the City to require developments within or adjacent to wildlife 
habitats (CRM 9) to describe the nature of the impact upon the wildlife habitat. and 
provide mitigation measures to fully offset the impact. 

Urban Environment Element Landscape/Hardscape guidelines of the certified LCP state in 
part: 

The use of plant materials and planting designs which reflect the natural coastal 
sage scrub character of the peninsula, and the Southern California coastline in 
general, is encouraged for open and common areas within developments rather 
than the use of extensive decorative materials and plans requiring extensive 
maintenance/watering, and which are in contrast with species/materials in 
remaining natural vegetation areas of the City. 

The Vegetation and Wildlife Habitats Terrestrial Section (Natural Element Section) of the 
LCP states in part: 

Despite the intensive development that has taken place over the past decade, the 
Rancho Palos Verdes coastal region still possesses areas which are in a natural or 
near-natural state as well as some areas which had previously been scarred by 
extensive grading activity but are reverting to a natural state. These areas include 
the coastal bluff area, natural ravines and drainage canyons, a few hillsides and 
coastal plains, and the active portion of the Portuguese Bend landslide. 

The basis for the habitat areas is the Coastal Sage Scrub. This is the characteristic 
plant community found on sandy marine terraces and dry rocky slopes below the 
3000-foot elevation along Southern California. 

The Corridors Element Section of the LCP states in part: 

Where a protection/preservation corridor is located adjacent to an area involving 
human use (access, habitation), some buffer area should be 
designed/planned/maintained so as to avoid adverse impacts. 

The Corridors Element of the certified LCP states: 

It is the policy of the city to: Require development proposals within areas which 
might impact corridors to analyze the site conditions in order to mitigate impacts and 
obtain feasible implementation of all corridor guidelines. 

The Natural Element Section of the LCP states in part: 

All factors of the natural environment inherently interact with one another. A change 
in any one factor may have a resulting series of reactions in any other factor. An 
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example of this type of interaction is natural topography alteration resulting in 
change in hydrologic patterns which in turn may deprive natural vegetation of 
adequate irrigation causing a degradation of wildlife habitat. 

There also exists in the coastal region a number of significant wildlife habitats 
which are directly associated with vegetation communities. These are generally 
found on bluff faces and natural canyon areas where wildlife thrives due to the 
protection and food found from natural vegetation. Though there are no formally 
recognized endangered or rare species of wildlife or vegetation, these wildlife 
habitats are significant because of the wide variety and numbers of wildlife which 
are associated with them. Additionally, the natural vegetation of grasses and wild 
flowers found on the hillsides and canyons gives a unique environmental character 
to the City which, if to be preserved, requires consideration of the natural drainage 
system and topography. 

Natural Corridor Element of the certified LCP states in part: 

Three distinct natural corridor types are evident: 

• Natural vegetation and drastic topographic change characteristic of the sea 
bluff edge and face, and related drainage course "mouths" at the bluff edge 
creating corridors containing extensive vegetation. This is both a horizontal 
and vertical corridor, with existing and proposed access routes to and down 
the bluff face representing the primary human intrusions which must be 
carefully integrated into these corridors. 

The LCP identifies the coastal bluff faces and some bluff top areas of the entire peninsula 
as having sensitive natural vegetation, which provides significant natural wildlife habitat. 
The natural vegetation is described as coastal sage scrub (CSS) and coastal bluff scrub 
(CBS). The wildlife habitat includes seasonal cover for many bird populations. The Areas 
for Preservation of Natural Resources map in the LCP designates the project area's 
coastal bluffs as Coastal Resource Management District 9 (wildlife habitat, Exhibit 14 ). 
The certified LCP also established a coastal setback line that is based on geology, public 
views and habitat. The LCP limits development within the coastal setback zone and the 
coastal setback line serves as protection of habitat areas along the bluffs. 

The LCP explains the significance of this plant community in supporting a variety of animal 
habitats (i.e. gray fox, Cactus Wren, and Blacktailed Gnatcatcher, now called Coastal 
California Gnatcatcher). The Peninsula has some interesting relationships to the Channel 
Islands according to the LCP. Bird and plant species are found on the islands and on the 
Peninsula and nowhere else. 

Since adoption of the LCP, the City of Rancho Palos Verdes has entered into discussions 
with the Department of Fish and Game and the United States Fish and Wildlife Service 
concerning the adoption of a natural communities conservation plan, NCCP, that would 
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preserve large areas of coastal sage scrub in the city to protect threatened species, 
including the federally listed coastal California gnatcatcher Polioptila californica californica. 
One of the areas in the proposed NCCP is the City property to the east of the hotel site, 
once considered as part of the proposed hotel. This parcel, the "old Nike site" Point 
Vicente North, a 64.8 acre City property directly north of Palos Verdes Drive, and several 
additional canyons, bluff faces and landslides up and down coast of the site are under 
discussion for incorporation into the NCCP. 

According to Volume IV (Biological Resources) of the certified Final Environmental Impact 
Report dated July 31, 2001, the El Segundo blue butterfly has been observed on the 
western bluff areas (Exhibit 15). According to the project EIR, existing habitat on the site 
consists of coastal bluff scrub, disturbed coastal bluff scrub and mule fat scrub. Biological 
surveys during the evaluation of this development identified the western bluff face as a 
sensitive area that supports good quality coastal sage scrub, an endemic plant species of 
concern, Island Green Dudleya, Dudleya virens and then endangered, the El Segundo 
blue butterfly. The survival of the El Segundo blue butterfly depends on native plants 
found in coastal bluff scrub, specifically Eriogonum parvifolium, which is its larval food 
plant. The eastern bluff supports some remaining coastal bluff plants, but was severely 
disturbed. The site supports a small riparian area. The riparian plant community is one of 
the most endangered plant communities in southern California. The information provided 
by the applicant shows that coastal bluff scrub is found on the bluff faces of the site, the 
bluff tops were long converted to other uses and coastal sage scrub is not present. One 
drainage supports willows and mule fat, and a patch of remnant mule fat is located 
adjacent to a drainage that seems to have been lined with concrete after the mulefat 
established. 

After reviewing the information, the Commission's staff biologist concurs that CBS or 
degraded CBS occurs on both the western and eastern bluffs. However, the extent of the 
habitat area is not clear. There is a discrepancy between the September 1999 EIR (5.6 
acres) and the 2001 Biological Resources Report (4.54 acres). Staff has taken the 
conservative approach and assumed the larger area. Special Condition No. 7 requires the 
applicant to preserve and protect existing coastal bluff scrub on the western bluffs and 
provide mitigation for loss of habitat on the eastern bluffs. 

The applicant is proposing to include 7.9 acres of natural habitat conservation and 
enhancement area consisting of 6. 7 acres of bluff face habitat (Zone A) and 1.2 acres of 
newly created coastal bluff scrub enhancement area adjacent to the western bluff face 
habitat (Zone B). According to the Biological Resource Update report and the applicant's 
proposed project, the native plant vegetation on the bluff face/habitat reserve will not be 
disturbed and some non-native invasive species may be removed. 1 

The applicant is proposing to use native coastal bluff scrub in an 80-foot wide "Coastal 
Bluff Scrub and Coastal Sage Scrub Zone" or "Zone B" which consists of two areas: A 30-

1 Biological Resources Update for the Coastal Bluffs of the Resort Hotel Area Long Point Project Site, 
Bonterra Consulting, March 27, 2003. 
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foot coastal bluff scrub and coastal sage scrub enhancement area that will be separated 
by an open fence to prevent human encroachments, and a 50-foot wide coastal bluff 
scrub and coastal sage scrub enhancement area just inland of it. The purpose of this 
proposal as well as the use of some natives in the hotel landscaping is to protect 
threatened and endangered species. The applicant is also proposing to revegetate the 
area that will be disturbed by grading the ADA Compliant trail, where Eriogonum cinereum 
is present, with "naturalized coastal grasses and accent trees" or "Zone D". Bluff faces do 
not support native grasses; trees require irrigation to establish, and the animal species of 
concern, the gnatcatcher and the El Segundo blue butterfly, do not use grasses or trees 
as food plants. The Commission instead requires the applicant to revegetate this area 
that it plans to grade with coastal bluff scrub. Finally the applicant proposes a vegetated 
strip adjacent to Palos Verdes Drive South, identified as the "Enhanced Native Planting 
Zone" or "Zone C" to be vegetated with "predominately indigenous native shrubs and 
trees ... native trees such as oaks and sycamores will be used sparingly". The Commission 
finds that this plan is consistent with the potential use of this strip as a habitat corridor if 
most of the plants used are coastal bluff scrub, native and coastal sage scrub, and native 
to the Palos Verdes peninsula. The Commission notes that the use of trees in this area is 
permitted but limited, a concern because coastal sage scrub plants require sun, and again 
are very low water use plants. 

While the applicant has not provided a detailed restoration /enhancement plan, the 
applicant has provided a plant list. The applicant states that review by a qualified 
biologist, the City and the California Native Plant Society will result in a narrower definition 
for suitable plants. However, the Commission cannot approve this project with no criteria 
to guide this committee. 

The Commission notes that the proposed plant list includes Eriogonum fasciculatum 
within the enhancement areas. When installed by a contractor near another site, at Los 
Angeles World Airport, the Eriogonum fasciculatum attracted a rival butterfly and the 
population of the endangered El Segundo Blue butterfly declined (Rudy Mattoni, personal 
communication.) Eriogonum fasciculatum is unsuitable habitat for the El Segundo blue 
butterfly. Adverse impacts to the El Segundo blue butterfly are inconsistent with the 
Natural Element and the Urban Environmental Element policies of the certified LCP. The 
site is located between several segments of the city's NCCP area, which is aimed at 
supporting coastal sage scrub communities including two endangered birds, the Coastal 
California gnatcatcher and the cactus wren. In order to facilitate links between potential 
and existing habitat areas which exist to the northeast, east, northwest and southwest of 
the project, the City required that the bluff, a portion of the bluff top and the a strip of land 
adjacent to Palos Verdes Drive South be planted with coastal sage scrub to allow a 
wildlife connection between habitat areas. 

The Commission finds that the objective of the plans for the enhancement and restoration 
areas should be to enhance habitat for the endangered butterflies. Other landscaping on 
the site should (1) protect the enhancement areas (2) provide additional food and cover 
for native animals of concern including the gnatcatcher and the cactus wren. The 
objectives of this planting in enhancement areas should be, within the constraints of fire 
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protection to provide food and cover for the endangered species and other CSS species 
found on the site and nearby. Most importantly the landscaping elsewhere on the site 
should not have impacts on habitat areas. 

Outside the designated habitat restoration and enhancement zones, the applicant is 
proposing turf landscaping (Double Dwarf Tall Fescue) and invasive ornamentals 
(Eucalyptus, Nerium Oleander, Olea Europia, Phoenix, Schinus Molle and Schinus 
Terebinthifolius) throughout the hotel area and adjacent to native enhancement areas. 
Invasive species are inconsistent with the LCP requirement to fully offset impacts and to 
preserve sensitive habitat because they invade natural areas and displace the plants that 
are there. Once there, they do not support the animals that were previously found there, 
particularly insects. Staff in researching restoration and landscaping special conditions 
interviewed Dr. Barry Prigge, a California Native plant specialist. He indicated to staff that 
in his opinion, a very significant problem for the persistence of native plant communities in 
southern California habitat areas is the use of invasive non-native plants in nearby 
developed areas. This is because invasive plants can and do invade disturbed areas and 
habitat areas and supplant native plants. The non-native plants often do not provide the 
necessary food for native butterflies and other insects. For this reason Dr. Prigge advised 
against allowing use of invasive plants near habitat restoration areas. There are 
restoration areas on this site. There are also the proposed NCCP identified restoration 
areas near the site. One of them is located directly across Palos Verdes Drive South on 
Point Vicente, north of the site. Plants from this site, if invasive, could result in expensive 
maintenance problems for managers of these areas on and off the site. 

Another plant proposed by the applicant, Eucalyptus is a potential problem. Eucalyptus is 
a problem because the trees secrete oil that is toxic to native plants and insects. 

Another issue is the use of pesticides that could impact the El Segundo Blue and other 
locally occurring insects. For this reason, while the applicant proposes an Integrated Pest 
Management Plan for the golf course and the ornamental landscaping, the Commission 
requires that the applicant not only avoid pesticides that could impact the marine 
environment but also insecticides, because of their potential impact on this endangered 
insect. Creating adverse impacts to the endangered butterfly and other native habitats is 
inconsistent with the certified LCP policy to provide mitigation measures to "fully offset the 
impact" of development. 

As conditioned, both the habitat restoration and enhancement and the landscaping plans 
are required to be compatible with the bluff habitat on the site and with survival of nearby 
habitat areas. The Commission is imposing a special condition requiring the applicant to 
provide a complete habitat restoration and enhancement plan. The plan should include an 
80-foot wide enhancement area containing coastal bluff scrub plants including Eriogonum 
parvifolium (dune buckwheat) in a mixed size (age) distribution, which is required for El 
Segundo blue butterflies and their larval stages. Eriogonum fasciculatum is prohibited 
within the 30-foot wide "enhancement" or "buffer" area (as referred to by the applicant), 
the 50-foot wide "enhancement" area and areas adjacent to the eastern bluffs. The 
applicant proposes to use low growing local native plants, not fully mature coastal sage 
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scrub in the enhancement area between the 30-foot wide "buffer" area and the hotel for 
fire protection purposes. However to fully offset the damage on the site, especially from 
grading on the bluff face, the area should be able to support native animals and the El 
Segundo blue butterflies. Only as conditioned is the proposed project consistent with the 
Natural Element Section of the certified LCP. 

The applicant does not propose any restoratic ,, for the eastern bluffs but does propose to 
use native vegetation adjacent to the bluff face. The Commission requires in Special 
Condition No.7 that this intention be carried out with coastal bluff scrub and coastal sage 
scrub plants. The Commission requires in Special Condition No. 7 and 8 that no invasive 
plant be used in this area, although other introduced low and very low water use plants 
may be used. The reasons for requiring low water use plants only are described in the 
section on geologic stability below. 

The certified LCP identifies coastal bluff scrub as Environmentally Sensitive Habitat Area 
(ESHA) and requires the protection of the cliff faces where it is found. Coastal bluff scrub 
is located on both western and eastern bluffs. The LCP requires habitat to be surveyed 
and requires any impacts on habitat, such as removal of remnant CSS from the bluff top 
and grading for the ADA Compliant coastal access trail to be fully offset. The Commission 
is imposing special conditions that require the applicant to provide a complete, detailed 
habitat restoration and enhancement plan for both the western and eastern bluffs prior to 
issuance of a coastal development permit. Special Condition No. 7 requires that the 
restoration plan conform to certain requirements that include 1) native plant vegetation 
within the Bluff face/Habitat Reserve shall not be disturbed and aggressive invasive 
species shall be removed; 2) plant species native to Rancho Palos Verdes and suitable to 
the El Segundo blue butterfly, (i.e. no Eriogonum fasciculatum) shall be used in the habitat 
preserve, enhancement and transition areas and areas adjacent to the eastern bluffs; 3) 
protection and mitigation for the existing riparian habitat areas; 4) eastern bluff restoration, 
5) very low and low water use, non-invasive plants throughout the entire site (this is also 
required in Special Condition 8); and 6) manual removal of all drainage devices that are on 
the bluff and/or bluff face other than the three (3) proposed drainage lines and outlets, and 
vegetation of these areas in accordance with the appropriate vegetation program for the 
location. The plan shall include specifics such as plant species, planting schedule, timing 
and coverage, maintenance and a monitor provision to address the progress of the 
restoration over time. By requiring non-invasive plants on the project site, habitat areas 
have a much better chance of surviving and flourishing, which will enable the El Segundo 
blue butterfly to remain on the site. 

As mentioned above, the Commission is requiring in Special Condition 8 that low-water 
use plants be used throughout the site in place of the proposed ornamentals and turf 
zones. In general, turf is not low water use as determined by the University of California 
Extension Service.2 Some grasses, including Bermuda grasses and fescues are invasive. 
The applicant proposes "Double Dwarf Tall Fescues" but does not stipulate the species. 

2 "Guide to Estimating Irrigation Water Needs of Landscape Plantings in California", University of California 
Cooperative Extension and the California Department of Water Resources. 
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Other related turf plants (fescues) are not considered low water use plants in the southern 
California area (tall fescue is included in the Ocean Trails invasive plant list) and would not 
be appropriate for this site. Low water, non-invasive plants are appropriate for projects 
located on bluffs and in areas where there are concerns with landslides or failure triggered 
by excess water use. The condition encourages the use of native plants from the local 
area. The reason the Commission encourages local native species (of the coastal sage 
scrub and coastal bluff scrub community) in this situation is that they can survive, after 
establishment, without regular watering. 

There are several drainpipes on the western portion of the site that are remnants of 
previous development. These drains will not be used in the final proposed development 
and the drainpipes will be abandoned. The Commission requires that these pipes be 
removed from the bluff face and that the disturbed area be revegetated. There should be 
no heavy equipment within the coastal setback zone, thus these drainpipes should be 
removed manually. 

The Commission recognizes that the previous Marineland Park has disturbed the eastern 
bluffs. However, coastal bluff scrub exists on the bluff and is ESHA and should be 
preserved and restored. The project EIR Biological Resources report identifies coastal 
scrub containing Eriogonum cinereum within the area of the proposed lower pool facility 
and ADA Compliant Trail. The Commission requires that the lower pool on the bluff face 
be eliminated to reduce adverse impacts to bluff habitat, among other reasons. The 
Commission is allowing the ADA Compliant Trail for purposes of increasing public access 
to the shoreline. However, the Commission is requiring that the applicant restore the areas 
disturbed by grading for the ADA Compliant Trail be provided. Restoration efforts shall 
conform to the conditions of this permit and only as conditioned is the project consistent 
with Policy No. 8 (Natural Element Section) of the certified LCP. 

The applicant notes that the property contains a small area of jurisdictional wetlands. 
There are two areas that have been identified as mule fat scrub on the project site. One 
9-foot-by-15-foot area is a located adjacent to a small v-ditch in the northwestern corner of 
the site. According to the Long Point Resort-Jurisdictional Delineation Report, dated May 
30, 2001 and revised January 14, 2003, this area of mule fat scrub does not receive water 
from the ditch, thus is not a wetland. However, the Natural and Corridor Element sections 
of the LCP allow for habitat areas to be protected or if removed, damage to them to be 
fully offset. Therefore, the Commission is requiring the applicant to provide mitigation for 
the loss of habitat by providing riparian habitat in the proposed wet pond areas. A second 
Area (approximately 0.03 acre) of riparian habitat is located on the southeastern portion of 
the site where there is an existing drainage course (Exhibit 16). The applicant does not 
propose any changes to this existing drainage channel. 3 The applicant does propose in a 
letter dated December 24, 2002 and reiterated in a letter dated March 25, 2003 that 
invasive vegetation in the southeast portion of the site, near an arroyo willow, will be 
removed. The arroyo willow is located within the designated mule fat scrub. The 
applicant proposes to plant additional willows in the habitat area. Special Condition No.7 

3 Long Point Destination Resort SUSMP Site Plan, dated May 15, 2003. 
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requires that the applicant preserve this mule fat area and only plant willows of the same 
species that exists at the site. The condition also requires the applicant to provide a 10-
foot wide buffer area surrounding the habitat where no development shall be permitted. 

An existing Blueline stream exists adjacent to the entry drive and is described as Drainage 
"A" in a "Jurisdictional Delineation for Long Point" report provided by the applicant. 4 The 
applicant proposes to redirect this drainage to a CDS unit, bioswale, and wet pond before 
discharging at Outfall "B". The certified LCP does not show the stream on any map and it 
has been determined in the report that the stream does not support habitat. Vegetation 
associated with the drainage consists of predominantly non-native upland species. The 
Commission is requiring that the applicant provide U.S. Army Corps of Engineers approval 
for filling the drainage prior to issuance of the permit. As conditioned, the permit is 
consistent with the Natural and Corridors element sections of the LCP. 

Marine Impacts 

Natural Element Section Policy No. 10 states: 

Protect, enhance and encourage restoration of marine resources of the City 
through marine management and cooperation with other public agencies and 
private organizations. 

Natural Element Section Policy No. 15 states: 

Provide mitigating measures where possible to control surface runoff that might be 
degrading to the natural environment. 

Natural Element Section Policy No. 20 states: 

Encourage restoration efforts dealing with enhancing the marine environment from 
a biological standpoint. 

The proposed project consists of three main drainage systems on the site. The drainage 
outfalls are proposed to be located at the toe of the bluff and empty into the rocky intertidal 
areas. The existing drainage channel (which supports some riparian habitat), located in 
the southeastern portion of the site, receives off-site surface runoff from adjacent 
properties. The existing drainage and outlet (60 inches in diameter) will remain unchanged 
thus not creating an increase in impacts. A second drainage outfall (Outfall "B") is 
proposed at approximately 300 feet up coast from the existing drainage channel. For 
reasons explained below in the Hydrology section, the Commission is requiring the 
applicant to relocate the outfall further up coast. Outfall "B" is the largest of the three 
outfalls. It is proposed at the rocky beach area near the existing public access point 

4 
Jurisdictional Delineation for Long Point, City of Rancho Palos Verdes, Los Angeles County. California, Glenn 

Lukas Associates, May 30, 2001 (Reviser1 January 14, 2003). 
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(southeastern area). According to Paul Cary, Civil Engineer and preparer of the SUSMP 
plan for Long Point, the estimated size for Outfall "B" is 72 inches in diameter. Outfall "C" 
is located to the west over the southern most tip of the Long Point peninsula. The 
proposed size of "C" is unclear as of May 9, 2003. The applicant's engineers provided the 
size information verbally and 36 inches was quoted at one time and 48 inches at another 
time. The final plans shall clarify the actual size proposed. There is an existing 24" 
drainage that is located approximately 550 feet up coast from Outfall "C" and that will be 
removed. The applicant contends that the drainage improvements will not adversely 
impact habitat and will even correct an accelerated erosion problem on the bluffs. 

In response to a request for additional information from Dr. Dixon, the Commission's staff 
biologist, the applicant provided a Marine Resources report, prepared by Coastal 
Resources Mana~ement (CRM), on the intertidal area below the bluffs on the eastern half 
of the project site. Staff has reviewed this report along with applicable sections of the 
Final EIR and concurs that there are no tide pools in this area. However, Dr. Dixon points 
out that, 

" ... there are boulders of various sizes with a variety of typical intertidal organisms, 
including sea urchins and seastars in the lower intertidal. The most likely effect of 
the discharges is to subject lower intertidal organisms to a pulse of freshwater 
when storm discharges coincide with low tides. CRM suggests that motile animals, 
such as echinoderms, would simply move away. This is not necessarily true. If the 
change in salinity was gradual, that might happen. But with sudden pulses, the 
animals can't move away and localized mass mortality of sea urchins has been 
observed near Santa Barbara where a coastal arroyo discharges onto the beach. 
Potentially, a similar phenomenon could take place with these artificial discharge 
structures. However, it would probably be an infrequent, focalized event. "(John 
Dixon, April 22, 2003) 

The existing drainage system is not adequate for the proposed development; it is 
undersized for the expected volume of water, cracked and in disrepair. The proposed 
drainage system will replace major portions of the drainage system and eliminate the 
uncontrolled discharge on surface runoff to the western bluff and shoreline area. Three 
ocean discharge points are proposed for the new development and two of these will be 
located in the vicinity of existing drainage outlets. Only drainage outfall "B" will be in an 
area that does not have an existing outlet in close proximity. 

All low flow is proposed and required by the Commission to be pumped back to a 
proposed wet pond for treatment. In addition, Special Conditions 8 and 9 require less 
water to be used on the site; requiring the applicant to remove non-golf related turf and to 
substitute plants that are low water use in this climate zone throughout the site. Low 
water use plants require irrigation only while they are being established, according to 
University of California Cooperative Extension and the California Department of Water 
Resources in their joint publication: "Guide to Estimating Irrigation Water Needs of 

5 Long Point Marine Resources Report, Coastal Resources Management, March 24, 2003. 
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Landscape Plantings in California". This change in landscaping is expected to reduce the 
amount of water needed to irrigate and the amount of runoff. 

The rocky beach area is valuable habitat. The Commission has considered alternatives to 
direct discharge onto the rocky beach, such as requiring tunneling under the beach for 
discharge to the nearshore waters, but has concluded that the alternative most protective 
of resources would be to (1) require filtering of low flow; (2) require filtration of the runoff; 
(3) reduce the amount of runoff from the site; and ( 4) require integrated pest 
management. The Commission notes that the existing storm drains presently carry flows 
from upland residential areas across the site and discharge on to this beach. The 
applicant is consolidating discharge points. Dr. Dixon, senior biologist, reviewed the 
biological reports and visited the site. He noted that while there are no tide pools, the 
rocky intertidal area supports many typical intertidal animals. He noted that potential 
impacts of freshwater to the intertidal would tend to have the greatest effect on lower 
intertidal organisms and would tend to occur during large storm events. He concluded 
that, whereas osmotic stress may cause occasional mortality of sea urchins in the low 
intertidal, this impact will not be so severe or frequent as to be considered ecologically 
significant. The Commission requires that the applicant conform to the conditions to 
reduce the amount and toxicity of the flows off the site. Only as conditioned is the habitat 
protected and the project consistent with the Natural and Corridors Element sections of 
the certified LCP. 

E. Hazards/Coastal Setback Line 

The proposed project is located on a generally stable bluff top that is located seaward (or 
to the south) of Palos Verdes Drive South and approximately five miles west of the Ocean 
Trails Golf Course and elevated about 100 feet above the ocean. The land juts out into 
the Pacific Ocean creating a point-like feature ending in steep bluffs and rocky beaches. 
The point is supported by relatively resistant rocks consisting of volcanic and intrusive 
basalts and shales of the Alta mira Formation that have been hardened by metamorphism 
associated with the intrusion of the basalts. The westerly bluffs are almost vertical and 105 
feet high. The eastern bluffs on the site are less steep and less high, partly due to grading 
during the 1950's to construct the former Marineland Park. According to the 2001 Final 
EIR, the primary geologic concerns within the project area are those associated with 
landslides, sea cliff erosion, and strong ground motion from earthquakes.6 

1.1 response to the near-vertical cliffs and the history of landslides throughout the City's 
coastal zone, the City's LCP includes a generalized delineation of hazard zones within the 
City. Each zone includes limitations on use, requirements for studies, and limitations on 
the location of development reflecting the degree to which it is anticipated that the land 
can be safely developed. 

6 Long Point Resort Environmental Impact Report, July 9, 2001. 
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The zones are: 

IZONE ZONE RESTRICTIONS/POLICY 
DESCRIPTION 

CRM-1 Extreme slope 1) Allow only low intensity activities within coastal resource 
management districts of extreme sloQ_es CRM 1 

CRM-2 High slope ~) Require any development within the coastal resource 
management districts of high slopes and insufficient 
information to perform at least one and preferably two 
independent engineering studies concerning the 
geotechnical soils and other stability factors affecting the 
site 

CRM-3 Hazard 3) Allow no new permanent structures within coastal 
resource management district of extreme hazard and be 
cautious of allowing human passage (3a). The same 
structural limitation applies to areas of high hazard 
(CRM3b) but human passage may be more readily 
allowed. 

CRM-4 Marginally 4) Allow nonresidential structure not requiring· significant 
stable excavation or grading within CRM 4 and 5. 

CRM-5 Insufficient 5) Allow nonresidential structure not requiring significant 
information excavation or grading within CRM 4 and 5. 

See LCP Figure 11 (Exhibit 17) for LCP maps of Areas of Consideration for Public Health 
and Safety (The project site is designated CRM 3a and 4 ). This classification includes 
those critical areas of concern in which the natural physical environment poses a 
significant hazard to the well being of the public. 7 When the Public Health and Safety 
classification is combined with the areas requiring preservation of natural resources, 
showing the manner of their relationship with each other, a new classification is 
established in the LCP that is referred to as the Natural Environment Element. See LCP 
Figure 13 for the applicable areas of this site (Exhibit 18). The bluffs and southeastern 
portion of the project site are designated CRM 1 in addition to the CRM 3a and 4 
classifications. 

In addition to the Coastal Resource Management zones, the City established geologic 
hazard zones. According to the LCP, a practical method of assessing the geologic 
constraint in the coastal zone is by a classification system based on the suitability for 
existing and anticipated land uses. These zones are similar to but not identical to the 
above categories. They include: 

CATEGORY Development Standard 
Category 1 Areas unsuited to permanent structures. 

1a Unsafe for human passag_e. 

7 City of Rancho Palos Verdes certified Local Coastal Program, Effectively certified April 27, 1983. 
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In general safe for human passa_g_e. 
Areas suitable for non-residential 
structures not requiring significant 
amount of grading. 
Areas in which existing geologic 
information is not sufficiently detailed to 
establish suitability for construction 
purposes 
Areas suitable for permanent tract type 
residential structures and supporting 
facilities in light of existing geologic 
information. 

See LCP Figures 5 and 7 of Geology and Landslide Areas (Exhibits 19 and 20). The 
project site is designated a Category 1 a and 2. The certified LCP establishes bluff top 
setbacks to protect views, habitat, and to address geologic stability. The coastal setback 
was identified as an area on the seaward edge of the bluff top and the entire bluff face, 
which was to remain undeveloped due to geologic instability (and also to protect habitat 
and views). The coastal setback line differentiates the area determined to be suitable 
more intense development and the areas to be left generally undisturbed, the certified 
LCP Geology map designates the bluff edges and bluff faces on this site as Category 2 -
areas suitable for light, non-residential structures not requiring significant excavation or 
grading. The LCP coastal setback line delineating the more restricted area was adopted at 
the time the Coastal Specific Plan was prepared. The Natural Element Section of the LCP 
(N-22) states in part: 

"On the basis of the available geologic information, a realistic Coastal Setback 
Zone would include all lands in Categories 1 a, 1 b, 2 and 3." 

The Rancho Palos Verdes Municipal Code 17.72.040 certified to carry out the policies of 
the LUP only allows public passive recreational improvements, i.e. trails, signage or 
protective fencing within the coastal setback zone, provided, that a conditional use permit 
is granted. The Code continues with specific restrictions that prohibit other new uses and 
developments including but not limited to pools and spas. Finally, the LCP designates the 
bluff faces as extreme and high slopes with marginal stability overall. The designated 
districts require that use and development be restricted. Nonstructural uses such as 
passive parks and trails are considered appropriate. 

The Corridors Element Section of the LCP states in part: 

Protection/Preservation Corridors are "avoidance" corridors or areas based upon 
the requirement that human activities/presence be excluded or stringently 
controlled due to the need to preserve valuable/sensitive natural habitats and/or to 
avoid geologic or other land related conditions involving hazard or danger, such as 
the sea cliff edge. 
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The applicant has provided geotechnical and soils reports and responses to staff 
questions regarding slope stability.8 According to the reports, everything landward of the 
Coastal Setback Line has a factor of safety of 1.5 or greater, which is discussed in more 
detail below. 

As described previously, the City's LCP includes a generalized delineation of hazard 
zones within the City. Each zone includes limitations on use, requirements for studies, 
and limitations on the location of development reflecting t~e degree to which it is 
anticipated that the land can be safely developed. As indicated in Figure 11 of the LCP, 
the project site is designated CRM 3a (hazard) and 4 (marginally stable). This 
classification includes those critical areas of concern in which the natural physical 
environment poses a significant hazard to the well being of the public.9 The LCP states in 
part, for lands classified as marginally stable: 

Preferred land use would include recreational facilities such as picnic areas, hiking 
trails, and equestrian trails. Use of the landslide areas for golf courses is a 
debatable issue, as significant amounts of irrigation water could reduce the stability 
of these areas. 

The Coastal Setback Line delineates the bluff face, the area designated high hazard CRM 
3a in the certified LCP from areas that are designated marginally stable CRM4 (possible 
to develop if stability is demonstrated) in this case the bluff top. 

The proposed project includes some development seaward of the Coastal Setback Line 
within the CRM3a area. The applicant proposes several golf holes, a pool for hotel 
guests, (Lower Pool), public restrooms, and a public snack bar seaward of the Coastal 
Setback Line, on a graded bench on the eastern bluff face. According to Rancho Palos 
Verdes Planning Commission Staff Report dated August 13, 2002 (Variance No. 489). 
preparation of the site for the Lower Pool area will include movement of 384 cubic yards of 
earth (91 cubic yards of cut for pool excavation and 291 cubic yards of fill). The depth of 
cut is five feet in height. Based on an analysis of this report and site observations, Staff 
geologist Dr. Mark Johnsson concurs with the reports that the overall stability of the bench 
in question is adequate for this development. 

Dr. Johnsson concurs that the overall geologic stability of the Lower Pool area is adequate 
for the development. However, the Commission finds that the proposed hotel pool facility 
and golf putting greens that are located seaward of the coastal setback line are not 
appropriate uses on a bluff face and within a coastal setback zone that was established by 
the certified LCP based in part on geologic concerns. The pool results in unnecessary 

8 Destination Development Corporation- Geotechnical Consultation, Law/Crandall Project 70131-2-0076.0002; 
Geotechnical response to information request from the California Coastal Commission, Malec (formerly 
Law/Crandal), March 28, 2003. 

9 City of Rancho Palos Verdes certified Local Coastal Program, Effectively certified April 27, 1983. 
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grading on the bluff face. The Commission is requiring that the Lower Pool and putting 
greens within the coastal setback zone be eliminated from the project design and only as 
conditioned is the project consistent with the Natural Element section of the certified LCP. 

Although requiring the removal of the hotel's Lower Pool facility, the Commission is 
allowing the applicant to construct a public restroom on the existing pad in the location of 
the proposed lower pool. A restroom would requir"J much less grading, if any, and would 
complement the Long Point and ADA public trails. 

The applicant also proposes grading for a hotel patio extension seaward of the coastal 
setback line. The grading would enable the patio to extend to the edge of the coastal 
bluff. While the applicant argues that the extension is safe, it results in putting a 
permanent structure where it would be jeopardized by minor sloughing. The only way to 
repair any sloughing would be to alter the bluff. For this reason, and because it is 
inconsistent with the LCP, the Commission finds that the patio should be moved back 
behind the CSL. 

The applicant proposes to leave an existing structure, the Lookout Bar that is bisected by 
the coastal setback line in place, and rehabilitate it. The City found that it could allow this 
because the bar is a local landmark. Other development proposed seaward of the coastal 
setback includes a portion of the Long Point Bluff-Top Trail that is parallel to the western 
bluff edge, and a public ADA compliant trail that extends down the eastern bluff face from 
the public parking area to the beach area in the southeastern corner of the site. The 
certified LCP allows a trail if grading is minimal. In approving the ADA Compliant Trail, the 
City found that the increased accessibility granted by an ADA compliant trail outbalanced 
its apparent inconsistency with the grading policy of the natural corridors element. 
However while trails are appropriate uses for marginally stable areas and consistent with 
the certified LCP, the Commission finds grading of the trail to reduce its gradient to 
become ADA compliant is only consistent with the access policies if in fact it is consistent 
with the federal and state rules concerning accessibility and if in fact provides increased 
beach access to the public. 

The applicant also proposes development such as drainpipes and outlets on the bluff face 
that have no other possible location. However, one drainage facility, a storm drain filter 
that is proposed on the western bluff face is a 15-foot wide and a 40-foot long filter, which 
can feasibly be located inland. Since there is an alternative location, the Commission 
finds that it should be relocated to be consistent with the certified LCP policy requiring on 
development to be located landward of the Coastal Setback Line. 

The applicant's geologist has indicated that the entire site landward of the coastal setback 
line has a 1.5 or greater factor of safety. The applicant's geologist has recommended, 
however that the applicant (1) line the pond areas proposed to prevent percolation of 
water into the sediments of the site and (2) avoid infiltration of stormwater, similarly to 
avoid saturation of the site sediments. 
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After reviewing the reports, Staff Geologist Mark Johnsson noted that the analysis 
includes some assumptions that result in a less than conservative conclusion. One 
assumption made is that the groundwater will not rise as a result of development. A 
geologic supplemental report, dated March 28, 2003 (MATEC Engineering and 
Consulting, Inc.) was prepared in response to questions by Commission staff. The report 
states in part: 

Because this site is adjacent to the sea, any temporary localized buildup of 
groundwater above sea level will probably be quickly dissipated by lateral flow 
through fractures and ultimately through the base of the cliff. 

The proposed development includes and extensive site drainage system that will 
improve runoff characteristics over the existing condition. Given the planned 
drainage improvements (over current low maintenance condition), including 
interception and disposal of upstream runoff, we do not anticipate significant 
changes in the groundwater levels over the current condition. 

The groundwater table was not included in the stability analysis, which is routinely 
required by Commission staff when analyzing projects that involve geologic issues. 

Based on the above, the likelihood of developing a perched groundwater level is 
considered remote and because we anticipate that the groundwater level will 
remain at or near currently existing levels (about sea level), we did not model a 
groundwater table in our stability analyses because it did not affect the analysis 
(critical zones are above the groundwater level). 

The applicant is proposing native vegetation near the bluffs, but introduces subtropical 
ornamentals and turf areas throughout the site. The Commission staff geologist notes that 
stability calculations for the site have been based on an assumption that no additional 
moisture will saturate the sediments of the site. Accordingly, the level of stability 
demonstrated by the applicant's analyses can only be assured if infiltration of ground 
water is maintained at pre-development levels. 

To address this problem, the applicant, while proposing to install both turf and subtropical 
plants through out the site, proposes automatic electronic irrigation systems that will limit 
the amount of irrigation used. The Commission finds that due to the potential damage to 
on- and offshore habitat and due to the severe consequences to future owners of failure, 
that a more prudent course would be to reduce the amount of water introduced from 
irrigation by limiting landscape materials outside the golf areas to plants that do not 
require irrigation after establishment, primarily native plants. 

Revetment 

There is a public access trail that leads from the bluff top to the beach on the southeastern 
corner of the site. The City ordered the landowner to keep this trail open after the closing of 
Marineland. The trail is a paved, former maintenance road that extends down the eastern 
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bluff to the southeastern corner of the site reaching the rocky beach (Shoreline Access 
Ramp 1 ). There is a revetment/rock slope that lies along the seaward cut/fill slope of the 
road descending to the public sandy beach. Commission staff requested that the applicant 
consult with the City of Rancho Palos Verdes and evaluate the feasibility of removing this 
revetment. The City contends that the rock slope protects the access road from direct wave 
action and related erosion. The City explains that the public including hikers, divers and 
swimmers, frequent the road. The City wants the area to remain readily accessible to 
emergency vehicles for routine patrols and rescue purposes. The Commission concurs with 
the City that the access road is important for public health and safety and that the revetment 
protects the road from erosion and should remain. However, the Commission imposes a 
special condition that prohibits any expansion of the footprint of the shoreline protective 
device. The Commission is also imposing a special condition prohibiting the construction of 
new protective devices because they increase beach erosion and negatively affect views 
and habitat, which is inconsistent with the Natural and Corridor Element Sections of the 
certified LCP. As conditioned, the project is consistent with the certified LCP. 

While the Commission concurs that the development as proposed is consistent with the 
geological stability provisions of the certified LCP, this conclusion is based on 
recommendations concerning foundations and drainage provided by the applicant's 
geological consultant. The Commission requires the applicant to conform to geotechnical 
recommendations made by the applicant's licensed engineering firm that do not conflict 
with this permit. 

The Corridors Element of the certified LCP allows limited development in areas of high 
geologic, flood, and fire hazard so long as risks to life and property are minimized and the 
other policies of the certified LCP are met. When development in areas of identified 
hazards is proposed, the Commission considers the hazard associated with the project 
site and the potential cost to the public, as well as the individual's right to use his property. 

The geological and geotechnical engineering investigation reports state that the subject 
property is well suited for the proposed development. However, the proposed project, even 
as conditioned, may still be subject to natural hazards such as slope failure and erosion. 
The geological and geotechnical evaluations do not guarantee that future erosion, landslide 
activity, or land movement will not affect the stability of the proposed project. Because of 
the inherent risks to development situated on a coastal bluff, the Commission cannot 
absolutely acknowledge that the design of the project will protect the subject property during 
future storms, erosion, and/or landslides. Therefore, the Commission finds that the 
proposed project is subject to risk from natural hazards and that the applicants shall assume 
the liability of such risk. 

The applicants may decide that the economic benefits of development outweigh the risk of 
harm, which may occur from the identified hazards. However, neither the Commission nor 
any other public agency that permits development should be held liable for the applicants' 
decision to develop. Therefore, the applicants are required to expressly waive any potential 
claim cf liability against the Commission for any damage or economic harm suffered as a 
result of the decision to develop. The assumption of risk, when recorded against the 
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property as a deed restriction, will show that the applicants are aware of and appreciate the 
nature of the hazards which may exist on the site and which may adversely affect the 
stability or safety of the proposed development. 

F. Hydrology/Drainage/Outfalls 

As described in the Habitat section of this report, the proposed project ·consists of three 
main drainage systems on the site. Drainage outfalls are proposed to be located at the toe 
of the bluff and empty into the rocky intertidal areas. The existing drainage channel (which 
supports some riparian habitat) is located in the southeastern portion of the site and 
receives off-site surface runoff from adjacent properties. The existing drainage and outlet 
will remain unchanged thus not creating an increase in impacts. The Commission is 
imposing a special condition requiring the applicant to comply with the project as proposed 
including the plans for drainage and to conform to recommendations made in the drainage 
and hydrology reports for the project that do not conflict with the conditions of this permit. 

A second drainage outfall (Outfall "B") is located approximately 300 feet up coast from 
southeast corner existing drainage channel. Outfall "B" is the largest of the three outfalls. 
It is located at the rocky beach area near the existing public access point (southeastern 
area). Drainage "B" receives the majority of runoff from the eastern half of the site 
including the proposed Wet Ponds 1 and 2, eastern parking areas, off-site flows, and 
eastern casitas. The proposed plan includes "Stormfilter Unit 2" at the 1 00-foot contour 
line adjacent to the ADA Public Access Trail and eastern casitas. The drainage line will 
run seaward, across the ADA Compliant Trail to a "Stormfilter Unit 3" located at the 50-
foot contour line adjacent to the proposed lower pool facility. The storm filters receive 
collected runoff from landscape inlets at the casitas, proposed lower pool and putting 
greens that are all east of the hotel. 

According to the applicant's engineer, the method of installing the pipeline is excavation 
and cover from the 50' contour Stormfilter Unit 3 to the outfall on the beach. This method 
was proposed by the applicant's engineer assuming that the area would already be 
disturbed by construction of the lower pool and a route could be developed that would be 
a short distance, a gradual slope and conducive to a trench and cover construction 
technique. The trench for this line would be approximately 50' wide and 16' deep to 
accommodate a 72" drain line and at least 6' of cover. The drainage line route could be 
excavated without any need for construction equipment on the beach to install the outfall. 
The disturbed area could be reduced from a width of 50' to about 10 or 12' by shoreline 
side walls rather than opening the trenches with 2:1 side slopes. Even with these 
modifications the disturbance would be significant. Pursuant to Special Condition No. 1, 
the lower pool will be eliminated from the proposed project and the bluff will only be 
disturbed further for trails, viewing areas, and a public restroom. Drilling Drain line "B" 
would require construction equipment on the beach for the line installation as well as for 
the installation of the outfall. However, a drilled drainline would eliminate a significant 
source of avoidance disturbance seaward of the public trail. In addition, due to site 
topography, the Outfall "B" for a drilled drainage line would be better sited further to the 
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west than the proposed location for Outfall "8". This would put the Outfall "B" further from 
the end of the public trail and the area of beach and shoreline that will be most used for 
recreation. Commission staff has reviewed the hydrology reports provided by the 
applicant and after discussions with the project engineer had determined that the lower 
portion of drainage line "B" (at a minimum, all portions of the line seaward of the public 
access trail) can be drilled and the Outfall "B" can be relocated further west to facilitate an 
efficient drilling route, consistent with Special Condition No. 1. 

Outfall "C" is located to the west over the southern most tip of the Long Point peninsula. 
An existing 24" drainage, approximately 550 feet upcoast of proposed Outfall "C" will be 
removed. Drainage line "C" will collect runoff from much of the western portion of the site 
(the casitas and the hotel), some offsite flow and parking runoff. Several small bluff-top 
drains on the western portion of the site will be eliminated and the drainage will be 
consolidated into Drainage "C". The applicant contends that the drainage improvements 
will correct an accelerated erosion problem on the bluffs. The pipeline will be installed by 
method of trench and cover. Special Condition No. 1 requires that on the seaward side of 
the access trail, the sidewalls for the trench be shored to minimize surface disturbance. 
Drilling was considered for this line, but the trench and cover technique was determined to 
be preferable for several reasons. Drilling in this area would be possible, but very difficult. 
The line must make a sharp turn to the coast fairly close to the outfall, and this orientation 
is difficult for drilled lines. This portion of the bluff also is thought to contain many large 
boulders that would make drilling difficult. The area for the line has already been disturbed 
and there will be further disturbance to remove the existing drainage line and construct the 
various improvements proposed for this area. Due to the difficulties of drilling this line and 
the level of disturbance that will occur in the vicinity of this drainline, and the condition 
requiring the use of shoring for trench stability and to reduce the width of the cut, 
Commission staff agrees with the determination the trench and cover will be an 
acceptable installation technique for Drainline "C". 

Line "C" will extend from the most northwestern corner of the site, run parallel to the 
western bluff edge but inland of the CSL and bluff top trail. "Stormfilter Unit 1" appears to 
be located on the bluff face, at the southern tip of the site. Just inland of the storm filter, 
landward of the CSL, there is a landscape inlet proposed. As discussed previously, the 
Commission and the certified LCP require that bluff habitat be protected and mitigation 
provided to fully offset unavoidable adverse impacts. The sizes of the storm filters are 
quite significant. According to an engineer for the project, the filters are 15-foot wide by 
40-foot long by 1 0-foot deep. Placing a structure of this size onto a bluff face when 
r->lausible alternatives are available, such as relocating it inland, is not consistent with the 
Natural Element habitat and hazard policies of the certified LCP. The Commission is 
imposing a special condition requiring that "Stormfilter Unit 1" be removed from the bluff 
face and relocated landward of the CSL. The applicant agrees to move the stormfilter 
landward of the CSL. 

Finally, according to project engineer older drainage pipes that drain inland areas exist 
along the western bluff. The applicant proposes to abandon these pipes and disconnect 
them from their existing inland connectors. The applicant ha:> not provided any 
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information on the long-term disposition of these drains. The Commission is requiring and 
the applicant agrees to remove these abandoned pipes and restore the areas with fill and 
landscape consistent with Special Condition No. 1 and 7. Only as conditioned is the 
project consistent with the certified LCP. 

G. Water Quality 

The Natural Element section of LCP states: 

It is the policy of the City to: 

13- Encourage and support programs, policies and actions of other agencies 
designed to maintain, manage, and restore the ocean water quality. 

15-Provide mitigating measures where possible to control surface runoff that might 
be degrading to the natural environment. 

Corridor element guidelines section states in part: 

Natural corridors should be protected from increased erosion potential due to 
increased impermeable surface in adjacent developed areas through 
development/maintenance of soil-retaining plant materials, selective placement of 
natural rock, and other drainage channel liners, etc. 

Documents were submitted in response to a letter from staff that requested additional 
information on water quality issues. The applicant provided Standard Urban Storm Water 
Mitigation Program (SUSMP), prepared by The Keith Companies, dated March 14, 2003, 
and Integrated Pest Management Plan, prepared by James Connolly Consulting, Ltd., 
dated March 28, 2003. 

The applicant's water quality management plan (SUSMP) proposes implementing many 
BMPs that, with certain modifications and enhancements discussed below, should 
effectively mitigate potential adverse impacts to water quality at the site, including: 

• Various structural BMPs (inlet trash racks; oil/water separators [catch basin inserts]; 
infiltration trenches; wet ponds; vegetated swales; storm filter units; CDS unit; 
energy dissipaters) 

• Integrated Pest Management (IPM) plan 
• All low flow diversion will be pumped to wet pond 
• Swimming pool, spa and fountain water discharged to sanitary sewer 
• Landscape design; reduced area of impervious surfaces 
• Material management 
• Storm drain system stenciling and signage 
• Trash container enclosure/litter control 
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• StreeUparking lot sweeping 
• Education/Training 
• Activity restrictions (no oil changing, etc.) 
• Restaurant BMPs 
• Self contained washing areas 
• BMP inspection, maintenance, and monitoring 
• Water quality monitoring and reporting 

After reviewing the proposed BMPs and water quality management plan, Commission 
concurs that measures being proposed address water quality issues raised by the project. 
However, to reduce possible impacts on marine resources, staff is recommending that the 
proposed measures be enhanced in a number of ways. To ensure that the applicant 
carries out the proposed plan, the Commission is requiring that the applicant conform to 
aspects of the proposed water quality management plan that do not conflict with the 
conditions of this permit. 

The May 15, 2003 SUSMP Plan proposes a structural BMP at the parking lots comprised 
of inlets with catch basin insert filtration systems to remove pollutants from the first flush of 
runoff. After treatment at the parking lot catch basins, all flows resulting from the first 3/4 
of an inch of rainfall over a 24-hour period will flow through a series of cartridges filled with 
a filter media ("Storm Filter") for the removal of pollutants prior to discharge at the outfalls. 
The Commission finds the proposed BMPs will effectively filter contaminants associated 
with parking lot runoff, including, but not limited to, oil and grease. 

As discussed previously in the Hazard and Habitat sections, a 72-inch and a 36 to 48-inch 
outfall will be located at the toe of the bluffs, emptying into rocky intertidal areas. Although 
the areas are already subject to some existing freshwater that discharges into the ocean, 
it is necessary to require strict conditions on erosion control during construction of the 
outfalls. Without erosion control, the marine habitats could be severely impacted by the 
amounts of runoff and siltation that would empty into the intertidal zone. The Commission 
is requiring strict erosion control measures (Special Conditions 19 and 20) during 
construction and that construction only occur during the dry season. Only as conditioned 
is the project consistent with the Natural and Corridor Element sections of the certified 
LCP. 

The applicants have submitted a comprehensive IPM Plan, which includes: 

• Specifications and reasoning regarding the selection of turf grass species 
• IPM that describes the process of selection, application, and handling of pesticides 

and fertilizers 
• IPM criteria and guidelines for all areas of the golf course and landscaping, 

including irrigation, cultural programs, and maintenance 
• Irrigation water quality testing 
• The IPM Plan (p. 11) states that a professional golf course irrigation designer 

licensed in the State of California will design the irrigation system and that the 
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system will: maximize control and efficiency of irrigation water; use weather data 
gathered from on-site weather stations to determine evapotranspiration rates; 
maximize efficiency via sprinkler spacing, nozzle type and design; and use an 
irrigation computer control program designed to match applied irrigation to 
evapotranspiration demand. 

According to water quality staff, the IPM plan focuses primarily on the golf course. The 
IPM Plan (p.6) states that "Ornamental planting design is under separate cover. Chemical 
applications to ornamental plantings will be based on current recommendations of 
approved chemicals for the control of damaging pests, in accordance with special 
conditions described in this report." It is unclear what the approved chemicals for the 
control of damaging pests will be. The report also states in part: 

The golf course manager's primary concern will be preparing the turfgrass for the 
sport of golf and managing a living plant with responsible Eco-friendly practices. 
Pest management for golf courses includes both chemical and non-chemical 
practices. 

The IPM Plan (p. 17) states that pesticides will not be applied directly in non-turfgrass 
areas." However, the applicant is proposing to use turf grass extensively on the site. 
According to proposed landscape plans, dated March 26, 2003, turfgrass is proposed to 
be around the hotel as well as for the golf holes and driving range. There is turfgrass 
proposed in close proximity to some of the areas that will be planted with native 
vegetation. In order to ensure protection of native habitat areas, the Commission imposes 
a special condition that clearly states that no insecticides shall be used on the site and that 
all other applicable aspects of the IPM plan (e.g., minimizing fertilizer and pesticide use) 
shall apply to all outdoor plantings at the site. 

The applicant is proposing use of native vegetation in restoration and enhancement areas 
where no pesticides or fertilizers will be used. As discussed in the Habitat section of this 
report, the Commission is requiring locally native plants to be used in sensitive areas and 
buffer zones on the site and low-water use, non-invasive plants, including native plants be 
used throughout the remaining areas on the site. Commission water quality staff states in 
part: 

From a water quality standpoint, use of native, drought-resistant plants is 
preferable. The applicants have proposed native vegetation in "sensitive" areas and 
buffer zones where generally no pesticides or fertilizers will be used, and non-native 
plantings elsewhere. Assuming that non-native plants are approved in some areas, 
the applicant's proposed measures to prevent overwatering and to minimize the use 
of pesticides and fertilizers would enhance protection of water quality. (Jeff Melby, 
May 2003) 

The Commission is requiring low-water use plants for geologic stability reasons and to 
ensure that over watering is avoiddd, which will enhance protection of water quality. In 
addition, the Commission is imposing a condition that prohibits the use of poisons as a 
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measure of eliminating pests on the site. Only as conditioned does the project adequately 
protect water quality. 

H. Visual Impacts 

In addition to protection of resources, the Ranch0 Palos Verdes LCP protects view 
corridors. These corridor policies encourage clustering of development to allow views 
from public roads to the shoreline. They identify certain views from major roads and 
turnouts to the bluffs as public view corridors. The policies do not identify views along the 
bluffs as public view corridors. Instead the policies that discuss bluffs are found in the 
Natural Corridors section, which provide that bluffs should be as much as possible 
protected in their current state. 

Natural Corridors should, where desirable and feasible, be utilized as pedestrian 
access corridors providing access to the coastal bluff areas and should have 
appropriate design treatment to insure pedestrian safety as well as retention and 
enhancement of natural features. 

Natural Corridors should be utilized as landscape and open space buffers 
separating and defining developed areas and where pedestrian access is present, 
linking to pedestrian access corridors within these developments. 

Where Natural Corridors can be utilized to expand, or otherwise enhance, a 
protected corridor as open space within visual corridors, the opportunity should also 
consider the possibility of providing controlled access corridors for viewing selected 
habitat areas for education or scientific purposes. 

There are major changes proposed to the western and eastern bluffs at this site and 
ordinarily development would be analyzed for its visual impacts. However, the LCP does 
not protect the visual integrity of bluffs and beaches, which are addressed in The Natural 
Corridor section of the certified LCP. 

The Visual Corridor Section of the Corridors Element in the LCP states in part: 

The Visual Corridors which have been identified in the General Plan and are 
discussed here are those which are considered to have the greatest degree of 
visual value and interest to the greatest number of viewers; and are thus a function 
of Palos Verdes Drive as the primary visual corridor accessible to the greatest 
number of viewers, with views of irreplaceable natural character and recognized 
regional significance. 

The Corridors Element of the certified LCP states: 
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It is the policy of the City to: Require development proposals within areas which 
might impact corridors to analyze the site conditions in order to mitigate impacts and 
obtain feasible implementation of all corridor guidelines. 

The certified LCP Corridors Element designates two major visual corridors in the subject 
area. 1) Vertical Zone 1 (height zone - less than 16 feet) with a visual corridor that 
provides a direct, full view of Point Fermin from the Point Vicente Fishing Access from the 
main road, Palos Verdes Drive South: 2) Vertical Zone 1 and Vertical Zone 2 (16 feet to 
30 feet) with a visual corridor that provides direct, partial views of Catalina Island and the 
Pacific Ocean from the main road, Palos Verdes Drive South. See Exhibit 21 for the LCP 
designated view corridors. 

Public views from Palos Verdes Drive South at the northern edge of the property are 
slightly impacted due to the proposed eastern casitas and the hotel. Condition No. 51 of 
the City's Coastal Permit No. 166 requires that any structures within the Vertical Zone 1 
area may not exceed a 16-foot height limit as measured from the lowest adjacent finished 
grade to the top of the highest roof ridgeline (Exhibit 22b). Condition No. 53 of the City's 
Coastal Permit No. 166 requires that no structure including architectural features, exceed 
the elevation height of Palos Verdes Drive South, as measured from the closest street 
curb, adjacent to the Resort Hotel Area (Exhibit 22c). The applicant proposes and is 
required in Special Condition 24 to conform to the height limits as imposed by the City of 
Rancho Palos Verdes, which includes maximum 16-foot height for structures located 
within the LCP designated view corridors described above. Public views must be 
protected and preserved. The applicant provided a Site Grading Plan, dated March 17, 
2003. The Commission requires the applicant to conform to the submitted grading plan by 
using the proposed final grades to execute maximum height requirements. 

The Natural Corridor section supports the network of trails required and proposed in this 
permit, and further analyzed in the Access section above. However, they also emphasize 
that the access is to natural features. The design of the project, even though it requires a 
great deal of grading will leave the western bluff face intact and will provide access to the 
natural features and will not be visible from the beach. The proposed project does include 
grading on the eastern bluff to accommodate a hotel pool, snack bar and restrooms for 
hotel guests and the public and a public ADA compliant trail to the shore. As explained 
previously, the Commission requires that the lower pool and snack bar be eliminated, 
leaving a possible restroom to be constructed on the existing pad. While not located in a 
designated view corridor, the Commission finds that allowing the construction of a 
proposed lower pool facility on the bluff face, a designated natural corridor is not 
consistent with the natural corridor section of the LCP. The Commission is allowing a 
public restroom on an existing pad and an ADA compliant trail to increase public access. 

The Commission finds that as conditioned the project is consistent with the View Corridor 
and Natural Corridor section of the certified LCP. 
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I. Intensity of Development 

Policy 2 of the Urban Environmental Element Section and Policy 7 of the Subregion 2 
Section in the LCP states: 

Encourage actions deemed necessary or appropriate in the upgrading of Marine/and 
so long as such action(s) is not detrimental or resulting in an adverse effect on 
surrounding areas. 

The Subregion 2 Section of the LCP discusses the history of the Marineland site and the 
potential future use of the site. Marineland was the largest commercial activity in the City 
during its operation. The park brought in over 900,000 visitors a year in the 1970's. Prior 
to the closure of the park, the goal was that improvements be made to Marineland and an 
increase in attendance to 1.2 million visitors a year, as it was in the 1960's. 

Subregion 2 Section of the LCP states in part: 

Any future development on the site will require City approval in the form of a 
conditional use permit. Compatible uses could include those of a Commercial 
Recreational nature, visitor-oriented, such as additional oceanarium attractions, retail 
facilities, recreation uses, motel, convention facility, restaurants, museum, etc ... 

According to the certified LCP, the goal of the City for this particular site is commercial 
recreational development that will draw in visitors from all over the state and country. The 
proposed project includes a hotel, golf academy that may be used by the public, and 
various other recreation amenities for public use. Based on the LCP, the proposed project 
is consistent with the intensity of development for this site and for the City of Rancho 
Palos Verdes. The Commission is imposing a special condition that requires the applicant 
to come back to the Commission for review of any change in use or change in 
development on the site. Only as conditioned is the project consistent with the Urban 
Environmental and Subregion 2 Element sections of the certified LCP. 
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RECEIVED 
South Coast R . egron 

SEP 3- 2002 

CALIFORNIA 
August 29, ~STAL COMMISSION 

RArcHo PALDS VERDES 
DEPARTMENT OF PLANNING, BUILDING, AND COOE ENFORCEMENT 

·NOTICE OF DECISION 

NOTICE IS HEREBY GIVEN that on August 28, 2002 the City Council of the City of Rancho 
Palos Verdes approved, with conditions, Conditional Use Pennit No. 215, Grading Pennit No. 
2229, Variance No. 489, Tentative Parcel Map No. 26073 and Coastal Pennit No. 166. 

LOCATION: 

APPLICANT: 

6610 PALOS VERDES DRIVE SOUTH 

DESTINATION DEVELOPMENT 

Said approval is to allow the construction of a 400-room resort hotel (Bungalows induded) with 
a golf academy/practice facility on the 102.1 acre Long Point parcel. Furthermore, the project 
includes 50 casitas (a maximum of 3 keys per unit), 32 single keyed villa units, conference 
center, golf club house, related commercial uses, restaurants, public traits and park areas, 
coastal access points, 1 00 public parking spaces, natural open space and habitat areas, on 
property located within the City's designated Appealable Coastal District. 

In granting Coastal Pennit No. 166 and the related development applications, the following 
findings were made: 

1. That the proposed development is in confonnance with the Coastal Specific Plan; 

2. That the proposed development, when located between the sea and the first public road, 
is in confonnance with applicable public access and recreational policies of the Coastal 
Act. 

In addition, the subject development applications were approved, subject to the attached 
Conditions of Approval. 

Since the project is located in an Appealable Area of the City's Coastal District, this decision 
may be appealed to the California Coastal Commission within ten (10) working days of the 
receipt of this notice in the Coastal Commission Long Beach Office. 

If you have any questions regarding this permit, please contact Ara Michael Mihranian, Senior 
Planner, at (310) 544-5228 or via e-mail at aram@rpv.com. 

~'~·R· ~ 
Director of Planning, Building 
and Code Enforcement 

COASTAL COMMISSIO~ 
AG-tP~., oz.- 3 2 '( 

EXHIBIT # __ z ___ _ 
c: Applicant PAGE I .,EL 

Interested Parties OF ~CZ: 
Coastal Commission, Certified Mail No. 7001 2510 0004 2058 7697 

M:\LONG POtNnCITY COUNCILIHOD.doc 

30940 1-lo\WTHORN~ "":JLEVARD I RANCHO Po\LOS VERD 
PLANNING/CODE ENFORCEMENT (310) 544·5228 BUILDING (31r) 541 
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LONG POINT RESORT HOTEL 
CONDITIONS OF APPROVAL 

(Coastal Permit No. 166, Conditional Use Permit No. 215, 
Grading Permit No. 2229, Variance No. 489, and Tentative Parcel Map No. 26073) 

GENERAL CONDITIONS 

1) 

2) 

3) 

4) 

5) 

The approvals granted by this resolution shall not become effective until the 
applicant and property owners submit a written affidavit that each has read, 
understands and accepts all conditions of approval contained herein. Said 
affidavits shall be submitted to the City no later than ninety (90) days from the 
date of approval of the project by the City Council. If the applicant and/or the 
property owner fail to submit the written affidavit required by this condition within 
the required 90 days, this resolution approving Coastal Development Permit No. 
166, Conditional Use Permit No. 215, Grading Permit No. 2229, Variance No. 
489 and Tentative Parcel Map No. 26073 shall be null and void and of no further 
effect. 

In accordance with the provisions of Fish and Game Code §711.4 and Title 14, 
California Code of Regulations, §753.5, the applicant shall submit a check 
payable to the County of Los Angeles in the amount of $875.00 for the Fish and 
Game Environmental Filing Fee. This check shall be submitted to the City within 
five (5) business days of City Council approval of this project. If required, the 
applicant shall also pay any fine imposed by the Department of Fish and Game. 

Each and every mitigation measure contained in the Mitigation Monitoring 
program attached as Exhibit "C" of Resolution No. 2002-34 is hereby 
incorporated by reference into tl ..... Ccnditions of Approval for Coastal 
Development Permit No. 166, Conditional Use Permit No. 215, Grading Permit 
No. 2229. Variance No. 489 and Tentative Parcel Map No. 26073. 

The applicant shall fully implement and continue for as long as the hotel is 
operated the Mitigation Monitoring Program attached as Exhibit "C" to Resolution 
No. 2002-34 and execute all mitigation measures as identified and set forth in the 
Final Environmental Impact Report for the project as certified in said Resolution 
No. 2002-34. 

The owner of the resort hotel and the property upon which the hotel is located 
shall be responsible for implementing and ensuring compliance with all of the 
conditions of approval stated herein. Accordingly, as used herein, the term 
"applicant" shall include the owner of the resort hotel and the property upon 
which the hotel is located. COASTAL COMMISSIO~ 
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Conditions of Approval 
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6) 

7) 

The conditions set forth in this Resolution are organized by application type for 
ease of reference. Regardless of such organizafon. efiGh condition is universally 
applicable to the entire project site, unless a conaition clearly indicates otherwise. 
Said conditions shall be applicable as long as a hotel is operated on the property, 
unless otherwise stated herein. 

In the event that a condition of approval is in conflict or is inconsistent with any 
mitigation measure for this project, the more restrictive shall govern . 

8) The applicant shall pay the Environmental Excise Tax in accordance with the 
Rancho Palos Verdes Municipal Code (RPVMC). 

9) The Resort developer shall be responsible for constructing the public amenities 
required by these conditions of approval. A bond, letter of credit or other security 
acceptable to the Director of Public Works and the City Attorney shall be 
provided to secure completion of such Public Amenities. 

10) Prior to issuance of any grading or building permits, the applicant shall enter into 
an agreement that requires the owner of the property to have the hotel operator 
maintain to the City's satisfaction the public amenities, including, but not limited 
to the bluff-top park, park benches and tables, public trails (pedestrian and 
bicycle), bicycle racks, public restrooms, landscaping, habitat protection, general 
public parking lot near the resort hotel building, fences, irrigation, and signs to 
name a few. as long as a hotel is operated on the property. Furthermore, the 
applicant shall specify in the agreement how funding will be provided to maintain 
the public improvements constructed as part of the project which are not 
maintained by the City, County or other governmental agency. 

11) The Resort owner shall maintain all on-site drainage facilities not accepted by 
Los Angeles County, including but not limited to structures, pipelines, open 
channels, retention and desilting basins, mechanical and natural filtering 
systems, and monitoring systems, so long as the property is operated as a resort 
hotel. A bond, letter of credit or other security acceptable to the City shall be 
provided to secure completion of such drainage facilities. A bond to cover the 
cost of their maintenance for a period of 2 year..; after completion shall also be 
provided to the City. 

12) Subject to the agreement of Los Angeles County, the apolicant shall turn over all 
eligible drainage facilities to the Los Angeles County Public Works Department 
upon completion and acceptance of the facilities by the County of Los Angeles. 

13) The applicant shall be required to pay 110% of the estimated amount of the cost 
of services to be provided on behalf of the City by outside consultants that have 
been retained by the City to render services specifically in connection with this 

C" ""t'/t • ""'"'"~f"S'Q'I Conditions of Approval 
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project, in the form of a trust deposit account, prior to commencement of such 
services (e.g. golf safety consultant, geotechnical consultants, biologist, and 
landscape architect to name a few.). Services provided by the City Attorney and 
other consultants that routinely provide services to the City shall be exempt from 
this condition. However, in such cases, the applicant shall adequately fund said 
trust deposit accounts prior to the commencement of services, in amounts 
reasonably requested by the City, based upon an estimate of the cost of services 

- · .-... ~ for the period of at least 90 days to which services are rendered. In addition, the 
trust deposits shall be replenished within thirty days of receipt of notice from the 
City that additional funds are needed. 

14) All costs associated with plan check reviews and site inspections for the 
Department of Public Works shall be incurred by the applicant through the 
establishment of a trust deposit with the Director of Public Works at the time of 
plan check submittal or site inspection request. 

15) All City Attorney costs associated with the review and approval of the conditions 
stated herein shall be incurred by the applicant in the form of a trust deposit 
established with the City. 

16) Six (6) months after the issuance of the Certificate of Occupancy for the main 
resort hotel building, the City Council shall review the Conditions of Approval 
contained herein at a duly noticed public hearing. As part of said review, the City 
Council shall assess the applicant's compliance with the conditions of approval 
and the adequacy of the conditions imposed. At that time, the City Council may 
add, delete or modify any conditions of approval as evidence presented at the 
hearing demonstrates are necessary and appropriate to address impacts 
resulting from operation of the project. Said modifications shall not result in 
substantial changes to the design of the hotel structures, to the ancillary 
structures, or the golf practice facility. Notice of said review hearing shall be 
published and provided to owners of property within a 500' radius of the site, to 
persons requesting notice, to all affected homeowners associations, and to the 
property owner in accordance the RPVMC. As part of the six-month review, the 
City Council shall consider the parking conditions, circulation patterns 
(pedestrian, bicycle, and vehicular), lighting, landscaping, and noise. The 
Council may also consider other concerns raised by the Council, Planning 
Commission. Finance Advisory Commission, Traffic Committee and/or interested 
parties. The City Council may require such subsequent additional reviews, as 
the City Council deems appropriate. This provision shall not be construed as a 
limitation on the City's ability to enforce any provision of the RPVMC regarding 
this project. 

17) These approvals authorize the construction and operation of a resort hotel, a golf 
practice facility and other related amenities. Any significant changes to the 
operational characteristiCS oc~fiVe~RiilW1.t.ni.Qy)l4ting, but not limited to, 
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significant changes to the site configuration or golf. practice facility; number of 
guest rooms (increases or decreases); size or opemtion of the conference 
center, banquet facilities, spa, restaurants, or other ancillary uses or significant 
alterations shall require an application for revision to this Conditional Use Permit 
pursuant to the provisions stated in the RPVMC. At that time, the City Council 
may impose such conditions, as it deems necessary upon the proposed use 
resulting from operations of the project. Further, the Council may consider all 
issues relevant to the proposed change of use. 

18) These approvals shall expire twenty-four (24) months from the date of the City 
Council approval unless building permits for the main hotel structure have been 
applied for and are being diligently pursued. Extensions of up to one (1) year 
may be granted by the City Council, if requested prior to expiration. Such a time 
extension request shall be considered by the City Council at a duly noticed public 
hearing, pursuant to the provisions stated in the RPVMC. 

19) The hotel spa facility ,and all the amenities therein, including the pool, shall be 
made available to the general public for a reasonable fee for use basis. 
Appropriate promotions shall be offered to encourage use of the spa facility by 
non-hotel guests, including area residents. 

20) All on-site golf facilities shall be made available to the general public for a 
reasonable fee for use basis. Appropriate promotions shall be offered to 
encourage use of the on-site golf facility by non-hotel guests, including area 
residents 

21) Prior to issuance of any Certificate of Occupancy, all golf facilities, public trails, 
public parks and public areas shall be designed to protect golfers and the general 
public in accordance with common safety standards and practices in the industry, 
subject to review and approval by the City's duly assigned Golf Safety 
Consultant. The applicant shall establish a trust deposit account with the City to 
cover all costs associated with the Golf Safety Consultant's review, as required in 
Condition No. 13. 

22) Temporary construction fencing and temporary publi~ trail fencing shall be 
installed in accordance with RPVMC . 

. 23) All on-site construction and grading activities shall be limited to the hours 
between seven a.m. and seven p.m. Monday through Saturday. No construction 
shall occur on Sundays or legal holidays as set forth in RPVMC unless a special 
construction permit is first obtained from the Director of Planning, Building and 
Code Enforcement. 
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24) Construction and grading activities within the public right-of-way shall be limited 
to the days and hours approved by the Director of Public Works at the time of 
permit issuance. 

25) No on-site repair, maintenance or delivery of equipment and/or materials shall be 
performed before seven a.m. or after seven p.m. Monday through Saturday, nor 
on any Sunday or legal holiday, unless otherwise specified in the conditions 
stated herein or a Special Construction Permit is obtained from the City. 
Emergency repairs are exempt from this condition. 

26) All construction activity shall generally adhere to the phasing scheme identified in 
the Addendum to the Certified Environmental Impact Report shown in Resolution 
No. 2002-70 Any significant_changes to the construction activity schedule shall 
be reviewed and approved by the Director of Planning, Building and Code 
Enforcement. 

27) A Certificate of Occupancy shall not be issued for the Villas or Casitas, unless a 
Certificate of Occupancy has been first issued for the main resort hotel building. 

I ndemnification/1 nsurance 

28) 

29) 

The owner of the property upon which the project is located shall hold harn .:,s 
and indemnify City, members of its City Council, boards, committ 3S, 

commissions, officers, employees, servants, attorneys, volunteers, and ag~o ·ts 
serving as independent contractors in the role of city or agency off· 
(collectively, "lndemnitees"), from any claim, demand, damage, liability, los~ >>t 
or expense, including but not limited to death or injury to any person and i- ; 
any property, resulting from willful misconduct, negligent acts, errol::. or 
omissions of the owner, the applicant, the project operator, or any of t' ·eir 
respective officers, employees, or agents, arising or claimed to arise, direct or 
indirectly, in whole or in part, out of, in connection with, resulting from, or ~n· d 
to the construction or the operation of the project approved by this resolutic,,· .. 

The applicant shall defend, with counsel satisfactory to the City, indemnify and 
hold harmless the City and its agents, officers, commissions, boards, committees 
and employees from any claim, action or proceeding against the City or its 
agents, officers, commissions, boards, committee or employees, to attack, set 
aside, void or annul this resolution or one or more of the approvals set forth in 
this resolution and PC Resolutions 2001-37, 2001-39, and 2001-40. 
Alternatively, at the City's election, the City may choose to defend itself from any 
claim. action or proceeding to attack, set aside, void or annul this resolution or 
one or more of the approvals set forth in this resolution. In that case, the 
applicant shall reimburse the City for all of its costs, including attorney fees, 
arising from such claim, action or proceeding. The obligations set forth in this 
condition include the obliga~ 11 to...illd1{T',fJt'(. o~ rrimburse the City for any 
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attorney fees that the City becomes obligated to pay as a result of any claim, 
action or proceeding within the scope of this condition. 

The City shall promptly notify the applicant of any claim, action or proceeding 
within the scope of this condition and the City shall cooperate fully in the defense 
of any such claim or action. 

30) The applicant shall submit to the City Attorney for review and approval an 
agreement whereby the applicant shall indemnify, defend and hold the City and 
members of its City Council, boards, committees, commissions, officers, 
employees, servants, attorneys, volunteers. and agents serving as independent 
contractors in the role of city or agency officials, (collectively, "lndemnitees"), 
harmless from any claim, demand, damage, liability, loss, cost or expense, 
including, but not limited to, death or injury to any person and injury to any 
property, caused by golf balls or any other golf -related equipment. 

31 ) The applicant shall procure and maintain in full force and effect during the 
operation of the hotel and/or golf practice facility primary general liability 
insurance in the amount of$ 2 million dollars, which amount shall be increased 
on each fifth anniversary to reflect increases in the consumer price index for the 
Los Angeles County area. Such insurance shall insure against claims for injuries 
to persons or damages to property that may arise from or in connection with the 
long-term operation of the resort hotel and golf practice facility authorized by this 
resolution. Such insurance shall name the City and the members of its City 
Council, boards, committees, commissions. officers, employees, servants, 
attorneys, volunteers and agents serving as its independent contractors in the 
role of City officials, as additional insureds. Said insurance, shall be issued by an 
insurer that is admitted to do business in the State of California with a Best's 
rating of at least A-VII or a rating of at least A by Standard & Poor's, and shall 
comply with all of the following requirements: 

(a) The coverage shall contain no limitations on the scope of protection 
afforded to City, its officers, officials, employees, volunteers or agents 
serving as independent contractors in the role of city or agency officials 
which are not also limitations applicable to the named insured. 

(b) For any claims related to the project. applicant's insurance coverage 
shall be primary insurance as respects City, members of its City 
Council, boards, committees, commissions, officers, employees, 
attorneys, volunteers and agents serving as independent contractors in 
the role of city or agency officials. 

(c) Applicant's $2 million primary insurance shall apply separately to each 
insured against whom claim is made or suit is brought. Additionally, 
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(d) 

(e) 

(f) 

(g) 

(h) 

the limits of applicant's $ 2 million primary insurance shall apply 
separately to the project site. 

Each insurance policy required by this condition shall be endorsed to 
state that coverage shall not be canceled except after 30 days prior 
written notice by first class mail has been given to City. 

Each insurance policy required by this condition shall be endorsed to 
state that coverage shall not be materially modified except after 5 
business days prior written notice by first class mail has been given to 
City. 

Each insurance policy required by this condition shall expressly waive 
the insurer's right of subrogation against City and members of its City 
Council, boards and commissions, officers, employees, servants, 
attorneys, volunteers, and agents serving as independent contractors 
in the role of city or agency officials. 

Copies of the endorsements and certificates required by this condition 
shall be provided to the City when the insurance is first obtained and 
with each renewal of the policy. 

No golf facilities may be operated unless such general liability 
insurance policy is in effect. 

The applicant also shall procure and maintain in full force and effect during the 
operation of the hotel and/or golf practice facility additional general liability insurance in 
the amount of $ 3 million dollars to insure against claims for injuries to persons or 
damages to property which may arise from or in connection with the long-term operation 
of the resort hotel and golf practice facility authorized by this resolution. Such insurance 
shall likewise name the City and the members of its City Council, boards, committees, 
commissions, officers, employees, servants, attorneys, volunteers and agents serving 
as its independent contractors in the role of City officials, as additional insureds. Said 
insurance, may at applicant's option, be in the form of a separate excess insurance 
policy and may be issued by a non-admitted carrier so long as the insurer is authorized 
to do business in the State of California with a Best's rating of at least A-VII or a rating 
of at least A by Standard & Poor's and shall comply with all of the requirements of 
paragraphs a. b, d,e, f and g of this Condition 33. 

COASTAL PERMIT NO. 166 

32) All plans submitted to Building and Safety for plan check review shall identify the 
location of the Coastal Setback Line and the Coastal Structure Setback Line in 
reference to the proposed structure. 
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33) Except as provided herein as part of the Conditional Use Permit and Variance 
(allowing the construction of the Lower Pool FaciW·: within the Coastal Setback 
Zone), pursuant to the RPVMC, no new uses or structural improvements shall be 
allowed in the area seaward of the Coastal Setback Line including, but not limited 
to, slabs, walkways, decks 6" or more in height, walls or structures over 42" in 
height, fountains, irrigation systems, pools, spa, architectural features, such as 
cornices, eaves, belt courses, vertical supports or members, chimneys, and 
grading involving more than 20 cubic yards of earth movement, or more than 
three feet of cut or fill. 

34) All proposed structures within the Point Fermin Vista Corridor and Catalina View 
Corridor shall be constructed in accordance with the height limitations as 
identified in the City's Coastal Specific Plan and the project's certified EIR. 

CONDITIONAL USE PERMIT NO. 215 

Hotel Operations 

35) The main hotel building and the freestanding bungalow units shall consist of no 
more than an aggregate total of 400 rooms (360 hotel rooms and 40 bungalow 
units) and shall not be designed for multiple keys for a configuration exceeding 
400 rooms. A main hotel room, for purposes herein, shall consist of any of the 
following: a typical guest room, a two-bay suite, one or more multiple-bay rooms 
with a single key, or a hospitality suite, as shown in Exhibit 7.14 of the long Point 
Resort Permit Documentation dated June 23, 2000. Furthermore, the bungalow 
units shall consist of single-keyed accommodations with one or more bedroom 
areas which may contain a living room area as shown in Exhibit 7.15 of the Long 
Point Resort Permit Documentation dated June 23, 2000. 

36) The casita units shall consist of no more than 50 casita units, with a maximum 
keying configuration of three (3) keys per casita unit resulting in a maximum 
possible 150 accommodations. The casita units may be sold to individual 
persons or private entities, subject to the following restriction: An owner of a unit 
may utilize that unit for no more than sixty (60) days per calendar year, and no 
more than twenty-nine (29) consecutive days at any :..ne time. A minimum seven 
(7) day period shall intervene between each twenty-nine (29) consecutive day 
period of occupancy by the owner. When not being used by the owner, the 
casitas unit shall be available as a hotel accommodation, which shall be fully 
managed by the resort hotel operator. Deed restrictions to this effect, whiqh are 
satisfactory to the City Attorney, shall be recorded prior to any sale of any unit. 

37) The resort villa units shall consist of no more than 32 single keyed units. The 
resort villa units may be sold to private entities, subject to the following 
restriction: An owner of a unit may utilize that unit for no more than ninety (90) 
days per calendar year, BA'~ no more than twenty-nine (29) consecutive days at 
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any one time. A minimum seven (7) day period shall intervene between each 
twenty-nine (29) c'">nsecutive day period of occupancy by the owner. The Villas 
shall be fully managed by the resort hotel operator when not used by the owners, 
and made available for rental by the general public. When not being used by the 
owner, the villa shall be available as a hotel accommodation, which shall be fully 
managed by the resort hotel operator. Deed restrictions to this effect, which are 
satisfactory to the City Attorney, sh~ll be recorded prior to any sale of any unit. 

If any Villa or Casita unit is not sold or made available for sale, the unit shall be 
available as a hotel accommodation which shall be fully managed by the resort 
hotel operator. 

39) Any person or entity ("hotel guest") who pays the hotel operator for the privilege 
of occupying one or more rooms, bungalows, villas or casitas ("unit") shall not 
occupy or have the right to occupy any unit for more than twenty-nine (29) 
consecutive days. On or before the twenty-ninth day, the hotel guest shall be 
required to check out of the unit(s). 

40) Prior to issuance of building permits for the resort villa and casita units, the 
following shall be completed: 

a) 

b) 

The applicant shall process a tract map in accordance with the 
Subdivision Map Act. 
Deed Restrictions shall be recorded restricting the use and operation · of 
the resort villas and casitas, in a form acceptable to the City Attorney. 

41) The Resort Hotel building, ancillary structures, including but not limited to the 
Lower Pool Facility, and all accessory buildings associated with the golf practice 
facility shall substantially confo~ to the plans approved by the City Council and 
stamped by the Planning Department with the effective date of this approval. 

42) The public section of the Lower Pool Facility, which consists of public restroom 
facilities and a viewing deck area, as shown on the plans approved by the City 
Council on the effective date of the adoption of these conditions, shall be open 
and made available to the general public during City park hours. as specified in 
the RPVMC. 

43) Approval of this conditional use permit is contingent upon the concurrent and 
continuous operation of the primary components cr the project, which are the 
hotel, villas, casitas, banquet facilities, spa facilities, retail facilities, and the golf 
practice facility. 

44) Prior to issuance of any Certificate of Occupancy, the use of gardening 
equipment for the golf practice facility and landscape areas shall be controlled by 
a Golf and Hotel Landscape Maintenance Plan which is subject to review and 
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approval by the Director of Planning, Building and Code Enforcement, based on 
an analysis of equipment noise levels and potential i 11p~ct~ to neighboring 
residents. The implementation of the Plan shall be formally reviewed by the 
Director of Planning, Building and Code Enforcement three (3) months after the 
first day of operation of the golf practice facility, and shall be subsequently 
reviewed on an annual basis thereafter. At the three (3) month review, the 
Director may determine that the Plan needs to be revised to address potential 
noise impacts. The Director may also dfJtermine that additional review periods 
and/or other conditions shall be applied to the Maintenance Plan. 

Furthermore, if the City receives any justified noise complaints that are caused 
by the maintenance of the golf or hotel landscaped and lawn areas, as verified by 
the Director of Planning, Building and Code Enforcement, upon receipt of notice 
from the City, the operators of the hotel and golf practice facility shall respond to 
said verified complaint by notifying the City and implementing corrective 
measures within 24 hours from the time of said notice. 

The Director's decision on any matter concerning the Landscape Maintenance 
Plan may be appealed to the City Council. Any violation of this condition may 
result in the revocation of the Conditional Use Permit. 

45) All deliveries utilizing vehicles over forty (40) feet in length shall be limited to the 
hours of 5:00 a.m. to 9:00 p.m. Monday through Friday, and 7:00 a.m. to 9:00 
p.m. on Saturday and Sunday. Other vehicles shall be allowed to make 
deliveries 24 hours a day. 

46) No helipOrt operations are approved or permitted for the Resort Hotel Area. If in 
the future such operations are desired, a revision to this Conditional Use Permit 
shall be required. Any such revision shall be reviewed by the City Council 
subject to the provisions stated in the RPVMC. 

4 7) The applicant shall provide twenty-four (24) hour monitoring by appropriately 
trained hotel personnel of the project site throughout the calendar year. The 
monitoring shall include observation of all parks, tr~ils and habitat areas. 
Additionally, the resort hotel shall provide regular r.1onitoring of the area 
surrounding the lower pool facility and the nearby shore, , during City park hours, 
as specified in the RPVMC. 

48) The Maintenance Building and associated maintenance repairs shall be 
conducted in an area that is visually screened with landscaping from public view. 
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Building Design Standards 

49) The resort hotel shall contain the following principal visitor-serving structures and 
uses, and shall substantially comply with, and not to exceed, the following square 
footage numbers: 

a) Conference Center I Banquet Facilities- 60,000 square feet 
b) Restaurant, bar and lounge - approximately 22,500 square feet 
c) Resort related retail, visitor services and guest amenities- approximately 

20,000 square feet. 
d) Spa Facilities- 25,000 square feet 
e) Swimming pools - Three for the resort hotel (including the lower pool 

facility), one for the West Casitas, one for the Resort Villas, and one within 
the spa facility 

f) Pool Cabanas:- commensurate with size of adjacent pool 
g) Lower Pool Facility- 1,400 square feet (hotel guest area: 680 square feet 

of restroom facilities, 350 square feet of pool kitchen area, 6,400 square 
feet of deck area incJuding the 2,400 square foot pool I public area: to be 
no less than 2,900 square feet of deck area and 370 square feet of 
restroom room facilities) 

h) Tennis Courts- two tennis Courts 
i) Golf School I Club house- 8,000 square feet. 
j) Golf Cart and Maintenance Facility (adjacent to tennis courts) - 4,000 

square feet. 
k) Parking Structure- 180,000 square feet (459 parking spaces; 239 spaces 

on the lower level and 197 on the upper level). 
I) Lookout Bar- 3,500 square feet 
m) Resort Hotel Entry Trellis- 250 square feet of roof area 

50) A Square Footage Certification prepared by a registered surveyor shall be 
submitted to the Director of Planning, Building and Code Enforcement, prior to a 
framing inspection, indicating that the buildings, as identified in the previous 
condition, do not exceed the permitted square footages. 

51) The maximum heights of the buildings approved for the project site shall not 
exceed the following criteria: 

Hotel Building 

a. 

b. 

Maximum roof ridgeline 153 feet above sea level - plus fireplace chimney 
to the minimum height acceptable by the Uniform Building Code. 
Maximum height of 86 feet at eastern elevation, as measured from 
adjacent finished grade located in the middle of the elevation, 53 feet at 
the inland most end of the elevation, and 50 feet from the seaward most 
end of the elevation. 
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c. 

d. 

e. 

Maximum height of 50 feet at northern elevation, as measured from 
adjacent finished grade, 30 foot maximum at western most end of the 
elevation, and 40 foot maximum at the .eastern most end of the elevation. 
Maximum height of 85 feet, as measured from lowest finished grade at the 
highest point along the southern elevation, 40 feet at the eastern most end 
of the elevation, and 50 feet at the western most end of the elevation. 
Maximum height of 90 feet, as measured from lowest finished grade 
elevation along the western elevation, 60 feet at the seaward most end of 
the elevation, and 50 feet at the inland most end of the elevation. 

Resort Villas- Maximum height shall not exceed 26 feet, as measured from the 
lowest adjacent finished grade to the top of the highest roof ridgeline for those 
villa structures located outside of the visual corridor of Vertical Zone 1. If any 
Villa structure is located within the visual corridor of Vertical Zone 1, as identified 
on the site plan, it shall not exceed a maximum height of 16 feet, as measured 
from the lowest adjacent finished grade to the top of the highest roof ridgeline 

Casitas - Maximum height of the casitas located outside of the visual corridor of 
Vertical Zone 1 shall not exceed 26 feet as measured from the lowest adjacent 
finished grade. The Casitas located within the Coastal Specific Plan's Vertical 
Zone 1 shall not exceed 16 feet in height, as measured from the lowest adjacent 
finished grade to the top of the highest roof ridgeline. 

Bungalows - Maximum height of the bungalows shall not exceed 26 feet as 
measured from the lowest adjacent finished grade to the top of the highest roof 
ridgeline. 

Clubhouse - Maximum height of the clubhouse shall not exceed 16 feet as 
measured from the lowest adjacent finished grade to the top of the highest roof 
ridgeline. 

Golf Maintenance Facility- Maximum height of the maintenance facility shall not 
exceed 16 feet as measured from the lowest adjacent finished grade to the top of 
the highest roof ridgeline. 

Lookout Bar - Maximum height of the Lookout Bar shall not exceed 19 feet as 
measured from the lowest adjacent finished grade to the top of the highest roof 
ridgeline. 

Lower Pool Facility- Maximum height of the lower pool facility shall not exceed 
16 feet, as measured from the lowest adjacent finished grade to the top of the 
highest roof ridgeline. 
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Parking Structure- Maximum height of the parking structure shall not exceed 16 
feet, as measured from the lowest adjacent finished grade to the top of the 
highest parapet wall and railing thereon. 

Accessory Structures - Maximum height of all accessory structures shall not 
exceed 12 feet, as measured from the lowest adjacent finished grade to the top 
of the highest roof ridgeline. 

Architectural Features - architectural elements (cupolas, rotundas, and towers) 
may exceed the foregoing height limits with the prior written approval of the 
Director of Planning, Building and Code Enforcement, provided that such 
elements are generally consistent with the plans reviewed by the City Council. 

Chimneys - Fireplace chimneys shall be limited to the minimum height 
acceptable by the Uniform Building Code 

52) A Building Pad Certification shall be prepared by a licensed engineer and 
submitted to Director of Planning, Building and Code Enforcement prior to final 
inspection of grading activities. A Roof Ridgeline Certification, indicating the 
maximum height of each building, shall be prepared by a licensed engineer an.d 
submitted to Director of Planning, Building and Code Enforcement prior tc · .. · 
final framing certifications for each building. 

53) In no event shall any structure, including architectural features, exceed tt 
elevation height of Palos Verdes Drive South, as measured from the elm·<: 
street curb, adjacent to the Resort Hotel Area. This condition shall not appi 
chimneys built to the minimum standards of the Uniform Building Code. 

54) Glare resulting from sunlight reflecting off building surfaces and vehicles shall r 1 

mitigated by such measures as incorporating non-reflective building materi< 
and paint colors into the design of the hotel architecture, as well as landsceni 
around the buildings and parking lots. 

55) The design of the parking structure shall resemble the hotel architecture and 
shall be subject to review and approval by the Director of Planning, Building and 
Code Enforcement. The materials used for the parking structure shall be 
reviewed and approved by the Director of Planning, Building and Code 
Enforcement prior to issuance of building permits. 

56) The applicant shall submit an Architectural Materials Board for review and 
approval by the Director of Planning, Building and Code Enforcement prior to 
issuance of building permits. The Materials Board shall identify, at the least, a 
sample of the proposed exterior building materials, such as roof tile materials and 
paint colors. 
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57) The hotel buildings, and ancillary structures, shall be finished in a muted earth­
tone color, as deemed acceptable by the Director of Planning, Building and Code 
Enforcement during the review of _the Materials Board. 

58) The roof materials for all pitched roofs of the hotel buildings, including but not 
limited to the Villas, Casitas, Bungalows, Golf Clubhouse and all other ancillary 
structures, shall be tile, consisting of a muted color, as deemed acceptable by 
the Director of Planning, Building and Code Enforcement during the review of the 
Materials Board. The material for all flat roofs shall be a color that is compatible 
with the color of the tiles used on the pitched roofs throughout the resort hotel, as 
deemed acceptable by the Director of Planning, Building and Code Enforcement. 

59) All trash enclosure areas shall be designed with walls six (6) feet in height with 
the capability of accommodating recycling bins. The enclosures shall be 
consistent with the overall building design theme in color and material, and shall 
include self-closing I self-latching gates. The enclosures shall integrate a trellis 
type roof cover to visually screen and to reduce their visibility from all public 
rights-of-way and surrounding properties. 

60) In accordance with the Commercial Recreational zoning district, the Resort Hotel 
Area shall not exceed a maximum lot coverage of thirty (30%) percent. For the 
purpose of this project, the definition of Lot Coverage shall adhere to the 
residential standards set forth in Section 17.02.040(A)(5) of the RPVMC. 

61) In addition to the Coastal Setback line, as required by the RPVMC, all other 
building setbacks shall comply with the Commercial-Recreational zoning 
requirements, unless otherwise noted herein. A Setback Certification shall be 
prepared by a licensed engineer and submitted to Building and Safety prior to the 
framing inspection on each structure. 

Public Amenities (Trails and Parks) 

62) Prior to the issuance of any building or grading permits for the hotel, casitas, spa, 
villas, or clubhouse. the applicant shall submit and receive approval for a Public 
Amenities Plan which shall include specific des1gn standards and placement for 
all trails. vista points, parking facilities, signs, and park areas within the project 
site, as specified in the conditions herein. Additionally, the Plan shall include the 
size, materials and location of all public amenities and shall establish a regular 
maintenance schedule. City Staff shall conduct regular inspections of the public 
amenities. The Plan shall be reviewed and approved by the City Council at a 
duly noticed public hearing, as specified in the RPVMC. 

63) Prior to the issuance of any Certificate of Occupancy or the operation of the golf 
practice facility, whichever occurs first, the applicant shall complete the 
construction of the following public access trails, public parks and other public 
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amenities within the project site. except for the Lookout Bar, which shall be 
constructed within six (6) months after the issuance of the first Certificate of 
Occupancy for the resort hotel: 

a. Implementation of the Public Amenities Plan (such as benches, drinking 
fountains, viewing telescopes, bicycle racks, fences, signs, irrigation, and 
landscaping) 

b. Public trails and trail signs to the satisfaction of the City (The Marineland 
Trail Segment (C5). Long Point Trail Segment (04), Flowerfield Trail 
Segment (E2). and Cafe Trail Segment (J2) improvements). 

c. Bicycle paths along southern lane of Palos Verdes Drive South adjacent to 
the project site. 

d. The coastal public parking area within the resort hotel project area serving 
the coastal access points. 

e. The expansion of the Fishing Access Parking Lot. 
f. Improvements to the existing Fishing Access Parking lot. 
g. Improvements to the Public Restroom facility at the Fishing Access site. 
h. Public section of the Lower Pool Facility (consisting of outdoor tables and 

seating, men and women restroom and changing facilities, planter boxes 
with trees that provide shaded seating areas, access to the pool kitchen 
facility, outdoor showers and drinking water fountains). 

i. The 2.2 acre Bluff-Top park. 
j. Habitat Enhancement area. 

64) The City encourages incorporation of a marine theme into the project's public 
trails and park area. 

65) The applicant shall upgrade the Los Angeles County Fishing access parking lot, 
fencing, signs, and landscaping to be consistent with the proposed 50 space 
parking lot expansion on the project site. Said improvements shall be reviewed 
and approved by the County of Los Angeles or the subsequent landowner of the 
Fishing Access. and shall be constructed prior to issuance of any Certificate of 
Occupancy for the resort hotel. 

66) The applicant shall improve. to the satisfaction of the Director of Planning, 
Building and Code Enforcement and Public Works Director. the existing public 
restroom facility located at the Los Angeles County Fishing Access to 
architecturally and aesthetically resemble the resort hotel buildings and related 
public amenities. Said improvements shall be reviewed and approved by the 
County of Los Angeles or the subsequent landowner of the Fishing Access, and 
shall be constructed prior to issuance of any Certificate of Occupancy for the 
resort hotel. 

67) Prior to the issuance of any Certificate of Occupancy, or prior to recordation of 
Final Parcel Map No. 26073, whichever occurs first, the applicant shall dedicate 
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easements over all public trails. habitat areas. vista points, and public amenities 
to the City of Rancho Palos Verdes. 

68) Prior to issuance of any Certificate of Occupancy, the applicant shall dedicate the 
2.2 acre Bluff-Top park and 1.0 acre adjacent Fishing Access parking lot 
expansion (50 parking spaces) to the City. Maintenance of the trails, park 
grounds and landscaping, including but not limited to the landscaping located 
within the Fishing Access Parking Lot shall be maintained by the applicant as 
long as a hotel is operated on the property. 

69) Prior to issuance of any Certificate of Occupancy, the applicant shall dedicate an 
easement to the City and construct two Public Vista Points along the Long Point 
Trail Segment (04) in locations to be approved by the Director of Planning, 
Building, and Code Enforcement in the review of the Public Trails Plan. Habitat 
fencing, as well as habitat protection signs shall be posted in and around any 
vista point. The square footage of any Habitat Enhancement Area or the 50-foot 
transitional area that is used for the vista points shall be replaced at a ratio of 1:1. 

70) Prior to recordation of any final map or issuance of any building or grading 
permits, the applicant shall submit to the Director of Public Works a Public Trails 
Plan which identifies the on-site and off-site pedestrian and bicyde trails 
proposed for the project for review and approval by the City Council. The plan 
shall include details regarding trail surface, trail width, and trail signage. 
Furthermore, all trail segments shall be constructed with appropriate trail 
engineering techniques, as approved by the City's Director of Public Works, to 
avoid soil erosion and excessive compaction. The public trails, as identified in 
the city's Conceptual Trails Plan shall include: the Marineland Trail Segment 
(C5); the Long Point Trail Segment (D4); the Flower Field Trail Segment (E2); 
and the Cafe Trail Segment (J2). Furthermore, the beach access trail at the 
southeast comer of the project site shall also be kept open to the public and shall 
be maintained by the applicant. 

71) Prior to issuance of any Certificate of Occupancy, the applicant shall construct 
class I and class II bikeways along Palos Verdes ')rive South, adjacent to the 
project site. to the satisfaction of the Director of Puulic Works. In the event any 
drainage grates are required. all grates shall be installed in a manner that is 
perpendicular to the direction of traffic to the satisfaction of the Director of Public 
Works. 

72) All project related trails, as identified in the City's Conceptual Trails Plan, shall be 
designed to the following minimum standards for trail widths, with easements 
extending an additional foot on either side of the trail: 

a. Pedestrian Only- 4 foot improved trail width, 6 foot dedication 
b. Pedestrian/Equestrian- 6 foot improved trail width, 8 foot dedication 
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Pedestrian/Bike- 6 foot improved trail width, 8 foot dedication 
Joint Pedestrian/Self Cart - 10 foot improved trail, 12 foot dedication. 

Standard golf cart-only paths, if constructed, shall be 6 feet wide, and require no 
easement dedication. · 

If a golf cart path is parallel, but not imlll'1diately abutting, a pedestrian path, a 2-
foot minimum separation between the two paths shall be incorporated into the 
design of the paths in question and shall be maintained at all times thereafter. If 
a golf cart path is a immediately abutting a pedestrian path without separation, 
the golf cart path shall be curbed. 

73) Where feasible. the applicant shall design, to the satisfaction of the Director of 
Planning, Building, and Code Enforcement, public trails, public restrooms and 
public park facilities that are in compliance with the American Disabilities Act 
requirements. 

74) The Lower Pool Facility and the trail from the public parking lot nearest the hotel 
building to the Lower Pool Facility shall be constructed in compliance with all the 
standards established by the American with Disabilities Act (ADA). 

75) Where feasible, the applicant shall design trails, to the satisfaction of the Director 
of Planning, Building and Code Enforcement, that do not exceed a maximum 
gradient of twenty (20%) percent. 

LandscapingNegetation 

76) Prior to issuance of any building or grading permits. the applicant shall record a 
conservation easement covering the 01• •ff-f::1ce/Habitat Enhancement Area. The 
conservation easement shall be recorded in favor of the City of Rancho Palos 
Verdes, and shall first be reviewed and accepted by the City Attorney. 

77) The Habitat Enhancement Area shall extend from the Los Angeles County 
Fishing Access Parking Lot to the toe of the slope immediately north of the 
Lookout Bar . The Habitat Enhancement Area shall be thirty (30) feet wide, as 
measured from the inland limits of the coastal bluff scrub, as specified in the 
Mitigation Measures adopted by the City Council by Resolution No. 2002-34. All 
public trails in this portion of the site shall not encroach into the Habitat 
Enhancement Area. 

78} A Landscape Plan shall be prepared by a qualified Landscape Architect in 
accordance with the standards set forth in RPVMC. The Landscape Plan shall 
be reviewed and approved by the Director of Planning, Building and Code 
Enforcement. a qualified Landscape Architect and a qualified botanist, hired by 
the City. prior to the issuC~:ff.Rn~R~i~i{G.Br.,g[~ding permits. The applicant 
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shall establish a Trust Deposit account with the City prior to the submittal of 
Landscape Plans to cover all costs incurred '1y the City in conducting such 
review. During the Director's review, the Lanascape Plan shall also be made 
available to the public, including but not limited to representatives from the 
California Native Plant Society, for review and input. 

The Ornamental Landscape Plan shall comply with the water conservation 
concepts, the View Preservation Ordinance, the planting requirements, the 
irrigation system design criteria, and all other requirements of the RPVMC. The 
Plan shall identify the plant and seed sources and the required lead time that will 
be needed to implement the plan. The plan shall also take into account protected 
view corridors as identified in the project EIR such that future impacts from tree 
or other plant growth will not result. A colorful plant palette shall be utilized in the 
design of the hotel landscaping where feasible, provided that impacts to native 
and protected vegetation will not occur. No invasive plant species shall be 
included in the plant palette, except for the following species which exist on-site 
or within the immediate area: Eucalyptus, Nerium Oleander, Olea Europia (olive 
tree), Phoenix (all species), &Pinus Molle (California Pepper Tree), Shinus 
Terebinthifolius (Florida Pepper Tree). 

The Habitat Enhancement Area, which serves as a plant buffer for the El 
Segundo Blue Butterfly and the Bluff Habitat shall consist of suitable, locally 
native plants. In addition, the 50-foot wide planting area inland of the Habitat 
Enhancement Area, as specified in the adopted Mitigation Monitoring Program 
(5.3-2c) attached as Exhibit "C" of Resolution No. 2002-34, shall also be planted 
with suitable, locally native plants and grasses. When available , it is 
recommended that seeds and plants for both areas come from local sources. 

The applicant shall submit for review and approval by the Director of Planning, 
Building and Code Enforcement and a qualified biologist, at the expense of the 
applicant, a Habitat Enhancement Management Plan that shall ensure regular 
maintenance to prevent propagation of invasive plants into the Habitat 
Enhancement or buffer areas and that any invasive plants that do propagate into 
the Habitat Enhancement Area will be immediately removed. Said Management 
Plan shall be submitted for review and appruval at the same time as the 
Landscape Plan. 

Landscaping proposed surrounding the Resort Villas shall be situated in a 
manner that, at maturity, visually screens the buildings from Palos Verdes Drive 
South, as well as visually separates the dense appearance of the Villas. Said 
landscaping shall also be permitted to grow beyond the maximum height of the 
Villas' roof ridgeline, only when such landscaping is able to screen the roof 
materials and not block a view corridor, as determined by the Director of 
Planning, Building and Code Enforcement at the time the Landscape Plan is 
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80) Rec sonable efforts shall be made by the applicant to preserve and replant 
existing mature trees, as deemed acceptable by the Director of Planning, 
Building and Code Enforcement. Any replanted trees, if invasive, shall not be 
located in the native plant area (30-foot Habitat Enhancement Area and 50-foot 
transition area). Any such replanted or retained trees shall be noted on the 
required landscape plans. 

81) Where practical, landscaping shall screen the hotel building, ancillary structures, 
and the project's night lighting as seen from surrounding properties and/or public 
rights-of-way, as depicted on the Landscape Plan. 

Lighting 

82) The applicant shall prepare and submit a Lighting Plan for the Resort Hotel Area 
in compliance with the RPVMC. The Lighting Plan shall clear1y show the 
location, height, number of lights, wattage and estimates of maximum illumination 
on site and spill/glare at property lines for all exterior circulation lighting, outdoor 
building lighting, trail lighting, parking lot lighting, landscape ambiance lighting, 
and main entry sign lighting. The Lighting Plan shall be submitted for review and 
approval by the Director of Planning, Building and Code Enforcement prior to 
issuance of any building permit for the Resort Hotel Area. Furthermore, prior to 
the Director's review, the Lighting Plan shall be reviewed and approved by a 
qualified biologist for potential impacts to wildlife. 

83) 

84) 

85) 

Parking and Security lighting shall be kept to minimum safety standards and shall 
conform to City requirements. Fixtures shall be shielded so that only the subject 
property is illuminated; there shall be no spillover onto residential properties or 
halo into the night sky. A trial period of ninety (90) days from the installation of 
the project exterior lighting for the hotel, spa, west casitas, east casitas, villas, 
clubhouse, golf practice facility, tennis courts, surface parking lots, and parking 
structure shall be assessed for potential impacts to the surrounding environment. 
At the end of the ninety (90) day period, the Director of Planning, Building and 
Code Enforcement may require additional screening or reduction in the intensity 
or number of lights which are determined to be excessively bright or otherwise 
create adverse impacts. 

Outdoor tennis court lighting shall be permitted on individual timers up to 10:00 
p.m. Light poles for such lighting shall not exceed an overall height of 16 feet, 
including the light fixture. 

No golf practice facility lighting shall be allowed other than safety lighting for the 
use of trails through the golf practice facility areas and lighting for the clubhouse 
and adjacent parking lot. 
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86) Prior to the issuance of any building, a Uniform Si9n Program shall be submitted 
to the Planning Department for review and approval by the City Council, at a duly 
noticed public hearing. The Sign Program shall include all exterior signs 
including resort identification signs, spa identification signs, golf practice facility 
signs including routing signs and any warning signs, public safety signs for trails 
and park areas, educational signs about habitat or wildlife and any other 
proposed project signs. Furthermore, the Sign Program shall indicate the colors, 
materials, locations and heights of all proposed signs. Said signs shall be 
installed prior to issuance of any Certificate of Occupancy. 

Utilities/Mechanical Equipment 

87) Prior to issuance of any Certificate of Occupancy, all utilities exclusively serving 
the project site shall be placed underground including cable television, telephone, 
electrical, gas and water. All appropriate permits shall be obtained for any such 
installation. Cable television, if utilized, shall connect to the nearest trunk line at 
the applicant's expense. 

88) Prior to issuance of any Certificate of Occupancy, all existing above ground 
utilities serving the project site within the public right-of-way adjacent to the 
property frontage of the project site shall be placed underground by the applicant. 
In addition, the two (2) power poles on either side of Palos Verdes Drive South, 
and the lines thereon, shall be placed underground. 

89) No above ground utility structures cabinets, pipes, or valves shall be constructed 
within the public rights-of-way without prior approval of the Director of Public 
Works. 

90) Mechanical equipment, vents or ducts shall not be placed on roofs unless the 
applicant demonstrates, to the satisfaction of the Director of Planning, Building 
and Code Enforcement, that there is no feasible way to place the equipment 
elsewhere. In the event that roof mounted equipment is the only feasible 
method, all such equipment shall be screened and, Jr covered to the satisfaction 
of the Director of Planning, Building, and Code Enforcement so as to reduce their 
visibility from adjacent properties and the public rights-of-way. Any necessary 
screening or covering shall be architecturally harmonious with the materials and 
colors of the buildings, and shall not increase any overall allowed building height 
permitted by this approval. This condition shall apply to all buildings in the 
Resort Hotel Area, including but not limited to, the hotel, bungalows, casitas, 
villas, spa, and golf clubhouse. 
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91) Use of satellite dish antenna( e) or any other antennae shall be controlled by the 
provisions set forth in the RPVMC. Centralized antennae shall be used rather 
than individual antennae for each room, building or accommodation. 

92) Mechanical equipment, regardless of its location, shall be housed in enclosures 
designed to attenuate noise to a level of 65 dBA at the project site's property 
lines. Mechanical equipment for food service shall incorporate filtration systems 
to eliminate exhaust odors. 

93) All hardscape surfaces, such as the parking area and walkways, shall be 
property maintained and kept clear of trash and debris. The hours of 
maintenance of the project grounds shall be restricted to Mondays through 
Fridays from 7:00 a.m. to 5:00 p.m., and on Saturdays from 9:00 a.m. to 4:00 
p.m. Said maintenance activities shall be prohibited on Sundays and National 
holidays. 

94) The storage of all goods, wares, merchandise, produce, janitorial supplies and 
other commodities shall be permanently housed in entirely enclosed structures, 
except when in transport. 

·.·· 
Fences, Walls. and Gates 

95) No freestanding fences, walls, or hedges shall be allowed, unless a Un -rm 
Fencing Plan is reviewed and approved by the Director of Planning, Buildir '"lC! 

Code Enforcement, except as otherwise required by these conditions ':"'t: 

mitigation measures set forth in the Mitigation Monitoring Plan atta ·. 35 

Exhibit wC" to Resolution No. 2002-34. Said Fencing Plan shall be revieweu and 
approved prior to issuance of any building permit and shall be installed pr 'r to 
issuance of any Certificate of Occupancy. No entry gates shall be permittee 

96) The design of the fencing required along the bluff top park, bluff top tra ,s, .md 
the Habitat Preserve Areas shall be included in the Public Amenities Plan, as 
required herein. Said fencing shall be modeled to generally resemble the wood I 
cable fence installed in City parks, such as Shoreline Park and Ocean Trails. 

97) All pools and spas shall be enclosed with a minimum 5' high fence, with a self­
closing device and a self-latching device located no closer than 4' above the 
ground. 

98) AO fencing surrounding the Lower Pool Facility, including pool and spa security 
fencing, shall be constructed in a manner that meets the minimum fence 
standards for pool safety, as noted in the above condition, and shall minimize a 
view impairment of the coastline as determined by the Director of Planning, 
Building and Code Enforcemee~ " " 1 _ 
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99) No safety netting for the golf course or practice facility shall be permitted. 

1 00) Any on-site fencing along Palos Verdes Drive South shall be no higher than two 
(2) feet in height and shall be modeled to generally resemble the fencing installed 
along Palos Verdes Drive West for the Ocean Front Estates project. The 
landscaping along said fence shall be limited to 1-foot in height. 

Source Reduction and Recycling 

101) Prior to issuance of any Certificate of Occupancy, the applicant shall prepare and 
submit to the Director of Public Works for review and approval a comprehensive 
Integrated Waste Management Plan that addresses source reduction, reuse and 
recycling. The Plan shall include a description of the materials that will be 
generated, and measures to reduce, reuse and recycle materials, including, but 
not limited to, beverage containers, food waste, office and guest room waste. 
The Plan shall also incorporate grass cycling, composting, mulching and 
xeriscaping in ornamental landscaped areas. Grass cycling, composting, or 
mulching shall not be used in the Habitat Areas. It is the City's intention for the 
project to meet Local and State required diversion goals in effect at the time of 
operation. The specifics of the Plan shall be addressed by the applicant at the 
time of review by the Director of Public Works. 

102) Prior to issuance of any building or grading permits, an approved Construction 
and Demolition Materials Management Plan (CDMMP or the Plan) shall be 
prepared and submitted to the Director of Public Works for approval. The 
CDMMP shall include all deconstruction, new construction, and 
alterations/additions. The CDMMP shall document how the Applicant will divert 
85% of the existing on-site asphalt, base and concrete, through reuse on-site or 
processing at an off-site facility for reuse. The Plan shall address the parking 
lots, concrete walkways, and other underground concrete structures. The Plan 
shall also identify measures to reuse or recycle building materials, including 
wood, metal, and concrete block to meet the City's diversion goal requirements 
as established by the State Integrated Waste Manaqement Act (AB 939). In no 
case shall the Plan propose to recycle less than the state mandated goals as 
they may be amended from time to time. 

103) Prior to issuance of any Certificate of Occupancy, a Construction and Demolition 
Materials Disposition Summary (Summary) shall be submitted to the Director of 
Public Works upon completion of deconstruction and construction. The 
Summary shall. indicate actual recycling activities and compliance with the 
diversion requirement, based on weight tags or other sufficient documentation. 

104) Where possible, the site design shall incorporate for solid waste minimization, the 
use of recycled building materials and the re-use of on-site demolition debris. 

COASTAL CGMMISmO~ conditions of Approval 
~ -6 _ DD(.,. 0, -,9 J Resolution No. 2002·71 

~1 ~-~~1r August28,2002 

E 
"'7 Page 22 of 37 

XHIBIT # __ '--~--

PAGE ~ OF df 

t . . 



.. _ ... ·, 

' ;. 

105) The project site design shall incorporate arens for collection of solid waste with 
adequate space for separate collection of recyclables. 

Street and Parking Improvements 

106) Prior to issuance of any Certificate of Occupancy, emergency vehicular access 
shall be installed at the project site, specifically to the hotel, villas, casitas, and 
the golf club house and golf practice facilities. A Plan identifying such 
emergency access shall be submitted to the Fire Department and the Director of 
Public Works for review and approval prior to issuance of any grading or building 
permit. 

107) Prior to issuance of any building permit, the applicant shall prepare an 
Emergency Evacuation Plan for review and approval by the Director of Planning, 
Building and Code Enforcement. Said plan shall comply with the City's SEMS 
Multihazard Functional Plan. 

108) The applicant shall construct and retain no fewer than 875 parking spaces on the 
resort property, of which 50 parking spaces shall be dedicated for public use 
during City Park Hours, which are from one hour before sunrise until one after 
sunset. The 50 dedicated public parking spaces on the resort hotel property 
nearest to the hotel building may be used by the hotel to accommodate its 
overflow valet parking needs when the City parks are closed for those wishing to 
use hotel amenities but who are not staying overnight. Additionally, these 50 
public parking spaces may be used by the operator of the resort hotel for special 
events during City park hours, provided that a Special Use Permit is obtained 
from the Planning Department, which shall be processed pursuant to the 
provisions of the RPVMC. The applicant shall install signs in the public parking 
lot nearest to the hotel building stating that Additional public parking is available 
at the Fishing Access parking lot. The applicant shall also expand the Fishing 
Access Parking Lot by constructing 50 additional public parking spaces that shall 
be deeded to the City as a public parking area. 

1 09) Prior to issuance of any Certificate of Occupancy, an appropriate public access 
easement in favor of the City across the resort entry drive from Palos Verdes 
Drive South to the designated public parking area adjacent to the main hotel 
building, in a form acceptable to the City Attorney, shall be recorded. 

11 0) A Parking Lot Plan shall be reviewed and approved by the Director of Planning, 
Building and Code Enforcement prior to issuance of project-related grading 
permits. The Parking Lot Plan shall be developed in conformance with the 
parking space dimensions and parking lot standards set forth in RPVMC, and 
shall include the location of all light standards, planter boxes, directional signs 
and arrows. No more than 1 c% .p~~. toACJl.P.f.f~i~~ ~eaces shall be in the form of 
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compact spaces. The filing fee for the review of the Parking Plan shall be in 
accordance to the Ci!y's Fee Schedule as ad"pted by Resolution by the City 
Council. 

111 ) Prior to the recordation of any final map, or issuance of any grading permit, the 
applicant shalf submit security, in a form reasonably acceptable to the City, to 
cover any damage caused to existing public roadways during construction. The 
amount of said security shall be determined by the Director of Public Works . 

112) Prior to issuance of any Certificate of Occupancy, the applicant shalf replace all 
damaged curbs, gutters. and sidewalks along the project's Palos Verdes Drive 
South frontage, as determined by the Director of Public Works. Prior to approval 
of the Street Improvement Plan, the applicant shall post a security bond in an 
amount sufficient to ensure completion of such improvements, including, without 
limitation, the costs for labor and material. The amount of such security shall be 
determined by the Director of Public Works 

113) All proposed driveways shall be designed in substantially the same alignment as 
shown on the approved site plans, subject to final design review and approval by 
the Los Angeles County Fire Department and the Director of Public Works. 

114) Any on-site raised and landscaped medians and textured surfaces shall be 
designed to standards approved by the Director of Public Works . 

115) Handicapped access ramps shall be installed and or retrofitted in accordance 
with the current standards established by the Americans with Disabilities Act. 
Access ramps shall be provided at all intersections and driveways. 

116) If excavation is required in any public roadway, the roadway shall be resurfaced 
with an asphalt overlay to the adjacent traffic lane line to the satisfaction of the 
Director of Public Works. 

117) Prior to commencing any excavation within the public rights-of-way, the applicant 
shall obtain all necessary permits from the Director Public Works. 

118) Prior to the recordation of a final map or issuance of any building or grading 
permits, whichever comes first, the applicant shall construct or enter into an 
agreement and post security guaranteeing the construction of the following public 
and/or private improvements in conformance with the applicable City Standards: 
street improvements, medians. sidewalks, drive approaches, bus turnouts and 
shelters, bikeways, trails, signing, striping, storm drain facilities, sub-drain 
facilities, landscape and irrigation improvements (medians, slopes, parks, and 
public areas including parkways), sewer, domestic water, monumentation, traffic 
signal systems, trails, and the undergrounding of existing and proposed utility 
lines. If security is posted it shall be in an amount sufficient to ensure completion 
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of such improvements. including, without limitation. the costs for labor and 
~::~t ~riC\Is. The amount )f such security shall be determined by the Director of 
Public Works. The security referred to in this condition may be grouped into one 
of the following categories, provided that all of the items are included within a 
category: 1) Landscape and Irrigation; 2) On-site Street Improvement Plans and 
Parking, and 3) Palos Verdes Drive South Improvements. 

Prior to the issuance of any Certificate of Occupancy, the applicant shall 
complete the street improvements to Palos Verdes Drive South as identified in 
the Mitigation Measures set forth in the Mitigation Monitoring Plan attached as 
Exhibit "C" to Resolution No. 2002-34. The improvements shall include the 
following: Installation of a new traffic signal on Palos Verdes Drive South at the 
project entrance. a right tum lane for south-bound traffic to facilitate ingress into 
the project and a lengthened left tum lane for north-bound traffic to facilitate 
ingress into the project. 

120) Prior to issuance of any Certificate of Occupancy, the applicant shall improve 
with landscaping and irrigation the median and parkway along Palos Verdes 
Drive South, in the area generally located in front of the project site's entrance 
driveway, including the portion of the median that is to be improved with an 
expanded left-tum pocket, up to the eastern most driveway of the Fishing Access 
Parking Lot. If available, said landscaping shall consist of non-invasive plant 
species, except the permitted invasive species listed in Condition No. 78, as 

.· deemed acceptable by the Director of Public Works. 

121) The design of all interior streets shall be subject to review and approval by the 
Director of Public Works. 

122) The applicant shall dedicate vehiculc~ -r;c~ss rights to Palos Verdes Drive South 
to the City, except as provided for private driveways and emergency access as 
shown on the site plan. 

123) Prior to the approval of Street Improvement Plans. the applicant shall submit 
dAtailed specifications for the structural pavement section for all streets. both on­
site and off-site including parking lots, to the Director of Public Works for review 
and approval. 

Traffic 

124) Prior to the issuance of any Certificate of Occupancy, the applicant shall pay the 
City of Los Angeles for its fair share of the following improvements to the 
intersection of Western Avenue (NS) at 25th Street (EW): Provide east leg of 25th 
Street with one left tum lane, two through lanes, and one right tum lane. 
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125) Prior to the issuance of any Certificate of Occupancy, the applicant shall pay the 
c:ty of Rolling Hills Estates for its fair share of the following im!)rovements to the 
intersection of Hawthorne Boulevard (NS) at Palos V~rdes Drive North (EW): 
Provide west leg with one left tum lane, one shared left and through lane, one 
through lane, and one right tum lane. 

126) Prior to the issuance of any Certificate of Occupancy, the applicant shall pay The 
City of Rolling Hills Estates for its fair sha:-e of the following improvements to the 
intersection of Silver Spur Road( NS) at Hawthorne Boulevard (EW): Provide 
north leg with one left tum lane, two through lanes, and one right tum lane; and 
re-stripe south leg with two left turn lanes, one through lane, and one right tum 
lane. 

127) Prior to issuance of building or grading permits, the applicant shall provide 
security, in a form reasonably acceptable to the Director of Public Works, in the 
amount of $100,000 to cover the cost of mitigating any impacts caused by this 
project that would require the installation of any new traffic signal that may be 
required along Hawthorne Boulevard, Palos Verdes Drive South, or Palos Verdes 
Drive West. This security will be held by the City in accordance with the 
provisions of Government Code Section 66001 for a minimum five year period, 
from the date of the main hotel building's Certificate of Occupancy. 

128) Upon the opening of the resort hotel or golf practice facility, whichever occurs 
first, the hotel operators shall implement a shuttle service between the Long 
Point Resort Hotel and the Ocean Trails Golf Course. The use of low emissions 
vehicles shall be used for the shuttles. The hotel operators shall design the 
schedule of the shuttles so as to encourage and maximize its use by hotel 
guests. 

129) The applicant shall comply with all applicable provisions of the City's 
Transportation Demand Management and Trip Reduction Ordinance as set forth 
in RPVMC Section 10.28. 

GRADING PERMIT NO. 2229 

Grading 

130) The following maximum quantities and depths of grading are approved for the 
Resort Hotel Area, as shown on the approved grading plans received by the City 
on May 21, 2002, and prepared by lncledon Kirk Engineers: 

a. Maximum Total Grading (Cut and Fill): 784,550 cubic yards. 
b. Maximum Cut: 411 ,889 cubic yards (392,275 cubic yards 

with 5% shrinkage). 
c. Maximum Fill: 392,275 cubic yards. 
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d. Maximum Depth of Cut: 35 feet (located in the area of the 
western most bungalow units). 

e. Maximum Depth of Fill: 21 feet (located in the area of the 
more inland row of Western Casitas). 

Any modifications resulting in additional grading in excess of the above amounts 
shall require approval of an amendment to the grading permit by the City Council. 
This is a balanced grading project. No import or export of earth shall be 
permitted, except as provided in Condition No. 155. 

131) All recommendations made by the City Geologist, the City Engineer, and the 
Building and Safety Division during the ongoing review of the project shall be 
incorporated into the design ,and construction of the project. 

132) All recommendations made by the project's geologist, as modified by comments 
from the City's reviewers, shall be incorporated into the design and construction 
of the project. 

133) If applicable, as determined by the City Geologist, prior to the issuance of 
grading permits, a bond, cash deposit, or combination thereof, shall be posted to 
cover costs for any geologic hazard abatement in an amount to be determined by 
the Director of Public Works. 

134) Prior to issuance of a grading permit by Building and Safety, the applicant shall 
submit to the City a Certificate of Insurance demonstrating that the applicant has 
obtained a general liability insurance policy in an amount not less than five million 
dollars per occurrence and in the aggregate to cover awards for any death, 
injury, loss or damage, arising out of the grading or construction of this project by 
the applicant. Said insurance policy must be issued by an insurer that is 
authorized to do business in the State of California with a minimum rating of A-VII 
by Best's Insurance Guide or a rating of at least A by Standard & Poors. Such 
insurance shall name the City and the members of its City Council, boards, 
committees, commissions. officers, employees, servants, attorneys, volunteers 
and agents serving as its independent contractors in the role of City officials, as 
additional insureds. A copy of this endorsement shall be provided to the City. 
Said insurance shall be maintained in effect for a minimum period of five (5) 
years following the final inspection and approval of said work by the City and 
shall not be canceled or reduced during the grading or construction work without 
providing at least thirty (30) days prior written notice to the City. 

135) All on-site public improvements (Parking lots, sidewalks, ramps, grading) shall be 
bonded for with the appropriate improvement bonds in amounts to be deemed 
satisfactory by the Director of Public Works. 
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136) Prior to issuance of a grading permit, the applicant shall provide the Director of 
Planning, Building and Code Enforcement a plan that demonstrates how dust 
generated by grading activities will be mitigated so as to comply with the South 
Coast Air Quality Management District Rule 403 and the City's Municipal Code 
Requirements which require watering for the control of dust. 

137) Prior to the issuance of a grading permit, the applicant shall prepare a plan 
indicating, to scale, clear sight triangles, which shall be maintained at each 
roadway and driveway intersection. No objects, signs, fences, walls, vegetation, 
or other landscaping shall be allowed within these triangles in excess of three 
feet in height. 

138) Prior to the issuance of a grading permit, the following improvements shall be 
designed in a manner meeting the approval of the Director of Public Works: 1) 
all provisions for surface drainage; 2) all necessary storm drains facilities 
extending to a satisfactory point of disposal for the proper control and disposal of 
storm runoff; and 3) all water quality related improvements. Where determined 
necessary by the Director of Public Works, associated public street and utility 
easements shall be dedicated to the City. 

139) Prior to the issuance of any precise grading permit, the applicant shall submit to 
the Director of Public Works, a plan for the placement of traffic signing, pavement 
delineation, and other traffic control devices. 

140) Prior to the issuance of grading permits, the applicant shall submit to the Director 
of Public Works, for his review and approval, a construction traffic management 
plan. Said plan shall include the proposed routes to and from the project site for 
all deliveries of equipment, materials, and supplies, and shall set forth the 
parking plan for construction employees. All construction related parking must 
be accommodated on-site. No construction related parking shall be permitted 
off-site. 

141 ) If applicable, as determined by the City Geologist, prior to the issuance of a 
grading permit, all geologic hazards associated with th's proposed development 
shall be eliminated, or the City Geologist shall designatt! a restricted use area on 
the Final Parcel Map where the erection of buildings or other structures shall be 
prohibited. 

142) Prior to the issuance of building permits, an independent Geology and/or Soils 
Engineer's report on the expansive properties of soils on all building sites shall 
be submitted for review and approval by the City Geologist in conformance with 
the accepted City Practice. 

143} Prior to the issuance of a building permit. an as-built geological report shall be 
submitted for structures found~ ~Jle~9-Gt~ and an as-built soils and 
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compaction report shall be submitted for structures founded on fill as well as for 
all engineered fill areas. 

144) Prior to the issuance of a grading permit, the applicant's project geologist shall 
review and approve the final plans and specifications and shall stamp and sign 
such plans and specifications. 

145) Prior to the issuance of a grading permit, a grading plan review and geologic 
report. complete with geologic map, shall be submitted for review and approval 
by the City's Geotechnical Engineer. 

146) Except as specifically authorized by these approvals, foundations shall be set 
back from the Coastal Setback Line in accordance with the RPVMC and shall 
extend to such a depth as to be unaffected by any creep-prone surficial soil 
and/or weathered bedrock. Field review and certification by the project geologist 
is required. 

147) All grading shall be monitored by a licensed engineering geologist and/or soils 
engineer in accordance wit the applicable provisions of the RPVMC and the 
recommendations of the City Engineer. Written reports, summarizing grading 
activities, shall be submitted on a weekly basis to the Director of Public Work:; 
and the Director of Planning, Building, and Code Enforcement. 

148) The project shall comply with all appropriate provisions of the City's Grading 
Ordinance, unless otherwise approved in these conditions of approval. 

149) Grading activity on site shall occur in accordance with all applicable City safet·. 
standards. 

150) Prior to final grading inspection by Building and Safety, the graded slopes shall 
be property planted and maintained in accordance with the approved landscapina 
plan. Plant materials shall generally include significant low ground cover tc 
impede surface water flows. and shall be non-invasive, except the permitted 
invasive species listed in Condition No. 78 

151) Prior to final grading inspection by Building and Safety, all manufactured slopes 
shall be contour-graded to achieve as natural an appearance as is feasible. 

152) Any water features (lakes, ponds, fountains, and etc.) associated with the golf 
practice facility, excluding the bioswales used in the water quality treatment train, 
shall be lined to prevent percolation of water into the soil. Designs for all water 
features shall be included on the grading plans submitted for review by the City's 
Building Official and Geotechnical Engineer. 
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153) The City's Building Official, Geotechnical Engineer and Biologist shall determine 
in their review of the grading plans whether water f9atures associated with the 
water quality treatment train, such as the bioswales or catch basins, shall be 
lined to prevent water percolation into the soil, and potential impacts to nearby 
sensitive habitat areas. 

154) The proposed swimming pool and spa for the Lower Pool Facility shall be double 
lined and shall contain a leak detection system, subject to review and approval 
by the City's Building Official. 

155) Should the project require removal of earth, rock or other material from the site, 
the applicant shall first obtain City approval in the form of a revised Conditional 
Use Permit and Grading Permit application. Said review shall evaluate potential 
impacts to the surrounding environment associated with export or import. If the 
revised grading impacts are found to be greater that identified in the Certified EIR 
that cannot be mitigated to an insignificant level, a Supplemental EIR shall be 
prepared and reviewed by the City, at the expense of the applicant. 
Furthermore, the applicant shall prepare and submit a hauling plan to the Public , 
Works Department for review and approval prior to issuance of grading permits. 

156) The use of a rock crusher on-site shall be conducted in accordance with the 
project's mitigation measures and shall be contained to the area analyzed in the 
project's Environmental Impact Report. 

157) During the operation of the rock crusher, a qualified biologist shall monitor noise 
levels generated by the activity for potential impacts to nearby wildlife. Said 
specialist shall be hired by the City at the cost of the applicant, in the form of a 
trust deposit account provided by the applicant. 

158) Retaining walls shall be limited in height as identified on the grading plans that 
are reviewed and approved by the City. Any retaining walls exceeding the 
permitted heights shall require the processing of a revised grading permit for 
review and approval by the Director of Planning, Building and Code Enforcement. 

Drainage 

159) The irrigation system and area drains proposed shall be reviewed and approved 
by the City's Geotechnical Engineer and Director of Public Works. 

160) A report shall be prepared demonstrating that the grading, in conjunction with the 
drainage improvements, including ·applicable swales. channels, street flows, 
catch basins, will protect all building pads from design storms, as approved by 
the Director of Public Works. 
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161) All drainage swales and any other at-grade drainage facilities, including gunite, 
shall be of an earth tone color, as deemed necessary by the Director of Building 
?Ianning and Code Enforcement. 

162) Prior to issuance of any building or grading permits, the applicant shall submit a 
Local Grading and Drainage Plan identifying how drainage will be directed away 
from the bluff top, natural drainage courses and open channels to prevent 
erosion and to protect sensitive plant habitat on the bluff face. Said Plan shall be 
reviewed by the Director of Public Works and the Director of Planning, Building 
and Code Enforcement. Said review shall also analyze whether potential 
impacts to the bluff top or bluff face may be caused by the proposed drainage 
concept. 

163) Drainage plans and necessary supporting documents that comply with the 
following requirements shall be submitted for review and approval by the Director 
of Public Works prior to the issuance of grading permits: A) drainage facilities 
that protect against design storms shall be provided to the satisfaction of the 
Director of Public Works and any drainage easements for piping required by the 
Director of Public Works shall be dedicated to the City on the Final Map; B) sheet 
overflow and pending shall be eliminated or the floors of buildings with no 
openings in the foundation walls shall be elevated to at least twelve inches above 
the finished pad grade; C) drainage facilities shall be provided so as to protect 
the property from high velocity scouring action; and D) contributory drainage from 
adjoining properties shall be addressed so as to prevent damage to the project 
site and any improvements to be located thereon. 

164) Prior to the issuance of the Certificate of Occupancy, the applicant shall upgrade 
the drainage facility that currently is located on the Fisherman's access property 
and construct a pipe that will convey this water to the proposed drainage system 
terminating at Outlet No.2 to the satisfaction of the Director of Public Works. 

165) Prior to the issuance of any grading or building permit, the applicant shall prepare 
and submit a Master Drainage Plan for review and approval by the Director of 
Public Works. The Plan shall demonstrate adequate storm protection from the 
design storm. under existing conditions. as well as after the construction of future 
drainage improvements by the City along Palos Verdes Drive South immediately 
abutting the project site. 

166) Prior to the issuance of any grading permit, the applicant shall demonstrate to the 
satisfaction of the Director of Public Works that the design storm can be 
conveyed through the site without conveying the water in a pipe and without 
severely damaging the integrity of the Urban Stormwater Mitigation Plan (USMP), 
especially the bioswale system. If such integrity cannot be demonstrated, the 
applicant shall redesign the USMP to the satisfaction of the Director of Public 
Works, which may requi~ offsite flows to be diverted into a piped system and 
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carried though the site. If the piped system is used, the applicant shall dedicate 
::~ drainage easement to the City to the satisfaction ,.,f the Director of Public 
Works. 

Prior to the issuance of a grading permit that proposes to convey off-site 
drainage through the subject property, the applicant shall execute an agreement 
with the City that is satisfactory to the City Attorney that defending, indemnifying 
and holding the City, members of its City Council, boards, committees, 
commissions, officers, employees, servants, attorneys, volunteers, and agents 
serving as independent contractors in the role of city or agency officials, 
(collectively, "lndemnitees") harmless from any damage that may occur to the 
subject property or any improvements, persons or personal property located 
thereon due to the conveyance of offsite design storm flows through the site. 

NPDES 

168) Prior to acceptance of the storm drain system, all catch basins and public access 
points that cross or abut an open channel, shall be marked with a water quality 
message in accordance with City Standards. 

169) Prior to the issuance of any grading or building permits, the applicant shall 
furnish to the Director of Public Works, for review and approval, the project's 
Water Quality Management Plan and Maintenance Agreement outlining the post­
construction Best Management Practices (BMPs). 

170) Prior to issuance of any building or grading permits, the applicant shall submit for 
review and approval by the Director of Public Works a Storm Water Pollution 
Prevention Plan (SWPPP) describing the construction phase Best Management 
Practices (BMPs) to ensure compliance with the NPDES General Permit for 
Storm Water Discharges associated with construction activity (Grading Permit), 
No. CA s000002. 

171) Prior to issuance of any building or grading permit, the applicant shall submit to 
the Director of Public Works a Water Quality Management Plan ("Plan"), for 
review and approval by the City Council at a duly no 1~ed public hearing. The 
Water Quality Management Plan, which shall remain in effect for the life of the 
project, shall identify the Best Management Practices (BMPs) used to minimize 
and reduce project storm water and runoff pollutants. The Plan shall include 
project water quality parameters that meet the objectives of the California Ocean 
Plan for non-point discharges in receiving water bodies. Additionally, all storm 
water treatment systems shall be designed in accordance with the Los Angeles 
County Department of Public Works "Manual for the Standard Urban Stormwater 
Mitigation Plan(SUSMP)". The specific BMP design criteria in the SUSMP (May 
2002), as developed by the U.S. EPA and American Society of Civil Engineers, 
shall be followed. 

COASTAL CGMMI3SJQ~ Conditions of Approval 
A -~ _ A AJ 'fJ , 2 ,. 1 ;esolution No. 2002·71 
~ ~ l{~tr · ~--~~ August28,2002 

Z ~~~~D 
EXHIBIT#--=----

PAGE 4 OF ~e 



l. 

172) 

The Plan shall contain the operation, maintenance and monitoring procedures, 
including Fire and Argentine ant management. The Plan shall indicate potential 
impacts of the storm water treatment train to surrounding plants and wildlife. The 
monitoring of the treatment train shall include the bioswales and catch basins for 
the accumulation of pollutants through sampling and testing of both soil material 
and vegetation. The Plan shall indicate t'1e frequency of the required monitoring 
and the frequency of the removal and replacement of plant material and soil from 
the biolswale. Said report shall be reviewed and approved by the City's Biologist 
and/or Chemists. Said monitoring shall be required for the life of the project. 
All costs associated with the review, installation and maintenance of the Plan and 
project related BMPs shall be the responsibility of the applicant. If the plan 
requires construction of improvements, such plans shall be reviewed and 
approved by the Director of Public Works. 

Prior to the issuance of any Certificate of Occupancy, the Water Quality 
Management Plan Maintenance Agreement, outlining the post-construction Best 
Management Practices, shall be recorded with the Los Angeles County 
Recorders Office. 

173) Prior to issuance of any building or grading permits, the applicant shall file any 
required documents, including the Notice of Intent, and obtain all required 
permits from the California Regional Water Quality Control Board. 

17 4) Prior to issuance of any building or grading permits, the applicant shall submit for 
review and approval by the Director of Public Works an Erosion Control Plan. 
Said Plan shall be designed in conformance with the City standards and the 
requirements of the Regional Water Quality Control Board. 

175) Prior to issuance of any Certificate of Occupancy, the applicant shall implement 
the project in full compliance with the standard urban storm water mitigation plan 
adopted by the Regional Water Quality Control Board. 

176) Prior to the City Council's review of the Water Quality Management Plan, the 
City's Geotechnical Engineer shall review and approve the Plan. In the event the 
City's Geotechnical Engineer determines that additional improvements need to 
be constructed, the applicant shall revise the Plan accordingly. 

Sewers 

177) Prior to issuance of any building or grading permits, the applicant shall prepare 
sewer plans in accordance with the Countywide Sewer Maintenance District. 
The applicant shall be responsible for the transfer of sewer facilities to the 
Countywide Sewer Maintenance District for maintenance. 

C" ft "T,.. """n"~l""~0 ,. u 1"\\J i'\L \.1 U IYIIYI \) \l I •'t Conditions of Approval 
A _I! -l(ft' '()l,•3Z,'( Resolution No. 2002-71 n WI August 28, 2002 

EXHIBIT# 2. Page 33 of 37 

PAGE 31 OF 3f 



' . 
! 

178) A sewer improvement plan shall be prepared as required by the Director of 
P•Jblic Works and the County of Los Angeles . 

179) Prior to issuance of building or grading permits, the applicant shall submit to the 
Director of Public Works, a written statement from the County Sanitation District 
accepting any new facility design and/or any system upgrades with regard to 
existing trunk line sewers. Said approval shall state all conditions of approval, if 
any. 

180) Prior to the issuance of any Certificate of Occupancy, the applicant shall dedicate 
sewer easements to the City, subject to review and approval by the Director of 
Building, Planning and Code Enforcement and the Director of Public Works with 
respect to the final locations and requirements of the sewer improvements. 

181) Sewer Improvement plans shall be approved by the County of Los Angeles, the 
County Sanitation Districts, and the Director of Public Works. 

182) A sewer connection fee shall be paid to the County Sanitation Districts of Los 
Angeles County prior to the issuance of a permit to connect to the sewer line. 

Water 

183) Prior to the construction of any water facilities, the Director of Public Works shall 
review and approve the water improvement plan. Any water facilities that cannot 
be constructed below ground shall be located on the subject property and 
screened from view from any public rights-of-way, to the satisfaction of the 
Director of Public Works and the Director of Planning, Building and Code 
Enforcement. In addition, an easement to California Water Service shall be 
dedicated prior to issuance of any grading or building permits. 

184) The project site shall be served by adequately sized water system facilities which 
shall include fire hydrants of the size and type and location as determined by the 
Los Angeles County Fire Department. The water mains shall be of sufficient size 
to accommodate the total domestic and fire flows required for the development. 
Domestic flow requirements shall be determined by thE.: City Engineer. Fire flow 
requirements shall be determined by the Los Angeles County Fire Department 
and evidence of approval by the Los County Fire Department is required prior to 
issuance of building permits. 

185) Framing of structures shall not begin until after the Los Angeles County Fire 
Department has determined that there is adequate fire fighting water and access 
available to said structures. 

186) The applicant shall file with the Director of Public Works an unqualified "will 
serve" statement from the purveior serving the project site indicating that water 
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service can be provided to meet the demands of the proposed development. 
sa:d statement shall be dated no more than six months prior to the issuance of 
the building permits for the main hotel structure. Should the ·applicant receive a 
qualified "will serve" statement from the purveyor. the City shall retain the right to 
require the applicant to use an alternative water source, subject to the review and 
approval of the City, or the City shall determine that the conditions of the project 
approval have not been satisfied. 

187) Prior to the issuance of building or grading permits, the applicant shall file with 
the Director of Public Works, a statement from the purveyor indicating that the 
proposed water mains and any other required facilities will be operated by the 
purveyor, and that under normal operating conditions the system will meet the 
needs of the project. 

TENTATIVE PARCEL MAP NO. 26073 

188) The proposed parcel map shall result in the creation of four (4) parcels (resort 
hotel parcel, west casita parcel, east casita parcel, and villa parcel). The 2.2 
acre Bluff Top park and Fishing Access Expansion Parking Lot shall be 
separately deeded to the City prior to recordation of the Final Map. 

189) The applicant shall record a restrictive covenant or other document that is 
satisfactory to the City Attorney that requires all of the various parcels that are 
within the boundaries of the parcel map to be fully managed by the resort hotel 
operator" 

190) The applicant shall supply the City with one mylar and ten copies of the map no 
later than thirty (30) days after the final map has heen filed with the Los Angeles 
County Recorders Office. 

191) All improvement plans shall be as-built upon completion of the project. Once the 
as-built drawings are approved. the applicant shall provide the City with a 
duplicate mylar of the plans. 

192) The improvement plans shall be prepared by a Registered Civil Engineer, and 
shall be prepared on standard city size sheets. Plans shall be in substantial 
conformance with the approved tentative map and site plan as approved by the 
City Council and stamped by the Planning Department with the effective date of 
this approval. 

193) This approval expires twenty-four (24) months from the date of approval of the 
parcel map by the City Council, unless extended per Section 66452.6 of the 
California Government Code and Section 16.16.040 of the RPVMC. Any request 
for extension shall be submitted to the Planning Department in writing at least 
sixty (60) days prior to the expireVollst~e .ltWMl\i'!C~JR~B-
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I 194) This development shall comply with all requirements of the various municipal 

utilities and agencies that provide public services to the ;:>roperty. 

195) According to Section 16.20.130 of the RPVMC and the Subdivision Map Act 
(California Government Code Section 66410 et seq.), at the time of making the 
survey for the final parcel map, the engineer or surveyor shall set sufficient 
durable monuments to conform with the standards of the Subdivision Map Act. 
Prior to recording the final map, the exterior boundary of land being subdivided 
shall be adequately monumented with no less than a two (2) inch iron pipe, at 
least eighteen (18) inches long, set in dirt and filled with concrete at each 
boundary comer. The parcel tot comers shall be monumented with no less than 
one-half inch iron pipe for the interior monuments. Spikes and washers may be 
set in asphalt pavement and lead and tacks may be set in concrete pavement or 
improvements in lieu of pipes. All monuments shall be permanently marked or 
tagged with the registration or license number of the engineer or surveyor under 
whose supervision the survey was made. 

196) The applicant shall be responsible for repair to any public streets which may be 
damaged during development of the subject parcels. 

197) Easements shall not be granted within easements dedicated or offered for 
dedication to the City until after the final map is filed and recorded with the 
County Recorder. No easements shall be accepted after recording of the final 
map that in any way conflict with a prior easement dedicated to the City, or any 
public utility. All existing easements shall remain in full force and effect unless 
expressly released by the holder of the easement. 

198) Any easement that lies within or crosses public rights-of-way propose to be 
deeded or dedicated to the City, shall be subordinated to the City prior to 
acceptance of the rights-of-way, unless otherwise exempted by the Director of 
Public Works. 

Prior to Submittal of the Final Map 

199) Prior to submitting the final map to the City Engineer for examination, the 
applicant shall obtain clearance from all affected departments and divisions, 
including a clearance from the City Engineer for the· following items: 
mathematical accuracy, survey analysis, correctness of certificates and 
signatures. 

Prior to Approval of the Final Map 

200) Prior to approval of the final map, any off-site improvements, such as rights-of-
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201) Prior to approval of the final map, all existing public or private easements, 
including utility easements, shall be shown on the final parcel map. 

202) Prior to the issuance of any Certificate of Occupancy, the parkland dedication 
requirement shall be fulfilled by the applicant in the form of either dedication of 
land for park purposes or the payment of in-lieu fees, or a combination thereof, 
as determined by the City Council pursuant to the RPVMC. 

203) Prior to the issuance of any Certificate of Occupancy, the applicant shall pay the 
affordable housing fee required in accordance with the RPVMC. 

204) The final map is subject to review and approval by the City Engineer. The 
applicant shall establish a trust deposit with the City to cover any costs incurred 
by the City in conducting this review. 

205) The proposed parcel map shall adhere to all the applicable dedications and 
improvements required per Chapter 16.20 of the RPVMC. 
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NEW PUBLIC TRAILS 

• Long Point Bluff-Top Trail 

• Marineland Trail within 
Palos Verdes Drive 
Landscape Corridor 

• Flowerfield Trail 

Resort Entry Trail 

tw ADA-Compliant Coastal 
Access for Disabled 

• Two Rebuilt Shoreline 

kiays 
u. 
0 

ltv} 



PUBLIC PARK BENEFITS 

@ fubljc Bluff-Top Park 

@Bluff-Top Viewpoints 
outside New Habitat 
Enhancement Areas 

e Bluff-Top Viewpoints within 
New Habitat Enhancement 
Areas (fenced 3 sides) 

© Public Restrooms 

@ Snack Bar-Seating and 
Viewing Area 

® Small Public Beach Area 

COASTAL CGMMISS~O~ 
A -5--~/¥--()t,-3 Zt( 
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NEW PUBLIC PARKING 

® 50 New Spaces in Fishing 
Access Lot Expansion 
(general public) 

® Upgrades Existing Rundown 
50-Space Los Angeles 
County Fishing Access 
Parking Lot (general public) 

© Upgrades Restroom at 
County Fishing Acc.css 

@ 50 New Coastal Access 
Parking Spaces within Hear 
of Resort (general public) 

® ADA Spaces and 
Adjacent Ramp 

® Upgrades Coastal 
Access Signage 

@ 97 5 New Resort Guest 
Visitor Parking Spaces 



• 

HABITAT PROTb..:TION 
AND NATIVE PLANTIN(; 

® Dedication of Bluff Face 
-and Shoreline 

® Coastal Bluff Scrub and 
- Coastal Sage Scrub 

Enhancement Area 
(80 feet deee) 

© Native Planting Adjacent to 
CBS and CSS Enhc Kement 

@ Native Plantings within Golf 
and Open Space Areas 

C"·"t'"' """~~"~'"":o... I Ult" 11L l.lumm ..,.., "' / 
A-5-fiA'~z,.52tl; 
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ao . .;oo+ 
,.rda C&S ) 
t-CS5> ~_.,·..,_ 
Pr-rt.a. 

~ur~on Lana Hrcn~~ualo p.c 

PlANT ZONE lEGEND 

lONE A- PRESERVED NAIURALIZED VEGETATION ZOftE 

Undisturbed and preserved naturalil!d ~cetation 

lrrieation. No Irrigation 

ZONE 8 -COASTAL BLUff SCRUB I COASTAl SAGE SCRUB 

Revegetated native coastal sage scrub. Shrubs in this zune will include nati~ Buckwbeat. Rhus. 
Sdles. California enceJia, Scrub Oak and Tayan 

lrriution: Below grade, seasonal, low '10lu111e ~ellle•d irrigation 

Shrubs 

Artemesi.l calilom~Ca 
Baccharis pilularis 'Centennial' 

Ceanothcls species 

Ely111us eoodensatus 

Encelia califomica 
&ioeonum fasciculatum 

Eriogooom parvifolium 

Heterometes arbutifoHa 

lsomeris arborea 

Malosma launna 

Mimulus aurant1acus 

Muh!enberg1a ngens 

Opuntia SDeC1es 

Prunus /wnii 

Rhus spec1es 

Ribas spec•osum 

Romneya coulten 

Salvia apin1a 

Salvia leucophyi•J 

S<!lv1a melliiera 

Coastal Sage ScnJb fl)<l'lll~ Mv. 

All of area to be t>yllroseelled 

Acnatherum coronatu~' 

Coastal Sacebrush 

Co,ore Brush 

Wild lilac 

Giant W'lldrye 

Coast Sooflower 
California Buckwheat 

Seac:Jiff Buciwhat 
To,on 

Bladderpod 

lAurel Sumac 

Sticky Monlcey flower 

Deer Grass 

Prickly Pear 

Cata!ma Clleny 

Sumac 

Goosebe(ly 

Matilija Poppy 

White Sage 

Purple Sage 

Black Sage 

Giam St1pa 
Artemisia cal1forn.ca Cafiforn1a saaebnJsh 

Ca~teg1a macrosteg~a ssp. tenurtolia Chapar111 Morn1ng Glul'f 
Dichetostemma capltatum Blue Dicks 

Dodecatheon clevandii no. tltvelandii Cleveland's Shootine Star 
fremocarpus seticerus Dove Weed 

Ertoaonum tasc1cutatum California Buchwlleat 
Hem110111a lasc~culata 
lathyrus vesl!tus var. alefejdii 

llltus pursh1anus 

lotus scoparius ssp. salparius 

Fascicled tarplant 

Wild Sw~t Pea 

Spanish Clover 

Oeerwce<~ 

Til' "n"""~lf\Cl'Q~ COA3 i'\L. \IUIYIIYI \)\)I • 11 
A .... s-AN-tZ-3t, 
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Melica frutescens Melle Grass 
Mimulus aurantiacus ssp. australis 
Mulllenbergia miCtOsperma 

Yellow Bush MoliN! ;I lowe' 
Little~ed Muhly 

Nasella pulchra 

Pllacelia minor 
Plantaao erecta 

Purple Heedlagrass 

California Bluebells 

California Plantain 

ZONE C - ENHAIICED NATIVE PlANTING Z~E 

Predominantl't indigenous nati~ shrubs and trees. Shrubs will vary in size, color and te.ture 

to PIOVide intmst and blend in wiTI1 tile exist101 native plantillt on site and alont the coastline. 
Native accent Illes sucll as Oaks and Sycamores will be used sparingly to frame ltiews. 

Irrigation: Btlow grade, S!.!SO/Ial. low volume overhead irrigation 

T:ees 

l)'OI!Oihamnus flolibundus Catalina IIINIIIIIOd 
Platanus racemosa Califotnia Sycamore 
Querws all1folia Coast live Oak 
Ouertus ila Holly Oak 

Shrubs 

Mlutus unedo Strawlleny Tree 
ArCIIJstatlhwfos species Manzanita 
Altemesia califonuca Coastal Sagebrush 
Bacdlaris pifularis 'Centetmial' Co,oteBrusll 
Ceanetnus species Wild Lilac 
Cistus species Rockrose 
£ly11us condensatus Giant Wild rye 
Encelia califvmica c~st Sunflower 
Erioaonum fasciculatum California Bucbl11eat 

EriO&OilUm paf'tifolium Seacliff Buckwheat 
Heterometes ariutifolia Toyon 
lsomeris arborea Bladderpod 
Lavatera b1tol0f Tree MaiiW~ 
Malosmalaurina Laurel Sumac 
Mimulus aurantiacus Sticky Monkey flower 
Muhlenbergia rigl!l1s Deer Grass 
Opuntia species Priel\lyPur 
Prunus lyooii Catalina Cheuy 
Rhus species Sumu 
R•bes SI!CCIO~um Goosebeny 
Rornneya coull:l!fi Matillja Poppy 
Rosma11nus officinalis llvbnds Rosemal'f 
&!lVII dpinia White Sage 
Salv•a argentea Stllll!r Sage 
Salvia chamaedcyotdes No Common Name 

p.3 

Salvia develandii 

Salvia are«ri ~rids 
Salvia leucophyila 
Salvia melhlera 

Clrnland Saee 
Autumn Saga 

Purple Saae 
Black Sage 

COA3TAl CGMMISS~O~ 
A--6-RIV '01.-3 t. tf 
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r ndtA bs Af""IQ • ZONE 0 • NATURAUZED COASTAL GRASS PW1DNG ZONE WITH NATIVE ACCENTS 

s "rro lA "~· 
0 

ThiS lOfle Will be COmQIISeO af lar2e masses af low, MOIHOV3SIVII, OrTUIIIIental ifl!SS!S 

, SUitable for the coastallocabon mcludmg some native spec1es. Native and/or drougtrt tolerant 
~ 1).)\- Ti -1\. large shrubs anc small trees mil be used tu accent Uy pedestnan connechons and other areas 

/ • ot mterest while presen~~na v1ews from the trail s,ste111 and llotel. 
24 

Irrigation Below grade, permanent. law volume overhead irrigation 

Trees 

l)'Onothamnus floribundus 

Platanus racemosa 

Quercus agnlolia 

Ouetcus ilex 

Shtubs 

Agrostis paHens 

Oeschamps1a holcifurmis 
(/ymus COnclensatus 

Heteromeles arbutilolia 
Melica calilomiCa 

Miscanthus sinensis 'Mommglight" 

Muhlenbereia lindheil!lefi 

Muhlel1bergia lindheimeri "Autumn Glow' 

Muhlenbergia micrvsperma 

Muhlenbergra naena 

Muhlenbergia rieida 'NasllYIIIe' 
Nassella pulchra 

Penmsetum setaceum "Sterile Green' 

Romneya coolteri 
Salv1a argentea 

Salv1a chamaedf)Vides 

Sa!v1a gregg, hybnds 

Sesleria autumnalts 

Yulpta mltrosLJc~ 

Catalina Ironwood 

Catitorma S¥camore 

Coast live Oall 

Holly Oa~ 

Bent Grass 

Hairgrass 

Giant Wild rye 
T0)1111 

California Melica 

Japanese Sliver Grass 

IJndheimer Muhly 

Ho Common Na111e 

1Jtt1eseed Muhly 

Deer Grass 

Purple Muhly 

PuiJ!Ie lleedlegrass 
fountlln Grass 

Matrlija Pogpy 

Silv!r Sage 

Ho Comm011 Name 

Autumn Sage 

Autumn Deer Grass 

Small Fescue 

m ZONE E • TRMSITIOHAL PI.AHTlHG ZONE 

Th•s plan11ng ror.e will be compo<;ed ol a comb•nation ol low ornamental grasses. select~>e •ldl1ve 

shrubs and other druught tolerant plant mate11al. ThiS zone will PfV'o'ide a lransitional link O~n 
the enhaJKed nal,ve. coastal grass aM ennaoced ornamental plantmrzones. fhe masses ol 

individual of ant spec1es Will oo smaller'" sc.Jie than the coastal grass zone, but not as 
detailed as the enhanced ornamental zone. 

lmga!Jon Below grade. permane11t. ccnVO!IIhonal averhead Hngation 

Trees 

p.4 

Eucalyptus citriodOfl 
en" "'TA • "nnlll\~lf\('10~ u;" L. \IUIYIIY \h) • .., 

ltlllOII-Scentm Gull ---5-- AfJ., .. OZr!l EucalyptiiS fiCifolia 
Red-flowerin1 Gllm 

7 
Eucalyptus lehmannu Bushy Yale 

EXHIBIT# Evtalyptus leucoxylon White lronoark 
Eucalyptus Sideroxy!on Red Iron bark 

PAGE 'I OF_ 1£ Mef&leuca nesophila 
P1~k Melaleuca 

Metrosio eros eu:efsus 
New Zealand Christma; r ree 



Hpr c"t U.j u~:u~a Hurton Land Hrch~tud1o 

Ptnus halepensis 

Panus pinea 

Platanus race111osa 

Quercus aerifvlia 
Quercus ilex 

Slrlllbs 

Aeonlum speaes 

Aam americana 
Aaave a!t!Ruata 
Arm vilmonniana 

Aloe nobilis 

Moe striata 
Alyoone huqelii 'Santa Cruz' 
Anigo11ntnus hybrids 

MJutus lll1edo 

Artemesia califomica 
Baccharis pilularis 'Centcnnaal' 

Cistus tr;Dnds 
Dietiesbicolor 
Enctlil califomica 

Eripron karYm$1danus 

Enoeonum fasciculitum 
(uphafbia m~ii 

Fremontodendron hybrids 
Gaura lindheimeti 

Heteronreles arllutilulia 

Iris douclasiana 
Kniphofla uvaria 
laurus nolliUs 

leonetisleonUIIIs 
lupinus species 

Mimulus iuraotiacus 

Miscanthus sinenSJs 'Morn inc lieht' 
Muhlenllelgia lindlleimen 

Muhlwbef&lllindheimen 'Autumn Glow' 
Muhlenberria nrens 
Muhlenbergaa rigida 'Nashville' 
l\lyo~NJrum 'Pacaficum' 

Myol)Ofum paMfolium 

Opunha spec;es 

Pennisetum setaceum 'Stenle Green· 
Prunus i'lonii 
Pyracantha 'Santa Cruz' 

Rhus !Pe<:aes 
Romneya coulten 
Rosa bracteata 

AleoDO PanP. 
Stone Pine 

California Sycamore 
Coast live Oak 

Holly ()a& 

No Conunt~~ Name 
Ceatury Plant 
Foxtail Acave 

OctupusAcm 
No Common Name 

C«aa Aloe 
Blue Hibiscus 
Kllnearoo Paw 

straw~~eny r ra~ 
Coastal Sapbrush 

CDJ!lle Bru$11 
Rockrose 

Fortnieht lily 

Coast Sunflower 

Mexican Daisy 

Common BuciwiiQt 
Crown ot l'homs 

Flannel Bush 
Gaura 
Toyon 

Pacific Coast Iris 
Red Hot PoW 
Hay l.Jurel 

lion's Tail 

Laurel Sumac 

Sticky Monlley flower 

Jlpanese Silver Gra u 

Lmdheimer Muhly 

Ho Common Name 

Om Grass 

Pu(])le Muhly 

No Common Name 
No Common Name 
Prickly Pear 

Fountain Grass 

Catalina Cherry 
Firethom 

Sumac 

Mat.fija Poppy 

Nu Common Harne 
Rosmarinus of1icinali~ lockwooo de Fores1' Prostrate Rosemary 
Salvia cha.nudr,o•des 

Salvaa develandai 
Sal'lia erauii 
Salvia ielacantha 

Sedum soecies 

Senecio mandralisue 
Sesleria autumnalis 

Thymus vulgans 
Viburnum japonicum 

Westrilll!ia fruticosa 

No Common Name 
Cleveland Sage 

Autumn Sap 
Mexican Bush S.ge 

Stanecrop 

G1111111dset 

Autumn Deer Grass 

Thyme 

No Com100n Name 

Cont Rosemaay 

p.5 

COA3TAL CGMU,71SS:O~ 
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~"- .. : ~ .._. ZONE F - fNHMC£0 ORNAMENTAl PI.Aiffi~G lOHt 

~r~: ... ~~ ~{:.': 
~~~~:! The enhanced ornamental planting zone will be the most dense and ornamental lOne on tfle project. 

n1is will be located dttectly adjacent to the main hotel buildmg, pool areas and casitas. Typical 

plant materal w1ll include a variety of palms, o~ccant succulents and ornamental hedges 

lmaation Below 111ade, permaMnt, conV1!nbonal overhead ;rrigation 

Trees 

AlbiZJa iulibnssin 

Araucaria araucana 

Arbutus hybnd 'Manna' 

Bruamansia 'Chades G11maldi' 

Calllstemon Vlmmafts 

Cinnamomum camphon 

Ctlrus species 

Dombeya walhchu 

Oracena d11co 

Enobotrya dellexa 
£1)'tflnna caffra 

fut41yptus ficifolia 

fe•roa seltowiana 

Ficus mtcrocarpa nitida 

llex altacta~sis Wilsorui' 

Jacaranda mi111osifolia 

Kllelreuteria paniculata 

laurus nobtlis 

Leptosoermum lae¥iaatllm 

LtQUidambar styractflua 

M~gnolia srandiO«a llybods 

M!trosideros excefsus 

Olea europaea 

Pin~ halepensts 

P1nus pmea 

Pittosporum specres 

P1dt.Jnu> racemosa 

Plumena rubra 

Poctocarpus grwltor 

Pumca granatnum 

Quercus agnlolta 

Quert"JS "~' 
Quercus '/l(ilflana 

Sch1nus molie 

Sco.wra J3iJOIIIC4 

Strelitlra nrcolat 

; abebUJa spec1es 

T up1danlhus calyptratus 

Ulmus parvtfoha 'True Green' 

Palms & Cycads 

Arrhor.top~oen1x cunn<nghamiana 

Brahea armata 

Buha cap<tata 

Ceralo1amra l<~tJfolii 

Perstan Silk Tree 

Monkey Puule Tree 

Manna Strawberr, Tree 

Allgefs Trumpet 

Weeping Bottlebrush 

Camphor Tree 

Cttrus 

Pink Bail Tree 

Oragot1 Tree 

Bronze Ll!quat 

Cor.~l Tree 

Red-Fiowe~ing Gum 

Pinea ppte Guava 

No Cammon Name 

Wilson Holly 

Jacaranda 

Golden rain r ll!e 

Bay laul'l!l 

Australian Tea Tree 

American Sweetgum 

Southern Magnoha 

New Zealand Chrimnas Tree 

Olrve 

Aleppo P1ne 

Stone Prne 

~o CQmmon ~ame 

Cahf()(ma Sycamore 

No Com moo Name 

fern P1ne 

Pnmegranate 

CMII lrve Oak 

~ally 9aK 

Scuthem Lrve Oak 

Calrforn•a Pepper 

Jaoanese Pagoda iree 

G.~nt B•'d Of Paradise 

Trumpet I ree 

~o fAmmon Name 

Chtnese Elm 

K·ng Palm 

f.lex1can Slue Pain 

Ptnda Palm 

NQ Common Name 

COASTAL CG~,iMISS~O~ 
It-5- f/.P(~ L-3'2,'( 
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Ceratozam1a mf!.'Ocana 

Chamaerops humnis 

Cycas revoluta 

01oon edule 

Phoenix canariensis 

PhOeniX reclinata 
Phoenix roellelenii 

Ravenala madagascariens1s 
Ravenea &lauca 

Rh~pis excelsa 

Syagrus romanzoffianum 
Trachycarpus lurtunei 
Washingtonia filileta 

Wasl!inatonia robusta 
lamia furluracaa 

Columns & lara Accents 

Cupressus sent PtiVifens 

Grawia occidenlalis 

tietemmefes arbutifalla 
Juniperus chinensis 'Spartan' 
laurus nobilis 

Ugustrum japomcvm 'Teu1111m' 
lirustrum lucidUlll 

Podocarpus S~J~ties 

No Common Name 

Mediterranean Fan Pa.m 
5ago Palm 

Mexican Cycad 

Canary Island Date Palm 
Senegal Date Palm 

Pygmy Date Paim 

Traveler's Palm 

Ma;esty Palm 

lady Palm 

Queen Palm 

Windmill Palm 

California fan Palm 

MWcan fan Palm 

Cardboard Palm 

Italian Cyptess 

Lavender Starllower 
T~ 

Juniper 

Sweet Bay 

reus Privet 

Glossy Prim 

Fern Pine 
Prunus cafOiiniaRa 'Bright and Tight' 
Syzygium Pllliculatum 

Callllina lJIII!I Chelry 

AustrJiian Brush Cfleny 

Shrubs and Pelennials 

Abutilon llybridum 

Acantl!us moflis 

Aaapanthus species 
AJpinia speciosa 

.4Jstrvemefia h~ds 

AJyogyne huel!fjj 'Santa Crvz' 
Anemone x hybrid 'Whirlwtnd' 
A111gozanthus hybrids 

Mnual Color 

Arbutus unedo 

Arnerla mantJma 

AsordtS!f3 elatior 

Flowerina maple 

Bear's llfeech 

Lily-Of. The-l'lile 

Shell Ginger 

Peruvian Lily 

Blue Hibiscus 

Jauanese Anemone 

Kangaroo Paw 

Mnual Color 

Strawberry Tree 

Common Thnft 

Cdst-lron Plant 
Asplenrum bufblterum ~,!other fern 

Bamtlusa muttJplex 'Alphonse K.arr' Alphonse Karr Bamboo 
Bambusa old~amti 

Begonta 'Richmondensis' 

Bergenia crass1tofia 

Blechnum 'Silver Oueen' 

Bougainvillea hybrids 
Bl!yllia newsa 
Bromefiad neoreaetia catolinae 
Buddlela davidii 

Clumpinc Giant Timber Bamlloo 

No Common Name 

Winter-Bioommg Bergema 
fem 

No C01D111011 Name 

Hawa1ian Sno Bush 

Hyllf1d8f'Oftlelltaa 

Butleffly Bush 

858-'/~4-'7207 p.7 l 
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CaUian<lra naematoctpllala 
Pin~ pi)W(ler Pull 

Camellia 
Camellia ja~nica Sun Camellia 
Camellia sasanqua 
campanula ~har~\l'jana 

~ians~nllawt~ 

MoColiiMilllante 
Canna hybrids Matal Plum 
Carissa macrocarpa 
Cnrvsantnemum maJ.imum · ~asu' 

Shasta OaiS'I 

Cissu! mombi\Qiia 
Gralli-'V'I 

R~~e 

Cis\US species !'.aftitlily 
Cli~a minia\a 
Coiocasia esculenta 

Ete\lhan~s Ear 

Canvol~ulus cneorum 
Bush lolomin& Glory 

CaprMrna IUmi 
Mo C0111mon Name 

Cyperus paliYfiiS 
Pai)'INS 

Cyrtom1um fa\catum 
Japanese Hotly Fern 

Oic~onia antarttica 
1asrunian ltee fem 

Ol'iOIItens arguta 
contal Wood fern 

E.chtnacea ourt~urea 'Maanus' 
Putgle Cone f\Giftl' 

Pride 01 Madeita 
f.chium tastuosum 
Elaea&nus pungens 

Sil~ 

Enaeron t~arvinskianus 
Santa Ba!blll Daisy 

E.nobotrya def\01 ·cawertone' 
"o Common Kame 

t:scallon1a 'fradwi' 
Mo Com!lon !IaAie 

[uon'jlnOIIS japonicus 
E.v«Pn Eu011'fl1US 

EuphOIIlia inpns (multi) 
Candelabra T rea 

f.ul'jOIIS gectinatus 'Viri41is' 
(uiYOIIs 

Fa ttl a japonica 
taoanese mlia 

Gardenia jasminoil!eS · :.~yStef1' 
Gardenia 

Gaura \indheimeri 
Gaura 

Growia oc;tidentalis 
La~nner Star11CJWI!I 

Hed'jtnium coronarium 
'Miite Gin&er 

Kemerocallis hybnds 
H'jllrid O!'j\i\y 

Heteromel~ artlulilolla 
11JY011 

Heuchera hybrids 
Coral Bells 

H1bMrt1a scandens 
Gu1nea Gol41 'f1ne 

ltjd1an&ea macroQhylla 
81&-l.eal \lydrangea 

\lex ~om~taria '!lana' 
1aupon 

tmoatlens wallerana 
Bus;Uuie 
No Common Harne 

111s aou%tasrana 
lun,oerus species 

:uniper 
Red \lot ?o~er 

M1ohofia uvana lantana 
Lantana soec1es 
Lau1us nob1lis 

Ba~ Laurel 
La~en<ler 

Lavandula soec,es 
La~ate~a assurgenti\lora 

Cahl01ma T1ee t.lallow 

wan's Tail 
Le{)flotis tennurus 
Lep\osQetmum sro~anum 

tiew zealand lea 1ree 

Ugutana tussdag1nea 
Leooarol'lant 

ligurtrufll jagonitum 'Te-anum' 
T~S Privet 
Big 6tud lily lurl 

llriO\lt l'tantea 
Loropeta\ull chiaense 'Rauleberri' 

!lllCommOII "ame 

?anot's Sea~ 

Qltgon GraDt 

Lace fem 

LD\US berthelotli 

tola~onia aquifotium 

t.\~trolepia stri&osa 
Miscanthus Sinensis 'lolomiO& Li&t.l' Japanese Silver GraSS 

en A t"TI'' "'""""~\r 
Ul'h) HU .. \JUnllU \ I+ ---5 _,( ,01 
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Atyoporum 'Pacificum· 
Afm;ne alricana No Common •Vame 

Alrrcan ~wood ~II$ comm~nis 'ComP!Ct"' 
Afmle Nandina domestica /ry&nds 

Hea~enty Bamboo Nephrotep;s COtt!ifOiia 

Southern SwOf(J Fem 0/lhio#Kllon iaPonkus 
MondoGr!ss Pet"IDniu111 Sflft,es 
Geranium Pennemon frtbtids 

Beard Toniue Pllilortendron 'XJnallu' 
Dwart Philodl!lldron Phormium COOI!ian11111 
Mounts;, flar Phormium lrt~ax 

New Ztilallll Flax Pi~tD$porulfl SllflCies 

No COIDIIIOtrlfame F>tracantha ·~nta C111t 
Fi~horn Rhaphilllepjs species 

No Common Name Rhododendron Aulea 
Au lea Rosa bracteata 

Rosa White Carppt' No Common Name 

White Shrub RO$e Rosmarinus offiCina/is hyUrids 
RO$emal'f Rlldfleclia hirta 'Indian Summer 

GJonosa Datsy RumOhra adiantiforrn;s 
Salvia Sllfeies teatflerteaf fern 

Sara Scheffltra 'rtlortcoia 
SeSiena autumnatis /lawai/an ftf Schefflera 

Avtumn Oeer Grlss Sottya heterop~~y~,, 
Aurtratian Blue/left Ctteper SfllfllilliiJitum 'Mauna loa· 
No Common Name Stretiflla fllinaa 

T ecotnana raP&nsis 
Thmlus VU/rans 

Birll Of Pltfdise 

Capeij~le 
TtrmJe TiiJouchilll Urvifltan.a 

Prince~ flower Trachetosoermum ~smlr~t~~des 
SUr Jasmine Viburnum iiiiOnicu"' 

No Cotn~~a~~ lfa11e Viola odorata Viola 

Wstsonia boroonica 'Ftam~nt' No COI!lmon Na~~e 
Westnnria frutii;OSa Coast R~lllal)' 
Wooawarctia 1imbria(4 
X.1fosrr~a CO/liestut11 
lantedesct!ia aethiOprca 

Giant Chain Fern 

Shtny X1fosma 

Common Calla 

Succulerrr IM Cactus Ac~s 

Aeofi•um spec,es 

No Common Name Alave soecie3 
Ag~~. Aloe Sller:ies 

Aloe Crassufa argentea 
Jade Plant Crassuta fatcata 

No Common ~a ne Dracena draco 

Dragon Tree Dracena marlltnota 

No Common Name [chevena Sller:ies 

No Com moo Name Euphorbia mgens 
Canaetabra rree EuphortJia 'lenys ChoiCe' 

Owart Eup/Jorbta Kataocf!Q, I~Jmiffora 
No C01111Jl0n N.t me Opuntia Sf1eCie$ 

Oountia Poffllfacana afra 
flep/lant's fOOd Seou111 Sfl«les 
Sl~ Senecio llandraliscae 
No Comrwon N,,, Y~cca spec,es 

Yucca 

·----

P.s .. 
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Vines & Espalil!fS 

Bougainvillea hybrids 
No Common Name 

Calliandra haematocepllala Pink PO'IIder Puii 

Camellia japonica 
Pink Powder Puif 

Cissus antarctica 
KangaiOO Treebine 

Clytostoma callimgioides Vloll!t Tru111pet Vine 

Oistictis buccinatoria 
Blood-Red Trumpet Vine 

Oistictis 'Rivers' 
Royall rum pet Vme 

Erlobotrta delleu 
Bronze LOquat 

Ficus pumila 
C~ee~~in& Fig 

Hibbertia scandens Guinea Gold Vine 

Jasminum polyantflum Jasmine 

Magnolia grandillora 'lillie Gem' Soutllem Magnolia 

Malus· Anna' Apple 

Passiflora alatocaerulea Passion Vine 

Poooca~ gracilior rem Pine 

Pyrostegia venusta flame Vine 

Solandra ma~ma Cup~-Gold Vine 

StephanotiS I\OObunda 
Madagascar Jasmine 

T rachelospemiURl JUmtnotdes Star Jasmme 

ZONE G • 810 SWALE ZONE 

The bio swale planting willtnclude plant 111aterial that will su«eSSiul filter the storm water runoff. 
Trees such as natiYe Willows, Oaks, Of Sp111018S will be used a king the edae condition wilt! 

the golf course. Shrubs w1ll include Cattails and other shrubs tflat are tolerant oi 

wtt conditions. 

Irrigation: Below grade. seasonal convtntional, OYertlead irrgation 

Trees 

Platanus ratl!mosa 

Quercus aglilolia 

SaliJ. goodingii 

Shrubs and Pe~enn1als 

Memtsia douglasiana 

Bacr:haris emo('fi 
Baccham :;aliciiOita 

Distichs s~tcata 
Ueocharis macrostachya 

Juncus mexicanus 

!uncus rugulosus 

Leymus triticoic!es 

Muhlenbergia rigns 

Pluchera odorata 

Salix hindsian' 

Salil lasi!Oiep•s 

California Sycamore 
~ast liV! Oall 

Blacll Willow 

Mugwort 
Emory's Baccharis 

Mule Fat 

Saltgrass 

Creeping Spikerush 

Melican Rush 

Wrinkled Rush 

Alkali Ryegrass 

Oeer1rass 
Salt Marsh Fleabane 

No ~mmon Name 

Arroyo WiiiO'II 

C0~31kl Cu~~!,,\3S}0~ 
Jr--5 ... R~~V-olr3 2'{ 
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0 lONf H • 11.1Rr ZOI'i£ -.... ''" ,_ '"'" ....... " ........ ., ............ ,_ 
Mnt ~reas. 4 ~~~d non-seectinc Be1111uda rraSJ such as Tifwat4lhill be useu IDrthe function lawns. 

PlANTING NOlES 

I. A wide variety at plant matena!s have been inclfiOed as Plrt at this lerena. It is not 
intended thar au me Plant materllllist!d 11111 be illCIIIlJGratea into ltle final desirn. 

The plant leeend also shoula not lit lilllifed to only lire Plant mafllrialllsted, shoutd 
Particular site CGndi!Jons rtquire specific lltantion. 

I. Thei1SOtt Pnlflerty ..,;N maintain alllancrsa~~e~~ I!Qs fhown on ltlis plan eJJ:ept for the 

the liN directly ldiacent to the ~nded fisher.,_,, letess Plrllint lot The landscape 
surrounaing ltlis Plrflinr Itt will lit illlintainea br !Ire cny at Rancflo Palos Ve~~~es. 

IRRiGATKIN N01ES: 

I. '·-.................. _ ...... _ ........ ,_ ... "''Ill the followm, sntems. 

lforth, south. east and III!SI IIIIOSUtv 

landscape mnes 8-G as liftea abowe 
TOfi/IIJe at slopes ana flit attls 
Similar Plecipifafien rates 
Plallftd 110ts 

2. The system shau be Oeslfllf!d wi1h the intent of-~ ov~tsorar on111 walk3. 1113lls, window~ or streets. 

3. lrritabDI! htaos will be offset from harttscape at lll!ater distance, to reduce bacft3plash and ~spray, 

4. fhe imgafitn smem wrll be desil!ne<~ wiiJt check waives in each ~ to oravtntlllYt head 
drarnaae. and Pressure rerutator stems tv equalil! lllessute !hmllillout eaCh S)Stem 
to i~se epplic.lion unrformtty. 

5 lrr.aation ..,,tf be desrgneo to operate wrthrn a w~ter Wrndow ot 10 pm to 6 am to 

roou~ imeahon dunnr Public use of the facility, a~plicarron of water ~unng minimalwrnd 
ccndilioos, ana reduCed evaPGratJMIOSSes. 

MuiiJ~Ie Ptarrams to allow diverse contra~ ol the separat! sntams within !tie facility. 

Multiple start fl~~ts Will aHow ldtquate llerl:olation ot 'PIIIied Wiler With soat U•e in lltlween 

in on1er Ill llelp f8duct nm~. The controller lriU haw the abifty to allolr indePMcleat station ~J~Uerarnrllf wflele eaCh val~ can Oflfrlle llllder its awn JIIUCraa. The COIItrulfer will hi~ the 
ability to be UOffided to a central COII!rvl SJst~n~. 

Flow senstna Va/Vet 11111 be usea rn omer t~ shut off a station With a lalelal or mainline break. 

Raon Sht/1-off devices Will be used to liVer-ride the irrigation S)'stem durinc fleriods of tail!. 

COASTAl COMMISS:C 
.+-5 -1/.P(-()Z-3; 

EXHIBIT# 7 __jJ_ 
PAGE IL OF 
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OCEAN TRAILS 
PROHIBITED INVASIVE ORNAMENTAL PLANTS 

The species listed below are prohibited from use in landscaping on residential lots, parks, 
at the golf course clubhouse, and within the golf course proper. In addition to this list, all 
commercially available seed mixes are prohibited from use at Ocean Trails (variously 
called "grass mix·, ,urf mix", "wildflower mix·, •meadow seed mix", and "pasture seed mix" 
mixes). Vv'henever a prohibi1ed species is detected, the responsible party will be required 
to immediately remove the plant(s) and take appropriate measures to ensure non­
recurrence of the plant species. 

SCIENTIFIC NAME 

Acacia sp. (all species) 
Acacia cyclopls 
Acacia dealbata 
Acacia decurrens 
Acacia longifolia 
Acacia melanoxylon 
Acacia redo/ens 
Achillea millefolium var. millefolium 
Agave americana 
Ailanthus altissima 
Aptenia cordifolia 
Arctotheca calendula 
Arctotis sp. (all species & hybrids) 
Arundo donax 
Asphodelus fisulosus 
Atriplex glauca 
Altiplex semibaccata 
Carpobrotus chilensis 
Carpobrotus edulis 
Centranthus ruber 
Chenopodium album 
Chrysanthemum coronarium 
Cistus sp. (all species) 
Cortaderia jubata {C. Atacamensis} 
Cortaderia dioica [C. sellowana] 
Cotoneaster sp. (all species) 
Cynodon dactyfon 
Cytisus sp. (all species) 
Defosperma 'Alba' 
Dimorphotheca sp. (all species) 

Drosanthemum f1oribundum 
Drosanthemum hispidum 
Eucalyptus (all species) 

en • "T" ~ """,."~ISSiftdfatorium coelestinum {Ageratina sp.J 
Ut\" ttL liUIYIIY J!&!niculum vulgare a .. 5 ... ~N--Ul-37.Y Gazania sp. (all species & hybrids) 

7 b Genista sp. (all species) 
EXHIBIT # Hedera canariensis 

J Of 4/ Hedera helix 
PAGE , -1----
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COMMON NAME 

Acacia 
Acacia 
Acacia 
Green Watde 
Sidney Golden Wattfe 
Blackwood Acacia 
a.k.a. A. Ongerup 
Common Yarrow 
Century plant 
Tree of Heaven 
Red Apple 
Cape Weed 
African daisy ' 
Giant Reed or Arundo Grass 
As ph odie 
White Saltbush 
Australian Saltbush 
Ice Plant 
Hottentot Ftg 
Red Valerian 
Pigweed, Lamb's Quarters 
Annual chrysanthemum 
Rockrose 
Atacama Pampas Grass 
Selloa Pampas Grass 
Cotoneaster 
Bermuda Grass 
Broom 
White Trailing Ice Plant 
African daisy, Cape marigold, 
Freeway daisy 
Rosea Ice Plant 
Purple Ice Plant 
Eucalyptus 
Mist Flower 
Sw """"e--.. 

G Prohibited Invasive Ornamental 
Plants (official list) 



--.... 

Ocean Trails Lists of Prohibited Ornamental Plants & Non-Native Weeds to be Eradic.tted, Cont. 

Ipomoea acuminats 

Lampranthus spectabllis 
Lantana camara 
Umonium perezil 
Unaria biparlita 
Lobularia maritima 
Lonicera japonica 'Halliana' 
Lotus comiculatus 
Lupinus sp. (all non-native species) 
Lupinus arboreus 
Lupinus texanus 
Malephora croees 
Malephora luteola 
Mesembryanthemum crystallinum 
Mesembryanthemum nodifforom 
Myoporom laetum 
Nicotiana glauca 
Oenothera berlandierl 
Olea europes 

Blue dawn flower, 
Mexican morning glory 
Trailing Ice Plant 
Common garden lantana 
Sea lavender 
Toadflax 
Sweet Alyssum 
Hall's Honeysuckle 
Birdsfoot trefoil 
lupine 
Yellow bush lupine 
Texas blue bonnets 
Ice Plant 
Ice Plant 
Crystal lee Plant 
little Ice Plant 
Myoporum 
Tree Tobacco 
Mexican Evening Primrose 
Olive tree 
Indian fig 

Pg.2 

Opuntia ficus-Indica 
Osteospennum sp. (all species) 

Oxalis pes-caprae 
Pennisetum clandestinum 
Pennisetum setaceum 
Phoenix canariensis 
Phoenix dactylifera 
Plumbago auriculata 
Ricinus communis 

Trailing African daisy, African daisy, 
Cape marigold, Freeway daisy 
Bermuda Buttercup 

Rubus proceros 
Schinus molls 
Schinus terebinthifolius 
Senecio mil<anioides 
Spartium junceum 
Tamarix chinensis 
Trifolium t.ragiferum 
Tropaelolum majus 
Ulex europaeus 
Vinca major 

Kikuyu Grass .. 
Fountain Grass 
Canary Island date palm 
Date palm 
Cape leadwort 
Castor'bean 
Himalayan blackberry 
California Pepper Tree 
Florida Pepper Tree 
German Ivy 
Spanish Broom 
Tamarisk 
Strawberry clover 
Nasturtium 
Prickley Broom 
Periwinkle 

COASTAL CGMMISSI0~.1 ,._ 6 - ~~ (, () z .. 52 .., 

EXHIBIT #_7 ......... b~....-­
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' t 

• 



Ocean Tnils Lisu of Prohibited Ornamental Plants &: Non-Native Weeds to be Eradicated, CoOL Pg. 3 

OCEAN TRAILS 
WEED PLANTS TO BE ERADICATED 

The plant species listed below are considered to be weeds. Other weeds may be identified and 
subsequently added to this list. These plants should be controlled and/or removed and eradicated 
to the greatest extent feasible whenever one or more species are detected on a private residential 
lot, park, fire buffer, golf course, and within lots <1esignated as open space. 

SCIENTIFIC NAME 

Avena fatua 
A vena barbata 
Brassica nigra 
Brassica raps 
Bromus diandrus 
Bromus hordeaceus [B. mol/is] 
Bromus rubens 
Carduus pycnocephalus 
Centaurea melitensis 
Centaurea solstitialis 
Chenopodium album 
Chenopodium murale 
Cirsium vulgare 
Conium maculatum 
Cynara cardunculus 
Descurainia sophia 
Ehrflarta calycina 
Erodium cicutarium 
Hirschfeldia incana 
Hordeum leporinum 
Lactuca serriola 
Malva parvfflora 
Marrubium vulgare 
Piptatherom [Oryzopsis] miliacea 
Phalaris aquatics 
Picris echioides 
Raphanus sativus 
Rumex conglomeratus 
Rumex crispus 
Sa/sola tragus [S. australis] 
Silybum marianum 
Sisymbrium irio 
Sisymbrium officinale 
Sisymbrium orientale 
Sonchus asper 
Sonchus oleraceus 
Sorgum halepense 
Taraxacum officinale 
TrihuhL~ /Aiftldric 

Weed Plants to Be Eradicated 
(official list) 

COMMON NAME 

Wild oats 
Slender oats 
black mustard 
field mustard 
ripgut grass 
brome grass, soft chess 
foxtail chess 
Italian thistle 
yellow star thistle 
Barnaby's thistle 
pigweed, lamb's quarters 
goose foot 
bull thist!e 
poison hemlock 
artichoke thistle 
ftixweed 
veldt grass 
filaree 
perennial mustard 
foxtail barley 
prickly lettuce 
cheeseweed 
horehound 
rice grass, smilo grass 
harding grass 
bristly ox-tongue 
wild radish 
creek dock 
curty dock 
Russian thistle 
milk thistle 
London rocl-;et 
hedge mustard 
Eastern rocket 
prickly sow thist!e 
St:NI thist!e 
Johnson grass 

' 

dandelion en" "T'" ~ nn"""~I"SIO'• puncture vine Ul'\\l 1'1L. liUIYIIYI \) l'f 

cocklebur /1-5-~Pv-oz..- ~z'l 
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APPENDIX A. NON·NATIVE INVASIVE PLANTS IN THE SANTA MONICA MOUNTAINS 

SCIENTIFIC NAME 
Acac1a cyctop1s 
Acacia longrfoilif 
Acac1a melanoxylon 
Ailanthus alriss1ma 
Aptenia cordifolia 
Arundo donax 
Avena fatua 
A 111J1W bataata 
Srassic:a nigra 
Brassica 111pa 

Bromus dlandnls 
Sromus mol/is 
Sromus rut»ns 
Carduus pyenocephalus 
Carpobrotus edulis 
C.ntaun~a melitensis 
C.ntaUtN sols11tialis 
Chfmopodium al>um 
Chenopodium murale 
Chrysanthemum coranarium 
Cirsium vulgare 
Conium maculatum 
Cottaderia aracamensis 
Cynant cardunculus 
Cynodon dactyton 
Oescurainia sophia 
Erodium ci«:utarium 
Eup.atorium (Ageratina) adenopllOrum 
Eucalyptus globulus 
Foenicubn 11\Mgare 
Hirsc/"/ttldia incana 
Hordeum leporinum 
Lacruc. ..mota 
Lobularia maritima 
Malva,.mttora 
Matrubium vulgare 
Mesernbtyanthemum crystaHinum 
Myoporum laetum 
Nicotiana glauca 
Oryzopsis miliacea 
Oxalis pes-caprae 
Pennisetum c/andestmum 
Pennisetum setaceum 
Phalaris aquatica 
Picris echioides 
Raphanus sat1vus 
Ricinus commums 
Rumex conglomeratus 
Rumex cnspus 
Sa/sola australis 
Schinus molle 
Schmus teres1nthlfoilus 
SeneciO mlkar11odes 
Slfybum mananum 
S1symonum mo 
Sisymbnum oN1cmale 
Sisymbrium orientale 
Sonchus oleraceus 
Sotphum halepense 
Spartium junceum 
Taraxacum officinale 
TrlJulus tel71ilstfls 
Tropaelolum m:iJUS 

Vinca maJor 
Xanth1um spmosus 

CNPS 

COMMON NAME 
Acacra 
Sidney Goldun W.11tlo 

Blackwood Acacia 
Tree of Heaven 

Red Apple 
Giant Reed or Arundo Grass 
Wild Oats 

Slender Oat 

Black Mustald 
Field Mustald 

Ripgut Grass 

Brame Grass. Son Chess 

Foxtail Chess 

Italian Thistle 
Hottentot Fig 
Yellow Star-Thistle, Tecolote 

Barnaby's Thistle 
Pigweed. Lamb's Ouarters 
Goosefoot 

Annual chrysanthemum 
Bull Thistle 
Poison Heml~ 

Pampas Grass 

Artichoke Thistle or Cardoon 
BermUda Grass 

Flixweed 
Filaree 
Eupalory 
Eucalyptus 
Fennel 

Perennial Mustald 
Foxtail Barley. Mouse 8artey 
Pridtly Lettuce 

s-et Allysum 
Cheese weed 
H.>•ehound 
Common Ice Plant 

Myoporum 
Tree Tobacco 

Smile Grass 
BermUda Buttercup 

Kikuyu Grass 

Fountain Grass 
Hardif19 Grass 
Bristly Ox-tongue 
Wild Radish 
Castor Bean 
Creek Dock 
Curly Dod<. 
Russ•an Thistle 
Caldomra Pepper Tree 
Florida PP.!JP<'!r Tree 
German Ivy 

Milk Thrstle 

Lorldon Rockel 

Hedge Mustard 
Eastern Rocket 
Sow Thistle 
Johnson Grass 
Spanish Broom 
Dandelion 
Puncture Vine 
Nastunrum 
Per~winkle 

Cocklebur 

February 5. 1996 

COASTAL CDM:'r11SSIO~ 
#--s .. ~11.-oz ... 32 
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CITY OF 
March 24, 2003 

Ms. Melissa Stickney, Coastal Program Analyst 
CALIFORNIA COASTAL COMMISSION 
200 Oceangate • Suite 1000 
Long Beach, CA 90802-4302 

RANCHO PALOS VERDES 
PLANNING, BUILDING, & CODE ENFORCEMENT 

RECEIVED 
South Coast Region 

MAR 2 8 2003 

C"""LIFORNIA 
COASTAL COMMISSION 

Re: Coastal Development Permit Application No. A-5-RPV-02-324 
Long Point Resort Hotel 

Dear Melissa: 

The City of Rancho Palos Verdes was recently contacted by Destination Development 
Corporation regarding additional information requested by the Coastal Commission 
Staff pertaining to the existing coastal access trail I road to the shoreline beach. 
Specifically, the applicant has requested the City's input regarding Bullet Item No.4 in a 
letter dated March 3, 2003 from the Coastal Commission, which states: 

"Please evaluate the feasibility of removing the revetment/rock slope that 
lies along the seaward cut/fill slope of the road descending to the proposed 
public sandy beach." 

It is the City's understanding that the rock slope noted by the Coastal Commission Staff 
provides erosion protection to the access road at the point nearest to the shoreline, as 
depicted in the attached aerial. As the Coastal Staff may be aware, the shoreline 
beach, which is accessed by the subject road, is used by the general public throughout 
the year. In fact, at the time the former owner, Marineland, discontinued its operation as 
an aquatic amusement park, the City undertook several measures to ensure the 
shoreline beach and its access trail remained open to the general public. 

As such, the subject access road is frequented by hikers, joggers, swimmers, divers, 
and kayakers. to name a few, because of the relatively easy access that it provides to 
the ocean. Because of the physical nature of this area and the frequency of users, the 
City wants to ensure that this area remains readily accessible to emergency vehicles, 
not only for routine patrols, but as well as for rescue purposes. 

It appears that because of the access road's close proximity to the shore, the existing 
rock revetment protects the access road from direct wave action and related erosion. 
As such, it is the City's opinion that the existing rock revetment is essential to preserve 
the existence of the access road, not only to maintain public acc~~,.t~~ SR9f~.bu~O'' 

\IUt\\) 11-\i. \.IUIY!iwii\H:ii .1 

!r·5-P...PII ...otr3'2.."{ 
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COASTAL COMMISSION- ROCK REVETMENT 
IV' ARCH 24, 2003 
PAGE2 

well as to ensure public health and safety. Therefore, it is the City's request that the 
Coastal Commission allow the existing rock revetment to remain in its current location 
as part of its consideration of the subject project application. 

Should you have any further questions regarding this matter, please contact 
myself or Senior Planner Ara Mihranian at 310-544-5228. 

ning, 
ode Enforcement 

Attachment 

• Aerial Photograph 
• March 3, 2003 Coastal Commission Staff Letter 

C. Mike Mohler, Destination Development Corporation 

M:\LONG POINnCOASTAL\REVETMENT.doc 
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DESTINATION 
D E VEL 0 P M E N T C 0 R P 0 RA T1 0 N 

11777SanVicenteBoulevard, suite 900, LosAngeles,California90049 TEL {310}820-6661 FAX {310}207-1132 

March 25, 2003 

California Coastal Commission 
Attn: Melissa Stickney, Coastal Program Analyst 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, CA 90802-4302 

Re: Proposed Long Point Resort 
CDP A-5-RPV-02-234 
Modified Project Description 

Dear Ms. Stickney: 

In accordance with your request, please note the following: 

RECEIV!ED 
South Coast Region 

MAR 2 8 2003 

CALIFORNIA 
COASTAL COMMISSION 

PROJECT DESCRIPTIO:\~- AS APPROVED BY CITY OF RANCHO PALOS VERDES 
ON AUGUST 28,2002 

Project Acreage I Location 

The project site consists the 102.1 acres of the Long Point parcel, fonnerly housing the 
Marine! and Aquatic Park. The street address is 6610 Palos Verdes Drive South, Rancho Palos 
Verdes, CA 90275. 

Project Land Cse Components 

The proposed project includes a \'ariety of uses, which are identified in the fo!Jo,\·ing table: 

Casitas 

Description 

..J.OO rooms. includmg some freestanding bungalow units, on a 55.6 acre portion of 
: the Long Point property. Ancillary uses are discussed separately below. (Same 
! ?\umber of Rooms as CCC 1991 A roval) 
· 50 (!50 maximum possible accommodations due to the ab1l1ty for multiple 

keying of up to three keys per casita). These units would be for sale, but the 
0\\11ers of the individual units would be allowed to occupy the units a maximum 
of 60 days out of each year, with a maximum single visit duration of 29 days. 
When not occupied by an 0\\11er, each unit would be part of the hotel leasing 

~--------------~o~o_I_._C_o~n~d~i~ti~o_n~s_o_f_a~r_o_v_a_l_to~th_i_s_e_ffi_e_ct_h_a_v_·e_b~e_e_n_a_d_o~~~A~n~~·~n~n~nH8~·~~S:O~ 

lr-5-P.Pt-o z,. 3 z c.( 
A distinctive experience provided by Destination Hotels & ResortfXHIBIT #:-_9...__ ___ _ 

ASPEN· BATH lt:K1 ·BERKSHIRE ll:KJ ·BOSTON. CHARLESTOS ·colORADO SPRINGS· DENVER· JACKSON HOLEDW~<l:KJ fAUI · S)-l(.X.OR(" 

PALM COAST • PALM DESERT • PHOESIX ·SAN DIEGO • SAS Fit •·rtSCO • SNOWMASS VILLAGE • SPRI"~ ... ELD • SUNR~~'-?t'MPt t.. '' stw..l£"to .... ,.., 

www.destinationhotels.com 



Land Use Description 
Component 
Resort Villas 32 single keyed units. These units would be for sale, but the ovmers of the 

individual units would only be allowed to occupy the units a maximum of 90 days 
out of each year, with a maximum single visit duration of 29 days. When not 
occupied by an owner, each unit would be part of the hotel leasing pool. 
Conditions of approval to this effect have been adopted. 

Public Golf Driving range/golf academy and a three-hole practice course (ranging between a 
Practice Facility par 3 through a par 5) on 32.5 acres of the Resort Hotel Area. 
Conference Center 68,000 square feet including banquet I conference space, and convenience 

services I retail sales (this includes hallwav ··flov/' SQace). 
Restaurants I 3 to 4 Public Restaurants 
Spa 1 Fitness 120,000 to 25.0000 square feet. Spa to be available for public use as well as hotel 
Center guest use. 
Tennis Courts 2 courts 
Natural Habitat 7.9 acres, consisting of 6. 7 acres of bluff face and 1.2 acres of newly created 
Conservation I Coastal Bluff Scrub Enhancement Area on the Resort Hotel Area. Additional 
Enhancement native plant areas on project edges. 

I 

Area I 
I 

Public Trails I Approximately 3.8 acres (4 miles) of dedicated publtc trails and trail corridors, 
i including ADA access to shoreline area and connecttvtty to existmg regional 

trails. 
Public Parking i 100 deed-restricted public parking spaces, consisting of 50 additional spaces 

i adjacent to the Point Vicente Fishing Access and 50 spaces located in the interior 
of the Long Point propertv. serving the nearby coastal access points. 

Resort I Golf 975 parking spaces (consisting of 390 on-grade surface stalls, 375 parking 
Parking structure stalls and 60 subterranean stalls) 
Club House 8,000 square feet 
Public Parks 2.2 acre park within the coastal zone adJacent to the Pt. Vtcente Ftshing Access. 

(More than double size of park in 1991 Approval) 
Go! f Mamtenance : A facility to house the cqutpment used for golf fac!ltty maintenance ts proposed 
Facility 1 adjacent to the tennis courts and below clubhouse. 

Site Description 

The Long Point property contains remnants of the prior :V1arineland Aquatic Park that ceased 
operation on the property in 1985. A large expanse of parking area. \·acant buildings in \'arious 
states of disrepair, industrial type buildings utilized as office space. and the Catalina Room 
banquet facility

1 
exist on the property at this time. Additionally, a public coastal access point 

exists in the south\\·estem area of the propct1y. and public parking is a\·ailable adjacent to this 
access point. The coastal access is open to the public bet\\·een da\\n and dusk each day. 2 In 

addition to these uses, filming acti\'ities frequently occur on the site. 

1 The Catalina Room use of the property was approved under Conditional Use Permit No. 187 on May 23, 
1995, which remains valid at this time. 
2 Urgency Ordinances No's. 213U, 214U, and 216U adopted by the City Council upon the closure of 
Marin eland established a requirement for coastal access and public PSA~~ ~O,.~r ~~~~i~"'~fAct¥ 
between the hours of 8:30am and 4:00pm each day. liUH\l !1-\L. \IUIYIIYih.hJIU~ 

I 
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The Long Point property contains Coastal Bluff Scrub habitat along portions of the steep bluff 
faces. Additionally, the property contains a very small area of jurisdictional wetlands. Other 
than these two areas (which will not be impacted), the property contains no significant natural 
resources and was heavily disturbed from the prior Marineland use. Each of these areas will be 
avoided by the project design. 

The overall project site, as described above, is subject to multiple land use and zoning 
designations. The following table summarizes the applicable designations and the basic 
development standards under those designations: 

Land Use Designation 

City Document . > · .. 
Land Use Designation ... : .. .. 

Com. Rec. 

Natural Hazard 
General Plan Land Use Natural Overlay 

Designation 
SocJCult. 0\·erlay 

Urban Overlay 

Com. Rec. 
A~ricultural 

Coastal Specific ~atural Hazard 
Plan Land Use ~atural Overlav 

Designation SocJCult. Overlav 
Urban Overlav 
CR (Com. Rec.) 

L 
OH (OS Hazard) 

Zoning ~atural Overlav 
Soc./Cult. Overlay 
t:rban Overlav 

The Planning Commission and City Council detem1ined that the project is in confom1ance \Vith 
these land use designations. 

2003 :\IODIFICATIOJ.\S TO PROJECT DESCRIPTIO~ 

I. Additional Coastal Access Trail- se;:m·ard of eastern Casita buildings. Trail to sel\·e as 
link between shoreline access ADA trail (from Lower Pool) and Vanderlip Trail seaward 
of existing residential units adjacent (easterly) of Long Point property. 

1. December 24. 1001 Letter to CCC staff- noting our commitment to remo\·e im·asi\·e 
vegetation near the arroyo willow in the southeast portion of the Long Point site as a part 
of project implementation. Further, we will plant some additional '"support'' willows or 
other appropriate vegetation to help ensure long-term viability. 

3. Casita Building at Top of Shoreline Access ADA Trail- letter noting our commitment to 
install thermal insulation and double-paned glass on building. 

COASTAL CGMMISSIO~ 
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We ha\·e also attached some ··Additional Information .. that may also be of use to you. 

We look forward to a hearing before the Coastal Commission in Long Beach in June. 

Attachment 

COASTAL CCMMIS3;0~ 
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ADDITIO\"AL 1:\'FORMATION 

The proposed Resort development consists of the main hotel building, bungalows, casitas, resort 
villas, and recreational structures that are plotted in a manner that cohesively connects the resort 
buildings as a CI:J.ssical Mediterranean Village. The following discussion generally describe 
each of the proposed structures. 

Resort Hotel- The main resort building consists of multiple levels that accommodate 3600 guest 
rooms. restaurants. bar lounges, banquet facilities, meeting rooms, and retail service space. The 
hotel building will also include an underground parking garage that will accommodate 60 
parking spaces. The hotel building is designed to step with the natural topography of the land. 

Resort Villas- The proposed resort villas, located immediately adjacent to Palos Verdes Drive 
\\'est and the Resort's entrance. will consist of thirty-two (32) units that will be individually 
owned with limited stay, as well as serving hotel guests for a minimum of 75% of the year. The 
proposed \·ilbs \\·ill be constructed with similar materials as the hotel building, providing 
continuity and consistency \\·ith the architectural theme of the Resort. The buildings will consist 
of two-story. four-unit structures that provide two to four bedrooms. with individual floor plans 
ranging bet\\·cen 2.000 and 2.500 square feet. Each unit will maintain a two-car garage with 
kitchen amenities. 

Resort Bun2.al0\vs - The proposed Bungalows (40 rooms) are situated south of the hotel and 
consist of five (5), two-story structures that are arranged around the Sunset Pool Area. Each 
Bungalow will provide sleeping quarters as well as living rooms for hotel guests that range 
between 450 to 900 square feet. 

Resort Casita- The proposed Casitas will pro\·ide overnight/resort accommodations in a flexible 
room fom1at "here sizes. amenities, and number of bedrooms may be adjusted to suit specific 
guest needs. The project will consist of m·el\·e (12 ), one-story and two-story buildings that 
pro\·ide a maximum of 150 rooms. The Casitas are located to the east and west of the hotel 
building around indi\·idual pool areas. The Casitas will provide guests with additional amenities, 
more commonly found in custom homes. The Casitas \\·ill resemble the Classical Mediterranean 
architectural theme seen throughout the Resort . 

. -\ccesson Structures - .-\s pre\·iously Indicated. the proposed project consists of several 
accessory structures. such as pool houses. cabanas, public restrooms and a golf clubhouse. These 
structures \\ill be constructed of similar materials used throughout the rcson. 

Parkin2. Structure -The parking garage \\ill be partially notched into the ground to give the 
visual appearance of an on-grade surface parking lot as seen from Palos Verdes Drive South. 
The proposed structure will be finished in earth tone stucco resembling the hotel architecture. 
Furthermore, as a means of screening, landscaping is proposed along the exterior facade, as well 
as earth bem1s that will visually integrate the structure into surro;w.diA§+KfaiAnlllln~lt\t\'Q'I 

\JU11\l lki.. liUIYIIYI \)\ll .1 
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Hotel Operation 

The City of Rancho Palos Verdes conditioned the operation of the Villas (see Condition No. 34) 
so that the owner of a Villa unit may utilize the unit for no more than 90 days per calendar year, 
and no more than 29 consecutive days at any one time. The condition also specifies that when 
not occupied by the owner, the Villas should be included in the hotel room rental pool and 
managed by the hotel operators. 

The operation of the hotel accommodations, including the bungalows, will be available for use 
by the public year round, while the Villas would operate as described above. The owner's use of 
a Casita unit \vould be limited to a maximum of 60 days per calendar year, which is 30 days less 
than the limit for the Villas. Furthermore, an owner can only use their unit up to a maximum of 
29 consecutive days, similar to the operation of the Villas. The balance of the year, both the 
Villas and Casitas would be made available for rent as a hotel suite, where the Transient 
Occupancy Tax (TOT) would be charged. 

Grading 

The following table illustrates the approved grading quantities: 

Project Cut (cubic yards) Fill (cubic yards) Total (cubic yards) 

Current Proposal 392,275 i 392,275 784,550 

Circulation 

The Em·ironmental Impact Report (EIR) as certified by the City of Rancho Palos Verdes 
imposed specific circulation mitigation measures. The mitigation measures require widening of 
Palos Verdes Drive South to a 100 foot right-of-way immediately adjacent to the project site; 
provide a !50-foot minimum left tum pocket for vehicles traveling \\est of Palos Verdes Drive 
South and desiring to tum left into the hotel's main entrance; a traffic signal shall be installed at 
the project entrance; and install certain roadway impro,·ements at the intersections of Silver Spur 
at Hawthorne Boule,·ard, Hawthorne Bhd. at Palos Verdes Dri,·e :\ot1h, and \\'estern Avenue at 
25'h Street. The Project was detennined not to result in any ad\Crse traffic impacts at local 
streets or intersections. 

Parking 

The current proposal includes a parking supply of 1,075 spaces, of which I 00 spaces are 
designated and deed restricted for public parking. As proposed, the parking totals will include 
surface parking ( 640 spaces), structure parking (3 7 5 spaces) and subterranean parking ( 60 
spaces). Approximately 30% of the total parking supply will be valet. 

COASTAl CGMMISS:O~ 
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Biological Resources 

The following table summarizes the acreage of the significant resources as they will exist on the 
Resort Hotel Area as a result of the project implementation: 

i~~~J.~~!~~~~~~:.~·~.~~~rY.~4~~'4·~~i~~€~e~t _, ,· ~~~~~") · i;;:·:~}~t{if~i~{:rrk~:Hi5~~f~~)li;~~[}l~~N;j~~~iJ~~~t~ 
Bluff-face/Habitat Reserve 6. 7 1 

Coastal Bluff Scrub Enhancement 1.2 

Total Habitat Conservation Area 7.9 

Based on the information in the above table, the revised project proposes a new planning area 
(Planning Area 1-B, Coastal Buff Scrub Enhancement Area) was a plant transition area (i.e., a 
native plant buffer) between the Bluff-Face/Habitat Reserve (PA 1-A) and the Project 
development limits. With this Project design feature and mitigation measures recommended in 
the certified EIR, the potential of indirect impacts to the El Segundo Blue Butterfly and the 
Coastal Bluff Scrub along the western bluffs would be reduced to Jess than significant levels. 

The Resort Hotel .Area also contains a small area of mulefat, which will be avoided by the 
project, and the project would be conditioned to require this. Therefore, no impact to this 
resource would result from the project. 

Recreational Resources And Uses 

The proposed project includes a variety of recreational opportunities available to the general 
public, including trails, coastal access points, passive recreational areas, and the golf practice 
facility. 

Public parking areas are provided on the Long Point property for people accessing the coast, 
whether through the two coastal access points or along the bluff top trail that runs along the 
seaward edge of the Long Point site. A corridor of trails also runs along Palos \' erdes Drive 
South, as discussed in the trails section below. Additionally, the project incorporates a 2.2-acre 
park area adjacent to and overlooking the cove beneath the Fisherman· s Access facility. This 
park is more than twice the size of the park area required on the Long Point property as part of 
the current entitlements appro\'ed by the Coastal Commission in September 1991 3 

Trails, Coastal Access, And Bikeways 

The proposed project includes a number of trails on the Long Point property in accordance with 
the City's Conceptual Trails Plan (CTP). Segments C5 (Marineland Trail), D-+ (Long Pt. Trail), 
E2 (Flowerfield Trail), and J2 (Cafe Trail) are all implemented in general accord with the 
provisions of the Conceptual Trails Plan. A linkage between the Long Point site trails and 
segment D5 (Vanderlip Park Trail) would also be completed. 

3 
See Coastal Commission Appeal No. AS-RPV-91-46 Staff Report~'fj~fV1~a~MjRh~~ik>P 

September 11, 1991. Condition of approval number Ill, 1, c 3. \,ill'\" !kL \IUIYIIYI \)IJIU~~ 
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The prorosed project proposes increased coastal access. A bluff top trail traverses the entire 
coastline of the Long Point property. Additionally, two points of access to the actual shore are 
incorporated, one of which is the access point required from the prior Marineland use, as 
memorialized in urgency ordinances. Other major "vertical" access trails are located on the 
entry drive and along the eastern boundary of the property. In addition to the physical 
improvement to public access, the hours of access will be expanded beyond the 8:30 am to 4:30 
pm time frame. This would bring the hours of accessibility to this portion of the coastline in line 
with other areas of the City, such as Ocean Trails and Oceanfront Estates. The general hours of 
public accessibility are from one hour before sunrise to one hour after sunset. 4 

In addition to the above, the project includes 100 public parking spaces for use by the public to 
access and utilize the public access opportunities that would be made available on the Long Point 
site. 

The project also includes both on-street and off-street bikeways. The E4, ES, and E6 segments 
(Palos Verdes Drive South segments from Point Vicente to the eastern limit of the long Point 
site) call for both class I off-street lanes and class II on-street bike lanes. The class II lanes are 
already in place, and the project proposes to improve the off-street lanes in the linear park area 
along the Long Point site· s street frontage. 

1991 Entitlements For Long Point Property 

The Long Point property currently has entitlements for a similar resort facility. These 
entitlements (Conditional Use Permit \:o. 136, Grading Pe1mit No. 1246, and Lot Line 
Adjustment No. 38 {"1991 Approval''}) were granted by· the City of Rancho Palos Verdes on 
July 2, 1991, and subsequently approved by the California Coastal Commission on September 
14, 1991 (Coastal Development Pem1it 5-000-000. The entitlements have received extensions 
from the City and the Coastal Commission since 1991. 

The following table offers a comparison of the components of the existing entitlements to those 
contemplated by the proposed project: 

Coastal Denlopment Permit Entitlement Comparison 

• Land l 1se 
' Com onent 

! Hot~l 

· Casitas 

Resort Villas 

1991 Approval 

390 n~,,· rooms 
I 0 refurbished 
rooms 

150 

I None 

; Current Proposal 
I 

! -lOO ne\\ rooms 

I 
(mcludmg bungalow 
UllltS) 

50 (up to three keys per 
casita) 
32 Villas 

Difference 

: :\:o additiOnal rooms 

I 
Ex1stmg approval silent on multiple 
keys 
32 additional resort villas 

4 
See RPVMC § 12.16.030 regarding hours for streets parks and ~H"EftaJi~l f~iWiGi~l'\~i~i~his 

standard. l~Uii\l !fu. \lumi'iil\)\JIU~ 
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Land Use 1991 Approval Current Proposal Difference 
Component 
Golf Course 9 hole executive 3-hole golf practice 6 less golf holes in current proposal 

course with facility with driving range 
support facilities 

Conference 30,000 sq. ft. plus 68,000 sq. ft. consisting Additional space and related 
Center unspecified "flow of banquet/ conference services in current proposal. 

space", and area, "flow space", and 
I convenience convenience services I 

services I retail retail sales 
sales 

1 

Restaurants I Galley West Maximum 4 Restaurants 1-2 additional restaurants in current 
/ Restaurant proposal 
. rehabilitation and 

~ ; main hotel I 

) restaurant 
J Spa I Fitness 25,000 sq. ft. Maximum 25,000 sq. ft. No change 
. Center 
I Tennis Courts I 8 courts 2 courts 6 less tennis courts 

Country · 30,000 sq. ft. No equivalent Less commercial space in current 
Market I Cafe 

' 
proposal 

Public Park 1 acre required 2.2 acre 100% increase in areas dedicated to 
Area (on Long by Coastal parkland on the Long Point 
Point) Commission property. 

I conditions 
Total Acreage 102.1 acres 102.1 acres No change. 

As indicated in the above table, the proposed project in comparison with the ex1stmg 
entitlements is similar in that the Long Point Resort project remains as a multi-faceted 
destination resort. The environmental and architectural quality of the current proposal is superior 
to that of the !991 Appronl. Additionally, 32 resort villas that were not part of the original 
appro\·als, and additional square footage of floor area within the conference center (to address 
public as well as resort guest demand) are proposed. In regards to site improvements, in addition 
to the facilities identified in the above table. the current proposal includes a maximum of seven 
(7) swimming pools, spas and/or jacuzzis; and a larger system of public walkways, jogging 
paths, bike trails linking public areas and amenities, and passive recreation areas (public lawns, 
public scenic O\ erlooks. and public seating areas). In approving a Coastal Development Permit 
in 199 I. the City of Rancho Palos Verdes and the Coastal Commission adopted conditions of 
approval that required re-submittal of certain aspects of the approved project for additional 
review prior to project implementation. Adherence to these conditions would have required 
additional development space (for parks and casitas) that would have reduced the area for, and 
negatively impacted the functionality of, the nine-hole executive golf course. 
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• Re: Long Point 

Melissa Stickney 

From: . Bartlett, David E. [dave.bartlett@cox.net] 

Sent: Monday, April 28, 2003 2:49 PM 

To: Melissa Stickney 

Cc: Mike Mohler; Mike Mohler (E-mail) 

Subject: Re: Long Point 

Melissa: 

Please consider this message our written response. 

The plan for public access during construction is: 

Page 1 of2 

ftt(.;tiVIH~ 
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CALIFORNIA 
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"During all phases of construction, the project will preserve the ability of the public 
to park and access the existing beach. From time to time during construction, it 
will be necessary to relocate the public parking. A minimum of 25 spaces will 
always be available for the public and temporary signage will be installed to clearly 
indicate public parking and access to the beach." 

Please let me know if the CCC staff has any questions regarding this matter. 

Thank you. 

Dave 

D. Bartlett Associates, Inc. 
Land Use & Planning Consultants 
David E. Bartlett 
30322 Esperanza Avenue-Suite 200 
Rancho Santa Margarita, CA 92688 
Office: 949-635-3144 
Fax: 949-635-3145 
Mobile: 562-708-6062 
E-mail: dave. bartlett@cox.net 
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On 4/28/03 8:52AM, "Melissa Stickney" <mstickney@coastal.ca.gov> wrote: 

> Hello again Dave. Could you please tell me what is proposed for public 
> access during construction? If that information is located within the 
> already submitted materials, please just let me know where I can find it. If 
> not, we will need it in writing as soon as possible. 

4/28,'2003 



Re: Long Point 

Melissa Stickney 

From: 

Sent: 

To: 

Bartlett, David E. [dave.bartlett@cox.net] 

Tuesday, May 13,2003 11:12 AM 

Melissa Stickney 

Cc: Mike Mohler 

Subject: Re: Long Point 

Hi Melissa: 

All new and existing trails will be public. 

""~:'-I: I V I:&.. 
South Coast Region 

MAY 1 3 2003 

CALIFORNIA 

Page 1 of.l 

All new trails will be ADA accessible with the following exceptions: 

1. West portion of the Long Point trail 
2. Shoreline trail 
3. Entry road trail 

Bicycles and pedestrians (combined trail) will only be allowed along the PV Drive 
South corridor, the entry drive and to the public park. ~II other connections from 
within the project will be for pedestrians only. 

All trail surfaces are proposed to be a stabilized decomposed granite or other 
acceptable surface. 

New Pedestrian trails will be 4 feet wide within a 6 foot easement. 

Combined bike/pedestrian will be 5 feet wide within an 8 foot easement. 

Mike Mohler will be in my office on Wednesday morning and I will confirm this 
information with him. Also, if we need to discuss any of the other items, we could 
do it by phone on Wednesday morning between 10-12 with Mike. We will both be 
in my office at that time. 

Please let me know if you have any further questions regarding this matter. 

Dave 

D. Bartlett Associates, Inc. 
Land Use & Planning Consultants 
David E. Bartlett 
30322 Esperanza Avenue-Suite 200 

5/13/2003 
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Shift No. 1- one shuttle 6 a.m. to 10 a.m. 8 round trips 

Shift No. 2 -two shuttles 10 a.m. to 2 p.m. 16 round trips 

Shift No. 3 - one shuttle 2 p.m. to 6 p.m. 8 round trips 

Based on the above table, the total number of trips resulting from the proposed shuttle 
service is 32 round trips. Each trip from the resort hotel to Ocean Trails will take 
approximately 30 minutes, for a total of one hour per each round trip. According to the 
attached draft Addendum, it has been determined that the proposed shuttle service will 
not result in any new significant traffic impacts. Furthermore, the revised project will not 
result in an increase to the trip distribution because it is assumed that hotel visitors 
seeking use of the Ocean Trails golf course will use the shuttle service. As for outside 
visitors using the Ocean Trails golf course, a traffic study was prepared for that project 
that was reviewed and approved by the City. The Ocean Trails traffic study accounted 
for vehicle trips generated by ~he use of a golf course and provided mitigation measures 
to reduce impacts to City streets. 

Parking 

At the time Marineland ceased operation, the subject property maintained 2,736 parking 
spaces, of which, 966 parking spaces were located at the main parking lot, 370 spaces 
at the west parking lot, 1 ,200 spaces at the overflow parking lot, with a remaining 200 
miscellaneous parking spaces. After the park closed, the City Council adopted Urgency 
Ordinances No's 213U, 214U and 216U requiring coastal access and public parking be 
maintained between the hours of 8:30 a.m. and 4:00 p.m. Soon thereafter, a 
development application was submitted to the City and subsequently approved by the 
City Council for a hotel and conference facility. The City's approval included a condition 
of approval requiring further study of the parking. 7 As part of the Coastal Commission's 
review of an appeal of the City Council's approval, the Coastal Commission approved 
the project with conditions, including a revision to the required parking. The current 
Coastal Commission approval calls for 1.007 parking spaces (combined surface and 
subterranean parking spaces), with 101 surface spaces (10% of the required parking 
spaces) set aside for public parking. Additionally, 50 of the public spaces were to be 
located at the "northwest portion of the property". 

The current proposal includes a parking supply of 925 spaces. of which 100 spaces are 
designated for public parking. As proposed, the parking totals will include surface 
parking (490 spaces), structure parking (375 spaces) and subterranean parking (60 
spaces). Approximately 30% of the total parking supply will be valet. 

C~ASTAL COMMISSION 
~rS- ~lt'-(Jl:-$2.1/ 

7 
See the attached Coastal Commisston Staff Report: Revtsed Findings, dated ~fdt8J'frt;t ~ 
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o-car tvewa e 
project consists o par ing spaces, a surplus o spaces wt e set aside for 
public use. Additionally, the surplus parking can occasionally be used to accommodate 
overflow parking for special events. As a result, the subject development, with 925 
parking spaces, will have a parking ratio of 1. 7 spaces per guest room. Without the 
public parking, less 100 spaces, a total of 825 spaces will be provided for a parking ratio 
of 1.5 spaces per room. As such, the Planning Commission determined that the 
established parking ratio for the subject development adequately address hotel guest 
and employee parking for all of the site's amenities. The calculations were based on a 
mix of uses and the interrelation of those uses. 

Biological Resources 

The following table summarizes the acreage of the significant resources as they will 
exist on the Resort Hotel Area as a result of the project implementation: 

Bluff-face/Habitat Reserve 6.7 
Coastal Bluff Scrub Enhancement 1.2 

Total Habitat Conservation Area 7.9 

Based on the information in the above table, the revised project proposes a new 
planning area (Planning Area 1-B, Coastal Buff Scrub Enhancement Area for the El 
Segundo Blue Butterfly) within the Conservation District as a plant transition area (i.e., a 
native plant buffer) between the Bluff-Face/Habitat Reserve (PA 1-A) and the Project 
development limits. With this Project design feature and mitigation measures 
recommended in the certified EIR, potential impacts to the El Segundo Blue Butterfly 
a~d _t~e Coastal Bluff Scrub along the western bluffs would ~~ttfMINRS~RJR 
stgmftcant levels. /}5, RN 'al--.32 '( 
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5. Conformance with City Cond1t1ons 

All conditions placed on the City of Rancho Palos Verdes Conditional Use 
Permit 136 and Resolution No. 91-43 that do.not conflict with the above 
conditions are incorporated herein as conditions to this permit. 

6. Prohibition on Conversion to Exclusive Use 

Prior to transmittal of the coastal development permit, the applicant 
shall submit, for the review and approval of the Executive Director, 
evidence that a deed restriction has beer. recorded for the hotel site 
which indicates that this coastal permit authorizes the development of a 
450 unit resort hotel, (as fully described in the findings), which is a 
proposed visitor-serving use exclusively available to the general public. 
Furthermore, the deed restriction shall specify that conversion of any 
portion of the approved facilities to a private or member only use or the 
implementation of any program to allow extended or exclusive use or 
occupancy of the facilities by an individual or limited group or segment 
of the public is specifically not authorized by this permit and would 
require an amendment to this permit or a new permit and/or amendment to 
the certified LCP in order to be effective. 

III. FINDINGS AND DECLARATIONS ON COASTAL PERMIT 

The Conmission finds and declares as follows: 

STAFF NOTE: The findings contained in the substantial issue staff report for 
A5-RPV-91-46 are incorporated herein. 

A. Project Description and Background 

The core hotel unit of the development approved by the City consists of 390 
hotel rooms, 50,000 square feet of guest room support space, 30,000 square 
feet of conference and community room space, 340 seats of dining space, 200 
seats of beverage service, and 6,000 square feet of retail space. The original 
proposal called for l ,100 subterranean parking spaces and 275 surface parking 
spaces. The applicant has sybmjtted a reyjsed parkjng plan which calls for 
1,007 subterragean parkjgg spaces agd 10% of thjs or JQl sqrface pybljc 
carking spaces. In addition, the plan calls for a nine hole golf course and a 
25,000 square foot spa/fitness center with six tennis courts and a stadium 
court. Ancillary development consist~ of a 10,000 square foot retail and food 
service structure at the entrance of Palos Verdes Drive, renovation of the 
15,000 square foot Galley We~t Re~taurant, renovation of the 10 room Pereira 
Motel, the construction of 50 casita unit~. renovation of the Look Out Bar, 
the International Cafe/Theater Building and Baja Reef Dressing Rooms. Grading 
is estimated at a total of 418,0~7 cubic yards. The hotel would be designed in 
a Mediterranean style with a height limit of 48 feet. The proposal also 
includes a heliport, conditional upon a six month trial basis. The maximum 
height of any building shall be 48-feet measured from the average elevation of 
the finished grade at the front of the building to the highest ridgeline of 
the structure. On the inland ~ide building~ shall be a maximum of four floors 
and on the ocea~ ~ide i'l m<ix~mum ~f five. floor~. The prop~~~.v~l,QPJU~QtiAl~~ 
ca 11 s for a tra 1 l network w1 th v1 s ta po1 nts. \IU ~ IA~~II\1 ~~1 1 
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a public passive recreational and public par~ing area on the northwestern 
coastal portion of the property. {See f.xilibit 9) This plan shall include: 

s a 
from vehicular 
bicycles; 

e par 1ng 
a turn-out area for b1cyclists separate 

with racks for a minimum of 50 

b. a path from the parking lot to a passive grassy recreational 
area which shall include the westernmost viewing area (vista 
point) as shown on Exhibit 9. 

c. the recreational area shall include but not be limited to the 
following amenities: 

1. water fountains 
2. restrooms 
3. one (1) acre landscaped picnic area with picnic tables 

and benches 
4. view scopes and no fewer than two benches at 

the westernmost viewing area 
5. a kiosk or other educational tableau containing 

pictoral and written information on local coastal 
wildlife (terrestrial and marine). 

d. Signs shall be posted at the northwestern parking lot and in the 
recreational area also informing the public of the on-site 
trails and additional parking areas. 

2. Signage 

Directional signs shall be posted on Palos Verdes Drive South on both 
sides of the road advertising the above public recreational area. These 
s1gns shall be legible for at least 100 feet. 

3. Trail Connection to Point Vicente 

There shall be a connector trail from the northwestern public 
parking/recreation area to the Point Vicente fishing access parking area. 
There shall be directional signs at the trailhead of the proposed project 
indicating the Point Vicente access area. 

4. In-lieu Fee 

Prior to the issuance of a permit, the applicant shall comply with the 
following, subject to the review and approval of the Executive Director: 

{a) provide throijgh a financial instrument subject to the review and 
approval of the Executive Director the amount of not less than $540,000 
payable to the California Coastal Commission for distribution to a public 
agency or a private non-profit association designated, in writing, by the 
Coastal Commission (including, but not necessarily limited to, the 
American Youth Hostel Association and the City of Rancho Palos Verdes) for 
the acquisition of land and/or construction of low cost visitp.~~~t't,ina 
overnight accommodations such as haste 1 s or campground fac i1 i\r~\) IAL t;OMMISSION 
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Prior to the issuance of a permit, the applicant shall comply with the 
following, subject to the review and approval of the Executive Director: 

(a) provide through a financial instrument subject to the review and 
approval of the Executive Director the amount of not less than $540,000 
payable to the California Coastal Commission for distribution to a public 
agency or a private non-profit association designated, in writing, by the 
Executive Director of the Coastal Commission (including, but not 
necessarily limited to, the American Youth Hostel Association) for the 
acquisition of land and/or construction of a low-cost visitor serving 
hostel facility in south bay area. 

5. Confonmance with City Conditions 

All conditions placed on the City of Rancho Palos Verdes Conditional Use 
Permit 136 and Resolution No. 91-43 that do not conflict with the above 
conditions are incorporated herein as conditions to this permit. 

111. FINDINGS AND DECLARATIONS ON COASTAL PERMIT 

The Commission finds and declares as follows: 

STAFF NOTE: The findings contained in the substantial issue staff report for 
A5-RPV-91-46 are incorporated herein. 

A. Project Description and Background 

The core hotel unit of the development approved by the City consists of 390 
hotel rooms, 50,000 square feet of guest room support space, 30,000 square 
feet of conference and community room space, 340 seats of dining space, 200 
seats of beverage service, and 6,000 square feet of retail space. The original 
proposal called for 1,100 subterranean parking spaces and 275 surface parking 
spaces. The applicant has submitted a revised parking plan which calls for 
1,007 subterranean parking spaces and 10% of this or 101 surface public 
parking spaces. In addition, the plan calls for a nine hole golf course and a 
25,000 square foot spa/fitness center with six tennis courts and a stadium 
court. Ancillary development consists of a 10,000 square foot retail and food 
service structure at the entrance of Palos Verdes Drive, renovation of the 
15,000 square foot Galley West Restaurant, renovation of the 10 room Pereira 
Motel, the construction of 50 casita units, renovation of the Look Out Bar, 
the International Cafe/Theater Building and Baja Reef Dressing Rooms. Grading 
is estimated at a total of 418,037 cubic yards. The hotel would be designed in 
a ~editerranean style with a height limit of 48 feet. The proposal also 
includes a heliport, conditional upon a six month trial basis. The maximum 
height of any building shall be 48-feet measured from the average elevation of 
the finished grade at the front of the building to the highest ridgeline of 
the structure. On the inland side buildings shall be a maximum of four floors 
and on the ocean side a maximum of five floors. The proposed development also 
calls for a trail network with vista points. 

The site covers 102 acres whic~ is designated in the Coastal Specific Plen as 
Commercial/Recreation, including the 17-acre vacant Ab~~lAle~~~11S~{L~ 

A--5 -~-ol,-"I 2 '! 
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~~Which is currently agricultural uses. The Developuent Code was amended and 
approved by the Coastal Commission to allow for a hotel, conference center, 
and other ancillary uses. The Coastal Specific Plan states that the Long Point 
project, because it involves a CUP, can be a coastal dependent use. 

The project site is located at Long Point on the Palos Verdes peninsula. The 
site is the location of the old Marineland site and it is commonly referred to 
as the Marineland site. The project is 102-ocean fronting acres located 
between Palos Verdes Drive South and the Pacific Ocean. Adjacent to the west 
is a los Angeles County fishing access parking lot. Just further to the west 
is the Point Vicente Lighthouse. Directly to the west are apartments, 
condominiums and townhouses. land across Palos Verdes Drive South is largely 
vacant. 

The site operated as the Marineland tourist attraction from 1954 to 1987. The 
year before its closure 825,000 people had visited the attraction. In its 
heyday it attracted upwards of one million people per year. However, the park 
had experienced declining attendance and revenues and it was closed in 
February of 1987 shortly after its purchase by Harcourt, Brace & Janovich. 
That same year the property was sold to the Monaghan Company. In March 1989 
the owners submitted an application to the City of Rancho Palos Verdes for a 
575 room hotel, 60,000 square foot conference center, 295 casitas, 48,500 
square foot athletic club with 12 tennis courts and swimming pool, 200 room 
future hotel, 300 seat Galley West restaurant, 10,000 square foot flower 
market and cafe, and nine hole golf course. In December 1989 the project was 
redesigned to allow for 485 hotel rooms, 10 rooms in the Pereira motel, 30,000 
square feet of conference/community center, a 25,000 square foot athletic club 
with six tennis courts and a stadium court with 300 seats, a five-hole 
regulation size golf course, 80 single family lots, and other features 
remained the same. The project has been further revised to its present 
configuration. 

B. Public Access 

The Commission found in the substantial issue staff report (AS-RPV-91-46) that 
the proposed development raises substantial issue because it is not in 
conformity with the LCP and the sections 30210, 30212, and 30212.5 of the 
Coastal Act. Of particular importance was provisions in the 1983 ordinance 
stipulating that 30% of a coastal specific plan area be common open space and 
that another coastal bluff public recreation area be provided over and above 
the 30% common space area. The Commission found that there was no public 
recreation area over and above the 30% common open space and that public uses 
of the golf course (if it is indeed open space since it is developed with a 
golf course) is an exclusive recreational use. Therefore, the Commission finds 
that the project must be conditioned to provide revised plans showing a public 
parking and passive recreation area accessible and usable to a braoder 
spectrum of the public on the northwesternmost coastal bluff area adjacent to 
Point Vicente. Only as conditioned does the proposed development conform with 
applicable public access provisions of the local Coastal Plan and the Coastal 
Act. 

C. Recreation 

Section 30213 
encouragement 

of the Coastal Act contains provisions for -oo~llfk{)OriuMI3S~O~ 
and provision of low-cost visitor-serving fac,!4!g:s~~~i· JtJ( 
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Substantial Issue findings of this staff report the Commission found that the 
hotel complex represented a high cost, exclusive-oriented facility, and that 
it did not provide any low-cost visitor-serving opportunities. The Commission 
further found that the site was formerly occupied by Marineland and that 
Marineland was entirely a low-cost, visitor-serving, family-oriented facility. 

The staff report cited other hotel projects in the Los Angeles area which had 
been conditioned to provide in-lieu fees as a substitute for low-cost 
visitor-serving facilities. Among these are: 5-82-542 A3 (Westport Playa Sol 
Ltd.), 5-87-675 (Ritz Carlton Hotel Co.), A-207-79 (Marina Plaza), A-49-79 
(Interstate Marina). Both the Marina Plaza and Interstate Marina hotels are in 
Marina del Rey. The Marina Plaza (300 rooms) was assessed $365,000. The 
Interstate Marina (300 rooms) was assessed $365,000. The Ritz Carlton in 
Marina del Rey (308 rooms) was assessed $370,000. It should be noted that 
Marina del Rey has a policy in the certified Land Use Plan calling for the 
protection and development of low cost visitor-serving facilities. Although 
the City of Rancho Palos Verdes does not have such a policy, the fact remains 
that a long-term, highly popular, family-oriented, low-cost, visitor-serving 
facility (Marineland) is gone and will be replaced with a high-cost, exclusive 
visitor-serving facility. 

In approving similar luxury hotel projects in the past (Interstate Marina 
Hotel, Marina Plaza Hotel, Ritz Carlton Marina del Rey, Ritz Carlton in Laguna 
Niguel) the commission recognized the necessity of achieving a balance between 
lower and higher cost facilities, but has also acknowledged that it is not 
necessarily appropriate to require hotel developers to include lower cost 
facilities on-site. In each of these cases the Commission required provision 
of lower cost visitor accommodations in conjunction with the hotel 
development, but permitted the developer to provide such units off-site and/or 
contribute in-lieu fees to be used for construction of the lower cost 
facilities. A-49-79 and A-207-79, respectively, were required to provide 
$365,000 each, for construction of a superior grade youth hostel within the 
vicinity of Marina del Rey, while AVCO Community Developers, applicants for 
what became the Ritz Carlton Hotel in Laguna Niguel (79-5539 and 5-82-291 and 
amendments) was required to construct 132 units of lower cost visitor 
accommodations, including a minimum 66 bed youth hostel, and contribute 
$548,000 in a Letter of Credit to guarantee the construction of the units. The 
Marina del Rey Ritz Carlton (5-87-657) was assessed a total of $370,000 or 
$1,200 per room, based upon a formula which took the total amount required to 
build a 100 bed hostel, divided that figure by the total of expected number of 
hotel rooms to be built in Marina del Rey, and came up with the $1,200 per 
room figure. 

Therefore, the Commission finds that the applicant must mitigate the loss of 
the low-cost, visitor-serving historic use of the site in conjunction with its 
conversion to a higher cost hotel/golf course complex. The project is 
therefore conditioned to provide in-lieu fees in the amount of $540,000 to be 
used for land acquisition and/or construction of lower cost visitor 
accommodations such as hostel facilities. While potential recipient projects 
are not limited to American Youth Hostel facilities, there is an existing 
youth hostel in San Pedro which is being planned for renovation and expansion. 
Only as conditioned will the proposed project conform with prior actions of 
the Coastal Commission and Section 30213 of the Coastal ActCn"nTA 
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WHICH ARE DIRECTLY ASSOCIATED WITH VEGE­
TATION COMMUNITIES. THESE ARE GENERALLY 
FOUND ON BLUFF FACES AND NATURAL CANYON 
AREAS WHERE WILDLIFE THRIVES DUE TO THE 
PROTECTION AND FOOD FOUND FROM THE NATURAL 
VEGETATION. THOUGH THERE ARE NO FORMALLY 
RECOGNIZED ENDANGERED OR RARE SPECIES OF 
WILDLIFE OR VEGETATION, THESE WILDLIFE 
HABITATS ARE SIGNIFICANT BECAUSE OF THE 
WIDE VARIETY AND NUMBERS OF WILDLIFE 
WHICH ARE ASSOCIATED WITH THEM. ADDI­
TIONALLY, THE NATURAL VEGETATION OF 
GRASSES AND WILD FLOWERS FOUND ON THE 
HILLSIDES AND CANYONS GIVES A UNIQUE 

figure 12 areas for preservation of natural resoures 

1ro.i,~ 5;.le 

( ) t'~ 
-~ 

ENVIRONMENTAL CHARACTER TO THE CITY WHICH, 
IF TO BE PRESERVED, REQUIRES CONSIDERATION 
OF THE NATURAL DRAINAGE SYSTEM AND TOPO­
GRAPHY. 

THE AREAS FOR PRESERVATION OF NATURAL 
RESOURCES MAP (FIGURE 12) IDENTIFIES 
CRITICAL NATURAL RESOURCES. THESE ARE 
CALLED OUT ON THE MAP AS FOLLOWS: 

HYDROLOGIC FACTORS 8 
WILDLIFE HABITATS 9 
OTHER NATURAL VEGETATION 10 

AREAS 

m 

J:};¥t::,;J natural vegetation crm-10 I m I marine maintenance 

- wildlife habitat crm-g I P I marine preservation 

~ hydrologic factors crm-8 0 marine restoration 
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Woolly Sea-blite (Suaeda taxifolia). Woolly sea-blite is a CNPS List 4 species that 
typically blooms from January through December. This perennial herb occurs in 
margins of coastal salt marsh and coastal bluff scrub. Woolly sea-blite occurs on 
the RHA in the southern coastal bluff scrub. No suitable habitat is present on the 
UPVA for this species. 

Special Status Wildlife. Forty-one special status wildlife species are known to occur 
within the region and have a potential to occur within the Project site. In addition 
to-fFocused surveys have been conducted for the coastal California gnatcatcher-ift 
4998, a nest plant survey for the Pacific pocket mouse, Palos Verdes blue butterfly, 
and El Segundo blue butterfly was eendueted in 1999 (Dudek 1999). Brief 
descriptions of the special status wildlife species and their potential to occur within 
the Project site are discussed below. Please note that they are grouped by type 
and listed alphabetically according to their scientific name. These species are 
summarized in Table 5.3-3. 

Invertebrates 

--)4 El Segundo Blue Butterfly (Euphilotes battoides allyni). The El Segundo blue 
butterfly is a federally-listed Endangered species. This butterfly was previously 
known to persists on just a few remaining fragments of dune habitat along the Los 
Angeles County coast from Los Angeles International Airport to Palos Verdes. The 
largest remaining population of this species is found on the property of the Los 
Angeles International Airport. The El Segundo blue butterfly is not only threatened 
by loss of habitat, but by threats to the continued survival of its host plant. Ashy 
leaved Coast buckwheat (&iogorwrn eineffieens) is believed.to be the primary larval 
food plant or host plant for the species, and it is threatened by competition from 
several introduced plants including other buckwheats. The larvae of the El 
Segundo blue butterfly cannot successfully feed on these other buckwheats. The 
El Segundo blue butterfly adult flight period is May through June (Garth and Tilden 
4-986-?mLd-June to August. 

·----)~ Tb_e host plant (coast buckwheat) for the El Segundo blue butterfly was identified 
on the UPVARHA during the 1999 and 2001 focused surveys. Associated with the 
locations of the coast buckwheat, a po~lation of the Fl Segyndo blue butterfly waa1 
found on the blufftgps. blyfffaces and tggt ptthe blpffpp tbe we5tem portion of the 
RHA during the focused surveys condycted jp 2001 Most of the butterflies were 
observed in the stretch of bluff north of and around the narrowpoint located 
immediately north of the Long Pain~. This is a stretch of bluff located just south of 
the existing fishing access parking lot. One male was observed approximately 700 
feet south of this narrowpoint. near a small-patch of coac~W~~s~iB~-1 ) . 

M-~~z..--azt( 
s Geographic feature identified on USGS topographic map. EXHIBIT# - 1 54., 
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The asAy leaved ashy-leaf buckwheat was found within the coastal sage scrub and 
southern cactus scrub habitats on the UPVA. AltheugA the laNai feed pleAt fer and 
within the disturbed areas of the RHA along the bluff habitat areas. As discus~ed 
previously, the El Segundo blue may also use the ashy-leaf buckwheat. Therefore, 
focused surveys were also conducted concurr~ntly on the UPVA during the period 
when the El Segundo blue butterfly was ideAtified oFt the UPVA, the apprepriate 
duAe Aabitat fer the speeies was Rot. Therefore theknown to t?e flying on the RHA: 
TheEl Segundo blue butterfly iswas not expected to oeeuro~served on the UPVA 
or RHA due to a leek of suitable Aabitatduring focused survey efforts. 

Palos Verdes Blue Butterfly (Giaucopsyche lygdamus palosverdesensis). The 
Palos Verdes blue butterfly is a federally-listed Endangered species. It was 
believed to be extinct, but was rediscovered on March 10, 1994 at a Defense Fuel 
Support Point site in San Pedro. During the 1980s, there were 12 locations 
identified as supporting the Palos Verdes blue butterfly. All of these locations were 
on the southern half of the Palos Verdes Peninsula and supported coastal sage 
scrub habitats. This butterfly is a subspecies of the silvery blue ( Glaucopsyche 
lygdamus), of which ~t least ten subspecies have been described. These 
subspecies occur in small colonies that are distributed locally across North America. 
The larval food plants or host plants for this species consist of legumes (Garth and 
Tilden 1986); such as milk veteh or rattler.Yeed (Astre§e/tls tricf:to,edtts 
kmcf:tt13),locowe~ that is used by the Palos Verdes blue butterfly. In addition, this 
speeiesthe Palos Verdes. blue_ will also lay its eggs on deerweed (LottJs scopefic:Js). 

One of the two required larval food plant species was identified on UPVA during the 
1999 and 2001 focused surveys for host plants of the Palos Verdes blue butterfly. 
Locoweed was observed at the edge of southern cactus scrub in the UPVA. lHs 
presumed tAat the habitat here is too ffagmeRted aRd disturbed to support tAe Palos 
Verdes blue butterfly. TAe quality of oR site habitat aRd tAe euffeRt distributioR of the 
Palos Verdes blue butterfly iRdieate that its poteRtial to eeeur OR the UPVA is vef)' 
lew:-

This species was not observed during focused survey efforts during the spring of 
2001. Therefore this species is not expected to occur onsite. 

Amphibians 

Western Spade foot Toad (Scaphiopus hammondi). The western spadefoot toad is 
a federal Species of Concern, a California Species of Special Concern, and a CDFG 
Protected species. This species inhabits grassland, coastal sage scrub, and other 
habitats with open sandy, gravely soils. The western spadefoot toad is primarily a 
species of the lowlands, frequenting washes, floodplains of rivers, alluvial fans, and 
alkali flats (Stebbins 1985). This species is rarely seen outside of the breeding 

COASTAL COMMISSION 
A-8 .. Ah!--IJZ,... 32 '{ Biological Resources 

JN 10-034194 EXHIBIT #__A_L5b5.3-30 July 31, 2001 

PAGE OF--



I -

·.·.· .·.· 

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

. . . . . . . :: ·.· .. 

ta 
Cl) 

:t 
Q) ... 
0 
J: 
t:: 
0 
!II 
Cl) 

0:: 
Cl) 

.t: ... 
c::: 

.t: ... 
~ 

j !II 
' -(J 

' f -

ttl c.. 
E 

00 . ~ ... !II 
Cl) 

I. 

~ 
~ i en" t\T~ I t\nftllft~lt\t\·o~ 
~ ~ 

u 1'\" ·n. \1 u m n \,) \l • • ] i i It.,., s .. P/f,. o Z,?Jz 'f ~ ~ I l ~ ] ~ 'i-: ! 
~ i ~ ; 1 

~~ 
"C 
c: 
<II 

@~ ') • EXHIBIT# C> 
<II 
..J 

PAGE OF __ 

(J .. 
' :::S' 
o· 
!II 
Cl) 

0:: 
ta 
.~ 

·~ C) 
0 a. 
0 Ol 

~ iij <:: 
0 

....J 



THE COMPONENT ELEMENTS AND THEIR NUMERIC 
CODE ARE AS FOLLOwS: 

EXTREME SLOPE 
HIGH SLOPE 
HAZARD 

A EXTREME 
8 HIGH 

MARGINALLY STABLE 
INSUFFICIENT INFORMATIUN 
WILDLAND FIRE HAZARD 
FLOOD/INUNDATION 

1 

2 
3 

'• 
5 

6 

7 

AREAS FOR PRESERVATION OF 
NATURAL RESOURCES 

THESE AREAS ARE FOR CONSERVATION OF F'LANT 
AND ANIMAL LIFE, HABITATS FOR MARINE ..l.... 
ORGANISMS AND WILDLIFE SPECIES, AREAS r~~ 
ECOLOGICAL AND OTHER SCIENTIFIC STUDIE~~­
AND ANY OTHER UNIQUE NATURAL RESOURCES~~ 

WITHIN THE CITY. ~~-

THE INTERTIDAL MARINE RESOURCE IS ONE l~ 
THE MOST SIGNIFICANT RESOURCES WITHIN !#: 
RANCHO PALOS VERDES AND IS DEPENDENf Uf~ I­
PROPER MANAGEMENT OF THE LAND ENV I RUNM~ m 
AS IT INTERACTS WITH THE OCEAN. ~ftl ~ 

u,w 
THERE ALSO EXIST IN TtfE COASTAL REGIUN A 
NUMBER OF SIGNIFICANT WILDLIFE HARJTAIS 

1 areas for consideration of public health and safety 
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'extreme geologic hazard 
rm-3a 

geologic hazard 
crm-3b 

geologic 

insufficient geologic data 
crm-5 

~<::;'-">~,] extreme slope 
· .~;!{);,' crm- 1 

I .. -1 high slope 
crm- 2 

witdl;~nd lire hilz;trd 
crm-6 

flood hazard 
crm-7 
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NATURAL OUTCROPS. GRADING RESPECTING 
NATURAL TOPOGRAPHY, ROADS AND DRIVEWAYS 
FOLLOWING NATURAL TOPOGRAPHY TO THE 
GREATEST EXTENT POSSIBLE, PROVISION FOR 
SILTATION AND EROSION CONTROL, REVEGETATION 
OF ALL CLEARED AND/OR GRADED AREAS, AND 
DRAINAGE ACCOMPLISHED IN A MANNER CONSISTENT 
WITH OTHER NATURAL SYSTEMS ARE IMPORTANT. 

CRM 3 - HAZARD 

CATEGORY 3A - AREAS HAVING THE MOST 
SEVERE TOPOGRAPHIC AND GEOLOGIC PROBLEMS 
HAVE BEEN INCLUDED IN CRM 3A. MOST OF 

natural environment element 
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THESE AREAS ARE CHARACTERIZED BY STE~P, 

BROKEN TOPOGRAPHY, AND INCLUDE THE STEEPER 
SECTIONS OF SEA CLIFF, MOST OF THE ACTIVE 
PORTUGUESE BEND LANDSLIDE WITHIN THE 
COASTAL REGION, AND SEVERAL STEEP WALLED 
CANYONS. THE HIGHER AND STEEPER PORTIONS 
OF THE SEA CLIFF ARE MAINLY BEDROCK EXPO­
SURES; HOWEVER, IN SOME SECTIONS IN THE 
SOUTHERN PART OF THE CITY, A LOWER, BUT 
EQUALLY STEEP SEA CLIFF HAS BEEN CUT IN 
ANCIENT LANDSLIDE DEPOSITS. GEOLOGIC 
HAZARDS ASSOCIATED WITH THE SEA CLIFF 
INCLUDE COASTAL EROSION AND LANDSLIDING. 

extreme slope crm-1 
geologic hazard crm- 3 
marginally stable c rm- 4 

1 1 wildlife habitat crm- 9 
natural vegetation crm -10 

flood·lnundatlon hazard crm·7 I P I . 
h

. h 
1 2 

preservat1on 
1g s ope crm-

insufflcient Information crm- 5 
wildland fire crm- 6 
hydrologic factors crm-8 

D restoration 
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CATEGORY 3 - AREAS IN WHICH EXISTING GEO­
LOGIC INFORMATION IS NOT SUFFICIENTLY 
DETAILED TO ESTABLISH SUITABILITY FOR 
CONSTRUCTION PURPOSES. 

CATEGORY 4 - AREAS THAT APPEAR TO BE SUIT­
ABLE FOR PERMANENT TRACT-TYPE RESIDEN­
TIAL STRUCTURES AND SUPPORTING FACILI­
TIES IN LIGHT OF EXISTING GEOLOGIC 
INFORMATION. 

THE ABOVE CLASSIFICATION SYSTEM IS BASED ON 
THE ANALYSIS OF EXISTING GEOLOGIC DATA, BOTH 
PUBLISHED AND UNPUBLISHED. SIGNIFICANT GAPS 
STILL EXIST IN THE AMOUNT OF DETAILED GEO-

figure 5 geology 

•') ~< 

LOGIC INFORMATION AVAILABLE ON RANCHO PALOS 
VERDES TO NECESSITATE THE INCLUSION OF A 
1 'GRAY ZONE'' (CATEGORY 3) BETWEEN AREAS THAT 
ARE KNOWN TO BE FREE OF GEOLOGIC PROBLEMS 
AND THOSE KNOWN TO BE RESTRICTED BY GEOLOGIC 
CONDITIONS. 

THE GEOGRAPHICAL DISTRIBUTION OF THE ABOVE 
CATEGORIES IS SHOWN ON FIGURE 5. SPECIFIC 
COMMENTS REGARDING THE LOCATION, CON­
STRAINTS, AND LIMITATIONS FOR THE USE OF 
LAND AREAS WITHIN THESE CATEGORIES ARE DIS­
CUSSED IN THE PROVISIONAL COASTAL SETBACK 
ZONE, NATURAL ENVIRONMENT ELEMENT, AND 
RESPECTIVE SUBREGION SECTIONS. 

- 1a extreme hazard 

1b hazard 

':/:.:\::::12 marginal stability 

D 3 insufficient data 

?rotc.~S4t 
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REc,PECT TlJ HIE D!STI'dKC tf<llM lttE tAULT AND 
G Ell Lll Cd C M A I< E U F' It·J A '·I 'l C I r I C A f? F A . l ~J 
GENERAL, MURE SEVlf<f WAV[: f'A T TERW• WILL EJt: 
I N C U R f~ E D 8 Y L A N D ~ , I N T HE '; U U T HE R N P 0 R T I ( J N CJ F 
THE COASTAL REGION A~H) PROGRESSIVELY DIMI-
N I S H T 0 WARD S T HE W F: c; T . W ~IE N T HE D I S T AN C E 
r'ACTUR IS COUPLED WITH c;UPtACE FACTnRS 
<MONTEREY FoRMATitJN CJR lEPPACE DEPusiT>, THE 
AMPLIFICATION SPECTRA U',[D It-.J l/\HLE 4 CAN BE 
EXPECTED FOR THE RESPECTIVE MAGNITUDES. 

CONCLUSIONS DRAWN FROM DATA INDICATE THAT 
EARTHQUAKES WITH A MAGNITUDE OF 5.6 OR 
GREATER WILL INDUCE GROUND SHAKING WHICH EX­
CEEDS UNIFORM BUILDING (ODE REQUIREMENTS. 
THE EXPECTED RECURRENCE INTERVAL FOR SUCH 

D probable landslide 

THE CITY OF RANCHO PALOS VERDES "~ lo lsool1soo f32oo 

EARTHQUAKES IS 150 YEARS FOR A MAGNITUDE OF 
5.6 AND 300 YEARS FOR A MAGNITUDE OF 6.5. 

lHE I 'MAXIMUM CREDIBLE' I EARTHQUAKE FOR THIS 
FAULT IS A 7.7 MAGNITUDE. SINCE THE RECUR­
RENCE INTERVAL FOR AN EVENT OF THIS MAGNI­
TUDE IS APPROXIMATELY 1000 YEARS AND THE 
SOUTHERN SEGMENT MOVED ONLY 40 YEARS AGO, 
THIS POTENTIAL EVENT IS NOT CONSIDERED AS 
TO HAVE A SUFFICIENTLY HIGH PROBABILITY OF 
OCCURRENCE TO WARRANT ANALYSIS (SEE PAGE 155 
OF THE GENERAL PLAN). 

SAN ANDREAS FAULT 

THE COASTAL REGION LIES APPROXIMATELY 55 
MILES FROM THE SAN ANDREAS FAULT. BECAUSE 

,.-r <t :.J' 
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DEGREES) AND INDIRECT (32.5-90 DEGREES). 
A 90-DEGREE ANGLE TO THE SIDE WAS DETERMINED 
TO BE OUT OF THE NORMAL RANGE OF VISION OF 
DRIVER AND PASSENGER. 

THE BOUNDARIES OF THE VISTAS IDENTIFIED ALONG 
PALOS VERDES DRIVE ARE DEFINED BOTH VERTICALLY 
AND HORIZONTALLY ON THE ACCOMPANYING PLANS AND 
SECTIONS OF THE COASTAL AREA <FIGURES 26, 
27, AND 28). THESE BOUNDARIES WERE ESTABLISHED 
BY THE FOLLOWING METHODz 

0 HORIZONTAL BOUNDARIES 

RIGHT EDGE FROM THE BEGINNING 
POINT OF A CONTINUOUS VIEWING 
STATION TO THE RIGHT EDGE OF THE 

visual corridors 

I 1 
\ -; ,, 

pt. fermin 

--

0 

·) 

VIEWING FOCUS. 

LEFT EDGE - FROM THE ENDING POINT 
OF A CONTINUOUS VIEWING STATION TO 
THE LEFT EDGE OF THE VIEWING 
FOCUS. 

VERTICAL BOUNDARIES 

BOTTOM EDGE - A VERTICAL ARC WAS 
ESTABLISHED FOR THE BOTTOM EDGE 
FROM THE VIEWING STATION ELEVATION 
TO THE FOCAL POINT ELEVATION. FOR 
DISTANT FOCAL POINTS (I.E. CATALINA 
AND MALIBU COASTLINE) A MINIMUM 
2-DEGREE DOWN-ARC FROM HORtZONTAL 
WAS USED. 

e landmark 

view corridors 
horizontal boundaries 

partial 
direct full & indirect vertical zones 

~ ~ zonel 

catalina D view corridor 
horizontal edges ltiP1 

&iP1 
1$%71 

t I I 

zone 2 

zone 3 
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Building Design Standards 

49) The resort hotel shall contain the following principal visitor-serving structures and 
uses, and shall substantially comply with, and not to exceed, the following square 
footage numbers: 

a) 
b) 
c) 

d) 
e) 

f) 
g) 

Conference Center I Banquet Facilities- 60,000 square feet 
Restaurant, bar and lounge - a~ proximately 22,500 square feet 
Resort related retail, visitor services and guest amenities- approximately 
20,000 square feet. 
Spa Facilities- 25,000 square feet 
Swimming pools - Three for the resort hotel (including the lower pool 
facility), one for the West Casitas, one for the Resort Villas, and one within 
the spa facility 
Pool Cabanas: - commensurate with size of adjacent pool 
Lower Pool Facility- 1,400 square feet (hotel guest area: 680 square feet 
of restroom facilities, 350 square feet of pool kitchen area, 6,400 square 
feet of deck area including the 2,400 square foot pool/ public area: to be 
no less than 2,900 square feet of deck area and 370 square feet of 
restroom room facilities) 

h) Tennis Courts - two tennis Courts 
i) Golf School/ Club house - 8,000 square feet. 
j) Golf Cart and Maintenance Facility (adjacent to tennis courts) - 4,000 

square feet. 
k) Parking Structure- 180,000 square feet (459 parking spaces; 239 spaces 

on the lower level and 197 on the upper level). 
I) Lookout Bar- 3,500 square feet 
m) Resort Hotel Entry Trellis- 250 square feet of roof area 

50) A Square Footage Certification prepared by a registered surveyor shall be 
submitted to the Director of Planning, Building and Code Enforcement, prior to a 
framing inspection, indicating that the buildings, as identified in the previous 
condition, do not exceed the permitted square footages. 

51) lhe maximum heights of the buildings approved for the project site shall not 
exceed the following criteria: · 

Hotel Building 

a. Maximum roof ridgeline 153 feet above sea level - plus fireplace chimney 
to the minimum height acceptable by the Uniform Building Code. 

b. Maximum height of 86 feet at eastern elevation, as measured from 
adjacent finished grade located in the middle of the elevation, 53 feet at 
the inland most end of the elevation, and 50 feet from the seaward most 
end of the elevation. 

C~STAL COMMISSION Conditions of Approval 
~, p.pv-oz ·.J2 f1Resolution No. 2002-71 

1 August28,2002 

EXHIBIT#~Cl Page 11 of37 
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C. 

d. 

e. 

Maximum height of 50 feet at northern elevation, as measured from 
adjacent finished grade, 30 foot maximum at western most end of the 
elevation, and 40 foot maximum at the eastern most end of the elevation. 
Maximum height of 85 feet, as measured from lowest finished grade at the 
highest point along the southern elevation, 40 feet at the eastern most end 
of the elevation, and 50 feet at the western most end of the elevation. 
Maximum height of 90 feet, as measured from lowest finished grade 
elevation along the western elevation, 60 feet at the seaward most end of 
the elevation, and 50 feet at the inland most end of the elevation. 

Casitas - Maximum height of the casitas located outside of the visual corridor of 
Vertical Zone 1 shall not exceed 26 feet as measured from the lowest adjacent 
finished grade. The Casitas located within the Coastal Specific Plan's Vertical 
Zone 1 shall not exceed 16 feet in height, as measured from the lowest adjacent 
finished grade to the top of the highest roof ridgeline. 

Bungalows - Maximum height of the bungalows shall not exceed 26 feet as 
measured from the lowest adjacent finished grade to the top of the highest roof 
ridgeline. 

Clubhouse - Maximum height of the clubhouse shall not exceed 16 feet as 
measured from the lowest adjacent finished grade to the top of the highest roof 
ridgeline. 

Golf Maintenance Facility - Maximum height of the maintenance facility shall not 
exceed 16 feet as measured from the lowest adjacent finished grade to the top of 
the highest roof ridgeline. 

Lookout Bar - Maximum height of the Lookout Bar shall not exceed 19 feet as 
measured from the lowest adjacent finished grade to the top of the highest roof 
ridgeline. 

Lower Pool Facility - Maximum height of the lower pool facility shall not exceed 
16 feet, as measured from the lowest adjacent finished grade to the top of the 
highest roof ridgeline. 

COASTAL COMMISSION 
~ -5 -flPV,ot· 32C( 

EXHIBIT#---.zz_b 
PAGE OF __ 

Conditions of Approval 
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Parking Structure- Maximum height of the parking structure shall not exceed 16 
feet. as measured from the lowest adjacent finished grade to the top of the 
highest parapet wall and railing thereon. 

Accessory Structures - Maximum height of all accessory structures shall not 
exceed 12 feet, as measured from the lowest adjacent finished grade to the top 
of the highest roof ridgeline. 

Architectural Features - architectural elements (cupolas, rotundas, and towers) 
may exceed the foregoing height limits with the prior written approval of the 
Director of Planning, Building and Code Enforcement, provided that such 
elements are generally consistent with the plans reviewed by the City Council. 

Chimneys - Fireplace chimneys shall be limited to the minimum height 
acceptable by the Uniform Building Code 

52) A Building Pad Certification shall be prepared by a licensed engineer and 
submitted to Director of Planning, Building and Code Enforcement prior to fina! 
inspection of grading activities. A Roof Ridgeline Certification, indicating the 
maximum height of each building, shall be prepared by a licensed engineer a~d 
submitted to Director of Planning, Building and Code Enforcement prior tc -
final framing certifications for each building. 

G In no event shall any structure, including architectural features, exceed tl 
elevation height of Palos Verdes Drive South, as measured from the clo"r 
street curb. adjacent to the Resort Hotel Area. This condition shall not app1 
chimneys built to the minimum standards of the Uniform Building Code. 

54) Glare resulting from sunlight reflecting off building surfaces and vehicles shall r 'l 
mitigated by such measures as incorporating non-reflective building materi< 
and pa1nt colors into the design of the hotel architecture, as well as landsc?ri 
around the buildings and parking lots. 

55) The design of the parking structure shall resemble the hotel architecture and 
shall be subject to review and approval by the Director of Planning, Building and 
Code Enforcement. The materials used for the parking structure shall be 
reviewed and approved by the Director of Planning, Building and Code 
Enforcement pnor to issuance of building permits_ 

56) The applicant shall submit an Architectural Materials Board for review and 
approval by the Director of Planning, Building and Code Enforcement prior to 
issuance of building permits. The Materials Board shall identify, at the least, a 
sample of the proposed exterior building materials. such as roof tile materials and 
paint colors. 

COASTAL COMMISS~l Conditions of Approval IJ5 -~1/-tJl.- ~1 Resolution No. 2002-71 
; August 28, 2002 
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Reserve Area 
Neutl al Lands 
Crty Properly 
Rocky Shore/lntei\Kial 
Chtf race 
Southern Coastal Blull Suulr 
Coastal Sage Saub • 
Southern Cactus Saub 
Rrparian Saub 
Grassland 
Ruderal 
£ xotic Woodland 
Drsturbed 
Agrrcu~ure 
Developed 

~ Subarea Plan Boundary 
/ - ' Jurrsdrctronal Bounclary 

"See 1·1 for 
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• 
Tt._aih Traiainc Coul'$e 

Prop<'ted Guidelines for De1'eloptd Oatioor JtecrMdell Areas 
Regulatory Negoliation Com~ Final RepGrt 

• Newly COBStnicted and altered recreation facilities aud outdoor developed areas are required 
~ 5QIDPIY with AUMG ~the pmvis1t7nlad,. ... lied (e.g., parking. entnmcca, toilet 
rooms). 

• Som.! recreation facilities have unique feaD.&ra for wbicb additional provisions tmd special 
applicatiOPS are needed - heDee; the development of guidelines for developed outdoor areas. 

• Regulatory Nc~ Committee: Conveued to arrive at a COilSCIDSUI declaioo 011 tbc tc;rt 
of propo8Cd rule (guidclDJcs) previously developed by the R.ecreatioa Access Advllory 
Cormnittec (RACC- 1993). The Committee met 10 timet between 1997-1999, oft= with 
public commmt periods. 

• Fall aealllblllly iJ to be camidtnd at the ODKt of a JW.jcct and througbouL 'Ihe guidclioa 
1'\"Ql~ that often the natural environment will prevant full complim&:e with certain 
tecluW:a1 proviiioos, therefore, "eoncHdons for departue" from tbe tedmical proviliODI in 
certain cues ue allowed. 

• " Gaideliaa reqaire aU aras or newly deslped or HWiy tonltnac:ted and altaal 
perdoaa of nilliaa trails coancctiac to "desipaW fJ'alllleads" or '6.""" ..... tnlll" te 
comply. 
- Where new trails coanect to an exi~tin& trailJ dlatll aot ateealble. the technical 

pmvilionl de not apply. 
- Where lhe new or alta"ed portion is not CODDected to a daipatallnilllacl. tbc tcthnical 

provisions do DOt apply. 
- (l'hjJ provision takes into CQmideralion thou traill which may be in the •'middle of 

nowbcre.j 

Cpdj!jtls for D!partare: 
• "Dcpaatwes arc permitted from certain fN:hnical provi&ions where at least one offou 

coaditi0111 is present (""CoDditi.ons for Departure''). When a departure i1 permitted, the 
proposed guidelines speci.fical.ly provide an cx.ception to the respective teehnlul provllloa. 

• Facton which influence the ability to prcWide fWJy ~"ble filcilities rroch as soil. 
SliiT'DUIIding vqdaticm. hydrvlogy. tcrraia.IDi ~~ere fn!"'daiNI"''' to die 
outdoor arma.. Mlcparuns" rationale - without tba oppodUDily tD depart fnm tbl: whnic:al 
proviJioos, rompfiance may significantly. alter the nature of the outdoor experieace.) 

• " When the eondltfon for depamre Do loapr W.U, the tttha.ical pi'VTilioJas re-.ppty_ 
• •• Wben a departure 11 taken for a specific ~hn.ical provision, die other tfdlnlcal 

provisions shoald be applted if they are Dot affected by the conditiott. (For instance, a 
$iiJlificant cultural feature may prohibit a 36 mch trail width, but that would not affect the 
slope or surface.) 

T]!o Eueptjons: 
• ** Then may be situation~ where the comblnadoa of facton •ad co.adldou may make 

it imprutical to make the eatire trail accuaible according to tedulical provision. In 
other words, there's a pOint at which it doea not make much sense to coatinue to try to make 
the trail~~ecessible. 

COASTAL COMi,11SSlO~J 
fl 5- !.PV .. ot. .. 3 't 7 
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Two eeneral e:~eeptions apply: 

f ... 

1. Where one t..r more or the "concUdons for departare"' nlst and where ane or more of 
tbe ~enenl euepdon" ~onditions below exist, (Caveat:- The sepnent between the-·· ...-
trailhead and f1nt point of departure is required to comply \In len the segment is SOO feet or •. 

• 

• 

leM or a pruaaiaeat feat111'c u leu than SOO feet from the trailhead - provide ~ to the 
first point of departure or the prominent feature.) 
The "lell«al exception" ~ondf1fon1 are: 
- The eombination of "uanidg slope and cross dape eneeds 40 ~ent for over 20 feet; 

or, 
- A trail obltade 30 incbet or more in heipt lietlla'OII the full tmld width of the trail; or, 
- The nrface is neither firm nor atable for a distance of 4S feet or more; or, 
• A clear tta.il wldtllllleu than 12 inches for a distance of' 20 feet or more. 

2. Where oae or a10n of tt.e t!Dddltlons for depuwre &re .,et resaltlqlll departara 
frvm dae technical provisioas for over lS percmt of dae leqda of the traiL tM tetlludoll 
prowioal sb.U net apply after die ftnt pelat ef depU'blre (aame .. ~ above IIIJI)Iicll). 
Thil is dfcc:t:ionatcly la1owD u the .. drop dead poiat" by the R.eg Neg committee. 

This 15% treshold is a compromise in order ro balaJ1ce the nsources and envmurwugl 
impact wilh the ptaeticality of providing meaningful access on trails. Every attaapt llliMIIdd 
be_. to atte.pt eompliuee with •U -.d~Rial p....-... thr-vwP•t the ftdllell&tla 
ofthctnU. 

~ti<Xl between provisialls for '"Trails" and UO\ltdoot Recreation~~ Routes (OR.All). lflil 
• Trail- A route that is cbiped. de$ipated, or~ for rta"Htiollal pedlltrtu -­

.... or provided a a pcdeltrian alternative to vehicular muta within a tnuJspOrlalioD 
system. 

• ORAJl- A C0D1inuous unobltructc:d path detipted for pedeltrla• ue dlat eouectll 
.~ ..... ts lVithin a picnic area, campiag area, or designated tnilhcld. 

Tecbnical proviai0111 for "'trails" .Uow more flexi"bilitybocause oftM __.. oftbciruc iD 
the outdoor lftiiiL (Technical provisions fot ORARs are also more flexible tMn •·acceu 
route" spccificaliona UDder ADAAG for the same reucm.) 
~ elements are provided aloq tralls, they are DOt required to be connected by an 
outdoor recreation acceu roate, requiring more ltriagmt provisions. 

Empbasizt: tbc:se tedmical provisions and~ tor application an: reasonable. Mast of 
our newly constJucted or aJtered t.rails, especially backcountry, will not mm these provisiOftl. However, 
we must cootinue to strive to provide opportunities for access to our trails whenever PQ&sible to people 
with disabilities. 

Emphasize also the need for staff to carefully read the .. preamble" and background information, 
as well as the Appendix, in these pro~ed gwdelines. That text will answer m0$t of their question& and 
will help considerably in understanding the application of the tec:bnical provisions. Don't jU$t jutnp inlo 
the technical provisiom and try to apply them.. 

The trr AP process is an excellent way to dclet'llline if our existing tn.ils are w;;cessible and will 
help identify ways to make them more accessible~ :u well as giving staff excellent information for all 
UiCI1i of our trails. 

COASTAl CGMMISSIO~ 
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Accessible Routes, Outdoor Access Routes & Trails 
Accessible routes, outdoor access routes and trails are all pachg that have varying tequirements bucd on their 

h th d th h fall thin Th f II bl 'den 1 purpc>)e. w at ey connect to an e environment t ey w1 e o owmg ta e 1 tifies the 
technical proviaions as they apply to each of the different paths: ..._... 

Ac(eu Rottte (ADAAG) OutdOC)r' Atta~ Route Trail 
Surface Stable, firm, slip resistant Finn and Stable Firm and SrAhle 

Exception• 
Mu 1:12 1:20 (for any distance) 1:20 (for any distance) 
RIIDninl l: 12 (for max ~ ft) 1:12 (for max 200 ~) 
Slope 1:10 (for max 30ft) 1:10 (for max 30 ft) 

1:8 (for max 10ft) 
Exception 1:7 {for S ft max for 
open drain• Strocturc&) 
Exception• 

Max 1:50 1:33 1:20 
Cruu Exception l :20 (for drainage Exception 1:10 (at the bottom 
Slope purposes) of an open drain where clear 

tread width i& & min of 42 in) 
MlDCear 36 inc:hes 36 inches 36 inches for my diJaDc:e 
Trad 32 inches (for no more than 24 Exception 32 inches when • Exception 32 inches when • 
Width inches) applies. applie&. 

Edae Where provided. min of 2 Where provi~ min of 3 Where provided. 3 iDcbcs min. 
Protec:tioD inchea inches. 

Treld (Chaops in Level) 1 inch high I1WI. 2 inches hi&h mu 
ot.t.cla 'A inch (no beveled edee) Exception 2 iDchca high ma.x Exception 3 inches max. 

1,4-lfl incb must have a (where beveled with a slope (where running and crou 
beveled edge wilh a max slope no greater than 1:2 and where slope& are 1:20 or less) 
of 1:2. • applie&." '&ceprion * 
Over~ inch • ramp 

Patlldnl Every 200 feet where clear Every 200ft wh~ clear Every 1000 feet where clear 
Space tread width is less than 60 tread width i.& les& than 60 in., tread width l.!. lu.!. man 60 

inche6, a minimum 60x60 inch a minimum 60x60 in &p&e, inche&, a 60x60 inch min 
space, or a t-shaped or a t-shaped intersection of passing space or a t-shaped 
intersection of two walks or two walking surfaces with intersection of two walking 
corridon with arms and stem arms and stem extending min surfaces with arms and stem 
extending min of 4& inches. of 48 inche$- ~tendin& min of 48 indies. 

Exception every 300 feet Exception • 
where • &Pl!lies. 

~dn& (Landing~) 60 in min length, width ~t 60 in min length, width at leut 
Internb 60 inch min length, min width lteast as wide as the wide!it I as wide as the widebt portion 

as wide as the ramp run : poruon of the tnul segment ' of the trail segment leading to 
lea.dmg to it; if change in ; leading to the resting interval the resting interval and a 
direction <X:Curs. must have land a rn.u slope of I ·33 maximum slope of 1:20 
601.60 inch spw:e. Ellception a max slope of &ception * 

1:20 is allowed for drainage .. . . 
(16.1.1 Condillons for Departure) The prov1s1on may not apply if il cannot be prov1ded ~awe compliance 

~ would cause substantial harm to cultural, historic, religious or significant natural featw-es oc characteristica; 
... substantially altec lhe nature of the setting or purpose of the facility; require conruuction methodl or maleriall 

thar are proh1b1ted by Federal, sL11e. or local regulations or statutes: or would not be feuible due to terrajn or 
the prevailing con5truetion practice$ 

412003 
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Reserve Area 

Cliff Face 
Southern Coastal Blun Scrub 
Coastal Sage Scrub 
Southern Cactus Scrub 
Riparian Scrub 
Grassland 
Rude raJ 
Developed 
Disturbed 
Exotic Woodland 
Agriculture 
City Property 
Preserve Design and Habitat Linkage 
to be provided to the satisfaction 
of the City and Resource Agencies 
..lJrisdictional 

All five conceptual reserve design ahematives 
have not been analyzed in regard to economic costs 
associated with acquisition of private properties 
and costs related to restoration of disturbed or 
non-native habitat areas that would be conserved. 
Opportunities for avoidin!)"minimizing impacts to 
sensitive habitat areas need to be evaluated once a 
preferred conceptual reserve ahernative is 
selected during the second phase of the RPV NCCP 
program. The ultimate inclusion of private 
property within the reserve requires willing seller 
and buyer of the property. 
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