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APPLICANT: | Destination Development Corp.

AGENTS: Michael Mohler, David Bartlett, Timi Hallem, Luce Forward, Susan
Hori, Christine Iger, Nancy Lucast, Dan Weinstein and Julio Ramirez

PROJECT LOCATION: 6610 Palos Verdes Drive South, City of Rancho Palos Verdes, Los
Angeles County

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.

DATE OF COMMISSION ACTION: June 11, 2003

COMMISSIONERS ON PREVAILING SIDE: Commissioners Burke, Desser, Hart, Iseman, Kruer,
McClain-Hill, Peters, Potter & Chairman Reilly

SUMMARY OF STAFF RECOMMENDATION:

Staff is recommending that the Commission, after public hearing, adopt the following revised
findings in support of the Commission’s June 11, 2003 approval. On that date the Commission
approved the project as recommended by Commission staff except for three changes: the
Commission approved a resort pool facility with public restrooms and snack bar (*lower pool.
facility”) on a graded bench on the bluff face, the Commission allowed recreational turf around the
hotel and allowed a historic grove of Canary Island palms to remain adjacent to the bluff, all of
which Commission staff had recommended be removed from the project plans. The Commission’'s
approval includes special conditions that 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 is consistent
with the certified LCP. Bluff face grading will be permitted in order to develop trails, install
drainage devices and to construct the lower pool facility. However the Commission and the
applicant agreed to remove practice golf holes and turf area on the bluff face. The Commission
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approved switchbacks on the bluff face to accommodate an ADA compliant public access trail to
the lower pool facility and then extending to beach level. The Commission approved the proposed
trails through the site, but established specific dimensions for the trails and required that the
applicant offer easements over the trails for public access thereto and maintenance thereof and
easements over other open space, which allows the accepting public agency to enter the
easement area to maintain it. In order to assure slope stability, the approved permit requires
efficient irrigation throughout the golf areas and turf areas surrounding the hotel structures, and
the use only low water use plants for landscaping over the rest of the site. The applicant proposed
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. The Commission accepted this proposal but required a detailed
enhancement/restoration plan and also required that no invasive plants be used anywhere on the
site. However, the Commission did allow an exception to allow a historic grove of Canary Island
palms, located along the western bluff edge, to remain. 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
recomn.zndation is on Page 3 and 4.

SUBSTANTIVE FILE DOCUMENTS:

1. Local Coastal Development Permit (CDP) 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 Lukos 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 revetment/rock 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"-100") 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.

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

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

16.  City of Rancho Palos Verdes Guidelines for Disability Accessibility
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17.  Exotic Pest Plants of Greatest Ecological Concern in California, The CalEPPC 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.qgov/docs/wucols00.pdf

25. The California Exotic Pest Plant Council List, 1999.

APPEAL PROCEDURES

After certification of Local Coastal Programs, the Coastal Act provides for limited appeals to the
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 t" = “i3: ~ublic road paralleling the sea or within three hundred feet of the
mean high tide line or iniarnd 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 perm:tted use" under the certified LCP. Finally, local government action on
applications for developr -cnts that constitute major public works or major energy facilities may be
appealed, whether ap;. <=7 or denied by a city or a county [Coastal Act Section 30603(a)]. The
development approvec n Coastal Permit No. 166 is located in an appealable area because it is
located within three hu.crad 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
raised a substantial issue, the local 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 Coastal Act and the policies of the certified Local Coastal Program.

STAFF RECOMMENDATION:

Staff recommends that the Commission adopt the following motion and resolution:

MOTION:

“I move that the Commission adopt the revised findings in support of the Commission’s
action of June 11, 2003 in approving coastal development permit application A-5-RPV-02-
324 with conditions.”

Staff recommends a YES vote on the motion. Passage of this motion will result in the adoption of
revised findings as set forth in this staff report. The motion requires a majority vote of the
members from the prevailing side present at the June 11, 2003 hearing, with at least three of the
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prevailing members \'/?éting. Only those Commissioners on the prevailing side of the Commissions
action are eligible to vdte on the revised findings.

RESOLUTION TO ADOPT REVISED FINDINGS:

The Commission hereby adopts the findings set forth below for the Commission's June 11, 2003
action approving coastal development permit application A-5-RPV-02-324 with conditions on the
grounds that the findings support the Commissions decision made on June 11, 2003 and
accurately reflect the reasons for it.

Il.  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.

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:
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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)
(b)

(c)

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

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”.

Construction of a hotel pool, public restroom, public snack bar and a
public viewing deck on an existing graded bench area on the eastern bluff
face consistent with project plans submitted by the applicant dated July
15, 2002, also known as the “Lower Pool" facility.

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

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

Removal of broken storm water drains identified for abandonment in
“SUSMP" plan dated May 15, 2003, and

Installation of the fence delineating areas where no grading is permitted to
take place, consistent with Special Condition S5A below.

Pursuant to this requirement:

(a)
(b)
(c)

(d)

(e)
(f)

The applicant shall eliminate all golf putting greens that are located
seaward of the Coastal Setback Line.

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

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.

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.

Drainage line “C” shall be installed by trenching to the beach, with vertical
shoring used on the side walls to minimize disturbance.

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

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). "
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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 ail trails, roads and final pads
and shall conform to Condition 1A 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
No. 166.

6) Trails, Parks, and Streets. The plans shall show trails, parks, and streets
consistent with specifications in Special Conditions 2A, B and 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 a
Commission amendment to this coastal development permit unless the Executive Director
determines that no amendment is required.

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 pubiic 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
D of this condition. The areas to be offered are listed below in Sections A, B and D 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 in the event the applicant/owner fails to maintain or repair those
facilities as determined by the Executive Director and/or the accepting agency.

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:
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(5)

A-5-RPV-02-324 (Destination Development)
Appeal ~ Revised Findings
Page 7

Long Point Bluff Top Trail: A 4-foot wide trail in a 10-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.

Long Point Bluff Top Trail, Vanderlip Link: An ADA compliant, 6-foot wide trail
in a 10-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.

Marineland Trail: A mixed bicycle and pedestrian 10-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.

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
biuff top and connecting to the off-site Vanderlip Trail that continues down
coast. This trail also connects to the Long Point Bluff Top Trail.
ADA-Compliant Coastal Access For Disabled: An ADA compliant 6-foot wide
trail in a 100-foot corridor (area on bluff face identified for grading proposed
switchbacks), extends from the resort public parking area, runs seaward,
adjacent to the lower pool facility and terminates at the eastern shoreline
access ramp, Shoreline Access Ramp 1.

Resort Entry Trail: A mixed bicycle and pedestrian 10-foot wide trail in a 16-
foot wide corridor, extending from Palos Verdes Drive South, running seaward
along the western edge of the resort entry road, terminating at the hotel.
Shoreline Access Ramp 1: An ADA compliant, 4-foot wide ADA access way in
a 10-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.

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.

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.

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.
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~ 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 parking lot in its entirety.

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 the 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
Ramo 1. Prior to providing final designs of the ADA accessible trails, the
“zant 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
averopriate design of the trail, the Executive Director shall resolve the dispute
sonsistent with the need for public safety, the protection of resources, the

“prevision of maximum access and the feasibility of any alternative.

Berore 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
inat is able to operate the trails consistent with this permit.

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, 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
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(@)

(b)
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and prohibit access to those areas from one hour after sundown to one
hour before dawn.

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.

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).

No development, as defined in Section 30106 of the Coastal Act, shall
occur within the public park areas identified in Section B 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 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 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.
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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 uniess the Executive
Director determines that no amendment is required.

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 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 refiect 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.

(M Habitat Restoration/Enhancement and Protection Areas: All areas seaward of
the Coastal Setback Line (CSL), except for the subterranean areas identified
for Drainages “B” and “C”, and the areas identified for the lower pool facility,
the “Lookout Bar" in its present configuration 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 (just north of the “Lookout Bar”) to the Point Vicente
fishing access, also described as “buffer’ and “enhancement” areas.
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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) Zone D, the 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, except that the applicant may retain the landmark grove of
Canary Island palm trees located adjacent to the western bluff face.

(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 (NOI) that the Executive Director issues for
this permit except for habitat restoration, fencing and informational signs,

a: v ed 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 MTENT TO ISSUE A COASTAL DEVELOPMENT PERMIT FOR THIS
F ZRMIT (NOI), the applicant shall submit for the review and approval of the
E «ecutive 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, as generally described above and
shown on Exhibits 6 and 7 attached to the findings in support of approval of
this permit.

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;
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(3) Signs shall indicate that if public spaces are occupied the public is welcome to
park in any unoccupied space within the eastern 128-car parking easement
area.

(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.

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.

MANAGEMENT /MAINTENANCE OF FACILITIES

A. Construction Requirements:

(M

(5)

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 where there are no habitat
restoration/enhancement and protection areas (Exhibits 6 and 7).

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

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.

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 for costs incurred when/if
the accepting agency takes over the maintenance of the public trails, park and/or 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
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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 and as
shown on the 1997 Ocean Trails Invasive Plant List.

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/lwater 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 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, heaith
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 pubiic’s use of this parking. If hotel and
restaurant visitors occupy the fifty (50) “public spaces” within the eastern
128-car parking easement area, other spaces within the eastern 128-car
parking easement area 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 shali 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.
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(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 as identified in the Long Point Resort Public Benefits Summary, dated
December 24, 2002, to the public from one hour prior to 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 days
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

T4
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by the map including subdivision for 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.

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 a report to the Executive Director
for a determination of whether a permit amendment is necessary within two weeks of the
event. If the Executive Director determines that an amendment is needed, the applicant
agrees to submit an amendment application within two (2) months of the date the Executive
Director notifies the applicant in writing that a permit amendment is necessary, and
complete all replacement trails within one (1) year of time amendment is approved unless
the Executive Director grants an extension for good cause. 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. The design for such trails
shall be accompanied by redesign and relocation, as necessary, of other improvements on
the property, including the golf practice facility. 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.

RESTORATION AND ENHANCEMENT OF HABITAT AREAS

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the appiicant shall
submit a restoration and enhancement final plan for protection, enhancement and
restoration of habitat areas described in Special Condition 7B. The plan shall be prepared
by a licensed landscape architect or restoration specialist in consultation with the project
biological consuitant 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. The applicant shall provide, as part of the habitat and restoration plan, a plan
and an agreement, for the review and approval of the Executive Director, for collecting
seeds and cuttings from locally native plants found on this and adjacent properties. Seed
collection shall be consistent with the approved plan. The habitat restoration/enhancement
final plan shail conform with the following requirements:

A. Preparation/format of plan: The plan shall include, at a minimum, the following
components:
(1) A summary and map, based on the Finai Environmental Impact Report (EIR)
for the Long Point Resort Project, dated July 31, 2001 and the Addendum to
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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) - Asurvey 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 biuff 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 shail be
identified and maintained until coverage is adequate to prevent surface
‘erosion.

(6) A map and separate list consistent with subsection B below, showing the
snecies, size, and number of all plant materials proposed to be installed
: “acing the common and scientific name of the plant and whether or not the

plant is native to the Palos Verdes Peninsula plant community, whether the
plant appears on any of the lists of invasive plants shown in Special Condition
7C(5)(c) including the 1997 Ocean Trails Invasive Plant list, the area devoted
t~ rhe plant and the type of installation proposed. The map shall show all other

‘aaiures 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
oreservation and (3) any herbicides proposed to be used and methods of
application; and

(10) 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
foliowing areas shall conform with the following criteria:

(1) All areas seaward of the edge of the biuff 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
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: An 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 consisting of 1.05 acre of natural habitat

[1Y
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consisting of coastal bluff scrub, and a landmark grove of Canary Island palms
of approximately .15 acre. The applicant shall not disturb native vegetation.
Except for the existing group of Canary Island palms located along the
western bluff top and adjacent to the Long Point Bluff Top Trail, 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 with the exception of the existing landmark grove of
Canary Island palms. The applicant shall use only local seeds and cuttings.
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.

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.

Eastern Bluff Area: that part of the Eastern Bluff Area formerly identified as
“Naturalized Coastal Grass Planting Zone with Native Accents” (also known as
“Zone D") and the portions of “Zone H" or “turf zone” iocated seaward of the
coastal setback line 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 also within
the Eastern Bluff Area 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 turf and no Eriogonum fasciculatum shall be
employed.

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.

. General Provisions for the Project Site

(1)

(2)

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

Time limits for installation and completion of re-vegetation and enhancement
of the bluff face, bluff ADA Compliant Trail and coastal biuff 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
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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 may 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 biuff 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 piants after the second rain in the first winter after the
completion of grading of the bluff face access facilities.

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 materiais to ensure continued compliance with the habitat
enhancement restoration plan. Invasive plants identified above shall be
removed.

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.

Except for the existing landmark grove of Canary Island palms located along
the western bluff top and adjacent to the Long Point Bluff Top Trail, the
permittee shall not instalt 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 Monica Mountains Chapter handbook entitled Recommended List
of Native Plants for Landscaping in the Santa Monica Mountains,
February 5, 18996, 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 (See exhibit 25).

1]
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(6) The applicant shall use no insecticides. 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.

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 7B 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
r2 77 znd 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
t+tographic documentation of plant species and plant coverage.

(4) I* :he 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
or 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 permitiee 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
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 consuitant for the review and approval of the Executive Director.
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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:

(M

(2)

(3)

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.

A map showing proposed permanent irrigation for approved golf areas and for
approved turf areas located around the hotel structures (portions of “Zone H"
landward of the coastal setback line and temporary irrigation.

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 foilowing criteria:

(M

(2)

(3)

Hotel/Resort Area Zones E, F, G, H and Zone D areas that are not located on
the eastern bluff area as defined by the Coastal Setback Line and as
described in Special Condition No. 7B(5) (excluding golf and turf areas located
inland of the coastal setback line and located outside all habitat areas): 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” for Region 3. Conventional lawn areas shall be prohibited.

Golf and Turf areas or those portions of “Zone H" that are located inland of the
coastal setback line (not on the eastern bluff and outside of the habitat areas).
The applicant shall provide evidence that proposed grass species is not
invasive. No turf or golf holes shall be installed anywhere on the eastern bluff.
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 muie fat
and riparian species adjacent to pond areas.

C. General Provisions for the Project Site
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(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 and turf areas surrounding the hotel
structures, 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 computerized irrigation systems in the golf
and hotel turf 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 and turf approved area 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.

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 Consuiting, Ltd,
(Proposed IPM Plan). Where the “"Proposed {PM 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
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 shall include an analysis of the
benefits of the selected landscaping materials on the native wildlife species that
may use this vegetation. Any more restrictive provisions that apply specifically
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to the habitat restoration/enhancement and protection areas pursuant to
Special Condition No. 7, above, apply either in addition to the provisions of this
IPM plan or, in the event of a conflict, in place of any such conflicting provisions
of this IPM Plan. 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:

M 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 consisting of or containing chemicals listed on the
California Clean Water Act Section 303(d) List of Water Quality
Limited Segments (California 303(d) List) as causing an
exceedance of water quality standards in the receiving waters for
this site shall not be employed. The 1998 California 303(d) list
includes DDT under “Long Point Beach”, indicating that DDT is
causing impairment of the waters of Long Point Beach adjacent to
the development. “Santa Monica Bay Offshore and Nearshore”
(which includes the waters adjacent to the development) is listed
for DDT and chlordane. The 2002 California 303(d) list, which is
pending approval by the US Environmental Protection Agency,
makes no changes to these listings. In addition, none of the
following chemicals (known as the Group A Pesticides or Chem A
list), which have been found to impair waters tributary to Santa
Monica Bay and in some cases are banned by the US
Environmental Protection Agency, shall be employed: aldrin,
chlordane, dieldrin, endrin, heptachlor, heptachlor epoxide,
hexachlorocyclohexane (including lindane), endosulfan and
toxaphene.

(2) Time Limits for Hotel Landscaping. 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
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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.

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.

(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.
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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 tothe 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.

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

For purposé% 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 - zscance of this coastal development permit, but only after the Executive
Director of ine Coastal Commission has indicated, in writing, that the Commission has
entered into an agreement (the “New Agreement”) modeled upon the AYH Agreement, the
applicant shall provide, through a financial instrument subject to the review and approval 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, ~.1 nct necessarily limited to, LAC-AYH) to be used generally for the acquisition
of land anciur 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.

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
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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) Implementation of water-efficient, computerized irrigation system as described
in Special Condition 8.C.(2) and (3) for the golf course and turf areas
surrounding the hotel structures outside of the habitat restoration areas.

(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 hotel/golf turf areas; and on the major supply lines for each 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 100% or by
a rate determined by the project geologist to be hazardous.

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.

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 harmiess 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.

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




16.

A-5-RPV-02-324 (Destination Development)
Appeal — Revised Findings
Page 26

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 civil or geotechnical engineer
prior to the issuance of the coastal development permit. Based on the inspection
and in conjunction with construction, 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 shall be
completed within 30 days of Commission action on this permit. The repositioning of
rocks shall be completed within 30 days of commencement of construction.

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 8c attached to this staff
report, showing the footprint of the device and the elevation of the device referenced to
NGVD (National Geodetic Vertical Datum).

SHORELINE PROTECTION MONITORING PLAN

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicant shall submit a monitoring plan, prepared by a licensed 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, e.g. 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 dewce by
May 1 of every year by a licensed civil or geotechnical engineer, including the
scope and frequency of such inspections.
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(6) Provisions for submittal to the Executive Director by May 1 of every 3 years and
after every major storm (greater than 25 year event) for the life of the structure
of a monitoring report that has been prepared by a licensed civil or geotechnical
engineer. Each monitoring report shall contain the following:

(@) 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) Al 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

(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 ;=mir2e 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.

NO FUTURE gL UFF OR SHORELINE PROTECTIVE DEVICE

By acceptance cf this Permit, the applicant agrees, on behalf of itself and all successors
and assigns, that no biuff 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, (682 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.

By acceptance of this Permit, the applicant further agrees, on behalf of itself and all
successors and assigns, that the fandowner 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.
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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 tc the
development described in this permit, including but not limited to repair and maintenance
identified as requiring a permit in Public 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.

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 Pian (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
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their installation, based on soil loss calculations. The submitted calculations will
account for factors such as soil 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 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.

WATER QUALITY

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 SUSMP shall be prepared by a licensed
water quality professional and shall include project 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 Resort dated May 15, 2003, prepared by The Keith Companies. In
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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 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. Al 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.
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(3) ltis 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 abiiity 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 drainageffiltration 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 pian 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-specific data, the applicant shall submit
revisions and supporting information describing the reason for the
revisions for review and approval of the Executive Director.

2. Nuisance Flow (Low Flow) Pumped to a Wet Pond

a. All nuisance flow (low flow) shall be pumped to and treated by Wet Pond 1
("Wet Pond A") on a year round basis.

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.
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(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 wind and water. Trash container
areas must have drainage from adjoining roofs and pavement diverted around the

.+ 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
remo /e sediment, debris, and vehicular residues. Washing-down of impervious
sur-zces is prohibited, unless these nuisance flows are captured and treated on site
by ivers.on to Wet Pond “A” and do not contribute any additional pollutants to the
runcrtt’ :

6. Pools, Spas, and Fountains

Ponl spa. and fountain water shall not be discharged into the storm drain system,
the acific 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.).
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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 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 foliowing 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 pians 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



22,

23.

24,

25.

26.

A-5-RPV-02-324 (Destination Development)
Appeal — Revised Findings
Page 34

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.

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 CDP No. 166 approved by the 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.

INSPECTIONS

The Commission staff shall be allowed to inspect the site and the project during its

‘development, subject to 24-hour advance notice.

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.

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 all 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.

SURRENDER OF ALL PREVIOUS PERMITS APPLYING TO THIS PROPERTY
INCLUDING CDP 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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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 tract map to
enable the sale of the “independently” owned units, the casitas and the villas, will require
an amendment to this coastal development permit.

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 zzhlic trails and other public access and recreation amenities, (c) that
pursuarii i ‘e 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 pr 1 tv that occurs before completion of the Improvements, that that buyer-
turned-sz1er <hall 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
conditiens 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
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.
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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 6610 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), which includes 801 cubic yards (268 of cut and
533 of fill) of grading on the eastern bluff face to accommodate a resort pool, snack bar and
restrooms and a separate public snack bar, viewing deck and public restroom area. The proposed
project includes a tentative parcel map, which creates four separate parcels: Parcel 1 consisting of
the resort site (88 acres), Parcel 2 consisting of 36 resort casitas located at the western side of the
site (6.3 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. [t is the former
Marineland Aquatic Park property that closed down in 1985. The site consists of flat graded areas
and steep cliffs that support coastal 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
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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 8:30 a.m. and 4:00 p.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 golif 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 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.

8. 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
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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) refiects 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:

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.

Thg 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
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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 and the location of the proposed lower pool facility.
Major grading will be necessary to construct the trail. This trail connects to a former
maintenance road, identified as 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 Point/Vanderlip Trail
link.

4. The Marineland Trail, a combined bike/pedestrian trail, runs parallel to Paios 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 10-foot wide trail (16-foot wide corridor) for two-way passage. Los Angeles County
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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 | Bikeway (an off-road bike path) is 8 feet (or 2.4 m),
with 2-foot (0.6 m) shoulders for a 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. | 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 project plans
provided to the Commission by the applicant and in conformance with conditions imposed by the
City of Rancho Palos Verdes (CDP No. 166) on August 28, 2002 that are not in conflict with this
permit (Exhibits 2, 9 and 10). 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 =72 safe during construction of the hotel and golf areas; 3) replace the bluff top
trails and coastal aoiss 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} =.ecute a recorded deed restriction to ensure the trails continue to be open to
the public during e !fe of this development. In addition, Special Condition 2 requires that the
project include a'éer_iicatlon 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 pari of the 975 resort use parking
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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 aiso 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, conciuded 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, 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 use 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 100 public parking spaces be
available for the general public during the hours of one hour before dawn to one hour after dusk.
For reasons discussed below, 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
Commiission finds that it is necessary that the applicant manage its parking lots so that such
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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 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):

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

“
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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 puktiic 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 polic £ city to: Require development proposals within areas which might impact
corridors to analyze the site conditions in order to mitigate impacts and obtain feasible
implementaticn of all corridor guidelines.

The proposed proi- - s the redevelopment of a site that formerly served large numbers of the
general public anc 3. 2:s0 provided a site for overflow parking for the City's trail system. While
the proposed projec: ' a ssitor-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, spaf/fitness
center and restaurants and bars (including the Lookout Bar on the western bluff edge and a public
snack bar at the resort pool located on a bench on the eastern bluff face), 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
biuff-top view points, a public bluff top park and public restrooms (at both the Lookout Bar and
adjacent to the lower pool facility). 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. 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 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
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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
originally proposed project included several golf holes on the re-graded slope above the pool on
the bluff face. As mentioned above, the applicant is proposing a 1,400 square foot, 16-foot high
hotel pool facility, which consists of a pool, restrooms and snack bar for hotel guests and a
separate restroom, viewing deck and snack bar for the general public. All these facilities are
proposed to be located on a graded bench graded out of the eastern bluff face in the early 1950’s
by Marineland, the previous owner. The facility is located adjacent to the existing coastal access
trail that terminates at the beach. The Commission recognizes that this area was significantly
disturbed and degraded by the owner of Marineland. For that reason the Commission concurs
with the applicant that policies restricting grading and construction seaward of the coastal setback
line should not apply to this bench, especially in the light of the proposed enhancement of public
access (a public restroom, public deck and snack bar). The Commission concurs with the ’
applicant that granting the public deck and snack bar on the beach will improve public access and
recreation opportunities. The Commission finds that the exception to LCP standards granted for
the lower pool facility is justified because grading had occurred at this location in the past, the
existing area is highly disturbed in its existing state and a portion of the facility will serve as a
public amenity. However, the Commission, in Special Condition 1.A.(2)(a), eliminates putting
greens in the eastern bluff face area as defined by the coastal setback line, meaning no putting
greens seaward of the coastal setback line. In order to preserve remaining coastal bluff scrub
vegetation, the Commission requires that all landscaping seaward of the coastal setback line
consist of coastal bluff scrub plants because it is located in close proximity to sensitive coastal
bluff habitat areas. Exotic or high water use landscaping on the bluff face, including golf greens
would impact these habitat areas, inconsistent with the policies of the LCP. Use of coastal bluff
scrub plants would increase the potential for success of restoration efforts and provide a uniform
appearance on the bluff face.

The Commission is allowing proposed turf areas (parts of “Zone H") that surround the hotel
structures and an existing grove of Canary Island palms that are located along the western bluff
edge, adjacent to the proposed Long Point biuff top trail. The Commission recognizes the
importance of grassy areas for recreational purposes and agrees that as long as it is located
outside of habitat restoration areas, turf located adjacent to the hotel facilities is appropriate for a
visitor-serving golf resort. The Commission also agrees with the applicant that the existing grove
of Canary Island palms are historic and a cultural landmark valued by the local community. As
discussed below in the habitat section, the Commission finds that allowing this particular grove of -
palms to remain will not eliminate a significant amount of the bluff top buffer area and thus will not
adversely impact bluff habitat restoration.

In addition, the Commission also 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 provide 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. The subdivision allowing these sales was not approved by the City, so any
subdivision will require an amendment to this coastal development permit. 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 lands; 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 (CDP No. 166) do not address 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 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
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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. In its past action
of approving a hotel on this site, the Commission required an in-lieu fee of no less than $540,000.
The Commission is now requiring the applicant, who is in agreement with the in-lieu fee, to provide
in-lieu fees to a non-profit agency in the same 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 will 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 the certified LCP, Policy No. 8 states:

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
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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 rocKky 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 corridor guidelines are found throughout the Corridors Element section of the certified LCP
including the guideline listed above.

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 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 wildiife 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.



A-5-RPV-02-324 (Destination Development)
Appeal — Revised Findings
Page 48

Natural Corridor Element of the certified LCP states in part:
Three distinct natural corridor types are evident:

e 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 Natural Element section of 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 explaing-the significance of this plant community in supporting a variety of animal
habitats (i.e. gra;: 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 ¢ -fhe .CP, 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 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 Iv.xe 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 muie 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 biuff 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 smali 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
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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 estabiished.

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.’

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-foot coastal biuff
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 biuff 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 biuff 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 biuff
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.

Within the designated 80-foot wide “Coastal Bluff Scrub and Coastal Sage Scrub Zone” mentioned
above is a group of existing Canary Island palms that are located on the western bluff top adjacent
to the proposed Long Point Bluff Top trail. The applicant has identified this grove as a landmark
and requests that this particular group of trees be retained due to their cultural and historic
significance to the local community. Photos of the site during the occupancy of the Marineland
Park indicate that this group of palms has existed for many years, possibly instailed prior to the
adoption of the Coastal Act. The Commission recognizes that this species of date palm is
considered invasive, and is so identified on the 1997 Ocean Trails Invasive Plant list. However, the
applicant and the City assert that these trees have existed there for a long time and have not

' 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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spread into the rest of the site. The applicant further asserts that with monitoring and
maintenance, the Canary Island palms can be controlled. The Commission finds that allowing
these existing trees to remain does not significantly reduce the total area of the coastal biuff scrub
habitat and with maintenance of other habitat areas as proposed will not resuit in adverse impacts
to the remaining habitat areas and restoration efforts on the site. Finally the applicant has agreed
to restore additional areas on the bluff face, resulting in uninterrupted coastal bluff scrub on the
bluff face. With that exception, the Commission reiterates that no new invasive plants may be
permitted on the site.

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 moth and the population of the endangered El
Segundo Blue butterfly declined (Rudy Mattoni, personal communication.) Eriogonum -
fac<iculatum 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 pianted 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 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
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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 poiicy 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 -+ < ze (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 coastel s=ge scrub in the enhancement area between the 30-foot wide “buffer” area
and the hotel for 7 & crotection purposes. However to fully offset the damage on the site,
especially from gracing ¢n the bluff face, the area should be able to support native animals and
the El Segundo biue butierflies. Only as conditioned is the proposed project consistent with the
Natural Element Section of the certified LCP.

The applicant did not initially propose any restoration for the eastern biuffs but did propose to use
native vegetation acjacent to the bluff face. At the hearing the applicant agreed to restore the
areas formerly idenuried as “Zone D", around the ADA trail and areas of “Zone H” seaward of the
coastal set back line, which effectively marks the edge of 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 piants may be
used to reduce runoff and to reduce conveyance of fertilizers and insecticides into sensitive areas.

The certified LCP identifies coastal bluff scrub as habitat area and requires the protection of the
cliff faces where it is found. 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 scrub
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
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terraces and dry rocky slopes below the 3000 foot elevation along the Southern California
Coastline.

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 Numbers-7 and 8 require 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 biuff restoration, 5) use of very low and low water use, non-invasive plants in areas of the
site designated for landscaping adjacent to the hotel, 6) controlled irrigation in approved turf areas,
which include golf areas and lawn areas next to the hotel (in the applicant’s plans, areas described
as “Zone H” that are located inland of the coastal setback line). “Zone H" includes both turf areas
directly adjacent to the hotel and areas on the bluff face, seaward of the coastal setback line. As
discussed in the recreation section above, the Commission determined that the proposed lawn
areas directly adjacent to the hotel had a recreational purpose and could be retained as lawn, but
with the applicant’s concurrence, agreed that proposed lawn areas (also shown as “Zone H")
located seaward of the coastal setback line should be landscaped with coastal bluff scrub. And 7)
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 (Zones B, E, F, and G). The
Commission is allowing proposed turf areas (parts of “Zone H") that surround the hotel structures.
The Commission emphasizes that no turf or golf holes are permitted any where on the eastern
bluff including the area surrounding the lower pool facility. As discussed previously, Special
Condition 7 requires that the bluff face, the bench and the area surrounding the ADA Trail be
restored and/or landscaped with native CSS plant species from the local area. (“Zone H" and
“Zone D" seaward of the coastal setback). The reason the Commission requires local native
species (of the coastal sage scrub and coastal bluff scrub community) is that they enhance the
extent of the restored areas, and improve the viability of adjacent restored areas by reducing the
incursions of excess water and fertilizers into the restored areas.

The Commission recognizes both the importance of the recreational uses possible on turf adjacent
to the hotel and the need to maintain a natural environment within the community. As stated in the
Urban Environment Element Landscape/Hardscape guidelines above of the certified LCP, coastal
sage scrub is encouraged for open, common areas within developments rather than use of
extensive decorative materials that require extensive maintenance/watering, and which are in
contrast with species/materials in remaining natural vegetation areas of the City. Therefore the
Commission finds that allowing certain areas adjacent to hotel structures to be landscaped with
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turf and requiring native restoration and low-water, non-invasive plants in other areas on the site,
provides both sufficient protection to the existing bluff face habitat and enhances public use and
recreation of the hotel grounds.

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 Cominission 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 ADA Compliant Trail. As discussed above, the
Commission requires that the proposed turf area around the lower pool be eliminated to reduce
adverse impacts to bluff habitat, among other reasons. The Commission is allowing the ADA
Compliant Trail and the lower pool facility for purposes of increasing public amenities and public
access to the shoreline. However, the Commission is requiring that the applicant restore the areas
disturbed by grading for the ADA Compliant Trail and the pool. 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.” 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 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.®> 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

? Long Point Destination Resort SUSMP Site Plan, dated May 15, 2003.

Jurisdictional Delineation for Long Point, City of Rancho Palos Verdes, Los Angeles County, California, Glenn
Lukos Associates, May 30, 2001 (Revised January 14, 2003).
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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
(southeastern area). According to Paul Cary, Civil Engineer and preparer of the SUSMP plan for
Long Point, the estimated size for Qutfall “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 probiem 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 Management
(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,

* Long Point Marine Resources Report, Coastal Resources Management, March 24, 2003.
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“._.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, localized 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 high-water use ornamentals (excluding approved turf areas)
and to substitute plants that are low-water use in this climate zone. 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 Landscape Plantings in California”. Special Condition 8 also
requires that the applicant install efficient irrigation systems in the golf and turf areas that surround
the hotel. There shall be no permanent irrigation outside of the turf areas. 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 aiternatives 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 fow 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.
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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 Altamira

Formation that have been hardened by metamorphism associated with the intrusion of the basailts.

The westerly biuffs 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 Finai EiR, the primary geologic concerns within the project area are
those associated with landslides, sea cliff erosion, and strong ground motion from earthquakes

In 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.

The zones are:

ONE ZONE:.- RESTRICTIONS/POLICY
DESCR:}’ TION
CRM-1 Extreme slope |1) Allow only low intensity activities within coastal resource
management districts of extreme slopes CRM 1
CRM-2  [High slcoe 2) 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 stable 4) Allow nonresidential structure not requiring significant
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 |n which the natural physical environment poses a significant hazard to the weil
being of the public.® 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

Long Point Resort Environmental Impact Report, July 9, 2001.
® City of Rancho Palos Verdes certified Local Coastal Program, Effectively certified April 27, 1983.

o
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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 passage.
1b in general safe for human passage.
Category 2 Areas suitable for non-residential structures
not requiring significant amount of grading.
Category 3 Areas in which existing geologic information

is not sufficiently detailed to establish
suitability for construction purposes.
Category 4 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 1a 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 biuff 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 1a, 1b, 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 controfled due to the
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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.

The applicant has provided geotechnical and soils reports and responses to staff questions
regarding slope stability.” 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 inciudes 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. 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.® 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 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. The Commission finds that the proposed hotel pool facility, which provides public
amenities consisting of a public restroom, outdoor shower area and a public snack bar, is
allowable on the existing graded bench area because it has been determined geologically stable
by both the applicant’s and the City's geotechnical engineers and the Commission's staff
geologist. As mentioned above, the site of the proposed lower pool facility is designated Category
3 in the certified LCP. Category 3 areas are areas where insufficient geologic information was
available at the time of the drafting of the City's specific plan. The applicant has now provided
adequate geologic information that proves that the location of the proposed lower pool is
geologically stable and adequate for the development. The Commission also notes that this area
‘has been previously disturbed by the Marineland facility and finds that although the development is

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

® City of Rancho Palos Verdes certified Local Coastal Program, Effectively certified April 27, 1983.
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located seaward of the coastal setback line, it provides public amenities thus increasing public
access and will not increase geologic hazards on this site. Only as conditioned is the project
consistent with the Natural Element section of the certified LCP.

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 corr <0t s only consistent with the access policies if in fact it is consistent with the
federal and state ruies concerning accessibility and if in fact provides increased beach access to
the public.

The applicant also (.-uposes development such as drainpipes and outlets on the bluff face that
have no other po: 5 2 ‘ocation. However, one drainage facility, a storm drain fiiter that is
proposed on the v.esiern 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 g2cicgist has indicated that the entire site landward of the coastal setback line has
a 1.5 or greater facor ¢f 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.

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
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disposal of upstream runoff, we do not anticipate significant chariges 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 s
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 biuffs, 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.

At the hearing, the applicant provided evidence that additional water attributable to landscaping
would not affect stability if the amount of water allowed to infiltrate the property were controlled by
efficient computerized irrigation systems that will limit the amount of irrigation used. - The
Commission finds that such a system can reduce runoff and impacts associated with runoff and
has required this system for both the hotel golf areas and the recreational turf areas surrounding
the hotel. The Commission also requires that other ornamental landscaping be replaced with low-
water use plants to reduce the amount of water introduced from irrigation. The Commission is
prohibiting any permanent irrigation for all areas outside of the approved golf and turf areas on the
site. The Commission has denied permanent irrigation in the past for reasons of avoiding adverse
impacts caused to protected habitat areas (A-5-PDR-01-442/5-02-008) by frequent watering, which
increases non-native plant populations. In April 2002, the Commission supported the staff’s
recommendation to not allow continual use of an under ground permanent irrigation system.
Temporary irrigation was permitted for the purpose of native plant establishment. The staff report
states in part:

The applicant is requesting an after-the-fact authorization for the installation of the
below grade irrigation system within an ESHA. Opponents state that irrigation can
also have an adverse impact on the habitat since frequent watering is not
consistent with southern California's natural weather patterns. In the LAWA Master
Plan biological report, prepared by Sapphos Environmental, January 2001, it also
states that frequent irrigation tends to encourage the growth of non-native plants.
Furthermore, water sources promote population increases of non-native Argentine
ants, European earwigs, and other exotic species, which compete and displace
native insect species. Increases in exotic species populations can cause these
species to encroach further into the El Segundo Dunes. Dr. Allen concurs that
permanent irrigation represents a threat to the existing habitat and should be used.

In addition to limiting irrigation for habitat protection purposes, the Commission is limiting irrigation
on the lower pool area, habitat restoration and enhancement areas and in areas adjacent to the
hotel that are not proposed landscaped turf for geologic stability reasons. An electronic moisture
monitoring system is a man-made device that requires on going monitoring and maintenance to
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work effectively. If the system breaks down, saturation would result and could have possible
catastrophic impacts such as what occurred at Ocean Trails, approximately 5 miles down coast (A-
5-RPV-93-005 as amended). The landslide at Ocean Trails may have been a break down in their
moisture monitoring system.

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 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 consuit 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
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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 of 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 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/Qutfalls

As cited in the Habitat and Hazards/Coastal Setback Line sections above, the Natural Element
and Corridors Element sections of the certified LCP require that disturbance of habitat areas, such
as coastal bluffs, be minimized and that disturbed habitat areas be restored.

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 biuff
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 100-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, the approved lower pool and the originally
proposed putting greens that are all located east of the hotel.

According to the applicant's engineer, the method of installing the pipeline is excavation and cover
from the 50" contour Stormfiiter 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" drainline 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. Drilling Drainline “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. [n addition, due to site topography, the Outfall “B” for a drilled drainage line
would be better sited further to the west than the proposed location for Outfall “B”.  This would put
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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 parailel 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 10-foot deep. Placing a structure of this size
onto a bluff face when plausible 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 has not provided any 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.
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Water Quality

The Natural Element section of LCP states:

Itis 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), prepar#ihy 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 mocifications and enhancements discussed below, should effectively mitigate
potential adverse - mipacts to water quality at the site, including:

Various structural BMPs (inlet trash racks; oil/water separators [catch basin inserts]; 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 poal. 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

Street/parking 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
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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 ("StormFilter")
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:

e Specifications and reasoning regarding the selection of turf grass species

e |PM 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

e Irrigation water quality testing

e 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 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.” lt is
unclear what the approved chemicals for the contro!l 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
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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 pian (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, outside of the golf turf and hotel turf areas. 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 a monitoring system for irrigated areas, planting natives seaward of
the coastal setback line and where lawns are not necessary for recreation, use of low-water use
plants to reduce potential impacts on geologic stability and to ensure that over watering is avoided,
which will also enhance protection of water quality. {n addition, the Commission is imposing a
condition that prohibits the use of poisons as a 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 Rancho 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 biuffs
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
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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:

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 LCF Cuinaors 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) Ve t:zal Zone 1 and Vertical Zone 2 (16 feet to 30 feet) with a visual corridor that
provides direct, ;. = .1 i views of Catalina Island and the Pacific Ocean from the main road, Palos
Verdes Drive Sc. 1 Sce 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 &s measured from the lowest adjacent finished grade to the top of the highest roof
ridgeline (Exhibi: ZZb). 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 22¢). 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 includes grading on the eastern bluff to
accommodate a 16-foot high pool facility that includes a hotel pool, snack bar and restrooms for
hotel guests and the public, and a public ADA compliant trail to the shore. The lower pool facility is
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not located in a designated view corridor, which means that it will not impact public views from
Palos Verdes Drive South. As noted elsewhere, the Commission finds that the recreational
benefits of the restroom and the public facility on the bench outweigh any visual impacts of this low
scale structure, therefore the Commission finds that allowing the construction of a proposed lower
pool facility on the bluff face, is consistent with the visual corridor section of the LCP.

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

l. 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 Marineland 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 2 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.

J. California Environmental Quality Act

Section 13096 Title 14 of the California Code of Regulations requires Commission approvai of a
coastal development permit application to be supported by a finding showing the application, as
conditioned by any conditions of approval, to be consistent with any applicable requirements of the
California Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) of CEQA prohibits a proposed
development from being approved if there are feasible alternatives or feasible mitigation measures
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available which would substantially lessen any significant adverse effect which the activity may have on
the environment.

The proposed project included development on the bluff face, golf turf surrounding the hotel structures
and on portions of the bluff face and introduced subtropicals and invasive plants surrounding the hotel
structures and in two places, turf up to the bluff edge. The Commission considered denial of the
project. Denial of the project would have not allowed for improved public access trails, a public park,
public recreational facilities and restoration of habitat for protection of the endangered El Segundo blue
butterfly. The Commission considered approving the project as proposed by the applicant and as
presented at the hearing, which included ten acres of turf outside the golfing areas, landscaping areas
near the hotel with high water use and invasive plants. invasive plants, by their nature displace native
plants that provide habitat to sensitive species. Turf, including golf turf, requires high quantities of
water and an infusion of fertilizers (nitrates) and pesticides to maintain. The chemicals and fertilizers
necessary to support turf in this climate can cause adverse impacts to the endangered butterfly and the
marine intertidal areas, which receive runoff from the site. Excess water from use of these plants
would increase ground water levels possible affecting the stability of the site, which is located on a
coastal bluff, or, if it discharges from the bluff, as predicted by the applicant, this discharge couid
change the water regime of the bluff face habitat. The Commission considered not allowing any golf
turf on the site, which would prevent the applicant from offering a fundamental recreational aspect of
the project that is permitted under the certified LCP. The Commission instead, is recommending that
the applicant limit irrigation throughout the site, limiting irrigated turf, and requiring it to use efficient and
monitored, computerized irrigation systems, to golf areas and some landscaped turf areas around hotel
structures but not seaward of the coastal setback line and in most locations, set back from the bluff
edge by a buffer of native plants, use only low water use plants for landscaping over the rest of the
site, submit a detailed habitat restoration and enhancement plan and use no invasive plants anywhere
on the site.

The Commission considered keeping all new development off the bluff face, However in order to
enhance public access it is allowing the construction of an ADA compliant trail, the lower pool
facility, which includes a public restroom, shower area, public viewing deck and public snack bar
on an existing pad on the bluff face because this development will enhance public access on the
site.

The proposed project as conditioned protects public views, the endangered El Segundo blue
butterfly and the habitat that supports it and public recreation. The proposed project, as
conditioned, is consistent with the Rancho Palos Verdes certified LCP and the public access and
recreation policies of the Coastal Act. All adverse impacts have been minimized by the
recommended conditions of approval and there are no feasible alternatives or additional feasible
mitigation measures available which would substantially lessen any significant adverse impact
which the activity may have on the environment. Therefore, the Commission finds that the
proposed project can be found consistent with the requirements of the Coastal Act to conform to
CEQA.
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CALIFORNIA RANCHO FALOS VERDES

August 29, 26BBSTAL COMm MISSION DEPARTMENT OF PLANNING, BUILDING, AND CODE 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 Permit No. 215, Grading Permit No.
2229, Variance No. 489, Tentative Parcel Map No. 26073 and Coastal Permit No. 166.

LOCATION: 6610 PALOS VERDES DRIVE SOUTH
APPLICANT: DESTINATION DEVELOPMENT

Said approval is to allow the construction of a 400-room resort hotel (Bungalows included) 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 trails and park areas,
coastal access points, 100 public parking spaces, natural open space and habitat areas, on
property located within the City's designated Appealable Coastal District.

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

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

2. That the proposed development, when iocated between the sea and the first public road,
is in conformance 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.

Qg/m 2. COASTAL COMMISSION

Joel Rojas, AICP— AS-Rpv-02-3 2y

Director of Planning, Building

and Code Enforcement EXHIBIT #__L
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Coastal Commission, Certified Mail No 7001 2510 0004 2058 7697
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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)

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. CGASTAL CGMM'SS:ON

ﬂ -5 ’R”' 0‘,31‘/ Conditions of Approval

Z Resolution No. 2002-71
EXHIBIT #_ e August 28, 2002
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10)

11)

12)

13)

The conditions set forth in this Resolution are organized by application type for
ease of reference. Regardless of such organization each 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.

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

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.

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
‘i~ the bluff-top park, park benches and tables, public trails (pedestrian and
Z.ly ue), bicycle racks, public restrooms, landscaping, habitat protection, general
public parking lot near the resort hotel building, fences, irrigation, and signs to
rame a few, as long as a hotel is operated on the property. Furthermore, the
ar ciicant shall specify in the agreement how funding will be provided to maintain

- ~ublic improvements constructed as part of the project which are not
—antaned by the City, County or other governmental agency.

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
s/sterns, and monitoring systems, so long as the property is operated as a resort
hotel. A bond, letter of credit or other security acceptabie 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 years after completion shall also be
provided to the City.

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.

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
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14)

15)

16)

17)

project, in the form of a trust deposit account, prior to commencement of suct "

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.

Ali 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.

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.

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 resuit 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 Commitiee 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.

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 oé fﬁyelqn ntppludmg but not limited to,
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18)

19)

20)

21)

22)

23)

significant changes to the site configuration or golf practice facility; number of
guest rooms (increases or decreases), size or operation 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.

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 Councll, 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.

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.

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

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 generat
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.

Temporary construction fencing and temporary public trail fencing shall be
installed in accordance with RPVMC.

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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25)

26)

27)

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.

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.

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.

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.

Indemnification/Insurance

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 2s,
commissions, officers, employees, servants, attomeys, volunteers, and age s
serving as independent contractors in the role of city or agency off-

(collectively, “Indemnitees”), from any claim, demand, damage, liability, loss !
or expense, including but not limited to death or injury to any person and - ‘
any property, resulting from willful misconduct, negligent acts, erroi> or
omissions of the owner, the applicant, the project operator, or any of * 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 -~ 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 attornmey fees,
arising from such claim, action or proceeding. The obligations set forth in this
condition include the obligapqQ indemnify or reimburse the City for any
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30)

31)

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.

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, “Indemnitees”),
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.

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 anse 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 indzpendent 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:

(@)  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 1s made or suit is brought. Additionally,
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the limits of applicant's $ 2 million primary insurance shall apply
separately to the project site.

(d)  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.

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

(f) 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.

(9) 'Copies of the endorsements and certificates required by this condition
_shall be provided to the City when the insurance is first obtained and
w‘h ‘each renewal of the policy.

(h)  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 rame 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)  Ali 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

MR alal V1Y
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33)

34)

Except as provided herein as part of the Conditional Use Permit and Variance
(allowing the constructiori of the Lower Pool Facili* 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.

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)

36)

37)

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.

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 fuily
managed by the resort hotel operator. Deed restrictions to this effect, which are
satisfactory to the City Attorney, shall be recorded prior to any sale of any unit.

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, a;gg no more than twenty-nine (29) consecutive days at
ROTAL Arannajen
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38)

39)

40)

41)

42)

43)

44)

any one time. A minimum seven (7) day period shall intervene between each
twenty-nine (29) consecutive 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, shall 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.

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).

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

a) The applicant shall process a tract map in accordance with the
Subdivision Map Act.

b) Deed Restrictions shall be recorded restricting the use and operation of
the resort villas and casitas, in a form acceptable to the City Attorney.

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 conform to the plans approved by the City Council and
stamped by the Planning Department with the effective date of this approvat.

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.

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

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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45)

46)

47)

48)

approval by the Director of Planning, Building and Code Enforcement, based on
an analysis of equipment noise levels and potential impacts 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 determine 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 lmplementmg corrective
measures within 24 hours from the time of said notice.

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

All delive " _ulizing 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 Sa‘'urday and Sunday. Other vehicles shall be allowed to make
deliveries . 4 hours a day. '

No helip- : ~perations 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.

The apriicant 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, trails and habitat areas.
Additionally, the resort hotel shall provide regular raonitoring of the area
surrounding the lower pool facility and the nearby shore, , during City park hours,
as specified in the RPVMC.

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)

50)

51)

ihe resort hotel shall contain the following principal visitor-serving structures and
uses, and shall substantiaily comply with, and not to exceed, the following square
footage numbers:

Conference Center / Banquet Facilities — 60,000 square feet

Restaurant, bar and lounge - approximately 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)

Tennis Courts - two tennis Courts

Golf School / Club house - 8,000 square feet.

Golf Cart and Maintenance Facility (adjacent to tennis courts) — 4,000
square feet.

Parking Structure — 180,000 square feet (459 parking spaces; 239 spaces
on the lower level and 197 on the upper level).

Lookout Bar - 3,500 square feet

Resort Hotel Entry Trellis - 250 square feet of roof area

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.

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. ., A
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o 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.

d. 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.

e. 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 shali 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
ndgeline.

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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52)

53)

54)

55)

56)

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
acceptabie by the Uniform Building Code

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 and
submitted to Director of Planning, Building and Code Enforcement prior tc
final framing certifications for each building.

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

Glare resulting from sunlight reflecting off building surfaces and vehicles shall t»
mitigated by such measures as incorporating non-reflective building materi:
and paint colors into the design of the hotel architecture, as well as landscar
around the buildings and parking lots.

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.

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)

58)

59)

60)

61)

The hotel buildings, and ancillary structures, shall be finished in a muted earth-
tone color, as deemed acceptable by the Directar of Planning, Building and Code
Enforcement during the review of the Materials Board.

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.

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 / self-latching gates. The enciosures shall integrate a trellis
type roof cover to visually screen and to reduce their visibility from all public
rights-of-way and surrounding properties.

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.

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)

63)

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 design 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, matenals 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.

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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64)

65)

66)

67)

amenities within the project site, except for the Lookout Bar, which shall be
constructed within six (6) months after the ssuance of the first Certificate of
Occupancy for the resort hotel:

a. Implementation of the Public Amenities Plan (such as benches, drinking

7 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 (D4), Flowerfield Trail
Segment (E2), and Café 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

¥t facility, outdoor showers and drinking water fountains).

i. “""The 2.2 acre Bluff-Top park.

j- Habitat Enhancement area.

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

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.

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.

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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68)

69)

70)

71)

72)

easements over all public trails. habitat areas, vista points, and public amenities
to the City of Rancho Palos Verdes.

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.

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 (D4) 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.

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 bicycle 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 approprate 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 Café Trail Segment (J2). Furthermore, the beach access trail at the
southeast corner of the project site shall also be kept open to the public and shall
be maintained by the applicant.

Prior to issuance of any Certificate of Occupancy, the applicant shall construct
class | and class Il bikeways along Palos Verdes Drive South, adjacent to the
project site, to the satisfaction of the Director of Puvlic 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.

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 foof improved trail width, 8 foot dedication
ONANTAL Anuanaaeng, Conditions of Approval
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~ (o} Pedestrian/Bike - 6 foot improved trail width, 8 foot dedication
d Joirt Pedestrian/Solf 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 immediately 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.

LandscagingNegetation

76)  Prior to issuance of any building or grading permits, the applicant shall record a
conservation easement covering the 2'ff-face/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 Attomey.

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. Al
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 ISSURRCE Ny RWIKIRG R Qfading permits. The applicant
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79)

shall establish a Trust Deposit account with the City prior to the submittal of
Landscape Plans to cover all costs incurred Yy the City in conducting such
review. During the Director's review, the Landscape 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 resuit. 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), Shinus Molle (California Pepper Tree), Shinus
Terebinthifolius (Florida Pepper Tree).

The Habitat Enhancement Area, which serves as a plant buffer for the El
$.:.n. 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 =-C'c) attached as Exhibit “C" of Resolution No. 2002-34, shall also be planted
witt suitable, locally native plants and grasses. When available , it is

r.. mended 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
mantenance to prevent propagation of invasive plants into the Habitat
E~~ancement 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 approval 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
reviewed. ARBETAL ciAnns )
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80)

81)

Rezsonable 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.

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)

83)

84)

85)

The applicant shall prepare and submit a Lighting Plan for the Resort Hotel Area
in compliance with the RPVMC. The Lighting Plan shall clearly 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.

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 mav 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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Signs

86)  Prior to the issuance of any building, a Uniform Sign 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. or 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)

92)

93)

94)

Use of satellite dish antenna(e) or any other antennae shall be controlled by th
provisions set forth in the RPVMC. Centralized antennae shall be used rathe:
than individual antennae for each room, building or accommodation.

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.

All hardscape surfaces, such as the parking area and walkways, shall be
properly 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.

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

as5)

96)

a7)

a8)

No freestanding fences, walls, or hedges shall be allowed, unless a Un m
Fencing Plan is reviewed and approved by the Director of Planning, Build': -
Code Enforcement, except as otherwise required by these conditions =g
mitigation measures set forth in the Mitigation Monitoring Plan atta R
Exhibit “C" to Resolution No. 2002-34. Said Fencing Plan shall be reviewe. and
approved prior to issuance of any building permit and shall be installed pr ' to
issuance of any Certificate of Occupancy. No entry gates shall be permittec

The design of the fencing required along the biuff top park, bluff top tra ¢ ind
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 /
cable fence installed in City parks, such as Shoreline Park and Ocean Trails.

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

ANl 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 Enforcement., . ., .,,mMMlnm W
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99)  No safety netting for the golf course or practice facility shall be permitted.

100) 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 inciude 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 omamental 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 addressec 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 (COMMP or the Plan) shall be
prepared and submitted to the Director of Public Works for approval. The
COMMP 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 Management 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) Pnor 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.
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105) The project site design shall incorporate areas 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
ducsg-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
puplic 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.

109) 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.

110) 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% ,pj..m,e.to‘@lupnanrbirlq\sgaces shall be in the form of
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111)

112)

113)

114)

115)

116)

117)

118)

compact spaces. The filing fee for the review of the Parking Plan shall be in
accordance to the City's Fee Schedule as ad~pted by Resolution by the City
Council.

Prior to the recordation of any final map, or issuance of any grading permit, the
applicant shall 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.

Prior to issuance of any Certificate of Occupancy, the applicant shall 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

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.

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

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.

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.

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

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 secunty 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
mat :rials. The amount X 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.

119) 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 turn lane for south-bound traffic to facilitate ingress into
the project and a lengthened left turn 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-turn 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- ~~cess 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 shali submit
detailed 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 25"
Street with one left turn lane, two through lanes, and one right tumn lane.
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125)

126)

127)

128)

129)

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 imnrovements to the
intersection of Hawthorne Boulevard (NS) at Palos Verdes Drive North (EW):
Provide west leg with one left tum lane, one shared left and through lane, one
through lane, and one right turn lane.

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

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 4% of the main hotel building's Certificate of Occupancy.

Upon the opening of the resort hotel or golf practice facility, whichever occurs
first, the hotal operators shall implement a shuttle service between the Long
Point Resc Hotel and the Ocean Trails Golf Course. The use of low emissions
vehicles =21 be used for the shuttles. The hotel operators shall design the
schedule > tn= shuttles so as to encourage and maximize its use by hotel
guests.

The applicant shall comply with ail 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 Incledon 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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131)

132)

133)

134)

135)

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. '

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.

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. ’

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.

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-VIl
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.

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)

137)

138)

139)

140)

141)

142)

143)

Prior to issuance of a grading permit, the applicant shall provide the Director of
Pianning, 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.

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.

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.

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.

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.

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

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.

Prior to the issuance of a building permit, an as-built geological report shall be
submitted for structures founded .an, edrack, and an as-built soils and
vine! - uumm!oo,G.\pondutnons of Approval
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144)

145)

146)

147)

148)

149)

150)

151)

152)

compactionreport shall be submitted for structures founded on fill as well as for
all engineered fill areas.

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.

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

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.

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 Works
and the Director of Planning, Building, and Code Enforcement.

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

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

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

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.

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)

154)

155)

156)

1587)

158)

The City's Building Official, Geotechnical Engineer and Biologist shall determine
in their review of the grading plans whether water features 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.

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.

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.

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.

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.

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)

160)

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

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)

162)

163)

164)

165)

166)

All drainageswales and any other at-grade drainage facilities, including gunite,
shall be of an earth tone color, as deemed necessarv by the Director of Building
Planning and Code Enforcement.

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.

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 -ponding shall be eliminated or the floors of buildings with no
openings ifi itie 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 ar*y wnprovements to be located thereon.

Prior to the nssuance 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.

Prior to the issuance of any grading or building permit, the applicant shall prepare
and submit a Master Drainage Plan for review and approvai 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.

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 require « offsne flows to be diverted into a piped system and
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167)

carried though the site. If the piped system is used, the applicant shall dedicate
a 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, “Indemnitees”) 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)

169)

170)

171)

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.

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).

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.

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 iced 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
Pian 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.
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172)

173)

174)

175)

176)

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 the 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.

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.

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.

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.

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.
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178)

179)

180)

181)

182)

Water

183)

184)

185)

186)

A sewer improvement plan shall be prepared as required by the Director of
Public Works and the County of Los Angeles.

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.

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.

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

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.

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 constru.ied below ground shall be located on the subject property and
screened o view from any public rights-of-way, to the satisfaction of the
Director .1 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.

The project site shall be served by adequately sized water system facilities which
shall inclice 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 shail 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.

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.

The applicant shall file with the Director of Public Works an unqualified "will

serve” statement from the purveyor serving the project site indicating that water
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187)

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.

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)

189)

190)

191)

192)

193)

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.

The applicant shall record a restrictive covenant or other document that is
satisfactory to the City Attormey 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-

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 been filed with the Los Angeles
County Recorders Office.

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.

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.

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 expir, #oneotf the LeQkatineRIR-
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194)

195)

196)

197)

198)

This development shall comply with all requirements of the various municipal
utilities and agencies that provide public services to the property.

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 corner. The parcel lot corners 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 concréte 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.

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

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.

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-
way and easements, shall be dedicated to the Citx. .
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201)

202)

203)

204)

205)

Prior to approval of the final map, all existing public or private easements,
including utility easements, shall be shown on the final parcel map.

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.

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

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.

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 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 Access

©@ 50 New Coastal Access
Parking Spaces within Heart
of Resort {gencral public)

® ADA Spaces and
Adjacent Ramp

® Upgrades Coastal
Access Signage

@ 975 New Resort Guest
Visitor Parking Spaces

LA P¥ o ; . . . ez [
SUBMSPUIHK BENEFITS E!‘
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"HABITAT PROTECTION
AND NATIVE PLANTING

® 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 1cement

© Native Plantings within Golf
and Open Space Areas

LY T LT Y r
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PLANT ZONE LEGENS

ZONE A - PRESERVED NATURALIZED VEGETATION Z0NE

I0NEB

Undisturbed and reserveg naturalized vegetation

Imgation Ko Imgation

- COASTAL SLUFF SCRUB / COASTAL SAGE SCRUB

Revegetated native coastaf sage scrud  Shrubs in thy

Sages, California enceia, Scrub Qak and Toygn

Imgation: Below grade, seasonal, low volume overhead imigation

Shrubs

Artemesia californica
Bacchans pilularis ‘Centennial
Ceanathus spccies
Elymus condensatys
Encelia catifornica
tnogonum fasciculatym
Eriogonum parvifolium
Heteromeles arbutitolia
tsomeris aiborea
Malosma launna
Mimuius aurantiacys
Muhlenbergia ngens
Opuntia species

Prunus fygni

Rhus species

Ribes speciosum
Romneya couiten

Salvia apina

Satvia leucopnylia
Satvia metiifera

<aastal Sage Scrub Mygroseeq Ma

Al of area 1z ne Rydiosecded

Acnatnerym coronatyr
Artemisia caforn.ca

Coastal Sagebrush
Coyote Brush
Wild Lilac
Giant Wildrye
Coast Sunfower
California Buckwheat

 Seacliff Buckwheat

Toyon
Bladderpod
{aurel Symac
Sticky Mankey Flower
Deer Grass
Prickly Pear
Catalna Cherry
Sumac
Gooseberry
Matitija Poppy
Wh:te Sage
Purple Sage
Black Sage

Siant Stipa
Cairformia sagebrush

Catystegia macrosteqa ssp. tenurtona  Chapareal Meming Glory

Dichelostemina capitatum

Blue Dicks

Dodecatheon clevandsi ssp. Clevelandu Clevelang's Shooting Star

Eremocarpys setigerus
Enogenum tascicuiatum
Hemizora tascicutata
Lathyrus vestitus var. aleteigs
LOTUS Surshanus

OluS 5C5041S S3p secpanys

Dove Weed

Cahtomia Buchwheat
Fasticled tarplant
Hud Sweet Pey
Spanish Clover
Jeerweec

S 2068 will include native Buckwheat, Rnys.

3 Nanan Gt
CGAS i CblnrnﬁomuN

-5 -AN-02-32Y4
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IONE C

Meiica fratescens Mei:c Grass
Mimulus aurantiacus ssp austeans “e'ww Bush Monke 4igwer
Muh.enbergia microsperma {ititeseed Muhly

Nasella puichra
Phacelta menor

Purple Needlegrass
Cauiformia Biuebells

Flantago erecta Cantornig Plantain

ENRANCED NATIVE PLANTING ZONE
Predominantly indigencus native SArubs and tress.  Shrubs wil vary in size, codor ang texture

ta provide interest and blend in with ;ne eusting native pianting on site and along the coastiine.
Native accent trees such as Caks and Sycamores witl be used spanngly to frame views.

imgation: Below grade. se250nal sow voiume overteag itngation

T:ees

Lyonothamaus florbundus Catatina Iroawood
Platanus racemosa California Sycamore
Quercus agnifolia Coast Live Oak
Quercus ilex Hally Qak

Shrubs

Arbutus unedo Strawberry Tree
Arctostaphytos species Manzamita
Artemesia californica Coastal Sagebrush
Bacchans pilutans ‘Centennial’ Coyote Brush
Ceanothus species Wild Lilac

Cistus species Rockrose

flymus condensatys Giant Wildrye

Encelia cahifomica
Enogonum fascicutatum
Enogonum parvifolium

Coast Sunflower
Caiforniz Buckwheat
Seaciif Butkwheat

Heteromeles arbutifolia Toyon

!somens arberea gladderpod
Lavatera bicolor Tree Maliow
Maiosme launna Laure! Sumac
Mimulus auranbacus Sticky Monkey Flower
Muhlenbergia rgens Deer Grass
Opuntia species Prickly Fear
Prunys tyoau Zatanina Cherry
Rhus species Sumec

Ribes spetiosum uocseberry
Romneya coulten Matilya Pappy
Rosmaninus officinalis mybnige Rosemary
Selvia doinia White Sage
Salva argentea Sdver Sage

Salvia chamaedryoiges

hg Common Name

Saivia clevelandu Cleveland Sage C SAS AL C C :‘V’; ;‘v': ! S S ; G '\!

Salvia greggi hybrids Autumn Sage *

Salvia leucophylta Purple Sage A’ - 5 ’R’V '01’3 Z. Y
Saivia mellitera Black Sage

EXHIBIT #__2
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surtable for the coaslal location Including Some native species. Native and/or drought tolerant
1arge shrubs and small trees will be used to accen key pedestnan connections and other areas
of interest whiie preserving views trom the trail system and hotel.

Im Ju &S areq < | ZONC - NATURAIZES: CCASTAL SRASS PLANTING JONE MITH NATIVE ACCENIS
S u rro “ nd | @ This zone will be comprised of large masses of low, non-invagive, omamental grasses

imgation Below grade, permanent, low votume overhead imgation

Trees

Lyonothamnys flgnbyndus
Plaranus racemosa
Quercus agn‘olia

Quercus itex

Shrubs

Agrostis paliens

Oeschampsia holciformis

Elymus condensatus

Heteromeles arbutifolia

Melica califormea

Miscanthus sinensis "Morming Light'
Muhlenbergia indheimeri

Muhienibergra tindheimen ‘Autumn Glow’

Muhlenbergia microsperma
Muhienbergia ngens
Muhienbergra rigida ‘Nastilie’
Nassetia pulchra

Pennisetum setaceum ‘Sterile Green'
Romneya coutter:

Salvia argentea

Salvig chamaedryoides

Satvia gregg: hybnds

Seslena autumnais

Vulpia mictostachys

- IRAASITIONAL PLANTING 20Nt

Catatina ironwoad
Califernia Sycamore
Coast Live ak
Hodty Qak

Bent Grass
Hairgrass
Giant Wildrye
Toyon
Cahformia Melica
Japanese Suver Grass
Lindhesmer Muhty
No Common Name
Littieseed Muhly
Deer Grass
Purple Muhly
Purle Neediegrass
fountain Grass
Mattija Poppy
Sitver Sage
No Common Name
Autumn Sage
Autumn Deer Grass
Small fescue

s olanting rore will be composed of a combination of low ormamental grasses. selective native

ShTubs and other 4rougnt toferant plant matena!.

1his 20ne will provide a transitional fink between

the enhanced native, Coastal grass ang enhanced ornamental pianting zones. The masses of

indviduz! pant spectes wifl be smaller in scale than the coastai grass zone, bul nat as

detarled as the enhanced ormamenta! one.
Imgation  Below grade. permanent, conventional overhead irngation

Trees

Eucalyptus citnodora
Eucalyptus ficifona
Fucalyptus fenmanny
fucalyptys leycoryion
Eucalyptus side-axylon
Mefalzuca nesgphila
Metrosigeros rxcelsus

Lemon-Scented Gum
Red-Fiowering Gum
Bushy Yate
White ironpase
Reg Ironbark
Pirk Metaleuca
New [eaiand Christmas Tree

oot
COASTAL COmmISSI0N

A =5-Rpv-02-32Y
7
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Pinys hatepensis
Pinus pineg
Matanus raceingsa
Juercys agnfolia
Quercus iiex

Shruts

Aeontum species

Agave amencana

Agavs attenuata

Agave vilmonniana

Aloe nobitis

Aloe striata

Alyogyne huegelii Santa Cru
Amigoranthus hybnds
Arbutus unedo

Artemesia californica

Bacchanis piluians ‘Centenaral

Cistus hybnds

Dreties bicolor

Encela catifornica
Engeron karvinskianus
Enogonum fasciculatum
Euphorbia mule
fremontodendron hybrids
Gaura lindhermeri
Heteromeles arbutifolia
ins douglasiana’
Kniphofia uvaria

Laurus nobilis

Lagnotis leonurus
Lupinus species
Mimulus qurantiacus

Miscanthus sinensis 'Morning Light

Muhienbesgra lindhermen

Muhienbergia ndheimer: "Autuma Glow'

Muhienbergia ngens
Muhienbergia ngida ‘Nashwille’
Myoporum ‘Pacihcum’
Myopoerum parvitohum

Opuntia species

Penmisetum setaceum Stenle Green

Prunys typnn
Myracantha ‘Santa Lru2
]Nus species

Romneya couttes:

1083 bractears

Resmannys athicinals Lockwoog de Forast

Saivia cha maedryoides
Satvia cleveiangu
Salvia greggu

Salva feucantha
Sedum species
Senecio mandraliscae
Seslena autumnans
ihymus vulgars
Yiburnym japacur
hestnngia frytesss

Aigsps Pina

Stane Pine
Caitarnia Sycamars
foast Live Jak
Hlly Qak

No Common Name
Century Plant
Foxtail Agave
Octopus Agave
No Common Name
Coral Alge
Blue Hibrscus
Kangarog Paw
Strawberry free
Coastal Sagebrush
Coyote Brush
Rochrose
Fortnight Lity
Caast Sunfiower
Mexcan Daisy
Common Buckwheat
Crawn of Thorns
Flannel Bush
Gaura
Toyon
Pacific Coast Ins
Red Hot Poker
Hay Laure!
Lon’s Tait
Laured Sumac
Sticky Monkey f lower
lapanese Srver Grasy
Lindhesmer Muhly
Ne Common Name
Deer Grass
Purple Muhy
No Common Name
No Comman Name
Prickly Pear
Fountan Grass
Catalina Cherry
firathorn
Sumac
Mat.hja Peppy
No Camm.on Kame
Prystrate Rosemary
ho Common Name
Cleveiand Sage
Auturn Sage
Mexican Bush Sage
Stonecrop
Groundsel
Acturo Ceer Grazs
Tryme
NG cemmcr Name
Toest Rgsemary

r~m ak il
LUNO L

VoNmISSIoN
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ZONE ¢

o

- ENHANCLD ORNAMENTAL PLANTING /04

The enhanced ornamentai pianting

70ne wiil be the mogt dense and omamenta 70ne on the projact
Thes will pe located Qirectly adjacent to he man hotet duiiding, pagi areas and casitas Typical
plant materal witi "nclude a variety of paims, accent Suctulents ang ornamental hegyes
Irmgation Befgw grade, Permanent, conventigna overhead ungation
Trees
Aibizia wiibnissin Perstan S Ik Tree
Araucaria araucana Monkey Puyste Tree
Arbutus hybrid ‘Maning Maring Strawberry Trve
Brugmansia ‘Chales Gumaigr Anget's Trumpet
Calhistemon viminalis Weeping Batttegryss,
Cinramomum camghora Cemghor Tree
Citrus species Citrys
Dombeya waliichy Pink Ball Tree
Oracena draco Dragon Tree
Errobotrya deflexa Branze Logyat
Erythnng caftra Coral Tree
Eucalyptus ficifoia Red-meenna Gum
Feijo2 seitowiana Pineappie Guava
Ficus MIcrocama mitiga ¥o Common Name
b Sitactarensis Witson Wilson Hotly
" Jacaranda Mimasitolia Jacaranga
Keetrauteria paniculata Goidenrain Tree
Lautus nobiis Bay Laure)
Leptospermym laevigatum Australian Teg Tree
Quidampar Styracifiua American Sweetgym
3 Meinong £rndiflora hybngs Southern Magnoiig
© Mt sideros excetsys New Zealand Christmas 7rpe
Olea eurpaes Jlrve
Pinus halepensis Al8ooo Pine
Pinus pinea Stone Pine
Pittosporym species No Comman Aame
Plegays racemosa Cabforma Sycamore
Plumena rybeg No Common Name
Podacarpys gracilior Fern Pine
Punica granatnym “omegranate
Quercus agnfgua J5a8t L Gak
Quereus yex Hal'y 5
Quercys Ngiriang Stutner e 0
Schinus malie Saitormiy Pagag,
09012 12 ponic lasanese Pagnda ree
Strefitza nicoiay Sant By Gf Paragise
“abebuta species “rumpet ireg
Tuoidanthys Calyptratys No Commgn Name
Uimus parwfola True Green’ Chinese Eim
Paims & Cycags
Do
Arrhnmoohoenu SUNtINghamigna  « “gl1m VIR it

Brahea armaty
Butia capnata
Ceratosamig "atitong

*excan 3ige 3
Ldg Parm

N Camaaon Namg

EXHIBIT #

SiMiannp
VUiV

2

1550V

A-5-RPV~2-3:

PAGE _ (o of_I(__



Ceratczamia mexicana
Chamaerops humit:s
Cycas revoluta

Uicon eduie

Phoenw cananenss
Phoenix reclinata
Phoenix roehelenn
Ravenala madagascanensis
Ravenea glauta

Rhapis excelsa

Syagrus romanzofiianum
Tractiycarpus fortune:
Washungtonia fiiifera
Washingtonia robusta
lamia furfuracea

Columns & Large Accents

Cupressus sempervirens
Grewia occidentairs
Heteromeles arbutifalia
Jumiperus chinensis 'Spartan’
Laurus nobilis

Ligustrum japomicum ‘Texanum'
Ligustrum lucidum

Podocarpus species

Prunus caroliniana 'Bnght ang Tight'

Syzygium paniculatum

Shrubs and Perennials

Abutiion hybndum

Acanthys mollis
Agapanthus species

Alpinia speciosa
Alstreemena hybrids
Alyogyne huegelu ‘Santa Cryz'
Anemone x hybng ‘Whirtwing
Anigozanthus hybiids
Annual Color

Arbutus uneco

Armeria mantima

Asidistra efator

Aspienium dutbiterym

Bamdusa muftiplex Alpnonse Kar-'

Bambusa aidhami

Begona ‘Richmonaensis
Bergena crassitola

Blechnym Silver Queen
Bougarnvitiea hybrds

Breynia nevosa

Bromeliad neoregelia caiolinae
Buddleia davidu

No Common Name
Mediterranean Fan 9 in

Sago Fatm
Mencan Cycaq

Canary istand Date Palm
Senegal Date Palm

Oygmy Date Paim

[raveler's Paim
Majesty Palm
Lady Palm
QJueen Paim
Windmd! Pa'm
Calforma tan Paim
Mexican Fan Paim
Cardboard Palm

italian Cypress
Lavender Starflower
Toyon

Iumiper
Sweet Bay

Texas Poivet
Glossy Privet
fern Pine

Caralina Lauref Cherry
Austratian Brush Chemy

Flowering maple
Bear’s Breech
Lity-Of-The -Nile
Sheil Ginger
Peruvian Lily

Blue Hibiscus

Japanese Anemone
Kangaroo Paw

Annual Color

Strawberry Tree

Commen Thnift
Cast-iron Plant

Mothes tern
Alphonse Xarr Bambos
Ciumping Giant Tirber Bambgo
Yo Common Name
Mater-Bloeming Sergeria
farp

No Common Name
Hawanan Sag Bush

Hybugd Brometiiag
Bulterfly Bysh




U L@iiu 1 et ioeuus U
Caitrandra haematocephala Pink Powder Pytt
Cameihia japorica Cameing
Cametna sasanqua Sun Camellia
Campanula poscharskyana SerBian Be!flower
Canna hybrids No Common Name
Canssa macrocarpa Natal Plum
Chrysanthemum maumum ‘Alaska’ Shasta Darsy
Cissus rhombifolia Grape Ivy
Cistus species Rckrose
Clivia mimata Kaftu Lily
Colocassa esculents Eiephant's Ear
Canvolvulus caearym Bush Morring Giory
Coprosma lurei No Cammon Name
Cyperus papyrus Papyrus
Cyrtomuum falcatum Japanese Holly Fern
Dicksonia antarctica lasmamian Tree Fem
Dryoptens arguta Coastal Wood Fern
Ectunacea purpures ‘Magnus' Purpie Cane Flower
Echium tastugsum Pride Of Madesira
thasagnus pungens Silverberry
Engeron karvinskianus Santa Barbara Daisy
Enabotrya deflexa ‘Coppertone’ No Common Name
Escallona 'Fradesyi’ No Common Name
Euonymous japonicus Evergreen Evonymus
Euphorbia ingens (mutti) Candaiabra Tree
Euryops pectinatus 'Virigis’ Euryops
Fatsia japonica Japanese Analia
Gardenia jasmincides "Mystery' Gardenia
Gaura lindhesmer Gaura
Growa occidentalis Lavenaer Starfiower
Hedychium coronarnym White Ginger
Remerocallis hytnds Hybrid Daylity
Heteromeles ardutifolia Tayon
Heachera hybrids Coral Salls
Hidbertia scandens Guinea Gold Vine
Hydiangea macrophylia B1g-Leat Hydrangea
liex vomitaria ‘Nana' Yaupon
Impatiens wallerana Busy Line
ins gouglasiana No Common Name
Juniperus species Juniper
“mphofia yvana Xad Hot Poker
Lantang species .antang
Laurys nobiisg B3y Laure!
Lavanduia species .avenger
Lavatera assurgentitiora California Tree Mallow
Legnotis leonurus uon's Tail
Leptospermum scopanum New Zealand Tea Tree
Ligulania tussdaginea Leopard Plant
Ugustrum japomicum Texaaum'  Texas Privet
Linope gigantea Big Blud ity Turt
Loropetalum chinense Raztevern  No Common Name

Lotus berthedot 730ty Sedk
Maroni2 aquialiym Cregon Grape
icrolema strigasa .ace bern

Miscanthus sinensis Merning gt lapanese Silver Grass

Qua -

&
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Myagorum Paciicum

Myrsine alncana

Myrtus communis Sampacta®
Nandina domestica hybngs
Nephrolepis cordifoia
Oohopogon japomcys
Pefargamium species
Penstemon hybrids
Phidodendron Xanagy'
Phormium cookianum
Phormium tenax

Pittosporum species
Pyracantha ‘Santa Crug
Rhaphioleprs species
Rhododendron Azalea

Rosa bracteata

Rosa White Carpet’
Rasmannus othicnalis hybrids

Rudbechia turta ‘Indian Summer

Rumohra adiantiformis
Saivia species

Schefflera arbericola
Seslena autumnalis

Soltya heterophylla
Spathuphytlum "Mauna Loa’
Strelitzia reginaa
Tecomana capensis
Thymus vulgans
Tibouchina urvillsana
Trachelospermum jasmincides
Vibumum japanicum

Viola odorats

No Comman Name
African Boxwoad
Myitle
Heavenly Ramboo
Southern Sword Fem
Mondo Grass
Geranium
Beard Tongue
Owart Philodendron
Mountain tlax
New Zeaiang Fiax
Ne Common Name
Firethotn
No Common Name
Azalea
No Conmivit Name
White Shrub Rose
Rosemary
Glongsa Daisy
Leatherieaf Fem
Sags
Hawanan tif Schefflera
Autumn Deer Grass
Austraiian Bluebeli Creeper
No Common Name
Bird Of Paradise
Cape Honeysuckle
Thyme
Pancess Flower
Star Jasaine
No Common Name
Yiola

Watsonia orbarica Flamboyant No Common Name

Westnngia fruticosa
Woodwardia hmbnata
Xylosma congestum
7antedeschia aethiopica

Succulent and Cactus Accents

Aeonium species
Agave species

Rloe species

Crassula argentea
Crassula taicata
Lracena graco
Jracena marginata
ichevena species
Euphortia ingens
Eupneria “Jery's Chowe’
Kalarchoe thyrsiiona
Opuntia species
Portulacana atra
Seoun{ species
Seneci0 mandral:scae
Y.CCa species

Coast Rosemary

Grant Chain Fern
Shiny Xylosma
Common Calla

No Commen Name
Agave
Ajoe

sade Plant

Ne Cemmon Nane
Dragon Free

N3 Common Name
Yo Commor. Name
Candeiahra Tree
Owart Euphortia
No Commcen Name
Oguntia
ttephant's food
Stenecrap

No Cnmmon Name

Yues:

Al COmmlSsicy
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Vines & Espaliers

Bougainvillea hybrids
Cathandra haematocephaia
Camellia japanica

Cissus antarctica
Clytostoma cailistegioides
Oistictrs buccinatona
Distictis ‘Rivers’
Enobotrya deflexa

Ficus pumila

Hibbertia scandens
Jasminum polyanthum

Magnolia grandifiora ‘titlte Gem"

Malus ‘Anna’

Passifiora alatocaenles
Podocarpus gracilior
Pyrostegia venusta

Sclandra maxima

Stephanotrs floribunda
Tracheiospermum jasminaides

810 SWALE ZONE

[oRw oy

No Commaon Name
Pink Powder Puff
Pink Powder Putf
Kangaroo Treebine
Vioiet Trumpet Vine
Blood-Red Trympet Vine
Royz! Trumpet Vine
Bronze Loquat
Creeping Fig
Gutnea Gola Yine
lasmine
Southem Magnotta
Apple
Passion Vine
Fern Pine
Flame Vine
Cup-of-Gotd Vine
Madagascar Jasmine
Star Jasmme

(AR~ B SR 3N =4 ¥ ¥

The bio swale planting will include plant material that wilf successtul filter the storm water runoff,
Trees such as native Witlows, Qaks, o+ Sycamores will be used along the edge condition with
the goif course. Shrubs will include Cattails and other shrubs that are tolerant of

wet conditions.

imgation- Below grade, seasona! conventional, overhead irrigaticn

Trees

Platanys racemosa
Quercus agnfolia
Salix goodingsi

Shrubs and Pesennials

Artemisia douglasiana
Bacchans emom
Bacchans salicifolg
Distichs spicata
Eleocharis macrostachya
Juncys mexcanus
luncus rugulosys
Leymus triticosdes
Muhlenbergia rgns
Pluchers odorata
Salix mndsiana

Satix 'asioiepis

Califorma Sycamore
Coast Live Gak
Black Witlow

Mugwort
tmery's Bacchans
Mule fat
Saitgrass
Creeping Spikerush
Mexican Rysh
Wrinkied Rush
Alkali Ryegrass
Deergrass
Sait Marsh Heabane
No Common Name
Arroyo Willow

OOKSTAL COmmiooi0N
A-5-RV02-3 2¢
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IONE K - TURE 20NE

Uoutie Bwar! Tat »escue suca as Medatlon i or Marathn il wil be used m non-fuaction
Gvent 2eas & Bybnd non seeding Bermuda 86355 5uLh as Titway &2 will be ysed tor the
function iawns

lingation- Below grade permanent. Convertionat. overhead :mgation

FLANTING NCTES

I Awide vanety af plant matenais nave been incluged as part of this legeng it is not
ntended that all the plant matenal listed witl Yo ncorperated ata the final design
The plant iegend also shculd ot be limdted to oaly the plant matena! listed, should
particular site candrbsons require specific attention.

MAINTENANCE NOTES

! The resart property will mamtain al 1andscaped areas shawn an ttus plan except for the
the area directty ad)acent to the expanded fishesmen's access parking lot The fandscape
Surtounding this parking ket wiil te maintamed by the crty of Rancho Palos Verdes.

IRRIGATION NOTE S

L. The ungation shail consist of head to heaq coverage of all propased planted areas separated
with the following systems

North. south east and west exposure
Landscape zones B-G as listed above
Top / toe ot siopes and fiat arsas
Simular precoitation rates

Pianted pots

2 The system shall be designed with tha inteat of a0 overspray onto watks, walls, windows
of straets.

3 Imgation heads will be offset from hardscape at greater distances 1o raduce Backspiash
and avesspray.

4. Theirngation system wll be designed with check valves in 3ch head o prevent low head

drainage. ang pressure ;egulator stems to equalize pressure throughaut each system
to increase apolication unifyiity

5 're.gauon will be designea tc operate withir 3 water wingaw of 1) pmto & am 1o
reduce irngathon gunng gublic use o the facinty appiication of w3ler Junng mnimat wind
ondHions, and reduced evapsration fosses

£ heungation contoiler wl e zapadie of the foligwing

Nulticle orograms to allow dverse controk of the separate systems within the faciity.
Muitipie start timas will allow adequate percoiation of applied water with soak Ume 1n belween
n <rder to help reduce run-atf. The contralier will have the ability to aliow ndepenceat station

' !have ¢ ANCTE, OAaRaRrInGl,
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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”, “turf mix”, “wildflower mix", “meadow seed mix”, and “pasture seed mix”
mixes). Whenever a prohibited 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 cyclopis

Acacia dealbata

Acacia decurrens

Acacia longifolia

Acacia melanoxylon

Acacia redolens

Achillea millefolium var. millefolium
Agave amernicana

Ailanthus altissima

Aptenia cordifolia

Arctotheca calendula

Arctotis sp. (all species & hybrids)
Arundo donax

Asphodelus fisulosus

Atnplex glauca

Atriplex semibaccata

Carpobrotus chilensis
Carpobrotus edulis

Centranthus ruber

Chenopodium album
Chrysanthemum coronarnium
Cistus sp. (all species)

Cortaderia jubata [C. Atacamensis]
Cortaderia dioica [C. sellowana]
Cotoneaster sp. (all species)
Cynodon dactyion

Cytisus sp. (all species)
Delosperma ‘Alba’
Dimorphotheca sp. (all species)

Drosanthemum flonibundum
Drosanthemum hispidum
Eucalyptus (all species)

ARA) O atorium coelestinum [Ageratina sp.
COAST LCG?unl'oSiﬁgg u inum [Ag pJ]

niculum vulgare

9 - 5 'RFV’GZ'?U'/ Gazania sp. (all species & hybrids)
Genista sp. (all species)
EXHIBIT #_‘_7_b___.tiedem cananensis
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Hedera helix

COMMONN

Acacia

Acacia

Acacia

Green Wattie

Sidney Golden Wattle
Blackwood Acacia

ak.a. A. Ongerup
Common Yarrow
Century plant
Tree of Heaven
Red Apple

Cape Weed
African daisy
Giant Reed or Arundo Grass
Asphodie

White Saltbush

Australian Saltbush

Ice Plant

Hottentot Fig

Red Valerian

Pigweed, Lamb's Quarters
Annual chrysanthemum
Rockrose

Atacama Pampas Grass
Selloa Pampas Grass
Cotoneaster

Bemuda Grass

Broom

White Trailing lce Plant
African daisy, Cape mangold,
Freeway daisy

Rosea Ice Plant

Pumple ice Plant

Eucalyptus

Mist Flower

Swert !

gro Prohibited Invasive Ornamental

Alg Plants (official list)
En
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Ocean Trails Lists of Prohibited Omamental Plants & Non-Native Weeds to be Eradicated, Cont.

Ipomoea acuminata

Lampranthus spectabilis

Lantana camara

Limonium perezii

Linania bipartita

Lobularia maritima

Lonicera japonica 'Halliana’
Lotus comiculatus

Lupinus sp. (all non-native species)
Lupinus arboreus

Lupinus texanus

Malephora crocea

Malephora luteola
Mesembryanthemum crystallinum
Mesembryanthemum nodifiorum
Myoporum laetum

Nicotiana glauca

Oenothera berfandied

Olea europea

Opuntia ficus-indica
Osteospermum sp. (all species)

Oxalis pes-caprae
Pennisetum clandestinum
Pennisetum setaceum
Phoenix cananensis
Phoenix dactylifera
Piumbago auriculata
Ricinus communis
Rubus procerus
Schinus molle

Schinus terebinthifolius
Senecio mikanioides
Spartium junceum
Tamanx chinensis
Trifolium tragiferum
Tropaelolum majus
Ulex europaeus

Vinca major

COAGTAL COmini

Blue dawn flower,

Mexican momning 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 Ice Plant

Little Ice Plant

Myoporum

Tree Tobacco

Mexican Evening Primrose
Olive tree

Indian fig

Traiiing African daisy, African daisy,
Cape marigold, Freeway daisy
Bermuda Buttercup
Kikuyu Grass .
Fountain Grass

Canary Island date palm
Date paim

Cape leadwort
Castorbean

Himalayan blackberry
California Pepper Tree
Florida Pepper Tree
Germman lvy

Spanish Broom

Tamarisk

Strawberry clover
Nasturtium

Prickiey Broom

Perniwinkle

REHIA

A-5-RPr-02-324
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Ocean Trajls Lists of Prohibited Ornamental Plams & Non-Native Weeds to be Eradicated, Coant. 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 designated as open space.

Cl 1

Avena fatua

Avena barbata

Brassica nigra

Brassica rapa

Bromus diandrus _
Bromus hordeaceus [B. mollis)
Bromus rubens

Carduus pycnocephalus
Centaurea melitensis
Centaurea solstitialis
Chenanodium album
~cdlium murale
Cirsium vulgare

Conium maculatum

Cynara cardunculus
Descurainia sophia
Ehiharia calycina

Ervaium cicutanum
Hirschteld.a incana
Hordeum leponinum
Lactuca semola

Malva parviflora

Mamubium vulgare
Pirtatherum [Oryzopsis] miliacea
Phalaris aquatica

Picnis echioides

Raphanus sativus

Rumex conglomeratus
Rumex crispus

Salsola tragus [S. australis]
Silybum marianum
Sisymbnum ino
Sisymbnum officinale
Sisymbnrium onentale
Sonchus asper

Sonchus oleraceus
Sorgum halepense

Taraxacum officinale
. Tnrudise tarmmetrie

Weed Plants to Be Eradicated
(official list)

MON NAM

Wild oats
Slender oats
black mustard
field mustard
fripgut grass

brome grass, soft chess

foxtail chess
Italian thistie

yellow star thistle
Bamaby's thistle
pigweed, lamb's quarters

goosefoot

bull thistle
poison hemlock
artichoke thistie
flixweed

veldt grass
filaree

perennial mustard

foxtail barley
prickly lettuce
cheeseweed
horehound

nce grass, smilo grass

harding grass

bristly ox-tongue

wild radish
creek dock
curly dock
Russian thistie
milk thistle
London rocket
hedge mustard
Eastern rocket

prickly sow thistie

sow thistle
Johnson grass

dandelion
punm’,e vine CURO TAL CONMIMISSIO™

cocklebur

A-5-RPV-02-3c (
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SCIENTIFIC NAME
Acacia cyclopis

Acacia longrfoha
Acacia melanoxylon
Ailanthus altissima
Aptenia cordifoha
Arundo donax

Avena fatua

Avena barbata
Brassica nigra
Brassica rapa

Bromus diandrus
Bromus mollis

Bromus rubens
Carduus pycnocephalus
Carpobrotus edulis
Centaurea melitens:s
Centaurea solstitialis
Chenopodium albbum
Chenopodium murale
Chrysanthemum corananum
Cirsium vuigare
Conium maculatum
Cortadena atacamensis
Cynara cardunculus
Cynodon dactylon
Descurainia sophia
Erodium circutanum

Eupatonum (Ageratina) adenophorum

Eucalyptus globulus
Foeniculum vulgare
Hirschleldia incana
Hordeumn leporinum
Lactuca semola
Lobulana mantima
Maliva parvifiora
Marrubium vuigare
Mesembryanthemum crystalinum
Myoporum laetum
Nicotiana glauca
Oryzopsis mikacea
Oxalis pes-caprae
Pennisetum clandestinum
Pennisetum setaceum
Phalans aquatica
Picns echiotdes
Raphanus sativus
Ricinus commurnis
Rumex conglomeratus
Rumex cnspus
Salsola australs
Schinus molle
Schinus teresinthdolius
Senecio mikanwoxdes
Silypum mananum
Sisymbnum irio
Sisymbnum officindle
Stsymbnum onentale
Sonchus oleraceus
Somghum halepense
Spartum junceur
Taraxacum officinale
Tnbulus terrestr's
Tropaslolum majus
Vinca major

Xanthium spincsus

CNPS

TOMMON NAME
Acacia

Sxiney Goldun Wattky
Blackwood Acacia
Tree ol Heaven

Red Apple

Giant Reed or Arundo Grass
Wild Oals

Slender Oat

Black Mustard

Fiald Mustard

Ripgut Grass

Brome Grass. Soft Chess
Foxtait Chess

talian Thistle

Hottentot Fig

Yellow Star-Thistle, Tecolote
Barnaby's Thistie
Pigweed. Lamb's Quarters
Goosefoot

Annual chrysanthemum
Bull Thistle

Poison Hemiock
Pampas Grass
Artichoke Thistle or Cardoon
Bermuda Grass
Flixweed

Filaree

Eupatory

Eucalyptus

Fennel

Pearennial Mustard
Foxtail Barley, Mouse Barley
Prickly Lettuce

Sweet Allysum
Cheeseweed
Hovehound

Common lce Plant
Myoporum

Tree Tobacco

Smilo Grass

Bermuda Buttercup
Kkuyu Grass

Fountain Grass
Harding Grass

Bristly Ox-tongue

Wild Radish

Castor Bean

Zraek Dock

Zurty Dock

Russian Thistie
Caltomia Pepper Trea
Flonda Pepper Trae
Serman lvy

Milk Thistle

London Rocket

Hedge Mustard
Eastern Rocket

Sow Thustie

Johnson Grass
Spanish Broom
Candetion

Pyncture vine

Nasturtium T &

Earnwiiikia
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APPENDIX A NON-NATIVE INVASIVE PLANTS IN THE SANTA MONICA MOUNTAINS
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[RANCHO FALOS VERDES

PLANNNG, BUILDING. & ©ODz ENFORCEVENT

RECEIVED

 CITVOF

March 24, 2003

Ms. Melissa Stickney, Coastal Program Analyst South Ceast Region
CALIFORNIA COASTAL COMMISSION
200 Oceangate * Suite 1000 MAK 2 8 2003

Long Beach, CA 90802-4302
CAUFORNIA
COAS AL 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 / 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 access o thg SRNExbHRS A
Como tL LuniniooiGN

A-5-RPV O0U32Y
EXHIBIT #__ 8@
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COASTAL COMMISSION - ROCK REVETMENT
MARCH 24, 2003
PAGE 2

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.

Building and"Code Enforcement

Attachment
» Aerial Photograph
+ March 3, 2003 Coastal Commission Staff Letter

C. Mike Mohle-, Destination Development Corporation

; a¥al i i sl
consTht COmmiosiG
—
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The Long Point property contains Coastal Bluff Scrub habitat along portions of the steep bluff
faces. Additonally. the property contains a very small area of jurisdictional wetlands. Other
than these two arcas (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:

LLand Use Designation

City Document Land Use Designation

.Com. Rec.
Natural Hazard

i General Plan Land Use

[Natural Overlay |

Designation [Soc./Cult. Overlay N i
[Urban Overlay
irCom. Rec.
;r.-\griculturul S
Coastal Specific Natural Hazard o
Plan .Limd' Use Natural Overlay o
i Designation [Soc./Cult. Overlay i
! [Urban Overlay
CR (Com. Rec.) K
OH (OS Hazard)
Zoning Natural Overlav -

'Soc./Cult. Overlay
Urban Overlav

The Planning Commission and City Council determined that the project 1s in conformance with
these land use designations.

2003 MODIFICATIONS TO PROJECT DESCRIPTION

Additonal Coastal Access Trail — scaward ot eastern Cuasita butldings. Trail 1o serve as
Iink between shoreiime access ADA trarl (from Lower Pooly and Vanderhp Trail seaward
of existing residential umits adiacent teasterivy of Long Point property.

2. December 24, 2002 Letter to CCC statt - noting our comnutment to remove invasive
vegetation near the arrovo willow in the southeast portion of the Long Point site as a pant
of project implementation. Further. we will plant some additional “support” willows or
other appropriate vegetation to help ensure long-term viability.

Casita Building at Top of Shoreline Access ADA Trail - letter noting our commitment 1o
install thermal msulation and double-paned glass on building.

—

[99)

ANAY oy AANARA oot '
CL)AO:HL vUInv 00!0:\

A—5-RpV-0L-32Y
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We have ulso attached some “Additional Information” that may also be of use to vou.

We look forward to a hearing before the Coastal Commission in Long Beuch in June.

~

Mic#hacl A. Mohle)
Vice President

Attachment

COASTAL COmmISSION

A-5-RAf0z2-32Y
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DESTINATION

DEVELOPMENT CORPORATION

ViT7TT San Vicente Boulevarc, suire v0 O Los Angeies. Calitorma 9iudy 1et 1300 820-0000  pax 310 16T

March 23, 2003

Califormia Coastal Commiuission
Aun: Melissa Stucknev. Coastal Proeram Analyvst

: S - r
South Coast Area Office SBtEEE'v D
200 Oceangate. Suinte 1000 v oast Region
Long Beach. CA 90802-4302

MAR 2 8 2003
Re:  Proposed Long Point Resort
CDP A-5-RPV-02-234 o CALIFORNIA
Modified Project Description ASTAL COMMISSION

Dear Ms. Stickney:
In accordance with your request. please note the following:

PROJECT DESCRIPTION — AS APPROVED BY CITY OF RANCHO PALOS VERDES
ON AUGLUST 28.2002

Project Acreage / Location

The project site consists the 1021 acres of the Long Point parcel. formerly housing the
Marnneland Aquatic Park. The street address 1s 6610 Palos Verdes Drive South. Rancho Palos
Verdes. CA 90275,

Project Land Use Components

The proposed preject includes a variety of uses. which are 1dentified in the following table:

Land Use Description
Component
Hotel <00 rooms, nciudinyg some treesian dm" bungalow urits. on o 33 6 aere poruon of

the Long Portproperts Anciiiary uses are discussed separately below . (Same
Number of Rooms as CCC 1995 Approval)

Casias S0 (030 maximum possibie accommodations due to the abihty tor mulupie
keving ol up 1o three Kevs per casita). These umits would e tor sale. but the
owners of the individual units would be allowed to occupy the units 4 maximum
of 00 days out of cach year. with o maximum singie visit duration ot 29 cavs.
When not occupred by an owner. each umit would be part ot the hotel leasing

pool. Conditions o approval to this etfect have been ¢ do]ﬁﬂ ROTA ﬂﬁnnnn S:Cr

/4‘5'-@0/'02—-32‘4

A disunctive expertence provided by Destination Hotels & RnnrtEXH'BIT #
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Land Use Description

i Component
Resort Villas 32 single xeved umns. These units would be for sale. but the owners of the
individual units would only be wilowed o0 occupy the units a maximum ot 90 davs
out of each vear. with 2 maximum single visit duration ot 29 davs. When not
, j occupied by an owner. cach umt would be part of the hotel leasing pool. |
' Conditions of approval to this eftect have been adopted.
Pubhc Golf Driving range golf academy and a three-hole practice course (ranging between a
- Practice Facihty  par 3 through a par ) on 32.5 acres of the Resort Hotel Area. ’

Conterence Center  68.000 square feet including banquet  conterence space. and convenience
services retail sales (this includes hallway “tlow™ space).

Restaurants 3 to 4 Public Restaurants
Spa  Funess 20.000 10 25.0000 square ieet. Spa to be available tor pubhic use as well as hotel
Center ' guest use,
Tennis Courts © 2 courts
Natural Habutat 7.9 acres, consisting of 6.7 acres of bluff face and 1.2 acres of newly created
Conservation Coastal Bluff Scrub Enhancement Area on the Resort Hotel Area. Additional |
Enhancement native plant areas on project edges.
Area
Pubhic Tranls Approximately 3.8 acres (4 nules) of dedicated public trails and trail corridors.
~ncludmg ADA access to shorehine arca and connectivity to existing regional
‘ - trails.
Public Parking 100 deed-restricted public parking spaces. consisting of 50 additional spaces

adjacent to the Point Vicente Fishing Access and 50 spaces located in the mnterior
of the Long Point property. serving the nearby coastal access points.

Resort 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 t 2.2 acre park within the coastal zone adjacent to the Pt. Vicente Fishing Access.

{More than double size of park in 1991 Approval)
Gol: Mamtenance A facility to house the equipment used for golf facility mamtenance 15 proposed
Faciliy adjacent 1o the tennis courts and below clubhouse.

Site Description

The Long Point property contains remnants of the prior Marineland Aquatic Park that ccased
operation on the property in 1983, A large expanse of parking area. vacant buildings in various
states of disrepair. industrial tvpe buildings uulized as office space. and the Catalina Room
banquet facilitn” exist on the property at this ume. Additionally. a public coastul access point
exists mothe southwestern area or the property. and public parking 1s avarlable adiacent to this

access pomi. The coastal access 15 open to the public between dawn and dusk each dayv. In

addiuon to these uses. filming activities frequently occur on the site.

' The Catalina Room use of the property was approved under Conditional Use Permit No. 187 on May 23,
1995, wnicn remains vahd at tnis tme.
- Urgency Orcinances No's. 213U, 214U, anc 216U acdcpiec by ine City Council upon the ciosure of

Marineiand esiabiished a requrement for coasial access anc pudlic parking Qntne Lgp&ﬁgwtg;@pﬁf}q
between the hours 0of 8:30 am and 400 pm eacr cay éur\o} L LUV OV,

A5-RPr-02-32Y
EXHIBIT #
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ADDITIONAL INFORMATION

The proposed Resort development consists of the main hotel building, bungalows. casitas, resort
villas. and recrcational structures that are plotted 1n a manner that cohesivelv connects the resort
bulldings as a Classical Mediterranean Village. The following discussion generally describe
each of the proposed structures.

Resort Hotel - The main resort butlding consists of muluple levels that accommodate 3600 guest
rooms. restaurants. bar lounges. banquet facilities. meeting rooms. and retatl service space. The
hotel building will also mclude an underground parking garage that will accommodate 60
parking spaces. The hotel building 1s designed 1o step with the natural topography of the land.

Resort Villus — The proposed resort villas. located immediately adjacent to Palos Verdes Drive
West and the Resort's entrance. will consist of thirty-two (32) units that will be individually
owned with limited stav. as well as serving hotel guests for a minimum of 75% of the year. The
proposed villas will be constructed with similar matenials as the hotel building, providing
contmunty and consistency with the architectural theme of the Resort. The buildings will consist
of two-story. tour-unit structures that provide two 1o four bedrooms. with individual floor plans
ranging between 2,000 and 2,300 square feet. Each unit will maintain a two-car garage with
Kitchen amemties.

Resort Bungalows — The proposed Bungalows (40 rooms) are situated south of the hotel and
consist of tive (3). two-story structures that are arranged around the Sunset Pool Area. Each
Bungalow will provide sleeping quarters as well as hiving rooms for hotel guests that range
between 430 1o VOO square feet.

Resort Casita — The proposed Casitas will provide overnight resort accommodations in a flexible
room tormat where sizes. amenttics. and number of bedrooms may be adjusted to suit specific
cuest needs. The project will consist of twelve (12}, one-story and two-story buildings that
provide & maximum of 1530 rooms. The Casitas are located to the east and west of the hotel
butlding around individual pool areas. The Casitas will provide guests with additional amenities.
more commoniy found in custom homes. The Casitas will resemble the Classical Mediternanean

s
architectural theme seen troughout the Resort.

Accessor Structires - A previousty mdicated. the proposed prorect consists of several

doeessony sirictures, sach as pool hotsess cabanas. public restrooms and a colt clubhouse. These

structures sl be conztructed o simntlar matenials used throughout the resort, L
Parking Struciure = The puarking garace will be parnally notched mmto the ground o gnve the
visual appearance of an on-grade surface parking ot as seen from Palos Verdes Drive South.
The proposed structure wiil be finished 1 carth tone stucco resembling the hotel architecture.
Furthermore. as a means of screeming. fandscaping 1s proposed alony the exterior facade. as well

as carth berms that will visuadly megrate the structure into surro?mdmg-fmamh””ISS,G\'
LUWRO itk VO v,

k=5 -RPV-02-324

EXHIBIT #

PAGE S _ OF 1D 5




Hotel Operation

The Cuty 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 davs per calendar vear.
and no more than 29 consecutive days at any one time. The condition also specifies that when
not occupted 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 vear round. while the Villas would operate as described above. The owner's use of
a Custta unit would be limited to a maximum of 00 days per calendar year, which 1s 30 days less
than the limit for the Villas. Furthermore, an owner can only use their unit up 1o a maximum of
29 consecutive dayvs, stmilar to the operation of the Villas. The balance of the vear. 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 | 392,275 392,273 784.550
Circulation

The Environmental Impact Report (EIR) as certified by the City of Rancho Pulos \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 [30-foot minimum left tum pocket for vehicles traveling west of Palos Verdes Drive
South and desiring to turn left into the hotel’s main entrance: a traffic signal shall be installed at
the project entrance: and install certain roadway improvements at the intersections of Stlver Spur
at Hawthorne Boulevard. Hawthorne Blvd. at Palos Verdes Drive North. and Western Avenue at
25" Sireet. The Project was determined not to result in any adverse traftic tmpacts at jocal
streetls or intersections.

ParKing

The current proposal includes a parking supply of 1.075 spaces, of which 10U spaces are
designated and deed restnicted for public parking.  As proposed. the parking totals will include
surface parkmy (040 spaces). structure parking (375 spaces) and subterrancan parking (60
spaces). Approximately 30¢ of the total parking supply will be valet,

L3R TAL ConlSSI0N
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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:

Habitat Conservation / Enhancement Acres
. Bluff-face/Habitat Reserve l 6.7
| Coastal Bluff Scrub Enhancement 1.2
7.9 :

Total Habitat Conservation Area

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 (1.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 mutigation 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 less 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 re- . e project.

Recreational Resources And Uses

The proposed pre -+ ncludes a variety of recreational opportunities available to the general
public. mcluding . aslal access points. passive recreational arcas, and the golf practice
facility.

Public parking areas are provided on the Long Pomnt 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 ! » forn: Pomt site. A comdor of trails also runs along Palos Verdes Drive
South, as discusscu i the irails 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 1s more than twice the size of the park area required on the Long Point property as part of
the current entitlements approved by the Coastal Commission in September 19917

Trails. Coastal Access. And Bikewavs

The proposed project includes a number of traifs on the Long Point property in accordance with
the Citv's Conceptual Trails Plan (CTP1. Segments C3 (Marineland Trail), D4 (Long Pt Trail),
E2 (Flowertield Trail). and J2 (Caté Trail) are all implemented in general accord with the
provisions of the Conceptual Trails Plan. A linkage between the Long Point site trails and
scgment DS (Vanderhp Park Trail) would also be completed.

* See Coasta: Commission Appea No  A3-RP\-81-25 Sia¥ Repor Spewsed Fi~ TQ;E@AT(QHMPS
Sepiember 11,1891 Concition of approva numner il ©. ¢ 3 LUuRno Ltk U OOIU.‘.
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The proposed 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 bevond the 8:30 am to 4:30
pm ume 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 o one hour after sunset.”

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 Il lanes are
already in place. and the project proposes to improve the off-street lanes in the hnear park area
along the Long Point site’s street frontage.

1991 Entitlements For Long Point Property

The Long Point property currently has enutlements for a similar resort facility. These
entitlements  (Conditional Use Permit No. 136. Grading Permit No. 1246, and Lot Line
Adjustment No. 38 171991 Approval™!) were granted by the City of Rancho Palos Verdes on
Julyv 2. 19910 and subsequently approved by the Calitormia Coastal Commission on September
14, 1991 (Coastal Development Permut 3-000-000. The entitlements have received extensions
trom the City and the Coastal Commission since 1991,

The tollowing table offers a comparison of the components of the existing entitlements to those
contemplated by the proposed project:

Coastal Development Permit Entidement Comparison

Land Use 1991 Approval Current Proposal Difference
SComponent e,
Hotel 290 rew rooms SUU e rooms No additioni: rooms
VO returbished tinciuding bungdiow
roOms unis)
Casnias MY + 30 tup to three kevs per Existing approval silent on mulupie
, Ceasita) kevs
Resort Vilias Nong 32 Villas 32 addiuonal resort villas

*See RPVMC § *2 "3 230 rezar 2imQ RoJTS 107 strests patks anc EOCTNBIEN fagi mﬁﬁ?hgﬁﬁi NS
siandarc. VRO Lk VOO O \!
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Land Use 1991 Approval Current Proposal Difference ;

Component
Golt Course 9 hole executive  3-hole golf practice 6 less golt holes in current proposal
course with ractliny with dniving range
support factlities
i Conterence ; 30,000 sq. ft. plus | 68,000 sq. ft. consisting . Additonal space and related !
" Center unspecified “flow  of banquet conference - services in current proposal.
space”. and 'area. “flow space”. and
convenience convenience services
services retarl i rewnl sales
_sales
Restaurants Galley West Maximum 4 Restaurants 1-2 additional restaurants in current
Restaurant proposal
rehabiliation and
‘ main hotel
1 restaurant ‘ i
" Spa - Fitness I 25.000 sq. ft. Maximum 25.000 sq. f1. I No change ’
Center !
Tennis Courts 8§ courts 2 courts . 6 less tennis courts |
. Country 30,000 sq. tt. i No equivalent | Less commercial space 1n current
. Market ' Caf¢ - proposal ;
{ Public Park | Lacrerequired 2.2 acre - 100% increase in areas dedicated to |
i Area (on Long | by Coastal | parkland on the Long Point ’
Point) Commission i property.
' conditions ( '
. Total Acreage ; 102.1 acres 102.1 acres No change. |

As indicated m the above table. the proposed project in comparison with the existing
entitlements 1s similar i that the Long Point Resort project remams as a mulu-faceted
destination resort. The environmental and architectural quality of the current proposal 1s superior
to that of the 1991 Approval. Additionally, 32 resort villas that were not part of the original
approvals, 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 facihtics identified 1n the above table. the current proposal includes a maximum of seven
(71 swimming pools. spas and or jacuzzis: and a larger system of pubhc walkwayvs. jouging
paths. bike trails Iinking publiic arcas and amenities. and passive recreation areas (public lawns.
public scenic overlooks. and pubiic scatuny arcas).  In approving a Coastal Development Permint
in 1991, the City of Rancho Palos Verdes and the Coastal Commuission adopted conditions of
approval that required re-submuual of certamn aspects o the approved project for additional
review prior to project implementation.  Adherence 1o 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.

WE I e RARNAION] R
S.xur.-.;T,'-‘;L 'uumullm)n \l
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Melissa Stickney

From: Bartlett, David E. [dave bartlett@cox.net]

Sent: © Monday, April 28, 2003 2:49 PM <e

To: Melissa Stickney South ‘C.:otcls vaeEglizn

Cc: Mike Mohler; Mike Mohler (E-mait)

Subject: Re: Long Point APR 2 8 2003
Melissa: CALIFORNIA

Please consider this message our written response.
The plan for public access during construction is:

"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

i U R T i T U g i U g i S gy

D. Bartlett Associates, Inc.

Land Use & Planning Consultants
David E. Bartlett

30322 Esperanza Avenue-Suite 200

MNARAOTES ﬂnnnnu‘nﬂlGN

Rancho Santa Margarita, CA 92688 VUHY ik VU0
Office: 949-635-3144 A-5-RProz-32Y
Fax: 949-635-3145 9

Mobile: 562-708-6062 EXHIBIT #

E-mail: dave.bartlett@cox.net PAGE _ 10 OF_/0
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On 4/28/03 8:52 AM, "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.

282003
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Melissa Stickney

From: Bartlett, David E. [dave bartlett@cox.net]
Sent:  Tuesday, May 13,2003 11:12 AM
To: Melissa Stickney

Cc: Mike Mohler MAY 13 2003
Subject: Re: Long Point CALlFQRMA

AhwEIVEL
South Coast Region

Hi Melissa:

All new and existing trails will be public.

All new trails will be ADA accessible with the following exceptions:
West portion of the Long Point trail

Shoreline trail
Entry road trail

W 9 -

Bicycles and pedestrians (combined trail) will only be allowed along the PV Drive
South corridor, the entry drive and to the public park. All 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. CORGIAL CunmlosiGH
Land Use & Planning Consultants L. RWW0L-32Y
David E. Bartlett A-5-R 3
30322 Esperanza Avenue-Suite 200 EXHIBIT # IO
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CITY COUNCIL MEMORANDUM - LONG POINT
JUNE 18, 2002

v Shsft No 1- one shuttle 6 a.m.to 10 a.m. 8 round trips

g Shift No. 2 — two shuttles i t0am.to2 p.m. 16 round trips
{[ Shift No. 3 — one shuttle (L 2p.m.to6pm. 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
resuit 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 ihe 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 parkin:: 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 “:rther study of the parking.” As part of the Coastal Commission's
review of an appeal ¢f 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.

COASTAL COMMISSION
S artac“ed Constal Commrssmr Staf Reoort Re..sec Fncings. cated %Hfﬁ)é‘r#*_ 1991,

Cong:tron I, PAGE OF
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CITY COUNCIL MEMORANDUM - LONG POINT
JUNE 18, 2002
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Since the _prgposed project does not consist of an independent |and yse but rather
qultiole uses including hotel accommodations, _Rapguet facilities, restaurants. and 2
golf caursethe appiicant’s traffic engineer (LSA Associates) prepared a shared parkipg

s_ty_dy.8 According to the shared parking study, the Institute of Traffic Engineers (ITE)
Parking Manual cites a range of 0.73 to 1.33 parking spaces per room for
resort/convention hotels, whereas the Resort Hotel Traffic Study cites a range of 0.80 to
1.39 spaces per room, and the reference book Hotel Planning and Design suggests
0.80 to 1.4 parking spaces per room. Considering the aforementioned parking rates
and that the proposed operations of the project, the applicant's traffic engineer believes

that g parking rate of 1.4 or 1.5 spaces per room would be appropriate for the project
design,

Assuming a rate of 1.5 parking spaces, the proposed project, with 5§50 rooms (hotel
rooms, bungalows and multipie keyed casitas units included), requires 825 parking
spaces. It should be poted that the resar villas are designed with a two-car garage and
) . oince Me
project consists of 925 parking spaces, a surplus of 100 spaces will be 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 tabie summarizes the acreage of the significant resources as' they will
exist on the Resort Hotel Area as a result of the project implementation:

" Mabitaf Clnscidfiliti Effancoment | Iy
Bluff-face/Habitat R’heelrve“ ‘. | |

i 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

and the Coastal BIuff Scrub along the western bluffs, would begsadHteE EMRRASSIBN
significant levels. ;45 RW—&.SZ({

® See LSA stucy dated May 24, 2000 wnic s attachec IXHIBIT
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Conformance with City Cond1t1ons

A1l 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 been 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 I.CP in order to be effective.

ITT. FINDINGS AND DECILARATIONS 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 gg;g]gg plan which calls for

1,007 subterr i i jC
in In addition, the plan calls for a nine hole golf course and a

Qarking spaces. s
25,0 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 [nternational 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 Mediterranean style with a height 1imit 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. 0On the inland side buiidings shall be a maximum of four floors

and th ¢ 1d i f five f) . 1h
cal1s For a Lrail netwark wiinvicta moinge € PrOPER é‘fAE EWM@éP N
&-RPV-02-32Y
=XHIBIT #

wee 128 oF




Page 3

a public passive recreational and public parking area on the northwestern
coastal portion of the property. (See txnibit 9) This plan shall include:

western portion of

ea shal a1so include a turn-out area for b1cyc11sts separate
from vehicular traffic and with racks for a minimum of 50
bicycles;

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. Signéﬂéhall 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.

Signage

Directional s*yn: <~all be posted on Palos Verdes Drive South on both
sides of the road advertising the above public recreational area. These
signs shall be legible for at least 100 feet.

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.

In-lieu Fee

Prior Lo 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 Lhe 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 V1S1té(Ui§? %
overnight accommodations such as hostels or campground facili AL 0MM|SS|0N

V02-32!
EXHIBIT #
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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 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. Conformance with City Conditions

A1l 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.

INI. 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 Mediterranean style with a height 1imit 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 which is designated in the -Coastal Specific Plan as

Commercial/Recreation, including the 17-acre vacant AbGEIAG TALe COMATISHIG N
A-85-RV-02-82Y
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which is currently agricultural uses. The Development 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 lLong 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 (A5-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 lLocal Coastal Plan and the Coastal
Act.

C. Recreation

f"ln.’:!\l!,(\(.:!' i

Section 30213 of the Coastal Act contains provisions for (LS;EEZZAS{}Onule;)o.Lué
encouragement and provision of low-cost visitor-serving faci]ities, the

% -RAV-oL-32M
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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 Tlow-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 lLand 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 ACtam nocrpt mrnnnAlO eI
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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 QOF
WILDLIFE OR VEGETATION, THESE WILDLIFE
HABITATS ARE SIGNIFICANT BECAUSE QOF 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

ENVIRONMENTAL CHARACTER T0O THE CITY WHICH,
IF TO BE PRESERVED, REQUIRES CONSIDERATION
OF THE NATURAL DRAINAGE SYSTEM AND TOPO-

GRAPHY.

THE AREAS FOR PRESERVATICN 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
s \Z

7 c> r natural vegetation crm-10 E manne mamntenance
I x%j m m
- > B
g (-\’. :C.; {‘WM wildlife habitat crm-9 E marine preservation
»
* ! ;:‘ hydrologic factors crm-8 r marine restoration
=2 .
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= LONG POINT RESORT ENVIRONMENTAL IMPACT REPORT

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 southem 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. tnr-addition
te-fFocused surveys have been conducted for the coastal California gnatcatcher-in
1958, e-hostptentsurvey-forthePacific pocket mouse, Palos Verdes blue butterfly,
and El Segundo blue—butterfly—was—conduected—n—+399«(Budek—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

-——) El Segundo Blue Butterfly (Euphilotes battoides allyni). The El Segundo blue
butterfly is a federally-listed Endangered species. This butterfly was previously
known to persistii%7 just a few remaining fragments of dune habitat along the Los
Angeles County coast from Los Angeles Intemational Airport to Palos Verdes. The
largest remaining population of this species is found on the property of the Los
Angeles Intematicnal Airport. The El Segundo blue butterfly is not only threatened
by loss of habitzt, but by threats to the continued survival of its host plant. Ashy-
teavedCoast buc,kwheat tErrogenumreineracensyis 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 hutterfly adult flight period is Meay-threughJdune{Gearth-and-Tiden
+986)mid-June = August.

———-’ The host plant (coast buckwheat) for the El Segundo blue butterfly was identified
on the UPYARHA during the 1999 and 2001 focused surveys. Associated with the
locations of the coast buckwheat, a population ndo blue b
found on the blufftops, Dluff faces. and foot of the bluffanthe wastgrn portion of the
RHA during the focused surveys conducted in 20041, _Most of the butterflies were
observed in the stretch of bluff north of and around the narrowpoint located
immediately north of the Long Point®. This is a stretch of biuff 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 coaew W?ébé‘ Sﬁ-" )-
AS- A ~02-32
* Geographic feature identified on USGS ‘opogranhic map
c exnin «_ S 15a
PAGEré_Lgﬁg)EI Resources
JN 10-024194 5.3-29 July 31, 2001
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LONG POINT RESORT ENVIRONMENTAL IMPACT REPORT

The ashy-teavedashy-leaf buckwheat was found within the coastal sage scrub and
southem cactus scrub habitats on the UPVAWM@WW and
within the disturbed areas of the RHA along tie bluff habitat areas. As discussed
previously, the El Segundo blue may also use the ashy-leaf buckwheat. Therefore,
focused surveys were also conducted concurrently on the UPVA during the period
when the El Segundo blue butterfly was identified-on-the- BPVA-the-appropriate
dune-habitatfor the-species-wasnet—Therefere-theknown to be flying on the RHA.

The El Segundo blue butterfly iswas not expeeted-to-oecurobserved on the UPVA
or-RHAdte-to-a-Hackofsuitable-habitatduring focused survey efforts.

Palos Verdes Blue Butterfly (Glaucopsyche 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 southem haif 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
Tiden 1986); such as milevetch—or—rattleweed—(Astragaius—trichopodus
tenchtsiocoweed that is used by the Palos Verdes blue butterfly. In addition, this
speeiesthe Palos Verdes blue will also lay its eggs on deerweed<{totus-scoparius).

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 southem cactus scrub in the UPVA H—ts

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 Spadefoot Toad (Scaphiopus hammondi). The western spadefoot toad is
afederal Species of Concern, a Califomia 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 westermn 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 .
A8 - Kﬂ 'M ‘/ Biological Resources
JN 10-034194  EXHIBIT #M 5.3-30 July 31, 2001
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llczure 11 areas for consideration of public health and safety
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NATURAL OUTCROPS. GRADING RESPECTING
NATURAL TOPOGRAPHY, ROADS AND DRIVEWAYS
FOLLOWING NATURAL TOPOGRAPHY TQO 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

figure 13 natural environment element

R

THESE AREAS ARE CHARACTERIZED BY STECEP,
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.

s
5 ’*’

extreme slope crm-1
geologic hazard crm-3

marginally stable crm-4

fiood -inundation hazard crm-7
high slope crm-2
insufficient information crm-5
wildland fire crm-6 r
hydrologic factors crm-8

THE CITY OF RANCHO PALOS VER‘DES
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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
INFORMATITON.

IHE ABOVE CLASSIFICATION SYSTEM IS BASED ON
TIHE ANALYSIS OF EXISTING GEOLOGIC DATA, BOTH
PUBL ISHED AND UNPUBLIGHED. SIGNIFICANT GAPS
STILL EXIST IN THE AMOUNT OF DETAILED GEO-

figure 5 geology

INFORMATION AVAILABLE ON RANCHO PALOS
VERDES TO NECESSITATE THE INCLUSION OF A
'"GRAY ZONE'' (CATEGORY 3) BETWEEN AREAS THAT
ARE KNOWN TO BE FREE OF GEOLOGIC PROBLEMS

AND THOSE KNOWN TO BE RESTRICTED BY GEOLOGIC

CONDITIONS.

LOGIC

THE GEOGRAPHICAL DISTRIBUTION OF THE ABOVE
CATEGORIES 1S 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 PROVISIONA_L COASTAL SETBACK
ZONE, NATURAL ENVIRGNMENT ELEMENT, AND
RESPECTIVE SUBREGION SECTIONS.

/?rodgd' Sie

THE CITY OF RANCHO PALOS VERDES

2 marginal stability
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figure 7 landshdes

LTS
NA

p
Sa < ? R

A

THE CITY OF RANCHO PALOS VERDES

active jandshde

probable landshde

\v\ lo Isoolmoo ]3200

U m
> D !
o = DO ;_
ma% \.
o8, (7]
— -
> ) .
* :Nbr-
o '
\\CD
v
=
N
| ©
Wo
"22
p vt 1 T THE DISTAnCE FRUM THit F AUL T AHID
MAKE UP> Tt A b T IO ARE AL [ty
Lt

GE oo e e
Gt HIE B AL MORE
[Hic U e O BBY L AHD [ 14
CIAGTAL REGTOH ANID

SEVvERE o wAvE PPATTERIY wit !
THE SOUTHERN PORTITNN uf
PROGRESSTVELY DIMI
DTS TANCE

it
1L TOWARDS ThE w1 Wit 14 THE
Foac TOde T CuUPLeLD wlTH GUREACE P AL TR
FORMAT TOH 0 TERRACE DEPOST 1), THE
TARLE 4 ANl BE

(Morire ity
Ir e AT TON GPE CTIRA Bt D il
fr it b IveE MAGNI TULES.

AMIL
1t O Uk THL

boxXtL o«
INDICATE THAT

DATA
OfF 9.6 OR

DRAWN F RUM

WITH A MAGHNI TUDL
GROUIMD SHAKING WHICH

(MDF REQUIREMENTS,
THITE RVAL FOR SUCH

CONCL U TONS
CARTHUUAKES
GREATER wiLL INDUCE
CEEDS Unmyrorm BullbING
I HiE DO TED RECURRE MG

EX -~
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5.6 AND 300 YEARS FOR A MAGNITUDE

THE '"'"MAXIMUM CREDIBLE'' EARTHQUAKE FOR THIS

FAULT IS A 7.7 MAGNITUDE. SINCE THE RECUR
RENCE INTERVAL FOR AN EVENT OF THIS MAGNTI-
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. BEcAuUSsE




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
PaL0os 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 METHOD:
° HORIZONTAL BOUNDARIES

RIGHT EDGE FROM THE BEGINNING
POINT OF A CONTINUQOUS VIEWING
STATION TO THE RIGHT EDGE OF THE

figure 26  visual corridors

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 HORTUZONTAL

WAS USED.

k\\

malibu
coast

" pt. fermin

marineland

) . catalina
view corridors
horizontal boundaries

\_/ﬁﬁ;; arie
:’ ' _ direct full  &'mdirect  vertical zones
. : £ﬂ< @® iandmark z m zone 1
- O T K} - catalina —
catalina = = . .
T3V [ K W 7772 I A B
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Building Design Standard_s

49)

50)

51)

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)

Conference Center / Banquet Facilities — 60,000 square feet

Restaurant, bar and lounge - approximately 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)

Tennis Courts — two tennis Courts

GcZehool / Club house — 8,000 square feet.

Goit"Cart and Maintenance Facility (adjacent to tennis courts) — 4,000
square feet.

Parking Structure — 180,000 square feet (459 parking spaces; 239 spaces
on the lower level and 197 on the upper level).

Lozkout Bar — 3,500 square feet

Resort Hotel Entry Trellis — 250 square feet of roof area

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
conditior, 5 not exceed the permitted square footages.

“he maximum heights of the buildings approved for the project site shall not
exceed the following criteria:

Hotel Building

a.

b.

Maximum roof ndgeline 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.

Co STA[_ Conditions of Approval
OMMISSL%\JZ esolution No. 2002-71

August 28, 2002

SXHIBIT # iZZa. Page 11 of 37
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C 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.

d. 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.

e. 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
owest 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.

Villa structyre is located within the visual corridor of Vertical Zope 1, 3s identified
on the site plap it shall not exceed a maximum.height.of 16 feet, as measured
from the lowest adjacent finished grade to the top of the highest rggfrdgeline

Ll A

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 Facdity - 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 onditions o rova
M-85 -RPV-02- 324 Resolution No. 2002.71

August 28, 2002
EXHIBIT # . ZZ Page 12 of 37
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52)

54)

55)

56)

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

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 and
submitted to Director of Planning, Building and Code Enforcement prior tc
final framing certifications for each building.

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

Glare resulting from sunlight reflecting off building surfaces and vehicles shall - »
mitigated by such measures as incorporating non-reflective building materi:
and paint colors into the design of the hotel architecture, as well as landsce~
around the buildings and parking lots. - '

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 bullding permuts,

The applicant shall submit an Architectural Matenals 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.

A5 -RPv- Resolution No. 200271

August 28, 2002
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Trails Training Course
Proposed Guidelines for Developed Outdoor Recreation Areas
Regulatory Negotiation Committes Final Report

Newly constructed and altered recreation facilitics and outdoor developed areas are required
1@ somply with ADAAG where the provisions ean be spplied (e.g., parking, entrances, toilet
roorns). :

Some recreation facilities have unique features for which additional provisions and special
applications are needed - henee, the development of guidelines for developed outdoor arcas.
Regulatory Negetiation Committec: Convened to arrive at a consensus decision on the text
of proposed rule (gmdelines) previously developed by the Recreation Access Advisory
Commuttee (RACC - 1993). The Committee met 10 times between 1997-1999, often with
public comment periods.

Full accessibility is to be considered at the onset of a project and throughout. The guidelines
recognize that often the natural environment will prevent full compliance with certain
technical provisious, therefore, “conditions for departure” from the technical provisions in
certain cases are allowed.

** Guidelines require sll areas of newly designed or newty constructed and altered
portions of existing trails connecting to “designated tyaithesds™ or “sccessible tralis” to
comply.
- Where new trails connect to an existing trails that iz not accessible, the technical
provizions do not apply.
- Where the new or altered portion is not connected to a designated trailhead, the technical
provisions do not apply.
- (This provision takes into consideration those trails which may be in the “middie of
nowhere.™)
s for Departure:
** Departurcs arc permitted from certain technical provisions where at least one of foar
conditions is present (“Conditions for Departure'™). When a departure is permitted, the
proposed guidelines specifically provide an exception to the respective technical provisioa.
Factors which influence the ability to provide fully accessible facilities such as soil,
surTounding vegetation, hrydrology, terrain, and surface characteristics, sre fandamental to the
outdoor arena  (“Departures™ rationale — without the oppostumity to depart fram the technical
provisions, compiiance may significantly. alter the nature of the outdoor experience.)
** When the condition for departure no longer exists, the technical provisions re-apply.
** Where a departure is taken for a specific technica] provision, the other technical
provisions should be applied if they are not affected by the condition. (For instance, a
significant cultural feature may prohibit a 36 inch trail width, but that would not affect the
slope or surface.)

Two Exceptions:

** There may be situstions where the combination of factors and conditions may make
it impractical to make the entire trail accessible according to technical provisions. In
other words, there’s a point at which it does not make much sense to continue to try to make
the trail accessible.

naaTpl ooninaoCiQN
e pv-o1- 32
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pAGE L OF -2 _



Two general exceptions apply:

| Where one .r more of the “‘conditions for departurz” exist snd where ene or more of
the “general exception™ conditions belaw exist, (Caveat: The segment betweenthe - - ‘
trailhcad and first point of departure is required to comply unless the segment is S00 feet or ‘
less or a prominent feature is less than 500 feet from the trailhead — provide access to the
first point of departure or the prominent feature.)
The “general exception” conditions are-
- The combination of runniag slope and cross slope exceeds 40 percent for over 20 feet;
or,
- A trail obstacle 30 inches or more in height lies across the full tread width of the trail; or,
- The surface is neither firm nor stable for a distance of 45 feet or more; or,
- A clear trail width is less than 12 inches for a distance of 20 feet or more.

2. Where one or more of the conditions for departure are met resuiting in departnru
from the technical provisions for over 15 percent of the length of the trail, the technical
provisions shall not apply after the first point of departure (same “caveat” above applies).
This is affectionately known as the “drop dead point™ by the Reg Neg committee.

This 15% treshold is a compromise in order to balance the resources and environmental
impact with the practicality of providing meaningful access on trails. Every attempt should
be made to attempt compliance with all technical provisions throughout the full length
of the trail.

Other: ;
. Distinction between provisions for “Trails” and “Outdoor Recreation Access Routes (ORAR). ‘
- Trail - A route that is designed, designated, or constructed for recrestional pedestrian
use, or provided as a pedestnan alternative to vehicular routes within 8 transportation
system.
- ORAR - A continuous unobstructed path designated for pedestrian use that connects
accessible elements within a picnic area, camping area, or designated trailhead.
Technical provisions for “trails” allow more flexibility because of the nature of their use
the outdoor arena. (Technical provisions for ORARS are also more flexible than “access
route” specifications under ADAAG for the same reason.)
. Where elements are pravided along trails, they are not required to be connected by an
outdoor recreation access route, requiring more stringent provisions.

Emphasize these techndcal provisions and circumstances for application are reasonablc. Most of
our newly constructed or altered trails, especially backcountry, will not meet these provisions. However,
we must continue to strive to provide opportunities for access to our trails whenever possible 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 proposed guidelines. That text will answer most of their questions and
will help considerably in understanding the application of the technical provisions. Don't just jump into
the technical provisions and try to apply them.

The UTAP process is an excellent way to determine if our existing trails are accessible and will
help identify ways to make them more accesmible; as well as giving staff excellent information for all
users of our trails.
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Accessible Routes, Outdoor Access Routes & Trails

Accessible routes, outdoor access routes and trails are all paths that have varying requirements based on their

technical provisions as they apply to each of the different paths:

) purpose, what they connect to and the environment they fall withun. The following table identfies the

. Access Route (ADAAG) » Outdoor Access Route Trail
' Surface  Stable, firm. slip resistant Firm and Stable Firm and Stable
) Excepuon*
Max 1:12 1:20 (for any distance) 1:20 (for any distance)
Running 1:12 (for max 50 ft) 1:12 (for max 200 ft)
Slope 1:10 (for max 30 fr) 1:10 (for max 30 ft)
1:8 (for max 10 ft)
Exception 1:7 (for 5 ft max for
open drainage structures)
Exception*
Max 1:50 1:33 1:20
Cross Excepton 1:20 (for drmnage | Exception 1:10 (at the bottom
Slope purposes) of an open drain where clear
tread width is a min of 42 in)
Min Clear: | 36 inches - : . |36inches 36 inches for any distance
Tread 32 inches (for no more than 24 | Exception 32 inches when “ | Exception 32 inches when *
Width inches) apphies. apphes.
Edge Where provided, min of 2 Where provided, min of 3 Where provided, 3 inches min.
Protection | inches inches.
Tread (Changes in Level) 1 inch high max 2 inches high max
Obstacles | Y inch (no beveled edge) Exception 2 inches high max | Exception 3 inches max
%4-1/2 inch must have a (where beveled with a slope | (where running and croes
beveled edge with a max slope | no greater than 1:2 and where | slopes are 1:20 or less)
of 1:2. * applies.” Exception *
Over V4 inch = ramp
Passing Every 200 feet where clear Every 200 ft where clear Every 1000 feet where clear
Space tread width is less than 60 tread width is less than 60 in., | tread width is less than 60
inches, a minimum 60x60 inch | @ minimum 60x60 in space, | inches, 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
corndors with arms and stem | arms and stem extending min | surfaces with arros and stem
extending min of 48 inches. | of 48 inches. extending min of 48 inches.
| Exception every 300 feet i Excepuon *
1 where * applies. 1
Resdng (Landings) i 60 in min length, width at | 60 in min length, width at least
Intervals | 60 inch min length, min width ' least as wide as the widest . as wide as the widest portion
as wide as the ramp run . poruon of the trail segment of the trail segment leading to
leading to it; if change in ! leading to the resting interval | the resting interval and a
direction occurs, must have  © and a max slope of 1'33 maximum slope of 1:20
60x60 inch space. 1 Exception a max slope of Exception *
Ll:20 is allowed for dranage

-

(16.1.1 Conditions for Departure) The provision may not apply if it cannot be provided because compliance
would cause substantial harm to cultural, histone, religious or significant natural features or characteristics;
substantially alter the nature of the setting or purpose of the facility; require construction methods or matenals
that are prolmbited by Federal, state, or local regulations or statutes; or would not be feasible due to terrain or

the prevailing construction practices
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All five conceptual reserve design alternatives

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.

glr:adsesr‘:lnd Opportunities for avoiding/minimizing impacts to
Developed sensitive habitat areas need to be evaluated once a
Disturbed preferred conceptual reserve altemative is
Exotic Woodland selected during the second phase of the RPV NCCP
Agriculture program. _Thg ultimate inclusion of private \
Gity Property property within the reserve requires willing seller
NN Preserve Design and Habitat Linkage and buyer of the property. pe
1o be provided to the satisfaction -
of the City and Resource Agencies / C f
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The, California Exotic Pest Plant Council

Latin Name!

Ammophila arenaria
Arundo donax

Bromus tectorum

Carpobrotus edulis
Centaurea solstitialisC

Cortaderia jubata

Cortaderia selloana

Cynara cardunculus8

Cytisus scoparius®

Eucalyptus globulus

Foeniculum vulgare

Genista monspessulana®

Lepidium latifolium?®

Myriophyllum spicatum

Pennisetum setaceum

Rubus discolor

Senecio mikanioides
{=Delgirea odoratad

Taeniatherum
caput-medusae“

Tamarix chinensis,

T gallica, T. paruvifiora &

T ramosisstima

Ulex europaeus®

List A-1: Most Invasive Wildland Pest Plants; Widespread

Conmimon Name

European beach grass

giant reed, arundo

cheat grass. downy brame

iceplant, sea fig

yellow starthistle

Andean pampas grass,

jubatagrass

pampas grass

artichoke thistle

Scotch broom

Tasmanian blue gum

wild fenriel

French broom . |

perennial pepperweed,

tall whitelop

Eurasian watermilfoil

fountair 75

Himalaicas: "iackberny

Cape iw, German ivwy
medusa-head

tamansa. . cecar

gorse

INoxious Weed Ratings

Habitats of Concern and Other Comments

Coastal dunes
Riparian areas

Sagebrush, pinyon-juniper, other desert communities:
increases fire frequency

Many coastal communities, esp. dunes
Grasslands

Horticultural; many coastal habitats, esp. disturbed or
exposed sites incl. logged areas

Horticultural: coastal dunes, coastal scrub, Monterey pine forest,
riparian, grasslands; wetlands in ScV: also on serpentine

Coastal grasslands

Horticultural: coastal scrub, oak woodlands, Sierra foothills
Riparian areas, grasslands, moist slopes

Grasslands; esp. SoCal, Channel Is.; the cultivated garden herb
is not invasive

Horticultural; coastal scrub, oak woodlands, grasslands
Coastal, inland marshes, riparian areas, wetlands,

grasslands: potential to invade montane wetlands

Horticultural; lakes, ponds. streams, aquaculture

Horticultural: grasslands. dunes, desert canyons: roadsides

Riparian areas, marshes, oak woodlands

Coastal, riparian areas. also SoCal (south side San Gabriel Mtns.)

Grasslands, particularly alkaline and poorly drained areas

Desert washes. riparian areas. seeps and springs

North, central coastal scrub, grasslands

Distribution?

SCo,CCo.NCo
¢SNF,CCo0.5C0.5nGb.D,GV
GB.D

SCo.CCo.NCo,SnFrB
CA-FP {uncommon in SoCal)

NCo ,NCoRO ,SnFrB,
CCo,WTR.SCo

SnFrB.SCo,CCo0.5cV

CA-FP, esp. CCo,5Co

NW.CaRF.SNF.GV.
SCo.CW

NCoRO,GV,SnFrB,
CCo0,SCoR0O.SCo nChi

CA-FP
NCoRO,NCoR!,SnFrB,
CCo,SCoRO.sChl,WTR,PR
CA (except KR,D)

SnFrB . SndV.SNH): prob. CA

Deltaic GV.CCo.SCo.
SnFrB

CA-FP
SCo.CCo.NCo.5nFrB.SW -~

NCoR.CaR.SNF.GV.5Co

SCo.D.SnFrB.GV.sNCoR.
sSNF . Teh.SCoRI.SNE.
WTR

NCo.NCoRO.CaRF,
n&cSNF SnFrB.CCo

F. [lederal Noxious Weed. as designated by the USDA; targeted for federally-funded prevention, eradication or containment efforts.

A: CA Dept. of Food & Agriculture, on “A” list of Noxious Weeds: agency policies call for eradication, containment or entry refusal.

B: CA Dept. of Food & Agriculture, on “B” list of Noxious Weeds:; includes species that are more widespread, and therefore more difficult to
contain: agency allows county Agricultural Commissioners to decide if local eradication or containment is warranted.

C: CA Dept. of Food & Agriculture, on “C" list of Noxious Weeds. includes weeds that are so widespread that the agency does not endorse

<

l

state or county-funded eradication; or containment efforts except in nurseries or seed lots.

Q: CA Dept. of Food & Agriculture’y designation for temporary "A” rating pending determination of a permanGGqﬂrsT

; la%gw'ﬁ‘%*
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For most species nomenclature follows The Jepson Manual: Higher Plants of California (Hickman, J.,
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Latin Name'

Ailanthus oltissima

Atriplex semibaccata

Brassica tournefortii

Bromus madritensis
ssp. rubens

Cardaria draba8

Conicosia pugioniformis

Cotoneaster pannosus,
C. lacteus

Cuytisus striatus

Egeria densa

Ehrharta calycina

Eichhornia crassipes

Elaeagnus angustifolia
Euphorbia esula®

Ficus carica

Lupi.ius arboreus

Mentha pulegium

Myoporum laetum

Saponaria officinalis

Spartina alterniflora

CA=California

CA-FP=California Floristic Province
CaR=Cascade Ranges
CaRF=Cascade Range Foothills

CCo=Central Coast
Chl=Channel Islands

CW=Central Western CA

D=Deserts

JDMoj=Mojave Desert
DSon=Sonoran Desert

GB=Great Basin

Common Name

tree of heaven

Australian saltbush

Moroccan or
African mustard

red brome

white-top. hoary cress

narrow-leaved iceplant,
roundleaf iceplant

cotoneaster

striated broom

Brazilian waterweed

veldt grass

water hyacinth

Russian olive
leafy spurge

edible fig

bush lupine

pennyroyal

myoporum

bouncing bet

Atantic or smooth cordgrass

List A-2: Most Invasive Wildland Pest Plants; Regional

Habitats of Concern and Other Comments

Riparian areas, grasslands. cak woodlands, esp. GV, SCo

SoCal, coastal grasslands, scrub, "high marsh™ of
coastal salt marshes

Washes, alkaline flats, disturbed areas in Sonoran Desert
Widespread; contributing to SoCal scrub, desert scrub type
conversions; increases fire frequency

Riparian areas. marshes of central coast: also ag. lands,
disturbed areas

Coastal dunes. sandy soils near coast; best documented in
San Luis Obispo and Santa Barbara cos.

Horticultural; many coastal communities; esp. North Coast,
Big Sur; related species also invasive

Often confused with C. scoparius; coastal scrub, grassland

Streams, ponds. sloughs, lakes; Sacramento-San Joaquin Delta

Sandy soils, esp. dunes; rapidly spreading on central coast

Horticultural; established in natural waterways, esp.
troublesome in Sacramento-San Joaquin Delta

Horticultural: interior riparian areas
Rangelands in far no. CA, also reported from Los Angeles Co.

Horticultural; Central Valley, foothill, South Coast and
Channel [s. riparian woodlands

Native to SCo. CCo; invasive only in North Coast dunes

Santa Rosa Plain (Sonoma Co.) and Central Valley vernal pools;
wetlands elsewhere

Horticultural; coastal riparian areas in SCo
Horticultural: meadows, riparian habitat in SNE,

esp. Mono Basin

S F. Bay salt marshes: populations in Humboldt Bay believed
extirpated

-+ - Exotic Pest Plants of Greatest Ecological Concern in California

Distribution?

CA-FP
CA (except CaR,c&sSN}

SWD

CA

Problem only in CCo

CCo

CCo.SnFrB.NW

SnFrB,CCo,SCo,PR

n&sSNF SndV,SnFrB,
SnJt,SNE

CCo,SCoRO,WTR
GV.SnFrB.SCo PR

SndV,SnFrB,SNE.DMoj
eKR.NCo,CaR MP.SCo
nSNF,.GV,SnFrB,SCo

SCo0.CCo.NCo
NW,.GV,CWSCo

SCo.CCo
NW.CaRH,nSNF SnFrB.
SCoRO,SCo,PR.MP,SNE,
GV

CCofshores of S F. Bay)

2Distribution by geographic subdivisions per the Jepson Manual

GV=Great Valley
KR=Klamath Ranges
MP=Modoc Plateau
NCo=North Coast
NCoRl=Inner NCo Ranges
NCoRO=0uter NCo Ranges
NW=Northwestern CA
PR=Peninsular Ranges
SCo=South Coast
SCoRl=lnner SCo Ranges
SCoRO=0uter SCo Ranges

ScV=Sacramento Valley
SndV=San Joaquin Valley
SN=Sierra Nevada

SNE=East of SN

SNF=SN Foothills

SNH=High SN

SnFrB=San Francisco Bay Area
SnGb=San Gabriel Mtns
SW=Southwestern CA

Ten=TehaGGRGFAL COmMMISSION

WTR=Western Tranﬁrse Ra
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