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F8a
ADDENDUM
Date:

August 10, 2010

To:

Commissioners & Interested Persons

From:

JOHN AINSWORTH, DEPUTY DIRECTOR
SOUTH COAST DISTRICT STAFF

Subject:

Commission Hearing of August 13, 2010, item F8a of agenda, Local Coastal
Program Amendment RPV-MAJ-1-10, Rancho Palos Verdes, Los Angeles
County

Attached is one letter of opposition to the project received on August 10th.
Edit the suggested modifications to Subregion 2 Policy 8 by adding the sentence below,
marked by double-underline
Subregion 2 Policy 8:
Change the primary land use on the Designate as agricultural use 1.42-acre site,
which was subdivided from the former Abalone Cove School Site located on the
west side of Nantasket Drive adjacent to the Terranea Hotel Resort sitein the
event that the property is not required for construction of a school and if sufficient
non-city funds are made available to the City through the Coastal Conservancy (Or
other funding) for purchase of the site. A secondary use designation shall be
commercial recreation and encouragement of a retirement/senior citizen/ fixed
income facility on a portion of the site. from Agriculture to Residential.
Parcels adjacent to natural habitat areas created as mitigation for
development of the Terranea Resort Hotel including the residential parcels
along Nantasket Drive to the east shall be required to use only non-invasive
plant species, as identified by the California Invasive Pest Council (Cal-IPC) or
the Santa Monica Mountains Chapter handbook entitled Recommended List of
Native Plants for Landscaping in the Santa Monica Mountains. In addition, all
landscaping shall be required to consist of primarily native, drought resistant
species and all landscaping within 15 feet of the rear property line adjacent to
the natural habitat area shall consist of non-invasive, native plant species
only. Fuel modification for parcels adjacent to the Terranea Resort Hotel shall not
be carried out in native habitat zones created as a part of the Terranea Resort.
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To the Findings for Denial of Land Use Plan Amendment as Submitted add the
following passage:
New residential development on the subject parcel may be subject to fuel
modification requirements from the City of Rancho Palos Verdes Fire department or
from requirements from private insurers. Clearing of native plants would reduce the
habitat value of the natural habitat area for native species. As submitted, the LCP
amendment does not contain policies which would protect the native habitat zones
on the Terranea Resort from brush clearing associated with fuel modification
zones. As a result, the proposed LCP change, as submitted, is not consistent with
Coastal Act Section 30240
To the Findings for Approval of Land Use Plan Amendment RPV-MAJ-1-10 if
Modified as Recommended, in Part, and as Submitted, in Part add the following
passage:
New residential development on the subject parcel may be subject to fuel
modification requirements from the City of Rancho Palos Verdes Fire department or
from requirements from private insurers. As submitted, the LCP amendment does
not contain policies which would protect the native habitat zones on the Terranea
Resort from brush clearing associated with fuel modification zones. Only if modified
as suggested will the sensitive habitat present in the native habitat zones be
protected from brush clearing associated with fuel modification requirements, and
only if modified as suggested will the LCP amendment be compatible with Coastal
Act Section 30240.
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ADDENDUM
Date:

August 9, 2010

To:

Commissioners & Interested Persons

From:

JOHN AINSWORTH, DEPUTY DIRECTOR
SOUTH COAST DISTRICT STAFF

Subject:

Commission Hearing of August 13, 2010, item F8a of agenda, Local Coastal
Program Amendment RPV-MAJ-1-10, Rancho Palos Verdes, Los Angeles
County

One letter from Mr. Bob Nelson stating that he is withdrawing his opposition to the project
was received at the South Coast District Office.on August 2, 2010 and two letters opposing
the project were received at the South Coast District Office on August 9, 2010.
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F 8a
MEMORANDUM:
TO:

Commissioners and Interested Parties

FROM:

Jack Ainsworth, Deputy Director
Gary Timm, Coastal Program Manager, South Coast District
John Del Arroz, Coastal Program Analyst

SUBJECT:

Major Amendment Request No. 01-10 to the Rancho Palos Verdes certified
Local Coastal Program (for public hearing and Commission action at the
August 11-13, 2010 meeting in San Luis Obispo)

SUMMARY OF LCP AMENDMENT REQUEST
On March 22, 2010, the city of Rancho Palos Verdes submitted a request to amend the
Rancho Palos Verdes certified Local Coastal Program (LCP). The proposed amendment
would change the Coastal Specific Plan Land Use from Agriculture to Residential, and
the zoning designation from Commercial Recreational to Single-Family Residential for a
vacant 1.42 acre property located at 32639 Nantasket Drive. The subject site is located
to the south of Palos Verdes Drive and on the north south and east sides adjacent to the
Terranea Resort habitat restoration areas. Residential development is located to the east
and south of the subject site. If the amendment is approved, the site could potentially be
divided into four parcels and developed with 4 single-family residences (SFRs) on
individual lots On April 30, 2010, Commission staff determined that the City’s submittal
was complete. On June 11, the City and the Commission agreed to extend the 90-day
time limit for consideration of the amendment to the total LCP for one additional year
pursuant to Public Resources Code section 30517.
SUMMARY OF STAFF RECOMMENDATION
Staff is recommending that the Commission, after public hearing:
1. Deny the LUP amendment as submitted, and approve it if modified as
recommended below.
2. Approve the amendment request to the Implementation Plan as submitted.
The City’s proposed LCP amendment, as submitted, is inconsistent with Section 30240 of
the Coastal Act relative to the requirement that development in areas adjacent to
environmentally sensitive habitat areas be sited and designed to prevent impacts which
would significantly degrade those areas and be compatible with the continuance of those
habitat areas. The proposed LCP amendment, which will allow residential use on the
subject site, could adversely impact the habitat restoration areas on the adjacent
Terranea Resort by the introduction on non-native and/or invasive plant species unless
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policy requirements are established that prohibit the planting of such species and require
the use of native, non-invasive plant species as a component of permitted residential
development of the site. Therefore, staff is recommending suggested modifications to
the LCP amendment request to add protective policies regarding future landscaping on
the site.
The motions to accomplish this recommendation are found on pages 3 & 4. As
proposed, the LUP amendment does not meet the requirements of and is not in
conformity with the Chapter 3 policies of the Coastal Act. Only if modified as
recommended will the LUP Amendment meet the requirements of and be in conformity
with the Chapter 3 policies of the Coastal Act. The Implementation Plan amendment is
in conformity with and adequate to carry out the policies of the certified Land Use Plan,
as they are proposed to be amended as modified in accordance with the staff
recommendation.
STANDARD OF REVIEW:
The standard of review for the proposed Land Use Plan amendment, pursuant to Coastal
Act sections 30512(c) and 30514(b), is its consistency with the policies of Chapter 3 of
the Coastal Act. The standard of review for the proposed amendment to the Rancho
Palos Verdes Implementation Plan, pursuant to Coastal Act Sections 30513 and
30514(b), is its conformance with and adequacy to carry out the provisions of the certified
Rancho Palos Verdes Land Use Plan.
SUMMARY OF PUBLIC PARTICIPATION:
Section 30503 of the Coastal Act requires public input in Local Coastal Program
development. It states:
During the preparation, approval, certification, and amendment of any local coastal
program, the public, as well as all affected governmental agencies, including
special districts shall be provided maximum opportunities to participate. Prior to
submission of a local coastal program for approval, local governments shall hold a
public hearing or hearings on that portion of the program which has not been
subjected to public hearings within four years of such submission.
On Oct. 2, 2009, the city of Rancho Palos Verdes notice of the Nov. 10th Planning
Commission hearing was mailed to property owners within a 500 ft radius. On Oct. 8,
2009 notice was also provided in the Peninsula News. On November 10, 2009, the
Rancho Palos Verdes Planning Commission held a public hearing and voted 6-1 to
approve Resolution 2010-09, recommending City Council approval of the Coastal Plan
amendment and Zone change. Notice was mailed to property owners within a 500 foot
radius, informing them of the proposed project and City Council Hearing. After public
hearing, on Feb. 2, 2010 the City Council adopted Resolution 2010-08, accepting the
mitigated negative declaration, and Resolution 2010-09 approving the proposed
amendment.

Rancho Palos Verdes
Local Coastal Program Amendment 1-10
Page 3 of 20
The South Coast District office has received a total of 5 letters from the public. All letters
express opposition to the proposed amendment.
LIST OF EXHIBITS
1. Aerial view
2. Plan of trails from Permit for Terranea Resort
3. Map of habitat zones from Todd Machjer
4. Maps of Coastal Resource Management Districts from the City’s Natural Environment
Element portion of the LCP.
5. LCP map of visual corridors
6. Public Comment Letters
ADDITIONAL INFORMATION
The matter is scheduled for Public Hearing and Commission Action at the meeting of
August 11-13, 2010, in San Luis Obispo, California. For further information, please
contact John Del Arroz at the South Coast District Office of the Coastal Commission, at
(562) 590-5071. Copies of the proposed amended Land Use Plan and Implementation
Ordinances are available for review at the Commission South Coast District office or from
the RPV Planning department at 310-544-5228.

I.

STAFF RECOMMENDATION

Staff recommends adoption of the following resolutions:
A.

Denial of the Land Use Plan Amendment as Submitted
MOTION:

I move that the Commission certify Land Use Plan Amendment No.
1-10 for the City of Rancho Palos Verdes Local Coastal Program as
submitted.

STAFF RECOMMENDATION TO CERTIFY AS SUBMITTED:
Staff recommends a NO vote. Failure of this motion will result in denial of the
Amendment as submitted and adoption of the following resolution and findings. The
motion passes only upon an affirmative vote of a majority of the appointed
Commissioners.
RESOLUTION TO DENY THE LAND USE PLAN AMENDMENT AS SUBMITTED:
The Commission hereby denies certification of the Land Use Plan Amendment 1-10 as
submitted by the City of Rancho Palos Verdes and adopts the findings set forth below on
the grounds that the amendment does not meet the requirements of or conform with the
policies of Chapter 3 of the Coastal Act. Certification of the Land Use Plan amendment
would not comply with the California Environmental Quality Act because there are
feasible alternatives or mitigation measures which could substantially lessen any
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significant adverse impact which the Land Use Plan Amendment may have on the
environment.

B.

Approval of the LUP Amendment with Suggested Modifications
MOTION:

I move that the Commission certify Land Use Plan Amendment No.
1-10 for the City of Rancho Palos Verdes if it is modified as
suggested by staff.

STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED
MODIFICATIONS:
Staff recommends a YES vote. Passage of the motion will result in the certification of the
Land Use Plan Amendment with suggested modifications and adoption of the following
resolution and findings. The motion to certify with suggested modifications passes only
upon an affirmative vote of the majority of the appointed Commissioners.
RESOLUTION TO CERTIFY WITH SUGGESTED MODIFICATIONS
The Commission hereby certifies the Land Use Plan Amendment No. 1-10 for the City of
Rancho Palos Verdes if modified as suggested and adopts the findings set forth below on
the grounds that the Land Use Plan Amendment with suggested modifications will meet
the requirements of and be in conformity with the policies of Chapter 3 of the Coastal Act.
Certification of the Land Use Plan Amendment if modified as suggested complies with the
California Environmental Quality Act because either 1) feasible mitigation measures
and/or alternatives have been incorporated to substantially lessen any significant adverse
effects of the plan on the environment, or 2) there are no further feasible alternatives or
mitigation measures that would substantially lessen any significant adverse impacts
which the Land Use Plan Amendment may have on the environment.
C.

Approval of the Implementation Plan Amendment as Submitted
MOTION:

I move that the Commission reject the Implementation
Program Amendment 1-10 for the City of Rancho Palos
Verdes as submitted.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:
Staff recommends a NO vote. Failure of this motion will result in certification of the
Implementation Program amendment as submitted and the adoption of the following
resolution and findings. The motion passes only by an affirmative vote of a majority of
the Commissioners present.
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RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT AS
SUBMITTED:
The Commission hereby certifies Implementation Program Amendment 1-10 for the City
of Rancho Palos Verdes as submitted and adopts the findings set forth below on grounds
that the Implementation Program amendment conforms with, and is adequate to carry
out, the provisions of the certified Land Use Plan as amended, and certification of the
Implementation Program amendment will meet the requirements of the California
Environmental Quality Act, because either 1) feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant adverse
effects of the Implementation Program on the environment, or 2) there are no further
feasible alternatives or mitigation measures that would substantially lessen any
significant adverse impacts on the environment that will result from certification of the
Implementation Program amendment.

II.

PROCEDURAL REQUIREMENTS

Pursuant to Section 13551(b) of the California Code of Regulations, a resolution for
submittal must indicate whether the Local Coastal Program amendment will require
formal local government adoption after Commission approval, or is an amendment that
will take effect automatically upon the Commission’s approval pursuant to Public
Resources Code Sections 30512, 30513 and 30519. If the LCP Amendment is approved
as submitted, the City’s resolution of adoption (Resolution No. 2010-09) will take effect
upon Commission certification. If the LCP Amendment is approved with suggested
modifications, the LCP Amendment will take effect after the City formally accepts the
suggested modifications, and the Executive Director determines that the City’s action is
legally adequate to satisfy the requirements of the suggested modifications and the
Commission concurs with the Executive Director’s determination at a regularly scheduled
public meeting.

III.

SUGGESTED MODIFICATIONS

Certification of City of Rancho Palos Verdes LCP Amendment Request No. 1-10 is
subject to the following modifications to the City’s certified Land Use Plan.
The City’s proposed additions are shown as underlined text.
The City’s proposed deletions are shown as strike out text.
The Commission’s suggested additions are shown in bold, italic, underlined text.
The Commission’s suggested deletions are shown in bold, italic, strike out text

Rancho Palos Verdes
Local Coastal Program Amendment 1-10
Page 6 of 20

Subregion 2, Transportation Systems Section:
With respect to the future potential development of the school site as a
commercial recreation facility (secondary use), this plan does not identify
specific recommended uses; however the following are guidelines which
should be considered in any such development plans
1) Access should not be taken from Nantasket drive (in subregion 3) since it
is designed as a residential street and commercial traffic would in all
likelihood cause significant problems
2) The Project proponents should investigate the possibility of sharing
access with Marineland through the use of appropriate legal methods.
3) Parking and access should be designed so that it is sufficiently buffered
from existing and future residential development.

Subregion 2, Agriculture Section:
The coastal specific plan makes a primary effort to maintain agricultural
activity on the 17 acre school site. This action is warranted because of the
site’s high crop yield, irrigation and substantial site size. In order to
maintain the activity, the City needs to add an agricultural district to its
development code and apply it to this site. Maintaining agriculture on this
site is contingent on the site not being needed for a school, and sufficient
funding from other agencies being available for purchase of the site. Should
these conditions not be met, then the plan recommends a secondary use of
commercial recreation as proposed by the General Plan.
Subregion 2, Potential Activities Section:
Should the primary aim of maintaining agriculture on this site prove
unworkable, then a secondary proposal of commercial recreation should be
implemented. Development under a commercial recreational use would
raise two concerns. One, the point of primary access which is discussed
under vehicular networks and should be referred to therein; and two,
possible adverse impacts onto adjoining residential areas located in
subregion 3. Site planning efforts need to be cognizant of adjoining
residential areas. Buffer areas should be supplied along the site’s common
property line along with the shielding of any outdoor lighting. Noise should
be retarded at the generating sources. A critical view corridor traverses the
site (see corridor section) requiring structural improvements to be carefully
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reviewed in the affected area. Also, consideration should be given to a
development’s appearance from residential areas.

Subregion 2, Induced Activity Section:
The General Plan Designates a commercial recreational use for the 17 acre surplus
school site. The Coastal Specific Plan changes this proposal. It designates a land use
of Residential for the 1.4 acre parcel on the eastern boundary near Nantasket Drive
on the site and a Commercial Recreation use on the remainder.primary use of
agriculture on the site, a secondary use of commercial recreation, and
encouragement of a retirement/senior citizen/ fixed income facility on a portion of
the site. Aside from this, the coastal specific plan concurs with land uses established in
the general plan.
Subregion 2 Policy 8:
Change the primary land use on the Designate as agricultural use 1.42-acre site,
which was subdivided from the former Abalone Cove School Site located on the
west side of Nantasket Drive adjacent to the Terranea Hotel Resort sitein the
event that the property is not required for construction of a school and if sufficient
non-city funds are made available to the City through the Coastal Conservancy (Or
other funding) for purchase of the site. A secondary use designation shall be
commercial recreation and encouragement of a retirement/senior citizen/ fixed
income facility on a portion of the site. from Agriculture to Residential.
Parcels adjacent to natural habitat areas created as mitigation for
development of the Terranea Resort Hotel including the residential parcels
along Nantasket Drive to the east shall be required to use only non-invasive
plant species, as identified by the California Invasive Pest Council (Cal-IPC)
or the Santa Monica Mountains Chapter handbook entitled Recommended
List of Native Plants for Landscaping in the Santa Monica Mountains. In
addition, all landscaping shall be required to consist of primarily native,
drought resistant species and all landscaping within 15 feet of the rear
property line adjacent to the natural habitat area shall consist of noninvasive, native plant species only.
Add the following policy to the Policies Section of Subregion 2 of the Land Use Plan:
10. The sidewalk along Nantasket Drive, which connects to the Flowerfield
trail on the Terranea Resort site shall remain open to the public and no
physical obstructions such as gates or guardhouses or signs that restrict
public access to the trail shall be allowed on or fronting Nantasket Drive.
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IV.

FINDINGS

The following findings support the Commission's denial of the proposed LCP Amendment
as submitted and approval if modified as recommended by staff. The Commission
hereby finds and declares as follows:

A. Amendment Description
The proposed Local Coastal Program Amendment (LCPA) No. 1-10 consists of a change
in the Coastal Specific Plan Land Use designation from Agriculture to Residential and a
change in the Implementation Plan Zoning designation from Commercial Recreation(CR)
to Single-Family Residential (RS-3) for a vacant 1.42 acre parcel located at 32639
Nantasket Drive (APN 7573-014-013) to allow for potential subdivision and the
construction of four single family residences. The subject site is within the area
appealable to the Coastal Commission. This amendment would modify Policy 8 of the
Coastal Specific Plan, Subregion 2 as follows (language to be added is underlined and
language to be deleted is in strike-out):
Change the primary land use on the Designate as agricultural use 1.42-acre site,
which was subdivided from the former 17 acre Abalone Cove School Site in the
event that the property is not required for construction of a school and if sufficient
non-city funds are made available to the City through the Coastal Conservancy (Or
other funding) for purchase of the site. A secondary use designation shall be
commercial recreation and encouragement of a retirement/senior citizen/ fixed
income facility on a portion of the site. from Agriculture to Residential.
The subject site is bordered to the north and west by the Terranea Resort, to the north,
west and south by native habitat plant zones on the Terranea Resort site, and to the east
by the Villa Apartments. The single family residential street, Channelview Drive lies a
short distance to the north.
The subject parcel was once a part of a 17 acre parcel of surplus Palos Verdes Peninsula
Unified School District property. Between 1975 and 1980, a portion of the site was used
for agriculture. In recognition of the “site’s high crop yield, irrigation and substantial site
size”(page S2-7 of the LUP), the Coastal Specific Plan recommended an Agricultural
Land Use designation for the site in 1978, contingent on the availability of non-city
funding for purchase of the site. A secondary, alternate designation of Commercial
Recreation was proposed if funding was not obtained. In 1979 the operators of
Marineland acquired the property. In 1980 the Rancho Palos Verdes Planning
Commission approved Tentative Parcel Map No. 12715, creating the subject 1.42 acre
parcel for use as a parking lot for the nearby Villa Apartments, which was never
developed. In 1983, the Local Coastal Program for Ranchos Palos Verdes was certified
with the above described LUP and Zoning designations for the subject parcel.
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The remaining portion of the 17 acre parcel was approved for development as part of the
Terranea Resort Hotel. The conditions for approval of the Terranea Resort included
requirements for the construction of public trails throughout the development and for the
creation of natural habitat areas. The Flowerfield trail was originally planned to pass
between the eastern edge of the Terranea resort and the western edge of the 1.42 acre
parcel (the subject property), adjacent to the resort’s golf course. Due to concerns about
pedestrian safety next to the golf course, the trail was moved to the public sidewalk
located along Nantasket Drive on the eastern edge of the subject property(Exhibit 2).
Sensitive habitat, including coastal sage scrub and coastal bluff scrub, was identified on
the site of the Terranea Resort as part of city review of the Terranea development. In
order to mitigate for the loss of sensitive habitat, the Terranea development was required
to restore and enhance a number of habitat areas throughout the site. The Nantasket
Habitat Area is located directly adjacent to the site, to the north, west and south (Exhibit
3).
Although the city’s general plan, Land Use Plan and zoning ordinance designate the
subject site as Agriculture and Commercial Recreation, the Coastal Specific plan has not
been updated since its adoption, and therefore still designates the primary land use for
the site as Agriculture.
B. Findings for Denial of Land Use Plan Amendment as Submitted
The standard of review for Amendments to a certified Land Use Plan is consistency with the
policies of Chapter 3 of the Coastal Act. The Commission may require conformity with Chapter 3
only to the extent necessary to achieve the basic stated goals specified in Section 30001.5.

1. Sensitive Habitat
Section 30240(a) & (b) states:
(a)

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

(b)

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

Section 30107.5 defines environmentally sensitive habitat area (ESHA) to include
[A]ny area in which plant or animal life or their habitats are either rare or especially valuable
because of their special nature or role in an ecosystem and which could be easily disturbed or
degraded by human activities and development.

The natural environment element of the LUP states:
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“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.”
“Require developments within or adjacent to wildlife habitats to describe the nature of the impact
upon the wildlife habitat and provide mitigation measures to fully offset the impact.”

Directly adjacent to the subject parcel is an Enhanced Native Planting Zone of the
Terranea Development. This area is designated as habitat enhancement for
endangered species and native animals of concern, including the Federally Endangered
California Gnatcatcher. As a result, the area qualifies as ESHA, and the adjacent
development must be compatible with the continuance of the habitat area.
Condition 7 of the Special Conditions for the Terranea Development states in part:
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 gnatchachers, migration
between the nearby 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”

The findings from the staff report for the Terranea Development states:
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.

And
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(Coastal Sage Scrub) species found on the site and
nearby. Most importantly the landscaping elsewhere on the site should not have impacts on
habitat areas.

The LUP includes a map which designates specific areas for each Coastal Resource
Management zone. The Habitat Area adjacent to the subject site is not included on the
LCP’s map of Wildlife Habitat (Exhibit 4). Therefore the existing LUP could be construed
as only protecting those areas that are specifically designated as Wildlife Habitat within
the LCP. Without adequate protection, the natural habitat areas created as mitigation for
the Terranea development could be at risk from development on the adjacent parcel.
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The Nantasket Habitat Area lies directly adjacent to the subject development on the
Terranea Resort site. As submitted, the amendments to Land Use Plan and
Implementation Plan do not address negative effects of residential development and
landscaping on the adjacent habitat area. The Terranea Development specifically
prohibited the use of potentially harmful plant species anywhere on the Resort. If there
are no restrictions placed on development of the subject site, non-native, invasive
species planted within the residential parcel directly adjacent to a habitat area have the
potential to outcompete native species, resulting in loss of biodiversity and habitat and
food sources for native species, resulting in significant degradation of the natural habitat
area. As proposed, the amendment to the LUP is not “compatible with the continuance of
those habitat and recreation areas,” as required by Coastal Act Section 30240(b).
2. Inconsistencies in the Land Use Plan
As submitted, the amendments to the Land Use Plan would change the Policies section
of Subregion 2, but would not change other sections of Subregion 2 of the Land Use Plan
which state that the permitted uses on the subject site are Agriculture and Commercial
Recreation. As submitted, the findings in the LUP which support the stated policies
would be inconsistent with the amended Policies section. This would leave ambiguity as
to the permitted uses on the subject site.
3. Public Access
Coastal Act Section 30210 states:
In carrying out the requirement of Section 4 of Article X of the California Constitution, maximum
access, which shall be conspicuously posted, and recreational opportunities shall be provided for
all the people consistent with public safety needs and the need to protect public rights, rights of
private property owners, and natural resource areas from overuse.

Coastal Act Section 30211 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.

As submitted, the amendment to the land use plan would not provide specific protections
to ensure that the residential development of the subject site will not impact public access
to and along the Coast through the Flowerfield trail. Due to the proximity of the
Flowerfield trail to the subject site, residential development could lead to pressures to
restrict public utilization of the Flowerfield Trail. Without adequate protections in place,
this could lead to a reduction in public access to the shoreline and along the bluff.
Therefore, as submitted, the proposed change in Land Use designation of the subject site
is not compatible with Sections 30210 and 30211
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C.

Findings for Approval of Land Use Plan Amendment RPV-MAJ-1-10 if
Modified as Recommended, in Part, and as Submitted, in Part

1. Environmentally Sensitive Habitat
The habitat area adjacent to the subject parcel on the eastern edge of the Terranea
Resort site contains habitat which is important to native species, including the federally
endangered California Gnatcatcher. The certified LUP contains policies to protect and
enhance native plants and natural habitat; however, as discussed in the preceding
section, there are some existing deficiencies in these policies that require modifications to
ensure that the native habitat areas adjacent to the subject parcel are protected. The
proposed LCP Amendment to change the zoning and land use of the subject parcel to
Residential would introduce urban landscaping to the parcel as a part of residential
development. Without adequate protections, landscaping on the subject parcel may
contain invasive, non-native species. Non-native, invasive species may outcompete and
replace native plants within the natural habitat area with non-native plants. This would
reduce the habitat value of the natural habitat area for native species. As a result, the
proposed LCP change, as submitted, is not consistent with Coastal Act Section 30240.
Therefore, it is necessary to add a policy to the Land use Plan as a suggested
modification which restricts the use of non-native and invasive plant species on newly
developed sites adjacent to the established natural habitat on the Terranea Resort site.
Only if modified as suggested would invasive and non-native plant species associated
with residential development be prohibited from use within the subject parcel, and
degradation of the adjacent habitat area avoided. Only with the suggested modification
can the development be found in conformance with Section 30240 of the Coastal Act.
2. Agriculture
Coastal Act Section 30241 states in part:
The maximum amount of prime agricultural land shall be maintained in agricultural production to
assure the protection of the areas’ agricultural economy, and conflicts shall be minimized between
agricultural and urban land uses through all of the following:
(a) By establishing stable boundaries separating urban and rural areas, including, where
necessary, clearly defined buffer areas to minimize conflicts between agricultural and urban
land uses.
(b) By limiting conversions of agricultural lands around the periphery of urban areas to the
lands where the viability of existing agricultural use is already severely limited by conflicts
with urban uses or where the conversion of the lands would complete a logical and viable
neighborhood and contribute to the establishment of a stable limit to urban development.
(c) By permitting the conversion of agricultural land surrounded by urban uses where the
conversion of the land would be consistent with Section 30250.
(d) By developing available lands not suited for agriculture prior to the conversion of
agricultural lands.
(e) By assuring that public service and facility expansions and nonagricultural development
do not impair agricultural viability, either through increased assessment costs or degraded
air and water quality.
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(f) By assuring that all divisions of prime agricultural lands, except those conversions
approved pursuant to subdivision (b), and all development adjacent to prime agricultural
lands shall not diminish the productivity of such prime agricultural lands.

Coastal Act Section 30242 states:
All other lands suitable for agricultural use shall not be converted to nonagricultural uses unless
(l) continued or renewed agricultural use is not feasible, or (2) such conversion would preserve
prime agricultural land or concentrate development consistent with Section 30250. Any such
permitted conversion shall be compatible with continued agricultural use on surrounding lands.

Coastal Act Section 30250 states in part:
(a) New residential, commercial, or industrial development, except as otherwise provided in this
division, shall be located within, contiguous with, or in close proximity to, existing developed areas
able to accommodate it or, where such areas are not able to accommodate it, in other areas with
adequate public services and where it will not have significant adverse effects, either individually
or cumulatively, on coastal resources.

The City’s Certified Land Use Plan, Subregion 2 states:
The coastal specific plan makes a primary effort to maintain agricultural activity on the 17 acre
school site. This action is warranted because of the site’s high crop yield, irrigation and
substantial site size… Maintaining agriculture on this site is contingent on the site not being
needed for a school, and sufficient funding from other agencies being available for purchase of the
site…. Should the primary aim of maintaining agriculture on this site prove unworkable, then a
secondary proposal of commercial recreation should be implemented. Development under a
commercial recreational use would raise two concerns. One, the point of primary access…. and
two, possible adverse impacts onto adjoining residential areas located in subregion 3. Site
planning efforts need to be cognizant of adjoining residential areas. Buffer areas should be
supplied along the site’s common property line along with the shielding of any outdoor lighting.
Noise should be retarded at the generating sources.

The primary land use currently specified by the Rancho Palos Verdes Local Land Use
Plan is Agriculture. The City’s Land Use Plan states that the site had “high crop yield,
irrigation, and substantial site size.” According to this description, the 17 acre parcel may
qualify as prime agricultural land. According to Sections 30241 and 30250, conversion of
prime agricultural land may only be permitted where: the site is surrounded by urban
uses, and the new development is “located within, contiguous with, or in close proximity
to, existing developed areas able to accommodate it.” The proposed change in land use
meets this requirement. The subject site is surrounded by urban uses, including
apartments and single family residences to the North and East, and the golf course for
the Terranea Resort to the West. The site is located within existing developed areas, the
proposed residential use at the subject site will fit with the surrounding residential uses,
and the residential street Nantasket Drive and existing utilities will be adequate to
accommodate the new development.
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Conversion of other agricultural land may only be permitted where continued agricultural
production is not feasible, or where doing so would “concentrate development consistent
with Section 30250”. While the LCP states that the site was suitable for continued
agricultural use, that designation was contingent on the availability of funding for
purchase of the subject site. That funding was not obtained, and the size of the parcel
has since been greatly reduced due to the lot split approved by the city in 1980. The
Commission then approved a permit for the Terranea Resort Hotel, which resulted in the
development of most of the former 17 acre parcel once used for agriculture, leaving
behind the 1.42 acre remnant parcel. The subject property is not currently in agricultural
production, and has not been used for agriculture since the 1.42 acre parcel was created
in 1980. Although the city did not submit an agricultural viability report, the small site
size, lack of agriculture for the past 30 years, lack of funding for public acquisition, and
the Commission’s prior approval of a Commercial Recreation land use on the Terranea
site indicate that agriculture is not viable on the subject site. The subject site is currently
bordered on four sides by urban uses and therefore the proposed conversion to
Residential can be considered located “within, contiguous with, or in close proximity to,
existing developed areas able to accommodate it,” in conformance with Coastal Act
Section 30250. Allowing use of the site for residential development is therefore
consistent with Coastal Act Sections 30241, 30242 and 30250.The suggested
modification to Subregion 2 of the City’s Certified Land Use Plan removes language
designating the subject site as an Agricultural land use designation, and therefore brings
the Land Use Plan into conformity with the proposed change in land use designation to
Residential.
3. Commercial Recreation
Coastal Act Section 30222 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 coastaldependent industry.

The City’s Certified Land Use Plan, Subregion 2 states:
With respect to the future potential development of the school site as a commercial recreation
facility (secondary use), this plan does not identify specific recommended uses; however the
following are guidelines which should be considered in any such development plans…. Access
should not be taken from Nantasket drive (in subregion 3) since it is designed as a residential street
and commercial traffic would in all likelihood cause significant problems…. Parking and access
should be designed so that it is sufficiently buffered from existing and future residential
development.

The secondary land use suggested by the City’s LUP is Commercial Recreation.
Commercial Recreation is a higher priority coastal land use than Residential. However,
Coastal Act Section 30222 states that Commercial Recreational uses should be given
priority on “suitable” private lands. Most of the pre-1980 17 acre site is now devoted to
visitor serving uses. The remaining 1.42 acre parcel, however, is not suitable or no
longer preferable for development of a commercial recreational use due to conflicts with
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the surrounding residential uses; therefore Commercial Recreation is not a priority use at
the site. The subject site is a thin rectangular parcel, with little room available to buffer
impacts between conflicting land uses. Development of a Commercial Recreational
facility would create additional light and noise impacts which are incompatible with the
surrounding residences and the adjacent habitat areas on the Terranea Resort site. The
City’s certified LUP states that access to a commercial recreational use should not be
taken through Nantasket Drive due to additional vehicle trips and increased demand for
parking on residential streets. However, due to development of the Terranea Resort to
the west, access to a commercial recreational use or any use at the subject site must be
taken through Nantasket Drive, a residential street, in contradiction of the City’s certified
LCP. No other suitable access for a Commercial Recreational land use exists at the
subject site. Conversion of the site to residential is also warranted because significant
commercial recreational resources already exist in the immediate area due to the
development of the Terranea Resort to the west of the subject property, including public
trails, restaurants, and other visitor serving commercial facilities. The suggested
modification to Subregion 2 of the City’s Certified Land Use Plan removes language
designating the subject site as a Commercial Recreation land use designation, and
therefore brings the Land Use Plan into conformity with the proposed change in land use
designation to Residential.
4. Visual Resources
Coastal Act Section 30251 states:
The scenic and visual qualities of coastal areas shall be considered and protected as a resource of
public importance. Permitted development shall be sited and designed to protect views to and
along the ocean and scenic coastal areas, to minimize the alteration of natural land forms, to be
visually compatible with the character of surrounding areas, and, where feasible, to restore and
enhance visual quality in visually degraded areas. New development in highly scenic areas such as
those designated in the California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by local government shall be subordinate to the
character of its setting.

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.
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The City of Rancho Palos Verdes Local Coastal Program protects coastal visual
resources through the designation of view corridors which protect specific coastal views.
The subject site is within a partial/indirect view from a vista to the northwest along Palos
Verdes Drive, and partially within a direct full view corridor towards Point Fermin to the
southwest(Exhibit 5).
The City’s certified LCP requires all development proposals to “mitigate impacts and
obtain feasible implementation of all corridor guidelines.” Current land use policies allow
for a land use of agricultural or commercial, and current zoning allows for a commercial
use at the site. The proposed change to residential land use and residential zoning (RS3) would not impact the indirect or direct view corridors to any greater degree than the
existing land use and zoning designations as long as permitted development is sited and
designed to comply with the LCP’s view protection policies.
Residential development at the site would not be expected to be visible from the indirect
view corridor to the northwest along Palos Verdes Drive. The residences located along
Channelview Drive located north of the subject site currently partially obstruct views from
Palos Verdes Drive, allowing views of the ocean but not of the coastline. If future
development of the site would pose additional view impacts to the indirect view corridor,
current LCP policies require the City to do a view analysis to mitigate the impacts to
views. Thirty to fifty feet of the 650 ft long subject site infringes on the direct view corridor
towards Point Fermin. However, policies in the City’s certified LCP protect impacts to
direct view corridors from development, and require that any future development on the
site would be required to follow the view corridor guidelines of the LCP and avoid or
mitigate visual impacts.
Public comments received during the City’s public hearing process commented on the
potential for view obstruction from nearby private residences. However, the Commission
has not interpreted the Coastal Act as protecting private views. The Commission has
previously found this to be the case under permits A-5-RDB-04-261(Doyle), and LCP
Amendment LGB-MAJ-2-06 for the City of Laguna Beach. The Visual Corridor policy of
the LUP identifies specific public views which “are considered to have the greatest
degree of visual value and interest to the greatest number of viewers…” Likewise,
Section 30251 states: “The scenic and visual qualities of coastal areas shall be
considered and protected as a resource of public importance”. By referring to the
protection of views of interest to the greatest number of viewers, and the public
importance of scenic and visual qualities of coastal areas, the policies indicate that public
views are to be protected. Nowhere do these provisions of the LCP or the other LUP
policies refer specifically to the importance of protecting private views.
One letter was also received by the City which objected to potential obstruction of views
from the Flowerfield trail to the north of the parcel. New residential construction on the
site will undoubtedly obstruct public views from the section of the Flowerfield trail that
traverses the sidewalk fronting Nantasket Drive. However, similar views are available
from the Flowerfield trail adjacent to the subject parcel on the East and at other locations
northwest and south of the subject parcel. Additionally, a similar obstruction of views
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would still occur with the development of a commercial development, which is currently
allowed under the City’s certified Land Use Plan and zoning code.
Therefore, for the reasons discussed above, the Commission finds that the proposed
LUP change to a residential land use is consistent with Coastal Act Section 30251, and
the change in zoning is consistent with the Visual Corridors section of the LCP.

5. Public Access
Section 30210 of the Coastal Act states:
In carrying out the requirement of Section 4 of Article X of the California Constitution, maximum
access, which shall be conspicuously posted, and recreational opportunities shall be provided for
all the people consistent with public safety needs and the need to protect public rights, rights of
private property owners, and natural resource areas from overuse.

Section 30211 of the Coastal Act states:
Development shall not interfere with the public's right of access to the sea where acquired through
use or legislative authorization, including, but not limited to, the use of dry sand and rocky coastal
beaches to the first line of terrestrial vegetation.

Section 30212 of the Coastal Act states in part:
(a) Public access from the nearest public roadway to the shoreline and along the coast shall be
provided in new development projects except where: (1) it is inconsistent with public safety,
military security needs, or the protection of fragile coastal resources, (2) adequate access exists
nearby, or, (3) agriculture would be adversely affected. Dedicated accessway shall not be required
to be opened to public use until a public agency or private association agrees to accept
responsibility for maintenance and liability of the accessway.

The permit for the Long Point Resort (now Terranea Resort Hotel) includes a deed
restriction detailing an easement for a number of trails around the property. The
Flowerfield Trail, which runs along the sidewalk adjacent the subject site, is described in
the permit as:
“Flowerfield Trail: A 4-foot wide trail in a 10-foot wide corridor, extending from the
northern end of the Resort Entry Trail, running east to the eastern edge of the property and
continuing south and terminating on the southeast corner bluff top and connecting to the
offsite Vanderlip Trail that continues down coast. This trail also connects to the Long
Point Trail.”
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The Flowerfield trail, as previously described, is located on a public sidewalk along
Nantasket Drive for a portion of its length to avoid potential hazards (errant golf balls)
associated with the adjacent golf course on the Terranea Resort. Future development of
residences on the subject property will not block or impede access to the trail. The trail
adjacent to the subject site is located on public land, and a change from
Agriculture/Commercial to Residential would not be expected to have impacts on Public
Access. However, occasional conflicts arise when new residential development is
constructed adjacent to public trails which result in attempts to block or restrict usage of
the trail. All of the trails on the Terranea Resort are protected by recorded easements
required by special condition to the Coastal Development Permit for the resort. The
protective easement for the Flowerfield trail does not extend to the portion of the trail that
traverses the public sidewalk along Nantasket Drive, however. Therefore the
Commission finds that it is necessary to add a policy by suggested modification to the
Land Use Plan that prohibits the future construction of gates or guardhouses or
placement of signs along or fronting Nantasket Drive that could restrict public access to
the Flowerfield trail. Future residential development on the site would be expected to
comply with front yard setbacks specified in the city’s zoning requirements, further
separating the sidewalk and trail from potential conflicts with residential development.
Currently, there are two parking lots open for public use when accessing the beach or the
public trails on the Terranea site: the 50 space lot adjacent to the Point Vicente Fishing
Access, and the 50 space eastern parking lot on the eastern part of the Terranea site.
The permit for the Terranea Resort did not incorporate Nantasket Drive into the
conditions for availability of parking, or the findings for approval of the coastal
development permit. Additionally, current city policy requires adequate on-site parking
supplies for new single family residences. Therefore, the proposed land use change will
have no impacts on the parking supply for the public trails and amenities on the Terranea
site. For the reasons discussed above, the Commission finds that together with the
location of the trail on a public sidewalk, along with the suggested modification described
above, the public trail will be protected from any physical obstructions or perceptions of
privatization.
D.

Findings for Approval of Amendment of Implementation Plan as Modified
and as Submitted

The standard for review of Amendments to the City’s Implementation Plan is the City’s
Certified Land Use Plan, as amended. As certified, the Rancho Palos Verdes LCP does
not make a clear distinction between the Land Use Plan policies and the Implementation
Plan policies. Each geographic segment contains goals, objectives, and policies which
address future or potential development within that segment. In a sense the LCP is a
hybrid combination of both the LUP and IP and a finding of LCP consistency relates to
both components (LUP and IP) that typically comprise a total LCP. Because the LCP has
been constructed and certified in this manner the suggested modifications contained in
this staff report serve both the LUP and the IP relative to future development of the
subject parcel.
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The Zoning Ordinance, which designates specific uses, densities, height and setback
requirements etc. should be viewed as a stand alone Implementation Plan document,
however. The proposed RS-3 zoning would form a transition between the higher density
land use of the Villa Apartments toward the East, to the lower density RS-1 single family
residences to the North on Channelview drive. The proposed zoning change would
create a logical barrier between residential uses to the east and commercial recreational
uses to the west of the project site, and would preserve the residential character of
Nantasket Drive.
The proposed zoning change is compatible with the proposed land use change. The
proposed amendment will change both the Land use and Zoning to residential, resulting
in agreement between the two currently conflicting policies. Therefore, the Commission
finds that if modified as suggested, the Implementation Plan is adequate to carry out the
policies of the Certified Land Use Plan, as amended.
4. Conclusion
Therefore, the Commission finds that for the reasons stated above, with the suggested
modification, the LUP amendment is consistent with the Coastal Act. The Commission
further finds that, as submitted, the Amendment to the Implementation Plan is adequate
to carry out the City of Rancho Palos Verdes policies of the certified Land Use Plan.
V.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

Section 21080.9 of the California Public Resources Code – the California Environmental
Quality Act (CEQA) – exempts local governments from the requirement of preparing
environmental impact reports (EIRs), among other things, in connection with their
activities and approvals necessary for the preparation and adoption of local coastal
programs (LCPs).Pursuant to the California Environmental Quality Act (CEQA) and the
California Code of Regulations [Title 14, Sections 13540(f), 13542(a), 13555(b)] the
Commission's review of this LCP amendment must be based in part on its consistency
with CEQA Section 21080.5(d)(2)(A). That section of the Public Resources Code
requires that the Commission not approve or adopt an LCP:
...if there are feasible alternatives or feasible mitigation measures available
which would substantially lessen any significant adverse effect which the
activity may have on the environment.
As described above, the proposed LUP Amendment, as submitted, is inconsistent with
the Chapter 3 policies of the Coastal Act. However, if modified as suggested, the LUP
Amendment will be consistent with the Chapter 3 policies of the Coastal Act. Thus, the
Commission finds that the LUP Amendment, if modified as suggested, is consistent with
the Chapter 3 policies of the Coastal Act. In addition, as is also outlined above, the IP
portion of the LCP amendment is consistent with and adequate to carry out the policies of
the Land Use Plan. Therefore, the Commission finds that approval of the LCP
Amendment as modified will not result in significant adverse environmental impacts under
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the meaning of CEQA. There are no feasible alternatives under the meaning of CEQA,
which would reduce the potential for significant adverse environmental impacts.
Therefore, the Commission certifies Rancho Palos Verdes’ LCP amendment request 110 if modified as suggested herein.

