
STATE  OF  CALIFORNIA -- NATURAL  RESOURCES  AGENCY  EDMUND G. BROWN, JR., Governor 

CALIFORNIA  COASTAL  COMMISSION 
SOUTH CENTRAL COAST AREA 
89 SOUTH CALIFORNIA ST.,  SUITE 200 
VENTURA,  CA  93001   
(805)  585-1800 

 

 
 
 
 

ADDENDUM 
 
 
DATE: February 10, 2015 
 
TO:  Commissioners and Interested Parties 
 
FROM: South Central Coast District Staff 
 
SUBJECT: Agenda Item Th22b, Application No. 4-13-001 (MRCA & SMMC), Thurs., 

February 12, 2015 
 
 
The purpose of this addendum is to: (1) correct an inadvertent error in the project description; (2) 
correct a factual error regarding unpermitted development; (3) replace Exhibit 5 of the staff 
report with a corrected Exhibit 5; (4) include Special Condition Eleven (11); (5) attach and 
respond to a letter in opposition; and (6) attach three Ex Parte Notices. 
 
Note: Strikethrough indicates text to be deleted from the January 29, 2015 staff report and 
underline indicates text to be added to the staff report.   
 
1.) The following changes shall be made to the project description on the cover page of the 
January 29, 2015 staff report (in addition, all other references to the project description in the 
report are revised accordingly):  
 

Construction of a 5,786 831 ft. long portion of the Coastal Slope Trail with 140 linear feet of 
associated stacked rock retaining walls ranging from 2 ft. to 4 ft. in height, a 45 ft. long by 7 
ft. wide clear-span pedestrian and equestrian bridge across Ramirez Creek, three picnic 
tables, a single-stall self-contained accessible restroom with 46 linear feet of associated 
retaining walls ranging from 2 ft. to 85 ft. in height, new wildlife permeable fencing, two 
accessible campsites with one single stall self-contained accessible restroom, and 2,178 1,647 
cu. yds. of grading (1,781 1,417 cu. yds. of cut and 397 230 cu. yds. of fill). The project also 
includes: 1) two special programs a week for disabled or special needs persons and/or for 
seniors and 2) training programs for employees of the Santa Monica Mountains Conservancy 
and/or MRCA, with a maximum of two events per month. The accessible campsites would be 
closed annually between September 15 through January 15, to avoid the high-fire season. 
 

2.) The following changes to Section “IV. Findings and Declarations, H. Unpermitted 
Development,” found on page 52 of the January 29, 2015 staff report, to reflect a minor 
correction:   
 

Development has occurred on the subject site without the required coastal development 
permit. The unpermitted development includes: 1) unpermitted wastewater treatment system, 
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2) leach fields, 3) terraced orchard, and 4) retaining walls within Ramirez Creek all of which 
were constructed without the required coastal development permit after the effective date of 
the Coastal Act. With the exception of the wastewater treatment system and leachfields, all 
unpermitted development was constructed by the previous property owner. The above listed 
unpermitted development on the subject property is not currently being addressed in this 
subject application. The Commission’s Enforcement Division will consider appropriate 
enforcement options to resolve the remaining issues with unpermitted development 
remaining after the Commission’s action on this item.  

 
3.) Exhibit 5 of the staff report contains the incorrect exhibit and shall be replaced with the 
attached corrected Exhibit 5. 
 
4.) The following special condition shall be added to page 17 of the staff report: 
 

11. Indemnification by Applicant 
Liability for Costs and Attorney’s Fees: By acceptance of this permit, the Applicant/Permittee 
agrees to reimburse the Coastal Commission in full for all Coastal Commission costs and 
attorney’s fees -- including (1) those charged by the Office of the Attorney General, and (2) any 
court costs and attorney’s fees that the Coastal Commission may be required by a court to pay -- 
that the Coastal Commission incurs in connection with the defense of any action brought by a 
party other than the Applicant/Permittee against the Coastal Commission, its officers, 
employees, agents, successors and assigns challenging the approval or issuance of this permit. 
The Coastal Commission retains complete authority to conduct and direct the defense of any 
such action against the Coastal Commission. 

 
5.) In the attached letter dated February 6, 2015, Ramirez Canyon Preservation Fund stated their 
concerns and issues regarding the subject project.    
 
The Ramirez Canyon Preservation Fund correspondence asserts that since the Commission has 
certified the County of Los Angeles Santa Monica Mountains Local Coastal Program, the 
Commission no longer has jurisdiction over Coastal Development Permit (CDP) Application No. 
4-13-001 and; therefore, the application for a CDP for the proposed development must be 
processed by the County of Los Angeles. In response, staff notes that this issue has already been 
addressed in detail in the January 29, 2015 staff report beginning on page 19. In this case, this 
application was deemed completed and filed prior to the date of effective certification of the 
County’s LCP. Commission staff, in keeping with a long-standing interpretation of Public 
Resources Code Section 30519, does not agree that the Commission no longer has jurisdiction 
over this coastal development permit application because a reasonable interpretation of the 
statute allows for a transition period whereby the Commission, with the applicant’s consent, 
retains jurisdiction over applications deemed complete by the date of effective certification. 
 
In addition, the Ramirez Canyon Preservation Fund correspondence also asserts that the 
applicant has “segmented” its project by filing a separate coastal development permit application 
with the City of Malibu for additional and similar development and uses on the Ramirez Canyon 
Park parcels located within the City of Malibu, in addition to its coastal development permit 
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application with the Commission for development located within areas of the park located within 
unincorporated Los Angeles County and; therefore, the environmental impacts of the project as a 
whole cannot be analyzed together. In response, Commission staff notes that the subject coastal 
development permit application includes relatively minor development that will not result in any 
significant traffic or cumulative coastal resource impacts. Furthermore, the minor, less-than-
significant impacts associated with the proposed development, in addition to the potential 
impacts from development currently proposed in the coastal development permit application 
within the City of Malibu, have been previously analyzed as a whole in the Conservancy and 
MRCA Final Environmental Impact Report (FEIR) for the Malibu Park’s Public Access 
Enhancement Plan – Public Works Plan (PWP) http://www.mrca.ca.gov/FINAL_EIR.html. 
Specifically, Section 5.0 “Environmental Impact Analysis” of Volume I of the FEIR analyzed 
potential impacts from development proposed within Ramirez Canyon Park. 
 
The Ramirez Canyon Preservation Fund correspondence further states that the applicants should 
be required to address the unpermitted development located on the project site as part of the 
subject application. In response, Commission staff notes that the proposed development in the 
subject application is not integrally related to the unpermitted development listed on page 52 of 
the January 29, 2015 staff report. The Commission’s Enforcement Division will consider 
appropriate enforcement options to resolve the remaining issues with the unpermitted 
development remaining after the Commission’s action on this item. Additionally, in response to 
the Ramirez Canyon Preservation Fund’s statement that the proposed restrooms will tie into the 
unpermitted wastewater system, staff would like to clarify that the proposed project includes 
single-stall self-contained accessible restrooms which do not require leachfields and will not be 
tied into the unpermitted wastewater treatment facility, or any wastewater treatment facility.  
 
The Ramirez Canyon Preservation Fund correspondence also asserts that the applicants have no 
right to use Ramirez Canyon Road to access the property that is subject to this CDP because the 
parcel is not “benefitted by the Hope Ann Goodrich easement”. In response, Commission staff 
notes that the CDP application is not the appropriate forum for resolution of any issues regarding 
the alleged overburdening of easements. Commission staff views this issue as a private matter 
between the owners of the affected parcels.  
 
Lastly, the Ramirez Canyon Preservation Fund correspondence asserts that camping is not a 
“resource dependent” use of Environmentally Sensitive Habitat Areas designed as H1 and H2 
habitat pursuant to the certified Los Angeles County LCP. Staff notes that this issue is already 
addressed in detail in the staff report and that the allowed uses within Sensitive Environmental 
Resource Areas (SERA) are addressed in Section E “Sensitive Environmental Resource Areas” 
of the Commission’s findings in the staff report beginning on page 29. Consistent with the 
provisions of the certified LCP, the project’s proposed low-impact campgrounds are considered a 
resource-dependent use because they are specifically designed to expose the public to the 
resource while avoiding significant disruption of habitat values.  
 
6.) Attached to this addendum are three Ex Parte Notices communications received from 
Commissioner’s Mitchell, Cox and Groom.  
 

http://www.mrca.ca.gov/FINAL_EIR.html
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Ramirez Canyon Preservation Fund 
5969 Ramirez Canyon road 

Malibu, CA 90265 

February 6, 2015 

Honorable Steve Kinsey. Chair, 
Honorable ]ana Zimmer. Vice-Chair. 
and Honorable Commissioners 
California Coastal Commission 

Re: Application No. 4-13-001 

Delivered by email to 
Charlcs.Lester@coastal.ca. e:ov .and 

To DVene£as@coastal.ca.gov 
with a request for 

Distribution to the Commissioners 

Set for Hearing February 12, 2015 - Item. Th22b 
Co-Applicants: Santa Monica Mountains Conservancy 

and Mountains Recreation and Conservation Authority 

Dear Chair Kinsey, Vice-Chair Zimmer, and Commissioners: 

The Ramirez Canyon Preservation Fund is comprised of the residents and owners of 
property in Ramirez Canyon. We write to respectfully request that you transfer this application 
to the County of Los Angeles ("County"), which has exclusive jurisdiction now that the Santa 
Monica Mountains ("SMM") LCP has been certified. In the alternative, bej(;re the Commission 
acts on the application, the Commission should require the applicant to obtain "Approval in 
Concept" from the County. Conceptual or preliminary approval is required both by the Coastal 
Act by SMM LIP 22.44.91 0. subd. (F). 

The jurisdictional issue is paramount because acts of the Commission in excess of its 
jurisdiction are void. (BMW(){ Nor1h America, Inc. v. New Motor Vehicle Bd. ( 1984) 162 
CaLApp.3d 980, 994.) "The Coastal Act emphasizes local control after the Coastal Commission 
has certified a local coastal program: .... " (Ciry of Malibu v. Cal{fornia Coastal Com. (2012) 
206 Cal.App.4th 549, 563.) That is why the Act transfers ' 'development review authority" to the 
local jurisdiction once an LCP is certified, and leaves appellate jurisdiction with the 
Commission. There is no statutory or regulatory exception for applications which might have 
been received by the Commission prior to LCP certification, and there is no cause to restructure 
the Act for this or any other applicant. 

If you disagree with us on the jurisdictional issue, we respectfully request that you either 
(a) continue the hearing of this segmented project application until the City of Malibu ("City'' ) 
has a chance to review a simi lar application for a larger portion of the same project or (b) at the 



very least, continue the hearing to require the applicant to include a request for a permit for the 
long-standing unpermitted development and to allow staff to develop sufficient information 
about potentially significant impacts and to develop mitigation measures for those impacts. 

This application seeks approval of certain land uses on a relatively small 3.9 acre portion 
of a 22 acre parcel for which the applicant is also seeking approval from the City of Malibu. 
Even under the Commission's "functional equivalent" of CEQA review, the "entire project" and 
all of the impacts of the entire project must be considered together. There is no information 
whatsoever in the application or the staff report concerning the applicant's submission to the 
City. Therefore, we respectfully submit that respect for local control requires that the 
Commission take no action on this segment of the applicant's project until the City of Malibu has 
a chance to review, and as necessary mitigate, the impacts of the larger portion of the project. 

H the Commission decides to process this application despite all of these issues, we 
respectfully request that the Commission continue the hearing for two reasons: This applicant 
has already received one "pass" (rom the Commission on its extensive unpermitted development. 
We doubt that the Commission would twice excuse any private applicant from compliance with 
the Coastal Act, and we respectfully submit that public agencies should set a higher standard. 
Moreover, a continuance would allow the Commission to analyze and address the impacts that 
would be created by this segment of the project. Currently, there is no acknowledgment, let 
alone mitigation, of potentially significant traffic, grading, and noise impacts. The County's 
SMM LCP includes numerous measures by which to deal with impacts such as grading, a 
significant issue in this application, none of which are reflected in the Staff Report. 

A. The Applicant has Segmented its Project. The Applicant has Filed an 
Application for CDP With the City of Malibu for More Intensive and Similar Development 
on the Other Ramirez Canyon Parcels. 

The process of dividing a larger overall project into smaller components whose impacts 
individually appear harmless but cumulatively could be considerable is known as piecemealing 
or segmentation and is legally impermissible. Public agencies are "not permitted to subdivide a 
single project into smaller individual subprojects in order to avoid the responsibility of 
considering the environmental impact of the project as a whole." ( Katzeff v. California Dept. of 
Forestry and Fire Protection (2010) 181 Cal.App.4th 601, 611.) This is because "[t]he 
requirements of CEQA, cannot be avoided by chopping up proposed projects into bite-size 
pieces which, individually considered, might be found to have no significant effect on the 
environment or to be only ministerial." (Ibid, internal quotations omitted.) Instead, the 
impacts of the entire project must be analyzed together. The awlication pending bifore you 
involves only a small part ofthe applicant's "entire project." 

1. The Relationship Between the 3.9 Acre Upper Parcel. Ramirez Canyon 
"Park," and Ramirez Canyon. Ramirez Canyon Road, and the Residents of Ramirez 
Canyon. 

To facilitate your consideration of the issues discussed below, we provide this additional 
explanation of the situation on the ground. 
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What staff and the applicant refer to as "Ramirez Canyon Park" is a 22+ acre parcel 
which straddles the City/County line. Most of the "park" is in the City; only the 3.9 acre upper 
parcel is in the County. There is no direct vehicular access to the upper 3.9 acre parcel. The 
only access to SMMC's upper parcel is through SMMC's lower parcels (within the City), and the 
only access·to those lower parcels is via Ramirez Canyon Road (via Winding Way and 
Delaplane from Pacific Coast Highway) (also within the City). 

The staff report states that access is via Ramirez Canyon Road, but it fails to address the 
issues presented by the nature of the Road. Ramirez Canyon Road is private, rural, winding, and 
narrow- as narrow as 10-12 feet in some places. The Road is approximately one mile long and 
dead-ends at the applicant's properties. The Road is located entirely within designated riparian 
ESHA. On its way up the Canyon, it meanders through and across Ramirez Canyon Creek, a 
blue line stream, via bridges and Arizona crossings. The Road floods during heavy rains. There 
are residences all along the Road and more than 60 residences use the road for residential access. 

2. The Application to the City of Malibu. 

In addition to the application now pending before you, the applicant has filed an 
application with the City of Malibu for the following development on its lower parcels: 

a. Park administrative offices for up to 15 employees; 

b. A residential caretaker and his family; 

c. Two special programs a week by the Conservancy and/or MRCA to 
provide public access and recreational opportunities for disabled or special needs 
persons and/or for seniors, provided: 

(i) The activities do not generate noise audible beyond the property line in 
excess of the noise limits set forth in the Malibu Municipal Code; 

(ii) Transportation is provided by vans and/or mini-coaches, with a 20-
passenger capacity (or smaller), not including the driver; and 

(iii) There is a maximum of 40 attendees per event, plus staff; 

d. Training programs for employees of the Conservancy and/or MRCA, with 
a maximum of two events per month and a maximum of 20 employees per event, 
except that a maximum of 40 trainees from the MRCA wildland fire force shall be 
permitted to train to protect Ramirez Canyon Park; and 

e. Ongoing property maintenance, upgrades that do not increase the intensity 
of use or as may be required by regulatory agencies, and repairs. 

We alerted the Commission to this application in our November 14, 2014letter, but the 
staff report does not address it. We also attached a copy of the Project Description for the 
applicant's proposed development in the City. For some reason, that description is not attached 
to the copy of our November letter which was included in the packet with the staff report. For 
your information, the City Project Description is attached to this letter as Exhibit A. 
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Every part of this "entire" development will impact Ramirez Canyon, Ramirez Canyon 
Road and the residents of the Canyon. The construction traffic required for grading of 2000 
cubic yards (Staff Report, p. 1 ), and removal of 1300 of those cubic yards of dirt in heavy trucks 
making at least 130 round trips will be overwhelming in the context of the narrow, winding, 
Ramirez Canyon Road. The cumulative impact of the additional traffic from both the entire 
project (particularly the additional and duplicative uses (see next section)) will have a significant 
impact on the Canyon residents. The noise associated with events attended by dozens of people, 
including fire training with up to 40 people per event will be a substantial burden on the rustic 
quietude which currently exists in Ramirez Canyon. The entire area is designated ''Very High 
Fire Hazard Severity Zone," and those hazards will significantly increase because of the people 
newly brought to the area- raising risks both to themselves and to the residents in the surrounding 
canyon. Yet, there is no discussion of these impacts whatsoever, either from the development 
before you, or cumulatively from the "entire" project. 

Therefore, even if you disagree with us on the question of jurisdiction, we urge you to 
respect the City of Malibu's review process by waiting to consider the application before you 
until after the City of Malibu has considered the much larger segment of this same project. 

3. Items (c) and (d) in the Application to the City are Verv Similar to the 
"Additional Proposed Uses" in the Application Pending Before the Commission. 

Please compare Items (c) and (d) from the applicant's Project Description to the City (see 
previous section) with the Staff Report's description of the following "Additional Proposed 
Uses" in the application before you: 

"Additional Proposed Uses: The project includes the following additional uses within 
Ramirez Canyon Park: 1) two special program a week to provide public access and 
recreational opportunities for disabled or special needs person[ sic] or seniors, provided 
that transportation is provided by vans and/or mini-coaches with a 20-passenger capacity 
(or smaller) and there is a maximum of 40 attendees per event, plus staff; and 2) training 
programs for employees of the Conservancy and/or MRCA, with a maximum of two 
events per month and a maximum of 20 employees per event, except that a maximum of 
40 trainees from the MRCA wildland fire force shall be permitted to train to protect 
Ramirez Canyon Park." (Staff Report., p. 19.) 

There is no difference between these proposed uses and the uses proposed in the 
awlicant's awlication to the City. Please also note that the "exception" for training programs 
does not appear to be limited in number or frequency. 

We have examined the application and the staff report, and cannot ascertain the locale for 
these "additional proposed uses." In some places, there are statements that these uses will occur 
"in Ramirez Canyon Park," which is defined as the 22+ acre parcel. However, there are also 
statements that these uses will be held in the ''unincorporated" area of the Park. As you know, 
the Commission cannot approve development outside its jurisdiction. (Cf. Sierra Club v. 
California Coastal Commission (2005) 35 Ca1.41

h 839, 854.) Therefore, the "additional uses" 
proposed by the applicant cannot be approved without limiting them to the upper 3.9 acre "park" 
parcel. That presents significant issues because the 3.9 acre parcel does not enjoy the benefit of 
the easement in which Ramirez Canyon Road is located (see discussion below). 
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4. Under the Circumstances, the Applicant is Not Entitled to the Benefit of 
Permit Streamlining. 

The first page of the staff report indicates that this project is being heard on February 12 
under the Permit Streamlining provisions of the Coastal Act (PSA). We respectfully submit that 
the applicant is not entitled to the benefit of those provisions. The purpose of permit 
streamlining provisions would be undermined by allowing an applicant to segment a project and 
not even inform the Commission of the fact that there is another part of the applicant's "entire" 
project pending before another jurisdiction. (See, e.g., Bickel v. City of Piedmont ( 1997) 16 
Cal.4th 1040 (an applicant can waive the PSA by its conduct).) In addition, because the applicant 
did not provide information essential to the analysis of environmental impacts (see discussion 
below), the PSA deadline should not run until either the Commission or the County-- and the 
City of Malibu-- have conducted the appropriate environmental r~view. (See, e.g., Riverwatch 
v. County of San Diego (1999) 76 Cal.App.4th 1428.) 

B. The Applicant Should Not be Given Another ''Pass" on the Unpermitted 
Development. 

There is extensive unpermitted development on the property, including but not limited to, 
the following: 

"1) unpermitted wastewater treatment system, 2) leach fields, 3) terraced orchard, and 4) 
retaining walls within Ramirez Canyon Creek all of which were constructed without the 
required coastal development permit after the effective date of the Coastal Act." (Staff 
Report, p. 52). 

In the early versions of its project descriptions, the applicant included a request for 
Commission approval to cure this unpermitted development. However, in July of 2014, the 
applicant deleted that element from the project description. Staff is recommending that the 
Commission approve the proposed project and leave it to the Commission's "enforcement" arm 
to address the unpermitted development. We respectfully submit that leaving these issues to 
"enforcement" is neither fair nor workable, for the following reasons: 

First, this would be the second time this applicant "got a pass" on unpennitted 
development. When SMMC applied to the Commission for a CDP in 2000, then-Commissioner 
Sara Wan made SMMC's Executive Director promise on the record that SMMC would submit 
an application to remedy the previous owners' unpermitted development. Fourteen (14) years 
later, the applicant has still not obtained that permit. 

Second, the wastewater svstem has been unpermitted since 2002, when the CDP issued 
by the Commission was declared void by the court. The restrooms which are proposed as part 
ofthe project before the Commission tie into that unpennitted system. Therefore, it is 
impossible to separate the unpermitted development from the project before the Commission. 

Third, the proposed development will render it impossible to ever address at least one of 
the unpennitted improvements (i.e .. the retaining wall in the creekhed) because removal of that 
wall was considered as an "alternative" to the proposed development and expressly rejected. In 
addition, in the process of significantly excavating the mountains on both sides of the creek for 
the trail connections, the applicant will forever change the nature of the drainage course in the 
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Canyon. That will not only condone the previous unpermitted development, it will render it 
impossible to remedy the previous unpermitted grading along the banks of the creek and the 
streambed alterations. 

Fourth, SMMC developed and operated this property unlawfully and without permits 
from 1993 to 2000 and then again from 2002 until the present (i.e., after the 2000 CDP issued by 
the Commission was voided by the court). Whenever we asked the Commission to .. enforce," the 
Commission informed us that it did not have sufficient staff to do so. We respectfully submit 
that public agencies such as the applicants should set the standard for rectifying unpermitted 
development. When they do not, the Commission should not condone or ratify unlawful 
behavior, but instead should take every opportunity to require correction. The Commission has 
the opportunity to do so now - by requiring that the unpermitted development be addressed as 
part of the application before you. 

C. The Department of Fish and Wildlife Must be Involved in the Review Process to 
Both Remedy the Unpermitted Development in the Streambed and to Comment on the 
Proposed Development (Bridge) Within the Riparian Buffer. 

Some of the unpermitted development involves streambed alteration and the placing of 
materials within the bed and banks. The proposed development includes a span bridge which 
will be constructed within the 100 foot riparian buffer. These matters fall within the jurisdiction 
of the Department of Fish and Wildlife. (Fish & G. Code sec. 1603.) Under the circumstances, 
we respectfully request that the Commission consult with the Department of Fish and Wildlife 
before taking any action on the application (cf. 14 Cal. Code Regs., sec. 15063(g)). At the very 
least, the applicant should be required to obtain the required permits from the Department as a 
condition of project approval. 

D. Incomplete Analysis and Deferred Mitigation 

We understand that the Commission does not conduct formal CEQA review. However, 
the Commission is required to conduct the "functional equivalent" ofCEQA review. So far as 
applicable here, that requires that significant impacts be identified and analyzed (Pub. Res. Code, 
sec. 21082.2 subd. (a)), and that all measures designed to mitigate those impacts be formulated 
during the review process so their efficacy can be analyzed (San Joaquin Raptor Rescue Center 
v. County of Merced (2007) 149 Cal.App.4th 645, 669-670). Deferred mitigation violates 
CEQA. (Endangered Habitats League v County of Orange (2005) 131 Cal. App. 4th 777, 793-
94; 14 Cal. Code Regs., sec. 15126.4(a)(l)(B).) .. [T]here cannot be meaningful scrutiny [of 
environmental impacts] when the mitigation measures are not set forth at the time of project 
approval." (Oro Fino Gold Mining Corp. v. County ofEl Dorado (1990) 225 Cal.App.3d 872, 
884.) There are several instances where the staff report fails to even identify, much less 
analyze, the obvious environmental impacts of this segmented project. There are several 
instances more where the question of mitigation of impacts has been improperly deferred. 

1. Grading, Cut, FiU, Haul, and Sensitive Vegetation. 

Staff has characterized the trail improvements as "minor." That characterization is 
difficult to understand, in light of the extent of the soil and sensitive vegetation removal required 
for these improvements. 
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So far as pertinent here, the project proposes (a) 5,786 feet of trail improvements with 
140 linear feet of associated stacked rock retaining walls ranging from 2ft. to 4ft. in height, (b) 
a single-stall self-contained restroom with 46 linear feet of associated retaining walls ranging 
from 2 ft. to 8 ft. in height, and a 45 ft. long by 7 ft. wide clear span pedestrian and equestrian 
bridge across Ramirez Creek. The trail connections will be constructed on steep slopes heavily 
vegetated with sensitive plant species, and the bridge will be constructed entirely within riparian 
ESHA. 

The applicant proposes 2, 178 cu. yds. of grading ( 1, 781 cu. yds. of cut and 397 cu. yds. 
of fill). However, there is no indication that the previous unpermitted grading has been included 
in those numbers, and the chart on page 4 of the Applicant's analysis of "Unpermitted Structural 
Improvements" indicates that as much as 1.174 acres may have been previously graded without 
permits. SMM LCP sec. 22.44.1260, subd. K, requires that any unpermitted grading "shall ... 
be counted cumulatively" in the grading amount and analyzed for consistency with the policies 
and provisions of the LCP. 

The staff report also states in several places that the cut will be "stockpiled" during 
construction. There is no analysis of the manner in which that might possibly be accomplished 
without destroying even more sensitive vegetation. The chart on page 6 of the applicant's 
Biological Resources Report indicates that 1.25 acres of sensitive vegetation communities will 
be impacted by the trail and utility lines/infrastructure improvements, but there is no indication 
that the acreage includes the impact of "stockpiling" on the surrounding sensitive vegetation 
communities during construction. Will the cut, which is already removing sensitive vegetation, 
be "piled" on top of other sensitive vegetation before it is removed? If so, what is the impact to 
the "piled upon" vegetation, and what are the required mitigation measures to reduce that 
impact? 

There is also no discussion in the staff report of the manner in which the cut will be 
removed. The project description in the application suggested that the cut would be "carted" up 
the steep slope to Kanan Dune hill and driven out of the County for dumping. It is doubtful that 
the quantity of soil and vegetation to be removed could be "carted" up a trail which is under 
construction. However, even assuming that it could be, assuming that a rear-dump truck (with a 
capacity of 10 cubic yards) would be used rather than a bottom-dump truck (with a capacity of 
14 cubic yards), movement of 1300 cubic yards of soil ( 1700 cubic yards of cut less 400 cubic 
yards of fill) would require 130 heavy truck trips to remove cut dirt. In addition to the 
significant traffic impacts this could cause, air quality impacts of the truck traffic for dirt export 
could be significant. (See Brentwood Association for No Drilling, Inc. v. City of Los Angeles 
(1982) 134 Cal.App.3d 491, 499.) 

Moreover, there has been no compliance with SMM LIP sec. 22.44.1260, subd. (E), 
which provides: "An approved haul route shall be required for the off-site transport of 1,000 
cubic yards or more of cut or fill material, or any combination thereof .... 3. The applicant shall 
submit a map showing in sufficient detail the location of the site from which such material is 
proposed to be removed, the proposed route over streets and highways, and the location to which 
such material is to be imported." No haul route maps are provided to demonstrate the location 
from where the cut will come, how the cut might be removed from the site, or which areas are 
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likely to be most heavily affected by the truck traffic. Instead, the staff report would simply 
require the applicant to present evidence to the Executive Director about the disposal site only 
(i.e., after the Commission approves the project and with no opportunity for public review and/or 
comment). 

Rather than identify and address these impacts, the staff report defers them all For 
example, the Commission does not have before it, and the public will not be allowed to review 
and comment upon, the Habitat Mitigation and Restoration Plan (which we presume will deal 
with the vegetation upon which dirt has been "stockpiled), or the Erosion Control Plan (i.e., for 
the grading, construction, staging areas and "stockpile" areas), or the Construction Best 
Management Practices plan (i.e., for ensuring that demolition and construction materials do not 
enter sensitive habitat). Neither will the Commission review, nor the public be allowed to 
review and comment upon, the "Permanent Drainage and Polluted Runoff Control Plan," or the 
''Interim Erosion Control Plans" or the ''Removal of Excavated Materials" plan. These plans 
constitute essential mitigation measures for the proposed improvements, all of which have the 
potential for significant impacts on Canyon drainage and Ramirez Canyon Creek - all the way 
(rom the 3. 9 acre parcel down the Canyon past the residences and to the ocean. The time to 
analyze those impacts and any planned mitigation is before - not after - project approval. 

2. Mitigation of Fire Hazards. 

The staff report repeatedly acknowledges the fire hazard in Ramirez Canyon. The entire 
area is designated a Very High Fire Hazard Severity Zone by Cal. Fire. Yet, it does not appear 
that any Fuel Modification or Brush Clearance plan has been submitted as required by SMM LIP 
22.44.840, sub. (G). We also could not locate any evidence or discussion of water available for 
fire protection, as required by LIP 22.44.840, sub. (L). Although the Commission has required 
the applicant to indemnify the Commission, there is no requirement that the applicant indemnify 
the residents of Ramirez Canyon in the event of a fire. Therefore, it is essential that the 
Commission review, and the public have the opportunity to comment upon, these essential 
mitigation measures. 

E. The Applicant Has Not Complied with SMM LIP (Showing of Lawful Access) 

SMM LIP 22.44.840, subdivision (D) requires the applicant to provide a legal description 
of the property and subdivision (N) requires the applicant to demonstrate lawful access to the 
property from a public street. We have examined the application and the materials posted for the 
hearing and could not find this required information. 

As noted above, the 3.9 acre upper parcel can be accessed only through the lower parcels, 
which can be accessed only via Ramirez Canyon Road. Ramirez Canyon Road was constructed 
within an easement commonly referred to as the "Hope Ann Goodrich" easement. The easement 
was created by Marblehead Land Company when it divided and sold away the parcels in the 
Ramirez Tract. 

We have attached a map of Marblehead Ramirez Tract (Exh. B) and a "Supplemental 
Map" (Exh. C) adding detail within the uppermost part of the large tract depicted on Exhibit B. 
That detail shows later divisions of land which created some of the other parcels ultimately 

8 



acquired by the applicant. We have also attached a copy of the "Subject Parcel" map from the 
staff report (Exh. D). On Exhibit D, the 3.9 acre parcel is the small parcel inside the larger 
parcel (which is owned by NPS). If you superimpose the "Subject Parcels" (Exh. D) on Exhibits 
B and C, the lower edge of the Subject Parcels (i.e. , which is not a straight line) would meet the 
upper edge of the Marblehead Tract as shown on Exhibits B and C (which is also not a straight 
line). These maps establish that the 3.9 acre parcel was not part of the Ramirez tract. 

The title history of the 3.9 acre parcel confirms that the parcel is not benefitted by the 
Hope Ann Goodrich easement (i.e. , Ramirez Canyon Road), and that the applicant has no right to 
use Ramirez Canyon Road for access to the parcel. 

There have only been four owners of the 3.9 acre parcel (and the larger parcel of which it 
was once a part) : the United States of America, Jon Peters, Barbara Streisand, and the applicant. 
When the United States granted to Peters the parcel from which the 3.9 acre parcel ultimately 
derived (Exh. E, attached), no easement came with the grant. The deed from Peters to Streisand 
(Exh. F, attached) indicates that Peters acquired an easement during his ownership, but it was not 
the Hope Ann Goodrich easement (compare ParcellA ofExh. F with Parcel 3 on Exh. G, the 
legal description of the Hope Ann Goodrich/Ramirez Canyon Road easement). The easement 
deeded by Peters to Streisand with the 3.09 acre parcel appears to be an easement we have seen 
in other historic title searches in the Canyon, i.e. , an old road from Kanan Dume down into the 
upper Ramirez Canyon parcels that were not part of Marblehead's Ramirez tract. 

When Streisand deeded the 3.9 acre parcel to the applicant, she included several other 
parcels in Ramirez Canyon (which are now the applicant's "lower parcels") . In that deed (Exh. 
H), she listed in bulk all of the parcels and two easements. Neither of those easements appears to 
be the easement she acquired from Peters. One of those easements is the Hope Ann Goodrich 
easement that Streisand had acquired with her lower parcels within the Ramirez tract (Cf. Parcel 
7 on Exh. H with Parcel3 on Exh. G). 

Streisand' s deed to the applicant did not give the applicant the lawful right to use the 
Hope Ann Goodrich easement because a grantor can only lawfully convey to the grantee the 
property rights that the grantor possesses. (Stanley v. Shierry (1958) 158 Cal.App.2d 373, 376; 
Claudino v. Pereira (2008) 165 Cal.App.4th 1282, 1289; Colorado Pac. Land Co. v. Clinton E. 
Worden Co. (1933) 132 Cal.App. 720, 723.) When Ms. Streisand acquired the upper 3.9 acre 
parcel, she did not acquire the right to use the Hope Ann Goodrich easement for access to that 
parcel because Peters did not have that right. Therefore, Ms. Streisand could not, by her deed to 
the applicant, give the applicant any right to use the easement for access to the upper parcel 
either. 

For all these reasons, without proof from the applicant that it has a lawful access route 
from the upper 3.9 acre parcel to a public road, the application cannot be deemed complete under 
SMM LIP 22.44.840, sub. (N), and cannot be approved. 

F. Camping is Not a "Resource Dependent" Use of ESHA 

The Staff Report repeatedly refers to the proposed project as a "resource dependent 
development," (e.g., Staff Report, p. 2) and thus allowable within Environmentally Sensitive 
Habitat Areas (ESHA) designated as H1 and H2 areas. However, campgrounds are not a 
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resource dependent use. Not only is it possible for campgrounds to exist in areas that are not 
ESHA, it is necessary to destroy ESHA in order to grade and construct the required 
improvements on, under and through the ESHA. The Coastal Act (Pub. Res. Code, sec. 30240) 
prohibits the approval of uses that are not resource dependent in environmentally sensitive 
habitat areas. This issue of campgrounds not being a resource dependent use is the sole subject 
of the lawsuit the Fund was required to file against the Commission in connection with the 
Commission's approval of the SMM LCP. That action is currently pending in Los Angeles 
Superior Court as case number BS 149044. A copy of the petition is attached as Exhibit I. 

G. Only the County of Los Angeles, After Consultation with the City of Malibu with 
Respect to the ''Entire Project." Has .Jurisdiction to Approve this Part of the Project. 

We raised the jurisdictional argument in our November 14, 2014letter (attached to the 
staff report, without its attachments) because acts in excess of the power specifically conferred to 
the Commission are void. (BMW of North America, Inc. v. New Motor Vehicle Bd., supra (1984) 
162 Cal.App.3d 980, 994.) 

At the outset, it is important to emphasize that transferring this application to the County 
of Los Angeles for consideration would not require the applicant to "start over completely," as 
staff suggests (Staff Report, p. 29), nor would it prejudice the applicant in any way. This 
application was not deemed complete until August of 2014. The SMM LCP was certified less 
than 2 months later, in October. A simple transfer of the application to the County would allow 
the County to review it and, if the County deemed the application complete under the SMM 
LCP, to set it for hearing after consultation with the City of Malibu concerning the impacts of the 
applicant's "entire project." 

We respectfully call your attention to the manner in which the issue has been addressed 
in the staff report. which purports to cite a provision of the SMM LIP. but does so in a very 
inaccurate manner (Staff Report., pp. 19-20). As background for your review of the discussion 
in the staff report, we first set forth the governing statutes and guidelines: 

Three statutes expressly transfer jurisdiction from the Commission to the local agency 
after an LCP is certified. There is no exception for applications which may have been received 
by the Commission prior to that certification, and it is not reasonable to "interpret" the statutes 
and guidelines to create that exception because "development review authority" transfers to the 
local agency. "Development review authority" is the authority that the Commission would be 
exercising if the Commission were to agprove the project. 

Public Resources Code section 30519 provides, in pertinent part: 

''Delegation of development review authority; recommendation of amendments to 
program. (a) Except for appeals to the commission, as provided in Section 
30603, qfter a local coastal program. or any portion thereoC has been certified 
and all implementing actions within the area affected have become effective, the 
development review authority provided for in Chapter 7 (commencing with 
Section 30600) shall no longer be exercised by the commission over any new 
development proposed within the area to which the certified local coastal 
program, or any portion thereof, applies and shall at that time be delegated to the 
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local government that is implementing the local coastal program or any portion 
thereof .... . " (Emphasis added.) 

Public Resources Code section 30600 provides, in pertinent part: 

"Coastal development permit; procedures prior to certification of local coastal 
program; application of section ... . (d) After certification of its local coastal 
program or pursuant to the provisions of Section 30600.5, a coastal development 
permit shall be obtained from the local government as provided for in Section 
30519 or Section 30600.5 ." (Emphasis added.) 

And finally, Public Resources Code section 30600.5 provides, in pertinent part: 

"Delegation of authority for issuance of coastal development permits to local 
governments; exceptions; application, review and appeal procedures; minimum 
standards; adoption of ordinance . ... (c) Notwithstanding any other provision of 
this division, after delegation of authority to issue coastal development permits 
pursuant to subdivision (b), a coastal development permit shall be issued by the 
respective local government or the commission on appeal, if that local 
government or the commission on appeal finds that the proposed development is 
in conformity with the certified land use plan." (Emphasis added.) 

Sections 30519 and 30600.5 confirm that. after LCP certification. the only jurisdiction retained 
by the Commission is jurisdiction over allPeals. 

California case law confirms what the statutes expressly state: "After an LCP is certified 
by the Coastal Commission, development review authority is 'delegated to the local government 
that is implementing the local coastal program ... .' (Pub. Resources Code,] § 30519, subd. (a))." 
(North Pacifica LLC v. California Coastal Com'n (2008) 166 Cal.App.4th 1416, 1429.) 
"Administrative action that is not authorized by, or is inconsistent with, acts of the Legislature is 
void." (Schneider v. California Coastal Com. (2006) 140 Cal.App.4th 1339, 1348 (citations 
omitted).) 

The Commission's regulations mirror the statutes set forth above. (See, e.g., 14 Cal. 
Code Regs., sec. 13545 (certification of a LCP results in "delegation to the local government of a 
coastal development permit authority over those developments specified in Public Resources 
Code Section 30519"); see also, Id., sec. 13545.5 (same effect recertification ofLUP).) 

There is only one regulation that discusses the Commission's retention of an application 
after an LCP has been certified (14 Cal. Code Regs. , sec. 13546). However, section 13546 
applies only to "permit applications that have received local government awroval and have not 
been voted upon by the Commission." The staff report suggests that this regulation should be 
read to give the Commission jurisdiction over the issuance of this permit because, according to 
the staff report, the applicant did not need local government approval (Staff Report, p. 20). The 
argument is not correct. However, even if it were, it would not bring this case within the plain 
language of the exception. 
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More troubling is the purported "quote" from the SMM LCP section in the staff report, 
which discusses transfer of jurisdiction after LCP certification. According to the staff report, 
SMM LCP 22.44.910(F) states: 

"Any proposed development within the certified area which a complete application has 
been filed with the Coastal Commission may, at the option of the applicant, remain with 
the Coastal Commission for completion of review .... Alternatively, the applicant may 
withdraw the application filed with the Coastal Commission and resubmit it to the 
County through an application pursuant to the requirements of the LCP." (Staff Report, 
pp. 19-20.) 

In fact, section 22.44.910(F) is expressly consistent with Regulation section 13546 
(discussed above). The language omitted by staff is highlighted in the following excerpt from 
22.44.910(F): 

"Any proposed development within the certified area which the County preliminarily 
approved (i.e .. an 'Approval in Concept') before the effective date of the LCP and for 
which a complete application has been filed with the Coastal Commission may, at the 
option of the applicant, remain with the Coastal Commission for completion of review ... 
. Alternatively, the applicant may withdraw the application filed with the Coastal 
Commission and resubmit it to the County through an application pursuant to the 
requirements of the LCP." (SMM LCP 22.44.910(F), emphasis added.) 

Therefore, the SMM LCP does not support any "exception" for this application. 

We confirmed with a principal planner at the County that this project did not receive any 
kind of preliminary approval from the County. He checked all three APN numbers (4465-004-
904; 4465-004-304; 4465-003-923) and found no record of any review or even a request for 
review from SMMC or Coastal Commission staff. 

Two previous decisions of the Commission involving this property have been set aside by 
the courts (i.e., the 2000 CDP and the 2009 Malibu LCP "Override"). It would be a waste of 
even more resources to have yet another approval set aside, particularly because the solution is 
so simple. The application and all of the materials should be transferred to the County. 

H. Conclusion 

As some of you may be aware, we have been fighting since 1993 for the simple right to 
have the proper agency/agencies consider all of the impacts on us and on Ramirez Canyon of the 
entire development proposed by SMMC on its Ramirez Parcel. Now, twenty years later, after 
several judicial opinions in our favor, we are still being deprived of that right. Therefore, for all 
the reasons set forth herein, we respectfully request that the Commission transfer this application 
to the County of Los Angeles, or, at the very least, require the applicant to obtain "Approval in 
Concept" from the County as required by the Coastal Act and by SMM LIP 22.44.910, subd. (F) 
before you act on the application. If you disagree with us about the jurisdictional issue, we 
respectfully request that you either (a) continue the hearing of this segmented project application 
until the City of Malibu has a chance to review a similar application for a larger portion of the 
same project or (b) at the very least, continue the hearing until the applicant includes a request to 
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permit the unpermitted development and staff identifies and analyzes the significant impacts of 
the "entire project" and develops the required mitigation measures. 

Thank you in advance for your time and consideration of our concerns. 

Very truly yours, 

Ramirez Canyon Preservation Fund 

By:~~~ 
Richard D. Mullen, President 

Cc: Mr. Richard Bruckner, Director of Planning County of Los Angeles, 
Department of Regional Planning 

Ms. Bonnie Blue, Interim Planning Director, City of Malibu, 
Christi Hagin, Esq., City Attorney, City of Malibu 

Exhibits: 

A. Project Description, City of Malibu 

B. Marblehead Ramirez Tract 

C. "Supplemental Map" - Detail Area 

D. "Subject Parcel" map from the Staff Report 

E. United States Grant to Peters 

F. Peters Grant to Streisand 

G. Streisand Grant to SMMC 

H. Legal Description of Ramirez Canyon Road (Hope Ann Goodrich easement) 

I. Confirmed copy of Petition/Complaint in L.A.S.Ct., Case No. BS 149042 
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PROJECf DESCRIPTION 1;__ ~' 
Coastal Development Permit Application -~ , ~ 

Ramirez canyon Park· Park Administrative Uses ~G' ~ 
In City of Malibu ()&. 

Santa Monica Mountains Conservancy/ r 
Mountains Recreation and ConServation Authority • . 

June 10, 2014 

The Santa Monica Mountains Conservancy (Conservancy) and the Mountains 
Recreation and Conservation Authority (MRCA) propose various park administrative 
uses at Conservancy-owned Ramirez Canyon Park (Park) within· the City of Malibu. 
The majoritY of the ·21.8-acre Park is located within the City of Malibu. Th~ 
approximately 3.9-acre northern portion located In unincorporated Los Angeles County 
is bounded by National · Park Service (NPS) land on three sides. The Park within the 
City of Malibu is comprised of Assessor's Parcel Numbers 4467-Q02-902, 903, 904, 

· 905, and 906. The Park Is located at the norther1y tennlnus of Ramirez Canyon Road 
. and the a~dresses are: 5750, 5n5, 5800, 5802, and 5810 Ramirez Canyon Road. 

The proposed park administrative uses are summarized as follows (and described In 
more detail below): 

(a} Park administrative offices for up to 15 employees; 

(b) A residential caretaker and his famllv: 

. (c) Two special programs a week by the Conservancy and/or NIRCA to 
provide public access and recreational oooortunities for disabled or 
soeclal needs persons and/or for seniors. provided: 

(I) The activities do not generate noiSe audible beyond the property line in 
excess of the noise limits set forth in the Malibu Municipal Code: 
<n> Transportation is proyided by vans and/or mini-coaches. with a 20. 
passenger capacity (or smaller). not including the driver; and 
Cilll There Is a maximum of 40 attendees per event plus staff; 

··(d) Training programs for employees of the Conservancy and/or MRCA. with 
a maximum of two events oer month and a maximum of 20 employees cer 
event. except that a maximum of 40 trainees from the MRCA wildland fire 
force shall be permitted to train to protect Ramirez Canvon Park: and 

(e) On-aoing property maintenance; upgrades that do not Increase ·the 
intensitv C?f use or as may be reauired by reaLilatory agencies. and repairs. 



Ramirez canyon Park (In City of Malibu) 
Park Administrative Uses 
June 10, 2014 
Page2 

- ---· ·- ------- ----. 

Brief Background on Ramirez Canyon Park Coastal Act Permitting History 

The Conservancy, State of California, has owned the 21.8-acre Ramirez Canyon Park 
(Park) in the Coastal Zone portion of the Santa Monica Mountains National Recreation 
Area (SMMNRA) since 1993. The Park was donated at that time, and the majority of 
the existing Improvements at the Park was present at the time of the donation. The 
majority of the Park is located within the City of Malibu. The northern 3.9-acre portion of 
the Park is located In unincorporated Los Angeles County and Is -bounded by NPS land . 
on three sides. 

The Conservancy . applied to the California Coastal Commission for a coastal 
development permit (COP), which .was granted by the Coastal Commission (COP No. 4-
98-334) In 2000 for the entire Park (within City of Malibu and unincorporated Los 
Angeles County), and signed In 2001 . That pennit covered similar uses (park. 
administrative offices, outreach programs, etc.) as those that are currently occurring and 
that are proposed to continue under the current permit application to the City of Malibu. 
In addition, that COP authorized certain improvements (e.g., upgrade of onsite 
wastewater treatment system), which were subsequently Implemented. 

The Park has been the subject of lawsuits over the years. The COP No. 4-98-334 was 
later challenged and overturned by legal action. 

In 2010, the Conservancy and MRCA submitted to the Coastai .Commlsslon the Malibu 
Parks Public Access Enhancement Plan-Public Works Plan (PWP), which included uses 
and Improvements at Ramirez Canyon Park and other parks. That PWP was initially 
approved by the Commiss~on and later overturned by legal action. 

The Conservancy has been operating under a preliminary Injunction (March 2007), 
which constitutes the existing baseline. This is comprised of the following uses: 

(a) Park administrative Offices for up to 15 employees; 
(b) A residential · caretaker and his family; · . 
(c) Two special programs a week for disabled youth and/or for seniors; 
(d) Occasional employee training programs; and 
(e) On-going property maintenance. 

Per the Conditional Settlement Agreement and Release (March 10, 2014), between the 
City of Malibu on one hand and the Conservancy and MRCA on the other, the 
Conservancy and MRCA are now applying to the City of Malibu for certain Park 
Administrative Uses. As described in the Settiement, the Conservancy and MRCA are 
also applying to the Coastal Commission for proposed uses and public access 
improvements at Ramirez Canyon Park within the unincorporated Los Angeles County 
portion. 
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Ramirez Canyon ·Park Setting (In City of Malibu) 

The Conservancy, State of California, owns the 21.8-acre Ramirez Canyon Park (Park) 
in the Coastal Zone portion of the SMMNRA. Although the majority of the Park Is 
located within the City of Malibu, the northern 3.9-acre portion of the Park is located in 
unincorporated Los Angeles County bounded by NPS land on three sides. The Park Is 
bordered by undeveloped private residential land in its southern portion. Ramirez Creek 
courses through the Park. The Park contains five structures (all within the City of 
MaUbu portion), once serving as residences. The five structures are the Bam, Peach, 
BarwOod, caretaker's residence, and Art Deco. 

Ramirez Canyon Park is located on Ramirez Canyon Road In the City of Malibu. 
Access to the Ramirez Canyon Park property Is provided by gated vehicular accesS 
roads from Pacific Coast Highway yia Ramirez Canyon Road or via West Winding Way 
and Delaplane Road, and then through a gated park entrance at the terminus of 
Ramirez Canyon Road. 

The attached site plan shows the existing development at the Park In the City of Malibu. 
· This existing development Includes five structures, concrete driveways, brick pathways, 
lawns, landst:aplng; a tennis court, retaining walls, and other Improvements. There are 
seven parking areas, containing 54 parking spaces. The majority of the existing 
improvements at the Park was· present at the time of the donation of the property to the 
Conservancy in 1993. Because of the developed nature of the property, Ramirez 
Canyon Park contains a variety of facUlties available to support the types of public 
programs and group events currently conducted onsite and it provides for essential 
MRCA and Conservancy park administrative support facilities. 

The primary buildings (Barwood, Peach, Art Deco, and Bam) at Ramirez Canyon Park 
have all been used both as recreation facilities and as locations to manage recreation 
uses at the Park, as well as to conduct the larger administrative activities of the 
agencies. The Barwood building is approximately 3,872 square foot (sf) and serves as 
the Westem Area Emergency Operations Center for the MRCA, with full computer and 
radio dispatch capabilities In the event of any emergency. The Peach House is a 4,931 
sf building, the Art :eeco building is a 5,223 sf structure, and the Bam Is a 3,782 sf 
structure. In addition, the existing caretake(s residence Is· an approximately 1,350 sf 
single family residence occupied by a wildland fire-trained MRCA staff person charged 
with park maintenance/management, park security and other public safety duties. 
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The Barwood, Peach, and Bam are served by an existing onsHe wastewater treatment 
system and recycled water reuse program, which was upgraded around 2001. The 
waste Is collected in tanks, treated, and distributed at a leachfletdlorchard, which is 
located In the unincorporated pOrtion of the Park. Questa Engineering Corp. prepared a 
Ramirez Canyon Park Septic System Assessment (March 28, 2014) for these three 
buildings and found that the system was in excellent operating condition. The Art Deco 
and caretaker's residence each have their own septic system. 

The Barwood, Peach, and Bam buildings are currently utilized as park administrative 
offices for an employee population not exceeding 15 persons. The Art Deco has on and 
off been used for park employee offices. 

Staff at the Park work on the critical park functions associated with open space 
acquisitions, planning, research, fire protection (e.g., fuel modification planning), 
restoration (mitigation), maintenance, outreach planning, · permitting, operations funding, 
and other management of conservation and recreation activities at Conservancy and 
MRCA fee simple holdings, trails, and other open space easements. This includeS 
programs and projects at Ramirez Canyon Park, throughout Malibu, In the SMMNRA 
. coastal area, as well as the greater Conservancy zone and region. These uses 
implement many.policies of the City of Malibu Local Coastal Program (see below). 

The Park also provides a variety of recreational and · educational opportunities for 
persons of all ability levels. Staff at the Park operate and plan for public programs at 
Ramirez Canyon Park, including the Children's Educational Program and the Senior & 
Public Outreach Program. These programs provide public recreational and educational 
opportunities for visitors from throughout the 'region, including from the. valley area of the 
Los Angeles Basin, inner Los Angeles City, and West Los Angeles. The Park 
possesses ideal characteristics and offers visitors access to a sycamore-lined coastal 
canyon. with a stream, stunning natural resources, no traffic, abundant wildrrfe, lawns 
used for gatherings, gentle pathways, picnic areas, and other accessible facilities. 

The existing educational and outreach programs described below have generally been 
limited to 40 ·persons per event! program. Ramirez Canyon Park, with the beautiful and 
secure surroundings, provides outreach programs designed to bring the best of Miitllbu· 
and the Santa Monica Mountains to populations with limited access to traditional park 
programs. The Children's Educational Program gives children and young adults with 
disabilities a high. quality, interactive educational experience in a fun, safe environment 
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The program centers around various animal activities that emphasize the reinforcement 
of high self-esteem, and Improved communication and cooperation skills. The program 
alst> provides envlronmentall~ction about the ecology of Ramirez Canyon Park and 
the Santa Monica Mountains. Some special education teachers have said that there 
are no comparable facilities or programs In the region for children with disabilities to 
explore the outdoors, due to the Park's relaxing, quiet, . secluded, and natural setting. 
Also, the drive along the ocean to the Park can provide a rewarding experience for first­
time visitors ·to the coast. Ramirez Canyon Park provides a retreat to visitors with 
accessible garden paths and picnic areas. 

On occasion, the buildings and rest of the Park are also utilized for employee training 
programs, including fire arid emergency response exercises. Volunteer docents alsO 
work _at Ramirez Ca~yon Park, for example when helping with outreach programs. 

Ramirez Canyon Park within the City of Malibu jurisdiction is zoned Public Open Space 
and is designated Public Open Space according to the City of Malibu Local Coastal 
Program Land Use Plan. 

The Park within the City of Malibu is located along a proposed stretch of the regionally 
significant Coastal Slope Trail, as show on the Draft ·Local Coastal Program Parkland 
and Trails System Map (adopted by the City Council April 25, 2011 ). The Coastal Slope 
Trail is a long-envisioned regional trail conceptualized to provide an ocean proximate 
view for approximately· 40 miles of coastline, and to provide an alternate route to the 
California Coastal Trail during high tide~ Once the trail is built, Ramirez Canyon Park 
would provide an irreplaceable segment of the Coastal Slope Trail connecting Kanan 
Dume Road to Escondido Canyon Park. 

Ramirez Creek, which courses through the subject section of the Park, has been altered 
by retaining walls. There are native trees at the Park In the City of Malibu, such as 
sycamore and oaks, many of which overlap lawns, concrete, buildings, and other" 
developed areas. Based on a site specific mapping of vegetation communities (see 
attached), much of the . Park is not considered sensitive habitat, and is more 
appropriately considered developed/ disturbed. 
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Detailed Description of Proposed Park Administrative Uses (In City of Malibu) 

The Conservancy and MRCA propose park administrative uses at the Conservancy­
owned Ramirez Canyon Park. within the City of 'Malibu, as described further below. 

(a) Park administrative offices for up to 15 employees. Park administrative 
offices for up to 15 Conservancy and MRCA employees are located · in the 
Barwood, Bam, and Peach existing buildings onslte. Under the proposed 
project, up to 15 employees would continue to use the park administrative 
offices in these three buildings, as well as potentially in the Art Deco. The 
attached site plan depicts the location of these buildings. · 

The primary buildings (Barwood, Peach, and Bam} at Ramirez Canyon .Park have all 
been used both as recreation facilities and as locations tO manage recreation uses at 
the Park, as well as to conduct the larger administrative activities of the agencies. The 
Barwood building serves as the W~em Area Emergency Operations Center for the 
MRCA, with full computer and radio dispatch capabilities in the event of any emergency. 

Staff at the Park work on the critical park funCtions associated with open space 
acquisitions, planning, research, fire ·protection (e.g., fuel modlfi(:ation planning}, 
restoration (mitigation), maintenance, outreach planning~ permitting, operations fundjng, 
and other management of con~rvation and recreation activities at Conservancy and 
MRCA fee simple holdings, trails, and other open space easements. This includes 
programs and projects at Ramirez Canyon Park, throughout Malibu, in the SMMNRA 
coastal area, as well as the greater Conservancy zone and region. These uses 
Implement many policies of the City of Malibu Local Coastal Program (see below). 

(b) A residential caretaker and his family. The existing caretaker's residence Is 
occupied by a wildland fire-trained MRCA staff person charged with park 
maintenance/management, park security, and other public safety duties. 
Under the proposed project, the caretaker and his family . would continue· to 
live at the existing residence. The attach~ site plan depicts the location of 

· the caretaker's residence. 

(c) Two special programs a week by the Conservancy and/or MRCA to Provide 
public aceess and recreational opportunities for disabled or special needs 
persons and/or for seniors. The proposed project provides for continued 
specialized park programs and use of existing facilities at Ramirez Canyon 
Park to facilitate unique access. opportunities for visitors of varying abDitles. 
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The attached site plan depicts the proposed use areas at the Park for the 
public outreach programs~ This includes the Barwood, Peach, B:am, and Art 
Deco· buildings. These programs would be limited to the developed areas of 
the Park. 

The special programs would operate under the following tenns: 

(i) The activities do not generate noise audible bevond the property line In 
excess of the noise limits set forth In the Malibu Munlcloal Code: 
CD) Transportation Is prov.ided by· vans and/or mini-coaches. with a 20-
oassenqer capacity Cor smaller). not Including the driver; and 
Cllll .There Is a maximum of 40 attendees per event plus staff.· 

The Park would continue to provide a variety of recreational and educational 
opportunities for persons of all ability levels. Staff at the Park operate and plan for 
public programs at Ramirez Canyon Pam, including the Children's Educati~nal Program 
and the Senior & Public .Outreach Program. . These programs provide public 
recreational and educational opportunities for visitors from throughout the ·region, 
Including from the valley area of the Los Angeles Basin, inner Los Angeles City, and 
_West Los Angeles. The Pa~ possesses Ideal characteristics and offers visitors access 
to a sycamore-lined coastal canyon with a stream, stunning natural resources, no traffic, 
abundant wildlife, lawns used for gatherings •. gentle pathways, pi~nic . areas, and other 
accessible facilities. 

Ramirez Canyon Park, with the beautiful and secure surroundings, provides outreach 
programs designed to bring the best of Malibu and the Santa Monica· Mountains to 
populations with li~ited access to traditional park programs. The Children's Educational 
Program gives children and young adults. with disabilities a high quality, interactive 

. educational experience in a fun, sate' environment. The program centers around 
various animal activities that emphasize the reinforcement of high . self-esteem, and 
Improved communication and cooperation skills. The program also provides 
environmental Instruction about the ecology of Ramirez Canyon Park and the Santa 
Monica Mountains. Some special education teachers have said that there are no 
comparable facilities or programs in .the region for children with disabilities to explore 
the outdoors, due to the Park's relaxing, quiet, secluded, and natural setting. Also, the 
drive along the ocean to the Park can provide a rewarding experience for first-time . 
visitors to the coast. Volunteer docents also work at Ramirez Canyon Park, for example 
when helping with outreach programs. 
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(d) Training programs for emPloyees of the Conservancy and/or MRCA, with a 
maximum of two events per month and a maximum of 20 employees per 
event. exceot that a maximum of 40 trainees from the MRCA wildland fire 
force shall be pennltted to train to protect Ramirez Canvon Park. The 
attached site plan depicts the proposed use areas at the Park for the 
employee training programs. This includes the Barwood, Peach, Bam, and 
Art Deco buildings. These programs would be limited to the developed areas 
of the Park. 

The MRCA wildland fire training covers fire-fighting procedures, fire prevention 
methods, equipment operation, rescue procedures, and first ald. The MRCA wildland 
fire employees are equipped to protect Ramirez Canyon Park, as well as other 
Conservancy and MRCA-owned and/or managed parkland throughout the Conservancy 
zone and larger region. The wildland fire-fighting staff of MRCA also supports other 
National, State, and local fire agencies throughout the State to protect recreational 
lands, as necessary during emergencies of Statewide importance. 

(e) On-aolng prooerly maintenance. upgrades that do not Increase the intensity 
of use or as may be reaulred by reaulatorv agencies. and repairs. This 
Includes standard park and facility maintenance throughout the Park, 
Including brush clearance required by brush clearance regulations. 
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City of Malibu Local Coastal Program 

The Santa Monica Mountains serves as a recreational area for millions of people. Much 
of the area Is inaccessible to the public. One of the principle overarching goals of the 
Coastal Act, as stated in California Public Resources Code Section 30001.5(c) Is to: 
aMaximize public access. to and along the eoast and maximize public recreational 
opportunities in the coastal zone consistent with sound resources conservation 
principles .•• " 

The proposed project provides for continued specialized park programs and ·Use of 
existing tacilities at ~mlrez Canyon Park to further facilitate unique access 
opportunities for visitors with disa.bilities and a variety of recreational and educational 
opportunities for persons of all ability levels, and to· provide for essential administrative 
support facilities. 

The project would implement many policies of the Land Use Plan (LUP) In the City of 
Malibu Local· Coastal Program (LCP). These include, but are not limited to: 

City of Malibu LUP 

2.1 The shoreline, parklands, beaches and trails located within the City provide a wide 
range of recreational opportUnities in natural settings which include hiking, equestrian 
activities, bicycling, camping, educational study, picnicking, and coastal access. These 
reereational . opportunities shall be protected, and where feasible, expanded or 
enhanced as a resource of regional, state and national importance. 

2.8 Public recreational f~cllltles throughout the City, including parking areas or facilities, 
shall be distributed, as feasible, to prevent overcrowding and to protect environmentally 
sensitive habitat areas. 

2.10 Volunteers and conservation or public work programs should be utilized where 
feasible to assist in the development, maintenance, and operation of public accessways 
and recreational facilities. 

2.11 Public land, Including rights of way, easements, dedications, shall be utilized for 
public recreation or access purposes, where appropriate and consistent with public 
safety and the protection of environmentally sensitive habitat areas. 

2.17 Recreation and access opportunities at existing public beaches and parks shall be 
protected, and where feasible, enhanced as an Important coastal resource. Public 
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beaches and parks shall maintain lower-cost user fees and parking fees, and maximize 
hours of use to the extent feasible, in order to maximize public access and recreation 
opportunities. Umitations on time of use or increases in use fees or parking fees, which 
effect the intensity of use, shall be subject to a coastal development pennlt. 

2.38 Coastal recreational and visitor serving uses and opportUnities, especially lower 
cost opportunities, shall be protected, encouraged, and where feasible, provided by 
both public and private means. Removal or conversion of existing lower cost 
opportunities shall be prohibited unless the use will be replaced with another offering 
comparable visitor serving or recreational opportunities. 

Land Use Designation and Zoning 

The park administrative offices at Ramirez Canyon are consistent with the Public Open 
_Space zoning and land use designation in the Malibu LCP. The Local Implementation 
Plan {LIP) sets forth the pennitted uses in the Open Space {OS) zone, the purpose of 
.which is to provide for publicly owned land which is dedicated to recreation or 
preservation of the City's natural resources, including public beaches, park lands, and 
preserves. The .LUP describes the Public Open Space land use designation and lists 
the· a~lowable uses to "include passive recreation, research and education, nature 
observation, and recreational and support facilities." 

According to the (nterpretation {March 10, 2014) by the City of Malibu ~Ianning 

Manager, the purpose of the permitted uses In the LIP is to assure that publicly owned 
property deSignated and zoned OS is predominantly used for the limited uses set forth 

. In Table 8 of Appendix 1 of the LIP. In order to support that purpose, some portion of 
the public property may be used for offices or other administrative support. Park 
administrative offices are subordinate and ancillary uses that support the primary OS 
use~ One example Is the regional park administrative offices that plan, operate, manage 
and enhance the primary OS uses (such as the Conservancy's headquarter offices ·at 
Ramirez Canyon Park). Such uses may not occupy more than five percent of the total 
area of the OS Zoned property In which they are located. 

The park administrative offices at Ramirez Canyon Park do not occupy more than five 
percent of the total area of Ramirez Canyon Park (which is zoned Public Open Space). 
By dMding the total square footage of the buildings that are or may be used as park 
administrative offices by the total square footage of the Park, the result Is less than two 
percent. The park administrative offices ai'e consistent with the open space zoning and 
land use designation of the property. 
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Ol!>t.AIPTIDII: 

P~'tC.H I: 

"1. PAACEL OF Lt.r•D lN lHc COUNTY Ul- LOS AlluELESo S,T/.lE Of ~AliFDRNIA• UflllC. A. 
PO~ltOII 0~ y,u; R&htHO TOP.L~C.t. HALIDU S.E-OUHo A!. C.OIIFJRIIEO TO HATTHt\1 11-HI.flt llY 
PAff~l. RCC.O<\IU:O Jll Ut.IJF. L PA.C.LS <.07 I:T S(:O •• Of PAlftHS. HI HIE DFFIC.Ii Of TUE 
C.OUtiTV REC.OJtDI:ft Ul- S&IO COUNTY, HORC PAitTlCULAIU.Y OE;S(.lll6EP A!> r:ULLO~!.: 

6EwllllfliU. AT AI~ AIIC.L£: POlt.T lU THE NORTII llOUHDJ.RY LINt: OF SA&O Rl.t,C.HO, II[ ttiG. 
T. 1'\o N(J. Go AS ULSC.$tii.II:O lti !>AIO PIITE:~l; fiiEtKE SOUtH 2'• DEGREE:!. '•5 MllfUTE!o. 
<tO Si:COI>::J~ !:.t.ST lOO f-Eel TO THi; lf'UI: POPfT OF UEC.IHtHNG FOil THIS OtSC.RIPT lOtH 
htC:t~C.£ t•OUit S.D OH.KE:f:!. 44 HIIWTL:S ZO SEC.tJHOS E:AST AI.OIIG THE tlORlH~ESHHLY 
lWt 01- Jttl: LAIIIJ Oi.S~RihllJ Itt I'ARC.H 1 Ill THt OHO TO ti(ROrRT C.. liCTCA\,( 1.1:0 
WIH:o otfC.OlWtiJ 011 OC.TOoF~ 13, 19!"10 AS lll~l.RUHHrT PlOa 277 Ul I.IOOK Jlr~"z I'AC.f 
Z!>'o• OFFltUL lii:C.CillO!. llf !.AllJ C.OUt~TY, A DISTAflC.E OF 97r..0~ FeET TO Till 

UOU!ibtLY LIHt Of SAID RArlC.ItUl TltlHtE ALOUii SAlO fiDRltiERLY LlfofE., SUVTH 70 
OE:.IHB H HUIUHS 30 ~(:C.OJiOS tt~H 'IC18.00 FEET TO :i.UD T. 11, IW• Dl TIIEIICC: 
STILL FOLLOWIII~ !.AID UORTH"KLY k4NCHO LlU~. NUKTH ~~~DECREE~ 29 MINUTtS 30 
!.f:C.O"O!. .Ce!>T 370o01l I'EI:t; llll:llC.f: StiUTH uO Dl'f.R£:1:~ '•I tUiiLJTE~ DO !.I.'C.0110!. EAH 
47J.n FE.tT TU A LIIIC: fiiAT lli:AR!. l>OUfH Sll O~G~eB t,t, HINlJTH i!O 5-ECO:IOS WEH 
!>O.Z) f· Ef.l F-'OH !.Aitl TRUE: POI1iT CJF IJECINIIING: THGI:(E At.OUG SA10 Lll~t. liORTH !>a 
DEiiRtt~ ~ .. HWUTES ZJ S.E[.OHD!. l:Alol ~D.Z3 FEET TO liCE !>AID TI!UE POHU Of 
GE:O I NI<Jti\.. 

EXO.Pl THEREFROH TtiAl PORTJOt> 0~ !>AI!) LAIUI OC;SCR1Bf:D AS FOLLOwS: 

iSE~ltUtiNG A.l All .I.Nf.LC PUJr.T It• lllf tl:lRTH DOU/jOA.ItY liNE OF SUO HArltHOt BEiliu 
T. n. 'IC. a AS Dl!!.:iUnE:IJ l!i !.AID PAHNI: THEUCE SOUTH 24 OEG~EES 4!> HlflUTES J,O 
SHOJcOS EA!.l ZOO. DO f·Hl: l~HICE uor,fl-t ~U OE'r,RHS ''" Klr.'UHS 20 ~ECOIIDS EAST 
I.LOlt:. THE: lfOI\THWfSit~LY L1'4E OF !>.lJU LMIO CIF HETC.ALF• 165.00 FEEl TO HIE TIIU~ 
POI/Il OF C~CiiolHIIC.; THi:t1t.t; C.OtiTJtiuJtl::. 4LOIIC. SAZO NOI;THh"EST!:ItLV LftiE. liUR.TH ~e 
DE:0Ri:E5 '•" Hlt.IJTI:S. ZO ~Et.lJ'lOS E:ASl l'•O.OCJ FE£1; llfEUC.t llORTH z•, DEC.REE!> t.S 
MlXUTE~ 'tO S£:.C.01105 WI:SI J.O.OO FEET; THEUC,E SUUTH ~D OEC.RI:eS l,t, fo!ll.UTES ZO 
SEC.O'iOS HE!.T l'oOoOO FEET; THtiiCE SOUTI< z., Ot;CI<E(:!> loS HUIUTES 1,0 SH.OIIDS E;AS1 
lO.OJ fEEl T<l TliE TRUI: POHil OF bEC.J~IUlti:.. 

EXC.f:PTINu tHEREFROH All HJIIERALS• OIL• PETROLEUM, ASPH~LTUHt C.AS• C04l MIO 
OTHER ~YOROCARSO~ ~UUSlANCES COhTAIIIEO IH• On. WITHIN AND UNDER SAJD L4U0t UUT 
MJlHOUl THE P.IGHf Of fNTitYt t\S PROVIDED FOR JN Hit DEED FROI\ HAROLEIIUO LMID 
C.mlPAffh A CORPORATIOtlt RECORDED I.PRIL llo• l'f~Z Ill BODll 1"1300 Pli•E lZo 
OFFlti~L RECORDS· 

p,UC!:L 1AI 

AU EA!>EHENT FO~ IIIGR~SS ANO (:~RESS OVEt .l PARC~L OF LAHD. IH lHE COUNTY OF LOS 
AtiCELE~, STATE OF :OALJFORI'IIAo GEltlv A PORT ION OF THE RANC.HO lDPANC.A tU,lfDU 
SEQuf ft AS COIIf'IRHEO TO HATTtfEW KEtLER. BY PATENT, RECOROE:U Ill BOOK 1 PArol:!. t,CJ7 
ET SEO ... OF PATEHTSo HI THE OFFICE OF lHE COUNTY RECORDER OF SAlO tOUflTYt HOltE 
PAotT ItULAIILY DES.tRlGED AS FOLLOW!>: 

eEGlHNIHG .U A POUlT TIIAT lS SOUTH 24 DEGREE:!. 4~ HINUTU 40 SEC.ONOS ~AST 
200.00 FEET F~OH T. H. NO. ti• AS OEStRJDEO IU SAID PAT~NTt SAlD T. Ho no. D 
DElli;;. AN AHCil.£ P011ll lH THE t!Oi\TIIE:Rl.Y bOUI•OAICY LINE Of SAJO RAI~(.HOI lHC:H(E 
SOIJT» 2.to OI:GltEES. loS. H!HUTES 'tO Sf.tOtiDS EAS.T 33~.(11 FEET; l"EHtE S.OUT11 11 
OE:OAEES ~B HlriUTB 10 SEtmiOS EASl 9~.62 FEET TO TKE tASTERlY TERIIIN•JS Dl' Ttt4T 
CERTAIN SOUHif:RLY OO<.Itr:lARY llNE DESC.RJUEP AS HAVIIIC. A OEAfUilli MID LHIGTfl Of 
NORTH 7C. OE:CREES Ol llHIIIH:S SO St;C01iOS WEST lbJ.Z.l9 FEElw Ill JHE DI:EO 10 
H(.niAIW r.. W.ATHI RE Af.D IHF ll• REt:OitDf.D 011 0EC.EH8!: ~ Uo 1947 AS HIS TRUJIE PIT NO. 
lO'I Ill bOOt. z~r,41, PAC I: 70 OF OFF I C. J Al i'.EC.ORDS OF S.~ J 0 tOU,TY; TH&tiCE ALOIIC 
SA!D !>OI.IllfrotLY LttiCt NORtH 'H• OEGkft:~ 02 HINUTES ~0 SECONDS WE!.T t.'o.3C. HET; 
lHiUC.E N~~.H 11 O~GRLf!> ~e HJIIUTES 10 SECONOS WEST 7le09 FEET; THENCE NORTH Z~ 
DE:>AH!I it~ HINUH!I loO SEr.O~OS tf£ST ZIIO FEET; YHEPIC.E t.ORTti 37 OEGitHS 30 
t\INUTI:S '•!I SEC.OilD~ Wt:ST 44e't7 FEEl TO A POINT liii.T 6EARS SOUIH !>6 DEGREES ~4 
KINUTES 20 S.C:tO/lDS WESt !i0.23 FEEl fROH SI.JO POUlT OF liEGINiltffCO; TIIEfiCE #.LOIICr 
SldD LIN£:• NORTH !10 DE~RfES "" HltiUHS 20 Sf:C.O ... DS UST 50.23 FEET TO SAID 
POINT OF DEGI/1/IIflf.o 

PARC.El 1Dl 

A PARC.El 01' UPID Jk HIE: C.OOIHY OF LO~ AfiC.ELE>. STATE OF CALIFOIUI1Ao OEINC. A 
PORTJOH OF TH~ RANtHD fO~AHC.A HALIOV SEOUIT, AS C.ONFJRHEO TO HATTH~W KEll~l UY 
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PAlE 'IT RH.OROfO lrl QUU.< l I'ACif:S foOl l T HQ., OF PATe•cTSo Jrl Tlli OfF I(E OF TUC 
C.OviH'I' RE.C.ORD£:R OF !>.1.10 tOIJIITYe HORC PHifltUlARL'I' DC.SC.RIDEI> AS FOlLOOI~: 

bf!C.Jim!NI. U A POINT 111AT U !oOUTH 21o ll[loREtS 'r';o Hll~UTf.!t toO StC.O'ID!. LAST 
lOO.OO Ft:Ef FRDH 1 .. H. NO. be AS DESC.KIIJ(O IN SAJO P4Tr:tllt 5410 1,. H. 110. 8 
6El~G All A~CLE POJNt IN IM~ nOatHERLY UOUNOARY LlUE OF SAID RANC.HOt T~tNCt 
SOIJTH 21t OE:C.REH loS HI~UTES ItO SI:COIIUS EA!al (.0,.00 FEET: THENCE tl()RtH ~8 
OE:.RHS ..... HJIIUTES ZO Sl:LU~O!. tAST 70.00 FUf; Tt!l'IICE IIO~TH Z<o OtCRI:f.S t,~ 
tHUUTES r,o !oi:(.U/IOS IIE!oT t.o.oo FEET lCI filE HURlltWESlERLY Lilli: or- HIE lA/10 
DESC.RlOEO HI PARc.El 1 OF Tt1E Of:I!D TO IIEROERT R. HETtALF AlfO Wlf(;, RfCORDI!O Otc 
OCTOUER 1~• 19SD AS lt.ISlRUMEUT IIU. Z11 Ill 8001t 31tSit2 PAC.S ZSioo OFFJC:IAL 
RE~OROS Or SAID (.OUtll'l'; lttl:llC~ ALO'IC. !.J.IU NORTHW[:SH:RL'I' LPIE ~U D[C~EH J.., 
JtJHI.HE!> 20 UCDIIOS k~SI 70.00 H:ET TO rttE POl/IT OF BI':GfWUIHu 

I';XC.EPT TH(,R[FirOI' ALL HlhE:k.I.L!.• OIL. PETROLeUIIe ASPHAt.TUih C.ASt C.OAL AIID OTHER 
HVDROC.ARDO" !oli9~1ANCE!o Jl,, 0:, WOlliN AhO UNOLR SAID LAtiOt HUT WlJIIOUT lite 
Rt:OHT OF I:IITRYo AS l'i\OVIOEO I'Cit Ill lH£: DEC:D FROH HARULEiti:AD Lt.ffD C.OHP.I.II'I't J. 
C.DltPOIU.T lONo RHUR(l!:U OU APRIL l<ot l94Z lll DOD~ l'9l00 PAC.!: Ut OftF I CUI. 
R(:,QRE'.!> OF !..1.10 C.OUtlTY 

Pl.l\Cet l; 

lOT lt S.I:C.llU:, )l, TUWliS.IIJP 1 SOUTH RMIGE 16 wESTo SAN bf:Rr;AROIPl:) HERJOIAth HI 
IUc C.O.JNTY Of LOS. All~EltS, S!41E OF C.ALIF0ill411.• 
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- riute of Cal1forn1a I 
SDUI:Q llonlca MoUlltaius Couservoncy =:,. 3700 Solstice Canyon R04d 
Hal1bu, CA 9026) e-L _J --... 

93 2512000 

RECORDEll/fii.EO IN OfFICIAl RECa111S 
RECORDER'S OFFICE 

lOS ANGELES COUHTY 
CAU~'ORNIA 

21 ~~ 3 P.I.DEC 2.7 1993 

GIFT DEED 

( 

= 

"() TliE UNilEIISIGNED GIIAH1'0RcS> DECI.ARf(SI Sta •~ of CaUfom1~ OfUclal lluainess 
DOaiMENTARYT'RANSFEATAXtal Dgcgm•n• rnt 1t'•d ra f••e recordation I 

J. 

O~onfU!helueoiPI'OPIIti~Bf C.o Cav•t Code See . 6103 :.... 

0 Campu1ed 011 luU '"''""lea V&IIHI olllon8 orern:umtnnc:. ter11a1n1ng at-o! Ollie. and !" 

FOR A VAlUASI.£ CONSI!)ERA TIOH, teee1pt at wl!lch Ia hll!elly actcnowledged. 

larbra Streiaaad 

hereby GRANT(SJ to Tbt Santa Hoaic<l ltountalas Con•ervanty by and behalf of tho 
Sure of C<llifol"!lia 

the following dalclblcl real propeny in the 
County ot LG• Angolu Slate ot Ca!Jiomia: 

SEE EXHIBIT "A" AnACHED CONSlSTlSC 7 PAC£(5) AND B't THIS REFEI!ENCE 
HADE A PAlT HEREOF. 

..._,_ ..... , .. _ .......... _.,_......., 
~ ...... 1101100111--0:bl ... -10 .. _ 
- .... _.....,.., .... lllllhtllhiiiM,_ ... _ .. 
---~OIIdblllrOiolw/11011...,_ .... _""'~ .. ....,_._ .. _ .. -- "" 

- -­•-'->-; .;,:,_~.· . 

aka Barbra Stre1aaad Go~ld 
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ElHIBll "A" I 
LEGAL DESCRIPTION 

PARCEL 1: 

A PARCEL OF LA!ID IN THE COUNTY OF LOS ANGELES, STATE oF CALIFORNIA, BEING A 
PORTION OF THE RANCHO TOPANGA MALIBU SEQUIT AS CONFIRMED TO MATTHEW KEI.LER 
BY PATENT RECORDED IN BOOK 1, PACES 407 ET SEQ. , OF PATENTS IN THE OFFICE 
Or THE COUNTY RECOIID£11 01" SAID COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNiNG AT A POINT THAT IS DISTANT SOUTH 2~ DEGREES 45 MINUTES 40 SECONDS 
EAST 270 . 00 FEET FROM T. H. NO. 8 AS DESCRIBED IN SAID PATENT, SAID T. H. 
NO. 8 BEING AN ANGLE POINT 111 THE NORTHERI.Y BOUNDARY OP SAID RANCHO; THENCE 
SOUTH 68 DEGREES 14 MINUTES 20 SECONDS WEST 70 . 00 FEET; THENCE NORTH 2& 
DEGREES 53 MINUTES 40 SECONDS WEST 93 . 10 P££'1' TO THE NORTHEAS'l'Ul.Y LIN£ OF 
THE LIIND DESCRIBED IN DEED TO HAROLD D. I..AUBER, RECORDED APRII. 27, 1964 AS 
DOCUMEN'l' NO . 4276 IN BOOK D-2449 PAGE 185 OF OFFICIAL RECORDS OF SAID 
COUNTY; THENCE NORTH 60 DEGREES 4 1 MINUTES 00 SECONDS WEST ALONG SAID 
NORTHEASTERLY LINE OF SAID LAUBER .FOR A DISTANCE OF 120.00 FEET TO THE MOST 
NORTHERLY CORNEll OF PARCEL 1, AS DESCRIBED IN DEED TO ROBERT C, 'l'UNNELL AND 
BARBARA TUNNELL, RECORDED AS DOCUMENT NO. 261 ON FEBRUARY 14, 1972 , 
OFFICIAL RECORDS OF SAID COUNTY; THENCE SOUTH 6 DEGREES OS MINUTES 30 
SECONDS EAST 376.54 FEET TO THE SOUTHWESTERLY CORNER OF SAID TUNNELL PARCEL 
1 SAID SOUTHWESTERLY CORNER BEING AT A POINT IN THE SOUTHERLY BOUNDARY OF 
THE PARCEL DESCRIBED Ill DEED TO HOWARD H. WAYMIRE AND VERN L. WAYMIRE, 
RECORDED JANUARY 12 , 1947 IN BOOK 25944 PAGE 70 , OFFICIAL RECORDS, RECORDS 
OF SAID COUNTY, TIIAT IS DISTANT THEREON SOUTH 76 DEGREES 02 MINUTES 50 
SECONDS EAST 1J21.47 FEET FROM THE HOST WESTERLY CORNER THEREOF; THENCE 
ALONG SAID SOUTHERLY LINE SOUTH 76 DEGREES 02 MINUTES SO SECONDS EAST 
310.72 'FEET TO THE !lOST SOUTHERLY CORNER OF SAID TUNNEL PARCEL 1; THENCE 
NORTH 11 DEGREES l8 '-INUTES 10 SECONDS WEST 95.62 FEET TO All ANGLE POINT ON 
THE EASTERLY LJNE OF SAID TUNNELL PARCEL 1; THENCE NORTH 24 DEGREES 45 
MTNII'I'f:S 40 SECONDS WF.ST 263 . 62 FEET TO THE POINT OF BECTNIITNC. 

EXCEPT ALL MINERALS, OIL, PETROLEUM, ASPHALTUM, CAS, COAL AND OTHER 
HYDROCARBON SUBSTANCES IN AND UNDER SAID LAND, BUT WITHOUT TKE RIGHT OF 
ENTRY , AS PROVIDED IN THE DEED FPOM MARIILF.IIEA!J LAND COMPANY, RECORDED APRIL 
14 , 1942 , IN BOOK 19308 PAGE 12 , Oft'ICIAL RECOADS , 

PARCEL 2 : 

A PARCEL OF l.AND IN THE COUNTY o ~· LOS ANGELES , STATE OF CALIFORNIA, BEING A 
PORTION OF RANCHO TOPANGA MALIBU SEQUIT, AS CONFIRMED TO MATTHEW KELLER BY 
PATENT RECORDED IN BOOK 1 PAGES 407 ET SEQ., OF PATENTS , IN THE OFFICE Of 
THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOKS: 

93 2512000 

L_ 
. ., 

t 
!; ... 
«;, 

-.. 
-

.... 
' 

Order: Non-order Search Doc: CALOSA:1993 02512000 Page 2 of 9 Created By: Mike Hollins Prtnted: 11/24/2014 12:41:45 PM PST 



-I 

:; 

. .-, 

= 

-, 

.I 

BEGINNING AT AN AIIGI:.E POINT IN THE NORTH BOUNDARY t.INE OF SAID RANCH, BEING 
TOPANGA MALIBU NO. 8, AS DESCRIBED IN SAID PATENT, THENCE ALONG SAID NORTH 
LINE, NORTH 70 DEGREES 34 MINUTES 30 SECONDS EAS'l' 1349.92 FEET; THENCE 
SOUTH 9 DEGREES 52 MINUTES 4 5 SECONDS WEST 263, 67 FEET TO THE TRUE POINT OF 
BEGINNING OF THIS DESCRIPTION; THENCE SOUTH 52 DEGREES 04 MINUTES 48 
SECONDS WEST 1248.68 FEET; THENCE NORTH 76 DEGREES 02 MINUTES 50 SECONDS 
WEST 632.19 FEET; THENCE NORTH 81 DEGREES 43 MINUTES 08 SECONDS WEST 404.64 
FEET; THENCE SOtrl'll 0 DEGREES 56 MINUTES 10 SECONDS EAST 275.56 FEET; THENCE 
SOtrl'll 75 DEGREES 41 MINUTES 05 SECONDS EAST 2091.62 FEET; THENCE NORTH 53 
DEGREES 18 MINUTES 38 SECONDS EAST 1237.09 FEE'!'; THENCE NORTH 53 DEGREES OJ 
MINUTES 40 SECONDS WEST 238.00 FEET; THENCE NORTH 31 DECREES 07 MINUTES 54 
SECONDS EAST 264 . 12 FEET TO THE TRUE POINT OF BEGINNING. 

EXCEPT THr.REFROM THAT PORTION OF SAID LAND LYING WESTERLY OF THE FOLLOWING 
DESCRIBED LINE: 

BEGINNING AT THE EASTERLY TERMINUS OF THAT CERTAIN COURSE HEREINABOVE 
MENTIONED HAVING A BEARING AND LENGTH OF NORTH 76 DECREES 02 MINUTES 50 
SECONDS li£ST 1632.19 FEET; THENCE THEREON NORTH 76 DEGREES 02 MINUTES 50 
SECONDS WEST 300.00 FEET TO THE TRUE POINT OF BEGINNING OF THIS 
DESCRIPTION; TH'EllCE SOUTH 5S DEGREES JO MINUTES 41 SECONDS EAST 213.49 
FEET; THENCE SOUTH 60 DECREE:S 51 MINUTES 34 SECONDS EAST 135.52 fEET; 
THENCE SOUTH 11 DECREES 38 MINUTES 10 SECONDS tAST 229.04 FEET TO A POINT 
IN THE HEREINBEFORE MENTIONED COURSE HAVING A BEARING AND t.ENGTH OF NORTH 
53 DEGREES 18 MINUTES 38 SECONOS EAST 1237. 09 FEET DISTANT THEREON NORTH 53 
DEGREES 18 MINUTES 38 SECONDS EAST l. 314 FEET FROM THE MOST WESTERLY 
TERMINUS THEREOF. 

ALSO EXCEPT THEREON A CIRCULAR PARCEL OF LAND 40.00 FEET IN DIAMETER THE 
CENTER OF SAID CIRCLE BEING NORTH 14 DECREES 59 MiNUTES 50 SECONDS EAST 
39.26 FEET FROK THE HOST WESTERLY TERMINUS OF THAT CERTAIN COURSE 
HEREINABOVE MENTIONED HAVING A BEARING AND LENGTH OF NORTH 53 DECREES 18 
MINUTES 38 SECONDS EAST 1237.09 fEET. 

ALSO EXCEPT THEREFROM ALL MINERALS, OIL, PETROLEUM, ASPHALTUM, CAS, COAL, 
AND OTHER HYDROCARBON SUBSTANCES CONTAIIIEO IN, ON, WITHIN AND UNDER SAID 
LAND, BUT WITHOUT THE RIGHT OF ENTRY, AS RESERVED IN THE DEED FROM 
MARBLEHEAD LAND COMPANY, A CORPORATION, RECORDED MARCH 27, 1942 IN BOOK 
19183 PAGE 261, OFFICIAL RECORDS. 

PARCEL 3: 

A PARCEL OF LAND IN THE COUNTY OF LOS ANGELES, STATE OF CALIFOIUIIA, BEING A 
PORTION OF THE RANCHO TOPANGA MALIBU SEQUIT, AS CONFIRMED TO MATTHEW KELLER 
BY PATENT RECORDED IN BOOJ< 1, PAGES 407 ET SEQ., OF PATENTS, IN THE OFFICE 
OF THE COUNTY RECORDER OF SAID COUNTY, DESCRII!ED AS FOI,LOWS: 
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BEGINNING AT A POIH'I' THAT IS DI:i.-N::" ~c:.-~ : ;.: ~::::::::: !~ ~:~ .. ":':!: 40 SECONDS 
EAST 270 . 00 FEET FROM T.K. NO . 8 AS DESCRIBED IN SAID PATENT. SAID T. M. 
NO. 8 BEING AN ANGLE POINT IN THE NORTHERLY BOUNDARY OF SAID RANCHO; THEHCE 
SOUTH 68 DECREES U MINUTES 20 SECONDS WEST 70.00 FEET; THENCE NORTH 26 
DEGREES 53 MINUTES 40 SECONDS WEST 93 . 10 FEET TO THE NORTHEASTERLY LINE OF 
THE lAND DESCRIBED IN DEED TO HAROLD D. LAI1BER, RECORDED APRIL 27, 1964 AS 
DOCUMENT NO. 4276 IN Boog D-2449 PACE 185 OF OFFICIAL RECORDS OF SAID 
COUMTY ; THEIIC.E NORTH 60 DECREES 41 MINUTES 00 SECONDS WEST 430 . 3 9 FEET TO 
THE MOST NORTHERLY CORNER or SAID LAUBER PARCEL, BEING ON THE NORTHERLY 
LINE OF SAID RANCHO TOPANGA MALIBU SF.QUIT; THENCE SOUTH 86 DEGREES 29 
MINUTES 30 SECONDS EAST ALONG SAID NORTHERLY LINE 370.00 FEET TO THE FIRST 
ABOVE MENTIONED CORNER NO. 8 ; THENCE CONTINUING ON SAID NORTHERLY LINE OF 
SAID RANCHO NORTH 70 DEGREES 34 MINUTES 30 SECONDS EAST 968 . 80 FEET TO AN 
ANGLE POINT ON THE NORTHERLY LINE OF PARCEL 1 , DESCRIBED IN DEED TO HERBERT 
E. METCALF AND CAROL R. METCALF, RECORDED AS DOCllliENT NO. 271 ON OCTOBER 
13, 1950 IN BOOK 34542 PAGE 254 OF OFFICIAL RECORDS OF SAID COUNTY ; THENCE 
SOUTH 58 DEGREES 44 MINUTES 20 SECONDS WEST ALONG THE NORTHERLY LINE Of 
SAID METCALF PARCEL 1, A DISTANCE OF 665. 85 FEET TO A POINT THAT IS DISTANT 
NORTH 58 DEGREES 44 MINUTES 20 SECONDS EAST 30S.OO FEET FROM THE 
NORTHWESTERLY CORNER OF SAID METCALF PARCEL 1; THENCE NORTH 24 DEGREES '5 
MINUTES 40 SECONDS WEST 30.00 rEET ; THENCE SOUTH S8 DEGREES 44 MINUTES 20 
SECONDS WEST 140.00 FEET; THENCE SOUTH 24 DECREES 4S MINUTES 40 SECONDS 
EAST 30 . 00 FEET TO A POINT ON THE NORTHERL'i LINE or SAID METCALF PARcEL 1 
THAT IS DISTANT NORTH 58 DEGREES 44 MI NUTES 20 SECONDS EAST 165 . 00 FEET 
FROM THE NORTHKESTERLY CORNER THEREOF; THENCE SOUTH 58 DEGREES 44 MINUTES 
20 SECONDS WEST 95.00 FEET; l'HENCE SOUTH 24 DEGREES 4$ MINUTES 40 SECONDS 
EAST 60.00 FEET; THENCE SOUTH 58 DEGREES 44 MINUTES 20 SECONDS WEST 70.00 
FEET TO A POINT THAT IS DISTANT SOUTH 24 DEGREES 45 MINUTES •o SECONDS EAST 
260 . 00 FEET FROM THE FIRST ABOVE MENTIONED T . H. NO . 8; THENCE SOUTH 24 
DEGREES 4$ MINUTES 40 SECONDS EAS·r 10 . 00 FEET TO THE POINT OF BEGINNING. 

EXCEPT THEREFROM ALL MINERALS , OIL, PETROLEUM, ASPHALTUM, GAS, COAL AND 
OTHER HYDROCARBON SUBSTANCES CONTAINED IN , ON , WITHIN AND UNDER SAID LAND, 
BUT WITHOUT THE RIGHT OF ENTRY, AS PROVIDED FOR IN THE DEED FROM MARBLEHEAD 
~~0 COMPANY, A CORPORATION, RECORDED APRIL 14, 1942 IN BOOK 19308 PAGE 12, 
OFFICIAL RECORDS. 

~ PARcEL 4 : 

ii 

:} 
·' 

. .L .. 

A PARCEL OF LAND IN THE COUNTY or LOS ANGELES, STATE OF CALIFORNIA , BEING A 
PORTION OF THE RANCHO TOPANG/\ MALIBU SEQUIT, AS CONFIRMED TO MATTHEN KELLER 
BY .PATENT RECORDED IN BOOK 1 PAGES 407 ET SEQ. OF PATENTS , IN THE OFFICE OF 
THE COUNTY RECORDER OF SAID COUNTY, MORE PARTICULARLY DESCRIBED AS FOLLOWS : 
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BEGINNING AT A POINT THAT IS SOUTH 24 DEGREBS 45 HINU'I'ES 40 SECONDS EAST 
200.00 FEET FROM T . M. NO. B, AS DESCRIBED IN SAID PATENT, SAID T. II . NO. 8 
BEING AN ANGLE POINT IN THE NORTHERLY BOUNDARY LINE OF SAID RANCHO; THENCE 
SoUTH 24 DEGREES 45 MINUTES 40 SECONDS EAST 333.62 FEET; THENCE SOUTH 11 
DEGREES 38 MINUTES 10 SECONDS EAST 95.62 FEET TO THE EASTERLY TERMINUS OF 
THAT CERTAIN COURSE, DESCRIBED IN THE DEED TO HOWARD N. WAYMIRE AND WIFE, 
RECORDED ON DECEMBER 12, I947 AS INSTRUMENT NO. 209, IN BOOk 25944 PAGE 70, 
OFFICIAL RECORDS OF SAID COUNTY , AS HAVING A BEARING AND LENGTH OF NORTH 76 
DEGREES 02 MINUTES SO SECONDS WEST 1632.19 FEET THENCE ALONG THE 
SOUTHEAST!RLY LINE OF SAID LAND OF WAYMIRE, NORTH 52 DEGREES 04 KIN17'1'ES 48 
SECONDS EAST 272.00 FEET; THENCE tiORTH 62 DEGREES 02 MINUTES 13 SECONDS 
WEST 107.13 FEET; THENCE NORTH 24 DECREES 45 MINUTES 40 SECONDS WEST 200.00 
FEET; THENCE NORTH 58 DEGREES 44 MINUTES 20 SECONDS EAST 60.00 FEET; THENCE 
NORTH 6 DECREF.S 30 MINUTES 12 SECONDS EAST 125 . 53 FEET TO THE NORTHWESTERLY 
LIN£ OF TN£ LAND DESCRIBED IN PARCEL 1 OF THE DEED TO HERBERT E . METCALF 
AND WIFE, RECORDED 011 OCTOBER 13 , 1950 AS INSTRUMEtiT NO. 277 , IN BOOIC 34542 
PAGE 254, OFFICIAL RECORDS OF SAID COUNTY; THENCE ALONG SAID NORTHWESt'ERLY 
LINE SOUTH 58 DEGREES 44 MINUTES 20 SECONDS WEST 305 . 00 FEET TO THE POINT 
OF BEGINNING . 

EXCEPT THEREfROM THAT PORTION · Of SAID LAND, DESCRIBED ' AS FOLLOWS : 

BEGINNING AT THE HOST WESTERLY CORNER OF SAID LAND ; THENCE ALONG THE 
SOUTHWESTERLY LINE OF SAID LAND, SOUTH 24 DEGREES 45 MINUTES 40 SECONDS 
EAST 60.00 FEET; THENCE LEAVING SAID SOUTHWESTERLY LIN£, NORTH 58 DEGREES 
44 MINUTES 20 SECONDS EAST 70.00 FEET; THENCE NORTH 24 DEGREES 45 MINUTES 
40 SECONDS WEST 60.00 FE£1' TO THE NORTHWESTERLY LINE OF SAID LAND ; THENCE 
ALONG SAID NORTHWESTERLY LINE , SOUTH 58 DEGREES 44 MINUTES 20 SECONDS WEST 
70 . 00 FEET TO THE POUlT OF BEGINNING, TOGETHER WITH THAT PARCEL OF LAND 
SITUATED IN THE COUNTY OF LOS ANGELES , STAT£ OF CALIFORNIA , BEING A PORTION 
OF THE RAIICHO TOPANGA HALT BU SEQUIT AS CONFIRMED TO MATTHEW KELLER BY 
PATENT RECORDED IN BOOK 1 , PAGES 407 ET SEQ. OF PATENTS, RECORDS OF SAID 
COUNTY, DESCRIBED AS FOLLOWS : 

BEGINNING AT A POINT THA'.I' lS IHS'I'MI'l ' ~OU'l'H l4 Ut:;l;t<t;t:s 4:0 HlNU'l'J;S 40 SECONDS 
EAST 200,00 FEET FROM T. M. NO. 8 , AS DESCRIBED IN SAID PATENT, SAID T. M. 
NO . 8 BEING AH ,\NGLE POINT IN THE NORTHERLY LINE OF SAID RANCHO; SAID POINT 
OF BEGINNING BEING ON THE SOUTHEASTERLY LINE OF THE PARCEL DESCRIBED IN 
DEED TO ROBERT E • .JOHNSON AND WIFE RECORDED AUGUST 27 , 1963 AS DOCUMENT NO. 
381 IN BOOK D-21S9 PAGE 558, OfFICIAL RECORDS OF SAID COUNTY; THENCE NORTH 
58 DEGREES 44 MINUTES 2D SECONDS EAST ALONG SAID SOUTHEASTERLY LINE 165 . 00 
FEET TO THE TRUE POINT OF BEGINNING; THEIICE CONTINUING ALONG SAID 
SOUTHEASTERLY LINE NORTH 58 DEGREES 44 MINUTES 20 SECONDS EAST 140. 00 FEET; 
THENCE LEAVING SAID SOUTHEASTERLY LINE NORTH 24 DEGREES 45 MINUTES 40 
SECONDS WEST 10.00 FEET; THENCE SOUTH 58 DEGREES 44 MINUTES ~0 SECOtiDS WEST 
140.00 FEET; THENCE SOUTH 24 DEGREES 45 MINUTES 40 SECONDS EAST JO . OO PEET 
TO THE TRUE POINT OF BEGINNING . 

PARCEL 5: 

LOT 7, SECTION 32 , TOWNSHIP 1 SOUTH , RANGE 18 WEST, SAN BERNARDINO 
MERIDIAN, IN THE COUNTY OF' LOS ANGELES, STATE OF CM.IFORNIA . 
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PARCEL 6: 

A NON-EXCLUSIVE EASEMENT FOR ROAD PURPOSES OVER THAT PORTION Of RANCHO 
TOPANGA IIALIBU SEQUIT, IN THE COUtn'Y OF LOS ANGELES, STATE OF CALIFORNIA, 
AS CONFIRMED TO MATTHEII KELLER BY PATENT RECORDED IN BOOK 1 PAGE 407, E'l' 
SEQ . , OF PATENTS , IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUJITY , 
DESCRIBED AS FOLLOWS: 

BEGINNING AT T. H. NO. 8, AS DESCRIBED IN SAID PATENT, SAID T. H. NO. 8 
BEING AN ANGLE POINT IN THE NORTHERLY BOUNDARY OF SAID RANCHO; 'IHEIICE SOUTH 
24 DEGREES 45 MINUTES 40 SECONDS EAST 533.62 FEET; THENCE SOUTH 11 DEGREES 
38 MINtlTES 10 SECONDS EAST 95.62 FEET 'J'O THE SOUTHWESTERLY TERMINUS OF THAT 
CERTAIN COURSE DESCRIBED AS HAVING A BEARING OF SOUTH 52 DECREES 04 MINUTES 
48 SECONDS WEST AND A LENGTH OF 1248.63 FEET IN THE DEED TO IIILFRED C. 
HAGEDORN AND WIFE, RECORDED FEBRUARY 21, 195B, AS INSTRUMEHT NO. 1972 , IN 
BOOK D-20 PACE 402 , OFFICIAL RECORDS; THENCE FOLLCKING THE BOUNDARIES OF 
SAID LAST MENTIONED LAND, AS FOLLOIIS: NORTH 76 DEGREES 02 HIHtlTES SO 
SECONDS WEST 1632 . 19 FEET; NORTH Bl DEGREES 43 MINUTES 08 SECONDS WEST 
404 . 64 FEET; SOtlTH 0 DEGREES 56 MINUTES 10 SECOtiDS EAST 275.56 FEET; AHO 
SOtlTH 75 DEGREES 41 MINUTES 05 SECONDS EAST 2091.62 FEET TO THE KOST 
SOtlTHERLY CORNER OF SAID t.AND OF HAGEDORM ; THENCE NORTH 14 DEGREES 59 
MINUTES 50 SECONDS EAST 39 . 26 FEET TO A POINT HEREINAFTER CALLED POINT "A" ; 
THENCE SO\ITII 14 DEGREES 59 MINUTES 50 SECONDS WEST 39.26 FEBT 'J'O SAID KOST 
SOUTHERLY CORNER AND TilE TRUE POINT OF BEGINNING OF THIS DESCRIPTION; 
THEIICE NORTH 75 DEGREES 41 MINUTES OS SECONDS WEST 57.60 FEET; THENCE 
NORTHEASTERLY IN A STRAIGHT LINE TANGENT TO A CIRCLE HAVING A RADIUS OF 
60 . 00 FEET, TilE CENTER Of WHICH BEING POINT "A" HEREINABOVE MENTIONED; 
THENCE FOLLOWING THE ARC OF SAID CIRCLE, NORTHERLY, EASTERLY AND SOtn'HERLY 
TO THE INTERSECTION OF SAID ARC WITH A LINE WHICH BEARS NORTH 53 DEGREES 08 
HINUTES 38 SECONDS EAST FROII THE TRUE POINT OF BEGINNING; THENCE SOUTH 53 
DEGREES 08 MINUTES 38 SECONDS WEST TO THE POINT OF BEGINNING . 

EXCEPT FOR THAT PORTION OF SAID LAND INCLUDED WITHIN A CIRCLE HAVING A 
OIAME'TEJI OF 4n . nn FFM' , THE t:F.M'!'!:P. ~f" t::!!c:: O:::.H:G ;:U~iit "A'* HEidiHAISUVt= 
MI::NTJO!I£1). 

PARCEL 7 : 

AN EASEMENT FOR INGRESS, EGRESS AND PUBLIC UTILITIES OVER THAT PORTION OF A 
PARCEL OF LAND IN LOS ANGELES COUNTY, STATE OF CALIFORNIA, BEING A PORTION 
OF THE RANCHO 'J'OPANGA MALIBU SEQUIT, AS CONFIRMED TO IIJ.TTHEW KELLER BY 
PATENT RECORDED IN BOOK 1 PAGE 407 ET SEQ., OF PATENTS OF SAID COUNTY, 
INCWOED WITillN A STRIP OF LAND 40.00 FEEl' WIDE, THE CENTER LINE OF SAID 
40.00 FOOT WIDE STRIP OF LAND BEINGpESCRIBED AS FOLLOWS : 
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BEGIIIIIIIIG AT ENGINEER'S STATION 624 PLUS 00.67 IN THE CENTER LINE OP THE: 
80.00 FOO'l' STRIP OF LAND DESCRIBED IN THE DEED FROII T . R . CADWALADER, ET 
AL ., TO THE STATE OF CALIFOIINIA, RECORDED Ill BOOK 15226 PAGE 342 , OFFICIAL 
RECORDS OF SAID COUNTY, SAID ENGINEER'S STA'I'ION BEING AT THE WESTERLY 
EXTREIIITY OF THAT CERTAIN COURSE DESCRIBED IN SAID DEED AS NORTH 73 DEGREES 
08 MINUTES 40 SECONDS EAST 1248. 62 FEET THENCE SOUTH 16 DEGREES 51 KINtiTES 
20 SECONDS EAST 40 . 00 FEET TO THE SO'U'I'HERLY LINE OF SAID 80 . 00 FOOT STRIP 
OF LAND; THENCE WESTERLY ALONG THE SOUTHERLY LINE OF SAID 80.00 FOOT STRIP 
OF LIINu , BEING A CURVE CONCAVE SOUTHERLY AND HAYING A RADIUS OF 4!160.00 
FEET , A DISTANCE OF 444.53 FEET TO THE TRUE POINT OF BEGINNING ; THENCE 
NORTH 8 DEGREES H MINUTES 50 SECONDS WEST 92.03 FEET; THENCE NORTH 3 
DEGREES 30 MINUTES 50 SECONDS WEST 168.74 FEET; THENCE NORTH 4 3 DEGREES 42 
HINtn'ES 10 SECONDS WEST 111.89 FEET TO THE BEGINIIIIIG 01' A TANGEH'l' CURVE 
CONCAVt EASTERLY AND HAVING A RADIUS OF 77 . 27 FEET; THENCE NORTHERLY ALONG 
SAID LAST MENTI ONED CURVE AN ARC DISTANCE OF 38.75 FEET; THENCE TANGENT 
NORTH 22 DEGREES 06 MINUTES 30 SECONDS EAST 138.63 FEET TO THE BEGINNING OF 
A TANGENT CURVE C.'OIICAVE WESTERLY AND HAVING A RADIUS OF 50.95 FEET; THENCE 
NORTHERLY ALONG SAID LAST MENTION ED CURVE, AN ARC DISTANCE OF 67 . 82 FEET 
THENCE TANGENT NORTH 54 DEGREES 09 MINUTES 50 SECONDS WEST 151 .45 FEET TO 
THE BEGINNTNG OF A TANGENT CURVE CONCAVE NORTHEASTERLY AND HAVING A RADIUS 
OF 151 . 92 FEET; THENCE NORTHWESTERLY ALONG SAID LAST MENTIONED CURVE , AN 
ARC DISTANCE OF 13'1,34 FEET ; THENCE TANGENT NORTH 1 DEGREES 36 MINUTES 50 
SECONDS WEST 248.22 FEET TO THE BEGINNING OF' A TANGENT CURVE CONCAVE 
SOUTHWESTERLY AND HAVING A RADIUS OF fi?. 68 FEET; THENCE NORTHWESTERLY ALONC 
SAID LAST HENTIONO:D CURVE, AN ARC DISTANCE OF 98.18 PE!':T ; THENCE TANGENT 
NORTH 84 DEGREES 43 MINUTES 50 SECONDS WEST 59 . 63 FEET TO THE BEGINNING Of' 
A TANGENT CURVE CONCAVE NORTHEASTERLY AND HAVING A RADIUS OF 102.37 FEET; 
THENCE NORTHWESTERLY ALONG SAID t.AST MENTIONED CUllY£, AN ARC DISTANCE OF 
76 . 26 FEET; THENCE TANGENT HORn! 4 2 DEGREES 02 MINUTES 50 SECONDS WEST 
51'1 . 37 FEET; THENCE NORTH 18 DEGREES 03 MINUTES 30 SECONDS WEST 113.14 
FEET; THENCE NORTH 5 DEGREES 0<: MINUTES 30 SECONDS \/EST 196.38 FEET; THENCE 
NORTH lO DEGREES 44 MINUTES 30 SECONDS WEST 189. 22 FEET; THENCE NORTH 24 
DEGRi!ES 55 MINUTES 10 SECOilDS WEST 103 . 54 FEET; THE!lCE NORTH 22 DEGREES 39 
M!t!UT£S 5!1 ~!:~NI)S tl£!:T ~0~ . GC FEET ; TJ!!:::c:: ::orm: 2G CEC~&:£S 45 KINUi'E.S 10 
SECONDS W£5."'1' 207 . 74 FEET; THENCE NORTH 46 DEGREES 06 MINUTES 10 SECONDS 
WEST 306 . 69 FEET; THENCE NORTH 29 DEGREES 29 MINUTES 10 SECONDS WEST 73.70 
FEET TO THE BEGINNING OF A TANGENT CURVE CONCAVE EASTERLY AND HAVING A 
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RADIUS Of' \45.26 FEET THENCE NORTHERLY AIAlNG SAID LAST MENTIONED CURVE, AN 
1\RC DISTANCE OF 86.33 FBET; THENCE TANGENT IIORTII 4 DEGREES 33 KINU'l'BS 50 
SECONDS EAST 210.10 FEET; THENCE NORTK 26 DEGRI!ES 08 KINU'lES 10 SECONDS 
WEST 622.!13 FEET, MORE OR LESS, TO THE SOU'l'REASTERLY PROLONGATION OP THAT 
CERTAIN COURSE DESC.RIBED AS SOUTH 42 DEGREES 02 MINUTES 10 SBCOIIDS EAST 
50.00 FEET, IN THE DEED PROM R. M. IIOOLPERT AND WIPE, RECORDBD ON APRIL 17, 
1942 AS INSTRUMENT NO. 574; THENCE "NORTH 42 DEGREES 02 MINUTES 10 SECONDS 
NEST 301.24 FEET, MORE OR LESS, ALONG SAID SOUTIIEASTERLY PROLONG,.TIOII AND 
ALONG THE SOU'I'IIWESTERLY LINE OF THE LAIID DESCRIBED IN SAID LAST K~IO!IEO 
DEI!D TO THE NORTHWESTERLY TERMINUS OF SAID LI'\ST K£11TION£D COURSE; THENCE 
ALONG THE WESTERLY LINE OF THE LAND DESCRIBED IN SAID LAST MENTIONED DEED 
NORTH lS DEGREES 59 Hih111'ES 10 SECONDS WEST 83.00 FEET; THP:HCE ALONG THE 
SOUTHWESTERLY LINE OF 'l'HE LAND DESCRIBED IN SAID L!IST MENTIONED DSED AND 
ITS NORTHWESTERLY PROLONGATION NORTH 46 DEGREES 32 HIIIU1'ES 10 SECONDS WEST 
85 . 34 FEET; THENCE IIORTII 4 DEGREES 47 MINUTES SO SECONDS EAST 94 . 97 FEET, 
MORE OR LESS TO A POINT DISTANT SOUTH 4 DEGREES 47 MINUTES SO SECONDS WEST 
85.00 FEET FROM THE MOST SOUTHERLY CORNER OF THE LAND DESCRIBED IN THE DEED 
TO HOPE ANN GOODRICH , RECORDED ON KARCH 27, 1942 IN BOOX 19183 PAGE 261, 
OFFICIAL RECORDS OF SAID COUNTY ; THENCE NORTH 26 DEGREES 12 MINUTES 09 
SECONDS WEST 77.4 7 FEET; THENCE NORTH 11 DEGREES 12 MINUTES 4 7 SECONDS EAST 
62.21 FEET TO THE BEGINNING OF A CURVE, HAVING A RADIUS OF 40 . 00 FEET AND 
WHICH IS CONCENTRIC: WITH TH£ EXTERIOR BOUNDARY OF THAT CERTAIN CIRCULAR 
PARCEL DES~~ISED IN THE FIRST EXCEPTION FROM SAID LAST MENTIONED DEED; 
THENCE NORTHERLY, EASTERLY , AND SOUTHERLY ALONG SAID LI'\ST MENTIONED CURVE 
118.28 FEET; THENCE TANGENT SOUTH 0 DECREES 47 MINUTES 28 SECONDS IIEST 
45.00 FEET; THENCE SOUTH 36 DEGREES 19 MINUTES 04 SECONDS WEST 95.65 FEET 
TO THE NORTHERLY EXTREMITY Of' THAT CERTAIN COURSE HEREINABOVE DESCRIBED AS 
NORTH 4 DEGREES 4 7 MINUTES 50 SECONDS EAST 94 • 9 7 FEET. 

THE SIDE LINES OF SAID 40.00 FOOT STRIP OF LAND ARE TO BE PROLONGED OR 
SHORTENED SO AS TO INTERSECT AT ANGLE POINTS AND TO TERMINATE "T ITS 
SOUTHERLY END ttl THE SOUTHF.IIT.V T.TNF. nJ' 'I'HF. ~11 . 0~ ~O!n" ~I!' 0:' :.;.::o 
DESCRIBED IN SAID DEED TO THE STATE OF CALIFORNIA . 
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CERTIFICATE OF ACCEPTANCE 

nus IS TO CERTIFY that the inlercst in renl propcny conveyed by deed or gr:an~ dated 
November 30, 1993, liom Bub:a Streisand to the STATE OF CALIFORNIA, is heRby aca:pled 
by the tlllde!signcd Dfli= on behalf of the Swe of California, pursuant to eulhority canfenat 
by authorlZIUion of the San Ia Monica Mountains Consczvancy, lldop1ed on November 3. 1993, 
and the sramcc consents 10 tb: recordation lhereor by its duly authorized officer 

STATE OF CAUFORNIA 
Resources Agency 
Sanaa Monica Mounlllins Conservancy 

~~ 
.L Josq~h T. Edmiston 

Executive Din:cror 

AC DGMENT 

STATE OF CAUFORNIA 

Cnunty or Los Anceles 

) 
)SS. 

On lhisa_""iia.y or December, 1993, before me. the undersigned, a Nottry Public in and 
for snid Sane, pci'SOIIIIIJy appeared Joseph T. Edmiston. pcnonally known to me (or prom! on 
the buis o! Alisfac:tmy evidence) 10 be the penon whose IWilC is subscribed to the within 
iiiSinmlcolmd acknowledged 10 me that l1c e~~ecutcd the same in his authorized c:a:Jatil)', lllld 
thAt hy hi, signature o:: t!:: ln:!r'.:::o.:~: ~.: ~:-wr., u; Ua: ~.tiL)' ui-"Jia bchaif ur which che penon 
acled, crec-o:ICII the inmumen1. 

WITNESS my hlllld and offici:tl seal 

. : ':;:".· ( 
• • • • - .... # . . ... ... - . .I 

,tJ,we;:-o (fC · ~~.~~ 
(wne typed or prin&cd) 
Notary Public in and for 
the Swe of Califomin 
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MAJrntBJmlD t..A!tD Ctr~ :A~""l, o l)al&"»ure aor-porlltlo:~ . 1n n.-.:lU 1dOt'Dt1on or tht :~; un or TOn 

llollero ttlO.~O\, ';ba ,-ce01pt of •hlcll 1• }\O~O''l cc\mol\lod&O<l,~QOO horc)o)' gro -t \o 110!'£ 

Attn C\H.nlt\lCH, n u1d011' 1 tho orcnt.oe, on ean<r.:'lont. o r r'l£;1 t vC 'ltD:" r or routl 'M1l.TJ'IOOI!'tl o9et' 

tho f .,1101>1"6 do3at'1't>O<l bhl-eo rarcole of lon<l a~ tuo~ed in Loo t.n~;o loo eount~, Slo•~ ot 

Cul1forn1a, betnl; pOrtions or U~t~ ltanahc '1'<>!>0~ l(alit>ll soqutt, At conf1r-,e~ to I!Pt~!"A"' 

Kolle~ '~>!;> l'dhnt l'IIIOI'ol8d \1\ 2colt 1 Poco 4n'l l)t ll.D C. ·. af r otol'lt•, no.ot11o .~ Mi•! r~··:'lt~ 

)lllr•. t:ulo1'1; Oe~ortt>~d oo 1'ollaco 1 l'A."C£1. •rn.l !'·<>r. tn· In:- at t ;,e 

noctho!"l! 11no to 'tiho ro1l't or 'ht!'stnntns . 

PARCZL no. 2 r:e~innlnr o t t.ho t1 ... lr.t or tnt~!'»Oo~1o!'l nf au1d so,\t-blitl"lr 11!' •• ,...t th !.ho 

nor tho ttl }" !'ro\.an~t1on ot t:llfl \"H:at n :-1:; l1n6 o! ~ 01.d !eot 21 ~ ~~nee nart~eCh~tn::-l:r r.1 o"'r: 

aa1tl eoutber'l} 11ne on tho ~rc or n our'9o aoana.v~ ~ outhn~l~ nn•~ ~::: · · 1.·~r; 1t ':"•l! ho or 4~CC 

r oe-.., a diat.ouco of' Ot. fsot: t r.oneo nout'hoo 1-t.O~l; o~ c. ~,-v .. i:l 11no ~~· 'n1r' rt1".," ftt :~ n!J.. \ 

larrt: -.vnttonod !301:-tt, 60 foot.: t:hmeo not~ !.'~mo&torl)' olonr ~~o s:-c ot" e f\'C'";"(' t'Cr~f·-~ :·tc:: 

Yitl': t\nd: 0t; fQOt f l'!')l':'\ tho fi \•true ""nt1on'"' c \ll"''\'"0 1 tv the 'VtiU\i""!")'S 11nO C•f 11n1 1~ ~: ';"l; 

tllflnoo nD!' t Ml'loy olont )R!Il =~~torl'Y 11:>o a v! i!:s .,ur•horl:· ,-,~ol~nrt'h·-; , ~v··~~· !'I< ~2• 

~'"lo---oli54-.•,;&n6t to the ;.ol.nt at h~gtnt\lnQ .. 
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~ ?J.ncE.r. tm .. :t. t • ... t. ·~ t r o " la~ '~ ft~ot tdr!o, t.h o c:Q'"it.<':- l.tno ~!" ':"h\C)": ·, U::t~ r:· tt•oC. 

as rol\o•·a~ .,._.,r1rn~n; c\ SC\f.~:lo!tr 1 a !:~. llt1or: Cr'4 ..,l\ta t.•O,G'7 i.:. tl-o n:z:1t.~:~ llno or tb.' 

.. 0 !J;c-t. nt r i 1' c" lrmd do~c.rl\',ef~ \ :1 ~~w ~c oc\ f :-tn ": ;;.. .cedt:a;da(oT~ t l"UB" to,. ('. ~ o t .. , -': a 

t.ha Stoto or Cnl t!"oTnt n . \'dc:Ol:'oo l! 1n !'t'Ok l S2<:G POftl ~~z of C"f!"1c~n1 Roco·rdr- c!' .~ ~1t1 

C.o!'"':~- :-. aa.l~ ~-:lno&r• o ~fttt.io:\ \"-Ot~r at t ho ':""0:-to~l:- &:""t'l'"t"-1t'!" o"' t .!"'.a .. f"'lr .. at., ("~"l":.e 

do r- · r! ~·o !'! !:-. r::t ~ = ~Q .... , . ~c 11 ·~ o~ th 7~• 08 1 40u o ott t, 1240.~ !'oo t." : ~ ' ·on co : out.h lC' 0 51' 

2 vr, o:.u~, -iu root t.:» • .. ~Ul llouth.e~l' ltno or :.alD tll. i·cot st.r~J'I ,: tU~~; tnoneo ..,.a!: •<"rl: 

ll.lf't\( ft 1ll~VD 1n 3tt'~1 ~Op t'1o-:-l :- 1.1.:1., t'O':\':C~:~ DO't'thD.rl~ ~nd t:li1' ~,~ ft ··o•"1tl!' £:if ·l f·('- :· !Cf'~. 

o c!tot.onoo ot "4f.&:S foat to ti~o t7'UD !"'Oint n! ~t:ln!1.\n; ~ t!G~e~ ~"'~• " c- c: :'~ ' ~ ::·"' <tre.l't., 

92.0:!'. tnot : thane~ ~o,.t . .!: :'5• :\Ct SO" 'D~Clt.. l f f . • ~ .e !'Q4't. : 1 '.~ 0-'\CO · ('1': · ~1 · 1::c '12' lOr r.oo\, 

lll.!lt) reot : thonoo rH .. r~.l-.o~l:.· lllonF 6 \•·'-'- ..,!'. ... :;\: ·\·c, cone--,-" (>t::s·· ·rl; nnf. !'.GV1 J'-! ~ ":"4( 1nt~ 

ot '?'?.!?? .. •eet. 0 d1otc:~ctt at e!· .jS ret"". : ~ ··~ :':eO to~tr ... ,' -c-•. ~ 22° :"•(:. I 3r" otel"' \~S .. t.~ 

feet • t~l\Ut nort~'!"!~ r.!-"ftR 0 tan.~tt~t. t~'\" ~ , eO"le f ''O ':"· C'f'l~f"'!'~ c:"lr\ ha'"· 1"'f 1.0 ':'"Ddbtu of 
50.96 .!•ot. ft d'le~tencc or G":'.S2. ro~ ~: ; •. t"~enno t.en(.!' "\t r\O'!"'r~ · ~- ... ·9• 5 !'"" w-e~t, 151 .... & retH- ~ 

thenoo nort~oatr.-1! o1;!'\Z-" t-. oneo~, , ~·-•()• c. c~..oPv c nOl"'-M·-.~•or) .,. u ·~ ~ .. o,· • ~f a !'ot)tue nr 

lSl.~:? root, 1 ~'ia'tnl tc<: or 1!9 .. ~<1 roC't · thtutc6 tfu,son t '-:ort\1 1° ~G' flO• -..oe':", : 4S..Z> • 

foat : th&n.oe nortl'Ttt8at8Tl! nl.onr o ~J;t'f."o"'l~ r.,~,..~~ , c ~tonvf' f'cm! hr.t"~\ .. rl:c- .:~n,: 'Nl't"\ ~ • 

t>e-'lUD of 67 ... 68 feet;,. I dt&l:nnr.n _, f'" <t; .. !!.~ f eot. s th4n'\C " tansa~t ~o<r'tb 94D 4:!' t;o• .... t 1 

57'- .. f~ feet; thclnoc ft0':"1:hw~sterlr nl<':l( a \.SJ1'le;tmt cur•c• Ctr.'C ~':'f! n · ~hoortc":l}" en'\ bln.trc 

tt 1""~'1•\D O!' 102 .. ~'? !o"'t • • dldt:t~yteo t"{ - 6 .. :"G rot•t ~ thence 'hr.c;out. "\Ort.~ -t::IIIIJ ~2 \ 50• ltft1.r 

5J P .. '!? r•c1:; t~ nort:h lSO' '"'~ 1 ~tt• weot, 11~ .. 1 .., reel! ~ t~nr.e ·: o;--!~ !'0 ~ '"'t- n=-~. 

1.tl~ .~h L~eot: ~t'-0!1~8 nOT'~b ~to 4C' :\On .:oe'ftt, 199.~ :l'ettt ! t.!'-a:')oe -;(') :-- · · ?-1C' ~S. ' 10• •ast, 

1 A~ . &4 teetJ U~noe :"\Qrth ¥.2° ~V' SO" "Wee\! ..... ~.·-~ t•ct. ; 't.l10nce no:-o~ t- 20• <~• l.O"" .,...t, 
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?"~ . '10 t•ot; tbe'Of.J• nor1':~'t"]s 4itlot"'C; a c::ensent cOJrw,~ e~~vo &:-$~ .... ... l,. an~ 'bl'7'bf" o r_,ltw 

o-t t~.t:~ tf'""• ~ 41ct.tcll• of 86.~3 h'et; then~ t•ngent- -:; .· ~ ~ :S:S' r~c• ... ~. :!!.0.10 

t'"et: tbe.De<J Ml'Ul. 2&0 00' ll'" ... at, 621.~ feat. ,.,.,.. .,. l "n• to tblt ·~U..at.lft-l:r ~ 
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P<OionJ•IIon and alD!II;. t~ aoutl!Weat,O!'l: liM o~ ~ 
;ant! tlaee!'1bed ln ':he l".tt 101tl'lHon<lll o!&o4 •• '"" ncnotlnre•to~l.y o,.P,tn~ ot .•ttl ao\IU1 

tn et·to onuttroolhrl.- lt'>tol tn.rtc• alonr. tho .. rnerly 1.1no or tl10 lend, nL.·tll 11>• S9·· . 
J.OW •11111 118,00 teat; thllnel 1ll7n!; tbo >011tlrllr>t~ly II~ lor ea1~ ltnd lin~ ~ta Tl~th-

waat.~l'ly p-rol.oua•t.ton. nortb •e• Z2' 10" tta,t., GS.M toott tllenoc nQrt.t-. ..- 4~' 6C''1onot, 

114.97 raot, 110rc 01' loeo, tO 0 po1n\ 4111ton~ DD\ltb •• <l7' 60" 110t~, 61S feet ti'OO\ the 

!'\OIIt. 3out~rly oorne'l" ot tho lontl cloaor1bo~ tn tM doo<l to llopo Ann Ooooriot., racardod 

(4Q,ch 27,111&2 1n lloOlc 11!183 P0£0 1!81. ot ot!1Cllll R9cor(la ?! oa10 Counl:y · \henoe 1'10l'th 

:18° lP' OQ0 -..oat, '"7,47 foot; thono o north 11° 21' 4'111 ODftt, 62,21 teet to t.r.o bog1nn1ns 

of 8 CUMII h11'11!1E l r•diuo Ut 40 filet Oncl ... }11Gb b 00>'\00nt,.to "'1th tho I enerlc< I">Undll:!'! 

of' that . .. ,.to1n <1ron1o.- paroe1 C.•crlbo<S tn tho r1rot exception tro" tho loot :>Ontl.>:'led 

doe•!: thono~ no!"tborlr, etultol"ly a."'d eo.,therly alons eai<l curvo, 118.28 root: tl'.enae 

tQ~ont ,0\Ith 0" 4'1" 20• 1!0&t, \,.00 feet: thllno" eoott. :!66 19• oa• nb&t, 95.6b reot to 

the northot"l)' ~n:t~o::~1t)' o~ that ttrl•in o Ol'rao horvlnberoru tle~c-r1ltct1~ 1n Eot;cm.ont: :.to.~ 

•;.: "nol"th 4 4 47' f.O" OAat, 911,97 t«:t ... 

'rho .eide 11no!l of &aid 40 'foot ~trl:p to bt- f'lrOlwn£o~ or r; r.c:otrnod 90 no t.o •, ntol"~ttot Gt. 

anal.e pointe tt!'a\ to tC't"mll'lltt:' ~\ ttvl aoutharly «Hul 1 in the Dc:1t.'t-ol'"l; 11no O! :Hl1t 80 

roo~ strtp or LallA dex:nbed in aa1~ dood to the Stoto or Cellrom1 ... 

'!'ho purpouo ot thio oooe,.ent 1~ to onttblo Orentoo borob t.:> u.c tho "a""' ro,. tho pur­
';':'~(" .... ~ !.r~:., ,. .. ~11d ?g-:oo.,~ to 11nt1 rr~ t?'xt Stptn l!tc·'lmar ~ .,:, snrt !""'l"O"'t tM lan611 't>t''rot:.ofol"O 

cc,.,..,7e{~ '"'J ~.. hOtoT' hot'o 1:". to n;,po Al'!n G:Jo0r1e~. , the Grantoo l!o'r'01~. \1; rtood ror.on\oJ 

:.!orct. Z'/ 1 19~1! in Cook 19lS3 :l'ugo 1!1>1 o! ( tf1Glal 1\ucordn or LoH AnfPlo~ Coun~. '!h\S 

U0!!9::1ftttt 1.n t..P?Urtennnt ~0 DC t.d land::. eomresod to ~0!"0 Ann COcxltt!.<:h. 

Tho ~ .. ,.'"'It~ J-G!tOl"Y&~ t.i· . ., ,.ight to ":''Oko D1tttlo:r \1':9" ot t~f} """"o"'"~t or eeae..,cnt:e he ... oln 

eronteu OM lllt~otno to !;l'nnt n!mllar 6COO"iGnto to othera. 

'The G:rnntor f\J~the!' ,..ono-roven tho ':~Ght t .- c"•nGQ, ultot" or roloogto thn '1"\f.!li or r.e~ Of' 
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INTRODUCTION 

2 1. Los Angeles County's Santa Monica Mountains Land Use Plan provides 

3 the general planning policies for the Santa Monica Mountains segment of the County's 

4 coastal zone. The Land Use Plan was approved by the County of Los Angeles, then sent 

5 to the California Coastal Commission for certification. The Coastal Commission denied 

6 certification, but certified a modified version of the Land Use Plan that included 

7 numerous modifications with which the County agrees. 

8 2. The Santa Monica Mounta;ns is an area of tremendous ecological 

9 diversity. The wildlife and vegetation are part of an increasingly rare complex of natural 

1 o ecosystems. 

11 3. Los Angeles County's Land Use Plan would authorize campgrounds and 

12 associated facilities to be sited within environmentally sensitive habitat areas, despite the 

13 fact that such areas are easily disturbed or degraded by human activities and 

14 developments. 

15 4. The Coastal Act provides that "Environmentally sensitive habitat areas 

16 shall be protected against any significant disruption of habitat values, and only uses 

17 dependent on those resources shall be allowed within those areas." (Pub. Resources 

18 Code, § 30240, emphasis added.) Campgrounds do not depend on environmentally 

19 sensitive habitat areas (ESHA) to exist Thus, campgrounds are not resourc~dependent 

20 By allowing campground development within ESHA, Los Angeles County's approved 

21 Land Use Plan violates the Coastal Act. The Coastal Commission's certification of the 

22 Land Use Plan's compliance is void in so far as it allows Los Angeles County to define 

23 campgrounds in ESHA as a resource dependent use. 

24 

25 JURISDICTION 

26 5. This Court has jurisdiction over the writ action under section 1094.5 of the 

27 Code of Civil Procedure, and sections 21168 and 21168.5 of the Public Resomces Code. 

28 
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1 6. This Court also bas jurisdiction over the writ action under section 1085 of 

2 the Code of Civil Procedure. 

3 

4 
PARTIES 

5 
7. Petitioner Ramirez Canyon Preservation Fund ("Preservation Fund") is a 

6 
nonprofit mutual benefit corporation, organized and existing under California law. The 

7 
members of the Preservation Fund are residents or owners of property in Ramirez 

8 
Canyon in Malibu, California. The Preservation Fund seeks to preserve ESHA against 

9 
non-resource dependent uses and to decrease the likelihood of fire hazards in coastal 

10 
canyons. The actions complained of herein, which fail to comply with Coastal Act 

11 
requirements, threaten the Preservation Fund's interests. 

12 
8. Defendant and Respondent California Coastal Conlmi.ssion (''the 

13 
Commission") is an independent, quasi-judicial state agency that plans and regulates the 

14 
use of land and water in the coastal zone. The Commission is composed of twelve 

15 
voting members. The mission of the Commission is to protect, conserve, restore, and 

16 
enhance resources of the California coast and ocean for environmentally sustainable and 

17 
prudent use by current and future generations. 

18 
9. Real Party in Interest County of Los Angeles is a municipal corporation 

19 
and a duly chartered county within the state of California. 

20 
10. Respondents Does 1 through 10, inclusive, are sued under fictitious names. 

21 
Petitioner will amend this Petition to allege their true names and capacities when 

22 
ascertained. Petitioner is informed and believe, and based thereon allege, that each of 

23 
these fictitiously named Respondents are responsible in some manner for the acts or 

24 
omissions alleged herein. 

25 11. Real parties in interest named as Roes 1 to 10, inclusive, are given 

26 fictitious names because their names and capacities are presently unknown to Petitioner. 

27 
Petitioner will amend this .Petition to allege their true names and capacities when 

28 
ascertained. 
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2 

3 

STATEMENT OF FACTS 

12. The Santa Monica Mountains is geologically complex and characterized by 

4 
generally steep, rugged terrain of mountain slopes and canyons, with elevations ranging 

5 
from sea level to over 3,000 feet. An extraordinary feature of this section of coast is the 

6 
large number of watersheds. The upper reaches of streams in these watersheds are 

7 
relatively undisturbed and consist of steep canyons containing riparian oak-sycamore 

8 
bottoms, with coastal sage scrub and chaparral. 

9 
13'. The topogi'aphic and geologic complexity of the Santa Monica Mountains 

10 
has contributed to significant ecological diversity. More tban40 species ofmammaJs, 

11 
over 400 species of birds, and 3 5 species of reptiles and amphibians are known to occur 

12 
in the Santa Monica Mountains. These wildlife species and vegetation types are part of a 

13 
diverse and increasingly rare complex of natural ecosystems. 

14 
14. In early 2014, Los Angeles County (''the County") submitted a proposed 

15 
Local Coastal Program ("LCP") for the Santa Monica Mountains segment of the 

16 
County's coastal zone to the California Coastal Commission for certification. The LCP 

17 
is comprised of a Land Use Plan (''LUP"), which provides the general overarching 

18 
planning policies and programs for the plan area, and a Local Implementation Program 

19 
("LIP"), which contains the more detailed zoning or implementing ordinances designed 

20 
to carry out the policies of the LUP. The County requested an amendment to replace its 

21 
existing certified LUP, the Malibu-Santa Monica Mountains LUP certified by the 

22 Commission in 1986, with an updated LUP. The Coastal Commission has not yet 

23 
certified the County's LIP, but is expected to do so within the next few months. 

24 
15. The Santa Monica Mountains segment of Los Angeles County's coastal 

25 
zone includes the unincoipOrated area west of the City of Los Angeles and east of 

26 Ventura County, excluding the City of Malibu and Pepperdine University. The Santa 

27 Monica Mountains plan area extends inland from the shoreline approximately five miles 

28 
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1 and encompasses approximately 50,000 acres. The Santa Monica Mountains are a 

2 unique natural landscape with large areas of environmentally sensitive habitat. 

3 Environmentally Sensitive Habitat Areas 

4 16. . The County's LUP places habitat areas into three categories: Hl habitat, 

5 H2 habitat, and H3 habitat HI and H2 habitats are collectively described as Sensitive 

6 Environmental Resource Areas. HI and H2 habitats constitute ESHA. H3 habitats are 

7 developed or legally disturbed areas that may retain some residual habitat values, but are 

8 not considered to be ESHA. 

9 17. Hl habitat consists of the most sensitive and geographically constrained 

10 habitats including wetlands, riparian conidors, dunes, and streams. HI habitat also 

11 includes populations of plant and animal species listed by the State or Federal 

12 government as rare, threatened, or endangered. Approximately 10,223 acres of habitat in 

13 the Santa Monica Mountains are designated as HI habitat. 

14 18. H2 habitat consists of areas ofhigh biological significance, rarity, and 

1 S sensitivity that are important for the ecological vitality and diversity of the Santa Monica 

16 Mountains. H2 habitat includes large, contiguous areas of coastal sage scrub and 

17 chaparral-dominated habitats. Approximately 39,474 acres ofhabitat in the Santa 

18 Monica Mountains are designated as H2 habitat 

19 19. The H3 habitat designation consists of all other areas within the plan area 

20 that are not Hl or H2 habitat. Approximately 6,093 acres of habitat in the Santa Monica 

21 Mountains are designated as H3 habitat 

22 Fire Hazards in the Santa Monica Mountains 

23 20. The Santa Monica Mountains are characterized by a Mediterranean climate 

24 where native vegetation, primarily of chaparral and coastal sage scrub, is both drought-

25 and fire-adapted. Chaparral is one of the most volatile fuel types in the world. The 

26 Santa Monica Mountains and smrounding communities are considered to be one of the 

27 most fire-prone landscapes in North America. The County's LUP includes a map 

28 
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1 entitled "Hazards- Fire and Flood," which designates the entire area as a "Very High 

2 Fire Hazard Severity Zone." 

3 21. The long, dry summer season in combination with frequent "Santa Ana" 

4 winds. dense vegetation that provides fuel for fire, steep canyon and hillside terrain. 

5 inappropriate development siting and design, and often inadequate road access combine 

6 to provide extreme fire hazards every year. 

7 Coastal Act Provisions Protecting Environmentally Sensitive Habitat Areas 

8 22. One of the primary objectives of the Coastal Act is the preservation, 

9 protection, and enhancement of coastal resources, including land and marine habitats. 

10 The rare and most ecologically important habitats are protected from development 

11 23. Section 30107.5 of the Coastal Act provides a definition of 

12 "environmentally sensitive area": 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

Any 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 
developments. 

(Emphasis added.) 

24. Coastal Act Section 30240 provides: 

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. 

25. No use of an ESHA may occur which is not dependent on resources that 

exist in the ESHA. 

24 The County's Land Use Plan Authorizes Campgrounds Within 

25 
Environmentally Sensitive Habitat Areas 

26 
26. In the Conservation and Open Space Element of the LUP, Policies C0-42 

and C0-93 permit campgrounds within even the most sensitive and geographically 
27 

constrained habitats. Policy C0-42 provides: 
28 
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2 

3 

Resource-dependent uses are only allowed in HI and H2 habitats where 
sited and designed to avoid significant disruption of habitat values, 
consistent with the policies of the LUP. Low-impact campgrounds, public 
accessways, and trails are considered resource-dependent uses. 

4 (Emphasis added.) 
5 The LUP defines "low-impact campgrounds" as including support facilities such 
6 as picnic areas, potable water, self-contained chemical or composting restrooms, shade 
7 trees, water tanks, portable fire suppression apparatus, and fire-proof cooking stations. 
8 

9 

10 

11 

27. Policy C0-93 also permits campgrounds in ESHA: 

Public accessways, trails, and low-impact campgrounds shall be an allowed 
use in Hl and H2 habitat areas. 

12 
(Emphasis added.) 

13 

14 

The Administrative Process For the LUP. 

28. During the administrative review process for the County's proposed Local 

Coastal Program, on February 5, 2014, Preservation Fund provided the County with a 
15 

comment letter expressing concerns about the siting of campgrounds within ESHA, and 
16 

17 
included information demonstrating that campgrounds within ESHA would require 

18 
trenching for water lines and removal of vegetation to create fuel clearance areas, among 

19 
other objections. 

20 

21 

22 

29. The County of Los Angeles approved the Local Coastal Program on 

February 11,2014 and forwarded it to the Coastal Commission for certification. 

30. On March 3, 2014, Preservation Fund provided its objections to the 

23 Coastal Commission. On AprillO, 2014, the Coastal Commission denied approval of 

24 the LUP as submitted by the County of Los Angeles, but granted approval of the LUP 

25 subject to 60 modifications set forth in the Commission's staff report. Neither the 

26 County nor the. Commission modified the policies to which the Ramirez Canyon 

27 Preservation Fund objected. 

28 
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2 

EXHAUSTION OF ADMINISTRATIVE REMEDIES 

AND INADEQUATE REMEDIES AT LAW 

3 31. In the administrative process before both the County ofLos Angeles and 

4 the Coastal Commission, Petitioner objected to the authorization of campgrounds as a 

S resource-dependent use in ESHA and fully exhausted its administrative remedies. 

6 32. Petitioner has no plain, speedy or adequate remedy in the course of 

7 ordinary law unless this Court grants the requested writ of mandate, declaratory, and 

8 injunctive relief. In the absence of such remedies, Respondent's approval of defining 

9 campgrounds within ESHA as a resource-dependent use would violate the Coastal Act 

10 33. Petitioner elects to prepare the administrative record. 

11 

12 

13 

FIRST CAUSE OF ACTION 
(VIOLATION OF THE CALIFORNIA COASTAL ACT) 

34. Petitioner/plaintiff hereby realleges and incorporates paragraphs 1 through 
14 33 above as if fully set forth herein. 
15 35. Coastal Act section 30240 prohibits all development within ESHA except 
16 for ''uses dependent upon those resources." "fl1he terms of the statute protect habitat 
17 values by placing strict limits on the uses which may occur in an ESHA .. . " (Bolsa 
18 Chica Land Trust v. Superior Court (1999) 71 Cal. App. 4th 493, 507.) 
19 36. The "resources" referenced in Coastal Act section 30240 "referO to the 
20 resources that make an area a protected habitat- i.e., 'plant or animal life or their 
21 habitats [that] are either rare or especially valuable because of their special nature or role 
22 in an ecosystem. ... ' ([Pub. Resources Code,] § 30107 .5)." (McAllister v. California 
23 Coastal Comm'n (2008) 169 Cal. App. 4th 912, 928.) 
24 

25 

26 

27 

28 

3 7. "Coastal dependent" is defined by Public Resources Code section 30101 as 

"any development or use which requires a site on, or adjacent to, the sea to be able to 

nction at all." (Italics added.) Thus, a "resource-dependent use" ofESHA is a use 

7 



1 that could not function at all without the rare or valuable plant or anima11ife or their 

2 habitats in the ESHA. 

3 38. The Coastal Act cites "nature study" and "aquaculture" as resource 

4 dependent uses. (Pub. Resources Code,§ 30233, subd. (a)(7).) Without the plant or 

5 anima] life, a "nature study" could not be performed and, without access to freshwater or 

6 marine resources, aquaculture could not be conducted. The same is not true of 

7 campgrounds in ESHA, because campgrounds can exist in non-ESHA areas. 

8 39. A Commission staff report claimed that "low-impact campgrounds" "are 

9 considered a resource-dependent use because they are specifically designed to expose 

10 the public to the resource." (April9, 2014 Addendum to California Coastal Commi"ssion 

11 Item Th17a StaffReport.) The Coastal Act does not define development that exposes 

12 the public to a resource as "resource-dependenf' use. Under the Commission's 

13 erroneous logic, one could argue that constructing a residence in an ESHA is a resource-

14 dependent use if it is specifically designed to expose the inhabitants of the residence to 

15 the resource. However, residences are not a resource dependent use. 

16 40. The Coastal Act definition ofESHA confirms that sensitive habitat areas 

17 "could be easily disturbed or degraded by human activities and developments." (Pub. 

18 Resources Code, § 30107.5.) Placing "support facilities"- which include potable water, 

19 water tanks, self-contained chemical or composting restrooms, shade trees, portable fire 

20 suppression apparatus, and fire-proof cooking stations - in ESHA would disturb the rare 

21 or valuable plant or anima] life or their habitats. Trenching for water lines and 

22 vegetation clearance to create fire buffers would also destroy parts of the ESHA. 

23 41. Designing campgrounds to place human activities and development within 

24 ESHA despite the fact that ESHA can be easily disturbed by human activities and 

25 development constitutes a disregard of the Coastal Act mandate to protect this sensitive 

26 habitat. Rather than being dependent upon the ESHA, the impacts from the human 

27 activities at the campgrounds have the potential to harm or destroy the ESHA. 

28 
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1 42. Any use within an ESHA must truly be resource dependent for the use to 

2 be lawful under the Coastal Act Since campgrounds do not constitute a resource-

3 dependent use, the sections of the LUP authorizing campgrounds within ESHA are 

4 unlawful. 

5 SECOND CAUSE OF ACTION 

6 (Declaratory Relief- Code Civ. Proc., § 1060) 

7 43. Petitioner hereby realleges and incorporates paragmphs 1 through 42 as if 

·g fully set forth herein. 

9 44. An actual controversy has arisen and now exists between 

10 Petitioner/Plaintiff and Respondent regarding whether campgrounds constitute a 

11 ''resourctHiependent use" under the Coastal Act. Resolution of that controversy is 

12 necessary in order to avoid the development of campgrounds and support facilities 

13 within ESHA in violation of the Coastal Act 

14 

15 
PRAYER FOR RELIEF 

16
. In each of the respects enumerated above, Respondent has violated its duties under 

17 
law, abused its discretion, failed to proceed in the manner required by law, and decided 

18 
the matters complained of without the support of substantial evidence. 

19 
WHEREFORE, Petitioner prays for relief as follows: 

20 
1. For an alternative and peremptory writ of mandate commanding 

21 
Respondent to modify the definition of resource dependent uses in its Local Coastal 

22 
Program so that such uses do not include campgrounds within ESHA. 

23 
2. For a declaration that campgrounds and associated support facilities are not 

24 
a ''resource-dependent use" under the Coastal Act. 

25 
26 \\ 

27 \\ 

28 \\ 

3. For costs of the suit; and 
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4. For such other, different, or further relief as the Comt may deem. just and 

proper. 

DATE: June!:/_, 2014 

10 

Respectfully Submitted, 

CHAITEN-BROWN & CARSTENS 
LLP 

By: ~/l~(;:: 
Douglas Carstens 
Josh Chatten-Brown 
Attorneys for Petitioner 
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VERIFICATION 

1, the undersigned, declare that I am President of the Ramirez Canyon Preservation 

Fund, the Petitioner in this action, and I am authorized to make this verification. I have 
3 

read the foregoing Petition for Writ of Mandate and know the contents thereat: and the 
4 

same is true of my own knowledge. 
5 

I declare under penalty of perjury that the foregoing is true and correct. Executed 
6 

7 

8 

9 

lO 

11 

12 

13 

14 

15 

16 

17 

18 

L9 

20 

21 

22 

23 

24 

25 

26 

27 

28 

this ~ay of June, 2014 in Malibu, California. 

Richard Mul1en 

II 
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suPERIOR couRT OF CAL.IFORNIA. couNTY oF Los Angeles 
sTREET ADDREss 111 North Hill Street 
MAJLINGADDRess: 111 North Hill Street 
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Ramirez Canyon Preservation Fund v. California Coastal Commission, ct 
CIVIL CASE COVER SHEET Complex Case Designation 

CASE NUMBER: 

0 Unlimited D Umlted 0 Counter 0 Joinder 
(Amount (Amount JUDGE: 
demanded demanded is Flied with first appearance by defendant 
exceeds $25,000} $25,000 or less) (Cal. Rules of Court, rule 3.402) DEPT: 

Items 1-6 below must be completed (see instructions on page 2). 
1. Check one box below for the case type that best describes this case: 

Auto Tort 

0 Auto(22) 

0 Uninsured motorist (46) 
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2. This case U is ~ is not complex under rule 3.400 of the California Rules of Court If the case is complex, mark the 
factors requiring exceptional judicial management 

a. D Large number of separately represented parties 
b. D Extensive motion practice raising difficult or novel 

issues that will be time-consuming to resolve 
c. D Substantial amount of documentary evidence 

3. Remedies sought (check all that apply): a.D monetary 
4. Number of causes of action (specify): two 
5. This case D is 0 is not a class action suit 

d. D Large number of witnesses 

e. D Coordination with related actions pending in one or more courts 
in other counties. states, or countries. or in a federal court 

f. D Substantia[ pos~udgment judicial supervision 

b. 0 nonmonetary: declaratory or injunctive relief c. D punitive 

6. If there are any known related cases, file and serve a notice of related case. (You may use form CM-015.) 

Date: June 3, 2014 
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in sanctions. 
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SHORT TITl.E: CASE NtiM!Il!R 
Ramirez Canyon Preservation Fund v. California Coastal Comml 

CIVIL CASE COVER SHEET ADDENDUM AND 
STATEMENT OF LOCATION 

(CERTIFICATE OF GROUNDS FOR ASSIGNMENT TO COURTHOUSE LOCATION) 

This form Is required pursuant to Local Rule 2.0 In all new cMI case ftDngs In the Los Angelea Superior Court. 

Item I. Check the types of hearing and fill in the estimated length of hearing expected for this case: 

JURY TRIAl? D YES CLASS ACTION? 0 YES UMITED CASE? Oves TIME ESTIMATED FOR TRIAL One 1!3 HOURS/ D pAYS 

Item II. Indicate the correct district and courthouse location (4 steps -If you checked •Limited ease•. skip to Item m; Pg. 4): 

Step 1: Mer first completing the Civil Case Cover Sheet fonn, find the main Civil Case Cover Sheet heading for your 

case in the left margin below, and, to the right in Column A, the Civil Case Cover Sheet case type you selected. 

Step 2: Check 2!11 Superior Court type of action In Column B below which best descnbes the nature of this case. 

Step 3: In Column C, circle the reason for the court location choice that applies to the type of action you have 
checked. For any exception to the court location, see Local Rule 2.0. 

I Applicable Reasons for Choosing Courthouse LocaUon (see Column C below) I 
1. Class actions must be filed In the Stanley Mosk Courthouse, central dl8trlct. 
2. May be filed In central (other county, or no bodily lnjUJY/property damage). 
3. L..oal.1lon wnera cause Of action arose. 
4. Location where bod!Jy Injury, death or damage QCC:Ul'RMI. 
5. L..oca~on Whale perfolmllllce required or defendant resides. 

B. Location of property or permanently garaged vehicle. 
7. Location Wl'ieni _pe111!oner resides. 
8. L.ocallon whereli'l defendantlnlspondent functions wholly. 
9. Location where one or more of Ill@ parties reside. 

10. Location of Labar Commissioner omce 

Step 4: Fill in the Information requested on page 41n Item Ill; complete Item IV. Sign the declaration. 

A B c 
CIVIl case Cover Sheet Type of Action Applicallle Reasons -

Category No (Check only one) See step 3 N:iove 

Auto(22) c A7100 MotDrVehlcle- Personal Injury/Property DamageiWrongful Death 1.,2.,4. 

Unlnsurad Motorist (46) c A711 o Personal Injury/Property DamageN'ho~ Dedi- Unlnsllred Motollat 1., 2.,4. 

Cl A6070 Aabestos Property Damage 2. 
Asbestos (04) 

C A7221 Asbestos - Personallnjury/W'ongful Dea!h 2. 

Product Uab!llty (24) IJ A7260 Product U&bUlty (not asbestos or tc»ccrlenvlronmental) 1., 2., 3., 4., 8. 

Medlcal Malpractice (45) 
Cl A7210 Medical Malpractice- Phyalclans & Surgeons 1.,4. 

Cl A7240 Other Professional Health Cara Malpraclloe 1.,4. 

Cl A7250 Pramlses UabDII.y (e.g., slip and faD) 
1.,4. Other 

Personal Injury D A723D Intentional Bodily Injury/Property DamagaM'rongful Dea1h (e.g., 
1.,4. 

Pl'q)tllty Damage assault, vandalism, etc.) 
Wrongful Death CJ A7270 lntentianallnfllcllon of Emollonal Dlatr8ss 1.,3. 

(23) 
1.,4. 0 A7220 other Penlcnallnjury/Property DamagaMirangful Death 

LACIV 109 (Rev. 03111) 

LASC Approved~ 

CIVIL CASE COVER SHEET ADDENDUM 
AND STATEMENT OF LOCATION 

L.ocal Rula 2.0 
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SHORT Tl'TU:: CASE NUMBS! 
Ramirez canyon Preservation Fund v. California Coastal Commla 

A B c 
CIVIl case Cover Sheet Type of AdJQn Applicable Reasons-

Category No (Check only one) See SIBp 3 Abova 

Business Tort (07) 0 A6029 other Commerc:lai/Bualness Tort (not frautflbreach of c:onlract) 1., 3. 

Civil Rights {08) 0 A6005 CIVIl RlghlaiDiscrlmlnallon 1.,2.,3. 

Datamation (13) 0 AB010 Defamation (slanderntbeQ 1., 2., 3. 

Fraud (18) 0 AS013 Fraud (no contract) 1., 2., s. 

0 AB017 Legal Malpructlce 1.,2 .• 3. 
Profusslonal Negligence (25) 

0 A6050 Other Prof88alonal Malpraclice (not medical or leg a~ 1 .. 2., 3. 

other(35) 0 A6025 Other Non-Personallnjury/Pmperty Damage tort 2.,3. 

Wtongful Termination (36) 0 A6037 WrongfUl Tenntnatlon 1., 2.,3. 

0 A8024 Other Employment Complaint case 1., 2., 3. 
other Employment (15) 

0 A6109 Labor Commlaaigner Appeals 10. 

0 A6004 Breach of Rental/lease Contract (not unlawful detainer or wrongful 2., 5. eviction) 
Breacn of Contracll Warranty 

CJ A6008 ContradM'arranty Breach -SeDer Plaintiff (no fraudlnegDgence) 2., 6. 
(06) 

(not Insurance) 0 A6019 Negligent Bruadl of ContractJWarranly (no fraud) 
1., 2., 5. 

0 A8028 Other Breach of ContractNVIIJT8III¥ (not fraud or negligence) 1.,2.,6. 

0 A6002 Collections Cas&-Se!ler Plalnllff 2.,5.,8. 
eonecttons (09) 

CJ A6012 Other Promissory NDIB/Colfedlons case 2., 6. 
I 
8 

lnswance Coverage (18) 0 A8015 Insurance Coverage (not complsx) 1 .. 2., 6., 8. 

0 A6009 Contractual Fraud 1., 2., 3., 5. 

Other COntract (37) 0 A8031 Tortious Interference 1., 2.,3., 5. 

0 A6027 other Contract Dlsputu{not braachlinsurancelfraudlnegllgence) 1 .. 2., 3., 8. 

Eminent Domain/Inverse 0 A7300 Eminent Domaln/Contlemnatlon Number of parcels __ 2. Condemnation (14) 

Wrongful Evtcllon (33) 0 A6023 Wrongful Eviction Case 2.,8. 

0 AB018 Mortgage FOredOSin 2.. 6. 

Other Real Property (28) 0 A6032 Ql.Mlt TWa 2., 6. 

0 A6060 Other Real Property (not eninent domain, landlord/tenant. foraclosure) 2., 6. 

Unlawful Detalner-Commen::lal 
(31) 

Unlawful Delalner-Realdenllal 
(32) 

Unlawful Detainer-
Post-Foreclosure (34) 

Unlawful Detainer-Drugs (38) 

LACIV 109 (Rev. 03111) 

LASC Approved 03..()4 

0 A6021 Unlawful Detainer-Commercial (not drugs or wrongful eviction) 

0 A6020 Unlawful Dela!ner-Resldenllal (not drugs or IM'Orlgful eviction) 

0 A8020FUnlawful Deta!ner-Po&l-Foreclosun~ 

[J A8022 Unlawful Detalner-Drugs 

CIVIL CASE COVER SHEET ADDENDUM 
AND STATEMENT OF LOCATION 

2., 6. 

2., 8. 

2.,6. 

2.,6. 

local Rule 2.0 
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I SI-IORT TTn£: tssj (;AS!: NUMBER Ramirez canyon Preservation Fund v. California Coastal Comml 

A B 
Civil Case Cover Sheet Type of Ac:llon 

CategotyNo (Check only one) 

Asset Folfellure (05) 0 All10B Asset Forfeiture case 

I Pe1ltlon re Arb!lre1lon (11) 0 All115 Petition to Compel/Confirm/Vacate Arbllration 

1 
0:: ta A6151 Writ-Adrrinl~ MandamUs 
iii 

~ 'M1t of Mandate {02) 0 A6162 Witt- Mandamus on Umlted Court C1111e Matter 
::s 0 A6153 Wltl· other Umlted Court Case Review ., 

Other Judldal Review (39) 0 A6150 Other Writ /Judicial Review 

c Antitrus!ITrade Regulation (03) 0 A6003 Antltrust/Trade Regulation 
0 :e 
1:11 

5 
Constructlon Defect (1 0) 

11 Claims Involving Mass Tort 
a. (40) s Securities utlgation (28) 
b 
iii 
c Toxic Tort t Environmental (30) 

Insurance Coverage Claims 11. 
from C0111!lBX Case (41) 

1!1 
li Ellforcement 

.2~ 
of Judgment (20) 

~'0 

CIIIJ!I 
RIC0(27) 

~ c ml 
j~ Olhet Complain!& "~= (Not Specified Above) (42) ·- ~ ::Eu 

Partnership Corporation 
Governance (21) 

. ., ., 
::s c B o 
ail -ct Other PeU!Ions 1= (Not Specified Above) 
-~ (43) :lEU 

LACIV 109 (Rev. 03111) 

LASC Approwd 03-04 

[J A6007 Construction Defact 

0 A6006 Claims Involving Mass Tort 

0 A6035 Securftles Ullgatlon Case 

[J All036 Toxic Tort/Envfronmental 

0 A6014 lnsuraru::e Coverage/Subrogation (complex case only) 

[J A6141 Sisler state Judgment 

Cl A61 60 Abstract of Judgment 

0 A6107 Confession of Judgment (nOIHiomesUc relallons) 

[J A6140 AdmlristratiYe Agency Award {not unpaid taxes) 

[J A6114. PelillonfCeltif for Entry of Judgment on Unpaid Tax 

0 A6112 O!her Enforoement of Judgment C8a8 

CJ A6033 RacketeeJtng {RICO) Case 

CJ A6030 Declaratory ReDef Only 

0 A8040 Injunctive ReUef Only (not domestlclharassme) 

[J A6011 other Commercial Complaint Case (non-tortfnon-c:omplex) 

[J A6000 Other Civil Complaint (non-tortfnon.comp) 

0 A6113 Partnership and C01p0rate Governance case 

0 A6121 ClvU Haraaamant 

[J A6123 Workplace Haraaarnent 

0 A6124 Elderfllepsndenl Aa.IHAbuse Case 

[J A6190· Elec1Uin Contest 
[J A6110 Petition for Change of Name 

0 A6170 Petition for Relief from Lat8 Claim Law 

0 A6100 Other Civil Petition 

CIVIL CASE COVER SHEET ADDENDUM 
AND STATEMENT OF LOCATION 

c 
Appticable Reasons -

See Slap 3 Above 

2., 6. 

2.,5. 

2.,8. 

2. 

2. 

2., 8. 

1.,2.,8. 

1.,2.,3. 

1., 2., 8. 

1., 2., 8. 

1.,2., 3.,8. 

1., 2., 5.,8. 

2., 9. 

2.,8. 

2.,9. 

2.,8. 

2 .. 8. 

2.,8.,9. 

1., 2., 8. 

1.,2.,8. 

2., B. 

1.,2.,8. 

1.,2., 8. 

2., 8. 

2.,3., 9. 

2., 3 .. 9. 

2., 3., 9. 

2. 

2., 7. 

2., 3.,4., 8. 

2., 9. 
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SHORT nll.E: CASE NUMBER 
Ramirez Canyon Preservation Fund v. California Coastal Commls 

Item Ill. Statement of Location: Enter the address ot the accident, party's residence or place at business, performance, or other 
circumstance Indicated in Item II., Step 3 on Page 1, as the proper reason tor filing in the court location you selected. 

AOORESS: 

REASON: Cl!ack the appropriate boxes for the numbers shown Callfomia Attomey General 
under Column C for tho type of action that you have selected for 300 South Spring Street. Ste. 1700 
this case. Los Angeles, CA 90013 

01 . 02. 03. 04. 05. 06. 07. 08. 0 9. 010. 

CITY: STATE: ZIP CODE: 

Los Angeles. CA 90012 CA 90013 

Item IV. Declaration of Assignment I declare under penalty of perjury under the laws of the State of California that the foregoing is true 

and correct and that the abovEH~ntltled matter is properly filed for assignment to the Stanley Mask courthouse in the 

Central District District of the Superior Court of California, County of Los Angeles [Code Civ. Proc .. § 392 et seq., and Local 

Rule 2.0, subds. (b), (c) and {d)). 

Dated: June 3, 2014 

PLEASE HAVE THE FOLLOWING ITEMS COMPLETED AND READY TO BE FILED IN ORDER TO PROPERLY 
COMMENCE YOUR NEW COURT CASE: 

1. Original Complaint or Petition. 

2. If filing a Complaint, a completed Summons form for issuance by the Clerk. 

3. Civil Case Cover Sheet. Judicial Council form CM-010. 

4. Civil Case Cover Sheet Addendum and statement of Location form, lACIV 1 09, lASC Approved 03-04 (Rev. 
03/11). 

5. Payment in full of the filing fee, unless fees have been waived. 

6. A signed order appointing the Guardian ad Litem, Judicial Council form CIV-01 0, if the plaintiff or petitioner Is a 
minor under 18 years of age will be required by Court in order to issue a summons. 

7. Additional copies of documents to be conformed by the Clerk. Copies of the cover sheet and this addendum 
must be served along with the summons and complaint, or other initiating pleading in the case. 

LACIV 109 {Rev. 03111) 

LASC Approved 03-04 

F!:::B 0 J 2015 
c11forn1a Coastal CommJSSJor 
~·~·uth Central Coast District 

CIVIL CASE COVER SHEET ADDENDUM 
AND STATEMENT OF LOCATION 

Local Rule 2.0 

Page 4 of4 



lternTh22b 

EX PARTE COMMUNICATION DISCLOSURE FORM 

Filed by Commissioner: Wendy Mitchell 

1) Name or description of project: 
Application No. 4-13-001 (MRCA & SMMCJ 

FC3 0 4, 2015 ~ ,-z 
2) Date and time of receipt of communication: Feb. 4, 2015 at 9:30am ~uforn10 Coastal Comm1sslor 
3) Location of communication: Telephone , ~~uth Centro! Coast District 

(If not in person, include the means of communication, e.g., telephone, e-mail, etc.) 
4) Identity of person(s) initiating communication: 

Anne Blemker 
5) Identity of person(s) on whose behalf communication was made: 

MRCA& SMMC 
6) Identity of persons(s) receiving communication: 

Wendy Mitchell 
7) Identity of all person(s) present during the communication: 

Susan McCabe, Anne Blem~er 

Complete, comprehensive description of communication content (attach complete set of any 
text or graphic material presented): 

I received a briefing from representatives of the Mguntains Recreation & Conservation 
Autoority (MRCA) and the Santa Monica Mountains Conservancy (SMMC) regarding their 
proposal to construct a portion of the Coastal Slope Trail, a pedestrian and equestrian bridge, 
picnic tables, accessible restrooms, wildlife permeable fencing, accessible campsites, and allow 
programs for disabled persons and training programs for MRCA_and/or SMMC employees at 
Ramirez Canyon Park in Malibu. The project has been found consistent with the recently 
certified Santa Monica Mountains LCP. Staff is recommending approval subject to special 
conditions that address water quality, habitat protection and visual impacts. 

Project repres~ntatives stated that the applicants are in agreement with the staff 
recommendation and special conditions and request approval by the Commission. 

/ ;A; 
Date / 

TIMING FOR FILING OF DISCLOSURE FORM: File this form with the Executive Director within seven {7) days of 

the ex parte communication, if the communication occurred seven or more days in advance of the 

Commission hearing on the item that was the subject of the communication. If the communication occurred 

within seven {7) days of the hearing, provide the information orally on the record of the proceeding and 

provide the Executive Director with a copy of any written material that was part of the communication. This 

form may be filed with the Executive Director in addition to the oral disclosure. 



Item Th22b 

EX PARTE COMMUNICATION DISCLOSURE FC>,f¥!Cehie\J 
Filed by Commissioner: Carole Groom FEB 0 S 2015 ((7\V 

1) Name or description of project: ::olifornio Coastal Commiss101 
Application No. 4-13-001 (MRCA & SMMC) ('~·uth Centro/ Coast nlstrict 

2) Date and time of receipt of communication: Feb. 2. 2015 at 2:30pm ·- · 
3) Location of communication: Telephone 

(If not in person, include the means of communication, e.g., telephone, e-mail, etc.) 
4) Identity of person(s) initiating communication: 

Anne Blemker 
5) Identity of person(s) on whose behalf communication was made: 

MRCA&SMMC . 
6) Identity of persons(s) receiving communication: 

Carole Groom 
7) Identity of all person(s) present during the communication: 

Susan McCabe, Anne Blemker · 

Complete, comprehensive description of communication content (attach complete set of any 
text or graphic material presented): 

I received a briefing from representatives of the Mountains Recreation & Conservation 
Authority (MRCA) and the Santa Monica Mountaihs Conservancy (SMMC) regarding their 
proposal to construct a portion of the Coastal Slope Trail, a pedestrian and equestrian bridge, 
picnic tables. accessible restrooms. wildlife permeable fencing, accessible campsites. and allow 
programs for disabled persons and training programs for MRCA and/or SMMC employees at 
Ramirez Canyon Park in Malibu. The representatives indicated that the project has been found 
consistent with the recently certified Santa Monica Mountains LCP and that staff is 
recommending approval subject to 10 special conditions that address water quality, habitat 
protection and visual impacts. 

Project representatives stated that the applicants are in agreement with the staff 
recommendation and request approval by the Commission. 

Date 

TIMING FOR FILING OF DISCLOSURE FORM: File this form with the Executive Director within seven {7) days of 

the ex parte communication, If the communication occurred seven or more days in advance of the 

Commission hearing on the item that was the subject of the communication. If the communication occurred 

within seven (7) days of the hearing, provide the information orally on the record of the proceeding and 

provide the Executive Director with a copy of any written material that was part of the communication. This 

form may be filed with the Executive Director in addition to the oral disclosure. 



FEB 00 2015 ~Qr 

Item Th20b 

EX PARTE COMMUNICATION DISCLOSURE FORM 

Filed by Commissioner: Greg Cox 

1) Name or description of project: LCP-4-MAL-14-0408-1 (Crummer) 
2) Date and time of receipt of communication: Feb. 5. 2015 at 2:45pm 
3) Location of communication: Telephone 

(If not in person, include the means of communication, e.g., telephone, e-mail, etc.) 
4) Identity of person(s) initiating communication: 

Anne Blemker 
5) Identity of person(s) on whose behalf communication was made: 

Robert Gold. PCH Project Owner. LLC 
6) Identity of persons(s) receiving communication: 

Greg Cox 
7) Identity of all person(s) present during the communication: 

Robert Gold, Steve Kaufmann. Susan McCabe. Greg Murphy 

Complete, comprehensive description of communication content (attach complete set of any 
text or graphic material presented): 

I received a briefing from representatives of the property owner in which they went through 
an electronic briefing booklet that was previously provided to staff. They described the 
proposed LCPA, its history. and the owners' efforts to work with both the City of Malibu and 
the Coastal Commission over the years. As described, the amendment allows for a new 
residential 5-lot Planned Development at the vacant Malibu Coast Estate/Crummer Trust 
property. An analysis by PKF concluded that visitor-serving uses are not viable at the site. 
As described by the representatives, benefits of the LCPA/Project include: 

$2M in funding for State Parks to provide increased lower cost overnight 
accommodations at Topanga State Beach; 
Increased lower cost recreational use. including parking on land to be donated to 
the City: 
6 acre conservation easement to MRCA across the southern bluff; 
Clustered, less intense residential development than originally contemplated in 
the LCP or approved by the Commission in 201 0; and 
Consistency with community character and scale 

The property owners are in agreement with the staff recommendation and request approval by 
the Commission. 

Date 

TIMING FOR FILING OF DISCLOSURE FORM: File this form with the Executive Director within seven (7) days of 

the ex parte communication, if the communication occurred seven or more days in advance of the 

Commission hearing on the item that was the subject of the communication. lfthe communication occurred 

within seven (7) days of the hearing, provide the information orally on the record of the proceeding and 

provide the Executive Director with a copy of any written material that was part of the communication. This 

form may be filed with the Executive Director in addition to the oral disclosure. 



STATE  OF  CALIFORNIA -- NATURAL  RESOURCES  AGENCY EDMUND G. BROWN, JR., Governor 

CALIFORNIA  COASTAL  COMMISSION 
SOUTH CENTRAL COAST AREA 
89 SOUTH CALIFORNIA ST.,  SUITE 200 
VENTURA,  CA  93001   
(805)  585-1800 

 
 

 

 
 
 
 
 
 
 
 

STAFF REPORT:  REGULAR CALENDAR 
 
 

Application No.: 4-13-001 
 
Applicant: Santa Monica Mountains Conservancy & Mountains 

Recreation and Conservation Authority  
 
Agent: Paul Edelman, Santa Monica Mountains Conservancy 
 
Project Location: Ramirez Canyon Park, Malibu, Santa Monica Mountains Los 

Angeles County (APNs: 4465-003-923, 4465-004-904 & 4465-
004-304) 

 
Project Description:  Construction of a 5,786 ft. long portion of the Coastal Slope Trail 

with 140 linear feet of associated stacked rock retaining walls 
ranging from 2 ft. to 4 ft. in height, a 45 ft. long by 7 ft. wide clear-
span pedestrian and equestrian bridge across Ramirez Creek, three 
picnic tables, a single-stall self-contained accessible restroom with 
46 linear feet of associated retaining walls ranging from 2 ft. to 8 
ft. in height, new wildlife permeable fencing, two accessible 
campsites with one single stall self-contained accessible restroom, 
and 2,178 cu. yds. of grading (1,781 cu. yds. of cut and 397 cu. 
yds. of fill). The project also includes: 1) two special programs a 
week for disabled or special needs persons and/or for seniors and 
2) training programs for employees of the Santa Monica 
Mountains Conservancy and/or MRCA, with a maximum of two 
events per month. The accessible campsites would be closed 
annually between September 15 through January 15, to avoid the 
high-fire season. 

 
 
Staff Recommendation: Staff recommends approval of the proposed development with 10 

special conditions. 
 

Filed: 8/18/14 
180th Day: 2/14/15 
Staff: D. Venegas-V 
Staff Report: 1/29/15 
Hearing Date: 2/12/15 
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SUMMARY OF STAFF RECOMMENDATION 
 
Staff recommends approval of the proposed development with ten special conditions.  
 
The Santa Monica Mountains Conservancy (“Conservancy”) and the Mountains Recreation and 
Conservation Authority (“MRCA”) propose the construction of multiple public access and 
recreational improvements including a new 5,786 ft. long portion of the Coastal Slope Trail with 
140 linear feet of associated stacked rock retaining walls ranging from 2 ft. to 4 ft. in height, a 45 
ft. long by 7 ft. wide clear-span pedestrian and equestrian bridge across Ramirez Creek, three 
picnic tables, a single-stall self-contained accessible restroom with 46 linear feet of associated 
retaining walls ranging from 2 ft. to 8 ft. in height, new wildlife permeable fencing, two 
accessible campsites with one single stall self-contained accessible restroom, and 2,178 cu. yds. 
of grading (1,781 cu. yds. of cut and 397 cu. yds. of fill). The project also includes: 1) two 
special programs a week for disabled or special needs persons and/or for seniors and 2) training 
programs for employees of the Santa Monica Mountains Conservancy and/or MRCA, with a 
maximum of two events per month. The ADA accessible campsites would be closed annually 
between September 15 through January 15, to avoid the high-fire season. 
 
The project site is located in the Santa Monica Mountains area of unincorporated Los Angeles 
County and is located across three contiguous public parkland parcels. Parcel 1 is a 3.9-acre lot 
located within Ramirez Canyon Park and is owned by the Conservancy and although the 
majority of Ramirez Canyon Park is located within the City of Malibu, the northern 3.9-acre 
portion of the park, where the proposed development would occur, is located within 
unincorporated Los Angeles County. Parcel 2 is a 31.78-acre lot owned by the National Park 
Service (NPS) and Parcel 3 is a 10.49-acre lot owned by the Mountains Recreation and 
Conservation Authority. Ramirez Canyon Park is set in the bottom of the deeply incised Ramirez 
Canyon among existing residential structures now in use as park support facilities. The park is 
traversed by Ramirez Canyon Creek within the west and southernmost portions of the property, 
and contains extensive stands of native coastal sage scrub habitat along the canyon slopes.  
 
The land use designations of the subject parcels specifically allow for all development proposed 
as part of this project including improvements for public recreation, campgrounds, picnic areas, 
shade structures, restroom facilities, and uses associated with parks and trails. The proposed trail 
and campsite improvements are located within a sensitive environmental resource area (SERA) 
consisting of riparian, H1 and H2 habitat. These two categories of habitat are the equivalent of an 
“environmentally sensitive habitat area” (ESHA) under the Coastal Act and consequently, the 
Santa Monica Mountains LCP limits development in such areas to only those uses dependent 
upon the resource, with a few exceptions.  
 
In this case, the proposed trail and campground improvements are considered resource dependent 
development and therefore are allowed in H1 and H2 habitats where sited and designed to avoid 
significant disruption on habitat values. Furthermore, the proposed campground improvements 
are located within an existing disturbed area of the site where an existing wooden fence encircled 
garden area and lawn area are located. Although, the proposed low-intensity campsites would be 
partly underneath the riparian canopy of Ramirez Creek, no new significant disturbance to 
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riparian habitat is expected to occur given that all campsite improvements would be located 
within existing disturbed areas. Consistent with the provisions of the LCP, which state that H1 
and H2 habitat areas that are permanently removed or impacted as a result of approved resource-
dependent development shall be mitigated through either on-site or off-site restoration as a 
condition of approval, the Commission finds that Special Condition Six (6). Special Condition 
Six (6) is necessary to ensure that adverse effects to the habitat areas, both temporary and 
permanent, are minimized and the unavoidable adverse impacts to riparian and chaparral H1 and 
H2 habitats are mitigated at a ratio of 3:1.  
 
Additionally, the applicants submitted Oak Tree Report determined that approximately 3 oak 
trees will be partially encroached upon their protected zone by the trail and trail bridge. Due to 
topographical constraints on site and the adjacent location of riparian habitat, it is not possible to 
reconfigure the trail bridge in a manner that would completely avoid some encroachment. 
Encroachment by the dirt surface hiking trail is not expected to result in any significant adverse 
impacts to the oak trees on site; however, the construction of the bridge and related foundation, 
would result in some unavoidable impacts to one oak tree due to encroachment. LUP Policy CO-
99 of the of the LCP requires that new development provide for mitigation of impacted oak trees 
at a 10:1 ratio if more than 30 percent of the canopy would be encroached upon. In this case, the 
applicant has determined that the bridge would result in an encroachment of approximately 10-
40 percent of the canopy of the oak tree on site. Therefore, in order to mitigate for these 
unavoidable impacts to oak trees on site, Special Condition Eight (8) requires that at least 10 
replacement seedlings shall be planted on the project site, as mitigation for development impacts.  
 
The proposed restroom structures and shade structures will have a maximum height of 12 feet 
above finished grade. The development has been clustered together and designed to reduce 
landform alteration and sited to avoid, to the maximum extent feasible, the removal of native 
vegetation. The proposed development is compatible with the character of other development 
within the park area. In addition, the development would be partially screened by existing 
vegetation on site. As such, the proposed development is sited and designed to minimize impacts 
to visual resources to the extent feasible.  
 
The Santa Monica Mountains Local Coastal Program was effectively certified by the Coastal 
Commission on October 10, 2014. Pursuant to Section 22.44.910 of the certified Local Coastal 
Program, coastal development permit applications that were filed complete by the Commission 
on or before the certification date may, at the option of the applicant, remain with the 
Commission for completion of review. The standard of review for such an application is the 
policies and provisions of the certified Local Coastal Program.  
 
The standard of review for the proposed development is the policies and provisions of the 
certified Santa Monica Mountains Local Coastal Program (LCP). As conditioned, the proposed 
project is consistent with all applicable policies of the Santa Monica Mountains LCP.  
 
This application was filed on August 18, 2014. Under the provisions of the Permit Streamlining 
Act (PSA), the Commission must act on the CDP by February 14, 2015. The hearing is 
scheduled for February 12, 2015, and thus complies with the PSA deadlines. 
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LOCAL APPROVALS RECEIVED:  N/A 
 

I. MOTION AND RESOLUTION 
 
The staff recommends that the Commission adopt the following resolution: 
 
Motion: 
 

I move that the Commission approve Coastal Development Permit No. 4-13-001 
pursuant to the staff recommendation. 

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

The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the 
development as conditioned will be in conformity with the policies of the Santa 
Monica Mountains Local Coastal Program. Approval of the permit complies with 
the California Environmental Quality Act because either 1) feasible mitigation 
measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the development on the environment, or 2) there are 
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no further feasible mitigation measures or alternatives that would substantially 
lessen any significant adverse impacts of the development on the environment. 

 

II. STANDARD CONDITIONS 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development shall 

not commence until a copy of the permit, signed by the permittee or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned 
to the Commission office. 

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

date on which the Commission voted on the application.  Development shall be pursued in 
a diligent manner and completed in a reasonable period of time.  Application for extension 
of the permit must be made prior to the expiration date. 

 
3. Interpretation.  Any questions of intent or interpretation of any condition will be resolved 

by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided assignee files 

with the Commission an affidavit accepting all terms and conditions of the permit. 
 
5. Terms and Conditions Run with the Land.  These terms and conditions shall be 

perpetual, and it is the intention of the Commission and the permittee to bind all future 
owners and possessors of the subject property to the terms and conditions. 

 

III. SPECIAL CONDITIONS 

1. Plans Conforming to Geotechnical Engineer’s Recommendations 

By acceptance of this permit, the applicants agrees to comply with the recommendations 
contained in all of the geology, geotechnical, and/or soils reports referenced as Substantive File 
Documents. These recommendations, including recommendations concerning foundations, 
sewage disposal, and drainage, shall be incorporated into all final design and construction plans, 
which must be reviewed and approved by the consultant prior to commencement of 
development.   
 
The final plans approved by the consultant shall be in substantial conformance with the plans 
approved by the Commission relative to construction, grading, and drainage.  Any substantial 
changes in the proposed development approved by the Commission that may be required by the 
consultant shall require amendment(s) to the permit(s) or new Coastal Development Permit(s). 

2. Assumption of Risk, Waiver of Liability and Indemnity 

By acceptance of this permit, the applicants acknowledges and agrees (i) that the site may be 
subject to hazards from wildfire and erosion; (ii) to assume the risks to the applicant and the 
property that is the subject of this permit of injury and damage from such hazards in connection 
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with this permitted development; (iii) to unconditionally waive any claim of damage or liability 
against the Commission, its officers, agents, and employees for injury or damage from such 
hazards; and (iv) to indemnify and hold harmless the Commission, its officers, agents, and 
employees with respect to the Commission’s approval of the project against any and all liability, 
claims, demands, damages, costs (including costs and fees incurred in defense of such claims), 
expenses, and amounts paid in settlement arising from any injury or damage due to such hazards. 
 
PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
submit a written agreement, in a form and content acceptable to the Executive Director, 
incorporating all of the above terms of this condition.  

3. Permanent Drainage and Polluted Runoff Control Plan 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicants 
shall submit to the Executive Director, two (2) copies of a final Drainage and Runoff Control 
Plan for the post-construction project site, prepared by a qualified licensed professional.  The 
Plan shall include detailed drainage and runoff control plans with supporting calculations.  The 
plans shall incorporate long-term post-construction Best Management Practices (BMPs) that 
protect water quality and minimize increases in runoff volume and rate in the project design of 
developments in the following order of priority:  

a.  Site Design BMPs:  Project design features that reduce the creation or severity of potential 
pollutant sources, or reduce the alteration of the project site’s natural stormwater flow regime.  
Examples are minimizing impervious surfaces, preserving native vegetation, and minimizing 
grading. 

b.  Source Control BMPs:  Methods that reduce potential pollutants at their sources and/or avoid 
entrainment of pollutants in runoff, including schedules of activities, prohibitions of practices, 
maintenance procedures, managerial practices, or operational practices.  Examples are covering 
outdoor storage areas, use of efficient irrigation, and minimizing the use of landscaping 
chemicals. 

c.  Treatment Control BMPs:  Systems designed to remove pollutants from stormwater, by 
gravity settling of particulate pollutants, filtration, biological uptake, media adsorption, or any 
other physical, biological, or chemical process.  Examples are vegetated swales, detention basins, 
and storm drain inlet filters. Where post-construction treatment of stormwater runoff is required, 
treatment control BMPs (or suites of BMPs) shall, at a minimum, be sized and designed to treat, 
infiltrate, or filter stormwater runoff from each storm event, up to and including the 85th 
percentile, 24-hour storm event for volume-based BMPs, or the 85th percentile, 1-hour storm 
event (with an appropriate safety factor of 2 or greater) for flow-based BMPs. 

The qualified licensed professional shall certify in writing that the final Drainage and Runoff 
Control Plan is in substantial conformance with the following minimum requirements: 

(1) Projects shall incorporate Low Impact Development (LID) techniques in order to 
minimize stormwater quality and quantity impacts from development, unless a credible 
and compelling explanation is provided as to why such features are not feasible and/or 
appropriate.  LID strategies use small-scale integrated and distributed management 
practices, including minimizing impervious surfaces, infiltrating stormwater close to its 
source, and preservation of permeable soils and native vegetation.   
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(2) Post-development runoff rates from the site shall be maintained at levels similar to pre-
development conditions.  

(3) Selected BMPs shall consist, or primarily consist, of site design elements and/or 
landscape based systems or features that serve to maintain site permeability, avoid 
directly connected impervious area and/or retain, infiltrate, or filter runoff from 
rooftops, driveways and other hardscape areas, where feasible. Examples of such 
features include but are not limited to porous pavement, pavers, rain gardens, vegetated 
swales, infiltration trenches, cisterns. 

(4) Landscape plants shall have low water and chemical treatment demands. An efficient 
irrigation system designed based on hydrozones and utilizing drip emitters or micro-
sprays or other efficient design shall be utilized for any landscaping requiring water 
application.   

(5) All slopes shall be stabilized in accordance with provisions contained in the 
Landscaping and/or Interim Erosion and Sediment Control Condition for this Coastal 
Development Permit and, if applicable, in accordance with engineered plans prepared by 
a qualified licensed professional.  

(6) Runoff shall be discharged from the developed site in a non-erosive manner. Energy 
dissipating measures shall be installed where needed to prevent erosion.  Plan details 
and cross sections for any rock rip-rap and/or other energy dissipating devices or 
structures associated with the drainage system shall be prepared by a qualified licensed 
professional. The drainage plans shall specify, the location, dimensions, cubic yards of 
rock, etc. for the any velocity reducing structure with the supporting calculations 
showing the sizing requirements and how the device meets those sizing requirements. 
The qualified, licensed professional shall ensure that all energy dissipaters use the 
minimum amount of rock and/or other hardscape necessary to protect the site from 
erosion. 

(7) All BMPs shall be operated, monitored, and maintained in accordance with 
manufacturer’s specifications where applicable, or in accordance with well recognized 
technical specifications appropriate to the BMP for the life of the project and at a 
minimum, all structural BMPs shall be inspected, cleaned-out, and where necessary, 
repaired prior to the onset of the storm season (October 15th each year) and at regular 
intervals as necessary between October 15th and April 15th of each year. Debris and 
other water pollutants removed from structural BMP(s) during clean-out shall be 
contained and disposed of in a proper manner.  

(9) For projects located on a hillside, slope, or which may otherwise be prone to geologic 
instability, site drainage and BMP selection shall be developed concurrent with the 
preliminary development design and grading plan, and final drainage plans shall be 
approved by a licensed geotechnical engineer or engineering geologist. 

(10) Should any of the project’s surface or subsurface drainage/filtration structures or other 
BMPs fail or result in increased erosion, the applicant/landowner or successor-in-
interest shall be responsible for any necessary repairs to the drainage/filtration system or 
BMPs and restoration of the affected area.  Should repairs or restoration become 
necessary, prior to the commencement of such repair or restoration work, the applicant 
shall submit a repair and restoration plan to the Executive Director to determine if an 
amendment or new coastal development permit is required to authorize such work. 

 
B. The final Drainage and Runoff Control Plan shall be in conformance with the site/ 
development plans approved by the Coastal Commission.  Any necessary changes to the Coastal 
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Commission approved site/development plans required by a qualified, licensed professional shall 
be reported to the Executive Director. No changes to the Coastal Commission approved final 
site/development plans shall occur without an amendment to the coastal development permit, 
unless the Executive Director determines that no amendment is required. 

4. Interim Erosion Control Plans and Construction Responsibilities  

A. PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit to the Executive Director an Interim Erosion Control and Construction 
Best Management Practices Plan, prepared by a qualified, licensed professional.  The qualified, 
licensed professional shall certify in writing that the Interim Erosion Control and Construction 
Best Management Practices (BMPs) plan are in conformance with the following requirements: 

1. Erosion Control Plan 

(a) The plan shall delineate the areas to be disturbed by grading or construction activities and 
shall include any temporary access roads, staging areas and stockpile areas.  The natural 
areas on the site shall be clearly delineated on the plan and on-site with fencing or survey 
flags. 

(b) Include a narrative report describing all temporary run-off and erosion control measures 
to be used during construction. 

(c) The plan shall identify and delineate on a site or grading plan the locations of all 
temporary erosion control measures. 

(d) The plan shall specify that grading shall take place only during the dry season (April 1 – 
October 31).  This period may be extended for a limited period of time if the situation 
warrants such a limited extension, if approved by the Executive Director.  The applicant 
shall install or construct temporary sediment basins (including debris basins, desilting 
basins, or silt traps), temporary drains and swales, sand bag barriers, silt fencing, and 
shall stabilize any stockpiled fill with geofabric covers or other appropriate cover, install 
geotextiles or mats on all cut or fill slopes, and close and stabilize open trenches as soon 
as possible. Basins shall be sized to handle not less than a 10 year, 6 hour duration 
rainfall intensity event. 

(e) The erosion control measures shall be required on the project site prior to or concurrent 
with the initial grading operations and maintained throughout the development process to 
minimize erosion and sediment from runoff waters during construction.  All sediment 
should be retained on-site, unless removed to an appropriate, approved dumping location 
either outside of the coastal zone or within the coastal zone to a site permitted to receive 
fill. 

(f) The plan shall also include temporary erosion control measures should grading or site 
preparation cease for a period of more than 30 days, including but not limited to: 
stabilization of all stockpiled fill, access roads, disturbed soils and cut and fill slopes with 
geotextiles and/or mats, sand bag barriers, silt fencing; temporary drains and swales and 
sediment basins.   The plans shall also specify that all disturbed areas shall be seeded 
with native grass species and include the technical specifications for seeding the 
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disturbed areas. These temporary erosion control measures shall be monitored and 
maintained until grading or construction operations resume. 

(g) All temporary, construction related erosion control materials shall be comprised of bio-
degradable materials (natural fiber, not photo-degradable plastics) and must be removed 
when permanent erosion control measures are in place.  Bio-degradable erosion control 
materials may be left in place if they have been incorporated into the permanent 
landscaping design.  

2. Construction Best Management Practices 

(a) No demolition or construction materials, debris, or waste shall be placed or stored where 
it may enter sensitive habitat, receiving waters or a storm drain, or be subject to wave, 
wind, rain, or tidal erosion and dispersion. 

(b) No demolition or construction equipment, materials, or activity shall be placed in or 
occur in any location that would result in impacts to environmentally sensitive habitat 
areas, streams, wetlands or their buffers. 

(c) Any and all debris resulting from demolition or construction activities shall be removed 
from the project site within 24 hours of completion of the project. 

(d) Demolition or construction debris and sediment shall be removed from work areas each 
day that demolition or construction occurs to prevent the accumulation of sediment and 
other debris that may be discharged into coastal waters. 

(e) All trash and debris shall be disposed in the proper trash and recycling receptacles at the 
end of every construction day. 

(f) The applicant shall provide adequate disposal facilities for solid waste, including excess 
concrete, produced during demolition or construction. 

(g) Debris shall be disposed of at a permitted disposal site or recycled at a permitted 
recycling facility. If the disposal site is located in the coastal zone, a coastal development 
permit or an amendment to this permit shall be required before disposal can take place 
unless the Executive Director determines that no amendment or new permit is legally 
required. 

(h) All stock piles and construction materials shall be covered, enclosed on all sides, shall be 
located as far away as possible from drain inlets and any waterway, and shall not be 
stored in contact with the soil. 

(i) Machinery and equipment shall be maintained and washed in confined areas specifically 
designed to control runoff.  Thinners or solvents shall not be discharged into sanitary or 
storm sewer systems. 

(j) The discharge of any hazardous materials into any receiving waters shall be prohibited. 

(k) Spill prevention and control measures shall be implemented to ensure the proper handling 
and storage of petroleum products and other construction materials.  Measures shall 
include a designated fueling and vehicle maintenance area with appropriate berms and 
protection to prevent any spillage of gasoline or related petroleum products or contact 
with runoff.  The area shall be located as far away from the receiving waters and storm 
drain inlets as possible. 
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(l) Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) designed 
to prevent spillage and/or runoff of demolition or construction-related materials, and to 
contain sediment or contaminants associated with demolition or construction activity, 
shall be implemented prior to the on-set of such activity 

(m) All BMPs shall be maintained in a functional condition throughout the duration of 
construction activity. 

B. The final Interim Erosion Control and Construction Best Management Practices Plan 
shall be in conformance with the site/ development plans approved by the Coastal Commission.  
Any necessary changes to the Coastal Commission approved site/development plans required by 
a qualified, licensed professional shall be reported to the Executive Director. No changes to the 
Coastal Commission approved final site/development plans shall occur without an amendment to 
the coastal development permit, unless the Executive Director determines that no amendment is 
required. 

C) Erosion Control Measures  
 

1. The plan shall delineate the areas to be disturbed by grading or construction activities and 
shall include any temporary access roads, staging areas and stockpile areas. The natural 
areas on the site shall be clearly delineated on the plan and on-site with fencing or survey 
flags.  

2. The plan shall identify and delineate on a site or grading plan the locations of all 
temporary erosion control measures.  

3. The plan shall specify that grading shall take place only during the dry season (April 1-
October 31). This period may be extended for a limited period of time if the situation 
warrants such a limited extension, if approved by the Executive Director. The applicant 
shall install or construct temporary sediment basins (including debris basins, desilting 
basins, or silt traps), temporary drains and swales, sand bag barriers, silt fencing, and 
shall stabilize any stockpiled fill with geofabric covers or other appropriate cover, install 
geotextiles or mats on all cut or fill slopes, and close and stabilize open trenches as soon 
as possible. Basins shall be sized to handle not less than a 10 year, 6 hour duration 
rainfall intensity event.  

4. The erosion control measures shall be required on the project site prior to or concurrent 
with the initial grading operations and maintained throughout the development process to 
minimize erosion and sediment from runoff waters during construction. All sediment 
should be retained on-site, unless removed to an appropriate, approved dumping location 
either outside of the coastal zone or within the coastal zone to a site permitted to receive 
fill.  

5. The plan shall also include temporary erosion control measures should grading or site 
preparation cease for a period of more than 30 days, including but not limited to: 
stabilization of all stockpiled fill, access roads, disturbed soils and cut and fill slopes with 
geotextiles and/or mats, sand bag barriers, silt fencing, temporary drains and swales and 
sediment basins. The plans shall also specify that all disturbed areas shall be seeded with 
native grass species and include the technical specifications for seeding the disturbed 
areas. These temporary erosion control measures shall be monitored and maintained until 
grading or construction operations resume. 

6. All temporary, construction related erosion control materials shall be comprised of bio-
degradable materials (natural fiber, not photo-degradable plastics) and must be removed 
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when permanent erosion control measures are in place. Bio-degradable erosion control 
materials may be left in place if they have been incorporated into the permanent 
landscaping design. 

5. Biological Monitoring  

For any construction activities the applicant shall retain the services of a qualified biologist or 
environmental resource specialist (hereinafter, “environmental resources specialist”) to conduct 
sensitive species surveys (including birds and other terrestrial species) prior to the 
commencement of construction activities. At least 30 calendar days prior to commencement of 
any construction activities, the applicants shall submit the name and qualifications of the 
environmental resources specialist, for the review and approval of the Executive Director. The 
environmental resources specialist shall ensure that all project construction and operations shall 
be carried out consistent with the following: 
 

A. A qualified environmental resources specialist, with experience in conducting bird 
surveys, shall conduct bird surveys within 30 days prior to construction that will occur 
during the migratory bird breeding season (February 1st to September 15th) to detect any 
active bird nests in the vegetation to be removed and any other such habitat within 500 
feet of each construction area. The last survey should be conducted 3 days prior to the 
initiation of clearance/construction. If an active songbird nest is located, 
clearing/construction within 300 feet shall be postponed until the nest(s) is vacated and 
juveniles have fledged and there is no evidence of a second attempt at nesting. If an 
active raptor, rare, threatened, endangered, or species of concern nest is found, 
clearing/construction within 500 feet shall be postponed until the nest(s) is vacated and 
juveniles have fledged and there is no evidence of a second attempt at nesting. Limits of 
construction to avoid a nest shall be established in the field with flagging and stakes or 
construction fencing. Construction personnel shall be instructed on the sensitivity of the 
area. The project biologist shall record the results of the recommended protective 
measures described above to document compliance with applicable State and Federal 
laws pertaining to protection of nesting birds.  
 

B. The environmental resources specialist shall be present during all grading and vegetation 
removal activities within riparian or oak woodland habitat areas. The qualified biologist 
shall require the applicant to cease work should any breach in permit compliance occur, 
or if any unforeseen sensitive habitat issues arise. If significant impacts or damage occurs 
to sensitive habitats or to wildlife species, the applicants shall be required to submit a 
revised, or supplemental program to adequately mitigate such impacts. The revised, or 
supplemental, program shall be processed as an amendment to this coastal development 
permit or a new coastal development permit.  

6. Habitat Mitigation and Restoration Plan. 

Prior to issuance of the Coastal Development Permit, the applicant shall submit, for the review 
and approval of the Executive Director, a detailed Habitat Mitigation and Restoration Plan, 
prepared by a biologist or environmental resource specialist with qualifications acceptable to the 
Executive Director, for all sensitive habitat areas of the project site either temporarily disturbed 
by grading and construction activities, temporarily impacted by the installation of jute mesh 
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netting or permanently displaced due to the installation of the proposed coastal slope trail 
improvements, restroom facilities, or prefabricated metal pedestrian and equestrian bridge. 
Within 60 days after the completion of construction, the applicant shall commence 
implementation of the approved habitat restoration and mitigation plan. The Executive Director 
may grant additional time for good cause. The plans shall identify the species, extent and 
location of all plant materials to be removed or planted and shall incorporate the following 
criteria: 
 
A. Technical Specifications 

  
The Restoration Plan shall provide for the following: 

 
Revegetation for all areas of the project site temporarily disturbed by grading, jute netting, and 
construction activities. In addition, environmentally sensitive habitat (including chaparral, 
coastal sage scrub, oak woodland, and riparian habitat areas) that will be permanently impacted 
by the proposed development shall be restored to provide mitigation at a ratio of 3:1. The 
mitigation shall be implemented in a suitable location on site to the extent feasible. If it is not 
feasible for all restoration activities to occur on site, then off-site restoration may occur, subject 
to the review and approval of the Executive Director, and provided that such restoration area is 
restricted in perpetuity from development or is public parkland within the coastal zone of the 
Santa Monica Mountains.  
 
The mitigation area and all habitat restoration/enhancement plantings shall be clearly delineated 
on a site plan. Only native plant species of local genetic stock shall be planted. All invasive and 
non-native plant species shall be removed within the revegetation area. The plan shall specify 
restoration goals and specific performance standards to judge the success of the restoration 
effort.  
 
The plan shall also provide information on removal methods for exotic species, salvage of 
existing vegetation, revegetation methods and vegetation maintenance. The plan shall further 
include details regarding the types, sizes and location of plants to be placed within the mitigation 
and revegetation areas. Only native plant species which are endemic to the Santa Monica 
Mountains shall be used, as listed by the California Native Plants Society, Santa Monica 
Mountains Chapter, in their document entitled “Recommended List of Plants for Landscaping in 
the Santa Monica Mountains” dated February 5, 1996. All plant species shall be of local genetic 
stock. No plant species listed as problematic and/or invasive by the California Native Plant 
Society, the California Invasive Plant Council, or by the State of California shall be employed or 
allowed to naturalize or persist on the site. No plant species listed as a “noxious weed” by the 
State of California or the U.S. Federal Government shall be utilized or maintained within the 
property. Successful site restoration shall be determined if the revegetation of native plant 
species onsite is adequate to provide 90% coverage by the end of the five (5) year monitoring 
period and is able to survive without additional outside inputs, such as supplemental irrigation. 
The plan shall also include a detailed description of the process, materials and methods to be 
used to meet the approved goals, performance standards, the preferable time of year to carry out 
restoration activities and a description of the interim supplemental watering requirements that 
will be necessary.  
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B. Monitoring Program 
 
A monitoring program shall be implemented to monitor the sensitive habitat 
restoration/revegetation for compliance with the specified guidelines and performance standards. 
The applicant shall submit, upon completion of the initial planting, a written report prepared by a 
qualified resource specialist, for the review and approval of the Executive Director, documenting 
the completion of the initial planting/revegetation work. This report shall also include 
photographs taken from pre-designated sites (annotated to a copy of the site plans) documenting 
the completion of the initial planting/revegetation work.  
 
Five years from the date of issuance of this coastal development permit, the applicant shall 
submit for the review and approval of the Executive Director, a Habitat Restoration Monitoring 
Report, prepared by a qualified biologist or Resource Specialist, that certifies the off-site 
restoration/mitigation and onsite revegetation is in conformance with the restoration plan 
approved pursuant to this Special Condition. The monitoring report shall include photographic 
documentation of plant species and plant coverage.  
 
If the monitoring report indicates the vegetation and restoration is not in conformance with, or 
has failed to meet, the performance standards specified in the restoration plan approved pursuant 
to this permit, the applicant, or successors in interest, shall submit a revised or supplemental 
restoration plan for the review and approval of the Executive Director. The revised restoration 
plan must be prepared by a qualified biologist or Resource Specialist 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.  

7. Structural Appearance 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
submit for the review and approval of the Executive Director, a color palette and material 
specifications for the outer surface of all structures authorized by the approval of this Coastal 
Development Permit. The palette samples shall be presented in a format not to exceed 8½” x 11” 
in size. The palette shall include the colors proposed for the roofs, trims, exterior surfaces, 
driveways, retaining walls, and other structures authorized by this permit. Acceptable colors 
shall be limited to colors compatible with the surrounding environment (earth tones) including 
shades of green, brown and gray with no white or light shades and no bright tones. All windows 
shall be comprised of non-glare glass. 
 
The approved structures shall be colored with only the colors and window materials authorized 
pursuant to this special condition.  Alternative colors or materials for future repainting or 
resurfacing or new windows may only be applied to the structures authorized by this Coastal 
Development Permit if such changes are specifically authorized by the Executive Director as 
complying with this special condition. 
 

8. Oak Tree Mitigation 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
submit, for the review and approval of the Executive Director, an oak tree replacement planting 
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program, prepared by a qualified biologist, arborist, or other resource specialist, which specifies 
replacement tree locations, tree or seedling size planting specifications, and a ten-year 
monitoring program with specific performance standards to ensure that the replacement planting 
program is successful. At least 10 replacement seedlings, less than one year old, grown from 
acorns collected in the area, shall be planted on the project site, as mitigation for development 
impacts to Oak Tree No. 2, as identified by the Oak Tree Report referenced in the Substantive 
File Documents.  
 
The applicant shall commence implementation of the approved oak tree replacement planting 
program concurrently with the commencement of construction on the project site. An annual 
monitoring report on the oak tree replacement area shall be submitted for the review and 
approval of the Executive Director for each of the 10 years. If monitoring indicates the oak trees 
are not in conformance with or has failed to meet the performance standards specified in the 
monitoring program approved pursuant to this permit, the applicant, or successors in interest, 
shall submit a revised or supplemental planting plan for the review and approval of the Executive 
Director. The revised planting plan shall specify measures to remediate those portions of the 
original plan that have failed or are not in conformance with the original approved plan. 

9. Oak Tree Monitoring 

To ensure that all other oak trees located on the subject parcels and along the proposed coastal 
slope trail road are protected during construction activities, temporary protective barrier fencing 
shall be installed around the protected zones (5 feet beyond dripline or 15 feet from the trunk, 
whichever is greater) of all oak trees within 50 feet of the proposed protect for the duration of 
construction operations and mitigated for the encroachment to coast live oaks. If required 
construction operations cannot feasibly be carried out in any location with the protective barrier 
fencing in place, then flagging shall be installed on trees to be protected. The permittee shall also 
follow the oak tree preservation recommendations that are enumerated in the Oak Tree Report 
referenced in the Substantive File Documents. 
 
The applicant shall retain the services of a biological consultant or arborist with appropriate 
qualifications acceptable to the Executive Director. The biological consultant or arborist shall be 
present on site during all excavation, foundation construction, framing construction, and grading 
within 15 feet of any oak tree. The consultant shall immediately notify the Executive Director if 
unpermitted activities occur or if habitat is removed or impacted beyond the scope of the work 
allowed by this Coastal Development Permit. This monitor shall have the authority to require the 
applicant to cease work should any breach in permit compliance occur, or if any unforeseen 
sensitive habitat issues arise.   
 
The applicant shall retain the services of a biological consultant or arborist with appropriate 
qualifications acceptable to the Executive Director to monitor all oak trees that will be 
encroached upon, to determine if the trees are adversely impacted by the encroachment. An 
annual monitoring report shall be submitted for the review and approval of the Executive 
Director for each of the ten years. Should any of these trees be lost or suffer worsened health or 
vigor as a result of this project, the applicant shall plant replacement trees on the site at a rate of 
10:1. If replacement plantings are required, the applicant shall submit, for the review and 
approval of the Executive Director, an oak tree replacement planting program, prepared by a 
qualified biologist, arborist, or other qualified resource specialist, which specifies replacement 
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tree locations, planting specifications, and a ten-year monitoring program with specific 
performance standards to ensure that the replacement planting program is successful. An annual 
monitoring report on the oak tree replacement area shall be submitted for the review and 
approval of the Executive Director for each of the 10 years. Upon submittal of the replacement 
planting program, the Executive Director shall determine if an amendment to this coastal 
development permit, or an additional coastal development permit is required. 

10. Removal of Excavated Material 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall 
provide evidence to the Executive Director of the location of the disposal site for all excess 
excavated material from the site.  If the disposal site is located in the Coastal Zone, the disposal 
site must have a valid coastal development permit for the disposal of fill material.  If the disposal 
site does not have a coastal permit, such a permit will be required prior to the disposal of 
material.   

IV. FINDINGS AND DECLARATIONS 
The Commission hereby finds and declares: 
 
A. PROJECT DESCRIPTION AND BACKGROUND 

The Santa Monica Mountains Conservancy (“Conservancy”) and the Mountains Recreation and 
Conservation Authority (“MRCA”) propose the construction of multiple public access and 
recreational improvements including a new 5,786 foot long portion of the Coastal Slope Trail,  
with 140 linear feet of associated stacked rock retaining walls ranging from 2 ft. to 4 ft. in height, 
a 45 ft. long by 7 ft. wide clear span pedestrian and equestrian bridge across Ramirez Creek, 
three picnic tables, a single-stall, self-contained, Americans with Disabilities Act (ADA) 
accessible restroom with 46 linear feet of associated retaining walls ranging from 2 ft. to 8 ft. in 
height, new wildlife permeable fencing, two ADA accessible campsites with one single-stall self-
contained accessible restroom, and 2,178 cu. yds. of grading (1,781 cu, yds. of cut and 397 cu. 
yds. of fill). The project also includes the implementation of special programs twice a week for 
disabled or special needs persons and/or for seniors and training programs for employees of the 
Conservancy and/or MRCA, with a maximum of two such training events per month. The ADA 
accessible campsites would be closed annually from September 15 through January 15, to avoid 
the high-fire season. 
 
The project site is located in the Santa Monica Mountains area of unincorporated Los Angeles 
County. Specifically, the project site is located across three contiguous public parkland parcels. 
Parcel 1 is a 3.9-acre lot identified as APN: 4465-004-904, located at 5750 Ramirez Canyon 
within Ramirez Canyon Park and is owned by the Santa Monica Mountains Conservancy. 
Although the majority of Ramirez Canyon Park is located within the City of Malibu, the northern 
3.9-acre portion of the park, where the proposed development would occur, is located within 
unincorporated Los Angeles County. Parcel 2 is a 31.78-acre lot identified as APN: 4465-004-
304 and owned by the National Park Service (NPS) and Parcel 3 is a 10.49-acre lot identified as 
APN: 4465-003-923 and owned by the Mountains Recreation and Conservation Authority. 
Pursuant to the certified Santa Monica Mountains Local Coastal Program (LCP), Parcel 1 and 
Parcel 2 land use designation is “O-S-P” Open Space-Parks and Parcel 3 is designated Open 
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Space “O-S”. These land use designations specifically allow for all development proposed as 
part of this project including improvements for public recreation, campgrounds, picnic areas, 
shade structures, restroom facilities, and uses associated with parks and trails. The project site is 
bounded by Kanan Dume Road to the west and the unincorporated Los Angeles County-City of 
Malibu jurisdictional boundary and additional areas of Ramirez Canyon Park to the south and 
southeast (Exhibits 1-3). Topographically, the site includes steep hillsides and gradual inclines 
along the fire access road. The elevations on the site range from approximately 1,850 to 2,290 
feet above mean sea level. The sloping property contains a mix of both native and non-native 
plantings and trees throughout the entire property.  
 
Access to Ramirez Canyon Park is provided by a gated vehicular access road from Pacific Coast 
Highway via Ramirez Canyon Road or via West Winding Way and Delaplane Road, and then 
through a gated entrance at the terminus of Ramirez Canyon Road. Barbara Streisand donated 
this 22-acre estate (Ramirez Canyon Park) to the Santa Monica Mountains Conservancy in 
December 1993. The park contains five structures once serving as existing residences on six 
separate lots. Because Ramirez Canyon Park contains a number of structures, gardens, and 
designed hardscape on the majority of the property associated with the former ownership, rather 
than the open natural habitat typically associated with other parks properties, the park serves to 
provide a range of diverse environmental, cultural, and educational opportunities for both passive 
and active recreational activities. The more developed nature of the park lends itself well to 
function as a place for special, pre-arranged activities, events, and functions typically permitted 
by the State Parks system for the benefit of the community and visitors.  
 
Environmental Setting  
Ramirez Canyon Park is set in the bottom of the deeply incised Ramirez Canyon among existing 
residential structures now in use as park support facilities. Slopes reach heights of nearly 1000 
feet and are inclined at overall gradients up to 1.25:1 (horizontal:vertical). The park is traversed 
by Ramirez Canyon Creek within the west and southernmost portions of the property, and 
contains extensive stands of native coastal sage scrub habitat along the canyon slopes and 
northern portion of the property which is adjacent to National Park Service land. Ramirez 
Canyon Creek is designated as a blueline stream by the United States Geologic Service (USGS) 
with year-round water which is conveyed to the Pacific Ocean at Paradise Cove. Given the 
presence of Ramirez Canyon Creek, its associated riparian habitat, and those areas vegetated 
with native coastal sage scrub habitat outside of the developed areas of the park, the majority of 
the park property located within the Los Angeles County portion of the park is designated as a 
Sensitive Environmental Resource Area (H1 and H2) per the Santa Monica Mountains Local 
Coastal Program and the City of Malibu portion is mapped as an Environmental Sensitive 
Habitat Area per the City of Malibu Local Coastal Program. The applicants submitted an Oak 
Tree Report, listed in the Substantive File Documents, depicting the location of oak trees and 
their protected zones within the vicinity of the proposed project. The Oak Tree Report 
determined that the proposed development has been sited to avoid any removal of oak trees on 
site, however approximately 3 oak trees will be partially encroached upon their protected zone 
by some of the public access and recreational improvements.  
 
The portion of Ramirez Canyon Park where the proposed development would occur contains no 
existing buildings. The site is currently developed with a lawn area, wooden fence encircled 
garden area and existing hardened flat decomposed granite and brick pathways that were 
constructed prior to the effective date of the Coastal Act of 1976. The site is also developed with 
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an unpermitted wastewater treatment system, unpermitted leach fields, unpermitted terraced 
orchard, and unpermitted retaining walls within Ramirez Creek which were constructed without 
the required coastal development permit after the effective date of the Coastal Act. With the 
exception of the wastewater treatment system, all unpermitted development was constructed by 
the previous property owner. The above listed unpermitted development on the subject property 
is not currently being addressed in this subject application. The Commission’s Enforcement 
Division will consider appropriate enforcement options to resolve the remaining issues with 
unpermitted development remaining after the Commission’s action on this item. Outside of the 
existing disturbed areas on site, the 3.9-acre parcel supports high quality riparian woodland, oak 
woodland, chaparral, and coastal sage scrub vegetation. The subject parcel owned by NPS 
contains undisturbed chaparral and coastal sage scrub vegetation and the remaining project 
parcel owned by MRCA also contain undisturbed chaparral; and coastal sage scrub vegetation, 
except for a pre-existing dirt road constructed by the Los Angeles County Department of Public 
Works which is devoid of any native vegetation.  
 
Proposed Project Components  
The project will consist of the following elements: 
 
Proposed Coastal Slope Trail and Ramirez Creek Bridge: The Conservancy and MRCA propose 
to implement a portion of the regionally significant Coastal Slope Trail in Ramirez Canyon. This 
portion of the Coastal Slope Trail would be generally 3 ft. in width (with some variably to allow 
for wider passing and turn areas) and start at Kanan Dume Road and traverse eastward over all 
subject parcels. The proposed section of Coastal Slope Trail construction is just less than a mile 
in length. The proposed public trail has two beginning points along Kanan Dume Road; the first 
starting point (“Trail 1A” as shown on Exhibit 10) encompasses an existing Los Angeles County 
Department of Public Works access road and connects between Kanan Dume Road and to the 
proposed public use area improvements in Ramirez Canyon Park and is approximately 3,881 feet 
long. The second starting point from Kanan Dume Road (“Kanan Spur Trail” as shown on 
Exhibit 10) provides a more direct access along Kanan Dume Road. The Kanan Spur Trail would 
be approximately 870 feet long and trail users would park in large, existing graded dirt turnouts 
located on the subject parcel owned by MRCA adjacent to Kanan Dume Road. Park rules and 
park/trail name signs would be installed at the trail entrance on MRCA subject property. The trail 
would switchback down the slope descending from Kanan Dume Road through chaparral habitat 
on MRCA property, then NPS property, and land in Ramirez Canyon Park. A clear-span metal 
prefabricated pedestrian and equestrian bridge (approximately 45 ft. long by 7 ft. wide) is 
proposed to cross Ramirez Creek. The bridge design avoids the placement of support structures 
within the streambed or channel. The remaining portion of the trail (“Trail 2A3” as shown on 
Exhibit 10) from the public use area of Ramirez Canyon Park eastward to the City of Malibu 
boundary is approximately 1,035 feet long. In addition, another section of trail would extend 
over the ridgeline into Escondido Canyon Park within the City of Malibu limits; thus, this section 
of trail is not part of this application and a separate coastal development permit from the City of 
Malibu would be necessary for that component of the project.  
 
Proposed ADA Accessible Campground and Associated Improvements: The Coastal Slope Trail 
to Ramirez Canyon will connect to the above-described lawn area where the two new low impact 
public campsites and picnic area would be located. In addition, the proposed development 
includes the placement of two picnic tables on the pre-existing lawn area and the construction of 
a single-stall self-contained accessible restroom (Restroom B) with a 1,000-gallon holding tank. 
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New wood post and rail fencing (wildlife permeable) across the lawn would form a defined trail 
day use area. Two adjacent accessible low impact campsites are proposed in an area currently 
occupied by an existing wood fence-encircled garden area. The campsites would be constructed 
using a permeable decomposed granite surface and would include an adjacent shade structure to 
provide reasonable accommodations for people of all abilities. Native trees would be planted in 
this overnight use area. The campground would be served by a new ADA-accessible single-stall 
self-contained restroom (Restroom A) with a 1,000-gallon underground holding tank. All of the 
proposed new facilities (including the bridge over Ramirez Creek) with the exception of the 
Coastal Slope Trail will be fully interconnected by accessible public paths.  
 
An existing hardened, flat decomposed granite area between the proposed campsites and 
proposed Restroom A, which was constructed prior to the effective date of the Coastal Act, 
would serve as an ADA drop-off and parking for the two campsites. Two standard sized vehicles 
can be accommodated within this area. Access to the campsite parking would be through the 
driveway system in Ramirez Canyon Park via Ramirez Canyon Road and Pacific Coast 
Highway. Ramirez Canyon Park is currently gated and accessible only by appointment. The 
campsites would be available for public use by reservation only and would be available on a 
first-come, first serve basis. The maximum number of campers per site is eight. An MRCA 
employee would be present overnight in Ramirez Canyon Park on any night that camping 
occurred. Only campers with proven ADA parking needs would be allowed to park their vehicles 
overnight on site or be able to bring gear in by vehicle. Campers without such proven need 
would need to hike in and out for all access and gear delivery. The one exception would be for 
groups accompanied by an overnight MRCA staff person to be present in the campground 
vicinity at all times. No camp or cooking fires would be allowed in the campground. The park 
would be closed for public use during “Red-Flag” (high fire-hazard) days, flash flood/flood 
warnings, and urban/small stream advisories. Additionally, the campground would be closed 
from September 15 through January 15, during the high fire season.  
 
Additional Proposed Uses: The project includes the following additional uses within Ramirez 
Canyon Park: 1) two special programs a week to provide public access and recreational 
opportunities for disabled or special needs person and/or seniors, provided that transportation is 
provided by vans and/or mini-coaches with a 20-passenger capacity (or smaller) and there is a 
maximum of 40 attendees per event, plus staff; and 2) training programs for employees of the 
Conservancy and/or MRCA, with a maximum of two events per month and maximum of 20 
employees per event, except that a maximum of 40 trainees from the MRCA wildland fire force 
shall be permitted to train to protect Ramirez Canyon Park.  
 
Coastal Development Permit Jurisdiction  
The Los Angeles County Santa Monica Mountains Local Coastal Program was effectively 
certified by the Commission on October 10, 2014. Pursuant to Section 22.44.910(F) of the 
certified LCP, coastal development permit applications that were filed complete by the 
Commission on or before the certification date may, at the option of the applicants, remain with 
the Coastal Commission for completion of review. The standard of review for such an 
application is the policies and provisions of the certified LCP. Specifically Section 22.44.910(F), 
in relevant part states: “Any proposed development within the certified area which a complete 
application has been filed with the Coastal Commission may, at the option of the applicant, 
remain with the Coastal Commission for completion of review…Alternatively, the applicant may 
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withdraw the application filed with the Coastal Commission and resubmit it to the County 
through an application pursuant to the requirements of the certified LCP.”  
 
Commission staff received a letter from the Ramirez Canyon Preservation Fund dated November 
24, 2014(Exhibit 14), requesting that the Commission transfer Coastal Development Permit 
Application (CDP) No. 4-13-001 (subject of this staff report) to the County of Los Angeles for 
processing. The letter states that since the Commission has certified the County of Los Angeles 
Santa Monica Mountains Local Coastal Program on October 10, 2014, the Commission no 
longer has jurisdiction over CDP No. 4-13-001 and therefore must be issued by the County of 
Los Angeles. Commission staff, in keeping with a long-standing interpretation of Public 
Resources Code Section 30519, does not agree that the Commission no longer has jurisdiction 
over this coastal development permit application, because a reasonable interpretation of the 
statute allows for a transition period whereby the Commission, with the applicant’s consent, 
retains jurisdiction over applications deemed complete by the date of effective certification. 
 
Section 30519 of the Coastal Act provides that following effective certification of a Local 
Coastal Program, the local government, and not the Commission (with an exception for appeals 
not applicable here), shall have jurisdiction “over any new development proposed within the area 
to which the certified local coastal program…applies” (emphasis added). The Commission has 
consistently interpreted “new development proposed” to refer to developments proposed in a 
complete CDP application after the effective certification of the LCP. This reasonable 
interpretation of the statutory language serves to streamline the administrative process, by 
preventing the situation where an applicant has invested considerable time and resources in 
completing a CDP application, only to have to start over completely, because of circumstances 
beyond its control, with a local government when a LCP becomes effectively certified. This 
interpretation also finds support in the Commission’s regulations at 14 Cal. Code Regs. Section 
13546. Section 13546 allows applicants who have received local governmental approvals related 
to a permit application pending before the Commission at the time of LCP certification the 
option of either returning to the local government for review of the CDP, or continuing the 
application process with the Commission.  
 
Since the applicants are state agencies, the applicants did not need local government approvals 
related to the CDP application, as envisioned in the preface to Section 13546. The Commission 
finds the principles underlying Section 13546 to apply here, thus applies to the current 
application and provides an additional source of authority, consistent with the statutory language, 
allowing the applicant the option of proceeding with the CDP application before the 
Commission. However, even if Section 13546 does not apply, the Commission has authority 
under Section 30519 of the Coastal Act to review the CDP application, since the CDP 
application was not “new development proposed” after the effective certification date, but rather, 
was proposed, in a completed CDP application, prior to the effective certification date.  
 
Consistent with this longstanding statutory interpretation, the Commission prepared a “fact 
sheet” regarding certification of the Santa Monica Mountains LCP (see Exhibit 13) which gives 
applicants whose CDP applications were completed prior to effective certification the option of 
either beginning the CDP application process anew with the County of Los Angeles, or 
continuing the completed CDP application to hearing with the Commission. In this case, the 
South Central Coastal District found the CDP application complete on August 18, 2014, prior to 
the LCP effective certification on October 8, 2014. The applicants exercised its right to proceed 
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to the Commission with the completed application (see Exhibits 11 & 12), rather than starting 
from scratch with an application to the County of Los Angeles. Thus, the Commission has 
jurisdiction to review the CDP application.  
 
B. PAST COMMISSION ACTION 

On April 12, 2000, the Coastal Commission “Commission” approved Coastal Development 
Permit No. 4-98-334, permitting the Conservancy and MRCA to establish and conduct various 
administrative uses, programs, and events at Ramirez Canyon Park; which at the time, prior to 
certification of the City of Malibu Local Coastal Program, was zoned and designated for rural 
residential use per the City of Malibu zoning code and General Plan. Furthermore, the portion of 
the park located within Los Angeles County, prior to certification of the Santa Monica 
Mountains Local Coastal Program was designated Rural Land III (1 unit/2 acres) and Mountain 
Land (1unit/20 acres), and was zoned A-1-1, Light Agriculture. Because the City of Malibu and 
the County of Los Angeles did not have certified LCPs at the time of Commission decision, the 
standard of review for the proposed project was the Coastal Act. The Commission found that the 
uses proposed by the Conservancy and MRCA for the park were consistent with all applicable 
policies of the Coastal Act subject to a number of special conditions of the permit, all of which 
were complied with, and the permit was issued by the Commission on February 5, 2001.  
 
The approved coastal development permit provided a detailed project description for 
improvements, programs, and limitations for use of Ramirez Canyon Park including the 
following project components:  
 

“Convert 5 existing single family residences (on 6 lots) to use for offices and appurtenant 
facilities for up to 14 staff and 2 maintenance workers, and use one of the residences to 
house a ranger and family; install two water tanks to supply a backup water source for 
firefighting; provide on-site parking in a variety of locations; permanently abandon 
specified existing septic system components; install new wastewater treatment facility, 
including treated effluent discharge plan; continuously maintain a minimum of three 
portable toilets on site for use by all groups of more than 40 participants and by participants 
in public outreach activities; conduct special events for groups of up to 200 guests (subject 
to a variety of daily, monthly, and seasonal restrictions), and small groups gatherings (such 
as workshops, meetings, and retreats) and tours, for groups of up to 40 participants, and 
satellite parking locations to serve van shuttles to the site; install and/or improve on-site 
trails and picnic facilities; conduct recreational and interpretive programs for physically-
challenged park visitors; perform structural reinforcements to existing wooden bridge on 
Ramirez Canyon Road, perform fuel modifications on site and along Ramirez Canyon 
Road, and undertake specified improvements to on site driveways and turnout areas for 
emergency vehicle access, all in accordance with the recommendations and requirements of 
state and county fire and life safety reviewers. 

 
Although the permit was issued by the Commission on February 5, 2001, and the proposed and 
required improvements and programs were implemented, the City of Malibu filed suit against the 
Conservancy in November 1999 during the review process, alleging that the Conservancy was 
holding commercial events at its Ramirez Canyon property in violation of the Coastal Act. In 
addition, in May 2000, the City of Malibu and Ramirez Canyon Preservation Fund filed suit for a 
writ of mandate, challenging the Commission’s April 12, 2000 decision to approve Coastal 
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Development Permit No. 4-98-334. Ultimately, on February 4, 2005, the Ventura County 
Superior Court granted the writ of mandate, ruling that at the time the Commission approved 
Coastal Development Permit No. 4-98-334, the Conservancy was subject to local land use 
regulation, and that the Conservancy should have sought approval from the City of Malibu 
before applying to the Coastal Commission. The Conservancy filed an appeal on November 23, 
2005, but subsequently abandoned the appeal on April 10, 2006, in order to pursue an expanded 
public access program beyond the scope of the original Coastal Commission application for 
Ramirez Canyon alone.  
 
Lastly, the currently proposed coastal slope trail, pedestrian and equestrian bridge over Ramirez 
Creek, picnic area, public programs, and one of the two proposed restrooms were included in the 
Conservancy’s and MRCA 2010 Final Environmental Impact Report (FEIR) for the Malibu 
Parks Public Access Enhancement Plan-Public Works Plan (PWP). This PWP, which covered 
five parks, including Ramirez Canyon Park, was initially approved by the Commission in June 
2009 pursuant to City of Malibu Local Coastal Program Amendment 1-08, however was later 
overturned by legal action and this PWP remains uncertified.  
 
C. HAZARDS AND GEOLOGIC STABILITY 

The Santa Monica Mountains Local Coastal Program (LCP) contains the following development 
policies related to hazards that are applicable to the proposed development: 
 
Policy SN-1 states:  
 

All new development shall be sized, designed and sited to minimize risks to life and 
property from geologic hazard.  

 
Policy SN-11 states:  
 

New development shall assure stability and structural integrity, and neither create nor 
contribute significantly to erosion, geologic instability, or destruction of the site or 
surrounding area or in any way require the construction of protective devices that would 
substantially alter natural landforms along bluffs and cliffs.  

 
Policy SN-12 states:  
 

Site, design and size all new development to minimize risks to life and property from 
flood hazard, considering changes to inundation and flood zones caused by rising sea 
level.  

 
Policy SN-15 states:  
 
 Require protection of drainage courses in their natural state, and development designs 

that maintain natural flow.  
 
Policy SN-16 states:  
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New development shall provide adequate drainage and erosion control facilities that 
convey site drainage in a non-erosive manner in order to minimize hazards resulting from 
increased runoff, erosion and other hydrologic impacts to streams.  

 
Policy SN-17 states:  
 

New development shall not increase peak stormwater flows. 
 
Policy SN-20 states:  
 

Ensure that all new development is sized, designed and sited to minimize risks to life and 
property from fire hazard.  
 

Policy SN-21 states:  
 
Design and site new development in a manner that minimizes the threat of loss from 
wildland fires while avoiding the need for excessive vegetation clearance.  
 

Policy SN-24 states: 
 

Structures shall be constricted with appropriate features and building materials, including 
but not limited to: fire-resistant exterior material, windows and roofing; and eaves and 
vents that resist the intrusion of flame and burning embers.  

 
In addition, the following certified Santa Monica Mountains Local Implementation Plan (LIP) 
sections are specifically applicable in this case.  
 
LIP Section 22.44.2102 “Development Standards,” in relevant part, states:  
 

A. All new development shall be sized, sited, and designed to minimize risks to life and 
property from geologic, flood, and fire hazard, considering changes to inundation and 
flood zones caused by rising sea level.  

… 
D. All recommendations of the consulting licensed professional and/or the County 
geotechnical staff shall be incorporated into all final design and construction… 
… 
G. New development, including construction, grading, and landscaping shall be designed to 
incorporate drainage and erosion control measures prepared by a qualified licensed 
professional that incorporate structural and non-structural Best Management Practices 
(BMPs) to control the volume, velocity and pollutant load of stormwater runoff in 
compliance with the LID requirements of this LIP.  
… 
K. As a condition of approval of new development within or adjacent to an area subject to 
flooding, land or mudslide, or other high geologic hazard, prior to issuance of the Coastal 
Development Permit, the property owner shall be required to execute and record a deed 
restriction which acknowledges and assumes said risks and waives any future claims of 
damage or liability against the County and agrees to indemnify the County against any 
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liability, claims, damages, or expenses arising from any injury or damage due to such 
hazards. 

L. As a condition of approval of new development within or adjacent to an area subject to 
high wildfire hazards, prior to issuance of the Coastal Development Permit, the property 
owner shall be required to submit a signed document which shall indemnify and hold 
harmless the County, its officers, agents, and employees against any and all claims, demands, 
damages, costs, and expenses of liability arising out of the acquisition, design, construction, 
operation, maintenance, existence, or failure of the permitted project in an area where an 
extraordinary potential for damage or destruction from wildfire exists as an inherent risk to 
life and property. 

 
The proposed development is located in the Santa Monica Mountains area, an area historically 
subject to significant natural hazards including, but not limited to, landslides, erosion, and 
flooding. In addition, fire is an inherent threat to the indigenous chaparral community of the 
coastal mountains. Wild fires often denude hillsides in the Santa Monica Mountains of all 
existing vegetation, thereby contributing to an increased potential for erosion and landslides on 
property. Specifically, the subject site is located at the end of Ramirez Canyon Road in a 
relatively steep canyon, from which no alternative exit rout exists. Therefore, to address these 
hazards, the County’s certified Santa Monica Mountains LCP includes a number of policies and 
provisions related to hazards and geologic stability. Policies SN-1, SN-11, SN-12 and SN-20 
require that new development be sited, sized and designed to minimize risks to life and property 
from different kinds of hazards. Policies SN-16, SN-15 and SN-17 require that new development 
shall provide adequate drainage and erosion control facilities that convey site drainage in a non-
erosive manner in order to minimize hazards resulting from increased runoff, erosion and other 
hydrologic impacts to streams and new development shall not increase peak stormwater flows.  
 
The submitted geology, geotechnical, and/or soils reports referenced as Substantive File 
Documents conclude that the project site is suitable for the proposed project based on the 
evaluation of the site’s geology in relation to the proposed development. The reports contain 
recommendations to be incorporated into the project plans to ensure the stability and geologic 
safety of the proposed project, the project site, and the adjacent properties. To ensure stability 
and structural integrity and to protect the site and the surrounding sites, and pursuant to LIP 
Section 22.44.2102 (D), the Commission requires the applicants to comply with the 
recommendations contained in the applicable reports, to incorporate those recommendations into 
all final design and construction plans, and to obtain the geotechnical consultant’s approval of 
those plans prior to the commencement of construction. Additionally, to minimize erosion and 
ensure stability of the project site, the project must include adequate drainage and erosion control 
measures. Pursuant to LIP Section 22.44.2102(G), the Commission requires the applicants to 
submit drainage and interim erosion control plans certified by the geotechnical engineer. Further, 
the Commission finds that, for the project to ensure stability and avoid contributing significantly 
to erosion, all slopes and disturbed areas of the subject site must be landscaped, primarily with 
native plants, to stabilize disturbed soils and reduce erosion resulting from the development.  
 
As described above, the conditions in the Santa Monica Mountains pose a risk of wild fire 
damage to development that cannot be completely avoided or mitigated. The policies of the LUP 
address measures that will ensure that new development will minimize risks from fire hazard. 
These measures generally include: siting development in topographic areas that are less in 
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danger from fire; siting development where adequate access for fire and other emergency 
vehicles can be provided; designing development to incorporate fire-safe features and materials; 
providing adequate water supplies for firefighting; and creating defensible space around new 
development through fuel modification. Additionally, consistent with Policy SN-33, new 
development has been sited in a manner that minimizes the threat of loss from wildland fires 
while avoiding the need for excessive vegetation clearance. 
 
Although the conditions described above render the project sufficiently stable to satisfy the 
geologic, flood, and fire hazard policies of the Santa Monica Mountains LCP, no project is 
wholly without risks. Due to the fact that the proposed project is located in an area subject to an 
extraordinary potential for damage or destruction from natural hazards, including wildfire and 
erosion, those risks remain substantial here. Pursuant to LIP Section 22.44.2102 (D), if the 
applicants nevertheless choose to proceed with the project, the Commission requires the 
applicants to assume the liability from these associated risks. Through the assumption of risk 
condition, the applicants acknowledge the nature of the fire and/or geologic hazard that exists on 
the site and that may affect the safety of the proposed development.  
 
The following special conditions are required, as determined in the findings above, to assure the 
project’s consistency with the geologic, flood, and fire hazard policies of the Santa Monica 
Mountains LCP and as a response to the risks associated with the project: 
 

Special Condition 1:  Plans Conforming to Geotechnical Engineer’s Recommendations 
Special Condition 2:  Assumption of Risk, Waiver of Liability and Indemnity  
Special Condition 3:  Permanent Drainage and Polluted Runoff Control Plans 
 

For the reasons set forth above, the Commission finds that, as conditioned, the proposed project 
is consistent with the applicable geologic, fire and flood hazard policies and provisions of the 
Santa Monica Mountains LCP.  
 
D. WATER QUALITY 

The Santa Monica Mountains Local Coastal Program (LCP) contains the following policies 
related to the protection of water quality: 
 
Policy CO-2 states, in relevant part: 
 

Site, design, and manage new development and improvements, including: but not limited 
to: landscaping, to protect coastal waters from non-point source pollution by minimizing 
the introduction of pollutants in runoff and minimizing increases in runoff rate and 
volume…  

 
Policy CO-3 states, in relevant part: 
 

To reduce runoff and erosion and provide long-term, post-construction water quality 
protection in all physical development, prioritize the use of Best Management Practices 
(BMPs) in the following order: 1) site design BMPs, 2) source control BMPs, 3) 
treatment control BMPs…  
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Policy CO-4 states: 
 

Minimize impervious surfaces in new development, especially directly-connected 
impervious areas. Require redevelopment projects to increase the area of pervious 
surfaces, where feasible.  

 
Policy CO-10 states: 
 

Limit grading, soil compaction and removal of locally-indigenous vegetation to the 
minimum footprint needed to create a building site, allow access, and provide fire 
protection for the proposed development. Monitor grading projects to ensure that grading 
conforms to approved plans. 

 
Policy CO-17 states: 
 

Prohibit non-emergency earthmoving operations during the rainy season (extending from 
October 15 to April 15). Approved grading shall not be commenced unless there is 
sufficient time to complete grading operations before the rainy season. If grading 
operations are not completed before the rainy season begins, grading shall be halted and 
temporary erosion control measures shall be put into place to minimize erosion until 
grading resumes after April 15, unless the County determines that completion of grading 
would be more protective of sensitive environmental resources and would minimize 
erosion and sedimentation. Erosion control measures shall be required for any ongoing 
grading project or any completed grading project that is still undeveloped. 

 
Policy CO-19 states: 
 

Minimize the land disturbance activities of construction (e.g., clearing, grading, and cut 
and-fill), especially in erosive areas (including steep slopes, unstable areas, and erosive 
soils), to avoid detrimental water quality impacts caused by increased erosion or 
sedimentation. Use soil stabilization BMPs on disturbed areas. 

 
Policy CO-20 states:  
 
 Require that public agencies use the most effective BMPs to protect natural resources at 

project sites and maintenance yards when the maintenance and modification of public 
infrastructure involves the removal of vegetation and/or earth.  

 
Policy CO-21, in relevant part, states:  
 
 Natural vegetation buffer areas that protect riparian habitats shall be maintained. Buffers 

shall function as transitional habitat and provide a separation from developed areas to 
minimize adverse impacts… 

 
In addition, the following certified Santa Monica Mountains Local Implementation Plan (LIP) 
sections are specifically applicable in this case.   
 
LIP Section 22.44.1340 “Water Resources,” in relevant part, states: 
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A. Stream/Drainage course protection. 

1. New development shall provide a buffer of at least 100 feet in width from the outer 
edge of the canopy of riparian vegetation associated with a stream/drainage course. 
Where riparian vegetation is not present, the buffer shall be measured from the outer 
edge of the bank of the subject stream. 
a. In no case shall the buffer be less than 100 feet, except when it is infeasible to 

provide the 100-foot buffer in one of the following circumstances: …(4) resource 
dependent uses consistent with subsection M of Section 22.44.1920.  

… 
E. Where BMPs are required, BMPs shall be selected that have been shown to be effective in 

reducing the pollutants typically generated by the proposed land use. The selection of the 
BMPs shall be prioritized in the following order: 1) site design BMPs (e.g., minimizing 
the project’s impervious footprint or using pervious pavements), 2) source control BMPs 
(e.g., revegetate using a plant palette that has low fertilizer/pesticide requirements), and 3) 
treatment control BMPs (e.g., use vegetated swales). When the combination of site design 
and source control BMPs is not sufficient to protect water quality, treatment control BMPs 
shall be required, in addition to site design and source control measures. The design of 
BMPs shall be guided by the current edition of the California Stormwater Quality 
Association (CASQA) Stormwater BMP Handbooks, or an equivalent BMP manual that 
describes the type, location, size, implementation, and maintenance of BMPs suitable to 
address the pollutants generated by the development, and specific to a climate similar to 
the Santa Monica Mountains. 

… 
H. Construction Runoff and Pollution Control Plan (CRPCP) is required for all development 

projects that involve on-site construction to address the control of construction-phase 
erosion, sedimentation, and polluted runoff. This plan shall specify the temporary BMPs 
that will be implemented to minimize erosion and sedimentation during construction, and 
minimize pollution of runoff by construction chemicals and materials. 

… 
I. A Post-Construction Runoff Plan (PCRP) is required for all development that involves on-

site construction or changes in land use (e.g., subdivisions of land) if the development has 
the potential to degrade water quality or increase runoff rates and volume, flow rate, 
timing, or duration. 

 
The Commission recognizes that new development in the Santa Monica Mountains has the 
potential to adversely impact coastal water quality and aquatic resources because changes such 
as the removal of native vegetation, the increase in impervious surfaces, and the introduction of 
new residential uses cause increases in runoff, erosion, and sedimentation, reductions in 
groundwater recharge and the introduction of pollutants such as petroleum, cleaning products, 
pesticides, and other pollutants, as well as effluent from septic systems. LUP Policy CO-2 
requires that development is sited and designed to minimize the introduction of pollutants in 
runoff and minimize increases in runoff rate and volume. To reduce runoff and erosion and 
provide long-term, post construction water quality protection in all physical development, CO-3 
states that the use of Best Management Practices (BMPs) shall be employed to the maximum 
extent practicable to minimize polluted runoff. New development is required to minimize 
impervious surfaces, convey drainage in a non-erosive manner, and infiltrate runoff on-site, 
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where feasible, to preserve or restore the natural hydrologic cycle and minimize increases in 
stormwater or dry weather flows (CO-4). 
 
Ramirez Creek, designated as a blue-line stream drainage on the U.S Geological Survey runs 
through the project site. Consistent with LIP Section 22.44.1340(A)(1), all proposed non-
resource dependent improvements are located a minimum of 100 feet from the outer edge of the 
canopy of riparian vegetation associated with a drainage course and only resource dependent 
uses are located less than 100 feet from the drainage course. The proposed restroom structures 
and trail retaining walls will result in an increase in impervious surfaces, which leads to an 
increase in the volume and velocity of stormwater runoff that can be expected to leave the site 
and eventually be discharged to coastal waters, including streams, wetlands, and estuaries. The 
pollutants commonly found in runoff associated with residential use can reduce the biological 
productivity and the quality of such waters and thereby reduce optimum populations of marine 
organisms and have adverse impacts on human health.  
 
Therefore, in order to minimize the potential for such adverse impacts to water quality and 
aquatic resources resulting from runoff both during construction and in the post-development 
stage, the LUP Policy CO-3 and LIP Section 22.44.1340, require the incorporation of Best 
Management Practices designed to control the volume, velocity and pollutant load of stormwater 
and dry weather flows leaving the developed site, including: 1) site design, source control and/or 
treatment control measures; 2) implementing erosion sediment control measures during 
construction and post construction; and 3) revegetating all graded and disturbed areas with 
primarily native landscaping. Thus, the Commission requires the applicants to implement 
permanent drainage facilities, as detailed in Special Condition Three (3). The Commission also 
required Special Condition Four (4), for the submittal of an interim erosion control plan and 
construction responsibilities which incorporates BMPs during the construction and post-
development stages of the project.  
 
Policy CO-17 requires that non-emergency earthmoving operations are prohibited during the 
rainy season (extending from October 15 to April 15). Approved grading shall not be 
commenced unless there is sufficient time to complete grading operations before the rainy 
season. If grading operations are not completed before the rainy season begins, grading shall be 
halted and temporary erosion control measures shall be put into place to minimize erosion until 
grading resumes after April 15, unless the County determines that completion of grading would 
be more protective of sensitive environmental resources and would minimize erosion and 
sedimentation. Erosion control measures shall be required for any ongoing grading project or any 
completed grading project that is still undeveloped. Natural vegetation buffer areas that protect 
riparian habitats shall be maintained. Consistent with Polices CO-10 and CO-19, the proposed 
project limits grading, soil compaction and removal of locally-indigenous vegetation to the 
minimum footprint needed to allow for access and minimizes the land disturbance activities of 
construction in erosion areas to avoid detrimental water quality impacts caused by increased 
erosion or sedimentation.  
 
In addition, to ensure that excess excavated materials are moved off site so as not to contribute to 
unnecessary landform alteration and to minimize potential erosion and sedimentation, the 
Commission finds it necessary to require the applicants to dispose of the material at an 
appropriate disposal site or to a site that has been approved to accept the material, as specified in 
Special Condition Ten (10). 
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The following special conditions are required, as determined in the findings above, to assure the 
project’s consistency with water quality policies of the Santa Monica Mountains LCP: 
 

Special Condition 3:    Permanent Drainage and Polluted Runoff Control Plans 
Special Condition 4:    Interim Erosion Control Plans and Construction Responsibilities 
Special Condition 10:  Removal of Excavated Materials  
 

Therefore, the Commission finds that the proposed project, as conditioned, consistent with the 
applicable water quality policies and provisions of the Santa Monica Mountains LCP.  
 
E. SENSITIVE ENVIRONMENTAL RESOURCE AREAS  

The Santa Monica Mountains Local Coastal Program (LCP) provides for the protection and 
enhancement of sensitive environmental resource areas (SERAs): 
 
Policy CO-33 states, in relevant part: 
  

Sensitive Environmental Resource Areas (SERAs) are areas containing habitats of the 
highest biological significance, rarity, and sensitivity. SERAs are divided into two habitat 
categories – H1 habitat and H2 habitat – that are subject to strict land use protections and 
regulations. 

1) H1 habitat consists of areas of highest biological significance, rarity, and sensitivity-- 
alluvial scrub, coastal bluff scrub, dune, native grassland and scrub with a strong 
component of native grasses or forbs, riparian, native oak, sycamore, walnut and bay 
woodlands, and rock outcrop habitat types. Wetlands, including creeks, streams, 
marshes, seeps and springs, are also H1 habitat. Coast live and valley oak, sycamore, 
walnut, and bay woodlands are all included in H1 habitat… 

2) H2 habitat consists of areas of high biological significance, rarity, and sensitivity that 
are important for the ecological vitality and diversity of the Santa Monica Mountains 
Mediterranean Ecosystem. H2 habitat includes large, contiguous areas of coastal sage 
scrub and chaparral-dominated habitats. A subcategory of H2 habitat is H2 “High 
Scrutiny” habitat, which comprises sensitive H2 habitat species/habitats that should 
be given avoidance priority over other H2 habitat… 

 
Policy CO-34 states: 
 

H3 habitat consists of areas that would otherwise be designated as H2 habitat, but the 
native vegetation communities have been significantly disturbed or removed as part of 
lawfully-established development. This category also includes areas of native vegetation 
that are not significantly disturbed and would otherwise be categorized as H2 habitat, but 
have been substantially fragmented or isolated by existing, legal development and are no 
longer connected to large, contiguous areas of coastal sage scrub and/or chaparral 
dominated habitats. This category includes lawfully-developed areas and lawfully-
disturbed areas dominated by non-native plants such as disturbed roadside slopes, stands 
of nonnative trees and grasses, and fuel modification areas around existing development 
(unless established illegally in an H2 or H1 area). This category further includes isolated 
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and/or disturbed stands of native tree species (oak, sycamore, walnut, and bay) that do 
not form a larger woodland or savannah habitat. While H3 habitat does not constitute a 
SERA, these habitats provide important biological functions that warrant specific 
development standards for the siting and design of new development.  

 
Policy CO-35 states, in relevant part: 
 

The areas occupied by existing, legally-established structures, agricultural uses (including 
equestrian uses), access roads and driveways and confined animal facilities do not 
constitute H1 or H2 habitat areas. Additionally, the fuel modification areas required by 
the Los Angeles County Fire Department for existing, lawfully-established structures do 
not meet the criteria of the H1 or H2 habitat categories, with the exception of the areas 
subject to the minimal fuel modification measures that are required in riparian or 
woodland habitats (e.g., removal of deadwood)… 

Policy CO-36 states, in relevant part: 
 
  SERA habitat (H1 and H2) and H3 habitat categories are depicted on Map 2 Biological 

Resources of the Santa Monica Mountains LUP (“Biological Resources Map”). The 
precise boundaries of these habitat categories shall be determined on a site-specific 
basis, based on substantial evidence and a site-specific biological surveys inventory 
and/or assessment required by the LCP when a development proposal is submitted.  

 
Policy CO-37 states, in relevant part:  
 
  The habitat categories as depicted on the Biological Resources Map may be adjusted 

based upon substantial biological evidence and independent review by the County 
Biologist and ERB as set forth in this Element. Based on substantial evidence, a resource 
on any site may be classified or reclassified from one category to a higher or lower 
category. Where the County finds that the physical extent of habitats on a project site are 
different than those indicated on the Biological Resources Map, the County shall make 
findings as part of the CDP regarding the physical extent of the habitat categories and 
detailed justification for any classification or reclassification of habitat categories at the 
project site based on substantial evidence… 

 
Policy CO-42 states:   
 
  Resource-dependent uses are only allowed in H1 and H2 habitats where sited and 

designed to avoid significant disruption of habitat values, consistent with the policies of 
the LUP. Low-impact campgrounds, public accessways, and trails are considered 
resource dependent uses. Resource-dependent uses shall be sited to avoid or minimize 
impacts to H1 and H2 habitat to the maximum extent feasible. Measures, including but 
not limited to, signage, placement of boardwalks, utilizing established trail corridors, 
following natural contours to minimize grading, and limited fencing shall be 
implemented as necessary to protect H1 and H2 habitat. Accessways to and along the 
shoreline shall be sited, designed, and managed to avoid and/or protect marine mammal 
hauling grounds, seabird nesting and roosting sites, sensitive rocky points and intertidal 
areas, and coastal dunes.  
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Policy CO-43 states: 
 

New development shall avoid H2 Habitat (including H2 High Scrutiny Habitat), where 
feasible, to protect these sensitive environmental resource areas from disruption of habitat 
values. H2 High Scrutiny Habitat is considered a rare and sensitive H2 Habitat 
subcategory that should be given protection priority over other H2 habitat and should be 
avoided to the maximum extent feasible. Where it is infeasible to avoid H2 habitat, new 
development shall be sited and designed to minimize impacts to H2 habitat. If there is no 
feasible alternative that can eliminate all impacts to H2 habitat, then the alternative that 
would result in the fewest or least significant impacts to H2 habitat shall be selected. 
Impacts to H2 habitat that cannot be avoided through the implementation of siting and 
design alternatives shall be fully mitigated. 
 

Policy CO-44 states: 
 
New development shall be sited in a manner that avoids the most biologically-sensitive 
habitat onsite where feasible, while not conflicting with other LCP policies, in the 
following order of priority: H1, H2 High Scrutiny, H2, H3. Priority shall be given to 
siting development in H3 habitat, but outside of areas that contain undisturbed native 
vegetation that is not part of a larger contiguous habitat area. If infeasible, priority shall 
be given to siting new development in such H3 habitat. If it is infeasible to site 
development in H3 habitat areas, development may be sited in H2 habitat if it is 
consistent with the specific limitations and standards for development in H2 habitat and 
all other provisions of the LCP. New development is prohibited in H1 habitat unless 
otherwise provided in Policy CO-41. 

 
Policy CO-45 states: 
 

Emphasize the protection of habitat: 
a) Preserve, protect, and enhance habitat linkages through limitations in the type and 

intensity of development and preservation of riparian corridors. 

b) Place primary emphasis on preserving large, unbroken blocks of undisturbed natural 
open space and wildlife habitat areas. As part of this emphasis, all feasible 
strategies shall be explored to protect these areas from disturbance. Such strategies 
include, but are not limited to, purchasing open space lands, retiring development 
rights, clustering development to increase the amount of preserved open space, 
requiring the dedication of open space conservation easements in all CDPs that 
include approval of structures within H2 habitat, and minimizing grading and the 
removal of native vegetation.  

 
Policy CO-49 states: 
 

Require development to be sited and designed to protect and preserve important, viable 
habitat areas and habitat linkages in their natural condition.   

 
Policy CO-55 states, in relevant part:  
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  New development adjacent to H1 habitat shall provide native vegetation buffer areas to 

serve as transitional habitat and provide distance and physical barriers to human 
intrusion. Buffers shall be of a sufficient size to ensure the biological integrity and 
preservation of the H1 habitat areas they are designed to protect. New development shall 
provide a buffer of no less than 100 feet from H1 habitat. Variances or modifications to 
the required H1 habitat buffer widths shall not be granted, except for a permitted use 
included in Policy CO-56. For streams and riparian habitat, the buffer shall be measured 
from the outer edge of the canopy of riparian vegetation. Where riparian vegetation is 
not present, the buffer shall be measured from the outer edge of the bank of the subject 
stream. For woodland habitat, the buffer shall be measured from the outer edge of the 
woodland tree canopy. For coastal bluff habitat, the buffer shall be measured from the 
bluff edge… 

 
Policy CO-70 states, in relevant part:  
 

A site-specific Biological Inventory shall accompany each application for all new 
development. A detailed Biological Assessment report shall be required in applications 
for new development located in, or within 200 feet of, H1, H2, or H2 “High Scrutiny” 
habitat, as mapped on the Biological Resources Map, or where an initial Biological 
Inventory indicates the presence or potential for sensitive species or habitat… 

 
Policy CO-74 states, in relevant part: 
 

New development shall be clustered to the maximum extent feasible and located as close 
as possible to existing roadways, services and other developments to minimize impacts to 
biological resources… 

 
Policy CO-81 states: 
 
  Fencing of walls shall be prohibited within riparian, bluff, or dune habitat, except where 

necessary for public safety or habitat protection or restoration.  
 
Policy CO-93, in relevant part, states: 
 

Public accessways, trails, and low-impact campgrounds shall be an allowed use in H1 
and H2 habitat areas…inland public trails and low-impact campgrounds shall be located, 
designed, and maintained to avoid or minimize impacts to H1 and H2 habitat areas and 
other coastal resources by utilizing established trail corridors, following natural contours 
to minimize grading, and avoiding naturally- vegetated areas with significant native plant 
species to the maximum extent feasible. Trails shall be constructed in a manner that 
minimizes grading and runoff.  
 

Policy CO-99 states, in relevant part: 
 
  New development shall be sited and designed to preserve oak, walnut, sycamore, bay, or 

other native trees to the maximum extent feasible that are not otherwise protected as H1 
or H2 habitat and that have at least one trunk measuring six inches or more in diameter, 
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or a combination of any two trunks measuring a total of eight inches or more in diameter, 
measured at four and one-half feet above natural grade. Removal of native trees shall be 
prohibited except where no other feasible alternative exists. Development shall be sited to 
prevent any encroachment into the protected zone of individual native trees to the 
maximum extent feasible, as set forth below. Protected Zone means that area within the 
dripline of the tree and extending at least five feet beyond the dripline, or 15 feet from the 
trunk of the tree, whichever is greater. Removal of native trees or encroachment in the 
protected zone shall be prohibited for accessory use or structures. If there is no feasible 
alternative that can prevent tree removal or encroachment, then the alternative that would 
result in the fewest or least-significant impacts shall be selected. Adverse impacts to 
native trees shall be fully mitigated, with priority given to on-site mitigation. Mitigation 
shall not substitute for implementation of the feasible project alternative that would avoid 
impacts to native trees and/or woodland habitat.  

 
When unavoidable adverse impacts to native trees will result from permitted 
development, the impacts must be mitigated in accordance with the following standards 
and subject to a condition of approval requiring a native tree replacement planting 
program: 

 
Table 1. Native Tree Mitigation 
 

Impact 
Mitigation Ratio (no. of replacement 
trees required for every 1 tree 
impacted/removed) 

Removal 10:1 
> 30% encroachment into protected zone 10:1 
Encroachment that extends within 3 ft. of 
tree trunk 10:1 

Trimming branch with over 11 in. 
diameter without encroachment within 3 
ft. of tree trunk 

5:1 

10-30% encroachment into protected zone 
without encroachment within 3 ft. of tree 
trunk 

5:1 

< 10% encroachment into protected zone 
and without encroachment within 3 ft. of 
tree trunk 

None. Monitoring required.  

 
Where development encroaches into less than 30 percent of the protected zone of native 
trees, each affected tree shall be monitored annually for a period of not less than 10 years. 
An annual monitoring report shall be submitted for review by the County for each of the 
10 years. Should any of these trees be lost or suffer worsened health or vigor as a result 
of the proposed development, the applicant shall mitigate the impacts at a 10:1 ratio with 
seedling-sized trees. 

 
Policy CO-100 states:  
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New development on sites containing oak, walnut, sycamore, bay, or other native trees 
shall incorporate the following native tree protection measures:  

a. Protective fencing shall be used around the outermost limits of the protected zones of 
the native trees within or adjacent to the construction area that may be disturbed 
during construction or grading activities. Before the commencement of any clearing, 
grading, or other construction activities, protective fencing shall be placed around 
each applicable tree. Fencing shall be maintained in place for the duration of all 
construction. No construction, grading, staging, or materials storage shall be allowed 
within the fenced exclusion areas, or within the protected zones of any onsite native 
trees. 

b.Any approved development, including grading or excavation, that encroaches into the 
protected zone of a native tree shall be undertaken using only hand-held tools. 

c. The applicants shall retain the services of a qualified independent biological 
consultant or arborist, approved by the Director, to monitor native trees that are 
within or adjacent to the construction area. Public agencies may utilize their own staff 
who have the appropriate classification. If any breach in the protective fencing 
occurs, all work shall be suspended until the fence is repaired or replaced. 

 
Policy CO-101 states: 
 

Any CDP for development that includes impacts to H1, H2 “High Scrutiny” or H2 habitat 
that are required to be reduced or mitigated through habitat restoration and/or 
enhancement shall include a condition requiring the preparation and implementation of a 
detailed habitat restoration/enhancement plan that, at a minimum, includes all of the 
following: 

a. A detailed restoration or enhancement plan. The habitat restoration area shall be 
delineated on a detailed site plan, to scale, that illustrates the parcel boundaries, 
topography, existing habitat types, species, size, and location of all native plant 
materials to be planted.  The habitat restoration plan shall be prepared by a qualified 
resource specialist or biologist familiar with the ecology of the Santa Monica 
Mountains and shall be designed to restore the area in question for habitat function, 
species diversity and vegetation cover appropriate for the type of habitat impacted.  
The restoration plan shall include an evaluation of existing habitat quality, statement 
of goals and performance standards, revegetation and restoration methodology, and 
maintenance and monitoring provisions; and 

b.The habitat restoration/enhancement plan shall specify that habitat restoration and/or 
enhancement shall be monitored for a period of no less than five years following 
completion. Specific restoration objectives and performance standards shall be 
designed to measure the success of the restoration and/or enhancement. Mid-course 
corrections shall be implemented if necessary. Monitoring reports shall be provided to 
the County annually and at the conclusion of the five-year monitoring period that 
document the success or failure of the restoration. If performance standards are not 
met by the end of five years, the monitoring period shall be extended until the 
standards are met. The restoration will be considered successful after the success 
criteria have been met for a period of at least two years without any maintenance or 
remedial activities other than exotic species control. At the County’s discretion, final 
performance monitoring will be conducted by an independent monitor or County staff 
with the appropriate classification, supervised by the staff biologist and paid for by 
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the applicant. If success criteria are not met within 10 years, the applicant shall 
submit an amendment proposing alternative restoration. 

 
In addition, the following certified Santa Monica Mountains Local Implementation Plan (LIP) 
section is specifically applicable in this case.   
 
Section 22.44.1810(A) of the Santa Monica Mountains Local Implementation Plan states, in 
relevant part: 
 

A. The habitat categories are as follows:  

1. H1 Habitat – This category consists of habitats of highest biological significance, 
rarity, and sensitivity--alluvial scrub, coastal bluff scrub, dunes, wetland, native 
grassland and scrub with a strong component of native grasses or forbs, riparian, native 
oak, sycamore, walnut and bay woodlands, and rock outcrop habitat types…Native 
grassland and scrub vegetation are those areas characterized by native grasses and 
native shrubs. Areas where native grasses are associated with trees or large shrubs (e.g., 
Toyon) are typically not considered native grasslands. An important exception is where 
native grasses are associated with coast live or valley oak which is indicative of oak 
savannah habitat. Native grassland often supports numerous native forbs and some 
areas of native grassland will include a large percent of non-native annual grasses. 
Riparian habitat includes all vegetation (canopy and understory species) associated with 
a creek or stream including, but not limited to, sycamore, coast live oak, black walnut, 
white alder, Fremont cottonwood, black cottonwood, mulefat, arroyo willow, red 
willow, blackberry, mugwort, and Mexican elderberry… Coast live and valley oak, 
sycamore, walnut, and bay woodlands are all included inH1 habitat. Rock outcrops 
comprised of either volcanic or sedimentary/sandstone rocks are frequently associated 
with a unique community of rare annual plants and lichens and are therefore H1 habitat. 
Areas where components of H1 are found in urbanized or otherwise disturbed areas, 
such as oak trees within or adjacent to developed parcels, will be protected where 
feasible, as set forth in this LIP. 

2.  H2 Habitat – This category consists of habitats of high biological significance, rarity, 
and sensitivity that are important for the ecological vitality and diversity of the Santa 
Monica Mountains Mediterranean Ecosystem. Connectivity among habitats within an 
ecosystem and connectivity among ecosystems is important for the preservation of 
species and ecosystem integrity. Large contiguous blocks of relatively pristine habitat 
facilitate natural ecosystem patterns, processes and functions such as water filtration, 
nutrient cycling, predator/prey relationships, plant and animal dispersal and animal 
migration, habitat and species diversity and abundance, and population and community 
dynamics (e.g., birth/death rates, food web structure, succession patterns). H2 Habitat 
includes large, contiguous areas of coastal sage scrub and chaparral-dominated habitats. 
Coastal sage scrub is dominated by soft- leaved, generally low-growing aromatic 
shrubs such as California sagebrush (Artemesia californica), purple sage (Salvia 
leucophylla), and black sage (Salvia apiana) and chaparral is dominated by taller, 
deeper-rooted evergreen shrubs with hard, waxy leaves such as manzanita 
(Arctostaphylos sp.) and ceanothus (Ceanothus sp.)...  
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3.  H2 "High Scrutiny" Habitat – A subcategory of H2 Habitat is H2 "High Scrutiny" 
Habitat, which comprises extra sensitive H2 Habitat species/habitats that should be 
given avoidance priority over other H2 habitat. H2 High Scrutiny Habitat also includes 
areas that support species listed by federal and state government as threatened or 
endangered, California Native Plant Society (CNPS) "1B" and "2" listed plant species, 
and California Species of Special Concern…The mapped "H2 High Scrutiny" habitat 
areas on the Biological Resource Map are intended to notify County staff, the public, 
and decision- makers of the general areas where there is a high likelihood of these 
species' occurrence so that more scrutiny can be paid to them with detailed site-specific 
inventories conducted to determine actual occurrence and extent. However, if the 
criteria listed above are satisfied in locations not identified on the Biological Resource 
Map, any such locations will also qualify for this designation. 

4.  H3 Habitat – This category consists of areas that would otherwise be designated as H2 
Habitat, but the native vegetation communities have been significantly disturbed or 
removed as part of lawfully-established development. This category also includes areas 
of native vegetation that are not significantly disturbed and would otherwise be 
categorized as H2 habitat, but have been substantially fragmented or isolated by 
existing, legal development and are no longer connected to large, contiguous areas of 
coastal sage scrub and/or chaparral-dominated habitats. This category includes lawfully 
developed areas and lawfully disturbed areas dominated by non-native plants such as 
disturbed roadside slopes, stands of non-native trees and grasses, and fuel modification 
areas around existing development (unless established illegally in an H2 or H1 area). 
This category further includes isolated and/or disturbed stands of native tree species 
(oak, sycamore, walnut, and bay) that do not form a larger woodland or savannah 
habitat. These habitat areas provide important biological functions that warrant specific 
development standards for the siting and design of new development. 

… 
 

Section 22.44.1890 of the Santa Monica Mountains Local Implementation Plan states, in relevant 
part: 

Development is prohibited in the following habitats, with the exceptions of the permitted 
uses listed below: 
… 
B. Streams.  

4. Access road… to a lawfully-permitted use, only where all of the following apply:  

i. There is no other feasible alternative to provide access to public recreation areas 
or approved development on a legal parcel;  

ii. The stream crossing is accomplished by bridging;  

iii. The bridge columns are located as far outside streambeds and banks as feasible;  

iv. Shared bridges are used for providing access to multiple development sites; 

v. Removal or other impacts to riparian vegetation are minimized to the greatest 
extent feasible; and 

vi. All feasible mitigation measures have been provided to minimize adverse 
environmental effects to the stream, riparian habitat, and water quality… 
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C. H1 Habitat Area 

1. Resource-dependent uses in accordance with Section 22.44.1920.M, including the 
following: 

a. Public accessways, trails, including directional signs. 

… 

e. Low-impact campgrounds, where no significant impacts to H1 habitat resources 
will occur.  

  … 

D. H1 Habitat Buffer (all lands within 100 feet of H1) 

1. Public accessways and trails, including directional signs. 

… 

5. Low-impact campgrounds.  

 
Section 22.44.1920 (Development Standards) of the Santa Monica Mountains Local 
Implementation Plan states, in relevant part: 
 … 
 B. Fencing. 

  1. Fencing within H1 habitat, or within 100 feet of H1 habitat, is prohibited, except 
where necessary for public safety or habitat protection or restoration. Permitted fencing shall be 
wildlife-permeable… 

 C. Access roads and trails.  

  2. Public Accessways, Trails, Campgrounds, and other recreational facilities. Public 
accessways, trails, and low-impact campgrounds shall be an allowed use in H1 and H2 habitat 
areas…Inland public trails and low-impact campgrounds shall be located, designed, and 
maintained to avoid or minimize impacts to H1 or H2 Habitat areas and other coastal resources 
by utilizing established trail corridors, following natural contours to minimize grading, and 
avoiding naturally vegetated areas with significant native plant species to the maximum extend 
feasible. Trails shall be constructed in a manner that minimizes grading and runoff… 

 K. Native Tree Protection. New development shall be sited and designed to preserve native 
oak, walnut, sycamore, bay or other native trees, that have at least one trunk measuring six 
inches or more in diameter….development shall be sited to prevent any encroachments into the 
protected zone of individual native trees to the maximum extent feasible…adverse impacts to 
native trees shall be fully mitigated, with priority given to on-site mitigation… 

 L. Restoration. Any CDP for development that includes impacts to H1, H2 “High Scrutiny” 
or H2 Habitat that are required to be reduced through habitat restoration and/or enhancement 
shall include a condition requiring the preparation and implementation of a detailed habitat 
restoration/enhancement plan… 

 M. Resource-dependent Uses. Resource-dependent uses are uses that are dependent on 
SERA’s to function. Resource-dependent uses include: nature observation, research/education, 
habitat restoration, interpretive signage, and passive recreation, including horseback riding, low-
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impact campgrounds, picnic areas, public accessways, and hiking trails, but excluding trails for 
motor vehicles…  

  1. Resource-dependent uses are allowed in H1 habitat, H2 habitat, and H3 habitat, 
including H1 habitat buffer and H1 quiet zone buffer, where sited and designed to avoid 
significant disruption of habitat values, consistent with the following development standards and 
all other applicable standards of the LIP. 

  2. Development Standards.  

   a. Resources-dependent uses shall be sited and designed to avoid or minimize 
adverse impacts to H1 and H2 habitat to the maximum extent feasible. The development shall be 
the minimum design necessary to accommodate the use in order to minimize adverse impacts to 
H1 and H2 habitat; … 

   c. Low-impact campgrounds shall be located, designed, and maintained to 
avoid or minimize impacts to H1 or H2 Habitat areas and other coastal resources by utilizing 
established disturbed areas where feasible. Such campgrounds shall be located a minimum of 50 
feet from the top bank of all streams or from the outer edge of riparian vegetation, whichever is 
the most protective of biological resources as determined by the staff biologist or the ERB unless 
those areas are developed and/or disturbed by historic uses (e.g., recreation). Access to low-
impact campgrounds shall be supported by parking areas and designated ADA drop-offs that 
may be located in H2 habitat areas, where it is infeasible to site such facilities in H3 habitat 
areas; … 

   e. Habitat areas temporarily disturbed by construction activities shall be 
revegetated with native plant species appropriate for the type of habitat impacted, pursuant to a 
restoration plan that is required as a condition of approval… 

   f. H1 habitat areas that are permanently removed or impacted as a result of 
approved resource-dependent development shall be mitigated through either on-site or off-site 
restoration as a condition of approval… 

   g. H2 habitat areas that are permanently removed or impacted as a result of 
approved resource-dependent development shall be mitigated through…on-site or off-site 
restoration…as a condition of approval.  

 
The project site is located within the Mediterranean Ecosystem of the Santa Monica Mountains.  
The Coastal Commission has found that the Mediterranean Ecosystem in the Santa Mountains is 
rare, and valuable because of its relatively pristine character, physical complexity, and resultant 
biological diversity. Large, contiguous, relatively pristine areas of native habitats, such as coastal 
sage scrub, chaparral, oak woodland, and riparian woodland have many special roles in the 
Mediterranean Ecosystem, including the provision of critical linkages between riparian corridors, 
the provision of essential habitat for species that require several habitat types during the course 
of their life histories, the provision of essential habitat for local endemics, the support of rare 
species, and the reduction of erosion, thereby protecting the water quality of coastal streams. 
Unfortunately, the native habitats of the Santa Monica Mountains, such as coastal sage scrub, 
chaparral, oak woodland and riparian woodlands are easily disturbed by human activities. The 
removal of native vegetation for fire protection results in the direct removal or thinning of habitat 
area. 
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The Santa Monica Mountains LCP requires sensitive environmental resource areas (SERAs) to 
be protected against significant disruption. Under the Coastal Act, sensitive habitat areas are 
designated as “Environmentally Sensitive Habitat Areas” (ESHA). The equivalent terminology 
for sensitive habitat areas within the SMM LCP is “Sensitive Environmental Resource Areas” 
(SERAs). The LUP defines SERAs as “areas containing habitats of the highest biological 
significance, rarity, and sensitivity”. SERAs are further divided into two habitat categories: H1 
habitat and H2 habitat, depending on the characteristics of the underlying habitat. Both of these 
habitat types are considered to be ESHA under the Coastal Act. LUP Policy CO-33 and Section 
22.44.1810(A) of the LIP provide the distinction between the two habitat categories. LUP Policy 
CO-34 defines H3 habitat, which are areas that would otherwise be designated as H2, but the 
native vegetation communities have been significantly disturbed or removed as part of lawfully-
established development.  
 
Policy CO-37 and LIP Section 22.44.1830, defines the process for evaluating and designing on-
site habitat categories and states “as part of the CDP process, the County shall determine the 
physical extent of habitats on the project site that meet the definition of any of the habitat 
categories of Section 22.44.1810, based on a site-specific biological inventory and/or biological 
assessment, available independent evidence, and review by the department biologist and ERB, as 
required in Section 22.44. 1830.” Policy CO-70 requires applicants to submit a site specific 
biological assessment where the project site contains H1 or H2 habitat. Therefore staff has 
evaluated the on-site habitat categories as part of this CDP based on the biological report 
provided by the applicant. SERA protection is implemented through policies CO-42, CO-43,CO-
44, CO-45, CO-49, CO-55, CO-74, of the Santa Monica Mountains LUP and Sections 
22.44.1890 and 22.44.1920 of the Santa Monica Mountains LIP by prohibiting new non-resource 
dependent development in H1 and H2 habitat and siting development within H3 habitat areas.  
 
The applicants submitted a biological resource report and addendum prepared by Mountains 
Recreation Conservation Authority, prepared on March 7, 2014 and June 9, 2014, (listed in the 
Substantive File Documents), which found the following habitats on the project site:  
 

1) Kanan Spur Trail: The vegetation within this section of trail is dominated by sage 
scrub and chaparral vegetation. Key species were: California encelia (Encelia 
californica), ashyleaf buckwheat (Eriogonum cinereum), bigpod ceanothus (Ceanothus 
megacarpus), and blacksage scrub (Salvia mellifera). 
 
2) Trail 1A: This section of trail is dominated by sage scrub and chaparral, broad leafed 
upland tree, bigpod ceanothus, black sage, laurel sumac, western sycamore, coast live 
oak, poison oak, and riparian bottomland habitats. 
 
3) Ramirez Canyon Park Improvement: Campground facilities and restrooms are below 
native tree canopies that has no native understory.  
 
4) Trail 2A3: This section of trail is dominated by sage scrub and chaparral vegetation. 
Key species were: purple sage (Salvia leucophylla), California sagebrush (Artemisia 
californica), and black sage.  

 
The project site is set in the bottom of the deeply incised Ramirez Canyon among existing 
residential structures now in use as park support facilities. The site is traversed by Ramirez 
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Canyon Creek, is designated by the USGS as a blueline stream, within the west and 
southernmost portions of the property, and contains extensive stands of native coastal sage scrub 
habitat along the canyon. Furthermore, the a portion of the site is currently developed with a flat 
pad/lawn area, wooden fence encircled garden area and existing hardened flat decomposed 
granite and brick pathways which were constructed prior to the effective date of the Coastal Act 
of 1976. Outside of these existing disturbed areas, the site supports high quality riparian 
woodland, oak woodland, chaparral, and coastal sage scrub vegetation. The proposed coastal 
slope trail improvements, bridge, picnic tables, restrooms, wildlife permeable fencing, and low-
impact campground improvements are located within H1, H1 buffer and H2 habitat areas under 
Map 2 Biological Resources.  
 
The proposed campground area is located within the existing disturbed area of the site where the 
wooden fence encircled garden area and lawn area are located. Although, the proposed low-
intensity campsites would be partly underneath the riparian canopy of Ramirez Creek, no new 
significant disturbance to riparian habitat is expected to occur given that all campsite 
improvements would be located within existing disturbed areas. The proposed project will 
replace the existing wooden fence encircled garden area with the proposed ADA campgrounds. 
The proposed trail improvements, free-span pedestrian and equestrian bridge, low-impact 
campgrounds, self-contained restrooms, and picnic tables are located within H1 and H1 buffer 
area. Pursuant to LUP Policies CO-42, CO-93 and LIP Section 22.44.1890, the proposed 
development is considered resource dependent development and; therefore, is allowed in H1and 
H2 habitats where sited and designed to avoid significant disruption on habitat values. 
Specifically Policy CO-93 states that public trails and low-impact campgrounds shall be an 
allowed use in H1 and H2 habitat areas. Additionally, the proposed wildlife permeable fencing 
proposed to help provide habitat protection of Ramirez Creek and is consistent with LUP Policy 
CO-81 and LIP Section 22.44.1920.  
 
LIP Section 22.44.1920.M.2.(c) states that low-impact campgrounds shall be located a minimum 
of 50 feet from the top bank of all streams or from the outer edge of riparian vegetation, unless 
those areas are developed and/or disturbed by historic uses (e.g., recreation). In this case, all 
proposed improvements, with the exception of a portion of the trail, bridge, and low-intensity 
campsites would be located more than 50 ft. from the outer edge of riparian vegetation.  
Consistent with the provisions of the LCP, public trails and trail improvements (including the 
foot bridge) are resource dependent uses allowed within environmentally sensitive habitat areas 
(H1 and H2). Moreover, the portions of the proposed resource-dependent low-impact ADA 
campgrounds with associated ADA restrooms that are located less than 50 feet from outer edge 
of riparian are located entirely within an area previously disturbed by a garden and lawn area that 
existed prior to effective date of the Coastal Act, consistent with the requirements of LIP Section 
22.44.1920.M.2(c).  
 
Additionally, LIP Section 22.44.1920.M.2.(f) and (g) state that H1 and H2 habitat areas that are 
permanently removed or impacted as a result of approved resource-dependent development shall 
be mitigated through either on-site or off-site restoration as a condition of approval, consistent 
with the habitat restoration mitigation requirements of LIP Section 22.44.1950.C, which requires 
mitigation at a ratio of 3:1 (acres of restored habitat to each area of impacted H1 habitat). Priority 
shall be given to on-site restoration or enhancement. The proposed resource dependent 
development will permanently remove H1 and H2 habitat for purposes of trail improvements, 
and; therefore, in order to ensure consistency with this policy, the Commission requires the 
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habitat restoration pursuant to Special Condition Six (6). Special Condition Six (6) is necessary 
to ensure that adverse effects to the habitat areas, both temporary and permanent, are minimized. 
In order to mitigate for the unavoidable adverse impacts to riparian and chaparral H1 and H2 
habitats, Special Condition Six (6) requires the applicant to implement a habitat mitigation and 
restoration plan for all sensitive habitat areas of the project site that will be either temporarily or 
permanently disturbed as a result of grading and construction activities. The habitat mitigation 
and restoration plan requires the applicant to revegetate all temporarily disturbed areas with 
native vegetation and compensate for permanent onsite impacts with on-site or offsite habitat 
restoration using a ratio of 3:1 or greater. 
 
Protection of Oak Trees  
Portions of the project site are located within oak woodland and near scattered oak trees in the 
immediate area. In past permit actions in the Santa Monica Mountains, the Commission has 
found that native oak trees are an important coastal resource. Native trees prevent the erosion of 
hillsides and stream banks, moderate water temperatures in streams through shading and provide 
food and habitat, including nesting, roosting, and burrowing, to a wide variety of wildlife. 
Individual oak trees such as those on or adjacent to the subject site do provide habitat for a wide 
variety of wildlife species. As required by LUP Policy CO-99, as well as LIP Section 
22.44.1920.K, the proposed new development can only encroach or remove native oak trees 
onsite if there are no other feasible alternatives to develop the property. Additionally, oak trees 
are an important component of the visual character and scenic quality of the area and must be 
protected in order to ensure that the proposed development is visually compatible with this 
character. 
 
Oak trees are easily damaged. They are shallow-rooted and require air and water exchange near 
the surface. The oak tree root system is extensive, stretching as far as 50 feet beyond the spread 
of the canopy, although the area within the “protected zone” (the area around an oak tree that is 
five feet outside the dripline or fifteen feet from the trunk, whichever is greater) is the most 
important. Oaks are therefore sensitive to surrounding land uses, grading or excavation at or near 
the roots and irrigation of the root area particularly during the summer dormancy. Improper 
watering and disturbance to root areas are the most common causes of tree loss. Oak trees in 
residentially landscaped areas often suffer decline and early death due to conditions that are 
preventable. Damage can take years to become evident and by the time the tree shows obvious 
signs of disease it is usually too late to restore the health of the tree. 
 
Obviously, the removal of an oak tree results in the total loss of the habitat values of the tree. 
Encroachments into (in other words, portions of the proposed structures, or grading will be 
located within) the protected zone of an oak tree can also result in significant adverse impacts. 
Encroachments of development will result in impacts including, but not limited to: root cutting 
or damage, compaction, trunk or branch removal or trimming, changes in drainage patterns and 
excess watering. Changes in the level of soil around a tree can affect its health. Excavation can 
cut or severely damage roots and the addition of material affects the ability of the roots to obtain 
air or water. Soil compaction and/or pavement of areas within the protected zone will block the 
exchange of air and water through the soil to the roots and can have serious long term negative 
effects on the tree. Further, the introduction of development within oak woodland will interrupt 
the oak canopy coverage and will lessen the habitat value of the woodland as a whole. The 
impacts to individual oak trees range from minor to severe (including death), depending on the 
location and extent of the encroachments. In order to ensure that oak trees are protected and 
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avoid impacts to coastal resources and the visual character of the area, the Commission has 
required, in past permit actions, that the removal of native trees (particularly oak trees) or 
encroachment of structures into the root zone be avoided unless there is no feasible alternative 
for the siting of development. 
 
The Oak Tree Report, which listed in the Substantive File Documents, indicated that three coast 
live oaks trees will be encroached upon from the proposed development. The majority of the 
encroachments would occur as a result of the construction of the public hiking trail and bridge, 
although one oak tree would be partially encroached upon by the proposed free-span pedestrian 
and equestrian bridge. In this case, there are no feasible alternatives to relocate the bridge to 
avoid such encroachment since it is necessary for the trail to cross the creek. Although it is not 
always feasible to provide ADA access at all sites due to topography and other site constraints, 
such access should be provided to the maximum extent feasible where appropriate. In this case, 
the Conservancy and MRCA have determined that the project site provides a unique opportunity 
for the provision of such ADA compliant public access and recreational amenities and that the 
site is appropriate for such uses.  
 
It is also important to note that the originally submitted application included the construction of 
restroom B encroaching the protected zone of an adjacent oak tree. Commission staff worked 
closely with the applicants to revise the project to relocate this restroom outside the protected 
zone of the oak tree to avoid any encroachment. Due to topographical constraints on site and the 
adjacent location of riparian habitat, it is not possible to reconfigure the free-span pedestrian and 
equestrian bridge in a manner that would completely avoid some encroachment. Encroachment 
by the dirt surface hiking trail is not expected to result in any significant adverse impacts to the 
oak trees on site; however, the construction of the bridge and related foundation, would result in 
some unavoidable impacts to one oak tree due to encroachment. Policy CO-99 of the of the LCP 
requires that new development provide for mitigation of impacted oak trees at a 10:1 ratio if 
more than 30 percent of the canopy would be encroached upon. In this case, the applicant has 
determined that the bridge would result in an encroachment of approximately 10-40 percent of 
the canopy of the oak tree on site. Therefore, in order to mitigate for these unavoidable impacts 
to oak trees on site, Special Condition Eight (8) requires that at least 10 replacement seedlings, 
less than one year old, grown from acorns collected in the area, shall be planted on the project 
site, as mitigation for development impacts to Oak Tree No. 2, as identified by the Oak Tree 
Report referenced in the Substantive File Documents. The applicant shall commence 
implementation of the approved oak tree replacement planting program concurrently with the 
commencement of construction on the project site. An annual monitoring report on the oak tree 
replacement area shall be submitted for the review and approval of the Executive Director for 
each of the 10 years. If monitoring indicates the oak trees are not in conformance with or has 
failed to meet the performance standards specified in the monitoring program approved pursuant 
to this permit, the applicant, or successors in interest, shall submit a revised or supplemental 
planting plan for the review and approval of the Executive Director. The revised planting plan 
shall specify measures to remediate those portions of the original plan that have failed or are not 
in conformance with the original approved plan. 
 
Pursuant to Policies CO-99 and CO-100, Special Condition Eight (8) Oak Tree Mitigation and 
Special Condition Ten (10) Oak Tree Monitoring, require the applicants to install temporary 
protective barrier fencing around the protected zones (5 feet beyond dripline or 15 feet from the 
trunk, whichever is greater) of all oak trees within 50 feet of the proposed protect for the duration 
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of construction operations and mitigated for the encroachment to coast live oaks. Further, to 
ensure that unintentional adverse impacts to oak trees on site are avoided during construction 
activities, Special Condition Five (5) further requires that a biological consultant or arborist shall 
be present on site during all excavation, foundation construction, framing construction, and 
grading within 15 feet of any oak tree. The consultant shall immediately notify the Executive 
Director if unpermitted activities occur or if habitat is removed or impacted beyond the scope of 
the work allowed by this Coastal Development Permit. Additionally, Special Condition Five (5) 
requires a qualified biologist to survey the oak trees, and any native tree, for nesting birds or 
raptors before construction.  
 
The following special conditions are required, as determined in the findings above, to assure the 
project’s consistency with Section 30240 of the Coastal Act: 
 

Special Condition 5. Biological Monitoring 
Special Condition 6. Habitat Restoration 
Special Condition 8. Oak Tree Mitigation  
Special Condition 9. Oak Tree Monitoring  
Special Condition 10. Removal of Natural Vegetation 

 
The Commission finds that the proposed project, only as conditioned, will serve to minimize 
impacts to Sensitive Environmental Resource Areas, and is consistent with the policies and  
provisions of the Santa Monica Mountains LCP with regard to sensitive environmental resource 
areas. 
 
F. PUBLIC ACCESS AND RECREATION   

The Santa Monica Mountains Local Coastal Program contains the following policies and 
provisions that provide maximum public access and recreational opportunities for all people 
consistent with public safety needs and the need to protect public rights, rights of private 
property owners, and natural resources from overuse.  
 
Policy CO-155 states: 
 

The beaches, parklands and trails located within the Coastal Zone provide a wide range of 
recreational opportunities in natural settings which include hiking, equestrian activities, 
bicycling, camping, educational study, picnicking, and coastal access. These recreational 
opportunities shall be protected, and where feasible, expanded or enhanced as a resource of 
regional, State and national importance, and allowed to migrate when feasible with rising 
sea level. 

 
Policy CO-156 states: 
 
 Encourage a full range of recreational experiences to serve local, regional and national 

visitors with diverse backgrounds, interests, ages, and abilities, including the transit-
dependent and the physically challenged. 

 
Policy CO-157 states:  
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 In carrying out the requirements 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. 

 
Policy CO-159 states: 
 

Lower-cost visitor-serving and recreational facilities shall be protected, encouraged, and, 
where feasible, provided. Developments providing public recreational opportunities are 
preferred. Priority shall be given to the development of visitor-serving commercial and/or 
recreational uses that complement public recreation areas or supply recreational 
opportunities not currently available in public parks or beaches. Visitor-serving commercial 
and/or recreational uses may be located near public park and recreation areas only if the 
scale and intensity of the visitor-serving commercial recreational uses is compatible with the 
character of the nearby parkland and all applicable provisions of the LCP. 

 
Policy CO-160 states: 

 
These public access policies shall be implemented in a manner that takes into account the 
need to regulate the time, place, and manner of public access depending on the facts and 
circumstances in each case including, but not limited to, the following: 

(1) Topographic and geologic site characteristics. 

(2) The capacity of the site to sustain use and at what level of intensity. 

(3) The appropriateness of limiting public access to the right to pass and repass 
depending on such factors as the fragility of the natural resources in the area and the 
proximity of the access area to adjacent residential uses. 

(4) The need to provide for the management of access areas so as to protect the privacy of 
adjacent property owners and to protect the aesthetic value of the area by providing for 
the collection of litter. 

 
In carrying out the public access policies of this LUP, the County shall consider and 
encourage the utilization of innovative access management techniques, including, but not 
limited to, agreements with private organizations which would minimize management costs 
and encourage the use of volunteer programs. 

 
Policy CO-164 states: 
 
 Encourage opportunities for recreation throughout the Plan area when consistent with 
 environmental values and protection of natural resources. 

a. Park and recreation uses shall be consistent with the visitor carrying capacity of 
specific areas, taking into consideration available support facilities, opportunities to 
develop new support facilities, accessibility, protection of natural resources, public 
safety issues, and neighborhood compatibility. 
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b.Regulate use to preserve resource values within natural areas intended for the 
protection of vegetative, habitat, and scenic resources. 

c. Establish the facilities necessary for information, first aid, orientation, recreation, 
interpretation, education, and recreation area maintenance and operations, where 
appropriate. Site and design these facilities to minimize impacts to coastal resources 
in harmony with the surrounding natural landscape. 

d.At the periphery of areas devoted to recreation, provide sufficient staging and parking 
areas at trail access points, including space to accommodate horse trailers where 
needed and appropriate; to ensure adequate access to the trails system, campgrounds, 
roadside rest, and picnic areas where suitable; to provide visitor information; and to 
establish day-use facilities, where the facilities are developed and operated in a 
manner consistent with the policies of the LUP and compatible with surrounding land 
uses. 

e. Overnight campgrounds, including “low-impact” campgrounds, are permitted uses in 
parklands and are encouraged within park boundaries for public use to provide a 
wider range of recreational opportunities and low-cost visitor-serving opportunities 
for visitors of diverse abilities, where impacts to coastal resources are minimized and 
where such sites can be designed within site constraints and to adequately address 
public safety issues. These campgrounds help provide recreational opportunities and 
low-cost visitor-serving opportunities for visitors. Low-impact campgrounds 
constitute a resource-dependent use. Access to low-impact campgrounds shall be 
supported by parking areas and designated ADA drop-offs that may be located in H2 
or H3 habitat areas, where it is infeasible to site such facilities in non-habitat areas. 

f. In selected areas where physical constraints of natural park areas limit access 
opportunities for people with disabilities, park support facilities and amenities shall 
be developed and maintained, where consistent with public safety needs and resource 
protection policies to provide access opportunities for people with disabilities, and 
thematically link nature study, education and recreation via specialized public 
programs and events. 

 
Policy CO-167 states:  

 
Upland areas necessary to support coastal recreational uses shall be reserved for such 
uses, where feasible.  

 
Policy CO-179 states:  
 

Protect and, where possible, enhance recreation and access opportunities at existing 
public beaches and parks as an important coastal resource. Public beaches and parks 
shall maintain lower-cost user fees and parking fees and maximize affordable public 
access and recreation opportunities to the extent possible. Limitations on time of use or 
increases in use fees or parking fees, which affect the intensity of use, shall be subject 
to a coastal development permit. 

 
Policy CO-181, in relevant part, states: 
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Protect and enhance the County’s existing and proposed trails as shown on Map 4 
Recreation. An extensive public trail system has been developed across the Santa 
Monica Mountains that provides public coastal access and recreation opportunities. 
This system includes trails located within public parklands as well as those which cross 
private property. 
 
a. New development shall be reviewed to determine the most appropriate means to 

protect trails. Depending on the size, location, impacts, and intensity of the proposed 
development, one of the following may be imposed: a setback from the trail, a trail 
easement, or a trail dedication… 

b.New development shall minimize and avoid whenever possible impacts to the use of 
or views from existing trails. 

… 
d. Design a trail system to provide linkages between major regional trails and area 

recreational facilities. Proposed trail locations are not intended to be precise, and the 
best and most feasible route would be determined as a result of further study during 
any review of a coastal development permit (see Map 4 Recreation). 

e. Locate trails and trail facilities, including parking areas, in a manner that preserves 
natural resources, including scenic values, wildlife habitats and corridors, and water 
quality and that ensures maximum adaptive capacity to address sea level rise. 

f. Prohibit motorized off-road vehicle use on the area trails system; restrict mountain 
bike use to designated multi-use trails specifically designed and identified for 
bicycles and where conflict with equestrian and hiking uses would not occur. 

… 
h. Public accessways and trails are resource-dependent and shall be an allowed use in all 

habitat categories. Where necessary (determined by consideration of supporting 
evidence), limited or controlled methods of access and/or mitigation designed to 
eliminate or minimize impacts to H1 and H2 habitat areas shall be utilized... 
 

Public accessways and trails to the shoreline and public parklands shall be a permitted 
use in all land use and zoning designations… 

 
In addition, the following certified Santa Monica Mountains Local Implementation Plan (LIP) 
section is specifically applicable in this case.  
 
Section 22.44.1390(I) of the Santa Monica Mountains Local Implementation Plan states, in 
relevant part: 
 

In addition to all other applicable provisions of the LIP, parks, trails, playgrounds, and 
beaches shall comply with the following: 

1. Parks and recreation uses shall be consistent with the visitor carrying capacity of 
specific areas, taking into consideration available support facilities, opportunities to 
develop new support facilities, accessibility, protection of biological, scenic, and 
other resources, public safety issues, and neighborhood compatibility. Facilities 
necessary for information, first aid, orientation, recreation, interpretation, education, 
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and recreation area maintenance and operations, shall be sited and designed to 
minimize impacts to coastal resources in harmony with the surrounding natural 
landscape. 

… 
3. Overnight campgrounds, including “low-impact” campgrounds, are permitted uses 

in parklands and are encouraged with park boundaries for public use to provide a 
wider range of recreational opportunities and low-cost visitor-serving opportunities 
for visitors of diverse abilities, where impacts to coastal resources are minimized 
and where such sites can be designed with site constraints and to adequately address 
public safety issues. These campgrounds help provide recreational opportunities 
and low-cost visitor-serving opportunities for visitors. Low-impact campgrounds 
constitute a resource-dependent use.  Access to low-impact campground shall be 
supported by parking areas and designated ADA drop-offs that may be located in 
H2 or H3 habitat areas, where it is infeasible to site such facilities in non-habitat 
areas.  

4. In selected areas where physical constraints of natural park areas limit access 
opportunities for people with disabilities, park support facilities and amenities shall 
be developed and maintained, where consistent with public safety needs and 
resource protection policies to provide access opportunities for people with 
disabilities, and thematically link nature study, education and recreation via 
specialized public programs and events. 

… 

13. Public accessways, trails, and trail facilities, including parking areas, shall be sited 
in a manner that preserves natural resources, including scenic values, wildlife 
habitats and corridors, and water quality and that ensures maximum adaptive 
capacity to address sea level ruse. Public accessways and trails are resource 
dependent and allowed in habitat categories. Where necessary (determined by 
consideration of supporting evidence), limited or controlled methods of access 
and/or mitigation designed to eliminate or minimize impacts to H1 and H2 habitat 
areas shall be utilized.  

 
The Santa Monica Mountains are a rugged and beautiful natural landscape surrounded by a large 
urban megalopolis. The Santa Monica Mountains are a valuable low cost recreational resources 
for not only those who live in the region but also for visitors from other areas of the state and 
nation. Approximately 52 percent of the area within the coastal zone is designated public 
parkland or open space managed by the County, the National Park Service, the California 
Department of Parks and Recreation, the Santa Monica Mountains Conservancy, the Mountains 
Recreation and Conservation Authority, and the Mountains Restoration Trust. The parklands are 
interspersed and fragmented by private properties.  
 
The public parklands in the Santa Monica Mountains provide for a wide variety of primarily 
passive recreational opportunities including hiking, biking, horseback riding, camping, fishing, 
picnicking, nature study, surfing, diving, and swimming. There is also an extensive planned 
network of public trails connecting these parklands. Public access to and along the shoreline 
including public access on inland trials, and the provision of public recreational opportunities 
and low cost visitor-serving facilities such as campgrounds, picnic areas, low cost hotels and 
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other services supporting visitors. The Mountains are particularly well-suited for passive outdoor 
recreational experiences in a natural setting. The Santa Monica Mountains has an extensive 
network of public hiking and equestrian trails that traverse and connect Federal, State, and 
County parklands, and a system of heavily used historic trails on private lands. These trails also 
serve as alternative means of access to beach and mountain parklands. The existing Santa 
Monica Mountains trail system is comprised primarily of regional and local trails operated by 
public and private agencies within parkland, as well as, trails that extend onto private lands. 
 
The Coastal Slope Trail is a long-envisioned regional trail conceptualized to provide continuous 
views towards the Pacific Ocean coastline along the Santa Monica Mountains and to provide an 
alternative route to the California Coastal Trail during high tide. The Coastal Slope Trail 
currently consists of existing and proposed segments. The trail has also been envisioned as one 
of the main trunks of the Santa Monica Mountains trail system. The Coastal slope Trail is 
reference in trail planning documents dating back to at least the mid-1970s. The western 
terminus for the proposed Coastal Slope Trail alignment would be in the Mugu Lagoon area at 
the western end of Point Mugu State Park. The eastern terminus would be in Topanga State Park, 
possibly at either the Topanga Lagoon trailhead area or Los Liones Trailhead.  
 
The proposed project includes the construction of a 5,786 feet long portion of the Coastal Slope 
Trail, a 45 ft. long by 7 ft. wide clear span pedestrian and equestrian bridge across Ramirez 
Creek, three picnic tables, single-stall self-contained accessible restroom, new wildlife 
permeable fencing, two accessible campsites with one single-stall self-contained accessible 
restroom, and 2,178 cu. yds. of grading (1,781 cu, yds. of cut and 397 cu. yds. of fill).  
 
LUP Policy CO-155 requires that trails located within the Coastal Zone provide a wide range of 
recreational opportunities in natural settings which include hiking, equestrian activities, 
bicycling, camping, picnicking and coastal access. This policy further requires that these 
opportunities shall be protected, and where, feasible expanded or enhanced as a resource of 
regional, State and national importance. LUP Policy CO-156 encourages a full range of 
recreational experiences to serve local, regional and national visitors with diverse backgrounds, 
interests, ages and abilities including transit dependent and the physically challenged. Policy CO-
159 requires that lower-cost visitor serving and recreational facilities shall be protected, 
encouraged, and, where feasible provided. This policy also further requires that priority shall be 
given to development of visitor serving commercial and/or recreational uses that complement 
public recreation areas or supply recreational opportunities not currently available in public parks 
or beaches. LUP Policy CO-167 requires that upland areas necessary to support coastal 
recreation uses shall be reserved for such uses where feasible. Policy CO-181 requires the 
protection and enhancement of the existing and proposed planned trails as shown on Map 4- 
Recreation. Policy CO-181 includes a number of specific measures, provisions and requirements 
to preserve existing public trails and to secure trail easements across private property consistent 
with constitutional principles and law. Policy CO-179 requires public beaches and parks to 
maintain lower-cost user fees and parking fees, and maximize affordable public access and 
recreation opportunities to the extent feasible.  
 
In this case, the purpose of the proposed project is to provide for new public access and 
recreational amenities on public lands consistent with the public access provisions of the 
certified LCP. The proposed project provides for the construction of a critical segment of the 
Coastal Slope Trail from Kanan Dume Road through Ramirez Canyon Park and eastward 
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towards Escondido Canyon Park. The project includes improved public amenities, enhance 
public access opportunities, and provide for visitor-serving recreational facilities. In addition, the 
proposed project includes the provision of several new public access recreational improvements 
that will be compliant with the requirements of the Americans with Disabilities Act (ADA). This 
is particularly significant given that many existing public access facilities and trails in the Santa 
Monica Mountains are not able to be developed consistent with ADA compliant improvements 
due to topography and other site constraints. In this case, the Conservancy and MRCA have 
determined that the project site provides a unique opportunity for the provision of such ADA 
compliant public access and recreational amenities and that the site is appropriate for such uses. 
The project encourages a full range of recreation experiences to serve local, regional and national 
visitors with diverse backgrounds, interests, ages, and abilities.  
 
Thus, the Commission finds that the proposed project, as proposed, is consistent with the policies 
and provisions of the Santa Monica Mountains LCP with regard to public access and recreation.  
 
G. VISUAL RESOURCES  

The Santa Monica Mountains Local Coastal Program (LCP) contains the following policies 
related to minimizing visual resource impacts to scenic areas: 
 
Policy CO-108 states: 

 
Site and design new development to minimize the amount of grading and the alteration of 
natural landforms. 
 

Policy CO-109 states:  
 

Site and design new development to protect natural features, and minimize removal of 
natural vegetation. 

 
Policy CO-112 states: 
 
 Ensure that development conforms to the natural landform and blends with the natural 

landscape in site, design, shape, materials, and colors. Building pads on sloping sites 
shall utilize split-level or stepped-pad designs. 

 
Policy CO-124 states:  
 
 The Santa Monica Mountains contain scenic resources of regional and national important. 

The scenic and visual qualities of these resources shall be protected and, where feasible, 
enhanced.  

 
Policy CO-126, in relevant part, states: 
 

Maintain and enhance the quality of vistas along identified Scenic Routes. The following 
roadways are considered Scenic Routes: 
• Kanan Dume Road 
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Policy CO-128 states: 
 
 New development shall be subordinate to the character of its setting.  
 
Policy CO-130 states: 
 
 Preserve large areas of natural open spaces of high scenic value by siting development in 

existing developed areas.  
 
Policy CO-131 states: 
 
 Site and design new development to minimize adverse impacts on scenic resources to the 

maximum extent feasible. If there is no feasible building site location on the proposed 
project site where development would not be visible, then the development shall be sited 
and designed to minimize impacts on scenic areas through measures that may include, but 
not be limited to, siting development in the least visible portion of the site, breaking up 
the mass of new structures, designing structures to blend into the natural hillside setting, 
restricting the building maximum size, reducing maximum height, clustering 
development, minimizing grading, incorporating landscape and building material 
screening elements, and where appropriate, berming.  

 
Policy CO-133 states: 
 

New development shall be sited and designed to minimize alteration of natural landforms 
by: 
a. Conforming to the natural topography. 
b. Preventing substantial grading or reconfiguration of the project site. 
c. Eliminating flat building pads on slopes. Building pads on sloping sites shall utilize 

split-level or stepped-pad designs. 
d. Requiring that manufactured contours mimic the natural contours. 
e. Ensuring that graded slopes blend with the existing terrain of the site and surrounding 

area. 
f. Minimizing grading permitted outside of the building footprint. 
g. Clustering structures to minimize site disturbance and to minimize development area. 
h. Minimizing height and length of cut and fill slopes. 
i. Minimizing the height and length of retaining walls. 
j. Cut and fill operations may be balanced on site, where the grading does not 

substantially alter the existing topography and blends with the surrounding area. 
Export of cut material may be required to preserve the natural topography. 

 
Policy CO-135 states: 
  
 Preserve topographic features of high scenic value in their natural state, including canyon 

walls, geological formations, creeks, ridgelines, and waterfalls.  
 
Policy CO-137 states: 
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 Preserve and, where feasible, restore and enhance individual native trees and nature tree 
communities in areas containing suitable native tree habitat – especially oak, walnut, and 
sycamore woodlands and savannas- as important elements of the area’s scenic character.  

 
Policy CO-144, in relevant part, states:  
 
 New development shall incorporate colors and exterior materials that are compatible with 

the surrounding landscape…  
 
Policy CO-150 states: 
 
 Fences, gates, walls, and landscaping shall minimize impacts to public views of scenic 

areas, and shall be compatible with the character of the area.  
 
The Santa Monica Mountains region is an area of incredible scenic beauty. This is due in large 
part to the dramatic topography. The Santa Monica Mountains, an east-west trending mountain 
range, is geologically complex and characterized by generally steep, rugged terrain of mountain 
slopes and canyons, with elevations ranging from sea level to over 3,000 feet. In addition to the 
topography, the scenic beauty of the area is inextricably linked to the native vegetation 
communities that typify the California Mediterranean landscape. Different vegetation 
communities have different visual textures and colors. South facing drier slopes support low 
growing coastal sage scrub species, while north facing or wetter slopes support denser chaparral 
vegetation. The textures of these areas contrast with the taller trees and shrubs growing in the 
riparian corridors that form linear features along streams and canyons. Dramatic topographic 
features, native habitats, and the rural and semi-rural character of the mountains make the area’s 
scenic resources very special for residents and visitors alike. There are a number of local and 
regional recreation trails and scenic driving routes that meander through the mountains, 
including two State-designated County Scenic Highways: Mulholland Highway and Malibu 
Canyon-Las Virgenes Road. 
 
The policies of the LUP provide for the protection of scenic and visual resources, including 
views of the beach and ocean, views of mountains, canyons, ridgelines, and views of natural 
habitat areas and unique natural features. Additionally LUP policies require that new 
development be sited and designed to protect scenic resource areas. Specifically, Policy CO-124 
requires protection of the scenic and visual qualities of the Santa Monica Mountains as a 
resource of regional and national importance. Policy CO-130 requires that large areas of natural 
open space of high scenic value must be preserved by siting development in existing developed 
areas. Policy CO-131 requires that new development be sited and designed to minimize adverse 
impacts on scenic resources to the maximum extent feasible. Policy CO-135 requires the 
preservation of topographic features of high scenic value in their natural state. Policy CO-144 
requires that new development incorporate colors and exterior materials that are compatible with 
the surrounding landscape. Lastly, Policy CO-149 requires that fences, gates, and walls minimize 
impacts to public views of scenic areas, and be compatible with the character of the area. 
 
Additionally, the natural hillsides remaining within the area are a significant biological and 
visual resource, and a key characteristic of the area’s communities. Within the County’s Coastal 
Zone, all properties with an average slope over 15 percent are considered to be within hillside 
management areas pursuant to the certified LCP. Policies CO-108 and CO-109 and CO-112 
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ensure that hillside development takes place only where appropriate. Specifically, Policy CO-112 
requires that development conform to the natural landforms and blend with the natural landscape 
in site, design, shape, materials, and colors. In this case, the proposed structures and 
improvements would be clearly visible from the proposed public trail and areas of public park 
land. 
 
The proposed project is compatible with the character of other recreational development in the 
area. The proposed campground improvements are located within an existing disturbed area and 
are clustered together to minimize development area. The proposed trail improvements will 
potentially be visible from Kanan Dume Road, which is designated as a scenic route pursuant to 
LUP Policy CO-126. However, the proposed trail improvements are minor in nature and will not 
result in substantial impacts to visual resources from this area. Furthermore, the proposed trail 
improvements have been sited and designed to follow and mimic the natural contours of the site 
to reduce amounts of grading and site disturbance. The proposed restrooms and shade structure 
heights are consistent with the maximum height (30 feet above existing grade) allowed under the 
Santa Monica Mountains LCP. In addition, the development would be partially screened by 
existing vegetation on site. As such, the proposed development is sited and designed to minimize 
impacts to visual resources to the extent feasible. Consistent with LUP Policies CO-112 and CO-
144, the Commission requires Special Condition Seven 7, to require the colors proposed for the 
restroom facilities, retaining walls, and shade structure to be limited to colors compatible with 
the surrounding environment (earth tones) including shades of green, brown and gray with no 
white or light shades and no bright tones.  
 
The following special condition is required to assure the project’s consistency with the Santa 
Monica Mountains LCP: 
 
 Special Condition 7: Structural Appearance  
 
For the reasons set forth above, the Commission finds that the proposed project, as conditioned, 
is consistent with the applicable visual and scenic resources policies of the Santa Monica 
Mountains LCP.  
 
H. UNPERMITTED DEVELOPMENT 

Development has occurred on the subject site without the required coastal development permit. 
The unpermitted development includes: 1) unpermitted wastewater treatment system, 2) leach 
fields, 3) terraced orchard, and 4) retaining walls within Ramirez Creek all of which were 
constructed without the required coastal development permit after the effective date of the 
Coastal Act. With the exception of the wastewater treatment system, all unpermitted 
development was constructed by the previous property owner. The above listed unpermitted 
development on the subject property is not currently being addressed in this subject application. 
The Commission’s Enforcement Division will consider appropriate enforcement options to 
resolve the remaining issues with unpermitted development remaining after the Commission’s 
action on this item.  
 
Although development has taken place prior to submission of this permit application, 
consideration of the application by the Commission has been based solely upon the policies and 
provisions of the Santa Monica Mountains LCP. Approval of this permit does not constitute a 
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waiver of any legal action with regard to any alleged violations nor does it constitute an 
admission as to the legality of any development undertaken on the subject site without a coastal 
permit. The Commission's enforcement division will evaluate further actions to address this 
matter. 
 
I. CALIFORNIA ENVIRONMENTAL QUALITY ACT 

Section 13096(a) of the Commission’s administrative regulations requires Commission approval 
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 available which would substantially lessen any significant 
adverse effect that the activity may have on the environment.   
 
The Commission incorporates its findings on Local Coastal Program consistency at this point as 
if set forth in full. These findings address and respond to all public comments regarding potential 
significant adverse environmental effects of the project that were received prior to preparation of 
the staff report. As discussed above, the proposed development, as conditioned, is consistent 
with the policies of the Certified Local Coastal Program. Feasible mitigation measures, which 
will minimize all adverse environmental effects, have been required as special conditions. The 
following special conditions are required to assure the project’s consistency with Section 13096 
of the California Code of Regulations: 
 

Special Conditions 1 through 10 
 
As conditioned, there are no feasible alternatives or feasible mitigation measures available, 
beyond those required, which would substantially lessen any significant adverse impact that the 
activity may have on the environment. Therefore, the Commission finds that the proposed 
project, as conditioned to mitigate the identified impacts, can be found to be consistent with the 
requirements of the Coastal Act to conform to CEQA. 
 



 
 

APPENDIX 1 
 

Substantive File Documents 
 
Santa Monica Mountains, Local Coastal Program; “Reconnaissance of Engineering Geologic 
Constraints Proposed Park, Parking and Trail Improvements Ramirez Canyon, Escondido 
Canyon, Corral Canyon, Along Latigo Canyon Road and at Malibu Bluff State Park,” prepared 
by Southwestern Engineering Geology, dated September 21, 2009; “Update Reconnaissance of 
Engineering Geologic Constraints Proposed Park, Parking and Trail Improvements Ramirez 
Canyon, Escondido Canyon, Corral Canyon, Along Latigo Canyon Road and at Malibu Bluff 
State Park” prepared by Southwestern Engineering Geology, dated March 25, 2014; “Coastal 
Slope Trail and Accessible Campgrounds, Ramirez Canyon Biological Resources Report” 
prepared by Mountains Recreation Conservation Authority, dated March 7, 2014; “Biological 
Report Addendum” prepared by Mountains Recreation Conservation Authority, dated June 9, 
2014; “Coastal Slope Trail and Accessible Campground Ramirez Canyon Oak Tree Report” 
prepared by Mountains Recreation Conservation Authority, dated March 14, 2014; City of 
Malibu Local Coastal Program Amendment 1-08; and Coastal Development Permit No. 4-98-
334.  
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CONSTRUCTION NOTES 
(.'\ CONSTRUCT TRilL OR llo!PROVE EXISTING JR.ljL TO MINIMUM J' lWlE 
\...:.) PER DETIIIL "C" ON SHEET 7. 

0 INSTALL TWO TRIIIL INFORM A n<JN SIGNS. 

LEGEND 
--- W --- PROPOSED WATER WE 

--- E --- PROPOSED ELECTRIC UNE 

--- S --- PROPOSED SEPllC LINE 

w M M M w PROPOSED RETANNC WALL 

- - -- - CREEK FLOW LINE 

.. GRADED SUJPE 

0 CCINSTRUCTION NOTE MJio!BER 

~ OAK lREE 

M~~~-.~~~~~ .. ~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~rt~~~~~ ... 
~ 
~ 
~ 
~~----------------------,-----------------------~~~~~------------~~~=----
0 

~ 
f<R REDUCED PLANS 

DRICINAL SCALE IN INQ.IES 

2 J ~ D 
~ l___~----'---~--'-~____.1 

SHEET 4.2-A GRA 

Grading and Drainage Plans 
CDP No. 4-13-001 

DRAINAGE PL 

m 
Pial 

~ P'll• 

CA ! -



ll101 
·9801 R.C.E. 48,267 

COASTAL SLOPE TRAIL & ACCESSIBLE CAMPING, RAMIREZ 
CANYON (UNINCORPORATED LOS ANGELES COUNTY) 

GRADING AND DRAINAGE PLAN 
RA~I REZ CANYON AND KANAN DUME ROAD 

SANTA MONICA ~OUNTAINS CONSERVANCYJ.:::--:-:~::-=----'--'---1 

t.IALilU, CAUFORNIA 

SHEET 4.2-B GRADING AND DRAINAGE PLAN 
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------

20' 

!Sj 

j 

'-

II II 

' ' 

SECllON FF 

'----- -216-------- 2 1;:0- F;- - t 

TENT 
AREA 

\ 
I 

MAX 
2:1 CUT 
SLOPE 

"--1 ' \ 

I \ 
I \ 

.A I / ~IS: 

I " 

,.: _____ ~, 
I (TENT IN I 

' BACKGROUND)\ 
/ , "''' I 

I I \ 

-

-
TENT 
AREA 

CAMPSITE 2 
(TYPE 2) 
FF=215.0 

\ 
I 
I 
\ 
\ 
I 
I 

j 
I 
I 
I 
I 

~ \ _{ 
J!;--

FOR 20'X20' CAMPSITE 1 EARTHWORK VOLUMES SEE SHEET 3. 

IL===-~21~~," 1 
FOR 10'X30' CAMPSITE 2 EARTHWORK VOlUMES SEE SHEET 3_ 

ABBREVIATIONS 
EG = EXISllNG GROUND 
EX = EXISTING 
FF = FINISHED FLOOR 
FS = FINISHED SURF ACE 

PlAN 

CAMPSITES 1 AND 2 GRADING DETAILS 
SCALE: 1" - 5

1 

I 
\ 
~ 

\ 
\ 

\ 
\_ 

r--x~~-:T - __, 
\._EXISllNG WALL\ 

FENCE ,_______.,. 

- -- - v • ... 

"' I 

I 
. z 

Or~ 
' < H ~~ ~~6PE :ot-

I 
,oz 

~ ) k (T'IP) i~g 
' -' / I 

I ' <( 

~ : '-' ' .___ 
!.. _ _ ___ 

I 

I ,.~-< 

I 
I 

8 8 

0 RESTROOM A 
rp FF=220.3 

FOR RESTROOt.l A EARTHWORK VOLUMES SEE SHEET 3. 
NOTE: 
OVIEREXCAVATION AND RECOMPACTION IS 
BASED UPON PREUMINARY GEOTECHNICAL 
INFORMATION. THE EARTHWORK ESTIMATE IS 
COt.IPRISED OF EXCAVATING 3' BELOW THE 
PROPOSED STRUClURE AND RECOMPACTING 
TO 9D:>:. UMITS OF EXCAVATION EXTEND 5' 
BEYOND PERIMETER OF THE STRUClURE. 
FOR RESTROOM A UMITS EXTENDED ON 3 
SlOES ONLY. 

FOR REDUCED PLANS 
ORIGINAL SCALE IN INCHES 

2 3 

RESTROOW A GRADING DETAILS 
SCALE: 1" 5' 

NO. DATE 

~ 
I 

"' 

REVISIONS 

SHE D DRAINAG 

Exhibit 9 
Trail and Campsite 

Improvement Cross-Sections 
CDP No. 4-13-001 

AILS 

CA 
966 
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t- , 

I ~,, 
/ , ... / 

/ 
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' ' ' ' ', ' 
' ' ' ' / 

/ 4 ' t.41N it.4Ut.4 v.10E 
TRAIL 

" \ ' " ' ' 

PLAN 

EXISTING ~ 
- _/GROUND v.1DTH PER I 
-~- PLAN ,,,,~ ,<_., _.zL 

~ !';~ ~ - .. 

WATER UNE.? 
PER PLAN 

SECTION A NOTE: 
ON ACCESSIBLE TRAILS SURFACE SHALL 
BE CONSTRUCTED OF STABILIZED SOIL. 
OECOt.4POSEO GRANITE OR OTHER 

' ' ' ' ' ' 
' 

APPROVED t.4A TERIALS. 

ED TYPICAL TRAIL SECTION 
SCALE: 1 • • 2' 

WALL CONSTRUCTION NOTES 

CONSTRUCT 4" PERFORATED PIPE WRAPPED IN FILTER FABRIC AND 12"x12" 
GRAVEL AND AT TOP or FOOTING. DRAIN TO DAYLIGHT AT MINIMUt.4 1:0: 
SLOPE. PERFORATIONS SHALL BE PLACED DOWN AT THE POSITIONS OF 5 
AND 7 O'CLOCK. 

OVEREXCAVATE AND REC0 t.4PACT SUBGRADE MINit.4Ut.4 J' BEYOND AND BELOW 
WALL FOUNDATION Llt.41TS. 

PROVIDE GRANULAR, NON- EXPANSIVE IMPORT BACKFILL, AS APPROVED BY 
PROJECT SOILS ENGINEER, AT 1: 1 SLOPE FROit.4 TOP OF FOOTING TO v.1THIN 
12" or FlNISH GRADE. ALL SOIL BACKFlLL SHALL BE COMPACTED TO A 
MINIMUM 90" RELAllV'E COMPACTION. TOP 12· OF FINAL BACKFlll SHALL BE 
TOPSOIL. 

WA TERPROor BACK OF WALL. 

CONSTRUCT GUARDRAIL PER 2010 ADA STANDARDS WHENEVER DIFFERENTIAL 
GRADE FROM TOP or WALL TO FINISH SURF ACE (FS) EXCEEDS 30". 

FS 
~IIIEI\11 

\ ' ' 

' 

CONCRETE FOOTING 

' ' ' ' ' 
' ' ' ' ' ' ' ' 

TYPICAL RETAINING WALL 
SCALE: N. T.S. CONCEPT­

COASTAL SLOPE TRAIL & ACCESSIBLE CAMPING, RAMIREZ 
CANYON (UNINCORPORATED LOS ANGELES COUNTY) 

OESIGN _ S,L,_H ___ CHECKED~ GRADING AND DRAINAGE DETAILS 
P&S PRO..:CT NO. 

13638.05 

SHEET 

BRET FOSTER DATE: ___ _ 

PROJECT "ENGINEER 
SANTA MONICA MOUNTAINS CONSERVANCY t=:-:-:-:-7-:7 -=-"'or---'1'--'1- --i 

PLAN DATE 

R.C.E. 48,267 (EXP. 06-30-16) MAUBU, CAUF'ORNIA ..ULY 16, 2014 

EET 7-B GRAD NG AND DRAIN AILS 
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0 

4x6 TREA TE~ ........ 
TIMBER SIGN POST '\ 

1111=1111= 

PLAN ELEVATION 

SIGN AND POST DETAIL 
N.T.S 

EXISTING 
GROUND 

lllblllb 

\_COMPACTED 
GRAVEL 

TRAIL \\1DlH PER PLAN 

FlLTERJ ···.-_. 

FABRIC 

FINISH 
GROUND 

1111~1111~ 

STEEL STAKE AT 
3" ON CENTER 

TIMBER TRAIL WALL 
N.T.S 

FOR REDUCED PLANS 
ORIGINAL SCALE IN INCHES 

SNF 

3 

T R-4 GR4DIN • 

ED 

NO. DATE 

_j 
/ 
--U\1 
•• ~J/8"x4" LAG BOLT 

(2 TOTAL) 

I /" 4x6 TREA TEO 
V TIMBER SIGN POST 

SECTION 

\_COMPACTED 
GRAVEL 

EXISTING 
GROUND 

REVISIONS 

EXISTING 
GROUND 

/ft/§§{(122 --. 

- .· '! 

FILTER/···~·-~--~--~-a2~----
FABRIC 

LOG TRAIL WAU 
N.T.S 

PLAN 

TRAIL WALL PER DETAIL 
"S" THIS SHEET (TYP) 

' 
'..._..._{CUT 

2X '........, 
OUTSLOPE 

LAYOUT 
UNE 

SECTION 

TYPICAL CUMBING TURN 
N.T.S 

APPO. 

Ill East VICtoria Street, Sonto Borboro, CA 
Phone: (805) 96J·95J2 fo.: (805) 966 

R41N4GF OFT41LS 
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TRAIL WIDTH PER PLAN 

FINISH 
GROUND n_ 

111@111~ 

lRAIL WALL PER DETAIL 
·s· THIS SHEET (TYP) 

LAYOUT 
LINE 

DESIGN~S"'L,_,H _____ CHECKED~ 

B.,R,E"-T_,_F,OS,_,TIER,_ ___ DA TE: ______ _ 

13101 PROJECT ENGiNEER 

·9801 R.C.E. 48,267 (EXP. 06-30-16 ) 

TRAIL WIDTH PER PLAN 

STACKED ROCK TRAIL WALL 
N.T.S 

I . ~ I I 

I I ; ,' 

\ ( i ! i 
\ ! I 
~! I 

\, l· CONSTRUCT CMU RETAINING WA( L 
'- : (3'-4" TO 5'-4" RETAINED HEIGHT, 

\ ! FRO~ TOP OF WALL FOOTING TO TOP 
--.......__ 'l OF WALL) PER DETAIL "A" ON SHEET 7 

"'-.,_! ~-~ I I i ~2-3,_ __ I I 

i - ...: I 233.33 TW \ 
! · I 231.00 FS I 

\ ••••• · ••••• . END REMOVAL OF . Ji~2;30~.00;~TF::J~~C-::JiJi=~ E~ISTING · WALL j 

\ 
'"""" ~ e.rn/\ 
'\ \ 

\ \ 

"" "" '\ \ 
'\ 

I 
I 
I 
I 
I 

~ 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I ' ' I I 
I I 
I I 

" " " 'I 
I 

~ ~ I 

I I 
I I 
I I 
I I 
I I 
I I 

I 
I 
I 
I 
I 
I 
I 

I I i 
I I I 
I I I 

: : I 
I I .J, 
\ ~ 

rA_B_B_R_,_EV_I_A_TI_O_N_S-':1,.-----, \ 

TW - TOP OF WALL 
FS - nNISHED SURF ACE 
TF - TOP OF WALL FOOTING 
FF - nNISHED FLOOR I 

1'---...":.1-----':1,.---' 

I I I 
I \ I 
I I I 
I I I 
I I \ 
I I \ 
I I 

I 
I 
I 
I 
I 
I 
I 

2 4.67 TW 
~1.10 FS 
2~D TF 

\ 
I 

L 

( 

I 
I 

\ 

I 

I 
I 
I 
I 
I 
I 
I 
I 

I , \ 
' I \ 

\ \ \ . BEGlN REMOVAL OF 

EXISTING WALL 

I 1 ~ \1 ' ' ' II CONSlRUCT C~U RETAINING WALL (2' 
TO 4'-8" RETAINED HEIGHT, FRO~ TOP 1 

~J
I \ 

( I \ 

I I 
I ~~R W~~AiLD<?~,!'~NTOS:~:T r:: WALL) .-~_j.. 

NO~: ------------------------------------- \----------~ 
OVEREXCAVATION AND RECO~PACTION IS PLAN 
BASED UPON PRELI~INARY GEOTECHNICAL 
INFORMATION. THE EARTHWORK ESTI~A TE IS FOR RESTROO~ B EARTHWORK VOLUMES SEE SHEET 3. 
COMPRISED OF EXCAVATING 3' BELOW THE 
PROPOSED SlRUCTURE AND RECOMPACTING 
TO 90~ LIMITS OF EXCAVATION EXTEND 5' 
BEYOND PERIMETER OF THE SlRUCTURE. FOR RESTROO .. B LAYOUT ffi 
RESlROO~ B, OVEREXCAVATION IS LIMITED SCALE: 

1
.=

5
, 0 

TO THE RESlROO~ SlRUCTURE ONLY. CONCEPT -

COASTAL SLOPE TRAIL & ACCESSIBLE CAMPING, RAMIREZ 
CANYON (UNINCORPORATED LOS ANGELES COUNTY) 

GRADING AND DRAINAGE DETAILS 
P&S PROJECT NO. 

13638.05 

SHEET 

SANTA MONICA MOUNTAINS CONSERVANCY~c:---=8--==-"0F'----1'--'1'------1 
PLAN DATE 

IAAUBU, CAUFORNIA ..ULY 18, 2014 

~I-IFFT R-R GRADING AND AGF DFTAI ~ 
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Exhibit 10 
Illustrative Trail 

Improvements Sections  
CDP No. 4-13-001 
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MOUNTAINS RECREATION & CONSERVATION AlJfHORITY 
Ramirez Canyon Park 
581 o Ramirez canyon Road 
Malibu, Callfomla 00265 
Phone (310) 589·3230 Pax (310) 589·3237 

Denise Venegas 
Coastal Program Analyst 
California Coastal Commission 
South Central Coast District Office 
89 South California Street #200 
Ventura, California 93001 

January 20, 2015 

Coastal Slope Trail and Accessible Camping, Ramirez Canyon, 
Unincorporated Los Angeles County, Application No. 4-13-001 

Dear Ms. Venegas: 

Your office received our complete coastal development permit (COP) application submitted 
by Mountains Recreation and Conservation Authority and Santa Monica Mountains 
Conservancy for the Coastal Slope Trail and Accessible Camping Project, Ramirez 
Canyon, unincorporated Los Angeles County (Application No. 4-13-001). To clarify. per 
this letter we are confirming that we would like to exercise our option to have the California 
Coastal Commission, not Los Angeles County, hear the CDP application. 

If you have any questions, please do not hesitate to contact Paul Edelman. Chief of Natural 
Resources and Planning at (31 0) 589-3230, extension 128 (email 
edelman@smmc.ca.gov). Thank you. 

~=~·· 
Rorie Skei 
Chief Deputy Executive Officer 

Exhibit 11 
MRCA CDP Processing 

AiocaJpub!JcagcncyexcrctslniJJoJntpowers olthcsantaManJcaMountaJnsconscrvancy, the C( Jurisdiction Letter 
the Rancho Simi nccrca11on & Park DiStrict fJUJ'SUant to section 6500 ct seq. of the CD p No. 4-13-001 



STATE OF CALIFORNIA-THE NATURAl RESOURCES AGENCY EDMUND G. BROWN, JR., Governor 

SANTA MONICA MOUNTAINS CONSERVANCY 
RAMIREZ CANYON PARK 
5750 RAMIREZ CANYON ROAD 
MALIBU, CALIFORNIA 90265 
PHONE (31 0) 589-3200 
FAX (31 0) 589-3207 

WWW.SMMC.CA.GOV 

Denise Venegas 
Coastal Program Analyst 
California Coastal Commission 
South Central Coast District Office 
89 South California Street #200 
Ventura, California 93001 

January 20,2015 

Coastal Slope Trail and Accessible Camping, Ramirez Canyon, 
Unincorporated Los Angeles County, Application No. 4-13-001 

Dear Ms. Venegas: 

Your office received our complete coastal development permit (coP) application submitted by 
Santa Monica Mountains Conservancy and Mountains Recreation and Conservation Authority 
for the Coastal Slope Trail and Accessible Camping Project, Ramirez Canyon, unincorporated 
Los Angeles County (Application No. 4-13-001 ). To clarify, per this letter we are confirming 
that we would like to exercise our option to have the California Coastal Commission, not Los 
Angeles County, hear the CDP application. 

If you have any questions, please do not hesitate to contact Paul Edelman, Deputy Director for 
Natural Resources and Planning at (310) 589-3200, extension 128 (email 
edelman@smmc.ca.gov). Thank you. 

JOSEPH T. EDMISTON, FAICP, Hon. ASLA 

Executive Director 

Exhibit 12 
SMMC CDP Processing 

Jurisdiction Letter 
CDP No. 4-13-001 



STATE OF CALIFORNIA-- NATURAL RESOURCES AGENCY EDMUND G. BROWN. JR .. Gorernor 

CALIFORNIA COASTAL COMMISSION 
SOUTH CENTRAL COAST AREA 

89 SOUTH CALIFORNIA ST., SUJTE 200 

VENTURA, CA 93001 

(805) 585-1800 

Santa Monica Mountains Local Coastal Program Fact Sheet 

• The effective certification date of the Santa Monica Mountains Local 
Coastal Program (LCP) is October 10, 2014, at which time coastal 
development permit authority is delegated to the County of Los Angeles. 

• Effective October 13,2014, the California Coastal Commission will no 
longer accept new coastal development permit applications or exemption 
requests for development located within the Santa Monica Mountains LCP 
area. 

• Coastal development permit applications submitted to the Coastal 
Commission that are incomplete on October 10, 2014 will be returned to the 
applicant or agent. 

• Coastal development permit applications that are filed complete by the 
Commission on or before October 10, 2014 may, at the option of the 
applicant, remain with the Coastal Commission for completion of review. 
The standard of review for such an application will be the policies and 
provisions of the certified LCP. 

• The applicant may also withdraw the application filed with the Coastal 
Commission and resubmit it to the County through an application pursuant 
to the requirements of the certified LCP. 

• Amendment, extension, reconsideration, and revocation of any coastal 
development permit granted by the Coastal Commission shall be reviewed 
and acted upon by the Commission. Any such requests will be subject to the 
Commission's application and fee requirements. 

• Condition compliance materials will be reviewed by Commission staff for 
all coastal development permits granted by the Coastal Commission. 

• All terms and conditions of any coastal development permit granted by the 
Coastal Commission will remain in full force and effect, including the 
expiration date. Exhibit 13 

SMM LCP Certification 
Fact Sheet 

CDP No. 4-13-001 
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Ramirez Canyon Preservation Fund 
5969 Ramirez Canyon road 

Malibu, CA 90265 

November 24, 2014 

California Coastal Commission 
South Central Coast District Office 
Mr. John (Jack) Ainsworth, Deputy Director 
Mr. Steve Hudson, District Manager 
89 South California Street, Suite 200 
Ventura, CA 93001-2801 

By Overnight Mail 

Ofe 012074 

Re: Application No. 4-13-001 filed by Santa Monica Mountains Conservancy (SMMC) 
and Mountains Recreation and Conservation Authority (MRCA): East of Kanan Dume 
Road, north of Ramirez Canyon Road, west of Murphy Way. North of the City of 
Malibu. Assessor's Parcel Nos. 4465-003-923 (MRCA, 10.49 ac. w/easements); 4465-
004-904 (SMMC, 3.9 ac.); 4465-004-304 (National Park Service, 31.78 ac.) 

Dear Mr. Ainsworth and Mr. Hudson: 

The Ramirez Canyon Preservation Fund is a group of concerned residents and 
homeowners who have been involved in protracted legal and administrative proceedings that 
have now confirmed that SMMC/MRCA ("SMMC") must obtain coastal development permits 
for its property in Ramirez Canyon. The majority of SMMC's property (17.1 acres) in Ramirez 
Canyon lies within the City of Malibu; the adjacent 3.9 acre parcel referred to above lies within 
the County of Los Angeles. The purpose of this letter is to respectfully request that the 
Commission transfer SMMC's Application No. 4-13-001 to the County of Los Angeles for the 
following reasons: 

Application No. 4-13-001 was originally filed with the Commission by SMMC on 
January 8, 2013. After two revisions to the "Project Description," the application was deemed 
complete by the Commission on September 23, 2014. Staff has advised that the matter may be 
set for hearing in February or March of2015. 

On October 10, 2014, however, the Commission officially concurred with the Executive 
Director's determination that the action by Los Angeles County accepting certification of Land 
Use Plan Amendment No. 4-LAC-14-0108-4 with modifications, and Local Implementation Plan 
No. 4-LAC-14-0109-4 with modifications, was legally adequate. We respectfully submit that, 
as a result of that concurrence, the Commission no longer has jurisdiction over Application No. 
4-13-001. Any permit for the project described in Application No. 4-13-001 must be issued by 
the County of Los Angeles. 

Public Resources Code section 30519 provides, in pertinent Exhibit 14 
Ramirez Canyon Preservation Fund 

Comment Letter 
CDP No. 4-13-001 



"Delegation of development review authority; recommendation of amendments to 
program. (a) Except for appeals to the commission, as provided in Section 
30603, afier a local coastal program, or any portion thereof: has been certified 
and all implementing actions within the area affected have become effective, the 
development review authority provided for in Chapter 7 (commencing with 
Section 30600) shall no longer be exercised by the commission over any new 
development proposed within the area to which the certified local coastal 
program, or any portion thereof, applies and shall at that time be delegated to the 
local government that is implementing the local coastal program or any portion 
thereof. .... " (Emphasis added.) 

Public Resources Code section 30600 provides, in pertinent part: 

"Coastal development permit; procedures prior to certification of local coastal 
program; application of section. . .. (d) Afier certification of its local coastal 
program or pursuant to the provisions of Section 30600.5, a coastal development 
permit shall be obtained from the local government as provided for in Section 
30519 or Section 30600.5." (Emphasis added.) 

And finally, Public Resources Code section 30600.5 provides, in pertinent part: 

"Delegation of authority for issuance of coastal development permits to local 
governments; exceptions; application, review and appeal procedures; minimum 
standards; adoption of ordinance. . .. (c) Notwithstanding any other provision of 
this division, afier delegation of authority to issue coastal development permits 
pursuant to subdivision {b), a coastal development permit shall be issued by the 
respective local government or the commission on appeal, if that local 
government or the commission on appeal finds that the proposed development is 
in conformity with the certified land use plan." (Emphasis added.) 

Although Sections 30519 and 30600.5 recognize the Commission's continuing jurisdiction over 
appeals after LCP certification, there is no statutory exception for coastal development permits. 
Application No. 4-13-001 is an application for a coastal development permit. 

California case law confirms what the statutes expressly state: "After an LCP is certified 
by the Coastal Commission, development review authority is 'delegated to the local government 
that is implementing the local coastal program ... .' ([Pub. Resources Code,] § 30519, subd. (a))." 
(North Pacifica LLC v. California Coastal Com'n (2008) 166 Cal.App.4th 1416, 1429.) 
"Administrative action that is not authorized by, or is inconsistent with, acts of the Legislature is 
void." (Schneider v. California Coastal Com. (2006) 140 Cal.App.4th 1339, 1348 (citations 
omitted).) 

The Commission's regulations mirror the statutes set forth above. (See, e.g., 14 Cal. 
Code Regs., sec. 13545 (certification of a LCP results in "delegation to the local government of a 
coastal development permit authority over those developments specified in Public Resources 
Code Section 30519"); see also, !d., sec. 13545.5 (same effect recertification ofLUP). We can 
find only one regulation which discusses the Commission's retention of an application after an 



• 
LCP has been certified (sec. 13546). However, section 13546 applies only to "permit 
applications that have received local government approval and have not been voted upon by the 
Commission." SMMC's application had not received any local government approvals before the 
certification of the LCP. The approval sought by SMMC is for a CDP, which both the statutes 
and the regulations mandate be issued by the County. 

In addition to the jurisdiction issue set forth above, there is also a threshold substantive 
problem with SMMC's application. In June of2014, SMMC filed a CDP application with the 
City for development on the adjacent 17 acre Ramirez Canyon parcel owned by SMMC. We 
have enclosed a copy of the Project Description from the City application for your information. 
The 3.9 acre parcel included in the Project Description for Application No. 4-13-001 is 
landlocked and can be accessed only through the 17 -acre City parcel, which can be accessed only 
via a private road located entirely within the City. Yet, there is no mention of SMMC's 
application to the City in SMMC's application to the Commission, nor is there any mention of 
SMMC's application to the Commission in SMMC's application to the City-- even though the 
cumulative impact of the two applications on Ramirez Canyon is significant. 

The process of dividing a larger overall project into smaller components whose impacts 
individually appear harmless but cumulatively could be considerable is known as piecemealing 
or segmentation. Such segmentation is legally impermissible. "A public agency is not permitted 
to subdivide a single project into smaller individual subprojects in order to avoid the 
responsibility of considering the environmental impact of the project as a whole." (Katzeffv. 
California Dept. of Forestry and Fire Protection (2010) 181 Cal.App.4th 601, 611.) This is 
because "[t]he requirements ofCEQA, cannot be avoided by chopping up proposed projects into 
bite-size pieces which, individually considered, might be found to have no significant effect on 
the environment or to be only ministerial." (Ibid, internal quotations omitted.) Instead, the 
impacts of the entire project must be analyzed together. 

Therefore, for all the reasons set forth herein, we respectfully request that you transfer 
Application No. 4-13-001 to the County of Los Angeles so that the City and County can jointly 
address the cumulative issues. 

Thank you in advance for your consideration. 

Rick Mullen 
President 
Ramirez Canyon Preservation Fund 

Encl: Letter to Los Angeles County Department of Regional Planning (dated this same date) 
Letter to City of Malibu Planning Department (dated this same date) 
Project Description (City of Malibu) 

Cc: County of Los Angeles, Department of Regional Planning 
City of Malibu, Planning Department 
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