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APPLICATION NO.:  4-06-153 
 
APPLICANT:  Los Angeles County Department of Public Works 
 
PROJECT DESCRIPTION: Construction of a 71 linear foot soldier pile retaining wall, a 

maximum of 4 feet 6 inches above road level, consisting of 
a 2-ft. 3-inch handrail on top of a 2-ft. 3-inch concrete 
barrier rail with colored concrete panels. The project 
includes reconstruction of 795 sq. ft. of the Grandview 
Drive roadway; removal of existing guard rail, chain link 
fence and one mature pine tree; temporary k-rail during 
construction; revegetation of the 0.05-acre temporary 
construction easement with native plant species after 
construction of the retaining wall has been completed, and 
187 cu. yds. (129 cu. yds. cut, 58 cu. yds fill) of grading.  

      The project further includes after-the-fact authorization of: 
(1) a 90 linear ft soldier pile retaining wall comprised of a 2-
ft. 3-inch concrete barrier rail with chain link fence on top to 
be retrofitted with 2-ft. 3-inch handrail to match proposed 
wall, (2) reconstruction of approximately 1,210 sq. ft. of 
Grandview Drive roadway, (3) revegetation of the 0.07 
acre impact area, and (4) and 89 cu. yds. (56 cu. yds cut, 
and 33 cu. yds. fill) of grading. 

 
PROJECT LOCATION:  Grandview Drive, 60 feet North of Falls Drive, Fernwood 

Small Lot Subdivision, in the Santa Monica Mountains; Los 
Angeles County (APNs 4447-002-008; 4447-002-010). 

 
MOTION & RESOLUTION:   Page 4 
 

 
SUMMARY OF STAFF RECOMMENDATION: 

 
Staff recommends APPROVAL of the proposed development with seven special 
conditions regarding: (1) a restoration plan; (2) oak tree mitigation and monitoring; (3) 
assumption of risk; (4) material and design specification; (5) removal of excess 
excavated material; (6) best management practices; and (7) condition compliance. 
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Construction of the new wall and reconstruction of the roadway are proposed to 
remediate an outboard slope failure approximately 66 feet long which resulted from the 
January 2005 storm events, and caused visible damage to the roadway. The applicant 
has stated that the 1997 construction of the 90 linear-ft. wall and reconstruction of the 
roadway were necessary to remediate slope failure and road damage that occurred 
during the 1995 storm season. The new wall would be a continuation of the south end of 
the existing unpermitted wall, and upon project completion, would appear as one 
integrated design. The purpose of the proposed project is to maintain the public’s ability 
to use Grandview Drive for vehicular access and provide for emergency 
services/access to the residences and communities along this roadway. 
 
The project site is located within oak woodland habitat, a habitat that is considered to be 
environmentally sensitive habitat area (ESHA) in the Santa Monica Mountains. The 
project footprint is mostly disturbed due to its location adjacent to the road shoulder and 
because the outboard slope is located adjacent to existing residential development that 
was constructed prior to the Coastal Act. As a result, although the oak canopies extend 
over a portion of the project site, the understory of the oak trees is significantly 
disturbed, supporting scattered ornamental plantings. However, the proposed project 
will not involve, or require, the removal of any oak trees on site. 
 
The County has submitted an engineering and alternatives analysis which finds that the 
proposed soldier pile retaining wall is necessary to stabilize the downslope area of 
Grandview Drive in order to prevent further slope failure that could undermine the public 
roadway. Given that slope protection is needed in order to prevent erosion of the road 
shoulder in a fixed position that is constrained by the location of sensitive habitat, it is 
not possible to redesign or relocate the proposed development in a manner that would 
provide for a buffer from the sensitive habitat areas on site.  
 
Therefore design alternatives, rather than siting alternatives, were the focus of the 
alternatives analysis. The design alternatives that were considered include the removal 
and recompaction of fill to regrade the slope and the construction of a concrete retaining 
wall. However, both of these design options would require a larger project footprint 
resulting in significant vegetation removal and impacts to ESHA. In addition, the “no 
project”, or road closure, alternative is not viable in this case because Grandview Drive 
is a public roadway that must be maintained for vehicular and emergency access to the 
Fernwood subdivision. In addition, the “no project” alternative would result in continued 
slope failure and erosion.  
 
Though the proposed soldier pile wall introduces a large physical structure into the 
project area, this alternative would minimize potential impacts to ESHA, would 
revegetate the downslope area, and would be designed to minimize visual intrusion into 
the surrounding environment to the maximum extent feasible. Staff concurs that there 
are no less environmentally damaging alternatives to the proposed project that would 
avoid or further reduce impacts to sensitive coastal resources.   
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However, in order to ensure that adjacent ESHA is protected, special conditions been 
included to require the applicant to: implement a oak woodland habitat restoration plan 
that includes revegetation with native vegetation for all areas that are temporarily 
disturbed by grading and construction activities; mitigate for the significant 
encroachment into three oak tree canopy driplines; remove all excess fill material from 
the project site; and implement best management practices to minimize erosion and 
protect coastal water quality.     
 
The standard of review for the proposed permit application is the Chapter Three policies 
of the Coastal Act. In addition, the policies of the certified Malibu – Santa Monica 
Mountains Land Use Plan (LUP) serve as guidance. The proposed project, as 
conditioned, employs a method that is consistent with the applicable resource protection 
provisions of the Coastal Act. 
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LOCAL APPROVALS RECEIVED:  N/A 
 
SUBSTANTIVE FILE DOCUMENTS:  2006 Biological Reconnaissance Survey Results 
for the Grandview Drive Repair Project (URS Corporation, September 2006); Engineering 
Memo for Proposed Retaining Wall on Grandview Drive (Los Angeles County Department 
of Public Works, no date, received in Commission Office December 14, 2007); Caltrans 
Memo to Bridge Designers, Section 13-1; Caltrans Highway Design Manual, page 200-
47; 
 

 
I. STAFF RECOMMENDATION 
 
MOTION: I move that the Commission approve Coastal Development 

Permit No. 4-06-153 pursuant to the staff recommendation. 
 
STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
permit as conditioned and adoption of the following resolution and findings.  The motion 
passes only by affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION TO APPROVE THE PERMIT: 
 
The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development 
as conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and 
will not prejudice the ability of the local government having jurisdiction over the area to 
prepare a Local Coastal Program conforming to the provisions of Chapter 3.  Approval 
of the permit complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the development on the environment, or 2) 
there are no further feasible mitigation measures or alternatives that would substantially 
lessen any significant adverse impacts of the development on the environment. 
 

II. STANDARD CONDITIONS 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development 
shall not commence until a copy of the permit, signed by the permittee or authorized agent, 
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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. Restoration Plan  

Prior to issuance of this Coastal Development Permit, the applicant shall submit, for the 
review and approval of the Executive Director, a detailed Restoration and Monitoring 
Plan, prepared by a biologist or environmental resource specialist with qualifications 
acceptable to the Executive Director, for all disturbed areas within the temporary 
construction easement and any other areas of the project site temporarily disturbed by 
grading and construction activities.  Within 90 days of the completion of construction, 
the applicant shall commence implementation of the approved Restoration and 
Monitoring 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 and Monitoring Plan shall provide for the restoration of the oak 
woodland habitat understory in the project area with native plant species that are 
appropriate for oak woodlands, including coverage of areas downslope of the 71 feet of 
the proposed wall and where vegetation has been temporarily disturbed or removed due 
to construction activities. These areas shall be replanted with native plant species that 
are appropriate for oak woodland habitat in the same general location.  The restoration 
area shall be delineated on a site plan.  All invasive and non-native plant species shall 
be removed from the restoration area.   
 
The plan shall include detailed documentation of conditions on site prior to the approved 
construction activity (including photographs taken from pre-designated sites annotated 



 4-06-153 (Los Angeles County, Dept of Public Works) 
 Page 6 
 
to a copy of the site plans) and 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 restoration area.  Only native plant species appropriate for a southern 
oak woodland and which are endemic to the Santa Monica Mountains shall be used, as 
listed by the California Native Plant Society - Santa Monica Mountains Chapter in their 
document entitled Recommended List of Plants for Landscaping in the Santa Monica 
Mountains, dated February 5, 1996.  All native 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.  Site restoration shall be deemed successful if 
the revegetation of native plant species on site 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 and performance standards and specify the preferable time of year to carry out 
restoration activities and describe the interim supplemental watering requirements that 
will be necessary. 
 
b. Monitoring Program 
 
A monitoring program shall be implemented to monitor the project 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 Restoration 
Monitoring Report, prepared by a qualified biologist or Resource Specialist, which 
certifies whether the on-site restoration is in conformance with the restoration plan 
approved pursuant to this Special Condition.  The monitoring report shall include 
photographic documentation of plant species and plant coverage. 
 
If the monitoring report indicates the 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 and 
shall implement the approved version of the plan.  The revised restoration plan must be 
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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. 
 
2. Oak Tree Mitigation and Monitoring 

A. Prior to issuance of the Coastal Development Permit, the applicant shall submit, for 
the review and approval of the Executive Director, an off-site oak tree replacement 
planting program, 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. The applicant 
may coordinate with the Mountains Restoration Trust, or other entity acceptable to the 
Executive Director, to prepare and implement the off-site oak tree replacement planting 
program. At least 30 replacement seedlings, less than one year old, grown from acorns 
collected in the selected planting area, shall be planted as mitigation for impacts to 
three oak trees as a result of the proposed project. All replacement seedlings must be 
planted in a suitable location that is restricted in perpetuity from development or is 
public parkland. An appropriate off-site planting area may be identified in collaboration 
with the Mountains Restoration Trust (MRT), or other entity acceptable to the Executive 
Director, and shall be located in the Topanga Canyon watershed within the coastal zone 
of the Santa Monica Mountains.  
 
B. 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. 
 
C. The applicant shall commence implementation of the approved off-site oak tree 
replacement planting program concurrently with the commencement of construction on 
the project site. The Executive Director may extend this time for good reason.  
 
3. Assumption of Risk  

By acceptance of this permit, the applicant acknowledges and agrees (i) that the site 
may be subject to hazards from erosion, landslide, and slope failure; (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 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), 
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expenses, and amounts paid in settlement arising from any injury or damage due to 
such hazards. 
 
4. Material/Design Specifications 

Prior to issuance of this Coastal Development Permit, the applicant shall submit detailed 
plans, for the review and approval of the Executive Director, which show that all 
exposed surfaces of the approved soldier pile retaining wall and handrail, shall be 
designed to include, blend, or mimic, the native materials and appearance (including 
color and texture) of the natural environment (such as the appearance of rock facing). 
The existing 90 linear feet of chain link fencing on the existing wall shall be replaced 
with the proposed metal handrail, matching with, and blending to, the handrail on the 
adjacent 70 linear ft new soldier pile wall. 
 
5. Removal of Excess Excavated Material 

Prior to issuance of this 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 is not authorized to receive fill material and/or does not 
have a coastal permit, such a permit will be required prior to the disposal of material.   
 
6. Best Management Practices. 

By acceptance of this permit, the applicant agrees to implement best management 
practices to minimize erosion and protect water quality adjacent to the project site.  
These measures shall include minimizing grading during the rainy season (November 1 
– March 31).  Should construction activities occur during the rainy season, the applicant 
shall implement sediment control measures such as sand bag barriers, silt fencing, 
geofabric covers or other appropriate cover, or geotextiles and/or mats on all cut or fill 
slopes as soon as possible.  These erosion 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.  Furthermore, should grading or site preparation cease for a period of 
more than 30 days, temporary erosion control measures shall be implemented and 
should include, but not be limited to: stabilization of all stockpiled fill, disturbed soils and 
cut and fill slopes with geotextiles and/or mats, sand bag barriers, and silt fencing.  
These temporary erosion control measures shall be monitored and maintained until 
grading or construction operations resume. 
 
7. Condition Compliance 

Within 120 days of Commission action on this coastal development permit application, 
or within such additional time as the Executive Director may grant for good cause, the 
applicant shall satisfy all requirements specified in the conditions hereto that the 
applicant is required to satisfy prior to issuance of this permit.  Failure to comply with 
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this requirement may result in the institution of enforcement action under the provisions 
of Chapter 9 of the Coastal Act. 
 

IV. FINDINGS AND DECLARATIONS 
 
The Commission hereby finds and declares: 
 

A. PROJECT DESCRIPTION AND BACKGROUND  

The subject site is located on Grandview Drive, approximately 60 feet north of its 
intersection with Falls Drive, within the Fernwood small lot subdivision community, in the 
Santa Monica Mountains; Los Angeles County (Exhibit 1). The project crosses two 
privately-owned parcels. The property owners have granted permission through a 
temporary construction easement for L.A. County Public Works to access the subject 
property and complete the proposed project.  
 
The project site drains to a blueline stream that runs along Falls Drive, under Topanga 
Canyon Boulevard and drains into Topanga Canyon Creek approximately 500 feet from 
the subject site.  
 
The proposed project consists of construction of a 71 linear foot soldier pile retaining 
wall, a maximum of 4 feet 6 inches above road level, consisting of a 2-ft. 3-inch handrail 
on top of a 2-ft. 3-inch concrete barrier rail with colored concrete panels. The project 
also includes reconstruction of 795 sq. ft. of the Grandview Drive roadway; removal of 
existing guard rail, chain link fence and one mature pine tree; temporary k-rail during 
construction; revegetation of the 0.05-acre temporary construction easement with native 
plant species after construction of the retaining wall has been completed, and 187 cu. 
yds. (129 cu. yds. cut, 58 cu. yds fill) of grading. Construction of the wall is proposed to 
remediate an outboard slope failure approximately 66 feet long which resulted from the 
January 2005 storm events, and caused visible damage to the roadway. (Exhibits 2 – 4) 
 
The subject application further requests after-the-fact authorization for a soldier pile wall 
previously constructed along Grandview Drive without the benefit of a coastal 
development permit. The wall was constructed in 1997 by Los Angeles County Public 
Works Department to restore the road after the 1995 storms caused slope failure below 
the road and damaged the roadway. The proposed 71 ft. wall would be a continuation of 
the south end of the existing unpermitted wall, and upon project completion, would 
appear as one integrated design. This application includes a request for after-the-fact 
authorization for: (1) a 90 linear ft soldier pile retaining wall comprised of a 2-ft. 3-inch 
concrete barrier rail with chain link fence on top to be retrofitted with 2-ft. 3-inch handrail 
to match proposed wall, (2) reconstruction of approximately 1,210 sq. ft. of Grandview 
Drive roadway, (3) revegetation of the 0.07 acre impact area, and (4) and 89 cu. yds. 
(56 cu. yds cut, and 33 cu. yds. fill) of grading.  
 
Coastal Permit Required for Repair and Maintenance within ESHA 
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The proposed work is designed to repair a damaged public roadway. The project entails 
repair and maintenance work.  The Commission has expressly recognized, since 1978, 
certain types of repair and maintenance work related to roads as exempt from permit 
requirements pursuant to Section 13252 of the Commission’s regulations and Section 
30610(d) of the Public Resource Code.  See California Public Resources Code (“PRC”) 
Section 30610(d) and the “Repair, Maintenance and Utility Hook-Up Exclusions From 
Permit Requirements” (adopted by the Commission on Sept. 5, 1978) (hereafter, “R&M 
Exclusions”) Appendix I, § 3 (referring to “installation of slope protection devices, minor 
drainage facilities”). However, the exemptions provided by the above referenced 
sections and the R&M Exclusions are limited. Accordingly, California Code of 
Regulations, Title 14 (“14 CCR”), Section 13252 (a) lists extraordinary methods of repair 
and maintenance that do still require a permit. Among those methods is any repair or 
maintenance “located in an environmentally sensitive habitat area.” 14 CCR 
§ 13252(a)(3). Since this project would occur within such an area, the method by which 
this project is conducted is not exempt, and a permit is required. In addition, further 
review of the R&M Exclusions Guidelines confirms that this proposed repair and 
maintenance is not exempt from permit requirements based on that document because 
the proposed development is located outside the “roadway prism” or the roadway 
property or easement and includes construction of a new soldier pile retaining wall. 
 
Similarly, 14 CCR Section 13252(a) states that “activities specifically described in the 
[R&M Exclusions guidance document that] that will have a risk of substantial adverse 
impact on . . . environmentally sensitive habitat area” are not exempt based on that 
document and may require a coastal development permit, pursuant to the normal 
application of section 13252. Thus, in this case, although the project is a repair and 
maintenance project, since the work is to be performed within an ESHA, Section 
13252(a)’s limits on the repair and maintenance exemption do apply, and this project 
does require a permit to ensure that the method employed is as consistent as possible 
with the Chapter 3 policies of the Coastal Act. Moreover, this project involves 
excavation, and the R&M Exclusions guidance document expressly states that a permit 
is required “for excavation . . . outside of the roadway prism” Id. at § II.A., page 2.  
Therefore, a coastal development permit is required for this project. 
 

B. ENVIRONMENTALLY SENSITIVE HABITAT AREAS AND WATER 
QUALITY 

Section 30231 of the Coastal Act states: 
The biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes appropriate to maintain optimum populations 
of marine organisms and for the protection of human health shall be 
maintained and, where feasible, restored through, among other means, 
minimizing adverse effects of waste water discharges and entrainment, 
controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water 
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reclamation, maintaining natural vegetation buffer areas that protect riparian 
habitats, and minimizing alteration of natural streams. 

Section 30240(b) of the Coastal Act states: 
Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts 
which would significantly degrade those areas, and shall be compatible with 
the continuance of those habitat and recreation areas. 

Section 30107.5 of the Coastal Act, defines an environmentally sensitive area as: 
"Environmentally sensitive area" means 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.  
 

Section 30231 of the Coastal Act requires that the biological productivity and the quality 
of coastal waters and streams be maintained and, where feasible, restored through 
among other means, minimizing adverse effects of waste water discharge and 
entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flows, maintaining natural buffer areas that 
protect riparian habitats, and minimizing alteration of natural streams. In addition, 
Section 30240 of the Coastal Act states that environmentally sensitive habitat areas 
must be protected against disruption of habitat values. 
 
The project includes reconstruction of an existing developed roadway and the 
construction of a new soldier pile retaining wall; after-the-fact authorization for the 
construction of a soldier pile retaining wall and reconstruction of the roadway along 
Grandview Drive; and revegetation of the temporary construction easement with native 
plant species after construction of the retaining wall has been completed. One pine tree 
is proposed to be removed.  
 
1. ESHA Determination 

According to the applicant’s submitted biological reconnaissance survey (URS 
Corporation, 2006), the project site is adjacent to and surrounded by residences within a 
mosaic of sparse native oak woodland. Staff has consulted aerial photographs of the 
surrounding area and has confirmed that the project site is adjacent to larger, 
contiguous areas of sensitive habitat.  
 
The project area is located along Grandview Drive, immediately upslope and adjacent to 
existing residential development that was constructed prior to the implementation of the 
Coastal Act. The project footprint is mostly disturbed due to its location adjacent to the 
road shoulder and due to its proximity to the adjacent residential development. 
However, although the understory is disturbed by existing development and associated 
ornamental plantings, the project site is also located underneath native coast live oak 
woodland canopy. Oak tree canopies extend over a portion of the project site, 
emanating from a limited number of trees situated adjacent to the project site, including 
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trees that are physically located on the opposite side of Grandview Drive. No oak trees 
would be removed; however, the project would encroach within the driplines of three 
oak trees that are located immediately adjacent to the project area. 
 
The Santa Monica Mountains comprise the largest, most pristine, and ecologically 
complex example of a Mediterranean ecosystem in coastal southern California.  
California’s coastal sage scrub, chaparral, oak woodlands, and associated riparian 
areas have analogues in just a few areas of the world with similar climate.  
Mediterranean ecosystems with their wet winters and warm dry summers are only found 
in five localities (the Mediterranean coast, California, Chile, South Africa, and south and 
southwest Australia).  Throughout the world, this ecosystem with its specially adapted 
vegetation and wildlife has suffered severe loss and degradation from human 
development.  Worldwide, only 18 percent of the Mediterranean community type 
remains undisturbed1.  However, within the Santa Monica Mountains, this ecosystem is 
remarkably intact despite the fact that it is closely surrounded by some 17 million 
people.  For example, the 150,000 acres of the Santa Monica Mountains National 
Recreation Area, which encompasses most of the Santa Monica Mountains, was 
estimated to be 90 percent free of development in 20002.  Therefore, this relatively 
pristine area is both large and mostly unfragmented, which fulfills a fundamental tenet of 
conservation biology3.  The need for large contiguous areas of natural habitat in order to 
maintain critical ecological processes has been emphasized by many conservation 
biologists4. 
 
The habitat integrity and connectivity that is still evident within the Santa Monica 
Mountains is extremely important to maintain, because both theory and experiments 
over 75 years in ecology confirm that large spatially connected habitats tend to be more 
stable and have less frequent extinctions than habitats without extended spatial 

 
 
1 National Park Service.  2000.  Draft general management plan & environmental impact statement.  
Santa Monica Mountains National Recreation Area – California. 
2 Ibid. 
3 Harris, L. D. 1988. Edge effects and conservation of biotic diversity. Conserv. Biol. 330-332.  Soule, M. 
E, D. T. Bolger, A. C. Alberts, J. Wright, M. Sorice and S. Hill. 1988. Reconstructed dynamics of rapid 
extinctions of chaparral-requiring birds in urban habitat islands. Conserv. Biol. 2: 75-92.  Yahner, R. H. 
1988. Changes in wildlife communities near edges. Conserv. Biol. 2:333-339.  Murphy, D. D. 1989. 
Conservation and confusion: Wrong species, wrong scale, wrong conclusions. Conservation Biol. 3:82-
84. 
4 Crooks, K. 2000. Mammalian carnivores as target species for conservation in Southern California.  p. 
105-112 in: Keeley, J. E., M. Baer-Keeley and C. J. Fotheringham (eds), 2nd Interface Between Ecology 
and Land Development in California, U.S. Geological Survey Open-File Report 00-62.  Sauvajot, R. M., E. 
C. York, T. K. Fuller, H. Sharon Kim, D. A. Kamradt and R. K. Wayne. 2000. Distribution and status of 
carnivores in the Santa Monica Mountains, California: Preliminary results from radio telemetry and remote 
camera surveys. p 113-123 in: Keeley, J. E., M. Baer-Keeley and C. J. Fotheringham (eds), 2nd Interface 
Between Ecology and Land Development in California, U.S. Geological Survey Open-File Report 00-62.  
Beier, P. and R. F. Noss. 1998. Do habitat corridors provide connectivity? Conserv. Biol. 12:1241-1252.  
Beier, P. 1996. Metapopulation models, tenacious tracking and cougar conservation. In: Metapopulations 
and Wildlife Conservation, ed. D. R. McCullough. Island Press, Covelo, California, 429p.   
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structure5.  Beyond simply destabilizing the ecosystem, fragmentation and disturbance 
can even cause unexpected and irreversible changes to new and completely different 
kinds of ecosystems (habitat conversion)6.   
 
As a result of the pristine nature of large areas of the Santa Monica Mountains and the 
existence of large, unfragmented and interconnected blocks of habitat, this ecosystem 
continues to support an extremely diverse flora and fauna.  The observed diversity is 
probably a function of the diversity of physical habitats.  The Santa Monica Mountains 
have the greatest geological diversity of all major mountain ranges within the transverse 
range province.  According to the National Park Service, the Santa Monica Mountains 
contain 40 separate watersheds and over 170 major streams with 49 coastal outlets7.  
These streams are somewhat unique along the California coast because of their 
topographic setting.  As a “transverse” range, the Santa Monica Mountains are oriented 
in an east-west direction.  As a result, the south-facing riparian habitats have more 
variable sun exposure than the east-west riparian corridors of other sections of the 
coast.  This creates a more diverse moisture environment and contributes to the higher 
biodiversity of the region.  The many different physical habitats of the Santa Monica 
Mountains support at least 17 native vegetation types8 including the following habitats 
considered sensitive by the California Department of Fish and Game:  native perennial 
grassland, coastal sage scrub, red-shank chaparral, valley oak woodland, walnut 
woodland, southern willow scrub, southern cottonwood-willow riparian forest, sycamore-
alder woodland, oak riparian forest, coastal salt marsh, and freshwater marsh.  Over 
400 species of birds, 35 species of reptiles and amphibians, and more than 40 species 
of mammals have been documented in this diverse ecosystem.  More than 80 sensitive 
species of plants and animals (listed, proposed for listing, or species of concern) are 
known to occur or have the potential to occur within the Santa Monica Mountains 
Mediterranean ecosystem.  
 
The project is located within coast live oak woodland habitat, a habitat that is 
considered to be environmentally sensitive habitat area (ESHA) in the Santa Monica 
Mountains. As described above and in more detail in the memo “Designation of ESHA 
in the Santa Monica Mountains, dated March 25, 2003 by John Dixon  (Exhibit 5), the 
Mediterranean Ecosystem in the Santa Mountains is itself both rare and valuable 

 
 
5 Gause, G. F. 1934. The struggle for existence. Balitmore, William and Wilkins 163 p. (also reprinted by 
Hafner, N.Y. 1964).  Gause, G. F., N. P. Smaragdova and A. A. Witt. 1936. Further studies of interaction 
between predators and their prey. J. Anim. Ecol. 5:1-18.  Huffaker, C. B. 1958. Experimental studies on 
predation: dispersion factors and predator-prey oscillations. Hilgardia 27:343-383.  Luckinbill, L. S. 1973. 
Coexistence in laboratory populations of Paramecium aurelia and its predator Didinium nasutum. Ecology 
54:1320-1327.  Allen, J. C., C. C. Brewster and D. H. Slone. 2001. Spatially explicit ecological models: A 
spatial convolution approach. Chaos, Solitons and Fractals. 12:333-347. 
6 Scheffer, M., S. Carpenter, J. A. Foley, C. Folke and B. Walker. 2001. Catastrophic shifts in 
ecosystems. Nature 413:591-596. 
7 NPS.  2000.  op.cit. 
8 From the NPS report ( 2000 op. cit.) that is based on the older Holland system of subjective 
classification.  The data-driven system of Sawyer and Keeler-Wolf results in a much larger number of 
distinct “alliances” or vegetation types. 
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because of its relatively pristine character, physical complexity, and resultant biological 
diversity. Oak woodland and savannahs are a component of this Mediterranean 
Ecosystem. Coast live oak woodland occurs mostly on north slopes, shaded ravines 
and canyon bottoms. Besides the coast live oak, this plant community includes hollyleaf 
cherry, California bay laurel, coffeeberry, and poison oak. Coast live oak also occurs as 
a riparian corridor species within the Santa Monica Mountains. 
 
In the Santa Monica Mountains, oak woodlands provide habitat that has many important 
roles in the ecosystem, including the provision of critical linkages to other community 
types such as riparian corridors and grassland, the provision of essential habitat for a 
high diversity of birds, the provision of refuge for raptors and bats, the support of rare 
species, and the reduction of erosion on slopes, thereby protecting the water quality of 
coastal streams. Typical wildlife in this habitat includes acorn woodpeckers, scrub jays, 
plain titmice, northern flickers, cooper’s hawks, western screech owls, mule deer, gray 
foxes, ground squirrels, jackrabbits and several species of sensitive bats. 
 
The natural habitats of the Santa Monica Mountains, including oak woodland 
communities, are highly threatened by current development pressure, fragmentation 
and impacts from the surrounding megalopolis.  The developed portions of the Santa 
Monica Mountains represents the extension of this urbanization into natural areas. 
About 54% of the undeveloped Santa Monica Mountains are in private ownership9, and 
computer simulation studies of the development patterns over the next 25 years predict 
a serious increase in habitat fragmentation10.  Development and associated human 
activities have many well-documented deleterious effects on natural communities.  
These environmental impacts may be both direct and indirect and include the effects of 
increased fire frequency, of fire clearance, of introduction of exotic species, and of night 
lighting. 
 
Therefore, for the reasons detailed above and further detailed in Exhibit 5, which is 
incorporated herein, due to its important ecosystem functions and vulnerability to 
development, oak woodland habitat within the Santa Monica Mountains meet the 
definition of ESHA under the Coastal Act. Further, though the understory is disturbed, 
the Commission finds that the oak woodland at the subject site meets the definition of 
ESHA, pursuant to Section 30107.5 of the Coastal Act, due to: its increasing rarity, its 
connectivity with larger contiguous habitats, its vital role in the functioning of the Santa 
Monica Mountains Mediterranean ecosystem, its important ecosystem functions, and its 
vulnerability to development.  
 

 
 
9 National Park Service. 2000. Draft: General Management Plan & Environmental Impact Statement, 
Santa Monica Mountains National Recreation Area, US Dept. of Interior, National Park Service, 
December 2000. 
10 Swenson, J. J., and J. Franklin. 2000. The effects of future urban development on habitat fragmentation 
in the Santa Monica Mountains. Landscape Ecol. 15:713-730. 
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2. Application of the Section 30240 ESHA Protection Policy  

Coastal Act Section 30240 requires that ESHA be protected against any significant 
disruption of habitat values, and that only resource dependent uses be allowed within 
ESHA. Further, Section 30240 requires that development in areas adjacent to 
environmentally sensitive habitat areas be sited and designed to prevent impacts which 
would significantly degrade such areas and shall be compatible with the continuance of 
such habitat areas. In addition, Section 30231 of the Coastal Act specifically provides 
that the quality of coastal waters and streams shall be maintained and restored 
whenever feasible.   
 
To assist in the determination of whether a project is consistent with Sections 30231 
and 30240 of the Coastal Act, the Commission has, in past coastal development permit 
actions for new development in the Santa Monica Mountains, looked to the certified 
Malibu/Santa Monica Mountains Land Use Plan (LUP) for guidance.  The 1986 LUP has 
been found to be consistent with the Coastal Act and provides specific standards for 
development within the Santa Monica Mountains. In its findings regarding the 
certification of the Malibu/Santa Monica Mountains LUP, the Commission emphasized 
the importance placed by the Coastal Act on protection of sensitive environmental 
resources finding that: 
 

Environmentally sensitive habitat areas (ESHAs) shall be protected against 
significant disruption of habitat values, and only uses dependent on such 
resources shall be allowed within such areas.  Residential use shall not be 
considered a resource dependent use. 

 
Specifically, Policy 76 of the LUP, in concert with the Coastal Act, limits stream 
alterations.  In addition, Policy 82 of the LUP, in concert with the Coastal Act, provides 
that grading shall be minimized to ensure that the potential negative effects of runoff 
and erosion on watershed and streams is minimized. Further, Policies 84 and 94, in 
concert with the Coastal Act, provide that disturbed areas shall be revegetated with 
native plant species within environmentally sensitive habitat areas and significant 
watersheds.  
 
In this case, the proposed road reconstruction and soldier pile retaining wall is 
necessary to stabilize the existing roadway that was damaged by soil erosion 
associated with a large storm event.  Given that the project addresses a slope failure in 
a fixed location, the siting of such development to avoid impacts to ESHA is necessarily 
constrained. In this case, the failing slope itself is located partially underneath oak 
woodland ESHA. As a result, it is not possible to relocate the proposed development in 
a manner that would avoid or provide a buffer from the sensitive habitat areas. 
Therefore, it is essential to consider design options that would reduce impacts to ESHA, 
consistent with Coastal Act Section 30240. 
 
The proposed project is designed to repair the existing public road that was previously 
damaged due to storm activity. The project entails necessary repair and maintenance 
work. As discussed in detail above, although the proposed repair of the existing public 
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roadway and its supporting slopes is generally consistent with the repair and 
maintenance activities that are allowed under Coastal Act and the R&M Guidelines for 
public projects, in this case, the project is located within ESHA and therefore, a coastal 
development permit is required.  
 
The County Geotechnical and Materials Engineering Division has submitted an 
engineering and alternatives analysis for the proposed project, which indicates that the 
excessive runoff during the January 2005 storm season caused the road and hillside to 
fail along this section of Grandview Drive. The report noted that the large cracks in the 
roadway are due to “soil slumping caused by intense rainfall and ensuing saturation of 
the slope” and that “without construction of the soldier pile retaining wall the un-braced 
slope is susceptible to failure in the next occurrence of intense rainfall. Failure of the 
slope will render the roadway impassable and pose a public safety hazard.”  
 
The engineering and alternatives analysis found that the proposed soldier pile retaining 
wall is necessary to stabilize the downslope area of Grandview Drive in order to prevent 
further slope failure that could undermine the public roadway. The analysis indicates 
that design alternatives that were considered include the removal and recompaction of 
fill to regrade the slope and the construction of a concrete retaining wall. However, both 
of these design options would require a larger project footprint resulting in significant 
vegetation removal and impacts to ESHA.  In addition, the “no project”, or road closure, 
alternative is not viable in this case because Grandview Drive is a public roadway that 
must be maintained for vehicular and emergency access to the Fernwood subdivision. 
In addition, the “no project” alternative would result in continued slope failure and 
erosion.  
 
Though the proposed soldier pile wall introduces a large physical structure into the 
project area, this alternative would minimize potential impacts to ESHA, would 
revegetate the downslope area, and would be designed to minimize visual intrusion into 
the surrounding environment. Staff concurs that there are no less environmentally 
damaging alternatives to the proposed project that would avoid or further reduce 
impacts to sensitive coastal resources.   
 
However, the project as designed has the potential to result in adverse impacts to 
ESHA on site, given that it is located underneath the tree canopy of sensitive oak 
woodland habitat.   
 
Therefore, in order to ensure that new development is consistent with the above 
referenced resource protection policies of both the Coastal Act and LUP, the 
Commission finds that Special Condition One (1) is necessary to ensure that 
temporary construction impacts to oak woodland habitat is minimized. Specifically, 
Special Condition One (1) requires that prior to issuance of the permit, the applicant 
shall submit, for the review and approval of the Executive Director, a detailed Oak 
Woodland Habitat Restoration Plan and Monitoring Program, prepared by a biologist or 
environmental resource specialist with qualifications acceptable to the Executive 
Director, for all areas of the project site temporarily disturbed by grading and 
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construction activities. Within 90 days of completion of the project, the applicant shall 
commence implementation of the approved riparian habitat restoration and mitigation 
plan. The Executive Director may grant additional time for good cause. 
 
The Restoration Plan required pursuant to Special Condition One (1) shall provide for 
the mitigation for potential impacts to oak woodland habitat by replanting the understory 
areas that have been either temporarily disturbed or removed due to construction 
activities. These areas shall be planted with appropriate native plant species in the 
same location appropriate for an oak woodland area. All invasive and non-native plant 
species shall be removed from the project area and shall be revegetated with native 
plant species appropriate to an oak woodland habitat area. In addition, Special 
Condition One (1) also requires the applicant implement a five year monitoring 
program to ensure the success of the replanting. 
 
Further, the project footprint is located in proximity to the trunks of three large coast live 
oak trees, representing a significant encroachment into the dripline of these tree 
canopies. Given the importance of oak woodlands and individual oak trees, even those 
that have been disturbed or fragmented by development, the Commission has 
consistently required, through past permit actions, that new development avoid the 
removal of oak trees, unless there is no feasible alternative for siting or designing the 
development. In this case, no oak trees will be removed. However, given the sensitivity 
of oak trees to disturbance or encroachment of development into the root zone, the 
Commission has required that encroachments within the protected zone (5 feet beyond 
the dripline, or 15 feet from the trunk, whichever is greater) be avoided unless there is 
no feasible alternative for the siting of development. The Commission has determined 
that in cases where the significant encroachment within the protected zone of oak trees 
is unavoidable, the planting of replacement trees is necessary as mitigation, at a ratio of 
at least ten seedlings for every tree impacted. If there is suitable area on the project 
site, replacement trees should be provided on-site. The Commission has found, through 
permit actions, based on the recommendations of resource specialists studying oak 
restoration that oak trees are most successfully established when planted as acorns 
collected in the local area or seedlings grown from such acorns. Many factors, over the 
life of the restoration, can result in the death of the replacement trees. In order to ensure 
that adequate replacement is eventually reached, it is necessary to provide a 
replacement ratio of at least ten replacement trees for every tree removed or impacted 
to account for the mortality of some of the replacement trees.  
 
Therefore, in order to mitigate the impacts from the direct encroachment underneath the 
canopies of three oak trees, a total of 30 replacement trees must be planted. In order to 
provide this mitigation, the Commission finds it necessary to require the applicant to 
plant 30 replacement trees, as detailed in Special Condition Two (2).  Special 
Condition 2 requires the applicant to plant at least 30 replacement seedlings, less than 
one year old, grown from acorns collected in the selected off-site planting area. 
Typically, the Commission will require such mitigation to be carried out on the project 
site, if suitable habitat exists therein. Since on-site mitigation is not feasible given the 
site’s constrained topographic conditions and limited terms of access by the County of 
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Los Angeles, all replacement seedlings must be planted in a suitable location off-site 
that is restricted from development or is public parkland. An appropriate off-site 
mitigation area shall be identified within the Topanga Canyon watershed. Special 
Condition 2 also requires the applicant to submit an off-site oak tree replacement 
planting program, which specifies replacement tree locations, tree or seedling size 
planting specifications, and a ten-year monitoring program to ensure that the 
replacement planting program is successful. The applicant may coordinate with the 
Mountains Restoration Trust, or other entity acceptable to the Executive Director, to 
prepare and implement the off-site oak tree replacement planting program. The 
applicant shall commence implementation of the approved off-site oak tree replacement 
planting program concurrently with the commencement of construction on the project 
site.  
 
3. Water Quality 

Section 30231 of the Coastal Act mandates the maintenance and protection of the 
biological productivity and quality of coastal waters and streams.  The project area is 
situated several hundred feet upstream of the Topanga Canyon Creek channel that is 
considered to be ESHA and the potential exists for impacts to the water quality of the 
creek, particularly from erosion of sediment from the site. The sensitive habitats found in 
the stream and downstream of the project site could be adversely impacted by the 
proposed project through the introduction of excavated materials, chemicals, debris or 
sediment into the stream. Additionally, petroleum hydrocarbons including oil and grease 
from vehicles could be introduced to the stream through runoff. The discharge of these 
pollutants to coastal waters can cause cumulative impacts such as: eutrophication and 
anoxic conditions resulting in fish kills and diseases and the alteration of aquatic habitat 
including adverse changes to species composition and size; excess nutrients causing 
algae blooms and sedimentation increasing turbidity, which both reduce the penetration 
of sunlight needed by aquatic vegetation which provides food and cover for aquatic 
species; disruptions to the reproductive cycle of aquatic species; acute and sublethal 
toxicity in marine organisms leading to adverse changes in reproduction and feeding 
behavior; and human diseases such as hepatitis and dysentery.  These impacts reduce 
the biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes and reduce optimum populations of marine organisms and have 
adverse impacts on human health.  
 
To protect water quality adjacent to the project site during and after project construction, 
Special Condition Six (6) has been included to require the applicant to implement best 
management practices to minimize erosion and protect water quality. These measures 
include minimizing grading during the rainy season and implementing sediment control 
measures such as sand bag barriers, silt fencing, or geofabric covers on all cut or fill 
slopes, should construction activities occur during rainy season. Special Condition 6 
also requires that erosion measures be installed at 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 and requires 
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temporary erosion control measures should construction activities cease for more than 
30 days.   
 
Additionally, the project includes an excess of cut grading. These materials, if not 
properly managed and disposed, could have downstream water quality impacts. 
Excavated materials that are placed in stockpiles are subject to increased erosion. In 
order to ensure that excavated material will be limited to the designated temporary 
stockpile areas and be properly removed and disposed in a timely manner, Special 
Condition Five (5) also requires the applicant to properly remove all debris and 
excavated material from the site to a location that has authorization to receive such 
debris or fill. 
 
The Commission finds that the proposed project, only as conditioned, will serve to 
maintain the quality of coastal waters to the extent possible and to minimize impacts to 
environmentally sensitive habitat area, while still allowing the repair project to proceed.  
It is thus as consistent as feasible with Sections 30231 and 30240 of the Coastal Act. 
 

C. HAZARDS AND GEOLOGIC STABILITY 

Coastal Act Section 30253 states in part: 
New development shall: 

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

(2) Assure stability and structural integrity, and neither create nor 
contribute significantly to erosion, 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.   

 
The proposed development is located in the Santa Monica Mountains, an area which is 
generally considered to be subject to an unusually high amount of natural hazards.  
Geologic hazards common to the Santa Monica Mountains include 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. 
 
The project includes reconstruction of an existing developed roadway and the 
construction of a new soldier pile retaining wall; after-the-fact authorization for the 
construction of a soldier pile retaining wall and reconstruction of the roadway along 
Grandview Drive; and revegetation of the temporary construction easement with native 
plant species after construction of the retaining wall has been completed.  
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The County Geotechnical and Materials Engineering Division has submitted an 
engineering memo for the proposed project, which indicates that the excessive runoff 
during the January 2005 storm season caused the road and hillside to fail along this 
section of Grandview Drive. The report noted that the large cracks in the roadway are 
due to “soil slumping caused by intense rainfall and ensuing saturation of the slope” and 
that “without construction of the soldier pile retaining wall the un-braced slope is 
susceptible to failure in the next occurrence of intense rainfall. Failure of the slope will 
render the roadway impassable and pose a public safety hazard.”  The purpose of the 
proposed project is to maintain the public’s ability to use Grandview Drive for vehicular 
access and provide for emergency services/access to the residences and communities 
along this roadway. 
 
The Commission notes that the proposed development, although necessary to 
remediate a hazardous eroding slope condition, will still not eliminate the potential for 
erosion of the steep slope on the subject site. The Commission finds that minimization 
of site erosion will add to the stability of the site.  Erosion can best be minimized by 
requiring the applicant to plant all disturbed areas of the site with native plants 
compatible with the surrounding chaparral habitat.  Further, in past permit actions, the 
Commission has found that invasive and non-native plant species are typically 
characterized as having a shallow root structure in comparison with their high 
surface/foliage weight and/or require a greater amount of irrigation and maintenance 
than native vegetation.  The Commission notes that non-native and invasive plant 
species with high surface/foliage weight and shallow root structures do not serve to 
stabilize steep slopes, such as the slopes on the subject site, and that such vegetation 
results in potential adverse effects to the geologic stability of the project site. In 
comparison, the Commission finds that native plant species are typically characterized 
not only by a well-developed and extensive root structure in comparison to their 
surface/foliage weight but also by their low irrigation and maintenance requirements. 
Therefore, in order to ensure the stability and geotechnical safety of the site, Special 
Condition One (1) specifically requires that all proposed disturbed areas on subject site 
be stabilized with native vegetation appropriate for the oak woodland habitat.   
 
The proposed project, as conditioned to ensure that the disturbed slopes on site are 
revegetated with native vegetation, has been designed to ensure slope stability on site 
to the maximum extent feasible.  However, the Coastal Act recognizes that certain 
development projects located in geologically hazardous areas, such as the subject site, 
still involve the taking of some risk.  Coastal Act policies require the Commission to 
establish the appropriate degree of risk acceptable for the proposed development and 
to determine who should assume the risk.  When development in areas of identified 
hazards is proposed, the Commission considers the hazard associated with the project 
site and the potential cost to the public, as well as the individual's right to use his 
property.  As such, the Commission finds that due to the foreseen possibility of erosion, 
landslide, and slope failure, the applicant shall assume these risks as a condition of 
approval.  Therefore, Special Condition Three (3) requires the applicant to waive any 
claim of liability against the Commission for damage to life or property which may occur 
as a result of the permitted development.  The applicant's assumption of risk, will show 
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that the applicant is aware of and appreciates the nature of the hazards which exist on 
the site, and which may adversely affect the stability or safety of the proposed 
development.   
 
Therefore, for the reasons discussed above, the Commission finds that the proposed 
project, as conditioned, is consistent with Section 30253 of the Coastal Act. 
 

D. VISUAL RESOURCES 

Section 30251 of the Coastal Act states that: 
The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance.  Permitted development shall 
be sited and designed to protect views to and along the ocean and scenic 
coastal areas, to minimize the alteration of natural land forms, to be visually 
compatible with the character of surrounding areas, and, where feasible, to 
restore and enhance visual quality in visually degraded areas.  New 
development in highly scenic areas such as those designated in the California 
Coastline Preservation and Recreation Plan prepared by the Department of 
Parks and Recreation and by local government shall be subordinated to the 
character of its setting. 

 
The project includes reconstruction of an existing developed roadway and the 
construction of a 71 linear-ft. soldier pile retaining wall; after-the-fact authorization for 
the construction of a 90 linear-ft. soldier pile retaining wall and reconstruction of the 
roadway along Grandview Drive; and revegetation of the temporary construction 
easement with native plant species after construction of the retaining wall has been 
completed. The existing 90 ft. wall was constructed in 1997 by Los Angeles County 
Public Works Department to restore the road after the 1995 storms caused slope failure 
below the road and damaged the roadway. The new wall would be a continuation of the 
south end of the existing unpermitted wall, and upon project completion, would appear 
as one integrated design.  
 
The soldier pile retaining walls can be characterized as combination barrier railings, 
consisting of a 2-ft. 3-inch vehicular concrete barrier with a 2-ft. 3-inch bicycle rail on top 
of the concrete barrier (retaining wall). Approximately 4 ft. 6 inches would be exposed 
above grade and visible by the public along the roadway. The final wall would be visible 
by the public from immediate vantage points along the Grandview Drive roadway. The 
exterior of the wall (opposite side from the roadway) would be visible from the adjacent 
private development.  
 
The project includes the removal of the existing 5 ft. high chain link fence on top of the 
concrete wall and subsequent replacement with the updated handrail design, thereby 
retrofitting the existing wall to meet the proposed maximum 4 ft. 6 inches height above 
the roadway. The accepted minimum guardrail height for pedestrians and wheelchairs is 
42 inches above the pathway or sidewalk surface. (Caltrans Memo to Bridge Designers, 
Section 13-1). On bikeways, in addition to a handrail, most guidelines specify that an 
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additional rail, a higher guardrail, be provided to prevent toppling, since cyclists have a 
higher center of gravity than pedestrians. Generally, the recommended bicycle guardrail 
height is 4 ft. 6 inches (Caltrans Highway Design Manual, page 200-40). Caltrans allows 
that a lower rail may be used if a curbed sidewalk separates the bikeway from the railing 
(Caltrans Highway Design Manual, page 200-41). Pedestrian and/or bicycle railings are 
required for safety reasons where the vertical fall is 4 feet or more adjacent to a 
retaining wall. In this case, the vertical drop would be more than 4 feet on the outboard 
slope side of the wall, and therefore a railing is required. 
 
The proposed concrete wall will serve as a barrier for vehicles, while the proposed 
handrail is necessary to ensure protection of pedestrians and bicyclists. The applicant 
has worked with Commission staff to provide design alternatives that would meet the 
safety design requirements while at the same time reduce the visual intrusion of the 
barrier, given the rural community character of the subject site. The potential alternative 
designs included wrought-iron type fence, tubular handrail design (i.e., proposed 
design), or chain link fence. An alternative concrete rail design was not visually 
permeable and therefore was not considered. Additionally, the width of the roadway was 
too constrained to support a separate walkway/bikeway that would allow separation of 
the vehicular & bicycle traffic from pedestrian, and thus, the potential for a lower overall 
rail design was not feasible given these circumstances. Staff reviewed the alternatives 
and determined that the handrail, if modified to blend with the natural surroundings, 
would be the alternative most in keeping with the rural community.  
 
The Commission finds that the soldier pile retaining wall, road reconstruction, and 
associated grading would serve to increase the structural stability of the roadway on the 
subject site and ensure public safety. However, the wall will be visible along Grandview 
Drive (a public roadway), and the wall would be more urban in appearance and less 
consistent with the rural nature of the area surrounding the project site than previously 
existed. Therefore, to minimize adverse effects to public views resulting from the 
proposed development, the Commission finds that the surface of the proposed soldier 
pile retaining wall and handrail barrier must be designed to include, blend, or mimic, the 
color and texture of native materials and appearance of the natural environment (such 
as the appearance of rock facing), pursuant to Special Condition Four (4). 
 
For the reasons discussed above, the Commission finds that the proposed 
development, as conditioned, protects the scenic and visual qualities of the area and is 
consistent with Section 30251 of the Coastal Act. 
 

E. UNPERMITTED DEVELOPMENT 

Development has occurred on Grandview Drive adjacent to the subject site without the 
required coastal development permit, including but not limited to construction of a 90 
linear foot soldier pile retaining wall, 2 ft. 3 inches in height with a five-foot chain link 
fence on top, reconstruction of approximately 1,210 sq. ft. of Grandview Drive roadway, 
and 89 cu. yds. (56 cu. yds cut, and 33 cu. yds. fill) of grading. The wall was constructed 
in 1997 by Los Angeles County Public Works Department to restore the road after the 
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1995 storms caused slope failure below the road and damaged the roadway. This 
application includes a request for after-the-fact authorization for the above referenced 
unpermitted development. The area where the existing wall is located is directly 
adjacent to residential development including building constructed prior to the Coastal 
Act, and although located under the canopy of oak trees that are situated on the other 
side of Grandview Drive, there are no oak trees directly located along this stretch of the 
project.  In order to ensure that the unpermitted development component of this 
application is resolved in a timely manner, the Commission finds it necessary to require, 
through Special Condition Seven (7), the applicant to fulfill all of the Special 
Conditions as a prerequisite to the issuance of this permit within 180 days of 
Commission action.   
 

F. LOCAL COASTAL PROGRAM 

Section 30604 of the Coastal Act states: 
a)  Prior to certification of the local coastal program, a coastal development 
permit shall be issued if the issuing agency, or the commission on appeal, 
finds that the proposed development is in conformity with the provisions of 
Chapter 3 (commencing with Section 30200) of this division and that the 
permitted development will not prejudice the ability of the local government to 
prepare a local program that is in conformity with the provisions of Chapter 3 
(commencing with Section 30200). 

 
Section 30604(a) of the Coastal Act provides that the Commission shall issue a Coastal 
Development Permit only if the project will not prejudice the ability of the local 
government having jurisdiction to prepare a Local Coastal Program that conforms with 
the Chapter 3 policies of the Coastal Act.  The preceding sections provide findings that 
the proposed project will be in conformity with the provisions of Chapter 3 if certain 
conditions are incorporated into the project and are accepted by the applicant.  As 
conditioned, the proposed development will not create adverse impacts and is found to 
be consistent with the applicable policies contained in Chapter 3.  Therefore, the 
Commission finds that approval of the proposed development, as conditioned, will not 
prejudice the County of Los Angeles’ ability to prepare a Local Coastal Program for this 
area which is also consistent with the policies of Chapter 3 of the Coastal Act, as 
required by Section 30604(a). 
 

G. CEQA 

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 
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which would substantially lessen any significant adverse effect that the activity may 
have on the environment. 
 
The County of Los Angeles found that the proposed project was statutorily exempt 
pursuant to Section 21080 (b) (3) of the California Environmental Quality.  
 
The Commission incorporates its findings on Coastal Act 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 is 
authorized by the Act and, as conditioned, is as consistent with the policies of the 
Coastal Act as is possible.  Feasible mitigation measures which will minimize all 
adverse environmental effects have been required as special conditions.  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. 
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