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Staff Recommendation:  Approval with conditions 
 
 

SUMMARY OF STAFF RECOMMENDATION 
 
The applicant is proposing to remove non-native Carpobrotus spp., or iceplant, from a targeted 3-
acre area within the Ballona Wetlands Ecological Reserve known as Area B, south of Culver 
Boulevard in Playa Del Rey.   Solarization of iceplant monocultures will be the primary removal 
method, which utilizes large black plastic sheeting to eliminate radiant sunlight while heating it, 
which kills and dries the iceplant.  Removing iceplant on site will help protect the remaining native 
flora that will be critical to the revegetation of the Reserve for the larger multi-year restoration 
effort currently underway. 
 
The proposed project raises issues regarding environmentally sensitive habitat areas and sensitive 
species.  Staff is recommending APPROVAL of a permit for the proposed development with 
special conditions regarding: 1) timing of operations; 2) the submittal of a plan to monitor and 
remove invasive non-native plants from the project area; and 3) disposal of materials.  As 
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conditioned, the proposed development conforms with all applicable policies of the Coastal Act.  
The applicant is in agreement with the staff recommendation. 
 
Section 30600(c) of the Coastal Act provides for the issuance of coastal development permits 
directly by the Commission in regions where the local government having jurisdiction does not 
have a certified Local Coastal Program.  The City of Santa Monica only has a certified Land Use 
Plan and has not exercised the options provided in 30600(b) or 30600.5 to issue its own permits.  
Therefore, the Coastal Commission is the permit issuing entity and the standard of review is 
Chapter 3 of the Coastal Act.  The certified Land Use Plan may be used for guidance. 
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I. MOTION AND RESOLUTION 
 
Motion:  
 

I move that the Commission approve the coastal development permit applications included 
on the regular calendar in accordance with the staff recommendations. 

 
Staff recommends a YES vote.  Passage of this motion will result in approval of all of the permits 
included on the consent calendar.  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 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: 
 
This permit is granted subject to the following 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 of 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. 
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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: 
 
This permit is granted subject to the following special conditions: 

 
1. Timing of Operations. The project operations, including vegetation eradication and 

removal, hauling, annual maintenance and spot removal shall be prohibited from February 1 
through August 30 to avoid impact to avian species during breeding season.  
 

2.   Plan to Monitor the Disturbed Area and Remove Invasive Non-native Plants 
 
A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant will submit, for the review and written approval of the Executive Director, a   plan 
to monitor the area targeted for invasive removal.  The plan shall include procedures for 
identification and removal of non-native invasive plants that may be found in the area.  The 
plan shall be reviewed and approved by, the California Department of Fish and Game prior 
to being submitted to the Executive Director for review and approval.  The plan shall 
include the following:   
 

 
1. Vegetation planted on the site shall consist of native plants typically found in the 

Ballona Wetlands.   
 

2. Invasive plants are those identified in the California Native Plant Society, Los 
Angeles -- Santa Monica Mountains Chapter handbook entitled Recommended List 
of Native Plants for Landscaping in the Santa Monica Mountains, January 20, 
1992, those species listed by the California Invasive Plant Council on any of their 
watch lists as published in 2007, and those otherwise identified by the Department 
of Fish and Wildlife or the United States Fish and Wildlife Service. No non-native 
or invasive species shall be employed on the site. 

 
3. All non-native invasive plants shall be removed with hand tools. 

 
4. No herbicides or rodenticides shall be employed.  

 
B.  The permittee shall undertake development in accordance with the approved final plans.  
Any proposed changes to the approved final plan shall be reported to the Executive Director.  
No changes to the approved final plan shall occur without a Commission amendment to this 
coastal development permit unless the Executive Director determines that no amendment is 
required. 
 
C. Two years from the date of issuance of Coastal Development Permit No. 5-15-1427, 
the applicant shall submit for the review and approval of the Executive Director, a 
monitoring report, prepared by a licensed biologist or landscape architect with expertise in 
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wetland restoration that indicates the progress of the natural revegetation of the impacted 
area.  The monitoring report shall include photographic documentation of plant species, 
plant coverage and an evaluation of the natural restoration of the site.   
 

3.   Disposal of Materials 
 
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 material removed from the project site.  All materials and debris shall be deposited at 
an approved dumping location either outside the coastal zone or to a site within the coastal 
zone permitted to receive such material. 

 
IV.   FINDINGS AND DECLARATIONS: 
 
A.  PROJECT DESCRIPTION & LOCATION 
 
The applicant is proposing to remove non-native Carpobrotus spp., or iceplant, from a targeted 3-
acre area within the Ballona Wetlands Ecological Reserve, south of Culver Boulevard in Playa Del 
Rey, in Los Angeles County.  Solarization of iceplant monocultures will be the primary removal 
method, which utilizes large black plastic tarps to eliminate radiant sunlight from reaching the 
iceplant while heating it, which kills the iceplant.  No herbicides will be utilized.   
 
The project area is located in a portion of the Ballona wetlands known as Area B, which covers 
approximately 385 total acres and extends from Lincoln Boulevard west to developed properties 
along Vista del Mar, and north from the Westchester bluffs to the Ballona Creek Channel.  Today, 
the Ballona Wetlands are remnants of a much larger wetland system that historically covered over 
2,000 acres from Playa Del Rey to Venice. Although development within Area B (oil drilling, 
pipelines, road construction, and farming) left only portions of the area containing wetlands, all of 
the remaining wetland areas in this location are considered environmentally sensitive habitat areas 
and provide habitat for many species of marine fish, migratory shore birds, and endangered species, 
including the California least tern and Belding’s savannah sparrow.   
 
The tarps will remain in place for approximately two months or less outside of nesting and breading 
season as an extra precaution, even though the restoration will not occur within Belding’s Savannah 
Sparrow or California Least Tern habitat.  Access to the restoration area will be accommodated 
through CDFW’s parking lot for the Ballona Reserve off of Culver Boulevard. Participants will 
walk north along the Culver Blvd. sidewalk, cross at the Nicholson crosswalk, and then proceed to 
the immediately adjacent corner of the Reserve to enter the restoration area.  All ingress and egress 
from the site will either be on pre-existing trails, or on top of the iceplant monoculture (or other 
invasive vegetation species).  Restoration efforts will be carefully observed and supervised by 
biological monitors present on site at all times.  No adverse impacts are anticipated to result to small 
mammals, reptiles, or other fauna that may exist in the iceplant.  However, as a precautionary 
measure, multiple gaps are proposed to be located between the garden staples that anchor the tarps 
to the substrate, thereby allowing those organisms to escape if necessary.  Similar successful 
projects conducted in other coastal locations utilizing the same solarization techniques, (i.e. 
Carpinteria Creek Mouth project in Carpinteria, and Channel Islands Restoration projects in Santa 
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Cruz and Anacapa Islands), have not encountered any incidental deaths of vertebrates after 
implementation of the tarps.  In fact, the tarps often function as a warm, moist shelter for snakes and 
lizards, which have been discovered when the tarps are removed.  Also, a similar iceplant 
solarization project was conducted in an adjacent location within the Ballona Wetlands in 2008, 
which was successful in eradicating the iceplant, and restoring native vegetation, thereby improving 
habitat quality.  The project is supported by the California Coastal Conservancy, the State Lands 
Commission and the Department of Fish and Wildlife as part of a larger scale wetlands restoration 
effort. 
 
B. ENVIRONMENTALLY SENSITIVE RESOURCES 
 
Section 30230 of the Coastal Act states: 
 

Marine resources shall be maintained, enhanced, and where feasible, restored.  Special 
protection shall be given to areas and species of special biological or economic 
significance.  Uses of the marine environment shall be carried out in a manner that will 
sustain the biological productivity of coastal waters and that will maintain healthy 
populations of all species of marine organisms adequate for long-term commercial, 
recreational, scientific, and educational purposes. 

 
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 reclamation, maintaining natural 
vegetation buffer areas that protect riparian habitats, and minimizing alteration of natural 
streams. 

 
Section 30240(a) of the Coastal Act states: 
 

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

 
Sections 30230 and 30231 of the Coastal Act require 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.   
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The Ballona wetlands area, including Area B, is owned by the Department of Fish and Wildlife.  
Presently the California Coastal Conservancy, the State Lands Commission and the Department of 
Fish and Game are developing a restoration plan to create a variety of native habitats in the Ballona 
Wetlands and associated upland areas, which includes about 600 acres owned by the State of 
California on both sides of Ballona Creek.  Meetings with stakeholders, development of goals, and 
biological assessments began in the fall of 2005, and the site has been identified as a regional 
priority for restoration because of its potential as an outstanding habitat area.  
 
Iceplant is a non-native, drought resistant plant, which is highly invasive in many of California’s 
coastal communities.  Once iceplant is established, very few other plants can survive in the same 
location.  Because of its “creeping” growth pattern, iceplant can grow into deep mats of vegetation, 
which easily out-competes native plants for water, space, and light.  As a succulent, iceplant 
absorbs and stores water and nutrients from the soil, making survival much more difficult for native 
plants. Iceplant essentially crowds out native vegetation, reducing plant diversity and destroying 
habitat for native wildlife, which utilize the native plants for food and shelter. Removing iceplant 
on site will help protect the remaining native flora that will be critical to the revegetation of the 
Reserve for the larger multi-year restoration effort to improve the habitat quality of this ecosystem. 
 
As stated, solarization is proposed to be the primary method of iceplant removal.   Solarization is a 
minimally-invasive method of eradicating non-native plant species, because it allows for the 
removal of iceplant without the use of herbicides or heavy soil disturbance.   With the assistance of 
volunteers, the applicant proposes to place large black tarps across iceplant monoculture, anchored 
to the substrate with garden staples, leaving spaces of approximately 1 foot in between the staples 
to allow for the small-scale movement of small mammals and reptiles that may be underneath the 
tarps.  The dead and dried iceplant will be left in place to minimize soil disturbance and the 
likelihood of invasive annual vegetation germinating in the restored areas.  Additionally, leaving 
the desiccated iceplant on site also allows for the preservation of culturally-sensitive areas.  The 
methods described above will leave any such existing resources in place.  According to the 
applicant, appropriate Native American tribal representatives have been consulted and suitable best 
management practices will be in place to assure the integrity of artifacts if encountered, should 
revegetation be needed. 
 
Additionally, the desiccated iceplant material will act as natural mulch in the restoration areas, 
which will help to control non-native species invasions, while keeping the soil moisture high for 
native plants.  In a few areas within the project site, the iceplant is growing in “patches” adjacent to 
native vegetation.  In these instances, eradication methods may also involve a small amount of 
additional hand pulling of invasive species by volunteers along the margins of the iceplant 
monocultures where solarization cannot be utilized.  This will avoid impacts to existing native salt 
marsh vegetation.   
 
Wetland habitats at Ballona have been heavily disturbed and most are hydrologically disconnected 
from estuarine waters.  Retaining moisture in the soils through the use of this “mulch” will 
encourage native salt marsh regrowth, reducing the need of container plantings for restoration 
purposes.  Previous studies of the soils beneath the existing iceplant monoculture demonstrate the 
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presence of a native seed bank which will have a chance of growing once the iceplant is eliminated 
in these locations. 
 
Due to past development within Area B, including oil drilling, pipelines, road construction, and 
farming, only portions of the area contain wetlands (see Exhibit ? Map of wetland areas, based on 
the wetlands delineation conducted by Wetland Research Associates for the Coastal Conservancy in 
2011).  However, all wetland areas within the Ballona wetland area are considered environmentally 
sensitive habitat areas and provide habitat for many species of marine fish, migratory shore birds, 
and endangered species, including the California least tern and Belding’s savannah sparrow.  
Because of the existence of the wetland and an environmentally sensitive habitat area, the 
development in Area B must be found consistent with Sections 30231 and 30240 of the Coastal 
Act.  
 
The proposed project consists of the enhancement of the wetland habitat through the removal of 
invasive iceplant throughout Area B.  The extent of iceplant to be targeted falls in both non-
delineated and delineated wetland. As described above, removal and eradication of iceplant at these 
locations will be achieved using solarization and some hand-pulling.  To ensure the restoration 
effort is successful, the applicant proposes to monitor the site and manually remove all new invasive 
seedlings during the following two years as imposed by Special Condition 2.  The sites are 
anticipated to be revegetated with native plant regrowth from existing seed stock present in the soil, 
and some container plantings.  This eradication of invasive iceplant will serve to restore and 
enhance existing degraded habitat resources.   
 
The Commission finds that the proposed project will serve to restore and enhance degraded wetland 
habitat in the Ballona Wetlands.  As conditioned, the project will not have an adverse impact on the 
wetlands, and is consistent with Section 30230, 30231 and 30240 of the Coastal Act. 
 
 
C.   LOCAL COASTAL PROGRAM 
 
Section 30604 (a) of the Coastal Act states that: 
 

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 Coastal Program that is in conformity with the 
provisions of Chapter 3. 

 
In November 1986, the Commission certified, with suggested modifications, the land use plan 
portion of the Playa Vista segment of the City of Los Angeles' Local Coastal Program after the City 
annexed the area.  The proposed project is located within the City of Los Angeles’ planning area of 
Playa Vista.  While there is a certified land use plan for the area, the City of Los Angeles does not 
have a certified Local Coastal Program for the Playa Vista area.  The City of Los Angeles 
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submitted its Local Coastal Program in March 1981.  The Commission denied the submitted LCP 
on December 18, 1981.  The City has not submitted a revised LCP.      
 
The Ballona wetlands area, including Area B, has been acquired by the Department of Fish and 
Wildlife.  Presently the California Coastal Conservancy, the State Lands Commission and the 
Department of Fish and Game are developing a restoration plan to create a variety of native habitats 
on the Ballona wetlands and associated upland areas, including the project site.  This larger 
restoration project area includes about 600 acres owned by the state of California on both sides of 
Ballona Creek.  Meetings with stakeholders, development of goals, and biological assessments 
began in the fall of 2005.  The proposed project does not change any land use or any planning 
decision regarding the restoration of the marsh.  The project as proposed and conditioned will not 
have any impacts on the marsh and is consistent with the habitat policies of the Coastal Act.  The 
Commission, therefore, finds that the proposed project is consistent with the Chapter 3 policies of 
the Coastal Act and will not prejudice the ability of the City to prepare a Local Coastal Program 
consistent with the policies of Chapter 3 of the Coastal Act as required by Section 30604(a). 
 
D.  CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
 
Section 13096(a) of the Commission's administrative regulations requires Commission approval of 
coastal development permit applications 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 which the 
activity may have on the environment.   
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Appendix A - Substantive File Documents 
 

- Certified Playa Vista Land Use Plan, City of Los Angeles, 1986.  
- Coastal Development Permit Application No. 5-15-1427 
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