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1310} 590-5071 49th Day:
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Staff Report:
Hearing Date:

AFF REPORT: T

APPLICATION NO.: 5-96-167
APPLICANT: Stuart and Mary C. Lichter
PROJECT LOCATION: 631 Paseo de la Playa, Torrance

Oct. 30 1996
Dec. , 1996
Apr. 2 1997
JLR-LS

Nov. 1996
Dec. 10-13 1996

PROJECT DESCRIPTION: Remodel and add a partial first and second floor
including a swimming pool with deck to an existing 2-story single family

residence.

Lot area: 29,210 sq. ft.

Building coverage: 2,942 sq. ft.
. Pavement coverage: 2,143 sq. ft.

Landscape coverage: 4,560 sq. ft.

Parking spaces: Three

Zoning: R-3

Plan designation: Residential

Project density: N/A

Ht abv fin grade: 29'

LOCAL APPROVALS RECEIVED: Approval in Concept-City of Torrance

SUBSTANTIVE FILE DOCUMENTS: City of Torrance Adopted Local Coastal Program

SUMMARY OF STAFF RECOMMENDATION:

Staff is recommending approval with Special Conditions addressing natural

hazards and environmentally sensitive habitat.
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STAFF_RECOMMENDATION: ¢
The staff recommends that the Commission adopt the following resolution:
I.  Approval with Conditions.

The Commission hereby grants, subject to the conditions below, a permit for
the proposed development on the grounds that the development, as conditioned,
will be in conformity with the provisions of Chapter 3 of the California
Coastal Act of 1976, 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 of the Coastal Act, is located
between the sea and first public road nearest the shoreline and is in
conformance with the public access and public recreation policies of Chapter 3
of the Coastal Act, and will not have any significant adverse impacts on the
environment within the meaning of the California Environmental Quality Act.

II. Standard Conditions.

1. Notice of Receipt and Acknowledgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by the
permittee or authorized agent, acknowledging receipt of the permit and
accgptance of the terms and conditions, is returned to the Commission
office.

2. Expiratjon. If development has not commenced, the permit will expire two .
years from the date this permit is reported to the Commission.
Development shall be pursued in a diligent manner and completed in a
reasonable period of time. Application for extension of the permit must
be made prior to the expiration date.

3. Compliance. A1l development must occur in strict compiiance with the
proposal as set forth in the application for permit, subject to any
special conditions set forth below. Any deviation from the approved plans
must be]reviewed and approved by the staff and may require Commission
approval.

4. Interpretation. Any questions of intent or interpretation of any
condition will be resolved by the Executive Director or the Commission.

5. Inspections. The Commission staff shall be allowed to inspect the site
and the project during its development, subject to 24-hour advance notice.

6. 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.

7. Jerms 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. .
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I11. 1 Conditi
1. Plans Conforming to Geologic/Soils Recommendations

A1l recommendations contained in the Engineering Geologic Investigation Report
dated March 22, 1995, prepared by Gail S. Hunt, Consulting Geologist,
regarding the proposed development, shall be incorporated into all final
design and construction plans, except that any grading, replacement of bluff
protection devices, retaining walls or the installation of drainage devices on
the face of the bluff will require an amendment to this permit. A1l plans
must be reviewed and approved by the consultants. Prior to issuance of the
permit, the applicant shall submit, for review and approval by the Executive
Director, evidence of the consultant's review and approval of all project
plans.

The final plans approved by the consultant shall be in substantial conformance
with the plans approved by the Commission relative to construction, grading
and drainage. Any substantial changes in the proposed development approved by
the Commission which may be required by the consultant shall require an
amendment to the permit or a new coastal permit.

2. Assumption of Risk

Prior to the issuance of the Coastal Development Permit, the applicant (and
tandowner) shall execute and record a Deed Restriction, in a form and content
acceptable to the Executive Director, which shall provide: (a) that the
applicant understands that the site may be subject to extraordinary hazard

from erosion and slope failure, and the (b) applicant hereby waives any future
claims of 1iability against the Commission or its successors in interest for
damage from such hazards. The document shall run with the land, binding all
successors and assigns, and shall be recorded free of prior liens.

3. Environmentally Sensitive Habitat

Prior to issuance of permit, the applicant shall submit final landscape plans,
subject to the review and approval of the Executive Director, that are
designed to avoid or minimize disturbance of any existing coastal sage scrub
on the bluff face. The plants in the backyard area located between the house
and fence shall include po _invasive plants as listed in the Recommended List

i i , dated January
20, 1992 (See Exhibit F). Any replanting of the bluff face shall consist of
coastal biuff scrub plants identified as habitat (See Exhibit G) for the EI
Segundo Blue Butterfly (Euphilotes bernardino allyni) or other plants as
recommended by the U.S. Fish and Wildlife Service. The final landscape design
shall be determined in consultation with recommendations from U.S. Fish and
Wildlife Service.

4. Ffuture Development

Prior to the issuance of the coastal development permit, the applicant shall
execute and record a document, in a form and content acceptable to the
Executive Director, stating that the subject permit is only for the
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development described in the Coastal Development Permit No. 5-90-1041; and
that any future improvements to the property, including but not 1im1ted to
clearing of vegetation seaward of the rear yard fence, grading or installation
of drainage devices will require a permit from the Coastal Commission or its
successor agency. The document shall run with the land, binding all
successors and assigns, and shall be recorded free of prior liens.

5. Acknowlegement of Sensitive Habitat

By acceptance of this permit, the applicant acknowleges that the bluff face of
this lot is located in an environmentally sensitive area which provides

habitat for the El Segundo Blue Butterfly (Euphilotes bernardino allyni).
IV. [Eindings and Declarations.

The Commission hereby finds and declares as follows:
A. Project Description and Background

The applicant proposes to remodel an existing 2-story single family residence
- and add a partial first and second floor and swimming pool with deck. The
proposed single-family residence is located on a blufftop lot above Torrance
Beach, in the City of Torrance. Following is a more detailed project
description excerpted from a City staff report:

The subject property is located on the west side of Paseo de 1a Playa and
slopes downward towards the west to the Pacific Ocean. The property is
currently developed with a 3,874 square-foot two-story residence,
including a 417 square foot garage. The existing second floor has an area
of 2,602 square feet and the first floor is 798 square feet in area.

The applicant propose to expand this area by 321.5 square feet at the rear
(west). An existing balcony which faces west and is located near the
northwest corner of the residence will be reduced in size to approximately
50 square feet. A portion of the first floor on the east (front) face of
the building will be removed; 1727 square feet will be added on the west
side. After these changes, the first fioor will have an area of 2033
square feet. A 321 square-foot basement area, to be used for storage,

will be constructed under the front of the residence.

The garage will be expanded to an area of 578 square feet. A patio and
pool area will be added in the rear yard area. The architecture of the
house is contemporary Mediterranean utilizing stucco and m1ssion tile.

The FAR for the project is .

Most of the residential addition is located below the existing second story at
the rear of the house. The proposed pool/deck is located within an existing
landscaped area and will not remove any environmentally sensitive habitat
j.e., bluff sage schrub.

B. Natural Hazards
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Section 30253 of the Coastal Act states:
New development shall:

(1) Minimize risks to 1ife 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 lTocated in an area which is subject to natural
hazards. Natural hazards common to this area include landslides, erosion,
flooding and slumping. The Commission in previous actions on development in
this area has found that there are certain risks associated with blufftop
development that can never be entirely eliminated. Blufftop lots are subject
to potential hazards not found in conventional flatland developments.

The proposed development is located in an area that has historically
experienced bluff top erosion problems. Following is a more detailed
description of the area as excerpted from the City's adopted LCP:

Geologic

Based upon a soils investigation in the coastal area there is an
existing geological hazard along a portion of the bluff over the
Torrance Beach. Several of the bluff top lots have a history of
bluff erosion and localized landslides.

Therefore, no construction has been allowed beyond the limits of a
"safe building line" established on certain lots west of Paseo de la
Playa. (See Map 9).

Bluff erosion at the northern end of the parking lot has been
perpetuated by drainage patterns in the area which allow water to
flow down Paseo de 1a Playa and across the parking lot. The problem
hﬁs geen further aggravated by foot traffic across that section of
the bluffs.

Pedestrian traffic should be confined to improved accessways and
drainage patterns should be controlled to reduced bluff erosion.

In order to address geology concerns, the City's adopted LCP proposes the
following implementing actions:

No improvements will be allowed west of the safe building line
established by the Department of Building and Safety (See Map 9), no
construction will be allowed between the safe building line and the
west side of Paseo de la Playa or on any lots north of Lot 164
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without a soils and geologic investigation. This will be enforced .
through provisions of the Hillside Overlay Zone (See Appendix G). ....
A1l precautions will be taken to 1imit surface erosion and the
percolation of water into the subsurface soils. Drainage patterns
will be carefully controlled to minimize the runoff of water from the
building areas over the top of the bluff. All water or sewer lines
will be carefully constructed to insure against leakage of water from
these lines into the subsurface soils. 1In addition, the ditches

into which the 1ines are placed will be carefully backfilled with
compacted soil to reduce the percolation of surface waters into the
deeper underlying materials. Where planting is indicated drought
tolerant plants should be used to minimize or eliminate irrigation.

The applicant has provided an Engineering Geologic Investigation Report dated
March 22, 1995 prepared by Gail S. Hunt, Consulting Geologist. The

Commission, in previous permit actions on development in this area has found
that there are certain risks associated with hillside development that can
never be entirely eliminated. The applicant's geology report also supports
that conclusion. In addition, the report raises an issue specific to the site -
that requires construction methods that are the responsibility of the

applicant to carry out in a safe manner. Following is an excerpt from that
report:

The risks of construction and grading adjacent to sea cl1iffs has some
inherent risk which is greater than construction on a site with no
slopes. The geology is poorly known and unfavorable geologic
structures could exist in the bedrock which are obscured by slope
wash, planting and past slope failures. The increase in risk due to
the planned addition is judged to be insignificant based upon the
referenced past observations by others, my observations and the 68
year period since 1928 where reported massive slope failures have not
occured. The soils engineer should evaluate the impact of the 6 feet
of fi1l in the pool area on decks surrounding the pool.

The applicant's plan indicates that the residential structure complies with
the City's bluff setback "safe building line". The City's certified LCP
geologic background documents recommend "that houses be constructed in back of
a mapped setback line but that structures like pools can be constructed
seaward of that line".

The applicant's geology report does raise concerns regarding slope failure
from potential pool leakage. Following is an excerpt from the geologic report:

The recommendations of the Converse report prepared for lots 149-164 in

1959 recommends that houses be constructed in back of a mapped setback

Tine but that structures 1ike pools could be constructed seaward of that

line. Based upon my observations of the site and review of the referenced
documents, I do not believe the proposed additions contribute unfavorable

to the gross stability of the sea cliffs. Pool leakage is a concern.

Leakage could add to the existing water table and cause a localized

failure. It is less likely that pool leakage could cause a major failure .
which would impact the house.
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Therefore, the Commission finds that in order to be consistent with Section
30253 of the Coastal Act, the applicant must conform to the recommendations
contained in the aforementioned soils and geology reports. The Commission
further finds that the proposed residence, as conditioned to conform to the
consultant's geology and soils recommendations, will minimize risks of
developing in this area that may occur as a result of natural hazards.
Finally, the Commission finds that in order to be consistent with section
30253 of the Coastal Act, the applicant must also record a deed restriction
assuming the risk of developing in this hazardous area, and waiving the
Commission's 1iability for damage that may occur as a result of such natural
hazards.

C. Environmentally Sensitive Habitat
Section 30240 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 such
resources shall be allowed within such areas.

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

The surrounding bluff face area contains significant environmentally sensitive
habitat including coastal sage scrub and coastal bluff scrub. There are
sensitive bird and plant species which are associated with coastal bluff scrub
or coastal sage scrub. Vegetation along the bluff face within this area
consists of native and introduced plants. One of the native plant species
found on this bluff face is Eriogonum Parvifolium (Coastal Buckwheat).
Ezigggnu__ﬂgzgifglium s the host plant for the El Segundo Blue Butterfly

i), a federally listed endangered species.
Recent]y, the United States Department of Interior Fish and Wildlife Service
monitored a nearby site and observed the presence of the E1 Segundo Blue
Butterfly (See Exhibit H).

The proposed swimming pool and decks will be constructed inland of the top of
the bluff within a grass landscaped backyard. MWithin the rear yard, there is
an existing chain 1ink fence located along the top of the bluff. Seaward of
the fence, the bluff face is not landscaped and remains in a natural state in
terms of topography and natural native vegetation. For purposes of this
report, the area seaward of the fence is the face of the bluff.

In a recent past Commission permit approval within this area, the Commission
addressed concerns about the use of non-native, invasive plants which over
time could supplant areas containing native plants. Once this occurs, the EIl
Segundo Blue's habitat could be seriously degraded or eliminated from the
area. To ensure that the native plants have a greater chance to establish
themselves on the bluff face and provide a viable native habitat for the El
Segundo Blue Butterfly, the Commission is requiring a special condition
requiring the applicant to plant non-invasive plants along the top of the
bluff that will not encroach into the environmentally sensitive bluff face
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area. The Commission is also imposing a special condition requiring that any
future improvements to the property, including but not 1imited to clearing of
vegetation seaward of the rear yard fence, grading or installation of drainage
devices will require a permit from the Coastal Commission. Therefore, the
Commission finds that the proposed development, as conditioned, is sited and
designed to prevent adverse impacts on environmentally sensitive habitat as
required in Section 30240 of the Coastal Act.

D. Local Coastal Program

Section 30604(a) of the Coastal Act provides that the Commission shall issue a
coastal permit only if the project will not prejudice the ability of the local
government having jurisdiction to prepare a Local Coastal Program which
conforms with Chapter 3 policies of the Coastal Act:

(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 the 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 (commencing with Section 30200).

On June 18, 1981, the Commission approved the City of Torrance Land Use Plan
(LUP) with Suggested Modifications. The City did not accept the modifications .
and the certified LUP, which was valid for six months, has lapsed. The major
issues raised in the LUP were affordable housing, blufftop development and

beach parking.

Based upon the findings presented in the preceding section, the Commission
finds that the proposed development, as conditioned, will not create adverse
impacts on coastal resources and is therefore consistent with applicable
policies contained in the adopted City of Torrance LUP. In addition, the
Commission finds that approval of the proposed project will not prejudice the
City's ability to prepare a Local Coastal Program consistent with the policies
of Chapter 3 of the Coastal Act, as required by Section 30604(a).

E. CEQA

Section 13096 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)(i) 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 impact which the activity may have on the environment.

The proposed project has been conditioned to be found consistent with the
natural hazards and environmentally sensitive habitat policies of the Coastal .
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Act. Mitigation measures will minimize all adverse impacts. There are no
feasible alternatives or mitigation measures available which would
substantially lessen any significant adverse impact which the activity may
have on the environment. Therefore, the proposed amendment is found
consistent with CEQA and the policies of the Coastal Act.

8077F
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APPENDIX A. NON-NATIVE INVASIVE PLANTS IN THE SANTA MONICA MOUNTAINS

SCIENTIFIC NAME COMMON NAME . -
Acacia eyclopis Acacia
Acacis longiioiia Sidney Goiden Wattle .
Acacis rmelanoxyion Bisckwood Acaca
;San‘.ﬁ g Tree of Meaven
Aptenis cordifola Red Apple
Arundo donax . Giant Reed or Anunvdo Grass
Avena fatus Wid Osts
Avens berbets Siender Ont
Brassice rigra Biack Mustard
Orassica rapa Fisid Mustard
Sromus diandns Ripgut Grass
Sromus mollis Brome Grass, Soft Chess
Bromus nibers Foxtal Chess
Cardus pycnocephaius fiakan Thistle
Cearpobrotus ecuiis Hotlemiot Fig
Contawrea meliersis Yeliow Star-Thiste. Tecoicow
Contaurea solsttialis Barnaby’s Thistie
Chencpodium album Pigwesd. Lamd's Quarters
Chencpodium murale Goosefoot
Chrysantharmurm corananiom Annus! chrysanthemoum
Crsiun vulpare Bult Thistie
Coniym maculstum Poison MHemiock
Cortageria atacamersis Pampas Grass
Cyrarn carduncuius Artichoke Thistie or Cardoon
Cynodon dastyion Bermuda Grass
Descurainia sophia Filorwesd
Erodium circutarivm Fiiatoe
Eupatorium (Ageratine) sdencphorum  Eupatory
Eucsiyptus glebuius Evcalyptus
Foeniculum vuigare Fanne!
Mirschleidia incana Perennial Musta
Morzdeum leporinum Fortail Barley. Mouse Bariey .
Lactuce serriols Prickly Letiuce
Lebolaria manitms Sweat Allysum
Maiva parvifiors Chessewsed
Marmsium wuipare Morshound
Masombryanthemum crystaliinum Commeon los Plam
Myoporum isetum Myoporum
Nicotians piaucs Tree Tabaceo
Oryzopsis miliaces Smilc Grass
Oxalis pes-caprae Bermucia Butwrcwp
Pennisetum clancestinum Kikuyu Grass
Pennisstum setacourn Fountain Grass
Praisris aguatice Harding Grass
Picris echivides Bristly Ox-tongue
Rephenus sativus Wid Radish
Ricinus communis Castor Bean
Rumex conglomeratus Cresk Dock
Aumex crispus Curty Dock
Salsols sustralis Aussisn Thistle
Schinus molie . California Pepper Tree ,
Bchinus teresimhifolius Fiorida Pepper Tree
sp-.: mekaniides Mk d.wwn.“ \U\ .\M
merianum : ' an
Sisymorium irio London Rocket nva siIve
Sisymbrium officinasle Hedpe Musta
Sisymbrium orientale Eastorn Rocket
"w.g olersceus Sow Thiste h } h . m.
e, i €
Spertium jmceum Spenish Broom y o
WNHM:S . Puncture Vi q -
lorrostrs ne -— -
Xanthium spinosus Cockisbur
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HAND SEED TH!S ZONE WITH THE SEED MIX AS FOLLOWS- o
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" AMBROSIA CHAMISSONIA 85/30° =
AMBROSIA PSILASTACHYA NS
ARTEMISIA CALIFORNICA 15/50 ;=
BACCHARIS PILULARIA CONSANGUINEA 2/40 T
CAMISSONIA CHEIRANTHIFOLIA 98/75 ..
CROTON CALIFORNICA 90/20
ENCELIA CALIFORMICA 40/60
ERIOGONUM PARVIFOLUM 30/60 -
ESCHSCHOLZIA CALIFORNICA 98/75
GALIUM ANGUSTIFOLIA 80/30
GNAPHALIUM BICOLOR 2/35
HAPLOPAPPUS ERIOCOIDES 6/25
LOTUS PURSHIANUS 98/70
LUPINUS BICOLOR 98/80
LUPINUS CHAMISSONLS 98/80
OPUNTIA LITTORALIS . 98/30
PHACELIA CIRCUTARIA 90/60
PHACELIA RAMOSISSIMA 90/70
LOTUS SCOPARIUS. Z5i7s.. = ai. .- 90/60
SALIVA MELLIFERA™- 7 - = 70/50
VULPIA MICROSTACYS 7% - 5. 90/60
..5.‘

SEED MIXTURE IS AVAILABLE F'ROM s AND S SEEDS -
PHONE: (805) 684-0436 - ) N
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- United States Department of the Interior )
| ﬁ ECEIVE
FISH AND WILDLIFE SERVICE ,L |

Ecological Services ’
Carlsbad Field Office .
2730 Loker Avenue West OCT 111995
Carisbad, California 92008

CALIFORNIA

COASTAL COMMISSIC:
sonﬂ?f‘é’éis%ﬁ?(f

Mr. James L. Ryan ~
California Coastal Commission
P.O. Box 1450

Long Beach, California 90802-4416

Subject: Endangered E1 Segundo blue butterfly and restoration program
at 433 Paseo del lay Playa, Torrance,

Dear Mr. Ryan:

This letter responds to the proposed restoration plan for the El Segundo
blue butterfly (Euphilotes bernardino allyni) at 433 Paseo de la Playa
ih the City of Torrance, los Angeles County, California. The U.S. Fish
and Wildlife Service (Service) is concerned about the possible effects
of the project on this endangered species, which is fully protected
under the Endangered Species Act of 1573, as amended (Act). The
butterfly has been cbserved on the project site by Chris Nagano of my
staff. Our comments are based on the Planting Plan L-1, dated July 12,
1885, which was received by the Service from Hawthorne Savings on August
23, 1885; and a meeting between Bruce lewis and Sherry lLawson of
Hawthorne Savings, and Chris Nagano on October 3, 1985.

The planting plan will adeguately restore habitat for the endangered El
Segundo blue butterfly if the iceplant (Caprobrotus edulis) is planted
thirty-six (36) inches off-center. The coastal buckwheat (Eriogonum
parvifolium) and associated native species that will be planted at the
site will provide additional habitat for the butterfly.

We appreciate the efforts of the California Coastal Commission and
Hawthorne Savings in protecting endangered species and California’'s
remaining wildlife habitats. Please contact Chris Nagano of my staff at
the letterhead address or at 619/431-9440 if you have any questions.
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