
\ 

'-- STATE OF CALIFORNIA-THE RESOURCES AGENCY PETE WILSON, Governor 

CALIFORNIA COASTAL COMMISSION 
~ SOUTH COAST AREA Hf(GRD P,ACKET COPY 

•

45 W. BROADWAY, STE. 380 
.0. BOX 1450 
ONG BEACH, CA 90802·4416 

(310) 590·5071 
Fi 1 ed: Apr. 2, 1997 

• 

• 

49th Day May 21, 1997 
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Staff Report: April 11, 1997 
Hearing Date: May 13-16, 1997 

STAFF REpQRT: CONSENT CALENDAR 

APPLICATION NO.: 5-97-050 

APPLICANT: Mr. & Mrs. Hilliam A. Kreag 

PROJECT LOCATION: 417 Paseo del la Playa. Torrance 

PROJECT DESCRIPTION: Construct a gunite jacuzzi with waterfall to include an 
adjacent landscaped area in the rear yard of an existing single-family 
residence located on a blufftop lot adjacent to a public beach. 

Lot area: 
Building coverage: 
Pavement coverage: 
Landscape coverage: 
Parking spaces: 
Zoning: 
Plan designation: 
Project density: 
Ht abv fin grade: 

38,780 sq. ft. 
3,650 sq. ft. 

N/A 
30,930 
N/A 
R-1 
Residential 
N/A 
N/A 

LOCAL APPROVALS RECEIVED: Approval in Concept-City of Torrance 

SUBSTANTIVE FILE DOCUMENTS: City of Torrance Draft Land Use Plan 

SUHMARY Of STAFF RECQMMENPATION: 

Staff is recommending approval with Special Conditions addressing natural 
hazards and environmentally sensitive habitat. 

STAFF REQOHMENPATION: 

The staff recommends that the Commission adopt the following resolution: 
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5-97-050 (Mr. & Mrs. H1111am Kreag) 

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, 
wHl 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 
acceptance of the terms and conditions, 1s returned to the Commission 
office. · 

2. Expiration. If development has not commenced, the permit will expire two 
years from the date this permit is reported to the Commission. 

:t 

• 

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. All development must occur in strict compliance 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. 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. 

• 
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5-97-050 (Mr. & Mrs. William Kreag) 

III. Special Conditions. 

1. Assumption of Risk 

Prior to the issuance of the Coastal Development Permit, the applicant (and 
landowner) 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 liability 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. 

2. 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 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 no invasive plants as listed in the Recommended List of Native 
Plants for Landscaping in the Santa Monica Mountains, dated January 20, 1992 
(See Exhibit E). The applicant shall include specific plans for preservation 
of existing bluff face vegetation. Such plans for any replanting of the bluff 
face shall consist of coastal bluff scrub plants identified as habitat (See 
Exhibit F) for the El 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. 

3. Future 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 
development described in the Coastal Development Permit No. 5-97-050; and that 
any future improvements to the property, including but not limited 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. 

4. 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) • 
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5-97-050 <Mr. & Mrs. William Kreag) 

IV. Findings and Declarations. 

The Commission hereby finds and declares as follows: 

A. Project Description and Background 

The applicant proposes to construct a gunite jacuzzi with waterfall to include 
an adjacent landscaped area in the rear yard of an existing single-family 
residence. The subject site is located on a blufftop lot above Torrance 
Beach, in the City of Torrance. The proposed jacuzzi is located between an 
existing outdoor swimming pool and the residence. The jacuzzi will be 
constructed within an existing landscaped area and will not remove any 
environmentally sensitive habitat i.e., bluff sage schrub. · 

B. Natural Hazards 

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 on the top of a bluff,an area which is 
subject to natural hazards. Natural hazards common to this bluff include 
landslides, erosion 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). • 
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5-97~050 (Mr. & Mrs. William Kreag) 

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 la Playa and across the parking lot. The problem 
has been 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 geologic concerns, the City's draft 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 
without a soils and geologic investigation. This will be enforced 
through provisions of the Hillside Overlay Zone (See Appendix G) •••.• 
All precautions will be taken to limit 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. In addition, the ditches 
into which the lines 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's plan indicates that the residential structure complies with 
the City's bluff setback "safe building line". The City's certified LUP 
geologic background documents recommend "that houses be constructed in back of 
a mapped setback line but that structures like pools and jacuzzis can be 
constructed seaward of that line". 

The applicant has not provided a geology/soils report. 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. In December. 1996, the Commission approved a permit (5-96-167) 
for the construction of a swimming pool located on thel blufftop. That 
project is located approximately two blocks southerly of the subject site. 
The geologic/soil report for permit 5-96-167 stated that in this area 
"leakage" is a concern and "could add to the existing water table and cause a 
localized failure". The applicant for premit 5-96-167 was approved by the 
Commission with a special condition requiring the applicant to record a deed 
restriction assuming the risk of development in this hazardous area. 

Therefore, the Commission finds that in order to be consistent with section 
30253 of the Coastal Act, the applicant for the proposed development must also 
record a deed restriction assuming the risk of developing in this hazardous 
area, and waiving the Commission's liability for damage that may occur as a 
result of such natural hazards. 
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5-97-050 (Mr. & Mrs. William Kreag) 

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 Paryifolium (Coastal Buckwheat). 
Eriogonum Paryifolium is the host plant for the El Segundo Blue Butterfly 
(Euphilotes bernardino allyni), a federally listed endangered species. 
Recently, the United States Department of Interior Fish and Wildlife Service. 
monitored a nearby site and observed the presence of the El Segundo Blue 
Butterfly <See Exhibit G>. 

The proposed jacuzzi will be constructed inland of the top of the bluff within 
a grass landscaped backyard. Within the rear yard, there is an existing 4' 
high concrete block retaining wall located along the top of the bluff. 
Seaward of the wall, ·the bluff face is not landscaped and remains in a natural 
state in terms of topography and natural native and non-native vegetation. 
For purposes of this report, the area seaward of the wall 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 El 
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 
area. The Commission 1s also imposing a special condition requiring that any 
future improvements to the property, including but not limited 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. 

\ .. 
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5-97-050 (Mr. & Mrs. William Kreag) 

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 
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 . 

8735F 
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SECTION B (TO IE COMPLETED BY LOCAL PLANNING OR BUILDING ~SPECTION DEPARTMENT) 

Zonng Oesiption _--.:tf........_-...~1---.~~------- ----- dulac 
General or Cornnjunity P~ Designation hw :, .6V.J;!;z /f.{, 
Local Discretionary Approvals 

-----,J-2~- dulac 
7 

c Proposed development meets all zoning requirements and needs no local pennhs other than building 
pennits. 

vProposed development needs local discretionary approvals noted below. 
Ne«Jed Received 

C c Oesign/Architedural review 
C C Variance for 
C 0 Rezone from 
c o ) Tentative Subdivision/Parcel Map No. 
C c Grading!L.and Development Pennh No. 
c c Planned Residential'Convnercial Development ~proval 
C IJr' Site Plan Review 
C o Condominium Conversion Pennit 
c c Conditional, Special, or Major Use Pennit No. 
c W" Other~~ ~ .. ;..,oe ,#;._,.;zv ~~""~ /1 

CEQAS~ · 
~Categori::alty Exempt Class ,153 o y' ltem---:3:::;._ ____ _ 
c Negative Declaration Granted (Date)--------------
0 Environmental Impact Report Required, F'NI Report CertHied (Oatt) -------
C Other · ~ 

Praparedfor1he Clty/CouQ!y of -zM'~ ~~ L 
Dale 3 ... 5- 9-;z- Tftle 'PH'JNQ.#f.l't~4~ / 

' 
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United States Department of the Interior C ED • 1 

I'JSH AND WILDLIFE SERVJC£ lPJ II \7 ! I L 
Ec:oJoJical Services 

2"130Lokcr AVIftut Wut OCT 1 1 1995 
Carlsbad field Offiee • 

Carllbad, CaJiiCI'Dia J2008 
CALifORNIA 

COAST ~!.-~O~;N~<s: 
SO~'t'OASf'D~TR• 

•• JU. James J,. · J.yan 
C.lifc.rnia Coastal Commission 
P.o. Box 14&0 
~on; Beach, California 10102-4416 

Endangered El Segundo bl~e·b~tterfly and restoration program 
at 433 Paseo del lay Playa, torrance, 

Dear Mr. Jtyan: 

!his letter responds to the proposed restoration plan for the ~1 Segundo 
bl~e butterfly (Eu.phJJotes bernardJno •JJ~J) at 433 Paseo de la Playa 
~h the City of torrance, Los Angeles County, California. !he v.s. Fish 
and Wildlife Service (Service) is concerned about the possible effects 
of the project on this endangered species, which is fully protected 
~nder the Endangered Species Act of 1173, as amended (Act). !he 
butterfly has been observed on the project site by Chris Nagano of my 
staff. Our comments are based on the PJantJng PJan ~-l, dated ~uly 12, 
1J9S, which was received by the Service from Hawt~rne savings on August '-
23, l99S; and a meeting between Bruce Lewis and Sherry Lawson of 
Hawthorne Savings, and Chris Nagano on October 3, 119S. 

!he planting plan will adequately restore habitat for the endangered El 
Segundo blue butterfly if the iceplant (Caprobrotus eduJJs) is planted 
thirty•six (36) inches off-center. !he coastal buckwheat {ErJogcnum 
parvJroJJum} and associated native species that will be planted at the 
aite will provide additional habitat for the b~tterfly. 

We appreciate the efforts of the California Coastal Commission and 
Hawthorne Savings in protecting endangered apecies and California's 
remaining wildlife habitats. Please contact Chris Nagano of my staff at 
the letterhead address or at 611/431-1440 if you have any questions. 

• 


