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STAFF REPORT: CONSENT CALENDAR

APPLICATION NUMBER: 5-03-011

APPLICANT: S&P, LLC

AGENT: Ken Genser

PROJECT LOCATION: 216 N. Toyopa Drive

PROJECT DESCRIPTION: Construction of a 7,096 square foot, 28 foot high, single-family

residence with an attached 3-car garage, and swimming pool. Project will require
trimming existing slope to a 1:1 gradient, removing existing retaining walls and

. construction of a 16-foot high retaining wall along the eastern portion of the
property.
Lot Area: 17,230 square feet
Building Coverage: 4,131 square feet
Pavement Coverage: 3,498 square feet
Landscape Coverage: 9,601 square feet
Parking Spaces: 3
Zoning: REZ20-1 Single-family Residential
Ht above final grade: 28 feet

LOCAL APPROVALS RECEIVED: City of Los Angeles Approval In Concept

SUMMARY OF STAFF RECOMMENDATION:

Staff recommends that the Commission approve the proposed project with special
conditions requiring: 1) submittal of landscaping plans; 2) submittal of erosion and runoff
control plans; 3) recordation of an assumption of risk deed restriction; 4) conformance
with geologic and soil recommendations; and 5) recordation of a deed restriction against
the property, referencing all of the Standard and Special Conditions contained in this

. staff report.
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STAFF RECOMMENDATION:

The staff recommends that the Commission adopt the following resoiution:

I MOTION, STAFF RECOMMENDATION AND RESOLUTION FOR 5-03-011:

Staff recommends that the Commission make the following motion and adopt the
following resolution:

MOTION: | move that the Commission approve Coastal Development
Permit #5-03-011 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 permit, subject to the conditions below, for the
proposed development and adopts the findings set forth below on grounds that the .
development as conditioned will be in conformity with the provisions of Chapter 3 of the
California 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 alternative
that would substantially lessen any significant adverse impacts of the development on
the environment.

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

resolved by the Executive Director or the Commission.

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.

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.

SPECIAL CONDITIONS

Landscape Plan

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicants shall submit, for the review and written approval of the Executive
Director, a final landscaping plan. The landscaping plan shall conform with the
following requirements: (a) all plants shall be low water use plants as defined by
the University of California Cooperative Extension and the California Department
of Water Resources in their joint publication: “Guide to estimating irrigation water
needs of landscape plantings in California”. (b) The applicant shall not employ
invasive, non-indigenous plant species, which tend to supplant native species as
identified on the California Native Plant Society publication “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 “ and/or by the California Exotic Pest Council. (c)
No permanent irrigation system shall be allowed within the property. Temporary,
aboveground irrigation to allow the establishment of the plantings is allowed. (d)
Use of California native plants indigenous to the Pacific Palisades/ Santa Monica
Mountains area is encouraged. (e) All required plantings shall be maintained in
good growing condition throughout the life of the project, and whenever
necessary, shall be replaced with new plant materials to ensure continued
compliance with the landscape plan.

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.
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Erosion ar?él Runoff Control Plans

Erosion Control Plan

L. The erosion control plan shall demonstrate that:

(a) During construction, erosion on the site shall be controlled to
avoid adverse impacts on adjacent properties.

(b) The following temporary erosion control measures shall be used
during construction: sand bags, a desilting basin and silt fences.

(c) Following construction, erosion on the site shall be controlled
to avoid adverse impacts on adjacent properties and public streets.
(d) The following permanent erosion control measures shall be
installed: a drain to direct roof and front yard runoff to the street; no
drainage shaill be directed to rear yard slope; no drainage shall be
retained in front yard.

Il. ~ The plan shall include, at a minimum, the folliowing components:

(a) A narrative report describing all temporary run-off and erosion
control measures to be used during construction and all permanent
erosion control measures to be installed for permanent erosion
control.

(b) A site plan showing the location of all temporary erosion control
measures.

(c) A schedule for installation and removal of the temporary erosion
control measures.

(d) A site plan showing the location of all permanent erosion control
measures.

(e) A schedule for installation and maintenance of the permanent
erosion control measures.

Run-off Control Plan

I.  The run-off control plan shall demonstrate that:

(a) Run-off from the project shall not increase the sediment or
poliutant load in the storm drain system.

(b) Run-off from all roofs, patios, driveways and other impervious
surfaces on the site shall be collected and discharged to avoid
ponding or erosion either on or off the site.

B. The permittee shall undertake development in accordance with the approved
final plans. Any proposed changes to the approved final plans shall be reported to
the Executive Director. No changes to the approved final plans shall occur without
a Commission amendment to this coastal development permit unless the
Executive Director determines that no amendment is required.
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ASSUMPTION OF RiSK, WAIVER OF LIABILITY AND INDEMNITY

By acceptance of this permit, the applicant acknowledges and agrees (1) that the
site may be subject to hazards from erosion, landslide, or earth movement; (i) 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), expenses, and amounts paid
in settiement arising from any injury or damage due to such hazards.

Conformance of Design and Construction Plans to Geotechnical Report

A. All final design and construction plans, including foundations, grading and
drainage plans, shall be consistent with all recommendations contained in the
Geotechnical and Geologic Engineering report prepared by Ralph Stone and
company, Inc., dated December 7, 1999. PRIOR TO THE ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the applicant shall submit, for the Executive
Director’'s review and approval, evidence that an appropriate licensed professional
has reviewed and approved all final design and construction plans and certified
that each of those final plans is consistent with all of the recommendations
specified in the above-referenced soil and geologic evaluation approved by the
California Coastal Commission for the project site.

B. The permittee shall undertake development in accordance with the approved
final plans. Any proposed changes to the approved final plans shall be reported to
the Executive Director. No changes to the approved final pians shall occur without
a Commission amendment to this coastal development permit unless the
Executive Director determines that no amendment is required.

Deed Restriction

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant
shall submit to the Executive Director for review and approval documentation
demonstrating that the applicant has executed and recorded against the parcel(s)
governed by this permit a deed restriction, in a form and content acceptable to the
Executive Director: (1) indicating that, pursuant to this permit, the California Coastal
Commission has authorized development on the subject property, subject to terms
and conditions that restrict the use and enjoyment of that property; and (2) imposing
the Special Conditions of this permit as covenants, conditions and restrictions on the
use and enjoyment of the Property. The deed restriction shall include a legal
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description of the entire parcel or parcels governed by this permit. The deed restriction .
shall also indicate that, in the event of an extinguishment or termination of the deed

restriction for any reason, the terms and conditions of this permit shall continue to

restrict the use and enjoyment of the subject property so long as either this permit or

the development it authorizes, or any part, modification, or amendment thereof,

remains in existence on or with respect to the subject property.

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

A. Project Description and Location

The applicant proposes the construction of a 7,096 square foot, 28 foot high, single-
family residence with an attached 3-car garage, and swimming pool. Project will require
trimming existing slope to a 1:1 gradient and construction of a 16-foot high retaining wall
along the eastern portion of the property.

The project site is a 17,230 square foot parcel. The site is located on the east side of

Toyopa Drive, approximately 1,200 feet northwest form the intersection of Pacific Coast

Highway and Chautauqua Boulevard, within the Pacific Palisades area of the City of Los

Angeles (see Exhibit No. 1). .

The subject site consists of a level building pad and a rear slope that descends
approximately 56 feet, at a gradient of approximately %:1, to Corona Del Mar Street
below.

The project site is currently vacant. Two existing retaining walls, varying from one and
half feet to four feet high, and walkway, are located at the top of the slope. The existing
retaining walls do not meet current building codes and will be removed and replaced with
a single 16-foot high retaining wall. The area behind the wall will be backfilled and
leveled with the rear yard, which will be lowered approximately 1-2 feet to an elevation of
approximately 187 feet. The slope in front of the wall will be trimmed back approximately
1-3 feet to a gradient of 1:1, as required by the City of Los Angeles, to reduce slope
sloughing and debris falling onto the road below. All drainage will be directed to the
street through non-erosive drainage devises. The applicant has also indicated that the
slope will be landscaped using drought tolerant non-invasive vegetation.

The project site is located within a developed single-family residential neighborhood.
The parcel is one of two adjoining vacant parcels that the applicant is proposing to
develop with a single-family residence. The applicant has submitted a second
application for the adjoining lot (application No. 5-03-12).
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B. Development

As proposed, the development is located within an existing developed area and is
compatible with the character and scale of the surrounding area. The project provides
adequate parking based on the Commission’s typically applied standards. Therefore, the
Commission finds that the development conforms with Sections 30250, 30251, and
30252 of the Coastal Act.

C. Water Quality

The proposed development has a potential for a discharge of polluted runoff from the
project site into coastal waters. The development, as proposed and as conditioned,
incorporates design features to minimize the effect of construction and post-construction
activities on the marine environment. These design features include, but are not limited
to, the appropriate management of equipment and construction materials, reducing
runoff through the use of permeable surfaces, the use of non-invasive drought tolerant
vegetation to reduce and treat the runoff discharged from the site, and for the use of
post-construction best management practices to minimize the project’'s adverse impact
on coastal waters. Therefore, the Commission finds that the proposed development, as
conditioned, conforms with Sections 30230 and 30231 of the Coastal Act regarding the
protection of water quality to promote the biological productivity of coastal waters and to
protect human health.

D. Deed Restriction

To ensure that any prospective future owners of the property are made aware of the
applicability of the conditions of this permit, the Commission imposes one additional
condition requiring that the property owner record a deed restriction against the property,
referencing all of the above Special Conditions of this permit and imposing them as
covenants, conditions and restrictions on the use and enjoyment of the Property. Thus,
as conditioned, this permit ensures that any prospective future owner will receive actual
notice of the restrictions and/or obligations imposed on the use and enjoyment of the
land in connection with the authorized development, including the risks of the
development and/or hazards to which the site is subject, and the Commission’s immunity
from liability.

E. Local Coastal Program

Coastal Act section 30604(a) states that, prior to certification of a local coastal program
(“LCP”), a coastal development permit can only be issued upon a finding that the
proposed development is in conformity with Chapter 3 of the Act and that the permitted
development will not prejudice the ability of the local government to prepare an LCP that
is in conformity with Chapter 3. The Pacific Palisades area of the City of Los Angeles
has neither a certified LCP nor a certified Land Use Plan. As conditioned, the proposed
development will be consistent with Chapter 3 of the Coastal Act. Approval of the
project, as conditioned, will not prejudice the ability of the local government to prepare a
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Local Coastal Program that is in conformity with the provisions of Chapter 3 of the
Coastal Act.

F. California Environmental Quality Act

As conditioned, there are no feasible alternatives or additional feasible mitigation
measures available that would substantially lessen any significant adverse effect that the
activity may have on the environment. Therefore, the Commission finds that the
proposed project, as conditioned to mitigate the identified impacts, is the least
environmentally damaging feasible alternative and can be found consistent with the
requirements of the Coastal Act to conform to CEQA.
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September 19,

Steve Mespos
1268 Bisnveaeda Av
Pecific Palisades, CA 96272

TRACT: 8
LOTS: 3/ 4 :
LOCATION: 222 /226 Tovopa Dr (aka 316/226

CURRENT REFERENCE REPORT DATE(S) OF

REPORTIETTER(S) _ NQ. DROCUMENT PREPARED BY

Geolegy/Soi] Repon 4820 07/29/2002 Ralph Stone & Co

PREVIOUS REFERENCE REPGORT DATE(S) OF

REPQRT/AETTER(S) NO. DOCUMENT PREPARED BY
. Ceology/Soil Report 4820 12/07/1595 Ralph Store & Co

Depariment Leve 28593 01/21/2000 LADBS

The referenced repon coqce'm..g the proposed consiruction of 2 snziv-famiiy Tesidence with
vasement, swimming pool and rear-yard retaining wall on ea:k of the subject lots has been reviewed
by the Grading Section of the Department of Building and Safety.

A previous Depactment Approval Letter dated 01/21/20C0, Log # 29583 wwas issued ia response to

the construction proposed inthe 12/07/1999 report. The consultants have statzd in the current renost
that the projact ey ¢ntially remains the same, except for adding a p ~JAI basement on each |ot
Additioral recommendations for the design of the besement rezammg wall have becn included
Temporary excavalion “D 10 (2 feet in height will be required.

Tre report is acce:ta.‘ole, vrevided the fOilOWiﬂf’ conditions are compiied with during site
h : 5 ! =
dE\‘CiOpJ.JCDI]

The portion of all ua-surcha rgec temporery vertica; excavalons greater than 5 feer shall be
$iopeZ bals o 11 horizonial 13 verical . slcpe gradient, as recommended

z A suppiemientary report with caleulations © justify the safety factor shall be submitied 10 1he
Deparimer: in case ﬂlo. Cuts are used during i€mporary excavation 1o SUDpPOTT surcharged
loads from existing stru ctures The caleulations shall include the height of the pro: EXHIBIT NO ;
et s, AN EOUAL EMPLCYMENT CPRORTUNITY - AFFIRMATIVE 4CTION EMPLOvER - JAPPLICATION >}

N mro e
Californla Coastal Commission
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flog # 29593
SOILS/GZLOGY FILE

Stzve ‘Wupf\s
1465 Li:nvc*l 2 Av
rac:fic Palisades, CA 90272

TRACT: 5753
LOTS: 3 /4
LOCATION: 222/ 226 Toyopa Dr

CURRENT REFERENCE REPOXT DATE(S) OF

REPORT/LETTER(S) NO. DOCUMENT PREPARED BY
cology/Soil Report 4820 12/07/93 Raiph Stone & Co

he referenced report concerning a proposed pool, tennis court 2nd single-family dwell Ting s
bcc’.’] revizwed by the Grading Section of thv De epartment of Buiiding and Safety. Accordiong o
the report, the existing upper 2-3 fezt of soil is not suitable for sirucniral support. A steep 3/4:0 1
45 10 58 ft high slope of terrace deposits descends from the paj The slope 1s tocully
uversteepened with talus coliecting st Corona Del Mar strest. The report is accepiable. mrovided
the folicwing conditions are compli=d with doring site deveiopment

1. The geologist and soils enginesr shall review and approve the dewiled plans orinr @ ivsvonce
of any permits, Th 5 3PPTO\ 2l shall be by sigrature on the plans which clear]y indicates that
the peclogistand sois engineer have revizwed the plans prevared by the destzricnginee:

that the plans inchude the recommendations contained i their reports.

Z. As a m?nfmum th2 L*per 2-2 feet of soit shall be removed ard replaced as comtiiied
compaeied il &s recommended.

KR Allvew 1l siopes shall be no steeper than 217

4 The exising descending slope shall be wrimmad of all locss material and o 4 gradicnt mo
steeper than 1011 the existing overhanging footi ar;d siab removed from the top of the
slope, as recorumended..

s, Poundations shall be supported entirely in weniace depusite o eitiiely i cunesusiod L e
recommended (Pgs.6.7).

P Moy mee) AN EQUAL EMPLOYMENT OPEORTUNITY ~ AFFIRMATIVE ACTION EMPLOYER Ly b e e
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Al recommendztions of the repcrts whizh are :n additior t¢ or e rondnctive than i

=

onditions comainzd hersin shall b2 incorporated into he 2lans.

renait does not waive the requirements for

The applicant :s advisad that the approval of thi
v Ordarserforcad v the Stare Division

&
excavations contained in the State Construction Sa:
of Industrial Safery.

\ £rading paonit shall be ahvained

A copy ol the subiect and approprizte referenced reports and this approval letter shall be
attached to the District Ofnes and .'.e]d set of plans. Submit one copy of the abave repirss
to the Building Department ann ecker prior o issuance of the permit.

The geologist and soil enginesr shall inspect all excavations to determine that conditions
anticipated in the report have been encountered and to provide recommendations for the
conection of hazards found during grading.

All man-made fill shall be compacted to a minimum 90 perzent of the maximum dry density
of the fill material per the latest version of ASTM D 1557; or 95 percent where less than 15
percent fines passes 0.003mm.

All roof and pad drainage shall be copducted to the street in an aceeptable manner

rior 10 issuance of the building permit, the design of the subdrainage svstem reguired to
preven p ‘01° hydrostatic pressure behind retaining wails shall be approved by the soils
enzinc er and accepted by the Department. Installation of the subdrainage svsiem shall be
jnspecte and approved by the soils engineer and by the City grading inspeetor.
Footings adjacent to a descending slope steeper than 3:1 in gradient \‘*all be located o
distznce of one-third the vertica) h“lsht of the siope it nzed not exzesd € feet measured
horizontally from the face o7 the siops.

If oid sepric tanks or cesspools are encountered on the site they ite removed and
recompacted per City of Los Angeles. Memorandum of Genera) Disiriutinn £34

The dwelling shall be connected 10 the public sewer system.

Unsurcharged temporary excavations exposing fill and soil shal! be trirmed o 101 as
recommended.

The propused swimming poo! shall be designed for a freestanding condition, 2
recorarmended (Pg.9). '

Seismic design shall satisfy the LABC minimums based on: Soil Profile Type Sd, a Tyne
B fault with closest dxs'a..c 0 seismuc sodree of tess thap 2 kon. as recymmended.

Unsurcharpad temperary excavations zbove § & in neight shall be trimmed 1o 1-1, ;e
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21. A structure shali be considered surcharging an excavanios or swimming pool, if the

structure is located within a horizontal distance from the 1op of excavation equal o the
depth of the excavation as specified in Code Section 91.3301.2.3.7

22, Prior to issuance of any permit which authorizes an excavation, where the excavation i
to extend lower than the walls or foundations of any adjoining building or structure located
closer to the property line than the depth of the excavaiion, the owner of the subject site
shall provide the Department with cvidence that the adjacent property owner has heen
given a 30-day written potice of such intent to make an sxcavation.

23, Poorto the placing of compacted fill, a representative of the consulting Soils Engiaeer shall
inspect and approve the bottom cxc‘.vatxons. He shal! post a potice on the job site for the
City Grading Inspector and the Contractor stating that the soil ingpected meets the conditions
of the report, but that no fill shall be placed unti] the City G*ading lnspzctor has also
inspected and approved the bottom excavations. A written certification to this effect shall
e filed with the Department upon corpletion of the work. The fill shall be placad under th
inspaction and approval of the Foundation Engineer. A compaction report sha!. be submit (c'.l
to the Departrnent upon completion of the compaction.

. 24, Priorio the pouring ofconcrete, a representative of the consulting Soil Enginesr shall inspect
and approve the footing excavations. He shall post a noucs on the job site for the City
Buz.dmg Inspector and the Contractor stating that the work 50 tnspzetsd meats the conditiors
of the report, but that no concrete shall be poured until the City ow dmv Inspector has also
inspected and approved the footing excavations. A written certification 10 this effect shall
be filed with the Department upon compietion of the work.

DAVID HSU
Chief ¢f Grading Section
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DANA PREVOST THEODORE GILMORE
Engineering Geoiogist 11 Geotechmcal Engincer 1

cC: Raloh Stonz & Co
WLA District Office



PROHIBITED INVASIVE ORNAMENTAL PLANT'S
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SCIENTIFIC NAME

Acacia sp. (all species)
Acacia cyclopis
Acacia dealbata
Acacia decurrens

~ Acacia longifolia
Acacia melanoxylon
Acacia redolens
Achillea millefolium var. millefolium
Agave americana
Ailanthus altissima
Aplenia cordifolia
Arctotheca calendula
Arctotis sp. (all species & hybrids)
Arundo donax
Asphodelus fisulosys
Atriplex glauca
Alriplex semibaccats
Carpobrotus chilensis
Carpobrotus edulis
Centranthus ruber

¥ Chenopodium album
Chrysanthemum coronanum
(Cistus sp. (all species)
Corladeria jubats [C. Atacamensis]
Cortaderia dioica [C. sellowana)
Cotoneaster sp. (all species)
Cynodon dactyion
Cytisus sp. (all species)
Delosperma ‘Alba’
Dimorphotheca sp. (all species)

Drosanthemum floribundum
Drosanthemum hispidum

Eucaiyptus (all species) _
Eupatorium coelestinum [Ageratina sp,)
Foeniculum viigare

Gazania sp. (all species & hybrids)
Genista sp. (all species)

Hedera canariensis

Hedera helix

COMMONN

Acacia

Acacia

Acacia

Green Wattle

Sidney Golden Wattle
Blackwood Acacia
aka. A Ongerup
Common Yarrow
Century plant

Tree of Heaven

Red Apple

Cape Weed

African daigy .
Giant Reed or Arundo Grass
Asphodie

White Saltbush

Australian Saltbugh

Ice Plant

Hottentot Fig

RedValeran .
Pigweed, Lamb’s Quarters
Annual chrysanthemum

krose

Roc
Atacama Pampas Grass

L3

.Selloa Pampas Grass

Cotoneaster
Bermuda Grass
Broom

White Trailing Ice Plant
African daisy, Cape marigoid,
Freeway daisy
Rosea ice Ptant Ve
Purple ice Piant .
Eucalyptus

Mist Flower EXHIBIT NO. g
™™ |ertcATION WO~
Broom
Algerian vy
English vy

| Invesie 'E'/gg /'
« A

Caklomia Coastal Commis:

L -




Ipomoea acuminata

Lampranthus spectabilis

Lantana camara

Limonium perezii

Linana bipartita

Lobularia maritima

Lonicera japonica 'Halliana’
Lotus comiculatus

Lupinus sp. (all non-native species)
Lupinus arboreus

Lupinus texanus

Malephora crocea

Malephora luteola
Mesembryanthemum crystallinum
Mesembryanthemum nodiflorum
Myoporum laetum

Nicotiana glauca

Oenothera berfandieri

Olea europea

Opuntia ficus-indica
Osteospermum sp. (all species)

Oxalis pes-caprae
Pennisetum clandestinum
Pennisetum setaceum
Phoenix canariensis
Phoenix dactylifera
Plumbago auniculata
Ricinus communis

Rubus procerus

Schinus molle

Schinus terebinthifolius
Senecio mikanioides
Spartium junceum
Tamarix chinensis
Trifolium tragiferum
Tropaelolum majus

Ulex europaseus

Vinca major o .

Blue dawn flower,

Mexican morning glory
Trailing Ice Plant

Common garden lantana
Sea Lavender

Toadflax

Sweet Alyssum

Hall's Honeysuckle
Birdsfoot trefoil

Lupine

Yellow bush lupine

Texas blue bonnets

Ice Plant

Ice Plant

Crystal Ice Plant

Little Ice Plant

Myoporum

Tree Tobacco

Mexican Evening Primrose
Olive tree

Indian fig

Trailing African daisy, African daisy,
Cape marigold, Freeway daisy
Bermuda Buttercup
Kikuyu Grass .
Fountain Grass

Canary Island date paim
Date palm

Cape leadwort
Castorbean

Himalayan blackberry
California Pepper Tree
Florida Pepper Tree
German Ivy

Spanish Broom

Tamarisk

Strawberry clover
Nasturtium

Prickley Broom

Periwinkle






