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PROJECT LOCATION: 2656 N. Fabuco Road, Topanga, Los Angeles County 

DESCRIPTION OF PROJECT PREVIOUSLY APPROVED: Construct a two story 13 ft. 
to 33 ft. high, split level, 4,591 sq. ft. single family residence, attached two car 867 sq. ft. 
garage/workshop, pool & jacuzzi with non-chemical filtration system and pool cover for 
evaporation and energy conservation, after the fact development of a water well, a 
5,150 gallon domestic water tank, rainwater harvesting system with buried 8,500 gallon 
storage tank, 120 ft. paved driveway with fire department turnaround constructed with 
turf block and planted with native needle grass, driveway restoration w/turf block & 
native needle grass for existing northern access driveway, restore existing dirt driveway 
on southeast portion of property with needle grass and sandstone cobble, pave 260 ft. 
length of No. Fabuco, grade 2,300 cu/yds of cut, 200 cu/yds of fill, export 2,100 cu/yds 
of material to disposal site located outside the coastal zone or a location with a coastal 
permit for disposal, drought resistant native landscaping, temporary living trailer, onsite 
drainage with catch basin and filter, entry gates, fencing, and septic system. 

DESCRIPTION OF AMENDMENT: Construct a 7 40 sq. ft. non-combustible barn and 
4,800 sq. ft. corral area with native needle grass and cobblestone and no grading. 
Revise Special Condition No. 12, Water Use Restrictions, to delete prohibition on future 
construction of equestrian stables, corrals, or barns on the subject property while 
continuing to require the installation and use of restricted water flow plumbing fixtures to 
minimize the need for water to be extracted from the on-site water well. 

Lot Area: 
Building Coverage: 
Pavement Coverage: 

2.5 acres 
3,593 sq. ft. 
2,400 sq. ft. 

SUMMARY OF STAFF RECOMMENDATION: 
Staff recommends that the Commission determine that the proposal to amend Special 
Condition No. 12 to delete prohibition on future construction of equestrian stables, 
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corrals, or barns on the subject property, and approve a proposed 740 sq. ft. barn with a 
corral as consistent with the requirements of the California Coastal Act with three • 
additional special conditions requiring that a new coastal permit amendment is required 
if the existing water well is drilled deeper or a new water well is proposed to provide 
water on site and that a livestock maintenance restriction and stable waste and 
drainage management plan be recorded as a deed restriction to notify future property 
owners of the revised condition and this additional condition. 

STAFF NOTE 
The applicant requested that this application be postponed from the November 19, 2004 
Commission meeting to amend the application to include a barn constructed of non
combustible materials with a corral for equestrian use. The Commission must act on 
this application during or before the January 12 - 14, 2005 meeting under the 
requirements of the permit streamlining act. 

LOCAL APPROVALS RECEIVED: Not applicable. 

SUBSTANTIVE FILE DOCUMENTS: Coastal Permit No. 4-00-143 (Weeger); Coastal 
Permit No. 4-03-085 (WF Trust). 

STAFF RECOMMENDATION: 

MOTION: I move that the Commission approve the proposed 
amendment to Coastal Development Permit No. 4-00-143 
pursuant to the staff recommendation. 

STAFF RECOMMENDATION OF APPROVAL: 

Staff recommends a YES vote. Passage of this motion will result in approval of the 
amendment as conditioned and adoption of the following resolution and findings. The 
motion passes only by affirmative vote of a majority of the Commissioners present. 

I. Resolution for Approval with Conditions 

• 

'• 

The Commission hereby approves a coastal development permit amendment 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 amendment 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 enviro~ment, or 2) there are no further feasible 
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mitigation measures or alternatives that would substantially lessen any significant 
adverse impacts of the development on the environment. 

II. Approval with Conditions 

Staff Note: All standard and special conditions, except for Special Condition No. 12 as 
noted below, attached to the original permit as amended shall remain in effect and are 
attached in Exhibit A and incorporated herein. 

Ill. Special Conditions 

Staff Note: Special condition No. 12 is revised as follows: 

12. Water Use Restrictions 

The applicant agrees to install and use restricted water flow plumbing fixtures as 
proposed and detailed in the application Section I submitted July 13, 2001 (Exhibit 5) to 
minimize the need for water extracted from the proposed on-site well. The applicant 
shall not construct a new water well on the property, or make the existing well deeper, 
unless it is authorized in an amendment to Permit No. 4-00-143 or a new coastal 
development permit from the Commission or from the applicable certified local 
government. 

• 13. Livestock Maintenance Restriction and Stable Waste Management Plan 

• 

A. In accordance with the applicant's proposal, the horse facilities on site shall be 
limited to the keeping or maintaining of no more than four horses or ponies or 
similar livestock at any time. 

B. Prior to issuance of Coastal Development Permit Amendment, the applicant 
shall submit a stable waste management and drainage plan for the review and 
approval of the Executive Director. The plan shall include management practices 
for the collection, storage, and disposal of stable wastes, including manure and 
bedding. Such wastes shall be collected and disposed of offsite in a manner and 
location prescribed in the approved plan. Equestrian confinement areas, loafing 
areas, or other areas where waste solids may gather shall be scraped periodically. 
The plan shall include drainage devices and BMPs which will ensure that all runoff 
from the proposed horse stables and waste containment areas shall be collected 
and directed through a system of vegetated and/or gravel filter strips or other 
media filter devices. The filter devices shall be designed to trap sediment, 
particulates and other solids, and remove or mitigate contaminants through 
infiltration and/or biological uptake. 

C. Any additional or intensified use of the site for livestock maintenance purposes, 
whether recreational or commercial, shall require an amendment to Coastal 
Development Permit 4-00-143. 
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Prior to issuance of the coastal development permit amendment, the applicant 
shall submit to the Executive Director for review and approval documentation 
demonstrating that the applicant has executed and recorded a deed restriction, in a 
form and content acceptable to the Executive Director: (1) indicating that, pursuant to 
these permits, 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 (hereinafter referred to as the "Standard and Special Conditions"); and (2) 
imposing all Standard and Special Conditions of these permits as covenants, conditions 
and restrictions on the use and enjoyment of the Property. The deed restriction shall 
include a legal description of the applicant's entire parcel or parcels. 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 

A. Project History and Proposed Amendment 

1. Project .History 

The project site is located within a partially developed 16-lot subdivision created in the 
1960's prior to the effective date of the Coastal Act in 1977. The site is located about 
two miles inland, northwest of Tuna Canyon, and southwest of Fernwood area in an 
unincorporated area of Los Angeles County known as Topanga. The parcel is 
accessed about one quarter of a mile to the south of Tuna Canyon Road, along 
Skyhawk Lane, Hawks Nest Trail, West Betton Drive, and lastly North Fabuco Road 
(Exhibits 1 - 3). 

The applicant received a coastal permit to construct a two story, 13 foot to 33 foot high, 
split level, 4,591 sq. ft., single family residence and an attached two car 867 sq. ft. 
garage/workshop, two water tanks, road improvements to extend North Fabuco Road, 
and 2,500 cubic yards of grading. Although a 7 40 sq. ft. barn was initially proposed on 
the subject site, as requested by staff, the applicant subsequently deleted it prior to the 
Commission's approval of the coastal permit. 

The applicant uses two sources of water to provide domestic, landscape, and fire 
suppression water supplies for the residential development. Water is pumped from an 
existing water well on-site. Water is stored for domestic use in a 5,150 gallon tank. The 
applicant also has a rainwater harvesting system. This system collects runoff from the 
residence roof gutter system and channels it into a buried 8,500 gallon tank for low flow 
irrigation and fire protection in conjunction with well water. 

·. 

• 

• 

• 
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The project site is located within the Los Angeles County Water District# 29 and may 
be served water at the request of the applicant and after the approval and construction 
of the water connections to nearby existing water lines located along Fabuco Road or 
nearby along Tuna Canyon Road. 

2. Proposed Amendment 

In this amendment application, the applicant proposes to amend Coastal Permit No.4-
00-143 to construct a 740 sq. ft. non-combustible barn, constructed of steel or concrete 
block frame, stucco or metal siding, and a tile or metal roof. A 4,800 sq. ft. corral area 
with native needle grass and cobblestone (erosion control) and no grading is also 
proposed. The applicant also proposes to revise Special Condition No. 12 to delete the 
prohibition to construct in the future equestrian stables, corrals, or barns on the site. 
The Commission approved Special Condition No. 12 as follows: 

12. WATER USE RESTRICTIONS 

The applicant agrees to prohibit the future construction of equestrian stables, 
corrals, or barns on the subject property in the future and agrees to install and 
use restricted water flow plumbing fixtures as proposed and detailed in the 
application Section I submitted July 13, 2001 (See Exhibit 5) to minimize the 
need for water extracted from the proposed on-site water well. 

• Specifically, the applicant proposes to revise Special Condition No. 12 as follows: 

• 

The applicant agrees to install and use restricted water flow plumbing fixtures as 
proposed and detailed in the application Section I submitted July 13, 2001 (See 
Exhibit 5) to minimize the need for water extracted from the proposed on-site water 
well. 

B. Environmentally Sensitive Resource Areas 

Section 30250(a) of the Coastal Act provides that new development be located within or 
near existing developed areas able to accommodate it, or in other areas with adequate 
public services and where it will not have significant adverse effects, either individually 
or cumulatively, on coastal resources: 

New residential, commercial, or industrial development, except as otherwise ,, 
provided in this division, shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it or, where such 
areas are not able to accommodate it, in other areas with adequate public 
services and where it will not have significant adverse effects, either 
individually or cumulatively, on coastal resources. 

Section 30105.5 of the Coastal Act defines the term "cumulatively," as it is used in 
Section 30250(a), to mean that: 
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the incremental effects of an individual project shall be reviewed in • 
conjunction with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects. 

Section 30231 of the Coastal Act is designed to protect and enhance, or restore where 
feasible the biologic productivity and quality of coastal waters, including streams. 
Section 30231 of the Coastal Act states that: 

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. 

In addition, Section 30240 of the Coastal Act states that environmentally sensitive 
habitat areas must be protected against disruption of habitat values: 

(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. 

Section 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 an~ 
substantial interference with surface water flows, maintaining natural buffer areas that 
protect riparian habitats, and minimizing alteration of natural streams. In addition, 
Sections 30107.5 and 30240 of the Coastal Act state that environmentally sensitive 
habitat areas must be protected against disruption of habitat values. 

The project site is located within the Los Angeles County Land Use Plan designated 
Tuna Canyon Significant Watershed (Exhibit 6). The Tuna Canyon Significant 
Watershed Area includes about 1,524 acres of land in the coastal Santa Monica 
Mountains within the watersheds of Tuna and Pena Canyons. The terrain is extremely 
steep, generally greater than 30% slope, and rugged in this canyon. The majority of the 
subject site and the surrounding 16-lot subdivision include flat and sloping land with 
gentle to moderate slopes. The site elevation extends about 90 feet ranging from about 
1,630 to 1, 720 feet above sea level. The building site is located at the top and the base • 
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of the small knob hill between the 1,692 to 1,713 foot elevation levels. The paved 
portion of North Fabuco Road extends about 260 feet further north from the intersection 
with Betton Drive. 

Tuna Creek is designated Environmentally Sensitive Habitat Area (ESHA) in the 
County's 1986 Land Use Plan (LUP) and is located about one thousand (1,000) feet to 
the east of the subject parcel and about 1,000 feet to the south of the parcel. The 
subject parcel drains into a drainage ravine on the subject site south to the southern 
tributary of Tuna Creek (Exhibit 6). Due to the distance, the Commission found that the 
proposed residential and road improvements would not directly affect the riparian 
habitat along this tributary. The entire Tuna Canyon watershed is designated a 
significant watershed in the LUP because of the relatively undisturbed nature and the 
presence of wildlife. The England and Nelson Report prepared for Los Angeles County, 
titled, Land Capability/Suitability Study Los Angeles County General Plan Revision 
Program (1976} identified all of the Tuna Canyon watershed as a significant ecological 
area. The certified LUP established specific policies and development standards to 
protect the sensitive resources of these relatively undisturbed watersheds, providing 
guidance to the Commission for the review of development applications. 

A report titled ''Tuna Canyon Significant Ecological Area: An Assessment of the 
Cumulative. Impacts of the Potential Maximum Development," was prepared for the 
Tuna Canyon Property Owners Association by Steven Nelson, Director of Biological 
Science, Phillips Brandt Reddick, dated January 9, 1978. The purpose of the report 
was to provide a detailed resource inventory and analysis of the Tuna Canyon 
Significant Watershed to be used by decision makers as advanced and additional 
environmental input to their planning process. The report is an analysis and 
assessment of. cumulative impacts resulting from the potential buildout of the area. 
Measures to partially or completely mitigate impacts were suggested. The subject site 
is mapped by the report as a chaparral biotic community typically with broad-leaf 
schlerophyllous vegetation with considerable diversity in species composition. 
Although, the subject site and surrounding area burned in the 1993 Malibu Fire; growth 
of the chaparral and coastal sage vegetation is reoccurring in this area. 

The applicant submitted an update report of the current resource conditions within the 
Tuna Canyon Significant Ecological Area dated February 25, 2000. This update report· 
was completed by PCR Services Corporation by Steve Nelson PCR's director of 
Biological Services who also co-authored the original 1976 SEA study noted above. 
This update report concludes: 

that the site and resource conditions have not changed appreciably since the 1976 
and 1978 assessments were made and the findings of those studies remain valid 
today .... 

The principal reason the Tuna Canyon watershed was originally designated as an 
SEA in 1976 was the presence of a year-round stream and well-developed riparian 
woodland in the canyon bottom. In order to preserve and protect these resources, 
any development must be sensitive to and compatible with the function of the 
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watershed. It is our opinion that design features which have been incorporated into • 
this project will be compatible with the function of the watershed. 

Given these features (Staff note: features are identified in the original report), the 
fact that the area to be developed is only 10% of the 2.5-acre lot and only 0.016% 
of the entire 1524-acre Tuna Canyon watershed, and the site's location well away 
from the stream and riparian woodland, it is our belief that the project will have no 
significant or adverse cumulative impact on the integrity of the Tuna Canyon SEA. 

Although the subject parcel is located within Tuna Canyon Significant Watershed, the 
project site is located about one thousand (1 ,000) feet from one tributary of Tuna 
Canyon Creek to the east and about 1 ,500 feet to the south of the second tributary of 
Tuna Canyon Creek (Exhibit 6). As the project site drains to the south into a small 
drainage ravine, the project site is as close as about 1 ,000 feet from the riparian habitat 
located along this tributary of Tuna Canyon Creek to the east and the same distance 
from the tributary of Tuna Canyon Creek to the south (Exhibit 6). Although the riparian 
habitat is nearby downstream of the proposed project, the Commission found that the 
project and its water well use will not have a direct impact on the riparian habitat or 
water quality. 

1. Potential Water Well Withdrawal Impacts 

The Coastal Act requires that the biological productivity and quality of coastal waters 
and streams be maintained by preventing the depletion of ground water supplies and • 
substantial interference with surface flows, while maintaining natural buffer areas that 
protect riparian habitats. The specific location of the water well is within the drainage 
swale on the eastern portion of the subject property. The water storage tanks are 
located in the courtyard area north of the residence, one tank will be above ground for 
domestic water service, the other will be buried for the use as fire suppression and 
landscape irrigation. Groundwater in this area is not part of an aquifer used for public 
water supplies or for agriculture. 

a. ESHA Resources 

Two upper tributaries to Tuna Canyon Creek, identified as environmentally sensitive 
habitat area (ESHA) in the LUP, are located on either side of the proposed development 
(Exhibit 6). These tributaries are the 'blue line' designated stream portions of Tuna 
Canyon Creek. The proposed well site is about 900 feet to the east and about 1,000 
feet north of the riparian habitat adjacent to these tributaries. Tuna Canyon Creek and 
its tributaries are intermittent watercourses that flow during the rainy season. The well 
site is located about 950 feet from the tributary to the east and 1 ,500 feet from the 
tributary to the south. Due to the proximity of the well site and the tributaries of Tuna 
Canyon Creek, staff requested in September 2000 during the review of Coastal Permit 
No. 4-00-143 that the applicant submit a hydrogeological report to evaluate the potential 
individual and cumulative impacts of the onsite domestic water well on the ground water 
basin in relation to Tuna Canyon Creek and its nearby tributaries. Staff also requested 
information on the potential individual and cumulative biological impacts of water 

·. 
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withdrawal on the tributaries and ESHA. The applicant submitted hydrogeologic 
information on water extraction in relation to a similar project proposed by Mark Jason, 
located nearby along Betton Drive, as approved by Coastal Permit No. 4-96-025-A-3 in 
two reports dated September 21, 2000 and May 31, 2000. An additional report was 
submitted by the applicant dated November 2, 2000. All these reports were completed 
by Bing Yen & Associates and submitted on January 24, 2001. The applicant also 
submitted a biological report titled "Responses to Comments by California Coastal 
Commission", dated November 8, 2000, by Steven Nelson, PCR Services Corporation. 
This later report concluded that: 

For the reasons discussed above, I would accept the BYA analysis and 
responses to Coastal Commission Staff comments as conclusive that the effects 
of your project, on both an incremental basis and cumulative basis, are not 
potentially significant in regards to downstream riparian habitats. 

Therefore, the applicant submitted reports from Bing Yen & Associates and PCR 
Services Corporation concluding in 2001 that construction of a residence on the Weeger 
property will not pose a significant adverse individual or cumulative impact to the 
hydrological conditions in the vicinity of the Weeger property and the downstream 
riparian habitats. Staff reviewed these reports and requested additional information 
from the applicant in a memo dated 6 Apri12001 from Mark Johnsson, Senior Geologist. 
In response, the applicant submitted a report dated titled, Hydrogeologic Analysis of 
Proposed Water Supply for Weeger Residence at 2656 Fabuco Road, dated July 17, 
2001 by Cleath & Associates. 

The Commission Staffs Geologist reviewed this report, prepared a memo dated 23 July 
2001 and found that: 

. . . the applicant had demonstrated that the proposed permitting of the existing 
water well, to serve the development as proposed, would have no significant 
impact, taken singularly or cumulatively. In order to ensure that in this case, I 
recommend that the permit be conditioned to require landscaping by native 
plants, the prohibition of stables on the property, the use of restricted flow 
plumbing fixtures, and the use of an on-site wastewater disposal system. 

Special Condition No. Two required the use of native plants, and Special Condition No. 
Twelve (Coastal Permit No. 4-00-143) required the prohibition of equestrian stables, 
corrals or barns on the property and required the use of restricted flow plumbing fixtures 
to minimize the use of well water from this groundwater basin. Special Condition No. 
Seven required the applicant to submit an application for an amendment to this coastal 
permit or an application for a new coastal permit for any new development, which may 
include equestrian uses, as an example. No Special Condition is necessary for 
requiring the use of on-site wastewater disposal systems, as the applicant proposes to 
construct one to treat waste water onsite. There are no public or private sewage 
disposal systems or plants in the vicinity of the project site to adequately treat sewage 
generated from the proposed development and no such systems or plants are proposed 
in the foreseeable future. 

·, 
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The applicant- now proposes to amend Coastal Permit No. 4-00-143 by proposing to 
construct a non-combustable 7 40 sq. ft. barn and 4,800 sq. ft. corral and to revise 
Special Condition No. Twelve to eliminate the prohibition of future construction of 
equestrian stables, corrals, or barns on the subject property. As noted above, this 
prohibition was required to ensure that proposed permitting of the existing water well, to 
serve the residential development as proposed, would have no significant impacts, 
taken individually or cumulatively on coastal resources. In order to ensure that, the 
permit was conditioned to minimize the use of water by requiring landscaping by native 
plants, the prohibition of equestrian uses on the property, the use of restricted flow 
plumbing fixtures, and the use of an on-site wastewater disposal system. 

Water use records for the existing well were not available at the time of the 
Commission's review .of the proposed residence. Since the residence has been 
completed and occupied over the past two years, water use records are now available 
for this water well. The applicant has submitted new information based on actual use of 
the onsite water well fot the residential development. This information was submitted in 
a letter on September 20, 2004 and is included in Exhibit 7. This letter confirms that 
from July 2002 to September 2004 a total of 1,232,050 gallons of water was withdrawn 
or about an average of 1 ,580 gallons a day. As a result of water withdrawal from this 
well, the well drawdown, or static water level, as measured from the ground surface 
ranged from 135 to 140 feet over the past two years. The letter notes that "these 
readings are taken in the 7th year of a drought in So. California. Despite the current 
drought, the ·production of our well is excellent with only a 5 foot fluctuation in static 
water level." This letter goes on to state that " ... the aquifer in Tuna Canyon is being 
artificially recharged by the 23 homes around us on domestic water (from the destroyed 
Owens River Valley) which accounts for over 3 million gallons of water per year, not to 
mention the water we use in our house is being injected back into the ground via our 
septic system". Within the Tuna Canyon area there are five residences served by water 
wells. It's interesting to note that the water well static level was lower during the initial 
well withdrawals with the exception of one period of time in July 2003. The water well 
static level is now higher even after the withdrawal of water for residential and 
landscaping purposes. This means that the water currently withdrawn from the well 
does not draw down the ground water in a manner that adversely effects the biological . 
productivity and the quality of coastal waters, streams, while preventing depletion of 
ground water supplies and substantial interference with surface water flow and 
maintaining natural vegetation buffer areas that protect riparian habitats. This is 
consistent with the Commission's ·prior approval of numerous other residences in the 
Santa Monica Mountains that will use private groundwater wells to supply water for the 
residence. (Coastal Permit Number 4-98-004, BoJanowski and Coastal Permit Number 
4-00-064, Mastoras). As a result the existing residence does not adversely affect 
coastal resources or the environmentally sensitive habitat area (ESHA), located on 
either side of the proposed development that are 'blue line' designated tributaries of 
Tuna Canyon Cre~k. 

• 

• 

• 
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Staff requested information from the applicant identifying the additional amount of water 
that may be necessary for future equestrian use of the property. The applicant 
submitted on September 20, 2004 a letter estimating the water consumption required for 
equestrian use on the subject parcel. The letter estimates that three horses would 
consume 60 gallons of water a day based on 20 gallons of water per horse. This 
estimate is based on an equine health news release dated February 2004, titled 'Winter 
Dehydration in Horses", by Dr. Judy Marteniuk, Equine Extension Veterinarian, 
Michigan State University, College of Veterinary Medicine. This news release 
concludes that horses can actually be thirstier in the winter than in the summer and that 
most adult horses weighing 1 ,000 pounds require a minimum of 10 - 12 gallons of 
water each day for their basic physiological needs. The applicant has estimated 20 
gallons of water a day which is about double that amount of water consumed by an 
adult horse according to this news release. 

Staff requested additional information estimating water use for summer dust control and 
the washing of horses. In a letter received October 8, 2004, the applicant provided 
water consumption information for dust control of a future stable on this property and for 
the washing of horses. This letter states that dust control would occur between the 
months of May to about November, about three times a week with an irrigation system 
and with the washing of the horses, about 22 gallons per day of water would be needed. 
Totaling the water used by three horses for drinking, washing and dust control results in 
42 gallons per day, time 3 horses would equal 126 additional gallons of water 
consumption over the current average water consumption of about 1 ,580 gallons per 
day used over about the past two years. 

Although the applicant has provided information confirming that water well use has not 
adversely affected the ground water basin in the past two years, there still is a concern 
that with equestrian use on this property or the water well use on other properties may 
have the potential to create individual or cumulative adverse impacts to hydrology of the 
creeks and the riparian habitat located near the tributaries to the Tuna Canyon Creek. 
Special Condition No. 7 of Permit No. 4-00-143 already requires that any future 
construction, including drilling of new or deeper existing water well(s) on the subject 
property, shall require an amendment to Permit No. 4-00-143 from the Commission or 
shall require an additional coastal development permit from the Commission or from the 
applicable certified local government. To clarify this requirement, a statement is 
included in the revised Special Condition No. 12 to this amendment. 

2. Barn and Corral 

The proposed 7 40 sq. ft. barn and 4,500 square foot corral area are located to the 
southeast of the residence on a relative level area of the property. The barn and corral 
are within the fuel modification zone for the residence. The barn is made out of non
combustible materials and therefore will not require additional fuel modification over and 
above what is required for the residence. There is an existing access road that will 
provide access to the barn . 
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Runoff from equestrian facilities commonly contain pollutants such as soap and dirt from 
washing the livestock; animal manure, waste and possibly bacteria and pathogens from • 
animal waste. The discharge of these pollutants to coastal waters can cause 
cumulative impacts such as: eutrophication and anoxic conditions resulting in fish kills 
and diseases and the alteration of aquatic habitat, including adverse changes to species 
composition and size; excess nutrients causing algae blooms and sedimentation 
increasing turbidity which both reduce the penetration of sunlight needed by aquatic 
vegetation which provide food and cover for aquatic species; disruptions to the 
reproductive cycle of aquatic species; and acute and sublethal toxicity in marine 
organisms leading to adverse changes in reproduction and feeding behavior. These 
impacts reduce the biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes and reduce optimum populations of marine organisms 
and have adverse impacts on human health. In this case, the discharge of polluted 
runoff from an equestrian facility would result in adverse impacts to downstream riparian 
ESHA in the Tuna Canyon watershed. 

Therefore, in order to find the proposed development consistent with the ESHA, water 
and marine resource policies of the Coastal Act, the Commission finds it necessary to 
require the incorporation of Best Management Practices designed to control the non
point pollution. In past Commission actions addressing equestrian facilities, the 
Commission has encouraged the use of vegetative devices ("filter strips" or "elements) 
to filter material before it is carried off the site. Filter strips are areas of vegetation 
planted between the development and the drainage course which utilize the ability of 
plants to slow runoff flow rates, effectively increasing percolation, and collect nutrients • 
such as phosphorous and nitrogen reducing the amount that reach the drainage course. 
Use of filter elements has been found in past Commission actions, including Coastal 
Development Permit Nos. 4-98-073 (Ballard), 4-99-190 (Mahoney), 4-00-055 (Stark), 4-
00-067 (Harris) to mitigate equestrian facilities as a non-point source of pollution of 
coastal waters. 'Special Condition No. Thirteen (13) includes a provision in the stable 
waste and drainage management plan that runoff from the confined animal areas be 
filtered either through a vegetated filter strip of some other filter media. In addition, to 
ensure the confined equestrian facility onsite does not generate uncontrolled wastes 
that could migrate offsite and adversely impact coastal waters, Special Condition No. 
Thirteen (13) requires the applicant to submit a livestock maintenance restriction and 
stable waste and drainage management plan. Fully implemented, Special Condition 
No. Thirteen (13) will require management of manure, soiled bedding and removal of 
these materials from the site to an authorized disposal site on a regular basis. 

Therefore, for the reasons cited above, the Commission finds that the proposed 
amendment, as conditioned, is consistent with Coastal Act Sections 30231 and 30240. 

C. Water Quality 

The Commission recognizes that new development in the Santa Monica Mountains has 
the potential to adversely impact coastal water quality through the removal of native 
vegetation, increase of impervious surfaces, increase of runoff, erosion, and • 
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sedimentation, and introduction of pollutants such as petroleum, cleaning products, 
pesticides, and other pollutant sources, as well as livestock waste and effluent from 
septic systems. 

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, minimizing alteration of natural streams. 

As described in detail in the previous sections, the applicant is proposing to develop the 
southern eastern portion of the subject parcel with a new 740 sq. ft. barn and 4,800 sq. 
ft. corral in addition to the existing single-family residence and garage on the parcel. 
The proposed building locations are located upslope from a tributary leading to Tuna 
Canyon Creek a stream that contains sensitive riparian habitat. The corral will be 
planted with native needle grass and native cobblestone will be placed to minimize 
erosion within the corral. The site is considered a "hillside" development, as it involves 
a gently sloping hillside terrain with soils that are susceptible to erosion. 

The proposed development will result in an increase in impervious surface at the 
subject sites, which in turn decreases the infiltrative function and capacity of existing 
permeable land on site. Reduction in permeable space therefore leads to an increase in 
the volume and velocity of stormwater runoff that can be expected to leave the site. 
Further, pollutants commonly found in runoff associated with livestock use include soap 
and dirt from washing the livestock; animal manure, waste and possibly bacteria and 
pathogens from animal waste. The discharge of these pollutants to coastal waters can 
cause cumulative impacts such as: eutrophication and anoxic conditions resulting in fish 
kills and diseases and the alteration of aquatic habitat, including adverse changes to 
species composition and size; excess nutrients causing algae blooms and 
sedimentation increasing turbidity which both reduce the penetration of sunlight needed 
by aquatic vegetation which provide food and cover for aquatic species; disruptions to 
the reproductive cycle of aquatic species; and acute and sublethal toxicity in marine 
organisms leading to adverse changes in reproduction and feeding behavior. These 
impacts reduce the biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes and reduce optimum populations of marine organisms 
and have adverse impacts on human health. 

Therefore, in order to find the proposed development consistent with the water and 
marine resource policies of the Coastal Act, the Commission finds it necessary to 
require the incorporation of Best Management Practices designed to control the non
point pollution. In past Commission actions addressing equestrian facilities, the 
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Commission has encouraged the use of vegetative devices ("filter strips" or "elements) • 
to filter material before it is carried off the site. Filter strips are areas of vegetation 
planted between the development and the drainage course which utilize the ability of 
plants to slow runoff flow rates, effectively increasing percolation, and collect nutrients 
such as phosphorous and nitrogen reducing the amount that reach the drainage course. 
Use of filter elements has been found in past Commission actions, including Coastal 
Development Permit Nos. 4-98-073 (Ballard), 4-99-190 (Mahoney), 4-00-055 (Stark), 4-
00-067 (Harris) to mitigate equestrian facilities as a non-point source of pollution of 
coastal waters. Special Condition No. Thirteen (13) includes a provision in the stable 
waste and drainage management plan that runoff from the confined animal areas be 
filtered either through a vegetated filter strip of some other filter media. The Commission 
notes that equestrian uses also compacts soils and can have increase erosion on site 
which can contribute to sedimentation downstream into the tributaries of Tuna Canyon 
Creek. Special Conditions Two, Landscape and Erosion Control Plan, and Four, 
Drainage and Polluted Runoff Control Plan, addresses mitigation of drainage and 
polluted runoff from the site. 

In addition, to ensure the confined equestrian facility onsite does not generate 
uncontrolled wastes that could migrate offsite and adversely impact coastal waters, 
Special Condition No. Thirteen (13) requires the applicant to submit a livestock 
maintenance res~riction and stable waste. and drainage management plan. Fully 
implemented, Special Condition No. Thirteen (13) will require management of 
manure, soiled bedding and removal of these materials from .~he site to an authorized • 
disposal site on a regular basis. 

Additionally, the applicant must monitor and maintain the drainage and polluted runoff 
control system to ensure that it continues to function as intended throughout the life of 
the development as required by Special Condition Four (4), Drainage and Polluted 
Runoff Control Plan. 

Finally, Special Condition Number Fourteen (14) requires the applicant to record a 
deed restriction that imposes the terms and conditions of this permit as restrictions on 
use and enjoyment of the subject properties and· provides any prospective purchaser 
with recorded notice that the restrictions are imposed on the subject property. 

Therefore, the proposed bam and corral, as conditioned, includes mitigation to protect 
water quality and the ESHA located in the tributaries leading to the Tuna Canyon Creek 
and the ocean. Thus for the reasons set forth above, the Commission finds that the 
proposed amendment, as conditioned, is consistent with Coastal Act Section 30231. 

D. Local Coastal Program 

Section 30604 of the Coastal Act states that: 

'• 

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 
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Chapter 3 (commencing with Section 30200) of this division and that the 
permitted development will not prejudice the ability of the local government 
to prepare a local program that is in conformity with the provisions of 
Chapter 3 (commencing with Section 30200). 

Section 30604(a) of the Coastal Act provides that the Commission shall issue a coastal 
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. The preceding sections provide findings that the proposed project 
will be in conformity with the provisions of Chapter 3 if certain conditions are 

· incorporated into the project and accepted by the applicant. As conditioned, the 
proposed development will not create adverse impacts and is found to be consistent 
with the applicable policies contained in Chapter 3. Therefore, the Commission finds 
that approval of the proposed development, as conditioned, will not prejudice the 
County of Los Angeles's ability to prepare a Local Coastal Program for this area of the 
Santa Monica Mountains that is also consistent with the policies of Chapter 3 of the 
Coastal Act as required by Section 30604(a). 

E. California Environmental Quality Act 

The Coastal Commission's permit process has been designated as the functional 
equivalent of CEQA. Section 13096(a) of the California Coastal Commission's Code of 
Regulations requires Commission approval of Coastal Development Permit applications 
to be supported by a finding showing the project, as conditioned by any conditions of 
approval, to be consistent with any applicable requirements of 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 that would substantially 
lessen any significant adverse effects that the activity may have on the environment. 

As explained in the findings set forth above in this Staff Report, and incorporated fully 
herein, all feasible mitigation measures have been adopted to avoid or reduce any 
significant adverse effects the project may have on the environment. In addition, the 
Commission finds that there are no other feasible alternatives available that would avoid 
or substantially reduce any significant adverse effects the project may have on the 
environment, considering the applicants right to use their property. Therefore, the 
proposed project, as conditioned, is consistent with the applicable requirements of 
CEQA. 

400143a2weegeramendmentwater 
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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 ofthe permit and acceptance of the terms and conditions, is returned to the Commission office.. 

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

• 

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

4. Assignment. The permit may be assigned to any qualified person, provided assignee files with 
the Commission an affidavit accepting all terms and conditions of the permit. 

S. 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: 

1. REMOVALOFEXCAVATEDMATERIAL 

The appli~t is authorized to remove excess excavatCd or cut material consisting of ~too 
cubic yards of material and this material shall be transported to an appropriate disposal site 
located outside of the Coastal Zone, or an approved site located in the Coastal Zone with a 
valid 'coastal development permit for disposal of fill mate.rial. 

• 
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2. LANDSCAPING AND EROSION CONTROL PLANS 

Prior to issuance of a coastal development permit, the applicant shaii submit revised 
landscaping and erosion control plans, prepared by a licensed landscape architect or a qualified 
resource specialist, for review and approval by the Executive Director. The revised 
landscaping and erosion control plan shall reflect the revised approved project description. 
The revised landscape and erosion control plans shall be reviewed and approved by the 
consulting engineering geologist and engineer to ensure that the plans are in conformance with 
the consultants' recommendations. The plans shall incorporate the following criteria: 

A) Landscaping Plan 
- ·- --- -- . 

1) All graded & disturbed areas on the subject site and along North Fabuco Road 
easements graded or disturbed by construction shall be planted and maintained for 
erosion control purposes within (60) days of the applicant's receipt of the certificate 
of occupancy for the residence. The fire department turnaround along the southern 
access driveway shall be constructed with turf block and planted with native needle 
grass, the northern dirt access driveway shall be restored with turf block & native 
needle grass, and the dirt driveway on the southeast portion of property shall be 
restored with native needle grass and sandstone cobble. The area where the 
temporary living trailer will be located shall be replanted within thirty days of its 
removal. To minimize the need for irrigation all landscaping shall consist primarily 
of native/drought resistant plants as listed by the California Native Plant Society,. 

__ . .. Santa Monica Mountains Chapter, in their document entitled Recommended List or 
~' ~O:-~-'";~'·'·<~'-;~. ,,,,,;Plants for Landscaping in the Santa Monica. Mountains~~dated February 5~ 1996. 
. .... .;· ... . ;.:._: .;)ny~iy~,: n()_Il:-indige~J.ous,plan"",species;which. tc:nd:!Q:::.§!IPPJ~~ native species shall 
;1~; ~c?:T ., c::;.; , , uc;u.m?t J:~c;~~?erm i i. JJ.u''~ ~~!)~Jk.;•· _11, ,~w ~~~~·::-~=''~'!':' !!! ~!!!~!-~~~ ~~9.!! 
-;~:;::~~it.; ·- .. -- ... ~.:~ .. --!~ -"'!::-- --.;'!l~;n}em.ental1cYJd:~~r:~::.. ·:~~J~-rn ~~,,- · 1-=-~ ·-e~,;.;_-:., -~,J"·f~ .--~;-;!·,;·~·-,- -; ~ :)f :!~~ 

,., - 2) All. cut and fill slopes shall be stabilized with planting at the completion of final 
:·grading.; Planting should.be of native plant species indigenous to the Santa Monica 

... ~; u:':<:: M~~~· ~_ing-:~~_ep~e<t ~hu~ti~g_c.-PI'QC~c;!urc:s,0co~~Q.t with fire safety 
~,.-,!'~t~·~~~f!nc:;;; '-'·.til.h thfe~qp.lr:emcm.~(;llu; ·pl~. shall include verticat elements, such as trees and shrubs~ 

, - which partially screens the appearance of the proposed residence, garage/workshop,. 
':;":~,J·· ;,..·u-.:U"'i~I.£h:-'tfK~di.W.~e~~~9Ill~~tank from Saddle Peak Road to the north and from Tuna Canyon 

--- -----..---- - =----~--R0idl01lie north and west Such planting shall be adequate to provide 90 percent 

7 ---· -"- -~"~' . "'''"''''' co_~er~ge,,wi;thin~tw().-(2), years_;.•anci._,~: r~guir_~e11~-~hall 1~ply to all disturbed 
. . . ...... - .· ,,h,s.cul~;~G:~d o: che -prup;_;:;e'~' ;]::±inD.g~ ::;tnK:t~;·, . .-j· ~::.,.~' ''' , "'-"·d ~ ~,~ 

.n .. -•• 3} Plantings wilL 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 applicable landscape requirements; 

:~":"'£~!:~£~C:_f:>: 
~:.·--J"-""'·"--'""r 
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4) The Permittee shall undertake development in accordance with the final approved 
plan. 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 
Coastal Commission - approved amendment to~ the coastal development permit,. 
unless the Executive Director determines that no amendment is required. 

5) Vegetation within twenty (20) feet of the proposed house may be removed to 
mineral earth, vegetation within a 200 foot radius of the main structure may be 
selectively thinned in order to reduce fire hazard. However, such thinning shall 
only occur in accordance with an approved revised long-tenn fuel modification plan 
submitted pursuant to this special condition. The revised final fuel modification 

T 

• 

plan shall include details regarding the types, sizes and location of plant matenals-io _: _____ :___ --
be removed, and how often thinning is to occur. In addition, the applicant shall 
submit evidence that the final revised fuel modification plan has been reviewed and 
approved by the Forestry Department of Los Angeles County. Within the twenty 
(20) foot radius of the proposed house and garage native plants shall be selected 
from drought tolerant species or subspecies, or varieties suited to the Mediterranean • 
climate of the Santa Monica Mountains together with limited areas may be planted 
with ornamental shrubs and trees and other landscaping that is non invasive and 
drought tolerant. 

B) Interim Erosion Control Plan 

.... · _:_ ~~;~~~;~:ftf~Thet:plan:)shalh.delineate.the.:areas .to-;~be.,disturbed by grading or consiruCtiOift\on of the' 
, . ·;,:;<:!:;·_;activities and shall include any tempOrary access roads, temporary living trailel-.isiteproperty t'-~ ! . : ..... 

.--..-:.. -
"t••-

staging areas and stockpile areas. The natural areas orr the site shall be clearly 
d 1• d th 0 0 "th f1 ° flag ~1"\nr'IT A 1" •~""'''"" TT"I.T"r e meate on e proJect Sl~ WI encmg or survey s. "IV(<J..j'--'•n...u '-''"J!~LIJ. 1 

2) The plan shall specify that should grading take place during the rainy season 
_____ ~-- --_; -~~ (Novembet.-.t .::- March 31) the applicant shall install or construct temporary XE\\·:r· 

seclimenfbasiris (including debris basins, desilting basins or silt traps), temporary ' 
:" ='::::··<?tiz~d -tq-r~rn0drains.c.and;;sw.ale~~d bag.bani~ sih:fencing;stabilize any stockpiled fill witfl.e~ppl!~''!t 
1 -,:,, ""' ,.., ... ,_~ ~h12 ma~geo-fabric ~~~t:$;_::QT other~appropriatei.aov.er.-Iins:talL geo-textiles or mats on all cutb1c vards c. 
; .:.~ .;;_:;;. ~-:~_:~~:...-.! 2,;:-.:;::;;:._or;.-fill slopes~and;~close, .. and stabili~open trenches..;as. soon as possible. TheSct:c.tcd c1.<t:.id 
---·· ... ,.··-::; ;_'-=-~:::~: :~~~ eroSi()R measures:shall be required on the project site prior tO or concurrent with tbelid ~en...::!~!::: 

initial grading operations and maintained through out the development process to 
minimize erosion and sediment from runoff waters during construction.- All 
sediment should be retained on-site unless removed to an appropriate approved 
dumping location either outside the coastal zone or to a site within the coastal zone • 
permitted to receive fill. 
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3) The plan shall also include temporary erosion control measures should grading or 
site preparation cease for a period of more than 30 days7 including but not limited 
to: stabilization of all stockpiled fill, access roads7 disturbed soils and cut and fill 
slopes with geo-textiles and/or mats, sand bag barriers7 silt fencing; temporary 
drains and swales and sediment basins. The plans shall also specify that all 
disturbed areas shall be seeded with native grass species and include the technical 
specifications for seeding the disturbed areas. These temporary erosion control 
measures shall be monitored and maintained until grading or construction 
operations resume. 

Monitoring. 

Five years from the date of the receipt of the Certificate of Occupancy for the 
residence the applicant shall submit for the review and approval of the Executive 
Director, a landscape monitoring repo~ prepared by a licensed Landscape 
~hitect or qualified Resource Specialist, that certifies the on-site landscaping is in 
conformance with the landscape plan approved pursuant to this Special Condition_ 
The monitoring report shall include photographic documentation of plant species 
and plant coverage. 

- ··- ---·--·· --·----------~- --~~-·-~------. ~ . ·~ . ---·~~~~--;~-~":.-::--~~:.---::~..=-;;:::-:.~~~-= ~-.;-~"":"~~ ~ ~-.·~-;~"""';""":_~M~,t,;.---;,:~-:"":_~~~- ---;-; ~-;::_ 

_ ~:..:.~~~=-:.::.::-~~: ___ .;.:c..~~' ~If the landscape monitoring report indicates the landscaping is rtot'i"il'confonrum~'·3!o:c!. -~~..:- '-"-~ 
with or has failed to meet the performance standards specified in the landscaping 
plan approved pursuant to this permit, the applicant, or successors in interest, shall -

- submit a revised or supplemental landscape plan for the review futd approval ofthe~""''''!'-':"' 'c 

Executive Director. The revised landscaping plan must be prepared by a IicensCd- · 
Landscape Architect or a qualified Resource Specialist and shall specify measures 
to remediate those portions of the .. original plan that have failed-or are not in~,~ .;, '- ·' 

·-~~~~-conformance-with the:original approved plan.. runq]n~ _Iii i S>.lC...:~SSt.:>l'S ;·,nQ "'" 
- ,-.. -~ · · ~n:.:um bmnc~~ ·:?:lbi::h -::h\.4 ~-:.-~(::.. 

- o;T~:~· ... ·: •. :' 1e::":i..;t1!De~-:ll.::l~V ~I~~CL ·:-t;~~ ~-r!_ICJ[CE&Ui!f:_~.:· -~-! -!..!.~•.....:.. . ~- .. 
rt:;SILH..;il,_.~ll. fJd·Vit.;V\;.;,,. iUCJ "iH' 

____ ~··-: _-_·:_u_r:.: :~...::..:~cta.::·;~:s. !;: _.;·j~rt:~(::..:.::·: ~ :-.~~-: :~~~C .n,::~-~;-:;·_-_;jn ... ~- :_~;_,_u;.. 

- - ',~Bye: acceptance:, o:f, this' Coastah:Development,~ Permit, the applicant agrees· tnat ::-sfiould~ the :;:~so>f'-(''1 --

proposed improvements to Fabuco Road or the proposed drainage structur~fail or result in 
erosion, the applicant/landowner or successor interests shall be solely responsible for any 
necessary repairs and restoration of the road improvements conducted pursuant to this Permit 
and the drainage structures authorized or required by this Permit. 
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4. DRAINAGE AND POLLUTED RUNOFF CONTROL PLAN 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit for the review and approval of the Executive Director, final drainage and runoff 
control plans, including supporting calculations. The plan ~I be prepared by a licensed 
engineer and shall incorporate structural and non-structural Best Management Practices 
(BMPs) designed to control the volume, velocity and pollutant load of storm water leaving the 
developed site. ·The plan shall be reviewed and approved by the consulting engineering 
geologist to ensure the plan is in conformance with geologist's recommendations. In addition 

· to the specifications above, the plan shall be in substantial conformance with the following 
requirements: 

(a) Selected-BMPs-·(or suites-of BMPs) shall be designed to treat, infiltrate or filter 
stormwater from each runoff event, up to and including the 85'h percentile~ 24-hour 
runoff event for volume-based BMPs, and/or the 85th percentile, 1-hour runoff even~ 
with an appropriate safety factor, for flow-based BMPs. 

(b) Runoff shall be conveyed off site in a non-erosive manner. 
(c) Energy dissipating measures shall be installed at the terminus of outflow drains. 
(d) The plan shall include provisions for maintaining the drainage system~ including 

structural BMPs, in a functional condition throughout the life of the approved 
development. Such maintenance shall include the following: ( 1) BMPs shall be 
inspected, cleaned and repaired when necessary prior to the onset of the stonn seaso~ 
no later than September 30th each year and (2) should any of the project~s surface or 
subsurface drainage/filtration structures or other BMPs fail or result in increased 

_:i~L ::-.i.d.:" --~;:tdo::,ero$ion;rthe applicantllando\Wer.'or'Slltcessor-in.;interest'shall be responsible for any 
. . ::.>-.: -," -- riecessary;,repairs '-to >the ''drainage/filtration~·systetn lor BMPs and restoration of the 

•. - ; c;;-:;i /_;'·.;l:eroded:sarea.':-.e ShOUld, repairs1roJ:..t:re8toration~•tbecome: necessary, prior to the 
,-~:..-:~; ---:.-;-: ~;;;: -;;-,.-,-:.:ccorrmiencemeirt'of·such 'repm"or restoration work, the applicant shall submit a repair 

and restoration plan to the Executive Director to detennine if an amendment or new 
co,astai 'development permit is required to authorize such work. 

· :c~. ~ ·, ..::~::- ..lf~~.Jh . .:.-=-~~ .:~~-:_:, ~n~--~.~ -.:.~: _2--~·_l;·~---~._, ~--r:··=-.- .... ~~ _ 

--'~- ---"=""':S •• im_,;jpoOL'-DRAINAGE:ANDMAINTENANCE~k!•"•"'~~1gr:,r~ . 
: .. ~~ --~n~~;~~--Fmn~ ,~_ ~i.f:_i_~~--;-~~~-~j'~~?!!~-=lH-! ~a~-

r· ,~ = ; ;.: ;,;;_"·"<Prior t6<"tlieTissuanee·'t)f,llfe·~Coastai~DeVelopmentl:Ptriiiitf ih«Hlpplicant shall submi~ for 
. . .;~.:;:;-~ ~review anQ.:approvat'of.tlfe-: EXecutive ·DireCtor,~ Wriuen.:pooil!pa' maintenance agreement to· 

·---· --- ~--· •install'and'use·the propose<i'non~nefuieaFwater pUrification--sySteiifand a program to maintaizi 
proper· pH, '-talcium~:and;~alkalinity' balance inc·a manner- tlmt:any li.moff or drainage from the 

-pool/spa will·:·not ·includeitexcessivEf''amotintS ofrcbeiriicals that may adversely affect the 
·' designated· Significant' WatershedS ot:Ertviromrientally ~sen5ftfve Habitat Areas. The Permittee 

. . .· .. shall Undertake development and. maintenance in compliance with this pool/spa maintenance 
agreement and program approved by the Executive Director. No changes shall be made to the 
agreement and program unless they are approved by the Executive Director. 

""!="""""'-="'· =· .·. --- --·,--- . 
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6. REMOVAL OF TEMPORARY CONSTRUCTION TRAILER 

With the acceptance of this coastal permit, the applicants agree that the temporary construction 
trailer on the site shall be removed within two years of the issuance of this Coastal Permit 
Amendment or within thirty (30) days of the applicant's receipt of the Certificate of 
Occupancy for the proposed residence from the County of Los Angeles, whichever is less, to a 
site located outside the Coastal Zone or a site with a valid coastal development permit for the 
installation of a temporary construction trailer. 

7. FUTURE IMPROVEMENTS RESTRICTION 

A. This permit is only for the development described and approved in Coastal 
Development Permit No 4-00-143. Pursuant to Title 14 California Code of Regulations 
Section 13250(b)(6), the exemptions otherwise provided in Public Resources Code section 
30610(a) shall not apply to the entire property. Accordingly, any future improvements to the 
entire property including the permitted single family residence, garage/workshop, pool/spa,. 
water tanks, and the clearing of vegetation or grading other than as provided for in the 
approved fuel modification landscape and erosion control plan prepared pursuant to Special 
Condition Number Two or future developments, shall require an amendment to Permit No. 4-

--..,~--'- _ ., , ._ ... 00-143"from~the_Commission,or ,shalL require- an-. additional-coastal development pexmit frOm- ::,r:r:~~·-=-=,;; 
-,,, '"', _ the, Commi~siQILorJ~om the applicable,certifiedlocal,govemment., . ., c~ t~~ su~jec 

_. . '""=·:·p~~~-~n anrl £~£:niHeu. ~n ~-ne ar;p11cnr.1nn ;-~ecr1(H1 ; f...:n.nrrn·uf~Ci _r~_qy ;_j._ .n)~}: fHum:rHng TlXll 
· · · iExhihit I cfl ic ni~-.iw .... ~-·-'--::4 •• h~ ue~d iCu~ v..r.ati':1y ---.-:Xiia!~t-a..iJ ii·~-~rn .. ~j.JF~ -!~~r~·}!.)~)-=-~ .... -'1.~ ·~n-:~_i t~ W~!~l~ _:~~_!_!- .. , . . , 

B. Prior to the issuance of a coastal development permit, the applicant shall execute and 
record a deed restriction, in a form and content acceptable to the Executive Director. reflecting 
the above restrictions on development in the deed restriction and shall include legal 
d~~Cijp!iQ.n§~(.the .applicant's entire parcel. The deed restriction shall run with the laila,. 

=-=--=----biildfug- ~airsuccessors and assigns, and shall be recorded free of prior liens and any other 
_ _ '-L encumb~~e~ :.wPi'i!! ·tbe~_ E.~ecutiye; Dire~_or ~determines:--<.lllay ~affect the enforceability of the 

"rt. ...... T"""'-·· r1uu· 
apnhc ,~~c..~;~~~:res~~#on~ffowe;Yer~fuermodilicati:OnooiiSiSt:eni~-With~he:-requlrements of the Los Angeles 

· · ·; :_ ... CoiJDfY")Jire:D~pmtm~I!t'sfu~l mcidific~tion.standaids:ispemiltted. This deed restriction shall sit~ ::;i 
. ··-- ~:.:.., ... ::.,-_:;;·notl>ereinovemor, cnanged,~ without: a.: Commission;amendlllent' to· this coastal development 

- -:-::~-~-:, ~i~~jP~~~g.·~~~~~~;-~:.i~- ·~~-~j~~~~:~~~~ ?E~~-~T~·~ g_~€~_~ ~!~!3.KEi~:o}~-~ 
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8. PLANS CONFORMING TO GEOLOGIC RECOMMENDATION 

• 

All recommendations . contained in the Report of a Preliminary Engineering Geologic -- -:- - - ---
Investigation dated October 7, 1999 and Limited Engineering Geologic Report, dated April22,. 

_____ 2000, by_ Pacific (}eology·Consultants, Inc. and in the Soils Engineering Investigation, dated 
October 19, 1999, by Subsurface Designs, Inc., shall be incorporated into all final design and 
construction plans including geologic stability, surficial stability, seismic considerations,. 
foundation support, swimming pool, retaining walls, excavation characteristics, site drainage,. 
on-site effluent- dispOsal, grading, temporary excavations, erosion control,. drainage and - - · - -
maintenance, foundations, floor slabs, excavation erosion control, inSpection and plan review. 
All plans must be reviewed and approved by the consultants. Prior to the issuance of the 
coastal development permit, the applicant shall submit, for review and approval by tbe 
Executive Director, evidence of the c-Onsultants' review and approval of all project plans. 

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

---=-'· ·- --
-~ c-, --- . -Prior to !he. Jssu•nc:e:,of the ~oastaldevelopment p~~!t, the flPP.lj~t shail submit a signed 
' -·· ·'"' docum~t_ Y!hl~h .§hal_l::.jlldet:tinify :_~hold:_J~~I!:~J~ss_ th~i~ali(o~~~ Coastal Commission, its 
~.-.·:~· ~-- _ofticers,._ag~~ts~~5!~P~Qyee.~~~· any: ~9,a1t2lain,!~,."d~ds;damages, costs, expenses,. 

_ _ of liability: -arising . out-- of_ the acquisition,, 4esign,_ :_ ~QI1Struc~on, operations, maintenance, 
_ _ existence, or ~J~,,of, ~e pennitt~ project in an area where an extraordinary potential for 

damage or destruction from wild fire exists as an inherent risk to life and property. 

• 
T":,.n,..~.-•. -
J..ltv~·\,.;,_ 

erod::. 
l.:UITif 
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B. Prior to issuance of the Coastal Development Permit, the applicant shall execute and 
record a deed restriction, in a form and content acceptable to the Executive Director, 
which reflects the restrictions stated above on the proposed development. The 
document shall run with the land for the life of the structures approved in this perm~ 
binding all successors and assigns, and shall be recorded free of prior liens and any· 
other encumbrances that the Executive Director determines may affect the 
enforceability of the restriction. This deed restriction shall not be removed or changed 
without a Commission amendment to this coastal development permit unless the 
Executive Director determines that no amendment is required. 

11. CONDITION COMPLIANCE 

Within ninety (90) days of Commission action on this Coastal Development Permit 
application, or within such additional time as the Executive Director may grant for good ca~ 
the applicant shall satisfy all requirements specified in the conditions hereto that the applicant 
is required to satisfy prior to issuance of this permit. Failure to comply with this requirement 
may result in the institution of enforcement action under the provisions of Chapter 9 of the 
Coastal Act. 

12. WATER USE RESTRICTIONS 

The applicant agrees to prohibit the future construction of equestrian stables, corrals, or barns 
on the subject property in the future and agrees to install and use restricted water flow 
plumbing fixtures as proposed and detailed in the application Section I submitted July 13, 2001 
(Exhibit 19) to minimize the need for water extracted from the proposed on-site water well 

13. REVISED PROJECT SITE PLAN 

PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
·applicant shall submit for the review and approval of the Executive Director, revised 
site plans removing the proposed fencing along the perimeter of the property. 
Proposed fencing may be included on these revised plans in the immediate vicinity or 
the pooVspa, residence and garage, and on either side of the two gates along North 
Fabuco Road • 
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Weeger Residence 
2656 Fabuco Road 
Topanga, California 

Typical Daily Water Consumption For Weeger Residence Indoor Uses 

2Adults 
1 Child 
No Stables 

' . 

Native Species Drought Resistant Landscaping 
One Pool With Cover For Evaporation and Energy Conservation 
Domestic Well Water System 

I Mins/Fiushes/ 
· House Fixtures Model . Gallons Cycle~----· Gal/Day 

:..:.1 M:..:.:ast=.::::e;.:_r T...;;..o=.:.il==-et----+=1 Am:...::.:.:.e=.:.n..:..::· ca:::::n:..:.....::.Sta=:..:;nd::.::a::.:.;rd=-#:.:..:2=2:.:::64....:.,jf--_.:.;1.:..-:::6_-+-----'Z.J:~-+---6=-------__:__- 9.6 . J :Guest Toilet 1 jAmerican Standard #22641 1.6 0 0: 
.GuestToilet2 'American Standard #2264 1.6 0 0! 

J 
!Jack & Jill Toilet American Standard #2264 1.6 3 ___ 4._~ 
Master Shower Grohe Relexa Plus #2817 2. 5 16 40 · 

~=;;;..;.....;:::..:.=,;;,:..::.;...__-+.:::.:...:::~~==-.:...=...::..=:.::....:..:...-r---=.:_::_--+__,iil£..:..;,.._-t------···--·· 

~~G::...:u::.::e:.::.st-=-S=-=h:.:..::o;.;..w:.::e;..;...r __ -+G::...:r=-=o..:..:.he.::;_:_R:.::.e..:..::le..:..:.xa~P..:..::Iu:.::.s...:.:.#2=.81..:...:7:....t---=-2.:.::5_-+--..;;..:.:.;...._..j.. ____ ~ __ _Q_ ____ .. 0 

I !Jack & Jill Tub-Showe Grohe Relexa Plus #2817 2.5 mm ! ____ 6
0 
_______ . , 15

0 ! Master Tub Sinfonia 256711RO 
!Kitchen Sink Grohe Eurodisc #33330L 3 ·--··-·s.a: J !Laund Sink Grohe Wall Mount #3140 1 2.2 i 
!Master Sinks Grohe Sinfonia 206551RO 2 : 4.4! 
r-:J G=u=est~S-=i=nk=1---+G.:::.:...:::~-=s=~::.:..;;:.:· =-2=.:0=5=R-=-1f-=::..__-+-.....iil.[::..;..:...;_-+--_;;o~---------o' 

J :IG~u:es:-=-t-=-s:l:n~k:=2======:o:r:.::r=-=~:~:.::.~ee:s~~~~~~~=:2:o::~5~:::R~~~~=~2..:..::=·2~=~1=:::m:=~----o~--_----~-6: 
~~J~ac=k_&~~=II...:.:.S=~=b=--~-=G~ro=h=e~S=~:..:.:~~on:..:.:~~20=6::...:5...:.:.5=1R=0~~~·2_~~ ~~=}~~~~-~=1li~ 

J -~!-s~-~~:-·-M-!~';-'-,in-"-· .. e--+1 ~-=:o:..::r~:.:..:::.::..~-=~:..:.:la::.::~~si:.::..~o..:.:..':=.:J.:.::~:.:::9-=-90:.::..0::..:0=+1--=~·: T ~~~--r ~ ~-·f1~j 
J 'Dishwasher --=::::::!::::! B=o=s=ch===S=H:::::U=68~0=6=U=c=· =· =· ~~ ==3;:::·:=6==1 ==::!g:!!p=c==~\ ===1~~-~--====-*==-~~F'~-==-~~ .i 
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CONTINGENCY 
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Weeger Residence - -- - - ·-- -. • • •• -
2656 Fabuco Road 
Topanga, California 

Typical Daily Water Consumption For Weeger Residence Native Landscaping 

IRRIGATION LEGEND 
A-Day • Summer Watering Schedule 
- .... -------- --------- ---------

MINS MINS 
CONVERSION TOTAL A· B· 

SYMBOL TYPE PATTERN P.S.I. GPH GPM . HEADS DAY DAY RAD ··-----------
LOW-FLOW SPRINKLERS FULL CIRCLE 10 15 0.25 10 15 5 10 

LOW-F~QW SPRINKLERS 1/2CIRCLE 10 9 0.15 10 15 5 6 

LOW:FLOW SPRINKLERS 1/4CIRCLE 10 5 0.08 10 15 5 6 
.. PRESSURE COMP. DRIPPER DRIP 15 0.55 0.01 30 120 60 DRIP 

PRESSURE COMP. DRIPPER DRIP 15 0.98 0.02 25 120 60 DRIP 

PRESSURE COMP. DRIPPER DRIP 15 2.02 0.03 25 120. 60 DRIP 

MINIIN::!:lNE DRIPPERS DRIP 10 0.46 0.01 25 120 60 DRIP 

--- ..§:rREAMSPRAY BUBBLER I BUBBLER 15 9 0.15 20 15 5 1.2 

I~OTAL HEADS 166 I 

MODEL# MFGR. 

R183C RAINDRIP 

R186C RAINDRIP 

R190C RAINDRIP 

R108C RAINDRIP 

R110C RAINDRIP 

R112C . RAINDRIP 

R116C RAINDRIP 

R157C RAINDRIP 

REMARKS 
_?U'lll LeSS Y!~er, 1 .~n 
Conventional Sprinklers 
_:IV,.. Less ~_ter. ·-~n 
Conventional Sprinklers 
_ou70 Less YYC!Ier 1_nen 
Conventional Sprinklers 

Low Flow 

Low Flow 

Low Flow 

Low Flow 

Low Flow 

TOTAL DAILY 
OUTDOOR USAGE 

CONTINGENCY 
@16% 

~-~ BACK FLOW UNIT ----------- 825Y-2" FEBCO REDUCED PRESSURE , ...... ·-··-· -------- ...... _______ ... _ .. _. ... ........... . ...... _ --·-··-· ... --· 
i----- BALL VALVE ----------·----------- ___ 61500U RAINDRIP PLASTIC-200 PSI RATED 
i ........ ANTI-SIP!"!QtiVALVE ___ ·-------·- ______ .. .. ............... -------- ......... 53285 TORO PLASTIC314" 
. ELECTRONIC WATER TIMER . R672C RAINDRIP IN-LINE MOUNTED 
L. .. ~~~- RAIN SHUTflf.f._QEVICE "RAIN GUA~_ci"-- ---~-------~ .. ~:.~.~~--... ·.====~~:·~=~ .:·--- _ --=~::__ ___ R.G. W.C.S. INSTALL PER SPECS. 

314" ADJUSTABLE PRESSURE REGULATOR & GAUGE R450C RAINDRIP PLASTIC & BRASS . 
. . . -- BUBBLERH'(Q~~I-------=-=-------- .. ·--------~·~:·: .. :·.-~.-:..~==::·:· ...... --.~---·-----~------ ........ -- R154D __ .. ~ ~INDRI~ PLASTIC ------= 

D~!f_tiYDRAJilT ···---------···· _ .. ···-----...... .. ........... _____ ... ...... . ...... --~----- R151D __ .. !MI_NDRIP_ PLASTIC ________ _ 
I . .-------------· --··--·----~-.. . ...... _____ ... .. .--------.. .. -- ----- ... , ---------- .. .----

.. -----·--· .. - ........... ---·-·-........ . .. ........... ____ ........... ________ ... __ --- .. ... ·-- -·-· i. . ... -- . --------

r-=·~_:: ~===-~~:~ .--- · ....... _._:=--=~~---:~: _. --=~---.~~.. ·.:-.~-==·:--·--_·:-"-====~~-:~-1-- .. · --·:_~-~- ~----:-_:~~---== 

~ 
~ 

~ 
:I: 
OJ 
=i 
z 
0 

"' .· 

GALS GALS . 
A-DAY B-DAY 

37.50 12.50 

22.50 7.50 

12.50 4.17 

33.00 16.50 

49.00 24.50 

101.00 50.50 

23.00 11.50 

45.00 15.00 

323.6 142.2 

372.0 163.6 





• 

• 

• 

: 

Pump set @ 260' 
Air hose set @ 255' 
Well depth 368' 
Static 116 feet on 6/23/01 

Date Days 
06/27/2002 ! 
07/09/2002 i 
07/19/20021 10 

Gals/ Day 
! 
i 

734 

EXHIBIT7 
APPLICATION No. 4-00-143-Al 

WATER WELL USE 

Gals Since Gals To 
Last Reading Date 

i ,i 

at 17,890! 
7,340 i 25,230! 

• .. • - • ,_- .. --~ 1 

. ; 

Meter Static 
PSI Reading Water 

Reading in Ft. Level I 

50 1151 140' 
50 115\ 140' 
501 115: 140· 

I i ! ' 07/30/2002! 11 1841 i 20,250' 45,480 i 5Q i 1151 14Q: 
11/01/2002: 94 1117! 104,980! 150,460 50! 115: 140 

'---o-o--3-t0:--::5,.-:/2:-::-o..,:-o3c:-:------,-12=-4:---+------=1-=-64-:-+-: -----=2:-::-o"-=,3-:-10~i --:-17=o=-'=,770; 52; 120 i 135 

06/14/2003 101 1222; 123,400! 294,170 52 120! 135 
06/30/2003! 16 1419 i 22,700: 316,870: 52 120: 135: 
07/18/2003! 18 2477 1 44,590! 361,460' 50i 115i 140: 
08/04/2003: 17 3921: 66,660' 428,120' 51 119: 136--; 

f-.-----·"----,--'----------·------- . ------ ____ .... , .. 

08/30/2003 26 2868' 74,570' ~02,6~Q _________ _?_1 ______ 11~.:.---~~ 
12/13/2003 104 3429 I 356,570 1 859,260 50 120 i 135 
03/04/2004; 82 1217' 99,790 959,050 50 120 135 

--0-9-/1:--::5-/2:-::-0-04-i--19.,-5-,---1-4-00..__:_! __ 2_7_3-'-c:-,0_00- 1,232,050~- 51: 120 136 




