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STAFF REPORT:  MATERIAL AMENDMENT 
 
Amendment 
Application Number: 5-08-245-A1 
 
Applicant: Edward Biggs Sr.   
 
Location:  16321 Pacific Coast Highway, Pacific Palisades, City of Los 

Angeles (County of Los Angeles)   
 
Description:   The installation of eight new dewatering wells, a new approximately 

1,100 foot keystone wall, a temporary irrigation system and the 
planting of native drought-tolerant vegetation on the hillside to 
supplement an existing hillside dewatering system within an existing 
mobile home park. 

  
 Staff Recommendation: Approval with conditions 
  
 

SUMMARY OF STAFF RECOMMENDATION 
 

The slope north of the Palisades Bowl Mobile Home Park has a history of being unstable. The 
applicant proposes to stabilize the slope with the installation of dewatering wells, a keystone wall 
and the planting of native drought-tolerant vegetation with a temporary irrigation system on the 
hillside to supplement an existing dewatering system that was permitted under Coastal 
Development Permit No. 5-08-245. The work is designed not to address the larger landslide that 
covers the approximately 17 acres, but to address the sloughing and minor movement that is 
occurring along the toe of the slope. Staff is recommending approval of the proposed coastal 
development permit amendment with four (4) special conditions. The special conditions would: 1) 
require the applicant to maintain all of special conditions imposed with the original Coastal 
Development Permit No. 5-08-245; 2) ensure conformance with the geotechnical report 
recommendations; 3) ensure the applicant complies with the landscape and irrigation plan; and 4) 
indemnifying the Coastal Commission from third party litigation costs. The special conditions are 
necessary to bring the proposed development into conformance with the geologic stability and 
water quality protection policies of the Coastal Act.  

Filed:             12/1/2014 
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Staff:                  S. Vaughn-LB 
Staff Report:             4/23/2015 
Hearing Date:                     5/15/2015 
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I. MOTION AND RESOLUTION: 
 
Motion: 
  
 I move that the Commission approve the proposed amendment to Coastal 

Development Permit No. 5-08-245 pursuant to the staff recommendation. 
 
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: 
 

The Commission hereby approves the coastal development permit amendment on the 

ground that the development as amended and subject to conditions, 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 amended development on the environment, or 2) there are 

no feasible mitigation measures or alternatives that would substantially lessen any 

significant adverse impacts of the amended development on the environment. 
 
II. SPECIAL CONDITIONS 
 

This permit is granted subject to the following special conditions: 
 

1.  Conditions Imposed Under Original Permit.  Unless specifically altered by this amendment, 
all regular and special conditions attached to Coastal Development Permit No. 5-08-245-A1 
and/or amendments thereto shall remain in effect (see EXHIBIT #4).  If the specifications of 
any plans approved to comply with permit 5-08-245 are inconsistent with either the project 
description submitted with this amendment or the conditions imposed by this amendment, the 
applicant shall submit new plans to the Commission, for the review and approval of the 
Executive Director, that are consistent with the terms and conditions of this permit as modified 
by this amendment 5-91-245-A1. 

 

2. Conformance of Design and Construction Plans to Geotechnical Report 
 

A. All final design and construction plans, including grading, elevation plans, and drainage 
plans, shall meet or exceed all recommendations and requirements contained in Geotechnical 
Investigation, Final Report, prepared by GeoSoils Consultants Inc., on July 31, 2014.  
 
B.  The permittees 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 of this 
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coastal development permit unless the Executive Director determines that no amendment is 
legally required. 
 

3. Landscape and Irrigation Plan  
 

A. The applicant shall conform to the landscape plan received on October 31, 2014 showing 
vegetated landscaped areas consisting of native plants or non-native drought tolerant plants, 
which are non-invasive.  No plant species listed as problematic and/or invasive by the 
California Native Plant Society (http://www.CNPS.org/), the California Invasive Plant Council 
(formerly the California Exotic Pest Plant Council) (http://www.cal-ipc.org/), or as may be 
identified from time to time by the State of California shall be employed or allowed to 
naturalize or persist on the site.  No plant species listed as a ‘noxious weed’ by the State of 
California or the U.S. Federal Government shall be utilized within the property.  All plants 
shall be low water use plants as identified by California Department of Water Resources 
(See:http://www.water.ca.gov/wateruseefficiency/docs/wucols00.pdf).   
Existing vegetation that does not conform to the above requirements shall be removed.  
 
B. The temporary irrigation system shall be meteorologically sensitive and shall be removed 
from the site after the vegetation is established on the hillside or after three years, whichever 
occurs first.  

 
4.  Liability for Costs and Attorney’s Fees.  
 

By acceptance of this permit, the applicant/permittee agrees to reimburse the Coastal 
Commission in full for all Coastal Commission costs and attorney’s fees -- including (1) those 
charged by the Office of the Attorney General, and (2) any court costs and attorneys fees that 
the Coastal Commission may be required by a court to pay -- that the Coastal Commission 
incurs in connection with the defense of any action brought by a party other than the 
applicant/permittee against the Coastal Commission, its officers, employees, agents, successors 
and assigns challenging the approval or issuance of this permit. The Coastal Commission 
retains complete authority to conduct and direct the defense of any such action against the 
Coastal Commission. 

 
III. FINDINGS AND DECLARATIONS 
 

A.  PROJECT DESCRIPTION 
 

The applicant proposes to amend previously issued Coastal Development Permit No. 5-08-245 that 
allowed the installation of subsurface dewatering drains, main drains and area drains, dewatering 
well and pump. The project also included the removal of 4,000 cubic yards of fill, which was 
mainly landslide debris that covered the existing mobile home park’s interior roadway (Terrace 
Road), and re-grade and pave an access road on a 10 acre 170 unit mobile home park. The project 
was initially authorized under an emergency permit issued on October 27, 2005 (5-05-401-G). The 
applicant subsequently filed a regular Coastal Development Permit application that was approved 
by the Commission on April 8, 2009.  
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The proposed amendment is a request from the applicant to modify Coastal Development Permit 
No. 5-08-245 to allow the installation of eight new additional dewatering wells, an approximately 
1,100 foot long keystone wall with a varying height of 3 feet – 17 feet along the existing interior 
roadway, native and drought-tolerant vegetation on the hillside and a temporary, meteorologically 
sensitive, above ground irrigation system to help the initial establishment of the vegetation 
(EXHIBIT #3). The keystone wall will be designed with a spread footing approximately ½ a foot 
to 1 foot deep with only minor cutting into the toe of the slope and backfilling. The proposed 
dewatering wells will be located along the slope above the keystone wall ascending the natural 
slope along the rear/north side of the existing Palisades Bowl Mobile Home Park. The depth of 
each dewatering well will be approximately 50 feet below the surface and will discharge the water 
to a concrete swale above and behind the wall and daylight to a concrete swale at the bottom of the 
wall before flowing into a new catch basin at the west side of the property where a new below 
ground 380 foot storm drain line will be connected to the existing catch basin. The proposed 
dewatering wells are necessary to control subsurface water intrusion that continues to flow under 
the property that the previously installed dewatering wells cannot reach. The keystone wall is not 
intended to stabilize the landslide but to minimize superficial erosion and slumping of the soil 
above the roadway and to prevent mud from washing onto the roadway during heavy rain events.  
 
The project is located within an irregular shaped 19 acre parcel. The front portion of the site is a 
gently sloping graded area varying in depth from Pacific Coast Highway inland, from approximately 
100 feet along the western (upcoast) portion of the property to approximately 275 feet along the 
eastern (downcoast) portion of the property. The property then ascends approximately 200 feet at a 
2:1 slope where the property ends approximately 2/3 up the 275 foot high slope. Beyond the upper 
portion of the property is a fire access road for the adjacent mobile home park (Tahitian Terrace). At 
the top of the slope there is a public residential street, Asilomar Boulevard, and residential 
development along the inland side of the street. The approximately 170 mobile homes are located on 
the flat portion of the property, between the toe of the slope and PCH. Running along most of the 
entire length of the toe of the slope, within the property, is one of the park’s private interior 
circulation roads (Terrace Road).  
 
The mobile home park is registered with the State Department of Housing and Community 
Development (HCD). The State Department of Housing and Community Development (HCD) 
regulates mobile home parks under the State Mobile Home Parks Act and has adopted regulations 
governing construction and occupancy of privately owned mobile homes within California. Except 
for certain enumerated categories of local land use regulations, the Mobile Home Parks Act preempts 
local government police power authority to regulate land uses affecting mobile home parks. 
However, the Mobile Home Parks Act does not address or prevent application of statewide policies 
of the Coastal Act. 
 

B.  PROJECT HISTORY 
 
The rear ascending slope has a history of movement with the majority of the slope movement 
starting after 1998. There has been minor slope movement on the upper portions of the slope since 
the 1960’s. The Palisades Bowl Mobile Home Park was impacted by earth movement around 1998 
after a period of heavy rain during which the toe of the slope started to show frontward movement. 
There have been episodes of movement during heavy rain events between 1998 and the present.  
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C.  GEOLOGIC STABILITY 
 
Section 30253 of the Coastal Act states in part: 
 
 New development shall: 
 

 (1) Minimize risks to life and property in areas of high geologic, flood, and fire hazard. 
 

(2) Assure stability and structural integrity, and neither create nor contribute significantly to 

erosion, geologic instability, or destruction of the site or surrounding area or in any way 

require the construction of protective devices that would substantially alter natural 

landforms along bluffs and cliffs. 
 
The geological and geotechnical report (July 31, 2014) states that the slope movement is due to 
heavy rain events when excess water filters into ground cracks at the top of the ascending slope 
causing the slope to move from time to time. The City of Los Angeles is currently planning to add 
dewatering wells as part of the slope repair along Asilomar Boulevard, above the Palisades Bowl 
Mobile Home Park. The installation of the dewatering wells, the keystone wall and slope 
vegetation proposed by this project, should help minimize the movement of the slope, improve the 
overall slope stability of the site, and minimize sedimentation.  
 
The initial report that was submitted with the underlying permit for the drainage system concluded 
that the proposed drainage system would not provide localized stability to the slope. However, the 
report prepared by Praad Geotechnical, Inc., which analyzed additional borings and the previously 
proposed retaining wall, indicated that due to the magnitude of the landslide, extensive slope 
improvements will be necessary to address the global stabilization that involves the two adjacent 
properties. This global stabilization still needs to be comprehensively addressed by the City and 
the surrounding property owners. As stated, the City is considering measures to stabilize the upper 
slope.  
 
The proposed project, as with the original project approved under CDP 5-08-245, is to address an 
immediate erosion issue in the subject property and will not adversely affect any future overall 
slope stability designs developed for the entire slope. [However, the proposed drainage system and 
well does not eliminate the geologic risk on the property or surrounding area associated with the 
existing landslide. In previous actions on hillside development in geologically hazardous areas, the 
Commission has found that there are certain risks that can never be entirely eliminated. In 
addition, the Commission notes that the applicant has no control over off-site or on-site conditions 
tht may change and adversely affect the slope on the property. Therefore, based on the information 
in the applicant’s geotechnical and soils investigation reports, the Commission finds that the 
proposed project is subject to risk from erosion and/or slope failure and that the applicant should 
assume the liability of suck risk. Therefore, Special Condition 2, of the original permit, requires 
that the applicant should be aware of such risks and assume liability associated with the 
development. The assumption of risk will place the applicant and future owners on notice of the 
nature of the hazards which may exist on the site and which may adversely affect the stability or 
safety of the proposed development (Special Condition 2 of CDP 5-08-245).] 
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The original permit was conditioned for conformance of design and construction plans to the 
geotechnical report; assumption of risk, waiver of liability and indemnity, conformance to 
landscape plan, and monitoring of the drainage system. All previous conditions continue to apply 
to this amendment. Additionally, to ensure further measures are incorporated into the project to 
avoid erosion impacts to the surrounding area, this permit is also conditioned with Special 
Condition 2, which requires the applicant to conform to geotechnical recommendations to 
incorporate best managements practices regarding grading and erosion. Furthermore, Special 
Condition 3 requires that all disturbed areas outside of the paved roadway shall be restored and 
landscaped with native and drought tolerant vegetation, or hydroseeded with a native seed mix, to 
reduce soil erosion. As conditioned, the Commission finds that the proposed development is 
consistent with Section 30253 of the Coastal Act.  
 
D.  VISUAL RESOURCES 
 
Section 30251 of the Coastal Act states: 
  

The scenic and visual qualities of coastal areas shall be considered and protected as a 

resource of public importance. Permitted development shall be sited and designed to protect 

views to and along the ocean and scenic coastal areas, to minimize the alteration of natural 

land forms, to be visually compatible with the character of the surrounding areas, and, where 

feasible, to restore and enhance the visual quality in visually degraded areas. New 

development in highly scenic areas such as those designated in the California Coastline 

Preservation and Recreation Plan prepared by the Department of Parks and Recreation and 

by local government shall be subordinate to the character of its setting. 

 
The Coastal Act protects public views. In this case, public views are from PCH and the beach and 
are of the hillsides of the Santa Monica Mountains of Pacific Palisades. 
 
The mobile home park is located just inland of Pacific Coast Highway and Will Rogers State Beach 
(EXHIBIT #1). The construction site is located along the bottom of a slope and is separated from 
PCH and the beach by 3 to 6 rows of mobile homes within the trailer park. The wells and keystone 
wall, which are located along the lower portion of the slope, will not be visible from PCH or the 
beach because the mobile homes within the park will block them from view. As designed, the 
existing slope will only be minimally affected near the bottom of the slope along the roadway.  The 
dewatering wells will be buried along the slope and landscaped. Because of the project site is setback 
from PCH and existing development that blocks public views of the area, public visual impacts will 
be insignificant. Therefore, the project is found consistent with Section 30251 of the Coastal Act.     
 
E.  WATER QUALITY 
 
Section 30230 of the Coastal Act states:   
 

Marine resources shall be maintained, enhanced, and where feasible, restored.  Special 

protection shall be given to areas and species of special biological or economic 

significance.  Uses of the marine environment shall be carried out in a manner that will 

sustain the biological productivity of coastal waters and that will maintain healthy 



5-08-245-A1 (Edward Biggs Sr.) 
 

 
8 

 

populations of all species of marine organisms adequate for long-term commercial, 

recreational, scientific, and educational purposes. 

 
Section 30231 of the Coastal Act states:   
 

The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, 

and lakes appropriate to maintain optimum populations of marine organisms and for the 

protection of human health shall be maintained and, where feasible, restored through, 

among other means, minimizing adverse effects of waste water discharges and 

entrainment, controlling runoff, preventing depletion of ground water supplies and 

substantial interference with surface water flow, encouraging waste water reclamation, 

maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 

alteration of natural streams. 

 
The development will include trenching, loading debris onto a transport truck and transportation of 
the debris off-site, use of heavy construction equipment for placing the new sewer and storm drain 
lines, and pouring concrete and grout for the construction of the new lines and abandonment of the 
old.  These proposed activities will occur adjacent to roadways and drainages that lead to Pacific 
Coast Highway.  If not properly controlled, the proposed activities could have adverse impacts upon 
water quality resulting in impacts to biological productivity of coastal waters.  For instance, trenching 
and stockpiling of debris or construction material could have adverse impacts if the debris or 
construction material is allowed to run off down the roadways and into street drains which could 
eventually end up in the ocean.  Also, storage or maintenance of heavy equipment could result in the 
release of fuel, oil, lubricants, and other materials which could enter and pollute the watershed and 
adjacent coastal waters.  Washing out trucks could result in the discharge of polluted rinse into 
coastal waters.   

Therefore, the Commission imposes Special Condition No. 3 which requires the applicant to 
implement best management practices.  In addition, in order to avoid impacts related to the discharge 
of sediment from the construction area, the condition requires the applicant to use measures such as 
sand bags, hay bales and sediment fences to prevent the discharge of sediment from the construction 
area to coastal waters. 
 
Finally, since the contractor will be responsible for disposing of all material and debris Special 
Condition No. 3 puts the applicant on notice that disposal of the material within the coastal zone will 
require an amendment or new coastal development permit.   
 
However, only as conditioned for appropriate storage of construction materials and equipment, 
incorporation of best management practices, and identification of a debris disposal site, does the 
Commission find that the proposed development is consistent with Section 30230 and 30231 of the 
Coastal Act.  
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F.  LOCAL COASTAL PROGRAM 
 
Section 30604 (a) of the Coastal Act states: 
 
 Prior to certification of the Local Coastal Program, a Coastal Development Permit shall 

be issued if the issuing agency, or the Commission on appeal, finds that the proposed 

development is in conformity with the provisions of Chapter 3 (commencing with Section 

30200) of this division and that the permitted development will not prejudice the ability of 

the local government to prepare a Local Coastal Program that is in conformity with the 

provisions of Chapter 3. 
 

The City of Los Angeles has not prepared a draft Land Use Plan for this planning subarea.  
However, the City's work program to develop a Local Coastal Program considers natural hazards 
as an issue for this area of the City.  Approval of the proposed development, as conditioned to 
minimize risks from natural hazards, will not prejudice the City's ability to prepare a certifiable 
Local Coastal Program.  The Commission, therefore, finds that the proposed project is consistent 
with the provisions of Section 30604 (a) of the Coastal Act. 

  

G.  CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
The City of Los Angeles is the lead agency on this project for the purposes California 
Environmental Quality Act (CEQA) review.  The City certified an environmental impact report for 
the overall project in 1985.   
 
Section 13096(a) of the Commission's administrative regulations requires Commission approval of 
coastal development permit applications to be supported by a finding showing the application, as 
conditioned by any conditions of approval, to be consistent with any applicable requirements of 
the CEQA.  Section 21080.5(d)(2)(A) of CEQA prohibits a proposed development from being 
approved if there are feasible alternatives or feasible mitigation measures available, which would 
substantially lessen any significant adverse effect which the activity may have on the environment.   
 
For the part of the proposed development that is being approved, with conditions, there are no 
feasible alternatives or mitigation measures (beyond the conditions imposed) available which 
would substantially lessen any significant adverse impact which the activity may have on the 
environment.  Therefore, the proposed project is found consistent with CEQA and the policies of 
the Coastal Act. 
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APPENDIX  
 
APPENDIX A-- SUBSTANTIVE FILE DOCUMENTS: 
 
1.   Emergency Permit 5-05-401-G 
2.   Coastal Development Permit 5-08-245 
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