
STATE OF CALIFORNIA – NATURAL  RESOURCES AGENCY                                                                                              EDMUND G. BROWN JR., Governor 
 

CALIFORNIA COASTAL COMMISSION 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, CA 90802-4302 
(562) 590-5071 

 
 

         Th8d 
 
 
 
 
 
 
 
 

STAFF REPORT:  CONSENT CALENDAR 
 
 
Application No.:   5-16-0045 
 
Applicant:    City of Seal Beach 
 
Agent:     Bonterra/PSOMAS, Brad Blood, P.E. 
 
Location: Pacific Coast Hwy and 1st Street, Los Cerritos Wetlands, 

Seal Beach (Orange County) 
 
Project Description: Repair of an existing buried 18-inch diameter water 

pipeline consisting of excavation and shoring of an 8-ft. by 
8-ft. hole in front of pipeline break to expose pipeline; 
excavation of two additional holes, one approximately 
fifteen feet westerly of pipe break and one approximately 
thirty feet easterly of the pipe break to identify exact pipe 
alignment; shoring of the hole scoured by escaping 
pressurized water in order to facilitate access to the 
pipeline; repair/replacement of damaged pipeline section 
and flush/clean repaired pipeline into storm drain system 
prior to backfilling of the three excavation areas, re-
compaction and re-contouring to original elevation or 
lower and re-vegetation/restoration of disturbed areas 
within a public easement in the Los Cerritos Wetlands. 

 
Staff Recommendation:   Approval with conditions. 
 

 

Filed:    2/14/16 
180th Day:    8/12/16 
Staff:     L. Roman-LB 
Staff Report:    6/23/16 
Hearing Date:    7/14/16 



5-16-0045(City of Seal Beach) 
 

2 

 
SUMMARY OF STAFF RECOMMENDATION 

 
The subject Coastal Development Permit (CDP) application is the follow-up CDP application to 
Emergency Permit G-5-15-0022 issued to the City of Seal Beach on November 18, 2015 for the 
repair of a ruptured section of a public water pipeline.  The applicant is proposing to make 
permanent the work conducted under that emergency permit and is proposing a Restoration Plan 
that includes the re-vegetation/restoration of areas impacted by the pipeline rupture, per 
condition of approval of the emergency permit.  The major issues of this staff report concerns 
adverse impacts to sensitive habitat. 
 
Staff is recommending APPROVAL of the proposed project with one (1) special condition 
regarding: 1) conformance with proposed restoration plan.   
 
Section 30600(c) of the Coastal Act provides for the issuance of coastal development permits 
directly by the Commission in regions where the local government having jurisdiction does not 
have a certified Local Coastal Program for the relevant area.  The City of Seal Beach does not 
have a certified LCP.  Therefore, the Coastal Commission is the permit issuing entity and the 
standard of review is Chapter 3 of the Coastal Act.   
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I. MOTION AND RESOLUTION 
 
Motion: 
 

I move that the Commission approve the Coastal Development Permit Applications 
included in the consent calendar in accordance with the staff recommendations. 

 
Staff recommends a YES vote.  Passage of this motion will result in approval of all the permits 
included on the consent calendar.  The motion passes only by affirmative vote of a majority of 
the Commissioners present. 
 
Resolution: 
 

The Commission hereby approves a coastal development permit 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 complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the development on the environment, or 2) there 
are no further feasible mitigation measures or alternatives that would substantially 
lessen any significant adverse impacts of the development on the environment. 

 
 
II. STANDARD CONDITIONS 
 
This permit is granted subject to the following standard conditions: 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development shall 

not commence until a copy of the permit, signed by the permittee or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is 
returned to the Commission office. 

 
2. Expiration.  If development has not commenced, the permit will expire two years from 

the date 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. 
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5. 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. 

 
 
III. SPECIAL CONDITIONS 
 
This permit is granted subject to the following special conditions: 
 
1. Conformance with Proposed Restoration Plan.  The applicant shall conform to the 

proposed Restoration Plan identified in the document dated January 13, 2016 and 
received in the Commission's office on January 15, 2016 titled Proposed Restoration for 
the Hellman Ranch 18-inch Emergency Water Line Repair and Restoration, Seal Beach, 
California included as Exhibit #2 of this staff report.  Any proposed changes to the 
approved plan shall be reported to the Executive Director.  No changes to the approved 
plan shall occur without a Commission amendment to this coastal development permit 
unless the Executive Director determines that no amendment is legally required. 

 
 
IV. FINDINGS AND DECLARATIONS: 
 
A. PROJECT LOCATION AND DESCRIPTION 
The subject site is located within a City of Seal Beach public easement within the Los Cerritos 
Wetlands at First Street, northeast of Pacific Coast Hwy, in the City of Seal Beach, Orange 
County (Exhibit 1).  The property owner is the Los Cerritos Wetlands Authority (LCWA), a 
governmental entity developed in 2006 by a joint powers agreement of the State Coastal 
Conservancy, the Rivers and Mountains Conservancy, and the cities of Long Beach and Seal 
Beach to provide for a comprehensive program of acquisition, protection, conservation, 
restoration, maintenance and operation and environmental enhancement of the Los Cerritos 
Wetlands area.  The site is currently zoned Open Space-Natural (OS-N) in the City of Seal 
Beach Zoning Code and developed with maintenance roads and minor oil operations.   
 
The applicant proposes to make permanent development approved under Emergency Coastal 
Development Permit (CDP) #G-5-15-0022 (Exhibit #2) issued on November 18, 2015 for 
emergency repair of a ruptured 18-inch diameter public utility water pipeline and additionally, 
through this follow-up CDP, the applicant proposes restoration of the area to pre-emergency site 
conditions.  The pipeline is buried 4-6 ft. below grade adjacent to a maintenance road that 
traverses the wetlands complex.  Exhibit 1, page #3 provides a site plan of the emergency work 
area.  The water pipeline is one of two pipelines providing potable water to residents of the City 
of Seal Beach and is maintained by the City Public Works Department.  The pipeline was shut 
off immediately after the pipe failure was discovered by City crews, leaving only one pipeline in 
operation to supply water to the entire city.  Thus, the emergency coastal development permit 
was issued, allowing repair of the public water pipeline to ensure no disruption to essential 
public services.  Development approved under the emergency CDP included: 
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• excavation and shoring of an 8-ft. by 8-ft. hole in front of the pipeline break to expose a 
large section of the pipeline;  

• excavation of two additional exploratory holes, one approximately fifteen feet westerly of 
pipe break and one approximately thirty feet easterly of the pipe break to identify exact 
pipe alignment;  

• shoring of the hole scoured by the escaping pressurized water at the time the pipeline 
failed in order to facilitate access to the pipeline (located between 4-6 ft. below grade);  

• replacement of the damaged pipeline section;  
• backfilling the three excavation areas and re-compaction and re-contouring of the 

disturbed area back to original elevation or lower; and 
• flush/clean the repaired pipeline into the storm drain system to ensure elimination of 

brackish water from the water line pipe system prior to returning the pipeline to service. 
 
Approval of the emergency permit was subject to special conditions requiring methods for 
erosion control around the project site during construction, minimization of disturbance to 
vegetation and habitat areas; prohibition of machinery or construction materials not essential to 
for emergency repair in vegetated areas; prohibition of construction staging activities, equipment 
and material storage in vegetation areas, wetland areas, and any other environmentally sensitive 
habitat area.  Furthermore, conditions of approval required both pre- and post-construction 
biological surveys, biological monitoring during construction, and site restoration to pre-
emergency conditions through the follow-up CDP. 
 
The water pipeline repair was undertaken per the emergency CDP special conditions, the 
applicant submitted the required biological monitoring (Exhibit #3) and a proposed Restoration 
Plan (Exhibit #4) for the re-vegetation/restoration of a total of 1,200 sq. ft. project disturbance 
area is included in this follow-up CDP. 
 
The applicant proposes and Special Condition 1 requiries compliance with the submitted 
Restoration Plan.  All emergency repair activities occurred in areas mapped as, ruderal, 
disturbed, and developed in the pre-construction biological surveys.  Ruderal vegetation in the 
repair and restoration area was identified as primarily comprised of non-native, invasive plant 
species such as black mustard (Brassica nigra) and ripgut brome (Bromus diandrus) with sparse 
amount of native salt marsh plant species, including Parish’s glasswort (Arthrocnemum 
subterminale), alkali heath (Frankenia salina) and Common Pickleweed (Salicornia pacifica).   
The Restoration Plan proposes to restore the disturbed area by application by hand of the salt 
marsh species Parish’s glasswort and Common Pickleweed.  Seed material is proposed to be 
collected from sources within the Los Cerritos Wetlands.  As seed mix germination and 
establishment of plants will rely on seasonal rainfall, seed materials will be applied immediately 
following a significant rain event between October 31 and March 1. The restoration area is 
expected to achieve a native cover of 25% within one year of initial restoration activities.  As the 
restoration of the 1,200 sq. ft. area disturbed by emergency repair activities, which is the subject 
of this CDP, is located in an area proposed to be re-graded and restored as part of future phases 
of a proposed comprehensive plan by the Los Cerritos Wetlands Authority (LCWA) to restore 
the entire wetlands complex, no additional monitoring of the restoration site is required under 
this CDP approval.  Exhibit #5 provides an overview of the LCWA restoration plan.  The 
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Commission approved CDP 5-15-1393 at its March 2016 meeting for Phase 1 of that larger 
comprehensive restoration plan for the entire 540 acre Los Cerritos Wetlands complex.  Phase 1 
was restoration of a 24 acre parcel known as the Zedler Marsh.  Future phases of that larger 
restoration plan will also require a coastal development permit.  
 
B. HABITAT 
The proposed development will have no significant adverse impact on adjacent habitat, 
recreation areas, or parks.  Therefore, the Commission finds that the project conforms with 
Section 30240(b) of the Coastal Act. 
 
C. DEVELOPMENT 
The development is located within an existing developed area and is compatible with the 
character and scale of the surrounding area.  However, the proposed project raises concerns that 
future development of the project site potentially may result in a development which is not 
consistent with the Chapter 3 policies of the Coastal Act.  To assure that future development is 
consistent with the Chapter 3 policies of the Coastal Act, the Commission finds that a future 
improvements special condition must be imposed.  As conditioned the development conforms 
with the Chapter 3 policies of the Coastal Act. 
 
D. PUBLIC ACCESS 
The proposed development will not affect the public’s ability to gain access to, and/or to use the 
coast and nearby recreational facilities.  Therefore, as proposed the development, as conditioned, 
conforms to Sections 30210 through 30214, Sections 30220 through 30224, and 30252 of the 
Coastal Act. 
 
E. WATER QUALITY 
The proposed development has a potential for a discharge of polluted runoff from the project site 
into coastal waters.  The development, as proposed and as conditioned, incorporates design 
features to minimize the effect of construction and post-construction activities on the marine 
environment.  These features include, but are not limited to, the appropriate management of 
equipment and construction materials, erosion control measures, and the use of post-construction 
best management practices to minimize the project’s adverse impact on coastal waters.  
Therefore, the Commission finds that the proposed development, as conditioned, conforms with 
Sections 30230 and 30231 of the Coastal Act regarding the protection of water quality to 
promote the biological productivity of coastal waters and to protect human health. 
 
F. LOCAL COASTAL PROGRAM 
Section 30600(c) of the Coastal Act provides for the issuance of coastal development permits 
directly by the Commission in regions where the local government having jurisdiction does not 
have a certified Local Coastal Program.  The permit may only be issued if the Commission finds 
that the proposed development is in conformity with Chapter Three of the Coastal Act and that 
the permitted development will not prejudice the ability of the local government to prepare a 
Local Coastal Program, which conforms with Section 30604 of the Coastal Act. 
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The City of Seal Beach has neither a certified LCP nor a certified Land Use Plan.  On July 28, 
1983, the Commission denied the City of Seal Beach Land Use Plan (LUP) as submitted and 
certified it with suggested modifications.  The City did not act on the suggested modifications 
within six months from the date of Commission action.  Therefore, pursuant to Section 13537(b) 
of the California Code of Regulations, the Commission’s certification of the land use plan with 
suggested modifications expired.  The LUP has not been resubmitted for certification since that 
time.  The proposed development, as conditioned, is consistent with the Chapter Three policies 
of the Coastal Act.  Therefore, the Executive Director finds that approval of the proposed 
development, as conditioned, would not prejudice the ability of the City to prepare a certified 
coastal program consistent with the Chapter 3 policies of the Coastal Act. 
 
G. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
Section 13096 of the Commission's regulations requires Commission approval of Coastal 
Development Permit applications to be supported by a finding showing the application, as 
conditioned by any conditions of approval, to be consistent with any applicable requirements of 
the California Environmental Quality Act (CEQA).  Section 21080.5(d)(2)(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. 
 
The City of Seal Beach is the lead agency responsible for CEQA review.  As determined by the 
City, this project is categorically exempt from CEQA as a Section 15301 Class 1 subsection (b) 
exemption (i.e., existing facilities of publicly owned utilities).  As conditioned, there are no 
additional feasible alternatives or additional feasible mitigation measures available which will 
substantially lessen any significant adverse impact the activity would have on the environment.  
Therefore, the Commission finds that the proposed project, as conditioned to mitigate the 
identified possible impacts, is consistent with CEQA and the policies of the Coastal Act. 
 
 
 
 

APPENDIX A 
 
 
SUBSTANTIVE FILE DOCUMENTS 
 

1)   Bonterra PSOMAS, January 4, 2016, “Summary of the Pre-Construction and 
Post-Construction Biological Surveys and Biological Monitoring for the Hellman 
Ranch 18-inch Emergency Water Line Replacement Project located in Seal 
Beach, California”  

 
2)   Bonterra PSOMAS, January 13, 2016, “Proposed Restoration for the Hellman 

Ranch 18-inch Emergency Water Line Repair and Restoration, Seal Beach, 
California”  
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