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STATE OF CALIFORNIA — CALIFORNIA NATURAL RESOURCES AGENCY ’ ’ . . i ) GAVIN NEWSOM, GoverNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT STREET, SUITE 2000

SAN FRANCISCO, CA 94105 2219

VOICE (415) 904-5200 - T e e s e
FAX (415) 904-5400

TDD (415) 597-5885

WWW.COASTAL.CA.GOV

MEMORANDUM
) S B ) May 29, 2019
TO: Meg Vaughn, Coastal Program Analyst
FROM: 'M”Lﬂe”éley Ewihg, Ph.D., PE, érﬁtbastal Engineer sA
SUBJECT: Major Remodel at 16601 So. Pacific Avenue, Sunset Beach, HUntington Beéch, CA

With regard to the major remodel at 16601 So. Pacific Avenue, Sunset Beach, Huntington
Beach, CA, | reviewed the following.plans and memos. :

e Christina R. Silva, P.E. April 19; 2019 Letter (1 page)
e C(Castillo Engineering, Inc. April 26, 2019 16601 S. Pacific Ave, - Limited Structural
Investigation (2 pages)

4 ¢S Engmeermg, June 9,2018 Foundatlon Plans Review for Additions at a Residential Lof,
16601 S. Pac_:lflc Avenue, Huntington Beach, CA 90742 ,
e PHD Project Plans, Sheets T-1, A-1, and F-1, Approved in Concept 2/5/16, Planning
Division, City of Huntington Beach
e George Bach, Precise Grading Plan, Sheet 2 of 5, received 11 Jun 2018
e Christina S|Iva P.E. Addition to (e) Re5|dence Sheets S-1, SN-1, SD-1, dated 06/08/18

The provided materials note that the Castillo ‘Engineering ”believe(s) that there is a single-bay,

- . 3-story steel moment frame embedded in a large concrete grade beam-that holds the frontof .

the house in place.” They noted that removing the seaward portion of the house would leave

the entire building susceptible to failure and that the house, as it has been designed would not

resist all the loads if the seaward 5 feet were to be removed. Also, that demolition of this
magnitude, even with proper shoring would require new caissons, beams, foundation and

interior redesign. In addition to these modifications, Christina Silva, P.E., project engineer,

notes that removal of the seaward 5-feet of the structure would completely affect the existing
structure and that the owner would have to move out during construction. The bulk of my .
comments cover the engineering concerns with removing the building’s 5-foot seaward
encroachment; however, the disruption to the owners should not be greater than those for the
construction of the 3,076 sq. ft. addition. If the removal of the seaward portion of the existing

non-conforming structure were to happen after construction of the new addition, it is likely
that the occupants could move some belongings into the new addition and live there while the
work is being completed on their current house. The disturbance from this construction should
be no greater than the disturbance from the construction of the addition. Some days may




require the owner to leave the-residence; but-vacancy-of-the entire building for a long time
would not be any different from the addition.

Engineers for the applicant affirm that the current residential building relies upon a moment
frame with corner supports for stability. Such framing poses difficulties in undertaking

" incremental removal of the building. While there are likely several ways to go about the
removal of the seaward 5 feet of the building, I will outline one option for such work. Initial site
prep will be needed, such as shutting off services and moving all furniture, sealing off the -
interior portions of the residence and such. The first major step would require that the

contractor, under direction from a licensed engineer, open up sections of the walls to get
access to the work area, install a new foundation and new framing components 5-feet
fandward of the current components, and then tie all horizontal and lateral loads into the new
foundation and load bearing system. Once the new foundation and support system has been
loaded and tested, the contractor can begin to disconnect all wiring, plumbing, etc. from the
seaward portion of the residence, remove walls, siding, windows, roof, etc. Windows spanning
the 5-foot seaward section would need to be resized or larger, inland openings would be
needed. ' Then the seaward portion of the moment frame could be removed, fully transferrlng
loads to the new foundation and framing system

Following removal, the contractor can construct a new front wall_and side walls_connected to_.

* the existing structure. If desired by the owner, interior walls can be moved to accommodate
the modified seaward walllocation.

The engineers hired by the applicant to comment on the possibility of removing the seaward 5-
~ feet of the existing structure note that the changes to the foundation and framing could
introduce weaknesses in the framing and for assured safety, it would be better to completely
demolish the existing house and build a brand new house. When any old building is opened up,
it is possible that previously unidentified weaknesses can be exposed. The discussion about
modifying the existing building assumes that it has not suffered any damage that would result

in existing weaknesses to the moment frame. If problems are identified when the framing is
exposed, they would not be the result of the proposed modifications to the building, but would
still need to be addressed, along with the modifications to the building, foundation and framing
that would be needed to meet the required setback. In addition, one of the steps in the
process for modifying the foundation and framing would beé to test the modified system to
determine whether the new elements are providing sufficient stiffness, load bearing and load
resistance to keep the structure safe. If testing shows weaknesses or flaws in the frame
modification, the engineer of record would need to address these before the work could be
approved.

Finélly, | am not able to compare the costs of a new bUIldihugV\»/ifﬂh therequwed setbackto

modifying the existing building to meet the required setback, but expect that they might be
similar.’
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REVEGETATION AND LANDSCAPING MAINTENANCE PLAN 16601 SouTH PACIFIC AVENUE
May 2019 SUNSET BEACH, CALIFORNIA

INTRODUCTION

LSA has prepared this Revegetation and Landscaping Maintenance Plan to address California Coastal
Commission (Commission) requests related to unpermitted coastal development activities that took
place between 2009 and 2011 at 16601 South Pacific Avenue, Sunset Beach, California (subject
property). Because the impacted area is not an environmentally sensitive habitat area and no known
native or sensitive plant or animal species are known to have been impacted by the unpermitted
activities, the emphasis of this plan is to prescribe the methods and materials required to (1)
revegetate and stabilize the impacted area to pre-impact contours, (2) replace existing nonnative
vegetation surrounding the impacted area with native dune species, and (3) restore and enhance
public beach access.

PROJECT SETTING AND BACKGROUND

The subject property is within the Seal Beach, California 7.5-minute United States Geological Survey
(USGS) topographic quadrangle map (refer to Figure 1, Project Location; all figures are provided in
Attachment A). The subject property consists of an existing three-story residence situated between
the oceanfront (to the southwest) and Pacific Coast Highway and Huntington Harbor (to the
northeast). Areas surrounding the subject property consist of ornamental landscaping, groomed
public beach, and existing urban development (e.g., residential and commercial buildings, streets,
and parking lots).

The subject property is located within Sunset Beach, a coastal community established in 1904 and
annexed by the City of Huntington Beach in 2011. The current City of Huntington Beach Zoning Map
does not contain zoning designations for Sunset Beach. According to the 2017 Sunset Beach Specific
Plan, Exhibit 2.1,> the subject property is within an area zoned as “Residential High Density,” with
“Public”-zoned areas to the northeast and “Open Space — Shoreline”-zoned areas to the southwest.
This plan focuses on “Open Space — Shoreline” areas south and west of the subject property where
unpermitted activities —including the construction of a patio, fire pits, and a small retaining wall with
a staircase on the seaward side of the existing residence—impacted areas within the public right-of-
way (refer to Figure 2). It should be noted that the three-foot retaining wall and stairs were
constructed out of readily-removable non-affixed bricks, permitted by the County as temporary
structures.

1

Impacted Area

The current property owner acquired the subject property in 2009 and the unpermitted
development took place between late 2009 and early 2011. Based on an analysis of aerial imagery,
historic photographs, and observations of surrounding areas, the impacted area (approximately
1,458 square feet) consisted of sandy areas, including a portion of a small dune that was sparsely
vegetated by invasive plant species. The impacted area was measured in the field by an LSA Biologist

! City of Huntington Beach. December 2015. https://www.huntingtonbeachca.gov/about/maps/zoning.pdf
2 City of Huntington Beach Community Development Department. Sunset Beach Specific Plan. January 2017.
https://www.huntingtonbeachca.gov/files/users/planning/Sunset-Beach-Specific-Plan-City-Council-

Approved-012017.pdf
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on April 30, 2019. The main impacted area measures approximately 40 feet by 36 feet, with an
additional 6-foot by 3-foot staircase installed outside of this main footprint, for a total of
approximately 1,458 square feet of unpermitted impacts (refer to Figure 2). Approximately 20 feet
seaward from the subject property consisted of unvegetated sand at the time of impacts, with
sparse vegetation occupying the remaining 16 feet seaward to the limits of disturbance, likely
including Hottentot-fig (Carpobrotus edulis), crystal ice plant (Mesembryanthemum crystallinum),
small flowered ice plant (M. nodifiru), sea rocket (Cakile maritima), Natal plum (Corissa
macrocarpa), and/or baby sun rose (Aptenia cordifolia), among other introduced ornamental plant
species. These introduced nonnative plant species are prevalent throughout the Sunset Beach area,
particularly on the seaward side of residences neighboring the subject property, and are known to
expand and retract throughout the years with wind-driven sand deposition (which has been
observed by the property owner in this location). The unpermitted development associated with the
subject property was removed from the impacted area in early 2019. As previously noted, the
installed retaining wall and stairs were constructed using non-affixed bricks, so complete removal
was accomplished within one day. When the retaining wall was removed, the small dune that had
formed on the seaward side measured a maximum of 3 feet, tapering to ground level and remaining
at grade for a length of 20 feet (to the edge of the existing residence). Native dune habitat is absent
from the area. Figure 4 provides representative photographs of the impacted area and adjacent
areas, along with depictions of the areas that are proposed to be recontoured/revegetated and
maintained for public beach access as part of this plan.

According to the 2017 Sunset Beach Specific Plan, pages 9-10, “Existing conditions on the oceanfront
beach include a manmade berm (also referred to as an artificial dune), constructed by the County of
Orange in 1983, in response to the January 1983 storm that caused severe flooding in Sunset Beach.
The berm was planted with ice plant to minimize windblown sand. Previous County reports
indicated that ice plant was naturalized vegetation that had grown on the beach since 1900. The
berm has increased in height over the years as sand is blown inland. In addition to flood
protection...the berm serves as a barrier to sand being blown from the beach onto the streets and
provides a consistent sand feature that beachgoers see when looking inland.” Prior to the
construction of the 1983 berm, numerous other shoreline management activities took place in the
vicinity of the subject property, including the installation of engineered groins in the 1930s and
1940s as well as ongoing sand replenishment and seasonal berm construction activities to maintain
beach width (and provide property protection), addressing potential erosion. Historical photographs
taken near the seaward side of the subject property are provided in Attachment B.

Based on an analysis of available aerial imagery and historic photographs, ocean high-tides regularly
reached the edge of the developed portions of the subject property in the 1940s, 1950s, and 1960s.
The sandy beach constructed and maintained seaward of the subject property has remained
unvegetated or sparsely vegetated by introduced species since that time. Furthermore, according to
the 2017 Sunset Beach Specific Plan, page 9, “much of the area northwest of Pacific Coast Highway
was once a marsh and slough and was dredged and redeveloped to establish part of Sunset Island
and Huntington Harbour in the 1960s. The development of these communities destroyed the marsh-
slough habitat. The developed area of Sunset Beach does not provide a suitable habitat for wildlife
or native vegetation because of its highly urbanized character, although certain avifauna may forage
on the beach.”
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PROPOSED REVEGETATION AND LANDSCAPING MAINTENANCE ACTIVITIES

To compensate for the unpermitted development activities outlined above, the owner of the subject
property proposes to (1) restore the impacted areas to contours matching the existing grade of the
dune starting 20 feet seaward from the subject property and maintain the contours that existed
prior to impacts within the first 20 feet seaward from the existing residence, (2) install native
southern California dune plants and seed within the recontoured dune areas, (3) remove existing
invasive iceplant on top of the dune located seaward from the subject property as well as
nonnative/ornamental vegetation adjacent to the subject property and install native southern
California dune plants and seed, and (4) enhance public beach access surrounding the subject
property by maintaining two public access paths. Figure 3 provides an overview of these project
components, which are described in greater detail in the subsections below. Figure 4 (pages 3 and 4)
provides representative site photographs that show the areas that are proposed to be
recontoured/revegetated and maintained as part of this plan.

MAINTAIN SANDY BEACH

As shown on Figure 3, the property owner proposes to maintain the first 20 feet seaward from the
existing residence on the subject property as publicly-accessible sandy beach space, consistent with
pre-impact conditions. The sandy beach area totals approximately 900 square feet (not counting
areas proposed to be cleared within the beach access routes shown on Figure 3). Existing invasive
and nonnative vegetation surrounding the sandy beach area would be removed to enhance public
access (refer to pages 3 and 4 of Figure 4).

PUBLIC BEACH ACCESS

To enhance public access to the sandy beach area described above, the property owner proposes to
maintain an existing 6-foot wide path seaward from the subject property leading to/from the sandy
beach area and the main portion of the shoreline. In addition, the subject property is adjacent to
one of many public shoreline access points in Sunset Beach (as shown on page 4 of Figure 4). In its
existing state, this sand path ranges from 3 to 4 feet in width and is encroached upon by nonnative
plant species, including Natal plum. Natal plum contains sharp thorns that have been stepped on by
barefooted beachgoers. To help alleviate this problem and to enhance public beach access, the
property owner proposes to maintain the sand path at 11 feet in width (assuming appropriate City
approvals), which would include areas where nonnative ornamental vegetation would be removed
from areas adjacent to the subject property.

DUNE RECONTOURING

To restore the impacted areas to contours matching the existing grade of the dune starting 20 feet
seaward from the subject property, the property owner proposes to import approximately 1,632
cubic feet of appropriately-sourced sand for installation in the “Dune Recontouring” areas shown on
Figure 3 (the two areas measure 16-foot by 20-foot and 16-foot by 14-foot, totaling 544 square
feet). This would provide enough sand to match the existing 3-foot height of the existing dune
located seaward from the subject property, tapering downward to grade at 20 feet from the subject
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property (where the sandy beach area begins), with matching contours within the sandy beach
maintained access route located seaward from the subject property.

DUNE REVEGETATION

Once the contours of the dune areas are restored, the property owner proposes to revegetate the
recontoured areas with the native dune container plants and seed. In addition, iceplant on top of
the existing dune located further seaward from the subject property would be removed and those
areas would also be installed with native dune container plants and seed. The container plants and
seed proposed to be installed in the overall dune revegetation area (1,833 square feet) are specified
below in Tables A and B, respectively. Plant and seed materials must be obtained from an
experienced native plant nursery and/or seed vendor. The quantities of container plants and seed
for each species listed in Tables A and B are subject to change based on plant and seed availability.

Table A: Dune Revegetation Container Plant Palette

Common Name Scientific Name Stock Size Total Plants

Beach evening-primrose Camissoniopsis cheiranthifolia gallon 80
Beach morning glory Calystegia soldanella gallon 60
Beach sand verbena Abronia umbellata gallon 80
Bluff buckwheat Eriogonum parviflorum gallon 65
Mesa horkelia Horkelia cuenata gallon 60
Red sand verbena Abronia maritima gallon 60

Total 405

Table B: Dune Revegetation Seed Palette

Common Name Scientific Name Total Bulk Pounds
Beach bursage Ambrosia chamissonis 0.30
California croton Croton californicus 0.50
California poppy Eschscholzia californica 0.50
Salt grass Distichlis spicata 0.50
Sand aster Corethrogyne filangifolia 0.30
Total 2.10

Installation Techniques

Plant and seed installation should occur in the spring. Prior to installation, the planting/seeding area
shall be thoroughly watered so that the soil is saturated at a depth of at least 16 inches (if not
already saturated at that depth). Seed may be applied by hand and gently raking the seed into the
top layer of sand (not to exceed 2 inches in depth). Container plants will be planted in holes dug
twice as wide as the containers, at a depth that only exposes the crown of the installed plants (e.g.,
the roots/root ball shall be completely buried).
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Maintenance and Project Completion

Temporary surface-level irrigation, such as a drip irrigation system or removable low pressure
sprinklers, may be used to water the installed plants and seed. Following installation, the property
owner proposes to regularly water the installed areas for 5 years (reducing the amount of watering
each year), or until a minimum of 60 percent ground cover by vegetation is achieved (as determined
by an annual visual estimate of cover during the spring). Nonnative species may be counted towards
this cover requirement as long as native species are represented within the areas. Upon completion
of the 5-year watering period or when the minimum ground cover requirement has been met, the
property owner will send the Commission photographic documentation of the revegetated dune.
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ATTACHMENT A

FIGURES
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View of unpermitted development, facing southeast. Photos taken April 18,2018
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Overview of current site conditions with unpermitted development removed, facing
southeast. Photos taken April 30, 2019.
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Proposed revegetation and recontouring areas with maintained sandy beach area
and publicaccess routes, facing southeast. Photo taken April 30, 2019.
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Proposed revegetation and recontouring areas with maintained sandy beach area
and public access routes, facing south. Photo taken April 30, 2019.
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11ft

Proposed maintained public beach access route, facing northwest. Photo taken April
30,2019.

The existing iceplant on top of the dune located seaward from the subject property
will be removed and replaced with native dune species. Sand will be imported into
the impacted area to match the contours of the existing dune (3 feet in height).
Photo taken April 30, 2019.
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View facing northwest at neighboring properties. Photo taken April 30,2019.
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ATTACHMENT B

HISTORICAL PHOTOS FROM THE SUBJECT PROPERTY

Note: Photos taken during the 1940’s, showing properties directly adjacent to the subject property
(16605 South Pacific Avenue; shown as the blue house on the cover of this plan) and surrounding
areas.
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Vaughn, Meg@Coastal

From: Anthony Nobles <anobles@heartstitch.com>

Sent: Thursday, May 16, 2019 5:45 PM

To: Vaughn, Meg@Coastal

Subject: Fwd: Sunset Beach Plan to revegetate the beach and install signs
Dear Meg,

Please find the email from the City of Huntington Beach confirming they do not object to my restoration.
Please let me know if there is anything else you need.
Best regards,

Tony

Get Outlook for iOS

From: Bacon, Denny <denny.bacon@surfcity-hb.org>

Sent: Thursday, May 16, 2019 4:50 PM

To: Anthony Nobles

Cc: Ramos, Ricky

Subject: Sunset Beach Plan to revegetate the beach and install signs
Hi Tony,

Public Works does not object to the Revegetation and Landscape Plan and sign installation during the
restoration process.

If you have any questions please contact me.

Thank you,

Denny Bacon

Maintenance Operations Manager

City of Huntington Beach

714.375.5024
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