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CITY OF SANTA BARBARA


COUNCIL AGENDA REPORT

AGENDA DATE:
August 4, 2015
TO:
Mayor and Councilmembers

FROM:
Planning Division, Community Development Department
SUBJECT:
Appeal Of Planning Commission Approval Of An Amended Coastal Development Permit For A New Pool At 3425 Sea Ledge Lane
RECOMMENDATION:  
That Council deny the appeal of Chris Krach-Bastian, and uphold the decision of the Planning Commission to approve an Amendment to a Coastal Development Permit for a new pool, spa, pool equipment and safety fencing at 3425 Sea Ledge Lane, making the findings and adopting the conditions specified in Planning Commission Resolution No. 011-15.
EXECUTIVE SUMMARY:

On June 11, 2015, the Planning Commission approved an Amendment to a previously approved Coastal Development Permit to allow the construction of a new pool, spa, pool equipment and safety fencing at 3425 Sea Ledge Lane.  Ms. Chris Krach-Bastian, adjacent neighbor of the project site, filed an appeal asserting that the slope below the subject property is unstable and a new pool is not appropriate for the project site.  Staff believes that the Planning Commission adequately reviewed the geologic analysis for the proposed site and thoroughly reviewed the project for consistency with the Local Coastal Plan.  Therefore, Staff’s recommendation is to deny the appeal and uphold the Planning Commission’s approval.
DISCUSSION:
Project Description

The proposed project consists of the construction a new 450 square-foot pool, a 49 square-foot spa, associated pool equipment, deck, and safety fencing on a 17,490 square-foot lot in the Hillside Design District and the Appealable Jurisdiction of the Coastal Zone. 
The proposed scope of work resulted in the need for an Amendment to a Coastal Development Permit approved by the Planning Commission on May 2, 2013, and revised on August 8, 2014, which allowed for a remodel and two-story addition to an existing single-story residence on the lot.
Background
May 2, 2013 - The Planning Commission approved a Coastal Development Permit for a remodel and addition to an existing one-story, single-family residence. The project consisted of one and two-story additions, a 449 square-foot basement, a new two-car garage and one-car carport, and a 1,200 square-foot "as-built" deck with above-ground spa.  
July 1, 2013 - The Single Family Design Board (SFDB) granted Project Design Approval for the remodel and addition, making the Neighborhood Preservation Ordinance findings of Santa Barbara Municipal Code §22.69.050.  The project returned to the Consent Calendar on July 29, 2013, and received Final Approval.  
May 2014 - The SFDB reviewed and approved a revised project with an overall change in the style of architecture and several changes to the floor plan. These changes consisted of eliminating the basement, revisions to the floor plan and roof plan, relocating the garage to the west side of the house, eliminating the carport, and minor increases to the building footprint.  Although there was a minor increase in first floor footprint, the revisions resulted in an overall reduction of net floor area. Staff found these revisions to be in substantial conformance with the original project approval. 
August 13, 2014 - A building permit was issued for the remodel and second-story residential addition, resulting in an approximately 3,608 square-foot, two-story house with an attached 488 square-foot garage.
October 30, 2014 - An application for an Amendment to the Coastal Development Permit was submitted for the new pool, spa, pool equipment and required safety fencing.  
November 17, 2014 - The proposed pool and spa were reviewed by the SFDB on the Consent Calendar and forwarded to the Planning Commission.

January 2015 - The application for an Amendment to the original CDP was received and through the Development Application Review Process, the application was deemed complete on May 12, 2015.

June 11, 2015 - The Planning Commission approved the Amendment to the Coastal Development Permit (Attachments 2 and 3 – PC Resolution and Minutes).  
June 22, 2015 - An appeal of the Planning Commission’s approval was filed by the adjacent neighbor, Chris Krach-Bastian, who resides at 3407 Sea Ledge Lane.

Appeal Issues
The appellant is concerned with the stability of the bluff on which the property is located and cited previous landslides that have occurred in the area (Attachment 1 – Appellant’s Letter). The primary coastal issue that the Planning Commission considered in reviewing the Coastal Development Permit (CDP) Amendment was hazards related to seacliff retreat.  

Sea Cliff and Bluff Stability
The bluff top project site is a relatively level area situated between an uplifted terrace towards Cliff Drive to the north and a neighboring residence (3407 Sea Ledge Lane – the appellant’s property) to the south.  The house pad is supported by a concrete beam and caisson supported retaining wall near the top of the slope just south of the existing residence.  The topography continues to slope down from the retaining wall to meet the house pad of the adjacent property to the south that is located on the coastal bluff.
The City’s Local Coastal Plan states that new development on the top of a sea bluff shall be placed at such distance away from the edge of bluff that normal rates of erosion will not seriously affect structures during their expected lifetime, which is 75 years.  A licensed geologist determines how much erosion is estimated to occur on the project site within the next 75 years using average annual rates of erosion and material loss.  This policy is then implemented by locating new development outside of the delineated 75-year geological setback.  

The Geologic Investigation prepared for the remodel and addition to the residence determined that the top of bluff for the subject parcel is in line with the aforementioned retaining wall located approximately 17 feet south of the house. The top of the natural coastal bluff is below the neighboring property to the south at 3407 Sea Ledge and is approximately 100 feet south of the subject retaining wall.  There is also a rock revetment located on the beach, along the toe of the slope, below the neighboring house, which provides additional protection from wave-induced erosion.

Because there is a retaining wall on the project site and an existing residence below the subject site with the added benefit of a rock revetment, the rate of retreat due to wave attack and erosion for this particular property was determined to be zero inches per year.  Based on observations of the site immediately to the west (which does not have a retaining wall) when the original CDP application was reviewed, the project geologist recommended a 15-foot setback from the existing retaining wall for habitable structures in order to provide an additional measure of safety. 

For the subject CDP Amendment application, staff requested additional geologic analysis to address the addition of the pool and spa and their effect on the existing retaining wall.  A new Geologic Investigation prepared by Adam Simmons, dated April 14, 2015, stated that the proposed pool will not impact the stability of the slope since the pool is to be placed behind the existing caisson-supported retaining wall (Attachment 4 – PC Staff Report).

The geologist recommended that the new pool be constructed with its own self-supporting caisson foundation and not be tied to the existing retaining wall or residence. The proposed structural design for the pool includes five drilled piles, including four for the pool and one for the spa, and would extend below the depth of the existing caisson-supported retaining wall.  
The geologic report also states that the weight of the water in the pool is roughly half the weight of the soil to be removed to install the pool and, therefore, construction of the proposed pool will not impact the existing retaining wall or stability of the slope and will not add excessive weight to the top of the bluff.  

The project geologist also recommended installing a French drain system below the pool with an exit at a visible downslope location so that any potential pool seepage could be spotted and mitigated, and minimize saturation of the soil on the slope. This was incorporated as a condition of project approval.   

Previous Landslides
3425 Sea Ledge Lane (Project Site)
In 1998, a slope failure occurred on the project site. A site visit by the Building Inspector at that time revealed that soil and mud had given way and settled further down the slope on the same property. The remedy to this situation involved removal of three existing pipe and plank planter walls along the sloped portion of the property and construction of two retaining walls to protect the existing home on-site. The primary retaining wall was proposed to be 105 feet long with 20 to 40 foot deep caissons and tie backs.  A secondary 85-foot long redwood retaining wall was to be placed downslope about 8 feet away from the longer retaining wall.  

During that review process, geologic and engineering information was provided to staff and the Planning Commission to assess the proposed walls. Both an engineering geologist and soils engineer assessed the site and concurred that improper drainage allowed winter rainfall to saturate the fill soils comprising 4-5 feet of the surface material and was the most likely trigger for the slope failure.  The two proposed retaining walls were not intended to stabilize the sea cliff from wave attack, but were engineered to stabilize the yard on the subject property and protect the existing residence from possible future damage resulting from erosion of the descending slope.
3443 & 3443 Sea Ledge Lane

In 2013, a slope failure occurred between the upper and lower portions of Sea Ledge Lane near the entrance from Cliff Drive.  This slope failure was reportedly caused by repairs made to a utility pole adjacent to Sea Ledge Lane.  The repairs consisted of  installing a retaining wall system, including micro-piles and tiebacks, 67 feet long with a maximum height of 6 feet; drainage improvements that tie into the existing drainage system; and new landscaping with temporary irrigation for erosion control and visual screening of the new retaining wall. An emergency permit was issued to install the retaining wall due to concerns about the stability of the road, which serves as the only access for several homes, as well as being the only means of emergency access and egress.  In April 2015, the Staff Hearing Officer approved a Coastal Development Permit for the retaining wall and associated improvements, and all construction has been completed.  
Drought
The City is currently in a Stage Three Drought condition with mandatory water use regulations. The appellant states that because the city is currently experiencing a drought it does not make sense to construct a new pool on the bluff top. In May 2015, the City Council considered the option of suspending the issuance of building permits for new pools during the drought. Council decided not to restrict the construction of new pools because the amount of water that would be saved would not be considerable. 
CONCLUSION:
The proposed project has undergone a thorough review by the Planning Commission.  The main issue is whether the geology of the project site and its improvements can appropriately accommodate a new pool.  Staff believes that the Planning Commission fully considered this issue and reviewed the technical reports provided by the licensed geologist, making the findings for project approval. The Planning Commission considered the policies of the California Coastal Act and the Local Coastal Plan, and found that the project will not result in any adverse affects related to coastal resources, as the proposed pool is located out of the recommended 75-year seacliff retreat line, is appropriate for the site, and compatible with the surrounding neighborhood.  

ATTACHMENT(S):

1. Appellant Letter dated June 22, 2015

2. Planning Commission Resolution #011-15
3. Planning Commission Minutes dated June 11, 2015

4. Planning Commission Staff Report dated June 4, 2015
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Kelly Brodison, Assistant Planner
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