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IV. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant:  Alicia Harrison 
Property Owner: Jacques Habra 
Site Information 
Parcel Number: 047-082-012 Lot Area: 17,490 sq. ft. 
General Plan: Hillside - Low Density 
Residential (Max 1 du/acre) 

Zoning: A-1/SD-3, Single-Family 
Residence and Coastal Overlay Zone 

LCP Land Use: Residential (1 du /acre) Topography :  ~19% 
Adjacent Land Uses 

North – Sea Ledge Lane East – Single-Family Residential 
South – Pacific Ocean West – Single-Family Residential 

 
 

Project Site 
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V. BACKGROUND 
On May 2, 2013, the Planning Commission approved a Coastal Development for the remodel 
and second-story addition to an existing one-story, 1,589 square foot, single-family residence 
with detached garage.  The project consisted of 1,566 square feet of one and two-story 
additions, a 449 square-foot basement; demolition of the existing garage to be replaced with a 
451 square foot, two-car garage, a 220 square foot, one-car carport, and a 1,211 square-foot 
"as-built" deck with above-ground spa.   
 
In August 2014, a Level 2 Substantial Conformance Determination was approved, which 
included eliminating the basement, revising the floor plan and roof plan, relocating the 
driveway to the west side of the house, and minor increases to the building footprint.  The 
revised project resulted in an approximately 3,608 square-foot, two-story residence with an 
attached 488 square-foot two-car garage.   Although there was a minor increase in first floor 
footprint, the Substantial Conformance Determination resulted in an overall reduction of net 
floor area.   
 
Both of the above plans received approval from the Single Family Design Board. 
 

VI. POLICY AND ZONING CONSISTENCY ANALYSIS 
The proposed pool, spa, deck and fence, would meet the requirements of the A-1/SD-3 zones 
related to building height, solar access, open yard requirements and parking, and remain legally 
nonconforming to the interior setback requirement along the west property line. 

A. COMPLIANCE WITH THE LOCAL COASTAL PLAN  
An LCP amendment has not been approved for the recently updated General Plan.  
Therefore, the previous General Plan Land Use Designation acts as the Local Coastal Plan 
Land Use Designation.  This project site has a Land Use Designation of Residential (1 du 
/acre).  The site is located in the Campanil neighborhood that is bordered on the north by 
Arroyo Burro Creek; on the south by the Pacific Ocean; on the east by the City limits line; 
and on the west by Hope Ranch.  This neighborhood is characterized as large parcels which 
are either vacant or contain single-family dwellings.   

Because the site is located within fifty feet of the edge of a coastal bluff in the Appealable 
Jurisdiction of the Coastal Zone, a Coastal Development Permit (CDP) was required for the 
recent remodel and addition to the existing single family residence on the lot.  The applicant 
is now requesting an Amendment to that Coastal Development Permit to construct the pool.  
In order to approve the CDP Amendment, the new pool must be found consistent with both 
the City’s Local Coastal Plan and the California Coastal Act.  The proposed project would 
be consistent with the pattern single-family residential development in the area. 

The project is located in Component One of the City’s Local Coastal Plan (LCP) which 
stretches from the city’s westerly boundary, adjacent to Hope Ranch, east to Arroyo Burro 
Creek, and extending inland 1,000 yards.   
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The major coastal issues in this area that are applicable to this project include hazards of 
seacliff retreat, drainage, maintaining and providing public access both vertically and 
laterally along the bluffs, maintenance of existing public views of the coast and open space, 
protection of archaeological resources and neighborhood compatibility.  The project’s 
consistency with these LCP Policies is described below.   The site does not serve as a public 
facility, recreation area, or public coastal access point.  The pool and fence will not inhibit 
public views because the project site is not visible from any public viewing areas and 
cannot be seen from Cliff Drive, which is the nearest public street.  Also, there are no issues 
with unstable soils, high groundwater, seismic safety, flooding or fire.   

Although the General Plan is not the standard of review in this case, it provides additional 
guidance.  The City’s General Plan - Safety Element includes policies relative to coastal 
bluff development including the requirement for a site specific investigation, appropriate 
structural setbacks to address the potential for long term erosion and bluff drainage.  These 
policies are attached for reference as Exhbit E. 

 For these reasons, the project can be found consistent with the applicable policies of the 
California Coastal Act, the Local Coastal Plan, and all implementing guidelines.   

1. HAZARDS 
The General and Local Coastal Plans strive to eliminate or reduce the hazards created 
by bluff loading and drainage related issues, which contribute to bluff erosion and 
undercutting of the slope. 

Seacliff Retreat 
The 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) to the 
south.  The house pad is supported by a concrete beam and retaining wall near the top of 
the slope just south of the existing residence.  The topography continues to slope down 
from the retaining wall with dense vegetative cover to meet the house pad of the 
adjacent property to the south that is located on the coastal bluff. 
   
The 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 the structure during its expected lifetime.  This policy is implemented 
by locating new development outside the 75-year geological setback to protect bluffs 
from erosion and maintain the natural topography of the bluffs.  The 75-year geological 
setback is determined by an engineering geologist based on an average annual rate of 
erosion and material loss.   
 
As stated above, Coastal Development Permit was approved for a remodel and two-
story addition on May 2, 2013.  The Geologic Investigation prepared for that 
development determined that the top of bluff as it pertains to this site is in line with the 
aforementioned retaining wall located approximately 17’ south of the proposed house.  
The top of the natural coastal bluff is actually approximately 100 feet south (downslope 
of the existing residence) of the site retaining wall below where the southerly 
neighbor’s residence and driveway are located.  There is also a rock revetment located 
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along the toe of the slope, below that neighboring house which provides additional 
protection from wave-induced erosion. 
 
Because there is a retaining wall on-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 is 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 geologist recommended a 15 foot setback from the 
existing retaining wall for habitable structures in order to provide an additional measure 
of safety.  
 
The applicant is now requesting a CDP Amendment for a new pool, spa, associated pool 
equipment, deck and fencing.  Staff requested additional analysis to address the addition 
of the pool and spa and their effect on the existing retaining wall.  A 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 an existing caisson supported retaining wall.    
 
The geologist recommends that the new pool be constructed with its own self 
supporting caisson foundation design and not tied to the existing retaining wall or 
proposed addition.  The proposed structural design for the pool includes five drilled 
piles, including four for the pool and one for the spa.  The caissons should extend below 
the depth of the existing caisson supported retaining wall.  The use of tiebacks along the 
northern perimeter of the foundation should be considered.  The caissons for the 
southern perimeter of the pool should be spaced appropriately to create independent 
support for each pile. This spacing should reduce any potential for foundation 
interference between the two structures and provide additional lateral strength of the 
deeper underlying earth material supported behind the caissons yet below the grade 
beams.   
 
The proposed pool deck may extend to the top of the existing retaining wall using a 
cantilevered support, without connecting the structures.  The report 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 since the weight of material to be 
retained behind the existing caisson supported retaining wall is being reduced and will 
not add excessive weight to the top of the bluff which is consistent with Policy S27 of 
the Safety Element of the General Plan.   
 
The geologist also recommends installing a French drain system below the proposed 
pool.  The French drain should exit at a visible downslope location so that any potential 
future pool seepage could be spotted and mitigated so as to minimize the saturation of 
the soil on the slope.    
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Drainage 

  
LCP Policy 8.1 as well as Policy S26 of the Safety Element, require all new bluff top 
development to have drainage systems that carry runoff away from the bluff to the 
nearest public street.  Because of the site topography described above, runoff cannot be 
directed to the nearest public street, which is Cliff Drive to the north.  In these types of 
situations, private bluff drainage systems are permitted if the following is accomplished:   

 
1) The system is sized to accommodate run-off from all similarly drained parcels 

bordering the subject parcel’s property lines; 
2) The owner of the subject property allows for the permanent drainage of those 

parcels though his/her property; and 
3) The drainage system is designed to be minimally visible on the bluff face.   

 
There were no changes to property drainage as approved as part of the CDP for the 
single family residence. All storm water runoff from the site eventually reaches two (2) 
existing 6 inch outlet pipe drains in the parking/turnaround area to the southeast of the 
property. All drainage is captured and routed to the inlets so that no drainage will be 
allowed to run over the slope.  
 
As part of the original Coastal Development Permit, a Drainage Analysis/Hydrology 
Report was prepared by LaChaine & Associates, Inc., dated November 12, 2012, with  
an addendum dated March 11, 2013, (available under separate cover) that described the 
existing drainage system on site. The existing system collects water from the existing 
development and  two off-site runoff sources (the asphalt driveway and the slope north 
of the property) and is conveyed along the northern shoulder to the parking/turnaround 
area southeast of the site where two (2) six inch corrugated plastic pipes carry the water 
down to the beach.  
 
Per the Drainage Report prepared by La Chaine and Associates and dated November 12, 
2012, the two pipes have the capacity to convey the residence level runoff from the site 
drainage and the greater watershed that feeds them. The report also concludes that no 
increase in runoff would result from the residence nor would the residence cause runoff 
volumes to increase beyond the capacity of the two outlets.  
 
The originally approved project design included two site drains/drop inlets along with a 
bio retention planter box located in the eastern corner of the property to accommodate 
the increase in building footprint.  These improvements along with the additional 
landscape planters around the house will result in a 260 square-foot net loss of 
impermeable surface on the property.   The above-mentioned Hydrology Report is 
applicable to the proposed pool, spa, and associated pool equipment because the pool is 
a small portion of area and it will benefit the permeability of the site by capturing 
rainfall and slightly reducing site runoff.   
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For the proposed project, La Chaine determined that the pool does not change their 
conclusion and actually benefits the property by adding a minor component of capturing 
rainfall and slightly lessoning site runoff.  
  
The new French drain is located beneath the pool. The sole purpose of this French drain 
is for detection of a pool leak if the pool were to fail. The outfall of this French drain 
needs to be visible so that the leak can be detected. The outfall is located at a point 
distant from the pool so that it can be gravity fed, and this outfall is located on the 
property. Any potential overflow at this point would flow to the asphalt road and storm 
drain to the beach consistent with existing conditions.  Overflow from this point is only 
anticipated in the case of a pool leak which would be addressed and repaired as soon as 
the overflow was apparent. 
 
Water Quality 
As part of the original Coastal Development Permit, the applicant is also constructing a 
60 square-foot bio retention planter box to assist in removing sediment from storm 
water runoff before flowing to the beach.  Six small landscaped areas around the home 
are being provided to create natural treatment/filtration of site runoff.  These 
improvements remain sufficient for the new pool. 
 

VII. ENVIRONMENTAL REVIEW 
The Environmental Analyst has determined that the project is exempt from further 
environmental review pursuant to the California Environmental Quality Act Guidelines Section 
15303, New Construction or Conversion of Small Structures, which allows for the construction 
of accessory structures including swimming pools. 

VIII. DESIGN REVIEW 
The proposed pool was reviewed by the Single Family Design Board on the Consent Calendar 
on November 17, 2015.  The project was found to be aesthetically appropriate and forwarded it 
on to the Planning Commission.  The applicant was asked to provide additional information 
when the project returns for a Final Approval including details on the landscaping treatment 
around the pool equipment area, details on the fencing, and any lighting associated with the 
pool. 

IX. FINDINGS 
The Planning Commission finds the following:   

A. COASTAL DEVELOPMENT PERMIT (SBMC §28.44.150) 
The project is consistent with the policies of the California Coastal Act, with all applicable 
policies of the City’s Local Coastal Plan, all applicable implementing guidelines and all 
applicable provisions of the Municipal Code.  Therefore, Staff recommends that the Planning 
Commission approve the Coastal Development Permit, subject to the Conditions of Approval 
in Exhibit A and make the following findings for the project. 
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1. The project is consistent with the policies of the California Coastal Act because it does 
not result in any adverse affects related to coastal resources, including views and public 
access, and the proposed addition is located outside of the 75-year seacliff retreat line as 
described in Section VI.A. of the Staff Report.   

2. The project is consistent with all applicable policies of the City's Local Coastal Plan, all 
applicable implementing guidelines, and all applicable provisions of the Code because 
the pool, spa deck and safety fencing is compatible with the surrounding bluff top 
neighborhood, will not impact views from public view corridors, will not impact public 
access, is not an archaeologically sensitive site, and addresses the potential for drainage 
hazards on the bluff as described in Section VI.A. of the Staff Report. 

Exhibits: 

A. Amended Conditions of Approval 
B. Site Plan 
C. Applicant's letter, dated April 15, 2015 
D. Single Family Design Board Minutes 
E. Applicable Local Coastal Plan and General Plan Policies 
F. Geologic Investigation prepared by Adam Simmons dated April 14, 2015 
G. PC Resolution 008-13 
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