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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. 
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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 
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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 
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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, 
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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 

 
PREPARED BY: Kelly Brodison, Assistant Planner 
 
SUBMITTED BY: George Buell, Community Development Director 
 
APPROVED BY:  City Administrator's Office 
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PLANNING COMMISSION MINUTES 
 

June 11, 2015 
 

CALL TO ORDER: 
Chair Thompson called the meeting to order at 1:00 P.M. 

I. ROLL CALL 
Chair Addison Thompson, Vice-Chair John P. Campanella, Commissioners Jay D. Higgins, 
Mike Jordan, Sheila Lodge, June Pujo, and Deborah L. Schwartz. 

Commissioner Deborah Schwartz arrived at 1:02 P.M. 

STAFF PRESENT: 
Beatriz Gularte, Senior Planner 
N. Scott Vincent, Assistant City Attorney 
Andrew Stuffler, Chief Building Official 
Pat McElroy, Fire Department Chief 
Lee Waldron, Fire Battalion Chief 
Chris Mailes, Fire Department Training Captain 
Tony Pighetti, Fire Captain 
Steven Greer, Project Planner/Environmental Analyst 
Bradley Klinzing, Public Works Project Planner 
Kelly Brodison, Assistant Planner  
Julie Rodriguez, Planning Commission Secretary 

II. PRELIMINARY MATTERS: 

A. Requests for continuances, withdrawals, postponements, or addition of ex-agenda 
items. 

None. 

B. Announcements and appeals. 

None. 

C. Comments from members of the public pertaining to items not on this agenda. 

Chair Thompson opened the public hearing at 1:00 P.M. and, with no one wishing to 
speak, closed the hearing. 
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III. NEW ITEMS:   

ACTUAL TIME: 1:00 P.M. 
 
A. APPLICATION OF BRAD KLINZING, APLICANT FOR CITY OF SANTA 

BARBARA, 4 S. CALLE CESAR CHAVEZ, APN 017-113-023, OM-1 / SD-3 
(OCEAN-ORIENTED LIGHT MANUFACTURING / COASTAL 
OVERLAY) ZONES, GENERAL PLAN DESIGNATION: INSTITUTIONAL, 
LOCAL COASTAL PLAN DESIGNATION: MAJOR PUBLIC AND 
INSTITUTIONAL  (MST2014-00554) 
The project consists of the installation of two pre-fabricated steel structures totaling 
1,170 square feet at the existing City Fire Training Facility, located on a two-acre 
parcel within the City’s El Estero Wastewater Treatment Facility property.  One 
structure would be a one-story, 240 square-foot structure with a maximum height of 
8-½ feet, and the second structure would be a two-story, 930 square-foot structure 
with a maximum height of 17 feet.  The structures would be utilized for fire 
observation and fire training purposes.  The project also proposes on-site drainage 
improvements, consistent with the City’s Tier 3 Storm Water Management Plan 
requirements.  The project also includes the legalization of several “as-built” 
structures that were previously developed on site and total approximately 3,476 
square feet.   

The discretionary applications required for this project are:   

1. A Development Plan to allow the construction of 4,646 square feet of 
nonresidential development (SBMC Chapter 28.85); 

2. A Conditional Use Permit to allow the construction of 4,646 square feet of 
nonresidential development for use as a Fire Training Facility in the OM-
1/SD-3 zone (SBMC §28.94.030(x)); and 

3. A Coastal Development Permit (CDP2015-00006) to allow the proposed 
development in the Appealable Jurisdiction of the City’s Coastal Zone 
(SBMC §28.44.060). 

The project requires an environmental finding pursuant to California Environmental 
Quality Act Guidelines Section 15183, Projects Consistent with a Community Plan 
or Zoning.  

Contact: Steven Greer, Project Planner 
Email: SGreer@SantaBarbaraCA.gov Phone: (805) 564-5470, ext. 4558 

 
Steven Greer, Project Planner, gave the Staff presentation, joined by Brad Klining, 
Public Works Project Engineer; Pat McElroy, Santa Barbara Fire Department Chief; 
Chris Mailes, Fire Training Captain; Tony Pighetti, Fire Captain; and Lee Waldron, 
Fire Battalion Chief. 
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Chair Thompson opened the public hearing at 1:30 P.M., and with no one wishing to 
speak, the public hearing was closed. 
 
MOTION:  Jordon/Lodge Assigned Resolution No.  010-15 
Approved the project, making the findings for the Development Plan, Conditional 
Use Permit, and Coastal Development Permit as outlined in the Staff Report, dated 
June 4, 2015, subject to the Conditions of Approval in Exhibit A of the Staff Report 
with the following revisions to the Conditions of Approval: 
1. Add a condition for Neighborhood Notification that the Fire Department 

will continue the current practice of notifying surrounding properties of 
when a training operation is occurring. 

2. Add a condition that states that this is a Fire Training Facility available to 
the City Fire Department and other agencies at the Fire Chief’s discretion.  

 
This motion carried by the following vote:   
 
Ayes:  7    Noes:  0    Abstain:  0    Absent:  0 
 
Chair Thompson announced the ten calendar day appeal period.   

ACTUAL TIME: 1:56 P.M. 
 
B. APPLICATION OF ALICIA HARRISON, AGENT FOR JACQUES HABRA, 

3425 SEA LEDGE LANE, APN 047-083-012, A-1/SD-3  ZONES, LOCAL 
COASTAL PLAN DESIGNATION: RESIDENTIAL 1 DU/ACRE  (MST2014-
00537) 
The project consists of a proposal to construct a new 400 square-foot pool and spa 
with associated pool equipment and safety fencing on a 17,490 square-foot lot in the 
Hillside Design District.  This proposal is an amendment to the recent Coastal 
Development Permit dated May 2, 2013, and revised on August 8,2014, under 
MST2012-00135, which approved 2,508 square feet of one- and two-story additions, 
the demolition of the existing garage, and the conversion of 488 of existing habitable 
floor area into a new two-car garage.   

The discretionary application required for this project is an Amendment to a 
Coastal Development Permit (CDP2012-00004) to allow the proposed 
development in the Appealable Jurisdiction of the City’s Coastal Zone 
(SBMC §28.44). 

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. 

Contact: Kelly Brodison, Assistant Planner 
Email: KBrodison@SantaBarbaraCA.gov Phone: (805) 564-5470, ext. 4531 
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Kelly Brodison, Assistant Planner, gave the Staff presentation.  Andrew Stuffler, 
Chief Building Official was available to answer any of the Commission’s questions. 
 
Alicia Harrison, Agent, gave the Applicant presentation.  The project team of Adam 
Simmons, Engineering Geologist; Tom Henson, Project Architect, Peter Becker 
Architect; Allen Cooper, Pool Contractor, Pintado Pools, were also available to 
answer any of the Commission’s questions. 
 
Commissioner Schwartz left the dais at 2:28 P.M. and returned at 2:31 P.M. 
 
Chair Thompson opened the public hearing at 3:24 P.M. 
 
Chris Krach-Bastian, adjacent neighbor below, submitted written comment 
expressing concern with the area’s prior slides and the potential for future slides that 
could impact her home.  She was also concerned with approving pool construction 
during the drought, and her recourse if her property were to be impacted by a future 
slide. 
 
With no one else wishing to speak, the public hearing was closed at 3:28 P.M. 
 
Commissioner Lodge  had to leave the remainder of the hearing at 3:33 P.M. and 
stated she could support the spa, but not the pool. 
 
Commissioner Higgins left the dais at 3:43 P.M. and returned at 3:46 P.M. 
 
Commissioner Schwartz left the dais at 3:56 P.M. and returned at 3: 58 P.M. 
 
MOTION:  Jordon/Pujo Assigned Resolution No.  011-15 
Approved the project, making the findings for the Amendment to the Coastal 
Development Permit, as outlined in the Staff Report dated June 4, 2015, subject to 
the Conditions of Approval in Exhibit A of the Staff Report with the following 
revisions to the Conditions of Approval:  
a. Accept date revision to Condition E. 2. Geologic Investigation for pool 

and spa.  
b. Add to Section B, the Recorded Conditions Agreement, a condition on 

pool leakage that states upon the observation of a leak from the French 
drain, the Property Owner shall have an investigation conducted by an 
appropriate professional who will prepare a report to the Chief Building 
Official detailing the results of the investigation with a recommended 
response.  If the investigation determines that a condition threatens the 
stability of the pool foundation or the retaining wall foundation, the pool 
shall be drained by truck until repairs have been affected and the stability 
of the foundation systems is confirmed by the Chief Building Official.  

c. Add Condition E. 7. Construction Monitoring, that states construction 
monitoring of the integrity of the existing retaining wall will be looked at 
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during construction, post filling the pool, and six months after pool 
completion by a licensed geologist with the results submitted to the City’s 
Community Development Director.  

d. Add a Condition that the construction of the project is to be conducted and 
completed during the dry season, generally considered to be April through 
October.  

This motion carried by the following vote:   
 
Ayes:  5    Noes:  1 (Schwartz)    Abstain:  0    Absent:  1 (Lodge) 
 
Commissioner Schwartz could not support the motion. 
 
Chair Thompson announced the ten calendar day appeal period.   

IV. ADMINISTRATIVE AGENDA 

ACTUAL TIME: 4:18 P.M. 

D. Committee and Liaison Reports 

1. Staff Hearing Officer Liaison Report 

a. Commissioner Jordan reported on the Staff Hearing Officer meeting 
of June 10, 2015. 

2. Other Committee and Liaison Reports 

a. Commissioner Schwartz reported on the Water Commission Hearing 
of June 8, 2015. 

b. Commissioner Campanella reported on the Downtown Parking 
Committee meeting of June 11, 2015. 

V. ADJOURNMENT 
 

Chair Thompson adjourned the meeting at 4:28 P.M. 
 

Submitted by, 
 
 
 
__________________________________________ 
Julie Rodriguez, Planning Commission Secretary 
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3425 Sea Ledge Lane Vicinity Map 
 
 
 

 
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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3425 Sea Ledge Lane 

Appeal of Planning Commission Approval 
of a New Swimming Pool 
August 4, 2015 



  

Appellant’s Concerns 

 Appellant’s concerns include: 

 1.  Stability of the bluff and potential for 
 landslides 

 2.  Allowance of a pool during the Stage 
 Three Drought 

 3.  Appellant letter also includes 
 examples of other past slides in the 
 area  
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Project Description 

New 500 sq. ft. pool and spa 

New Deck 

Associated pool equipment and safety 
fencing 

French drain system below the pool 

Planning Commission required because 
amendment to the original Coastal 
Development Permit and coastal bluff 



  

Background  

May 2, 2013 – Planning Commission 
Approved a  Coastal Development Permit 
for improvements to residence 

  3,608 s.f. residence under construction 

June 11, 2015 – Planning Commission 
approved an amendment to the Coastal 
Development Permit for pool/spa, deck 
and fencing. 
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Vicinity Map 

DouglasFamily 
Preserve 

Medcliff Road 
Project Site 

Selrose Lane 

Project Site 
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Aerial View 

Project Site 

Appellant Site 



  

Area of Proposed Pool 
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Backyard 
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Location of Proposed Pool 
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Site Plan 
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Existing Retaining Wall 

1998- Southern slope failed with three 
rows of planter walls 

Emergency coastal permit requested – 
City determined residence not in 
eminent danger and required standard 
Coastal Permit process 
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Existing Retaining Wall (cont’d) 

2000 – Planning Commission granted a 
Coastal Development Permit for: 
 105’ long concrete retaining wall showing 

caissons and tie backs  

 85’ long redwood retaining wall 8 feet 
below. 

 Building Permit issued for walls approved 
with caissons and without tie-backs. 
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Local Coastal Plan 

Geologic evaluation of 75 year 
geological setback completed 
Licensed geologist determines normal 

rate of erosion over the next 75 years 
Top of bluff is existing retaining wall 

 



  

Local Coastal Plan 
Geologist determined rate of retreat due 

to wave attack and erosion for this 
property is zero inches per year due to: 
 Existing stable retaining wall 

 No wave attack because existing residence 
below has ocean frontage  

 Rock revetment below appellant’s property 

Weight of water and pool structure less 
than weight of soil to be removed 
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Pool/Spa Construction 
Geologist finding and recommendations: 
 Construction will not impact the existing 

retaining wall or slope stability 

 Self-supporting caisson design 

 Not tied to the existing retaining wall or 
residence 

 Five drilled piles to extend below the depth of 
the retaining wall caissons  

 French drain system below the pool  
City of Santa Barbara  •  Community Development Department 15 



  

Sections 
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Site Drainage and Water Quality 

Original CDP -  
 Tier 3 of Storm Water Management Program 

 Addition of two site drains for collection to (e) 
drainage pipes 

 60 s.f. bio retention planter box 

 Reduction 260 s.f. of impermeable surfaces 

No additional SWP requirements for pool 



  

Stage Three Drought 
On May 5, 2015 City Council declared a 

Stage Three Drought with mandatory 
water use regulations  
 Did not include a prohibition on new pools 

 Pools and spas must be equipped with a 
cover when not in use 

 No draining or refilling of existing pools by 
more than one third, unless authorized 
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Planning Commission Action 

Planning Commission considered: 
 Geologist evaluation and recommendations 

 Design of pool  

 Applicant and geologist presentation and  
answers  

 Voted 5 to 1 to approve the amendment to 
the Coastal Development Permit 
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Planning Commission Conditions 
 Observation of pool leakage from French 

drain triggers investigation by professional 
with a response   

 Any threat to stability of pool foundation 
requires drainage of pool until repairs 
completed and confirmed by Building Official 

 Construction monitoring of integrity of existing 
retaining wall at various stages 

 Construction of pool during dry season (April 
to October) 
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Findings 
 

 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.   
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Findings (cont’d) 
 

 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 
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Recommendations 

City Council deny the appeal and 
uphold the Planning Commission’s 
approval of the Amendment to the 
Coastal Development Permit. 
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Topography 
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Existing Site Plan 
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3407 Sea Ledge Lane 

3425 Sea Ledge Lane 

3427  Sea Ledge Lane 

Cliff Drive to the north 
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