
 

ERB Minutes, 21 September  2015  Page 1 of 6 

MINUTES OF THE ENVIRONMENTAL REVIEW BOARD (ERB) 
Unincorporated Coastal Zone, Santa Monica Mountains, Los Angeles County 

Meeting of 19 October 2015 

(Approved, 25 January 2016) 
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Margot Griswold, Ph.D. 
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Shirley Imsand, Ph.D, Biologist  
Marie Pavlovic, Planner, ERB Coordinator 
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Public 
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Bold type indicates ERB comments or recommendations. 

 
 

MINUTES 
 

ANNOUNCEMENTS 
There was a query about changing the day of the meeting in order to retain the venue of Room 1385.  Two 
members were unable to attend a Thursday meeting day.  In January 2016 meetings will move to the 
commission hearing room in Room 150, and the meeting time of the third Monday of the month will continue.  
The record will be of the members during discussion and not of the materials as they are discussed.  The 
advantage is transparency through the video record of members during discussion, which will be posted on the 
webpage for public review.  The disadvantages are that there is no space to record discussion as the 
committee reviews maps and similar plans around a common table, and the video record will no longer be of 
the materials as they are discussed.  The display of materials will be behind the members, who will be seated 
in the commission chairs. 
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Hard copies of the Santa Monica Mountains Local Coastal Use Plan and Local Implementation Plan were 
distributed to the members who were absent at the last meeting. 
 
Draft copies of advice to biologists on reports for ERB review were handed out. 
 
OLD  BUSINESS 
A. Minutes of 21 September 2015 meeting were approved. 

Motion to approve: Ron Durbin, 2nd Katherine Pease, Ayes: Unanimous  
 
NEW  BUSINESS 
 
B.  Mouzaya Single Family Residence, Topanga 

Project No.   R2015-01161 
Permit No.    RCDP201500052 
APN:  4448-023-011 
Location:   22390 Swenson Drive, Las Flores Watershed 
Planner:  Adrine Arakelian 
Applicant:  Bruce Bolander Architect 
Biologist: Jacqueline Worden, Impact Sciences 
USGS Quad: Malibu Beach 
 

Proposal:  A Coastal Development Permit request to construct a 3016 SF (1708 SF lower level, 1308 SF upper level) 
single family residence with 400 SF attached garage. The height of the single family residence will be 26 feet. There will 
also be a new fire department turnaround, onsite wastewater treatment system, draft hydrant, and water tanks on site. 
The 3.17 acre land (APN 4448-023-011) is located on 22390 Swenson Drive, Topanga, CA. The proposed development is 
located within areas that are mapped H3 habitat and within 200 feet of mapped H2 habitat to the northwest, northeast, 
and southeast of the property. The new fuel modification zone will overlap with existing neighboring fuel modification 
zones to the north, south, and southeast. 
 
Biological Resources:  The project parcel is entirely in the H3 habitat category, but has possible elements of H1 
(grassland and rock outcrops), elements of H2, and sub-drainages that have signs of wildlife use for movement.  A 
substantial flow is indicated by a 2-ft. diameter culvert in the southeastern corner of the driveway junction with Swenson 
Drive. The drainages feed to Little Las Flores and are part of the Las Flores Canyon watershed.  The project appears to 
have generalized rainwater flow across the mutual driveway with 22380 Swenson into the lowest elevation of the parcel, 
across and through rock slab crevices with lichen encrustation and potential for bryophytes.  The house is to be located in 
a grassland area next to the driveway.  As yet there has been no springtime assessment of the potential sensitive H1-type 
habitat elements within the H3 mapped area.  The landscape plan has a conceptual plan with Agave attenuata and coast 
live-oaks approved by County Fire (but not Dept. of Regional Planning) and a more detailed landscape plan with no locally 
native plants.  Fuel modification will extend into new areas of H2 habitat and is partially overlain by fuel modification for 
houses to the east and south (Fig.5 of Biological Assessment).  Santa Monica Mountains Conservancy land is 670-ft. to 
the west.   The grassland was not analyzed in spring, so the relative cover of native grasses and forbs is not known, and 
sensitivity cannot be determined.  The evident native cover was chiefly forbs.  The objective for ERB will be to have 
sensitive elements in the H3 habitat identified, and recommend house siting to most avoid the sensitive elements. 
 
Project request: Analyze the biological report for sufficiency, and analyze the project plan for least impact to biological 
resources and consistency with the 2014_Santa Monica Mountains Local Coastal Program (SMM LCP).  Provide 
recommendations to be used as guidelines for the Director’s Review, which will also require a Coastal Development 
Permit (CDP). This is part of necessary environmental review of the project under the California Environmental Quality Act 
(CEQA). Projects normally exempt from CEQA are subject to environmental review when in sensitive locations [PRC 
§15300.2(a)]. 
 
Applicant presentation: Fuel modification is already partially overlaid by fuel mod of 3 existing structures.  The house 
site is as far as possible from the rock outcrop area and in the least environmentally sensitive area.  Moving the site south 
into the chaparral would necessitate a longer driveway.  The grassland would then be in fuel modification and still have 
some of the driveway.  Moving the house to the west would impact more of the grassland area.  The house will be located 
in 0.6 acres not currently in fuel modification.  The house has an elongate design due to topography and to have the best 
arrangement to daylight the house.  Moving to the east would necessitate elongation of the driveway to 1000-ft. and more 
retaining walls because of the steep aspect in that area. 
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ERB COMMENTS: 
1.This project illustrates the principle that all development will be removing some habitat or habitat function, 
often causing fragmentation for remaining habitat. 
2.ERB appreciates that the house is a modest design and size for the property. 
3. A spring survey would be needed to properly assess the grassland for native vs. non-native cover. 
4. To minimize impacts, the house footprint could be made smaller, but the house site seems best for the 
proposed structure. 
5. The County Fire ERB member stated that in this site, 200-ft. fuel modification will be required. 
6. The approved landscape has a native oak and a non-native agave.  The detailed landscape has to still go to 
County Fire for approval. 
7. Least damaging impacts would be thinning or removal of the Ceanothus spp. in the chaparral areas. 
8. Joseph Decruyenaere stated he would be sending the biologist his data on Santa Susana tarplant in the 
vicinity rock outcrops, so that she could be aware of its possibility on future project biological studies. 
 
ERB  RECOMMENDATIONS: 
 
1. The landscape plan should use all locally native plants because of its position near the head of the Las Flores 
Watershed.  The planting plan should be revised to have locally native plants compatible with fuel modification 
zone requirements.  Agaves should have a substitute. 

Approval:  Recommendation/2nd: Rosi Dagit/Ron Durbin, Ayes: Unanimous 
 
2. Move the structure to have it be 50-ft. from the property line and incorporate more of the fuel modification on 
the applicant’s parcel. 

Approval:  Recommendation/2nd: Ron Durbin/David Magney, Ayes: Unanimous 
 

3. Springtime/summertime surveys should be done to design grading to miss bloom times and fuel modification 
to miss bloom times of sensitive elements that remain.  This will also detect endangered species, for which plan 
may need to be redesigned.  Navarettia ojaiensis is a possibility on this site. 

Approval:  Recommendation/2nd: David Magney/Margot Griswold, Ayes: Unanimous 
 

4. The house should employ capture of rainfall in cisterns to use for fire-fighting, which will make the house 
safer. 
Approval:  Recommendation/2nd: Rosi Dagit/David Magney, Ayes:Unanimous 
 
5. Glass should be least reflective and/or have frit patterns that will promote energy conservation and also 
prevent bird strikes when the bird mistakes a reflection of habitat for available flight space. 

Approval:  Recommendation/2nd: Rosi Dagit/Andrew Nickerson, Ayes: Unanimous 
 

6. Minimize irrigation to prevent incursion of Argentine ants into the natural areas of the project space.  Use of 
native plants will facilitate this.  Use no irrigation beyond 100-ft. from structures.  Minimize irrigation in Zone B, 
20-100-ft. from structures 

Approval:  Recommendation/2nd: Rosi Dagit/Margot Griswold, Ayes: Unanimous 
 
7. The biological report is adequate for the LIP requirements after supplement with the results of the 
springtime/summertime surveys. 

Approval:  Recommendation/2nd: David Magney/Margot Griswold, Ayes: Unanimous 
 

8. The project is consistent with the biological resources protection policies and development standards of the 
Local Coastal Program and Local Implementation Program after incorporation of ERB recommendations.   

Recommendation/2nd: David Magney/Ron Durbin, Ayes: Unanimous 
________________________________________________________________________ 
ERB Evaluation:     _   Consistent    X   Consistent after Modifications 
  ____ Inconsistent  ___  No decision 
________________________________________________________________________ 
________________________________________________________________________ 
Staff Biologist     _   Consistent    X   Consistent after Modifications 
Recommendation:          ____ Inconsistent  ___  No decision 
_________________________________________________________________________ 
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C.Zanzuri Single Family Residence, Calabasas 
Project No.   R2015-00871 
Permit No.    RCDP 201500043, RENV 201500069 
APN:  4455-042-015 
Location:   24604 Mulholland Highway, Cold Canyon Watershed 
Planner:  Joshua Huntington 
Applicant:  Zeev Zanzuri 
Biologist: Andrew Forde 
USGS Quad: Malibu Beach 
 

Proposal:  A minor Coastal Development Permit request to construct a 7,151 sq.ft. house that is 31.25 feet tall (two 
stories).  The house proposed footprint is 3,926.5 sq.ft.  An 807 sq.ft. three-car garage, pool, septic system, driveway, and 
fire department turnaround are also proposed.  The total development footprint is approximately 10,000 sq.ft.  The vacant, 
1.64 acre subject property is located in areas mapped as H3 and H2 habitat.  The proposed development is also within 
the Quiet Zone buffer that results from mapped H1 habitat areas to the east and west of the proposed development.  The 
proposed fuel modification will overlap with existing fuel modification zones which protect existing houses to the 
southwest, west, northwest, north, and northeast. 
 
Biological Resources:  The project parcel has H3 habitat category on the north and west where it has fuel modification 
of adjacent houses, but has a possible element of H1 (grassland) on the knoll where the house is sited.  The southern part 
of the parcel has an H1 category drainage with riparian habitat that includes willows, a part of the Cold Canyon 
watershed.  Much of the parcel, and in part of the house site, is mapped as H2 and is chamise-dominated chaparral.  The 
house is to be located in a grassland area of H2.  As yet there has been no springtime assessment of the potential 
sensitive H1-type habitat element grassland mapped as H2. The knoll area has a pebbly substrate with different plants 
than the nearby chaparral. The landscape plan has an approval by County Fire (but not Dept. of Regional Planning), has 
no locally native plants, and includes the LA County invasive plant Pittosporum tobira.  Fuel modification will extend into 
new areas of H2 habitat and is partially overlain by fuel modification for houses to the north and west (Exhibit O of 
Biological Assessment).  Mountains Recreation and Conservation Authority land is about 650-ft. to the east of the property 
in view of the scenic Mulholland Highway and Stokes Ridge Trail. There is a small stand of the invasive plant Tree-of-
Heaven (Ailanthus altissima), that should be dug out including roots and taken to a landfill.  There are riparian plants 
(Baccharis salicifolia, Baccharis pilularis) growing next to the northern neighbor’s wall. 
 
Project request: Analyze the biological report for sufficiency, and analyze the project plan for least impact to biological 
resources and consistency with the 2014 Santa Monica Mountains Local Coastal Program (SMM LCP).  Provide 
recommendations to be used as guidelines for the Director’s Review, which will also require a Coastal Development 
Permit (CDP). This is part of necessary environmental review of the project under the California Environmental Quality Act 
(CEQA). Projects normally exempt from CEQA are subject to environmental review when in sensitive locations [PRC 
§15300.2(a)]. 
 
Applicant Presentation: There is a 10-ft. easement between the neighbor’s wall with the Baccharis spp. and the 
driveway pavement.  This area will remain intact with paving of the driveway.  The first biology report was done in spring, 
but addressed brush clearance only (and did not analyze biological resources such as sensitive plants).  If County 
requires clearing the subdivision area for fuel modification, the contractor uses a tractor and disc set, whereas Mr. Zanzuri 
uses hand tools to preserve native plants.  The neighboring parcel to the northeast is usually cleared by County.  Mr. 
Zanzuri hired the engineer who had designed a house for the site in 1990 during review by California Coastal Commission 
(CCC), and siting on the knoll was determined to be the best area for the house.  Administration of Coastal Development 
Permits changed since then, so Mr. Zanzuri is going through the development process anew with DRP with the same 
plans.  Any repositioning of the house will result in more fuel modification and perhaps extend into unmodified H1 habitat. 
Grading of the knoll was originally planned, but is subsequently reduced by 5000 cu.yd. to 3100 cu.yd.  The septic system 
is planned for the front (north) of the house, and the required future septic will be in the same area.  No deed restriction for 
conserving natural land was required by CCC review.  There is a 40-acre conservation area involved with the lots of this 
subdivision, and a fairly wide easement along Mulholland Drive in case it should need to be widened.  House placement is 
constrained by Fire hammerhead and septic placement and H1 habitat.  The project has a letter of release from CDFW 
that the stream does not have sensitive elements, and that the project will not be causing streambed impacts.  Grading 
and construction will be delayed until completion of the spring survey and will be outside of the rainy season.  The house 
is to have shutters on windows that can promote energy conservation.  The applicant is interested in using grey water for 
irrigation, and possibly having a septic system that has components for this. 
 
ERB COMMENTS: 
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1. ERB approves of fuel modification using hand tools to preserve native plants and communities of 
organisms (as Mr. Zanzuri is doing), and does not approve of removal of most biota by using tractor and disc 
sets. 
2. ERB wants to see plant maps in the Biological Assessment using the plant alliance system of Sawyer, et 
al. 2009. Manual of California Vegetation, 2nd edition. 
3.  All grasslands, including non-native grasslands, have functional value to biological resources.  ERB 
uses the term “ruderal” in the sense of “human disturbed,” and grasslands may be both ruderal and have 
functional value. 
4. The site seems highly constrained, and probably cannot observe the CA state fire restriction of 30-ft. 
setback from all property lines.  The size seems modest and probably cannot be much smaller. 
5. In case a sensitive species is encountered there are several options that can be pursued. If an 
endangered species is encountered, the applicant should be able to get a take permit from CDFW with 
performance of appropriate mitigation.  One can usually obtain a deviation on required fuel modification to avoid 
taking a sensitive species in a location where it is known to occur  For Lyon’s pentachaeta (Pentachaeta lyonii, a 
small plant with yellow flowers, usually blooming March-June) one could plan to always do fuel modification at a 
time when the action would miss the blooms and seeds of this plant. 
6. ERB recommends looking at the website of www.oasisdesign.net for ideas on cisterns, water catchment, 
grey water, and uses of captured water. 
 
ERB  RECOMMENDATIONS: 
1. Landscape plants need to be changed to all locally native plants of the Santa Monica Mountains appropriate 
for the fuel modification specifications of County Fire.  Native trees on the site will need to have the lower 
branches (“fire ladders”) pruned off. 

Approval:  Recommendation/2nd: David Magney/Ron Durbin, Ayes: Unanimous 
 
2. Observe the requirement for a spring survey prior to grading or land disturbance on the site.  The planner 
should apply conditions appropriate to preserving any biological resource discovered by the survey.  

Approval:  Recommendation/2nd: David Magney/Andrew Nickerson, Ayes: Unanimous 
 

3.Retain as much runoff from hardscape as possible onsite using cisterns that can be tapped for both irrigation 
and fire fighting.  An initial plan for retention of all runoff from a 3/4-in. storm is a good start. 

Approval:  Recommendation/2nd: Rosie Dagit/Katherine Pease, Ayes: Unanimous 
 
4. Glass should be least reflective and/or have frit patterns that will promote energy conservation and also 
prevent bird strikes when the bird mistakes a reflection of habitat for available flight space. 

Approval:  Recommendation/2nd: Rosi Dagit/Margot Griswold, Ayes: Unanimous 
 
5. The biological report is adequate for the LIP requirements after supplement with the results of the 
springtime/summertime surveys. 

Approval:  Recommendation/2nd: David Magney/Margot Griswold, Ayes: Unanimous 
 

6. The project is consistent with the biological resources protection policies and development standards of the 
Local Coastal Program and Local Implementation Program after incorporation of ERB recommendations.   

Recommendation/2nd: David Magney/Ron Durbin, Ayes: Unanimous 
________________________________________________________________________ 
 
ERB Evaluation:     _   Consistent    X   Consistent after Modifications 
  ____ Inconsistent ___  No decision 
________________________________________________________________________ 
________________________________________________________________________ 
 
Staff Biologist     _   Consistent    X   Consistent after Modifications 
Recommendation:          ____ Inconsistent ___  No decision 
________________________________________________________________________ 
 
 
Staff biologist additional recommendations: 
 
Riparian plants (Baccharis salicifolia, Baccharis pilulosa) growing next to the northern neighbor’s wall  
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should be left as native landscaping when the communal driveway for other nearby parcels is constructed.  Other 
landscaping for this setback zone should also be native plants. 
 
The stand of the invasive plant Tree-of-Heaven (Ailanthus altissima) should be dug out including roots and all 
parts should be taken to a landfill.   
 
Handtools are preferred for future fuel modification on the property.  If discing for fuel modification is used in the 
future, the contractor should be required to pressure wash the underside and wheel wells of the tractor and all 
parts of the discing equipment before transport to the site and before discing on the property.  
 
D. Public comment pursuant to Section 54954.3 of the Government Code. 

 No Public Comment was made. 


