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APPLICATION NUMBER: 5-05-398  
 
APPLICANT: Tanah Property Trust 
 
AGENT: SML Design Studio, Attn: Susan Morse 
 
PROJECT LOCATION: 17411 Revello Drive, Pacific Palisades (Los Angeles County) 
 
PROJECT DESCRIPTION: Construction of a 3,137 square foot addition to an existing 

6,827 square foot, 30-foot high, 2-story over basement level 
single family residence with five parking spaces and an 
approximately 585 square foot freestanding pool. The project 
includes 590 cubic yards of cut and 140 cubic yards of fill 
and 33 new piles that range from 25 to 70 feet deep to 
support the existing house, the new pool and the 3,137 
square foot addition.  The project also includes the vacation 
of a walkway easement and lot line adjustments among 11 
lots.  
 
Lot Area (11 lots)   70,528 square feet 
Building Site Area (3 lots) 27,140 square feet 
Building Coverage     5,229 square feet 
Pavement Coverage    8,572 square feet 
Landscape Coverage  22,238 square feet 
Parking Spaces   5 
Zoning    R1-1 
Plan Designation   Low Density Residential 
Ht. as measured from  
centerline of frontage road 30 feet high 

 
LOCAL APPROVAL: City of Los Angeles CDP No. ZA -2002-4220  
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SUMMARY OF STAFF RECOMMENDATION 
 
The applicant’s original permit for this project (CDP # 5-03-101) expired on 7/13/05, two years 
after it was approved.  Unaware of the expiration date, the applicant soon thereafter completed 
the process of recording the deed restriction required by the Commission as a pre-requisite to 
issuance of the permit.  During this process, the applicant submitted documents that indicated 
that a walkway easement had been vacated and that there had been recent lot-line 
adjustments among 11 lots approved by the City.  Neither of these changes in lot configuration 
had received prior Coastal Act authorization, nor were they described in the original permit 
application or approved under CDP # 5-03-101.  Construction of the approved project has 
begun, even though the approval expired and the permit was never issued.  Therefore, the 
applicant has applied for an after-the fact authorization for the work that was approved under 
CDP # 5-03-101 as well as the vacation of the walkway easement and the lot-line adjustments.  
The easement subject to the vacation is on an extremely steep slope, and was never 
developed.  The lot line adjustments do not affect the ability to develop the affected lots 
consistent with the Coastal Act.  See Pages 18 and 21 for an analysis of these issues.   
 
Staff is recommending that the Commission grant a coastal development permit (5-05-398) 
for the proposed development with special conditions relating to assumption of risk of the 
proposed development, future development, conformance to geotechnical consultant’s and 
City of Los Angeles Department of Building and Safety’s recommendations, drainage and 
erosion control, landscaping that does not include invasive plants, and measures to 
minimize leaks from the proposed swimming pool and spa.  With the exception of Special 
Condition 2, Future Development, and Special Conditon 7, Deed Restriction, all 
recommended special condition are identical to those imposed on CDP 5-03-101. The 
applicant has provided material showing compliance with the development related special 
conditions, 3-6.  See Page Three for the motion. 
 
SUBSTANTIVE FILE DOCUMENTS: 

 
1) City of Los Angeles Local Coastal Development Permit No. ZA -2002-4220 (CDP) 
2) File No. 4863, Clarification Letter for Swimming Pool Foundations to Update 

Letter for Geotechnical and Geological Investigation, at 17411 Revello Drive, 
Pacific Palisades, City of Los Angeles, by Ralph Stone and Company, Inc., 
2/4/03. 

3) File No. 9030, Request for Modification of Building Ordinances (98.0403 
LA.M.C.), City of Los Angeles Department of Building and Safety, 8/29/01.  

4) Log No. 30579-01, Soils/Geology File-2, City of Los Angeles Department of 
Building and Safety, 7/27/00. 

5) File No. 4863, Supplemental Letter Response to City Review of Geotechnical 
and Geological Investigation at 17411 Revello Drive, Pacific Palisades, City of 
Los Angeles, California by Ralph Stone and Company, Inc., 7/5/00. 

6) Log No. 30579, Soils/Geology File-2, City of Los Angeles Department of Building 
and Safety, 6/5/00. 

7) Log No. 02251, Geology Update Letter, by Brian A. Robinson and Associates, 
Inc., 3/29/2000.  
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8) File No. 4863, Update Letter for Geotechnical and Geological Investigation at 
17411 Revello Drive, Pacific Palisades, City of Los Angeles, California by Ralph 
Stone and Company, Inc., 3/27/00. 

9) File No. 2323, Update Geotechnical and Geologic Investigation and Report for 
Proposed Residence at 17411 Revello Drive, Pacific Palisades, California by 
Ralph Stone Company, Inc., 11/18/92. 

10)  Project No. 8507-97, Reference No. 2323, Update Geologic Report – Lots 1-4,  
      13-15, Block 17, and Lot 12 and Portion of Lot 11, Block 16, Tract 8923 M.B.  

                 118 Pgs 27/35 – 17411 Revello Drive, Pacific Palisades Area, City of Los                      
                 Angeles, by Dale Glen and Associates, 11/13/92. 

11)  Log No. 8963, City Review Letter of Geological Report No. 8507-97 (11/18/88)  
      and Soil Engineering Report No. 2323 (11/30/88) by City of Los Angeles  

                 Department of Building and Safety, 2/23/89. 
12)  File No. 2323, Geotechnical and Geologic Engineering Investigation and Report  
      for Proposed Residence Remodeling at 17411 Revello Drive, Pacific Palisades,  
      California, by Ralph Stone and Company, Inc., 11/30/88. 
13)  Project No. 8507-97, Reference No. 2323, Geologic Exploration for Proposed  
      Remodel of Existing Residence and Proposed Tennis Court, Pool, Driveway and  
      Garage at 17411 Revello Drive, Pacific Palisades, California, by Dale Glen and  
      Associates, 11/18/88. 
14)  City of Los Angeles Resolution to Vacate No. 98-1400083 (California Streets    
      and Highways Code Section 8331). 
15)  Coastal Development Permit No. 5-03-101. 
16)  Pacific Palisades Historical Society Castellammare Map and Historical Guide,    
      Fall 2001. 

 
 
STAFF NOTE: 
 
The proposed project is located within 300 feet of the top of the seaward face of a coastal 
bluff.  Therefore, it is within the area of the Coastal Zone in of the City of Los Angeles, 
which has been designated in the City’s permit program as the “Dual Permit Jurisdiction” 
area.  Pursuant to Section 30601 of the Coastal Act and Section 13307 of the California 
Code of Regulations, any development located in the Dual Permit Jurisdiction that 
receives a local coastal development permit from the City must also obtain a permit from 
the Coastal Commission.  The City-approved local coastal development permit for the 
proposed project was not appealed to the Commission and construction began within 2 
years after the effective date of approval, so the City’s permit is still valid.  
 
STAFF RECOMMENDATION 
 
The staff recommends that the Commission adopt the following resolutions to approve 
Coastal Development Permit 5-05-398 with special conditions.  
 
 MOTION: I move that the Commission approve Coastal Development 

Permit No. 5-05-398 pursuant to the staff recommendation. 
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STAFF RECOMMENDATION OF APPROVAL: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the permit 
as conditioned and adoption of the following resolution and findings.  The motion passes 
only by affirmative vote of a majority of the Commissioners present. 
 
 
I. RESOLUTION TO APPROVE THE PERMIT: 
 
The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and will 
not prejudice the ability of the local government having jurisdiction over the area to prepare 
a Local Coastal Program conforming to the provisions of Chapter 3.  Approval of the permit 
complies with the California Environmental Quality Act because either 1) feasible mitigation 
measures and/or alternatives have been incorporated to substantially lessen any significant 
adverse effects of the development on the environment, or 2) there are no further feasible 
mitigation measures or alternatives that would substantially lessen any significant adverse 
impacts of the development on the environment. 
 
 
II. Standard Conditions
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development 

shall not commence until a copy of the permit, signed by the permittee or 
authorized agent, acknowledging receipt of the permit and acceptance of the terms 
and conditions, is returned to the Commission office. 

 
2. Expiration.  If development has not commenced, the permit will expire two years 

from the date this permit is reported to the Commission.  Development shall be 
pursued in a diligent manner and completed in a reasonable period of time.  
Application for extension of the permit must be made prior to the expiration date. 

 
3. Interpretation.  Any questions of intent or interpretation of any condition will be 

resolved by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided 

assignee files with the Commission an affidavit accepting all terms and conditions 
of the permit. 

 
5. Terms and Conditions Run with the Land.  These terms and conditions shall be 

perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and conditions. 
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III. Special Conditions 
 
1. Assumption of Risk, Waiver of Liability and Indemnity  
 
 A) By acceptance of this permit, the applicant acknowledges and agrees (i) that the 

site may be subject to hazards from erosion and/or earth movement (ii) to assume 
the risks to the applicant and the property that is the subject of this permit of injury 
and damage from such hazards in connection with this permitted development; (iii) 
to unconditionally waive any claim of damage or liability against the Commission, its 
officers, agents, and employees for injury or damage from such hazards; and (iv) to 
indemnify and hold harmless the Commission, its officers, agents, and employees 
with respect to the Commission’s approval of the project against any and all liability, 
claims, demands, damages, costs (including costs and fees incurred in defense of 
such claims), expenses, and amounts paid in settlement arising from any injury or 
damage due to such hazards. 

 
2. Future Development Restriction 
 

This permit is only for the development described in coastal development permit No. 
5-05-398.  Pursuant to Title 14 California Code of Regulations section 13253(b)(6), 
the exemptions otherwise provided in Public Resources Code section 30610 (b) 
shall not apply to the development governed by the coastal development permit No. 
5-05-398.  Accordingly, any future improvements to all properties subject to this 
application and the structure authorized by this permit, including but not limited to 
repair and maintenance identified as requiring a permit in Public Resources section 
30610(d) and Title 14 California Code of Regulations sections 13252(a)-(b), shall 
require an amendment to Permit No. 5-05-398 from the Commission or shall require 
an additional coastal development permit from the Commission or from the 
applicable certified local government. 

 
3. Conformance of Design and Construction Plans to Geotechnical Reports  
 

A) All final design and construction plans, grading and drainage plans, and 
foundation plans shall be consistent with all recommendations contained in Soil 
Report #4863, prepared by Ralph Stone and Company, Inc., (2/4/03, 7/5/00 and 
3/27/00), Geology Report # 02251, prepared by Brian A. Robinson and Associates, 
Inc., (7/10/00 and 3/29/00), and the requirements of the City of Los Angeles 
Department of Building and Safety, Soils/Geologic approval letter # 38639, dated 
December 27, 2002, for the swimming pool, Soils/Geologic review letter # 30579-01 
dated 7/27/00 and Modification No. 9030 dated 8/29/01. 

 
B) The permittee shall undertake development in accordance with the approved final 
plans.  Any proposed changes to the approved final plans shall be reported to the 
Executive Director.  No changes to the approved final plans shall occur without a 
Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required. 
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4. Erosion and Construction BMPs
 

A) PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit to the Executive Director for review and written approval, final drainage and 
runoff control plans.  The plan shall be prepared by a licensed engineer and shall 
incorporate structural and non-structural Best Management Practices (BMPs) designed 
to minimize to the maximum extent practicable the volume, velocity and pollutant load of 
stormwater leaving the developed site.  The plan shall be reviewed and approved by the 
consulting engineering geologist to ensure the plan is in conformance with geologist’s 
recommendations. In addition to the specifications above, the plan shall be in substantial 
conformance with the following requirements: 

 
  1) Erosion and Drainage Control Plan (Construction Phase)
  
  (a)    The erosion and drainage control plan shall demonstrate that: 
 

• During construction, erosion on the site shall be controlled to avoid adverse 
impacts on adjacent properties. 

• The following temporary erosion control measures shall be used during 
construction: temporary sediment basins (including debris basins, desilting 
basins or silt traps), temporary drains and swales, sand bag barriers, silt 
fencing, stabilize any stockpiled fill with geofabric covers or other appropriate 
cover, install geotextiles or mats on all cut or fill slopes, and close and stabilize 
open trenches as soon as possible. 

• Permanent erosion and drainage control measures shall be installed to ensure 
the stability of the site, adjacent properties, and public streets. 

• The erosion and drainage control plans shall show all roof drainage from the 
addition.   

 
(b) The erosion control plan shall include, at a minimum, the following 

components: 
 

• A narrative report describing all temporary run-off and erosion control 
measures to be used during construction and all permanent erosion control 
measures to be installed for permanent erosion control.  

• A site plan showing the location of all temporary erosion control measures. 
• A schedule for installation and removal of the temporary erosion control 

measures.    
• A written review and approval of all erosion and drainage control measures by 

the applicant’s engineer and/or geologist. 
• A written agreement indicating where all excavated material will be disposed 

and acknowledgement that any construction debris disposed within the coastal 
zone requires a separate coastal development permit. 

 
(c) These erosion and drainage control measures shall be required to be in place 

and operational on the project site prior to or concurrent with the initial grading 
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operations and maintained throughout the development process to minimize 
erosion and sediment from the runoff waters during construction.  All sediment 
shall be retained on-site unless removed to an appropriately approved 
dumping location either outside the coastal zone or to a site within the coastal 
zone permitted to receive fill. 

 
(d) The plan shall also include temporary erosion control measures should 

grading or site preparation cease for a period of more than 30 days, including 
but not limited to: stabilization of all stockpiled fill, access roads, disturbed 
soils, and cut and fill slopes with geotextiles and/or mats, sand bag barriers, 
and/or silt fencing; and include temporary drains and swales and sediment 
basins.  These temporary erosion control measures shall be monitored and 
maintained until grading or construction operations resume. 

 
 B) The permittee shall undertake development in accordance with the approved final 

plans.  Any proposed changes to the approved final plans shall be reported to the 
Executive Director.  No changes to the approved final plans shall occur without a 
Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required. 

 
5. Drainage and Landscape Plans 
 
  A) PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 

applicant shall submit a landscaping plan prepared by a professionally licensed 
landscape architect or resource specialist, for review and approval by the Executive 
Director. The plan shall include, at a minimum, the following components: a map 
showing the type, size, and location of all plant materials that will be installed on the 
areas disturbed due to construction: the areas around the house and around the pool.  

 
 1) Landscape and Drainage Control
    
 (a) The landscape and drainage control plan shall: 
 

• Use efficient irrigation systems to minimize nuisance water runoff. 
• Minimize to the maximum extent practicable the use of chemical pesticides, 

herbicides and fertilizers on all landscaped areas. 
• No less than 80 percent of vegetation shall be low water use plants for 

southern California coastal areas as defined by the University of California 
Cooperative Extension and the California Department of Water Resources in 
their joint publication: “Guide to estimating irrigation water needs of landscape 
plantings in California”.   

• The applicant shall employ no invasive, non-indigenous plant species, which 
tend to supplant native species as identified on the California Native Plant 
Society publication “California Native Plant Society, Los Angeles -- Santa 
Monica Mountains Chapter handbook entitled Recommended List of Native 
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Plants for Landscaping in the Santa Monica Mountains, January 20, 1992 “ 
and/or by the California Exotic Pest Council.   

• Use of California native plants indigenous to the Santa Monica Mountains is 
encouraged.  As much as possible, local seed sources shall be used. 

• All required plantings shall be installed within 60 days of the receipt of the 
certificate of occupancy for the structure.  Plantings shall be maintained in 
good growing condition throughout the life of the project, and whenever 
necessary, shall be replaced with new plant materials to ensure continued 
compliance with the landscape plan. 

 
  B) Five years from the date of issuance of Coastal Development Permit No. 5-03-101, 

the applicant shall submit for the review and approval of the Executive Director, a 
monitoring report, prepared by a licensed biologist, landscape architect or qualified 
resource specialist, that certifies the on-site landscaping is in conformance with the 
landscaping plan approved pursuant to this special condition.  The monitoring report 
shall include photographic documentation of plant species, plant coverage and an 
evaluation of the conformance of the resultant landscaping with the requirements of this 
special condition. 

 
If the landscape monitoring report indicates the landscaping is not in conformance with 
or has failed to meet the performance standards specified in the landscaping plan 
approved pursuant to this permit, the applicant, or successors in interest, shall submit a 
revised or supplemental landscape plan for the review and approval of the Executive 
Director.  The revised landscaping plan must be prepared by a licensed landscape 
architect or a qualified resource specialist and shall specify measures to remediate 
those portions of the original plan that have failed or are not in conformance with the 
original approved plan. 
 
C) The permittee shall undertake development in accordance with the approved final 
plan.  Any proposed changes to the approved final plan shall be reported to the 
Executive Director.  No changes to the approved final plan shall occur without a 
Commission amendment to this coastal development permit unless the Executive 
Director determines that no amendment is required. 

 
6. Pool/Spa Leak Prevention Plan 
 

A) Prior to Issuance of the Coastal Development Permit, the applicant shall submit, for 
the review and approval of the Executive Director, a written plan to mitigate for the 
potential of leakage from the proposed pool and spa.  The plan shall, at a minimum:  

 
1. Provide a separate water meter for the pool and spa to allow separate 

monitoring of the water usage for the pool and spa and the rest of the 
home; 

2. Identify the materials, such as plastic linings or specially treated 
cement, to be used to waterproof the underside of the pool and spa to 
prevent leakage into the structure and the adjacent soils.  The plan 
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shall include information regarding past success rates of these 
materials;  

3. The pool and spa shall be installed using two layers of such material, 
with a drain between the layers. 

4. Identify methods used to control pool and spa drainage and to prevent 
infiltration from drainage and maintenance activities into the soils of the 
applicant’s and neighboring properties;  

5. Identify normal and expected water consumption by the pool and spa;  
6. Provide an automatic cut-off of water to the pool and spa if water use 

in a three-hour period exceeds the normal and expected flow.  The cut-
off shall have an override control of up to two hours to allow for the 
maintenance and cleaning of the pool and spa.  

7. The pool shall drain to the sewer and not to the storm drain system. 
8. The applicant’s engineer shall inspect the liner before the concrete is 

poured and shall inspect the connections before the installation of any 
decks or coverings. 

 
B) The permittee shall undertake development in accordance with the final approved 
plans.  Any proposed changes to the approved final plan shall be reported to the 
Executive Director.  No changes to the approved final plan shall occur without a 
Coastal Commission approved amendment to the coastal development permit, 
unless the Executive Director determines that no amendment is required. 

 
7. Deed Restriction 
 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit to the Executive Director for review and approval documentation 
demonstrating that the landowner has executed and recorded against the parcel(s) 
governed by this permit a deed restriction, in a form and content acceptable to the 
Executive Director: (1) indicating that, pursuant to this permit, the California Coastal 
Commission has authorized development on the subject property, subject to terms and 
conditions that restrict the use and enjoyment of that property; and (2) imposing the 
Special Conditions of this permit as covenants, conditions and restrictions on the use 
and enjoyment of the Property.  The deed restriction shall include a legal description of 
the entire parcel or parcels governed by this permit.  The deed restriction shall also 
indicate that, in the event of an extinguishment or termination of the deed restriction for 
any reason, the terms and conditions of this permit shall continue to restrict the use and 
enjoyment of the subject property so long as either this permit or the development it 
authorizes, or any part, modification, or amendment thereof, remains in existence on or 
with respect to the subject property. 
 
This deed restriction shall supersede and replace the deed restriction recorded pursuant 
to Special Condition 7 of Coastal Development Permit No. 5-03-101, approved on July 
9, 2003, which deed restriction is recorded as Instrument No. 05 1713104 in the official 
records of Los Angeles County. 
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VII. FINDINGS AND DECLARATIONS
 
The Commission hereby finds and declares: 
 
A. Project Description
 
The proposed project is the construction of a 3,137 square foot addition to an existing 
6,827 square foot, 30-foot high, 2-story over basement level single family residence with 
five parking spaces and an approximately 585 square foot freestanding pool (Exhibit 2). 
The total 3,137 square footage consists of 1,951 square feet of added living floor area to 
the existing residence and 1,186 square feet for a basement expansion. The project 
includes 590 cubic yards of cut and 140 cubic yards of fill. The applicant’s geotechnical 
consultant and the City of Los Angeles, Department of Building and Safety require and 
the applicant proposes 33 piles to be constructed to provide a minimum factor of safety of 
1.5 for the existing house, proposed pool and addition, due to the potentially unstable 
soils found on the site, and the project’s location of no more than 270 feet from a 
landslide. The proposed pile foundation consists of piles that range from 24 to 48 inches 
in diameter and from 25 to 70 feet deep.  The application also seeks after-the-fact 
authorization for the vacation of a 10-foot wide walkway easement that extends from 
Tramonto Dr. to Revello Dr. (described in the Public Access and Recreation section) and 
lot-line adjustments among 11 lots (described in the Development section), which were 
approved by the City in 2004.  
   
The subject site is located on 11 lots (see Table 1 on page 21 for complete list), but the 
proposed work would only occur on 3 lots where the existing single-family residence is 
located (lots 2,3 and 4, block 17, tract 8923) in the Castellammare area of Pacific 
Palisades.  The subject site is on the top of a hill with descending slopes that face both 
Pacific Coast Highway and Los Liones Canyon (Exhibits 1b & 2b). The Castellammare area 
of Pacific Palisades is a prominent coastal bluff stretching from Sunset Boulevard to 
Surfview Drive.  Pacific Coast Highway was constructed at the toe of this bluff, between the 
bluff face and the beach.  Unlike most coastal bluffs in Southern California, this bluff face 
has undergone extensive development.  In the mid 1920’s several streets were constructed 
parallel to Pacific Coast Highway following the contours of the bluff, which are lined with 
one to four-level single-family homes.  These roads (namely Castellammare Drive, 
Posetano Road, Revello Drive, Stretto Way, and Porto Marina Way) were graded on the 
face and top of the coastal bluff.  The bluff top is cut on its northern side by Los Liones 
Creek, creating a ridge that falls off in two directions. The subject property includes both 
level pads and descending slopes that surround the site to the northeast, east and 
southwest and is approximately 300 feet inland of Will Rogers State Beach. The existing 
development is slightly visible from Pacific Coast Highway and the State Beach below.   
Revello Drive borders the property to the north and south sides of the property (Tramonto 
Drive borders a portion of the property to the northwest).  From prehistoric times to the 
present, the surrounding area of Pacific Palisades has witnessed several landslides, some 
of which have lead to catastrophic destruction and loss of property and life.1 However, the 
                                            
1 Pacific Palisades Area - Report on Landslide Study; U.S. Army Corps of Engineers and U.S. Geological Survey; 
September 1976 
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site is not situated on or within the confines of a mapped regional landslide. The site is 
located within the crown area of the ancient Tramonto Drive landslide.2  
 
Currently except on the active slides, the Castellammare area is developed with one to 
four-level single-family homes. The ridge where this site is located is developed. This site, 
which is already developed with a single-family residence, is surrounded by other single-
family homes.  
 

Previously Approved Development 
 
The Commission has previously approved development on this site. In October 1989, the 
Commission granted a waiver of a coastal development permit for a remodel and 
construction of a 5,114 square foot addition, pool, tennis court and driveway to an existing 
single-family residence (5-89-735-W). The development was never constructed.  On April 
11, 1991, the Commission approved a coastal development permit for construction of a 
3,897 square foot, 45-foot high residence with a 376 square foot garage (5-91-108).  The 
Commission imposed special conditions requiring geologic review with recommendations 
and requiring the applicant to execute and record a deed restriction assuming the risk of 
development. The Commission granted an immaterial amendment to that permit on 
January 6, 1993 that consisted of increasing the front yard setback from 2 to 10 feet.   
 
In 2003, the Commission approved a coastal development permit for construction of a 
3,137 square foot addition to an existing 6,827 square foot, 30-foot high, 2-story over 
basement level single family residence with five parking spaces and an approximately 585 
square foot freestanding pool, 590 cubic yards of cut and 140 cubic yards of fill and 33 new 
piles that range from 25 to 70 feet deep to support the existing house, the new pool and the 
3,137 square foot addition (5-03-101).  The background maps submitted with that 
application did not show the lot-line adjustments.  The walkway easement vacation and the 
lot-line adjustments however were not described in the written application or reported to the 
Commission in the staff report.  As noted above, in the process of reviewing the material 
submitted for recording, staff noted that 1) the earlier permit (5-03-101) had expired, and, 2) 
that lot-line adjustments and the vacation of the walkway easement were shown on 
materials submitted for recording. 
     
In the present application, the applicant identifies a building site containing lots 2, 3 and 4, 
block 17, tract 8923, and portions of lots 1, 15 and 14, block 17, tract 8923, which have 
been annexed to lots 2, 3 and 4 accordingly.  The other 5 lots subject to this application are 
not subject to the lot-line adjustments and are not proposed for development with any 
structures.  Additionally, lots 1 and 15, block 17, tract 8923 identified as within the "building 
site", also show lot-line adjustments that relinquish an approximately ten-foot wide walkway 
easement that connects Tramonto Drive with lower Revello Drive.  
 

 
2  Project No. 8507-97, Reference No. 2323, Geologic Exploration for Proposed Remodel of Existing Residence 
and Proposed Tennis Court, Pool, Driveway and Garage at 17411 Revello Drive, Pacific Palisades, California, by 
Dale Glen and Associates, 11/18/88. 
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Two of the three lots reduced in size by this lot-line adjustment (lots 14 and 15, block 17, 
tract 8923) are steep faced lots fronting lower Revello drive.  They will remain 5,000 sq feet 
or more in size.  After approval of this permit, these will remain separate legal lots.  The lot 
line adjustment removed a strip of approximately 10 feet in width near the top of the ridge 
from these two lots and transferred it to lots 3 and 4 and is identified as the building site.  
An analysis of the consistency of these lot line adjustments with the Coastal Act is found in 
the Development section below. 
 
B. Hazards 
 
Section 30253 of the Coastal Act states in part:  

 
New development shall: 

 
(1) Minimize the risk to life and property in areas of high geologic, flood, and fire 

hazard. 
 
(2) Assure stability and structural integrity, and neither create nor contribute 

significantly to erosion, geologic instability, or destruction of the site or 
surrounding area or in any way require the construction of protective devices that 
would substantially alter natural landforms along coastal bluffs. 

 
The property is located on descending slopes that surround the ridge near the center of the 
property (Exhibit 2b).  At some point in the past, pads were graded on the top of the slopes.  
The northwest slope is approximately 20 feet high from Revello Drive and is built at 2:1 
(horizontal to vertical). The southwest slope descends onsite approximately 65 feet to 
Revello Drive and has gradients of 1.25:1 to 2.25:1.  The initial geotechnical reports (1988) 
for the property indicate that the subject property lies within the crown area of an ancient 
landslide and the head scarp of the landslide is mapped about 150 feet north of the site.  
The existing structure is about 55 years old.  As of 1988, the report states that no 
significant cracks, settlement, or other evidence of ground movement were observed in the 
structure of appurtenances on the site.  In addition, the report states that Revello Drive 
(except for the area of the Revello and Castellammare landslides – upcoast from the site) is 
in good repair and shows no evidence of heaving or distressed pavement, ground cracking, 
scarps, or broken utility lines.  According to the 1992 geotechnical report update, the only 
change since the 1988 reports was some minor erosion on the southeastern facing slope.  
According to the latest geotechnical reports for the proposed addition (2000), site 
conditions remain the same as described in previous reports and “all findings, conclusions 
and recommendations made therein are still current”.   
 
While the property is not on a slide, the soils on the site require pilings. The applicant’s 
geotechnical reports indicate that the subject property does not meet the minimum slope 
stability factor of safety of 1.5.  The City’s Department of Building and Safety review letter, 
dated July 29, 2000 states that the bedrock at the site is mantled with approximately 15 feet 
of uncertified fill and terrace deposits that are unsuitable for structural support.  According 
to the geotechnical reports submitted, the existing terrace deposits are “irregular in 
thickness and contain open fractures; as a result they are prone to settlement when 
subjected to loads”.  The reports also state that due to offsite landslides, a factor of safety 
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of 1.5 cannot be demonstrated for the site, as it exists.  However, the report states, new 
construction can be constructed with a factor of 1.5 by installation of deep friction pile 
foundations into competent bedrock.   
 
The applicant received a geologic review letter from the Grading Division of the City of Los 
Angeles, Department of Building and Safety on July 27, 2000, indicating that the 
geotechnical reports were acceptable provided that the City’s recommendations were 
complied with during site development.  The Department of Building and Safety also 
granted a modification to the July 27th review letter recommendations on August 29, 2001 
(Exhibits 4 & 5).  Conditions of approval of the modification also incorporated the City’s July 
27, 2000 conditions.  The City of Los Angeles Department of Planning issued a coastal 
development permit for the proposed additions and remodel on December 27, 2002 (ZA 
2002-4220 CDP). One of the conditions of approval require grading plans to be approved 
by the City’s Department of Building and Safety prior to issuance of the permit.  
 
The City notes that the majority of the site has a factor of safety that is less than the 
minimum 1.5 required by the Building Code. The City is requiring that piles be constructed 
to provide a minimum factor of safety of 1.5 for the existing building and proposed additions 
and also that the area of the addition shall not exceed 50 percent of the area of the dwelling 
or the entire site must be stabilized (Exhibits 4 & 5).  Included in the conditions of approval 
from the City, the Department of Building and Safety requires that the proposed swimming 
pool be designed for a freestanding condition, founded on pile foundations bearing entirely 
in competent bedrock. The applicant proposes to construct the swimming pool as required 
by the City of Los Angeles.  The Commission notes the condition of the City’s soils letter 
will not allow water quality controls that depend on percolation of runoff into the soils.  
 
The applicant’s consultant and the City agree that with construction of the foundations as 
recommended, with a pile and grade beam foundation system, the development will be 
stable and within the generally accepted factor of safety of 1.5.  The geotechnical report 
and updates state that the proposed development is considered feasible from a 
geotechnical engineering standpoint provided their recommendations are incorporated into 
the development plans.  Therefore, the foundation system should assure stability of the site 
consistent with Section 30253 of the Coastal Act if the project is carried out in accordance 
with the recommendations set forth in the geotechnical reports. 
 
Staff notes that construction of the house is underway based on the permit file 5-03-101 
and the City’s CDP. 
   

Conformance with Geotechnical Recommendations 
 
Recommendations regarding the design and installation of the 3,137 square-foot addition 
and swimming pool to the existing single family home, foundation system, retaining walls, 
and grading have been provided in several reports and letters submitted by the applicant, 
as referenced in the above noted final reports.  Adherence to the recommendations 
contained in these reports is necessary to ensure that the proposed single family home with 
additions and soldier pile foundation system assures stability and structural integrity, and 
neither creates nor contributes significantly to erosion, geologic instability, or destruction of 
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the site or surrounding area or in any way requires the construction of protective devices 
that would substantially alter natural landforms.   
 
Therefore, Special Condition 3 requires the applicant to conform to the geotechnical 
recommendations by Ralph Stone and Company, Inc in their Report #4863, dated 2/4/03, 
7/5/00 and 3/27/00 and by Brian A. Robinson and Associates, Inc., in their Report #02251, 
dated 7/10/00 and 3/29/00.  The applicant shall also comply with the recommendations by 
the City of Los Angeles Department of Building and Safety, Geologic/Soils Approval Letter 
#38639, dated 12/27/02 for approval of the swimming pool and Geologic/Soils Review 
Letter #30579-01 with modification # 9030, dated 7/27/00 and 8/29/01. 

 
 Assumption of Risk Deed Restriction 
 
Under Section 30253 of the Coastal Act new development in areas of high geologic, flood, 
and fire hazard may occur so long as risks to life and property are minimized and the other 
policies of Chapter 3 are met.  The Coastal Act recognizes that new development may 
involve the taking of some risk.  When development in areas of identified hazards is 
proposed, the Commission considers the hazard associated with the project site and the 
potential cost to the public, as well as the individual's right to use his/her property.  
 
The proposed single-family home additions and 730 cubic yards of grading are situated on 
level pads that are located on unconsolidated fill and terrace deposits that contain open 
fractures.  The Geotechnical analysis reports by Ralph Stone and Company, Inc. and Brian 
A. Robinson and Associates, Inc have stated that new construction will be founded into 
competent bedrock behind/below the geologic/geotechnical setbacks identified in the 
submitted reports. The City is requiring and the applicant proposes to construct piles so 
that the existing house and proposed additions are brought to a factor of safety of 1.5. By 
complying with the geotechnical recommendations and City conditions of approval, the site 
will be well suited for the proposed development.  However, the geotechnical and geologic 
reports are commissioned by the applicant and ultimately the conclusion of the report and 
the decision to construct the project relying on the report is the responsibility of the 
applicant.  The proposed project may still be subject to natural hazards such as slope 
failure and erosion.  The geotechnical evaluations do not guarantee that future erosion, 
instability for this or adjacent property movement will not affect the stability of the proposed 
project.  The site is approximately 600 feet to the south, 270 feet to the east and 360 feet to 
the north of landslides.3 Because of the inherent risks to development situated on a steeply 
sloping lot, the Commission cannot absolutely acknowledge that the design of the single 
family home will protect the proposed house during future storms, erosion, and/or slope 
failure on nearby property.  Therefore, the Commission finds that the proposed project is 
subject to risk from landslides and/or erosion and that the applicant should assume the 
liability of such risk.   
 
The applicant may decide that the economic benefits of development outweigh the risk of 
harm, which may occur from the identified hazards.  However, neither the Commission nor 
any other public agency that permits development should be held liable for the applicant’s 

 
3 Project 8507-97, Plate 1.3, Dale Glenn & Associates, Inc., dated 11/18/88.  
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decision to develop.  Therefore, the applicant is required to expressly waive any potential 
claim of liability against the Commission for any damage or economic harm suffered as a 
result of the decision to develop. The assumption of risk, when recorded against the 
property as a deed restriction, will show that the applicant is aware of and appreciates the 
nature of the hazards which may exist on the site and which may adversely affect the 
stability or safety of the proposed development.   
 
In case an unexpected event occurs on the subject property, the Commission attaches 
Special Conditions, which requires the assumption of the risks of extraordinary erosion 
and/or geologic hazards of the property and acceptance of sole responsibility for the 
removal of any structural or other debris resulting from landslides, slope failures, or erosion 
on and from the site.  The Commission also attaches Special Condition 7, which requires 
the applicant to record a deed restriction, which will provide notice of the Special Conditions 
of the permit, thus providing notice of the potential hazards of the property and help 
eliminate false expectations on the part of potential buyers of the property, lending 
institutions, and insurance agencies that the property is safe for an indefinite period of time 
and for further development indefinitely in the future. 
  
Therefore, prior to issuance of the Coastal Development Permit, the applicant shall execute 
and record a deed restriction in a form and content acceptable to the Executive Director, 
which reflects the above restriction on development.  The deed restriction shall include a 
legal description of the applicant’s entire parcel.  The deed restriction shall run with the 
land, binding all successors and assigns, and shall be recorded free of prior liens that the 
Executive Director determines may affect the enforceability of the restriction.   This deed 
restriction shall not be removed or changed without a Commission amendment to this 
coastal development permit.  In this case, the entire parcel includes all lots in the area that 
the applicant describes as the building site and all adjacent lots included as part of this 
application, further described in the Development section of this staff report and shown on 
Table 1, both on page 21. 
 
 Erosion Control Measures 
 
Storage or placement of construction materials, debris, or waste in a location subject to 
erosion and dispersion via rain or wind could result in possible acceleration of slope erosion 
and landslide activity.  Special Condition 4 requires the applicant to dispose of all 
demolition and construction debris at an appropriate location outside of the coastal zone 
and informs the applicant that use of a disposal site within the coastal zone will require an 
amendment or new coastal development permit.  The applicant shall follow both temporary 
and permanent erosion control measures to ensure that the project area is not susceptible 
to excessive erosion.   
 
Currently, runoff is directed down walks to the driveway and then to the street. Water sheet 
flows over the natural slopes.  The applicant has submitted a drainage plan that 
demonstrates that runoff water is directed to the street and not across the subject property.   
Runoff will be collected in catch basins located adjacent to the house and then directed to 
the street. This system is distributed throughout the subject property.  The geotechnical 
reports indicate that no ground water was encountered, nor were any springs or seeps 
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observed in the on-site drillings and diggings during the course of the investigation. 
“However, the phreatic surface may occur at and below the contact between the 
conglomerate and the siltstone according to the off-site explorations described in Seepage 
and Groundwater of appended geology report.”4  
 
Although the applicant has submitted a drainage plan demonstrating the permanent erosion 
control measures, the Commission requires a complete erosion control plan for both 
permanent and temporary measures.  Therefore, prior to issuance of the Coastal 
Development Permit, the applicant shall submit, for the review and approval of the 
Executive Director, a temporary and permanent erosion control plan that includes a written 
report describing all temporary and permanent erosion control and run-off measures to be 
installed and a site plan and schedule showing the location and time of all temporary and 
permanent erosion control measures (more specifically defined in Special Condition 4).   
 
 Pool and Spa Monitoring 
 
The applicant has proposed to construct a swimming pool and spa in the eastern side yard 
area between the single family home and the eastern property line (Exhibit 2).  Ground 
water from leakage and splashing of the proposed pool and spa can contribute to an 
acceleration of bluff erosion and possible landslide/sloughing activity.  Possible impacts 
from these structures are leakage into the subsurface, spillage, and maintenance activities 
that could create instability within the bluff.   
 
It is for this reason that the Commission imposes Special Condition 6 that requires the 
applicant, prior to issuance of the coastal development permit, to submit a written plan to 
mitigate for the potential of leakage from the proposed pool and spa. The plan shall include 
separate water meters for the pool and spa and the existing home.  Separate water meters 
will help in determining whether there is a leak in either the pool or the spa.  An automatic 
cut-off, similar to that of irrigating landscaping on bluffs, shall be incorporated in the 
pool/spa system if water uses exceed that of normal and expected uses in a three-hour 
period.  This shall ensure that if a break were to occur beneath the surface, without the 
knowledge of the property owner/resident, the water flow will be terminated.  An override 
period of no more than two hours is allowed for routine maintenance and cleaning.  The 
applicant shall provide the materials that will be used to waterproof the underside of the 
pool and spa and past success rates of such materials.  Also, the applicant shall submit a 
final drainage plan that demonstrates where spill water and water from maintenance 
activities will be contained and diverted.  The applicant shall include such a drainage plan in 
the overall drainage plan of the property. 
 
Only as conditioned, to incorporate the geotechnical recommendations by Ralph Stone and 
Company, Inc., Brian A. Robinson and Associates, Inc. and the City of Los Angeles, 
Department of Building and Safety, to submit evidence that the applicant has recorded an 
assumption of risk deed restriction on the development, to ensure that adequate temporary 

 
4 File No. 2323, Geotechnical and Geologic Engineering Investigation and Report for Proposed Residence 
Remodeling at 17411 Revello Drive, Pacific Palisades, California, by Ralph Stone and Company, Inc., 11/30/88. 
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and permanent erosion control measures are used during and after construction, and a 
plan is submitted that describes the location, type, and schedule of installation of such 
measures can the Commission find that the proposed development is consistent with 
Section 30253 of the Coastal Act. 
 
C. Water Quality 
 
Section 30230 of the Coastal Act states: 
 

Marine resources shall be maintained, enhanced, and where feasible, restored.  Special 
protection shall be given to areas and species of special biological or economic 
significance.  Uses of the marine environment shall be carried out in a manner that will 
sustain the biological productivity of coastal waters and that will maintain healthy 
populations of all species of marine organisms adequate for long-term commercial, 
recreational, scientific, and educational purposes. 

 
Section 30231 of the Coastal Act states: 
 

The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, 
and lakes appropriate to maintain optimum populations of marine organisms and for the 
protection of human health shall be maintained and, where feasible, restored through, 
among other means, minimizing adverse effects of waste water discharges and 
entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 
alteration of natural streams. 

 
The proposed development has a potential for a discharge of polluted runoff from the project 
site into coastal waters.  The Commission notes that the City of Los Angeles does not allow 
runoff to permeate into the soils especially on sites in areas with potential stability problems 
such as the Pacific Palisades area. The City is concerned that infiltration may create instability 
in slope areas that are susceptible to infiltration-induced instability even if the area is not 
located on a known landslide. This especially applies to areas that are not on a landslide but 
that are adjacent to landslide areas.  The Commission is requiring that other alternatives be 
used to redirect nuisance flows from the site such as devices that remove debris and other 
material before emptying into the storm drain system. In addition, the Commission requires that 
runoff be minimized by restricting landscaping to low-water use plants and efficient irrigation as 
described below in Section D.  Finally the Commission finds that restrictions on use of 
pesticides can reduce the pollutant levels in the water. The Commission finds that the proposed 
development, as conditioned, conforms with Sections 30230 and 30231 of the Coastal Act 
regarding the protection of water quality to promote the biological productivity of coastal waters 
and to protect human health. 
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D. Public Access and Recreation 
 
Section 30211 of the Coastal Act states: 
 

Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the  
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

 
As was stated earlier, Revello Drive borders the property to the north and south sides of the 
property (Tramonto Drive borders a portion of the property to the northwest) and its located 
approximately 300 feet north of Pacific Coast Highway, which borders Will Rogers State Beach.  
The proposed project includes the vacation of a 10-foot wide walkway easement, which 
extends from Tramonto Drive south to Revello Driver (Exhibits 7,8 & 9).   
 
This particular walkway easement is one of a number of walkway easements in the 
Castellammare hillside neighborhood, which was designed in the 1920’s.  Numerous stairways 
have been constructed on these easements, which are still in use today.  This particular 
walkway easement was never improved.  The City of Los Angeles vacated this walkway in 
1998, determining that it was unnecessary for present or prospective public walk purposes 
subject to the reservation and exception of a permanent easement for public utility purposes 
(Exhibit 7). 
 
This walkway easement is not a public coastal access route and alternative access is available 
along the existing improved streets and walkways.  This walkway easement leads up and over 
a ridge where house is located and connects one portion of Tramonto Drive with another part of 
lower Revello Drive.  Its Southern terminus is approximately 300 feet from the beach.  An 
alternative, less challenging way to get from this part of Tramonto Drive to the present terminus 
of the walkway easement is to walk approximately 500 feet along Tramonto Drive and lower 
Revello Drive.  In addition, this particular alignment is physically challenging due to the 
extremely steep topography and would require extensive grading/landform alteration to 
construct.  
 
The proposed development will not affect the public’s ability to gain access to, and/or to make 
use of, the coast and nearby recreational facilities, specifically Will Rogers State Beach.  
Therefore, as proposed the development conforms to Sections 30210 through 30214, Sections 
30220 through 30224, and 30252 of the Coastal Act. 
 
E. Landscaping 
 
The project site is currently developed with a single-family residence and contains irrigated 
lawns, ornamental shrubs, and large trees in the landscaped areas, and chaparral and 
other natural plants on the slopes.   The applicant has proposed to landscape the area 
surrounding the home with domestic, fire resistant plants and to leave the hillsides as is, 
with natural vegetation.  The applicant has not, however, stated what plant species he/she 
intends to use in the landscaping plan.
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To ensure that the project maintains predominantly low water use vegetation consistent 
with the southern California area, the Commission is imposing Special Condition 5, which 
requires the applicant to incorporate fire resistant and mostly low water use plants as 
defined in the University of California Cooperative Extension and the California Department 
of Water Resources publication “Guide to estimating irrigation water needs of landscape 
plantings in California”.  Low water use (drought tolerant) plants are used because they 
require little to no watering once they are established (1-3 years), they have deep root 
systems that tend to stabilize the soil, and are spreading plants that tend to minimize 
erosion impacts of rain and water run-off.  The plantings shall be maintained in a good 
growing condition for the prevention of exposed soil, which could lead to erosion and 
possible landslides.  The applicant does not propose to alter the existing native brush on 
the hillsides adjacent to Revello Drive. Therefore landscaping to the front and rear 
(adjacent to Rovello Drive) of the proposed single family home already exists as in 
conformance with Special Condition 5A.  Special Condition 5 also requires a five-year 
monitoring program to ensure the proper growth and coverage of the landscaping.  Five 
years from the implementation of the landscaping plan, the applicant shall submit a 
monitoring report that certifies the on-site landscaping is in conformance with the 
landscaping plan approved pursuant to this Special Condition. 
 
Section 30240 of the Coastal Act states: 
 
 (a) Environmentally sensitive habitat areas shall be protected against any significant 

disruption of habitat values, and only uses dependent on such resources shall be 
allowed within such areas. 

 
 (b) Development in areas adjacent to environmentally sensitive habitat areas and 

parks and recreation areas shall be sited and designed to prevent impacts which 
would significantly degrade such areas, and shall be compatible with the 
continuance of such habitat areas. 

 
The Commission has found that certain coastal bluffs and canyons in the Pacific Palisades 
area and Santa Monica Mountains are classified as Environmentally Sensitive Habitat 
Areas.  Typically these areas are undeveloped and include extensive, connected habitat 
areas that are relatively undisturbed.  The subject property is located on the southwestern 
edge of the Santa Monica Mountains (Exhibit 1).  The subject area is located in a 
developed, subdivided location where homes, urban landscaping, and landslides have 
impacted habitat.  Single-family homes exist around the property.  The subject property is 
not located within a habitat corridor.  For this reason, the Commission finds that the 
proposed project will not affect a sensitive habitat area.  However, the site is located 
approximately 600 feet to the south of the Los Liones portion of the Topanga State Park, 
which consists of Santa Monica Mountain native plant and animal habitats. The Los Liones 
area of the park is currently being restored which includes the removal of invasive plant 
species.  Due to the close proximity to the park, the Commission does encourage the 
applicant to incorporate native vegetation into the landscaping plan and requires that 
invasive plants not be used on the site because of their strong capability to supplant any 
native plant habitats.  As conditioned, the proposed project is consistent with Section 30240 
of the Coastal Act. 



5-05-398 (Tanah Property Trust) 
Page 20 

 

 
 

 
F. Visual Impacts/Landform Alteration 
 
Section 30251 of the Coastal Act states: 
  

The scenic and visual qualities of coastal areas shall be considered and protected as 
a resource of public Importance.  Permitted development shall be sited and designed 
to protect views to and along the ocean and scenic coastal areas, to minimize the 
alteration of natural land forms, to be visually compatible with the character of the 
surrounding areas, and, where feasible, to restore and enhance the visual quality in 
visually degraded areas.  New development in highly scenic areas such as those 
designated in the California Coastline Preservation and Recreation Plan prepared by 
the Department of Parks and Recreation and by local government shall be 
subordinate to the character of its setting. 
 

The Coastal Act protects public views.  In this case the public views are the views from the 
public streets to the Pacific Ocean and from Pacific Coast Highway and Will Rodgers State 
Beach to the Santa Monica Mountains. The project is located approximately 300 feet inland 
of Will Rodgers State Beach (Exhibit 1).  The project site is located in an established 
residential community and is slightly visible from the State Beach and Pacific Coast 
Highway. The top of the existing chimney can be seen from Pacific Coast Highway.  The 
subject property is one of an existing two-story single family residence.  The residence is 
36 feet high from the finished grade and is 30 feet high from the centerline of the frontage 
road. The home, including additions will not exceed the maximum 30-foot high building 
restriction as measured from the centerline of the frontage road.   The height of the 
proposed structure is consistent with the Hill Side Ordinance that was established by the 
City of Los Angeles Planning Department.  The neighboring homes in the Castellammare 
area consist of one to four level single family homes.  The proposed single family home is 
consistent with the existing homes in this area.  The project will not impact any public views 
to or from the Pacific Ocean, Will Rodgers State Beach or Pacific Coast Highway and is 
found consistent with the character of the surrounding community.    
 
Section 30251 also requires all permitted development to minimize alteration of natural 
landforms.  The project site consists of an existing residence situated on level pads on a 
bluff lot in a developed neighborhood of the Pacific Palisades.  The applicant has proposed 
590 cubic yards of cut and 140 cubic yards of fill to construct a basement expansion and to 
construct a pile foundation to conform with the recommendations of its geotechnical 
consultant.  The 730 cubic yards of grading is the minimum possible to lessen the risk of 
earth movement caused by the construction and to increase the stability for the existing 
home and proposed additions.   
 
The Commission finds that the applicant has minimized landform alteration in its effort to 
safely construct a 3,137 addition to an existing home on its property.  The 730 cubic yards 
of fill is the least amount necessary to provide adequate support for the proposed project.  
Therefore, the proposed project is found consistent with Section 30251 of the Coastal Act.  
The proposed project is also consistent and in scale with the surrounding neighborhood.   
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G. Development 
 
Section 30250 (a) of the Coastal Act states:   
 

New residential, commercial, or industrial development, except as otherwise provided in 
this division, shall be located within, contiguous with, or in close proximity to, existing 
developed areas able to accommodate it or, where such areas are not able to 
accommodate it, in other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on coastal resources. In 
addition, land divisions, other than leases for agricultural uses, outside existing developed 
areas shall be permitted only where 50 percent of the usable parcels in the area have 
been developed and the created parcels would be no smaller than the average size of 
surrounding parcels.  

 
As mentioned earlier, the project includes lot-line adjustments among 11 lots, as seen in Table 
1 below.   
 

Table 1 Lot-Line Adjustments Summary 
 

Assessor’s 
Parcel 

Number 

 
Existing Lots 

 
Proposed Lots 

Size of 
Existing Lot 
(square feet) 

Size of 
Proposed 

Lot 
(square feet) 

4416-021-053 Lot 1 Lot 1 8,650 7,444 

Lot 2 6,940  
4416-021-054 

Lot 3 & 4 tied 

Lots 2, 3, 4 & 
Portions of Lots 1, 

14, & 15 tied 15,840 

 
27,140 

4416-021-037 Lot 13 Lot 13 6,360 6,360 

4416-021-055 Lot 14 Lot 14 6,470 5,036 

4416-021-056 Lot 15 Lot 15 7,250 6,248 

4416-021-022 Lot 11 Lot 11 2,250 2,250 

4416-021-050 Lot 12 Lot 12 5,800 5,800 

4416-021-049 Lot 13 Lot 13 4,770 4,770 

4416-021-025 Lot 14 Lot 14 5,480 5,480 

Totals 11 11 70,528 70,528 

 
As a result of the lot-line adjustments, the number of lots does not change, but the sizes 
of several of these lots do change (Exhibit 8).  However, the lots that are being reduced in 
size (lots 1, 14, and 15) are still above 5,000 square-feet in size or bigger.  The creation 
of these smaller lots does not change the average slopes, does not change the location of 
the potential building sites and the reconfigured lots do not present different potential 
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impacts on coastal resources than the previous configured lots.  The lot-line adjustments 
do not result in the creation of potential building sites that are inconsistent with the 
Coastal Act.  The lot-line adjustments do not affect the ability to build on those lots that 
have been reduced in size and development on the new lots would not have significant 
adverse effects, either individually or cumulatively, on coastal resources.  Therefore, the 
Commission finds that the development conforms to the Chapter 3 policies of the Coastal 
Act. 
 
H. Local Coastal Program 
 
Section 30604 (a) of the Coastal Act states: 
   

Prior to certification of the Local Coastal Program, a Coastal Development Permit 
shall be issued if the issuing agency, or the Commission on appeal, finds that the 
proposed development is in conformity with the provisions of Chapter 3 
(commencing with Section 30200) of this division and that the permitted 
development will not prejudice the ability of the local government to prepare a 
local coastal program that is in conformity with the provisions of Chapter 3 
(commencing with Section 30200). 

 
In 1978, the Commission approved a work program for the preparation of Local Coastal 
Programs in a number of distinct neighborhoods (segments) in the City of Los Angeles.  In 
the Pacific Palisades, issues identified included public recreation, preservation of mountain 
and hillside lands, and grading and geologic stability.   
 
The City has submitted five Land Use Plans for Commission review and the Commission 
has certified three (Playa Vista, San Pedro, and Venice).  However, the City has not 
prepared a Land Use Plan for Pacific Palisades.  In the early seventies, a general plan 
update for the Pacific Palisades had just been completed.  When the City began the LUP 
process in 1978, with the exception of two tracts (a 1200-acre and 300-acre tract of land), 
which were then undergoing subdivision approval, all private lands in the community were 
subdivided and built out.  The Commission’s approval of those tracts in 1980 meant that no 
major planning decision remained in the Pacific Palisades.  The tracts were A-381-78 
(Headlands) and A-390-78 (AMH).  Consequently, the City concentrated its efforts on 
communities that were rapidly changing and subject to development pressure and 
controversy, such as Venice, Airport Dunes, Playa Vista, San Pedro, and Playa del Rey.  
  
As conditioned, to address the geologic stability, future development, landscaping, 
community character, sensitive habitat issues related to the project, approval of the 
proposed development will not prejudice the City’s ability to prepare a Local Coastal 
Program in conformity with Chapter 3 of the Coastal Act.  The Commission, therefore, finds 
that the proposed project is consistent with the provisions of Section 30604 (a) of the 
Coastal Act. 
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I. California Environmental Quality Act 
 
Section 13096 of the Commission's regulations requires Commission approval of Coastal 
Development Permit applications to be supported by a finding showing the application, as 
conditioned by any conditions of approval, to be consistent with any applicable 
requirements of the California Environmental Quality Act (CEQA).  Section 
21080.5(d)(2)(A) of CEQA prohibits a proposed development from being approved if there 
are feasible alternatives or feasible mitigation measures available, which would 
substantially lessen any significant adverse effect which the activity may have on the 
environment.  
 
The proposed project, as conditioned to assume the risk of the development, supply and 
implement an erosion control plan, and to provide a landscaping plan with drought tolerant 
plant species, is found to be consistent with the Chapter 3 policies of the Coastal Act.  As 
explained above and incorporated herein, all adverse impacts have been minimized and 
the project, as proposed, will avoid potentially significant adverse impact that the activity 
may have on the environment.  Therefore, the Commission finds that the proposed project 
is consistent with the requirements of the Coastal Act and CEQA. 
 






































