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ADDENDUM
DATE: March 7, 2011
TO: Commissioners and Interested Parties
FROM: South Central Coast District Staff

SUBJECT: Agenda Iltem 22c, Wednesday, March 9, 2011, Coastal Development Permit
Application 4-09-037 (Anderson)

The purpose of this addendum is to make changes to the staff report to clarify the provisions
of Special Condition No. Ten (10), Cumulative Impacts Mitigation. Note: Strikethrough
indicates text deleted from the February 14, 2011 staff report pursuant to this addendum and
underline indicates text added to the February 14, 2011 staff report pursuant to this
addendum.

1. Special Condition No. Ten (10) shall be revised to clarify the provisions of the Transfer of
Development Credit (TDC) transaction.

Special Condition No. Ten (10) on pages 13-14 shall be revised as follows:

A. The applicant shall mitigate the cumulative impacts of the subject development with
respect to build-out of the Santa Monica Mountains by ensuring that development
rights have been permanently extinguished on the equivalent of one (1) building
site in the Santa Monica Mountains Coastal Zone that satisfies the criteria for TDC
donor lots established in past Commission actions and that has not previously been
retired, through a Transfer of Development Credit (TDC) transaction as described
below. That lot shall be known as the “TDC lot”".

B. The TDC transaction shall result in development, as defined in Section 30106 of
the Coastal Act, grazing, and e+ agricultural activities being prohibited on the
entirety of the TDC lot(s) except for:

1. Brush clearance required by Los Angeles County for permitted structures
on adjacent parcels.
2. Planting of native vegetation and other restoration activities, if approved by
the Commission in a coastal development permit;
3. If approved by the Commission in a new coastal development permit,
a. construction and maintenance of public hiking trails; and
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b. construction and maintenance of roads, trails, and utilities
consistent with existing easements.

C. Prior to the issuance of the Coastal Development Permit, the applicant shall
provide evidence, for the review and approval of the Executive Director, that all of
the following steps have been completed to satisfy fer one of the following two
methods.

1.

a)

b)

Open space easement dedication and the merging or recombination of the
retired lot(s) with one or more adjacent developed or buildable parcel(s).

The applicant shall submit, for the review and approval of the Executive
Director, evidence that a public entity or private non-profit association
acceptable to the Executive Director has acquired an Open Space /
Conservation Easement, pursuant to recordation of an easement grant-deed
shall include the current legal description on title to the property, as shown in
the current deed or Preliminary Report issued by a licensed title insurance
company, of the TDC lot(s). The recorded document shall reflect that
development of the TDC lot(s) is restricted consistent with as—setferth—in
Section B, above. The grant of easement shall be recorded free of prior liens
and encumbrances that the Executive Director determines may affect the
interest being conveyed. Such grant of easement shall run with the land in
favor of the People of the State of California, binding all successors and
assigns, and shall be irrevocable in perpetuity.

The applicant shall provide evidence, for the review and approval of the
Executive Director, that the TDC lot(s) has been either: (a) combined with an
contiguous adjacent lot that is (i) developed or developable, (ii) held in common
ownership with the TDC lot(s), and (iii) in the same tax rate area as the TDC
lot(s); or (b) dedicated in fee title to a public entity acceptable to the Executive
Director, other than the current easement-holder. If the TDC lot(s) has been
recombined with an adjacent contiguous lot, the document recombining them
shall be subject to the review and approval of the Executive Director, and
recorded free of prior liens, including tax liens on all of the properties involved;
and the recombined lot shall be considered and treated as a single parcel of
land for all purposes with respect to the lands included therein, including but not
limited to sale, conveyance, taxation, lease, development, or encumbrance.

If the TDC lot(s) has been combined with ar contiguous adjacent lot, the
applicant shall submit, for the review and approval of the Executive Director, a
Preliminary Report issued by a licensed title insurance company dated after the
date of the recorded documents for the recombined lot created pursuant to
Section 1b above that demonstrates that the easement deed required in
Section la above is running ein the chain of title free of prior liens, and that the
recombined lot is described as a single lot. The applicant shall also provide
evidence to the Executive Director that the applicant has provided
documentation of the recombination to the county assessor’'s office and
requested that the assessor’s office (1) revise its records and maps to reflect
the recombination of the parcels, including assigning a new, single APN for the
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unified parcel and (2) send the Commission notice when it has done so,
indicating the new, single APN.

Open space deed restriction and transfer in fee title to a public entity.

The applicant shall submit to the Executive Director for review and approval
documentation demonstrating that the applicant has executed and recorded
against the TDC lot(s) an open space deed restriction, in a form and content
acceptable to the Executive Director, restricting development of the TDC lot(s)
consistent with section B, above. The deed restriction shall include a legal
description of the entire TDC lot(s). The deed restriction shall be recorded free
of prior liens and encumbrances that the Executive Director determines may
affect the interest being conveyed.

The applicant shall submit, for the review and approval of the Executive
Director, evidence that fee title to the TDC lot has been successfully transferred
to a public entity acceptable to the Executive Director after the recordation of
the deed restriction listed in Section 2a above and that the document
effectuating the conveyance has been recorded in_the Official Records of with
the Los Angeles County Recorder’s office.
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PROJECT DESCRIPTION: After-the-fact approval for the creation of the subject parcel
and construction of a three-story, 29 ft. high, 3,974 sq. ft. single-family residence with a
560 sg. ft. attached three-car garage, decks, driveway, septic system, retaining walls,
and 757 cu. yds. of grading (247 cu. yds. of cut, 510 cu. yds. of fill, and 263 cu. yds. of

import).
Lot area 1.19 acres or 51,466 sq. ft.
Building coverage 4,534 sq. ft.
Pavement coverage 1,198 sq. ft.
Landscape coverage 5,400 sq. ft.
Ht. above finished grade 29 ft.
Parking 3 spaces

MOTION & RESOLUTION: Page 4

SUMMARY OF STAFF RECOMMENDATION: Staff recommends approval of the
proposed development with twelve (12) special conditions regarding (1) geotechnical
recommendations, (2) assumption of risk, (3) drainage and polluted runoff control plan,
(4) interim erosion control plans and construction responsibilities, (5) landscaping and
fuel modification plans, (6) structural appearance, (7) lighting restriction, (8) future
development restriction, (9) deed restriction, (10) cumulative impacts mitigation, (11)

removal of natural vegetation, and (12) condition compliance.

The standard of review for the proposed project is the Chapter Three policies of the
Coastal Act. In addition, the policies of the certified Malibu — Santa Monica Mountains

Land Use Plan (LUP) serve as guidance.

e CUMULATIVE IMPACTS. The project includes the legalization of the subject parcel,
which was created through an unpermitted land division prior to the effective date of
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the Coastal Act. The issuance of a certificate of compliance after the effective date
of the Coastal Act, which legalized the subject parcel, is a land division that required
the approval of a coastal development permit, but no permit was obtained. Based on
several factors, it is appropriate to approve the land division, with a condition to retire
the development credits equivalent to one existing building site in the Santa Monica
Mountains. As conditioned, the project will minimize the cumulative impacts of
creating an additional parcel.

VISUAL RESOURCES. The proposed structure will be visible from public viewing
areas. There are no siting or design alternatives that would avoid or further reduce
visual impacts. However, the project is conditioned to further minimize visual
resource impacts by utilizing earth tones on external surfaces, and by limiting night
lighting.
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LOCAL APPROVALS RECEIVED: County of Los Angeles Department of Regional
Planning, Approval in Concept, dated 11/27/09; County of Los Angeles Environmental
Health Services, Sewage Disposal System Conceptual Approval, dated 9/8/10; County
of Los Angeles Fire Department, Preliminary Fuel Modification Plan Approval, dated
6/9/09; County of Los Angeles Fire Department, Fire Prevention Engineering Approval,
dated 12/17/09; County of Los Angeles Department of Public Works, Soils Engineering
Review Sheet, dated 10/15/08; and County of Los Angeles Department of Public Works,
Geologic Review Sheet, dated 10/23/08.

SUBSTANTIVE FILE DOCUMENTS: Certified Malibu/Santa Monica Mountains Land
Use Plan; Tree Report and Protection Plan prepared by Forde Biological Consultants,
dated 11/24/10; Biological Assessment prepared by Forde Biological Consultants, dated
8/11/09; Geologic and Geotechnical Engineering Report prepared by RIJR Engineering
Group, dated 5/15/08; Addendum #1 to Geologic and Geotechnical Engineering Report
prepared by RJR Engineering Group, dated 1/29/09; and Addendum #2 to Geologic and
Geotechnical Engineering Report, On-site Sewage Disposal System prepared by RJR
Engineering Group, dated 2/1/09.

. STAFF RECOMMENDATION

The staff recommends that the Commission adopt the following resolution:

MOTION: I move that the Commission approve Coastal Development
Permit No. 4-09-037 pursuant to the staff recommendation.

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.

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
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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.

. 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 on which the Commission voted on the application. 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.

lll. SPECIAL CONDITIONS

1. Plans Conforming to Geotechnical Engineer's Recommendations

By acceptance of this permit, the applicant agrees to comply with the recommendations
contained in all of the geology, geotechnical, and/or soils reports referenced as
Substantive File Documents. These recommendations, including recommendations
concerning foundations, sewage disposal, and drainage, shall be incorporated into all
final design and construction plans, which must be reviewed and approved by the
consultant prior to commencement of development.

The final plans approved by the consultant shall be in substantial conformance with the
plans approved by the Commission relative to construction, grading, and drainage. Any
substantial changes in the proposed development approved by the Commission that
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may be required by the consultant shall require amendment(s) to the permit(s) or new
Coastal Development Permit(s).

2. Assumption of Risk, Waiver of Liability and Indemnity

By acceptance of this permit, the applicant acknowledges and agrees (i) that the site
may be subject to hazards from wildfire, landsliding, and erosion; (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.

3. Drainage and Polluted Runoff Control Plan

A. Prior to issuance of the Coastal Development Permit, the applicant shall submit
for the review and approval of the Executive Director, two (2) copies of a final Drainage
and Runoff Control Plan, including supporting calculations. The plan shall be prepared
by a licensed civil engineer or qualified licensed professional and shall incorporate Best
Management Practices (BMPs) including site design and source control measures
designed to control pollutants and minimize the volume and velocity of stormwater and
dry weather runoff leaving the developed site. In addition to the specifications above,
the consulting civil engineer or qualified licensed professional shall certify in writing that
the final Drainage and Runoff Control Plan is in substantial conformance with the
following minimum requirements:

(1) BMPs should consist of site design elements and/or landscape based features
or systems that serve to maintain site permeability, avoid directly connected
impervious area and/or retain, infiltrate, or filter runoff from rooftops, driveways
and other hardscape areas on site, where feasible. Examples of such features
include but are not limited to porous pavement, pavers, rain gardens, vegetated
swales, infiltration trenches, cisterns.

(2) Landscaping materials shall consist primarily of native or other low-maintenance
plant selections which have low water and chemical treatment demands
consistent with Special Condition 5, Landscaping and Fuel Modification
Plans. An efficient irrigation system designed based on hydrozones and utilizing
drip emitters or micro-sprays or other efficient design should be utilized for any
landscaping requiring water application.

(3) All slopes should be stabilized in accordance with provisions contained in the
Landscaping and/or Erosion and Sediment Control Conditions for this Coastal
Development Permit.

(4) Runoff shall be conveyed off site in a non-erosive manner. Energy dissipating
measures shall be installed at the terminus of outflow drains.
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(5) For projects located on a hillside, slope, or which may otherwise be prone to
instability, final drainage plans should be approved by the project consulting
geotechnical engineer.

(6) Should any of the project’s surface or subsurface drainageffiltration structures or
other BMPs fail or result in increased erosion, the applicant/landowner or
successor-in-interest shall be responsible for any necessary repairs to the
drainageffiltration system or BMPs and restoration of the eroded area. Should
repairs or restoration become necessary, prior to the commencement of such
repair or restoration work, the applicant shall submit a repair and restoration
plan to the Executive Director to determine if an amendment or new coastal
development permit is required to authorize such work.

B. The final Drainage and Runoff Control Plan shall be in conformance with the site/
development plans approved by the Coastal Commission. Any changes to the Coastal
Commission approved site/development plans required by the consulting civil engineer,
or qualified licensed professional, or engineering geologist shall be reported to the
Executive Director. No changes to the Coastal Commission approved final
site/development plans shall occur without an amendment to the coastal development
permit, unless the Executive Director determines that no amendment is required.

4. Interim Erosion Control Plans and Construction Responsibilities

A. Prior to the issuance of the Coastal Development Permit, the applicant shall
submit to the Executive Director an Interim Erosion Control and Construction Best
Management Practices plan, prepared by licensed civil engineer or qualified water
guality professional. The consulting civil engineer/water quality professional shall certify
in writing that the Interim Erosion Control and Construction Best Management Practices
(BMPs) plan is in conformance with the following requirements:

1. Erosion Control Plan

(@ The plan shall delineate the areas to be disturbed by grading or construction
activities and shall include any temporary access roads, staging areas and
stockpile areas. The natural areas on the site shall be clearly delineated on the
plan and on-site with fencing or survey flags.

(b) Include a narrative report describing all temporary run-off and erosion control
measures to be used during construction.

(c) The plan shall identify and delineate on a site or grading plan the locations of all
temporary erosion control measures.

(d)  The plan shall specify that should grading take place during the rainy season
(November 1 — March 31) the applicant shall install or construct 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
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or mats on all cut or fill slopes; and close and stabilize open trenches as soon as
possible.

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

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, silt fencing;
temporary drains and swales and sediment basins. The plans shall also specify
that all disturbed areas shall be seeded with native grass species and include the
technical specifications for seeding the disturbed areas. These temporary
erosion control measures shall be monitored and maintained until grading or
construction operations resume.

Construction Best Management Practices

No demolition or construction materials, debris, or waste shall be placed or
stored where it may enter sensitive habitat, receiving waters or a storm drain, or
be subject to wave, wind, rain, or tidal erosion and dispersion.

No demolition or construction equipment, materials, or activity shall be placed in
or occur in any location that would result in impacts to environmentally sensitive
habitat areas, streams, wetlands or their buffers.

Any and all debris resulting from demolition or construction activities shall be
removed from the project site within 24 hours of completion of the project.

Demolition or construction debris and sediment shall be removed from work
areas each day that demolition or construction occurs to prevent the
accumulation of sediment and other debris that may be discharged into coastal
waters.

All trash and debris shall be disposed in the proper trash and recycling
receptacles at the end of every construction day.

The applicant shall provide adequate disposal facilities for solid waste, including
excess concrete, produced during demolition or construction.

Debris shall be disposed of at a legal disposal site or recycled at a recycling
facility. If the disposal site is located in the coastal zone, a coastal development
permit or an amendment to this permit shall be required before disposal can take
place unless the Executive Director determines that no amendment or new
permit is legally required.
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(h)  All stock piles and construction materials shall be covered, enclosed on all sides,
shall be located as far away as possible from drain inlets and any waterway, and
shall not be stored in contact with the soil.

0] Machinery and equipment shall be maintained and washed in confined areas
specifically designed to control runoff. Thinners or solvents shall not be
discharged into sanitary or storm sewer systems.

()] The discharge of any hazardous materials into any receiving waters shall be
prohibited.

(k) Spill prevention and control measures shall be implemented to ensure the proper
handling and storage of petroleum products and other construction materials.
Measures shall include a designated fueling and vehicle maintenance area with
appropriate berms and protection to prevent any spillage of gasoline or related
petroleum products or contact with runoff. The area shall be located as far away
from the receiving waters and storm drain inlets as possible.

()] Best Management Practices (BMPs) and Good Housekeeping Practices (GHPS)
designed to prevent spillage and/or runoff of demolition or construction-related
materials, and to contain sediment or contaminants associated with demolition or
construction activity, shall be implemented prior to the on-set of such activity

(m)  All BMPs shall be maintained in a functional condition throughout the duration of
construction activity.

B. The final Interim Erosion Control and Construction Best Management Practices
plan, shall be in conformance with the site/ development plans approved by the Coastal
Commission. Any changes to the Coastal Commission approved site/development
plans required by the consulting civil engineer/water quality professional shall be
reported to the Executive Director. No changes to the Coastal Commission approved
final site/development plans shall occur without an amendment to the coastal
development permit, unless the Executive Director determines that no amendment is
required.

5. Landscaping and Fuel Modification Plans

Prior to issuance of the Coastal Development Permit, the applicant shall submit two
sets of landscaping and fuel modification plans, prepared by a licensed landscape
architect or a qualified resource specialist. The landscaping and erosion control plans
shall be reviewed and approved by the consulting engineering geologist to ensure that
the plans are in conformance with the consultants’ recommendations. The consulting
landscape architect or qualified landscape professional shall certify in writing that the
final Landscape and Fuel Modification plans are in conformance with the following
requirements:

A) Landscaping Plan

(1) All graded & disturbed areas on the subject site shall be planted and maintained
for erosion control purposes within thirty (30) days of receipt of the certificate of
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occupancy for the residence. To minimize the need for irrigation all landscaping
shall consist primarily of native/drought resistant plants, as listed by the
California Native Plant Society, Santa Monica Mountains Chapter, in their
document entitled Recommended List of Plants for Landscaping in the Santa
Monica Mountains, dated February 5, 1996. All native plant species shall be of
local genetic stock. No plant species listed as problematic and/or invasive by the
California Native Plant Society (http://www.CNPS.org/), the California Invasive
Plant Council (formerly the California Exotic Pest Plant Council) (http://www.cal-
ipc.org/), or as may be identified from time to time by the State of California shall
be employed or allowed to naturalize or persist on the site. No plant species
listed as a “noxious weed” by the State of California or the U.S. Federal
Government shall be utilized within the property.

(2) All cut and fill slopes shall be stabilized with planting at the completion of final
grading. Planting should be of native plant species indigenous to the Santa
Monica Mountains using accepted planting procedures, consistent with fire
safety requirements. All native plant species shall be of local genetic stock.
Such planting shall be adequate to provide 90 percent coverage within two (2)
years, and this requirement shall apply to all disturbed soils;

(3) Plantings will 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 applicable landscape requirements;

(4) Rodenticides containing any anticoagulant compounds (including, but not limited
to, Warfarin, Brodifacoum, Bromadiolone or Diphacinone) shall not be used.

B) Fuel Modification Plans

Vegetation within 20 feet of the proposed house may be removed to mineral earth,
vegetation within a 200-foot radius of the main structure may be selectively thinned in
order to reduce fire hazard. However, such thinning shall only occur in accordance with
an approved long-term fuel modification plan submitted pursuant to this special
condition. The fuel modification plan shall include details regarding the types, sizes and
location of plant materials to be removed, and how often thinning is to occur. In
addition, the applicant shall submit evidence that the fuel modification plan has been
reviewed and approved by the Forestry Department of Los Angeles County. Irrigated
lawn, turf and ground cover planted within the twenty foot radius of the proposed house
shall be selected from the most drought tolerant species or subspecies, or varieties
suited to the Mediterranean climate of the Santa Monica Mountains.

C) Conformance with Coastal Commission Approved Site/Development Plans

The Permittee shall undertake development in accordance with the final Landscape and
Fuel Modification Plans. The final Landscape and Fuel Modification Plans shall be in
conformance with the site/development plans approved by the Coastal Commission.
Any changes to the Coastal Commission approved site/development plans shall be
reported to the Executive Director. No changes to the Coastal Commission approved
final site/development plans shall occur without an amendment to the coastal
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development permit, unless the Executive Director determines that no amendment is
legally required.

D) Monitoring

Three years from the date of the receipt of the Certificate of Occupancy for the
residence the applicant shall submit to the Executive Director, a landscape monitoring
report, prepared by a licensed Landscape Architect or qualified Resource Specialist,
that certifies the on-site landscaping is in conformance with the landscape plan
approved pursuant to this Special Condition. The monitoring report shall include
photographic documentation of plant species and plant coverage.

If the landscape monitoring report indicates the landscaping is not in conformance with
or has failed to meet the requirements specified in this condition, the applicant, or
successors in interest, shall submit, within 30 days of the date of the monitoring report,
a revised or supplemental landscape plan, certified by a licensed Landscape Architect
or a qualified Resource Specialist, that specifies additional or supplemental landscaping
measures to remediate those portions of the original plan that have failed or are not in
conformance with the original approved plan. This remedial landscaping plan shall be
implemented within 30 days of the date of the final supplemental landscaping plan and
remedial measures shall be repeated as necessary to meet the requirements of this
condition.

6. Structural Appearance

Prior to issuance of the Coastal Development Permit, the applicant shall submit for
the review and approval of the Executive Director, a color palette and material
specifications for the outer surface of all structures authorized by the approval of this
Coastal Development Permit. The palette samples shall be presented in a format not to
exceed 8%” x 11" x %" in size. The palette shall include the colors proposed for the
roofs, trims, exterior surfaces, driveways, retaining walls, and other structures
authorized by this permit. Acceptable colors shall be limited to colors compatible with
the surrounding environment (earth tones) including shades of green, brown and gray
with no white or light shades and no bright tones. All windows shall be comprised of
non-glare glass.

The approved structures shall be colored with only the colors and window materials
authorized pursuant to this special condition. Alternative colors or materials for future
repainting or resurfacing or new windows may only be applied to the structures
authorized by this Coastal Development Permit if such changes are specifically
authorized by the Executive Director as complying with this special condition.

7. Lighting Restriction

A. The only outdoor night lighting allowed on the subject parcel is limited to the
following:

(1) The minimum necessary to light walkways used for entry and exit to the
structures, including parking areas on the site. This lighting shall be limited to
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fixtures that do not exceed two feet in height above finished grade, are directed
downward and generate the same or less lumens equivalent to those generated
by a 60 watt incandescent bulb, unless a greater number of lumens is
authorized by the Executive Director.

(2) Security lighting attached to the residence and garage shall be controlled by
motion detectors and is limited to same or less lumens equivalent to those
generated by a 60-watt incandescent bulb.

(3) The minimum necessary to light the entry area to the driveway with the same or
less lumens equivalent to those generated by a 60-watt incandescent bulb.

B. No lighting around the perimeter of the site and no lighting for aesthetic purposes
is allowed.

8. Future Development Restriction

This permit is only for the development described in this Coastal Development Permit.
Pursuant to Title 14 California Code of Regulations section 13250(b)(6), the exemptions
otherwise provided in Public Resources Code section 30610(a) shall not apply to the
development governed by this Coastal Development Permit. Accordingly, any future
structures, future improvements, or change of use to the permitted structures authorized
by this permit, including but not limited to, any grading, clearing or other disturbance of
vegetation other than as provided for in the approved landscape plan prepared pursuant
to Special Condition 5, Landscaping and Fuel Modification Plans, shall require an
amendment to this Coastal Development Permit from the Commission or shall require
an additional coastal development permit from the Commission or from the applicable
certified local government.

9. 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
applicant 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.
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10. Cumulative Impacts Mitigation

A. The applicant shall mitigate the cumulative impacts of the subject development with
respect to build-out of the Santa Monica Mountains by ensuring that development
rights have been permanently extinguished on the equivalent of one (1) building site
in the Santa Monica Mountains Coastal Zone that satisfies the criteria for TDC donor
lots established in past Commission actions and that has not previously been retired,
through a Transfer of Development Credit (TDC) transaction as described below.
That lot shall be known as the “TDC lot".

B. The TDC transaction shall result in development, as defined in Section 30106 of the
Coastal Act, grazing, or agricultural activities being prohibited on the TDC lot(s)
except for:

1. Brush clearance required by Los Angeles County for permitted structures on
adjacent parcels.

2. Planting of native vegetation and other restoration activities, if approved by the
Commission in a coastal development permit;

3. If approved by the Commission in a new coastal development permit,

a) construction and maintenance of public hiking trails; and

b) construction and maintenance of roads, trails, and utilities consistent with
existing easements.

C. Prior to the issuance of the Coastal Development Permit, the applicant shall provide
evidence, for the review and approval of the Executive Director, that all of the
following steps have been completed for one of the following two methods.

1. Open space easement dedication and the merging or recombination of the retired
lot(s) with one or more adjacent developed or buildable parcel(s).

a) The applicant shall submit, for the review and approval of the Executive Director,
evidence that a public entity or private non-profit association acceptable to the
Executive Director has acquired an Open Space / Conservation Easement,
pursuant to a grant deed acceptable to the Executive Director, over the TDC
lot(s). The recorded easement grant deed shall include the current legal
description on title to the property, as shown in the current deed or Preliminary
Report, of the TDC lot(s). The recorded document shall reflect that development
of the TDC lot(s) is restricted as set forth in section B, above. The grant of
easement shall be recorded free of prior liens and encumbrances that the
Executive Director determines may affect the interest being conveyed. Such
grant of easement shall run with the land in favor of the People of the State of
California, binding all successors and assigns, and shall be irrevocable.

b) The applicant shall provide evidence, for the review and approval of the
Executive Director, that the TDC lot(s) has been either: (a) combined with an
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adjacent lot that is (i) developed or developable, (ii) held in common ownership
with the TDC lot(s), and (iii) in the same tax rate area as the TDC lot(s); or (b)
dedicated in fee title to a public entity other than the easement-holder. If the
TDC lot(s) has been combined with an adjacent lot, the document combining
them shall be subject to the review and approval of the Executive Director, and
recorded free of prior liens, including tax liens on all of the properties involved,;
and the combined lot shall be considered and treated as a single parcel of land
for all purposes with respect to the lands included therein, including but not
limited to sale, conveyance, taxation, lease, development, or encumbrance.

c) If the TDC lot(s) has been combined with an adjacent lot, the applicant shall
submit, for the review and approval of the Executive Director, a Preliminary
Report for the combined lot created pursuant to Section 1b above that
demonstrates that the easement deed required in Section 1a above is on the title
and that the combined lot is described as a single lot. The applicant shall also
provide evidence to the Executive Director that the applicant has provided
documentation of the combination to the county assessor’s office and requested
that the assessor’'s office (1) revise its records and maps to reflect the
combination of the parcels, including assigning a new, single APN for the unified
parcel and (2) send the Commission notice when it has done so, indicating the
new, single APN.

2. Open space deed restriction and transfer in fee title to a public entity.

a) The applicant shall submit to the Executive Director for review and approval
documentation demonstrating that the applicant has executed and recorded
against the TDC lot(s) an open space deed restriction, in a form and content
acceptable to the Executive Director, restricting development of the TDC lot(s)
consistent with section B, above. The deed restriction shall include a legal
description of the entire TDC lot(s). The deed restriction shall be recorded free of
prior liens and encumbrances that the Executive Director determines may affect
the interest being conveyed.

b) The applicant shall submit, for the review and approval of the Executive Director,
evidence that fee title to the TDC lot has been successfully transferred to a public
entity, acceptable to the Executive Director, after the recordation of the deed
restriction listed in Section 2a above and that the document effectuating the
conveyance has been recorded with the Los Angeles County Recorder.

11. Removal of Natural Vegetation

Removal of natural vegetation for the purpose of fuel modification within the 50-foot
zone surrounding the proposed structure(s) shall not commence until the local
government has issued a building or grading permit for the development approved
pursuant to this permit. Vegetation thinning within the 50-200 foot fuel modification
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zone shall not occur until commencement of construction of the structure(s) approved
pursuant to this permit.

12. Condition Compliance

Within 180 days of Commission action on this coastal development permit application,
or within such additional time as the Executive Director may grant for good cause, the
applicant shall satisfy all requirements specified in the conditions hereto that the
applicant is required to satisfy prior to issuance of this permit. Failure to comply with
this requirement may result in the expiration of this coastal permit approval and the
institution of enforcement action under the provisions of Chapter 9 of the Coastal Act.

V. FINDINGS AND DECLARATIONS

The Commission hereby finds and declares:
A. PROJECT DESCRIPTION AND BACKGROUND

The applicant proposes to construct a three-story, 29 ft. high, 3,974 sq. ft. single-family
residence with a 560 sqg. ft. attached three-car garage, decks, driveway, septic system,
retaining walls, and 757 cu. yds. of grading (247 cu. yds. of cut, 510 cu. yds. of fill, and
263 cu. yds. of import). The proposal also includes after-the-fact approval for the
creation of the subject parcel.

The site is located at 2127 Las Flores Canyon Road (APN 4453-019-027) in the Santa
Monica Mountains, unincorporated Los Angeles County (Exhibit 1). The western
boundary of the property is immediately adjacent to Las Flores Canyon Road and its
eastern boundary is adjacent to Chumash Road. The site will be accessed via a
driveway off of Las Flores Canyon Road. The subject property is a vacant, 1.19-acre
parcel situated among single-family residences to the south and east (Exhibit 3).
Vacant lots are located to the north and west.

The proposed project site is comprised of moderate to steeply sloping hillside terrain
with elevations that range from 1254 ft. to 1362 ft. above mean sea level. The site is
located on the nose of an east-west trending ridge spur that extends from the north-
south trending ridge descending from the Santa Monica Mountain front. The site slopes
from Las Flores Canyon Road to Chumash Road at an overall inclination of
approximately 2:1 to 2.5:1, descending to the east with an overall relief of approximately
80 vertical feet.

The project site is located within a rural area characterized by expansive, naturally
vegetated mountains and hillsides and areas of residential development at moderate
densities. The site is located on the side of a hill and is visible from Las Flores Canyon
Road and Chumash Road. The proposed residence will be stepped into the hillside,
allowing the entryway and garage to be located only 12 feet above the grade of Las
Flores Canyon Road.
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The site is not considered to be an environmentally sensitive habitat area (ESHA) due
to its location within the fuel modification zones of surrounding single-family residences.
It has been previously cleared of vegetation with the exception of eight oak trees on the
west side of the parcel. In addition, patches of native chaparral subsist. Originally, the
applicant proposed to locate a subsurface drip dispersal system within the protected
zones of two oak trees; however, the applicant has agreed to relocate this system on
the south side of the property, adjacent to the septic system. The proposed
development, including the septic system and dispersal system, will be located outside
of the drip line of the isolated oak trees onsite.

Creation of the subject parcel was unpermitted because it was part of a parent parcel
that was split into more than four parcels within a year by the original subdivider in
1956. This subdivision was not properly permitted pursuant to the requirements of the
Subdivision Map Act of 1972 and Los Angeles County Planning and Zoning Codes.
The subject parcel was later created by deed in 1962 as part of a three-lot subdivision
(Exhibit 18). In 1981, the notice of intention to record a violation (No. 81-558537) by the
County of Los Angeles lists the subject parcel as part of a property that was divided into
21 or more parcels for purposes of sale or transfer without first filing a final map act
(Exhibit 15). The current owner, Dave Anderson, applied for a Certificate of Compliance
from the County of Los Angeles on August 5, 2009 to “legalize” the lot pursuant to the
Subdivision Map Act and a Conditional Certificate of Compliance (RCOC 2009-00189)
was issued on May 24, 2010; however, the provisions have yet to be satisfied and a
Clearance of Conditions has not been issued (Exhibit 14). The Conditional Certificate of
Compliance which “legalized” this lot pursuant to the Subdivision Map Act is considered
a form of subdivision and, therefore, requires a coastal development permit. The
applicant is now requesting after-the-faction approval for the creation of the subject
parcel through this coastal development permit, which is discussed in further detalil
below (Section E, Cumulative Impacts).

B. HAZARDS AND GEOLOGIC STABILITY

Section 30253 of the Coastal Act states, in pertinent part, that new development shall:
(1) Minimize risks 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,
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 bluffs and cliffs.

The proposed development is located in the Malibu/Santa Monica Mountains area, an
area historically subject to significant natural hazards including, but not limited to,
landslides, erosion, flooding, and wild fire. The Geologic and Geotechnical Engineering
Report dated May 15, 2008, prepared by RJR Engineering Group indicates that
landslides are present onsite:

Two landslides are present on the property and extend offsite to the canyon bottom. The site
improvements will have to mitigate their effects of project development only. Subsurface logging,
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mapping and research revealed the landslide is inclined at similar angles to the slope face and
becomes very deep to the east in the direction of downhill flow.

However, the report later states that site improvements such as the proposed retaining
walls, the use of friction pile foundations and grading will help stabilize conditions to
obtain a suitable factor of safety for static conditions.

Therefore, the submitted geology, geotechnical, and/or soils reports referenced as
Substantive File Documents conclude that the project site is suitable for the proposed
project based on the evaluation of the site’'s geology in relation to the proposed
development. The reports contain recommendations to be incorporated into the project
plans to ensure the stability and geologic safety of the proposed project, the project site,
and the adjacent properties. To ensure stability and structural integrity and to protect the
site and the surrounding sites, the Commission requires the applicant to comply with the
recommendations contained in the applicable reports, to incorporate those
recommendations into all final design and construction plans, and to obtain the
geotechnical consultant’'s approval of those plans prior to the commencement of
construction.

Additionally, to minimize erosion and ensure stability of the project site, the project must
include adequate drainage and erosion control measures. In order to achieve these
goals, the Commission requires the applicant to submit drainage and interim erosion
control plans certified by the geotechnical engineer.

Further, the Commission finds that, for the project to ensure stability and avoid
contributing significantly to erosion, all slopes and disturbed areas of the subject site
must be landscaped, primarily with native plants, to stabilize disturbed soils and reduce
erosion resulting from the development.

Although the conditions described above render the project sufficiently stable to satisfy
the requirements of Section 30253, no project is wholly without risks. Due to the fact
that the proposed project is located in an area subject to an extraordinary potential for
damage or destruction from natural hazards, including wildfire and erosion, those risks
remain substantial here. If the applicant nevertheless chooses to proceed with the
project, the Commission requires the applicant to assume the liability from these
associated risks. Through the assumption of risk condition, the applicant acknowledges
the nature of the fire and/or geologic hazard that exists on the site and that may affect
the safety of the proposed development.

The following special conditions are required, as determined in the findings above, to
assure the project’'s consistency with Section 30253 of the Coastal Act and as a
response to the risks associated with the project:

Special Condition 1: Plans Conforming to Geotechnical Engineer’s
Recommendations

Special Condition 2: Assumption of Risk, Waiver of Liability and Indemnity

Special Condition 3: Drainage and Polluted Runoff Control Plans

Special Condition 4: Interim Erosion Control
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Special Condition 5: Landscaping and Erosion Control Plans

For the reasons set forth above, the Commission finds that, as conditioned, the
proposed project is consistent with Section 30253 of the Coastal Act.

C. WATER QUALITY
Section 30231 of the Coastal Act states that:

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, minimizing
alteration of natural streams.

The Commission recognizes that new development in the Santa Monica Mountains has
the potential to adversely impact coastal water quality and aquatic resources because
changes such as the removal of native vegetation, the increase in impervious surfaces,
and the introduction of new residential uses cause increases in runoff, erosion, and
sedimentation, reductions in groundwater recharge, and the introduction of pollutants
such as petroleum, cleaning products, pesticides, and other pollutants, as well as
effluent from septic systems.

The proposed development, located on a hillside that is approximately 1400 feet east of
Las Flores Canyon Creek and 1000 feet north of a tributary to the creek, will result in an
increase in impervious surfaces, which leads to an increase in the volume and velocity
of stormwater runoff that can be expected to leave the site and eventually be
discharged to coastal waters, including streams, wetlands, and estuaries. The pollutants
commonly found in runoff associated with residential use can reduce the biological
productivity and the quality of such waters and thereby reduce optimum populations of
marine organisms and have adverse impacts on human health.

Therefore, in order to minimize the potential for such adverse impacts to water quality
and aquatic resources resulting from runoff both during construction and in the post-
development stage, the Commission requires the incorporation of Best Management
Practices designed to control the volume, velocity and pollutant load of stormwater and
dry weather flows leaving the developed site, including: 1) site design, source control
and/or treatment control measures; 2) implementing erosion sediment control measures
during construction and post construction; and 3) revegetating all graded and disturbed
areas with primarily native landscaping.

Additionally, the applicant’s geologic consultants have concluded that the site is suitable
for the proposed septic system, a non-conventional on-site wastewater treatment
system with a disinfection system to process the liquid waste for disposal into a geoflow
wasteflow subsurface drip system. There will be no adverse impacts to the site or
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surrounding areas from the use of this system. The County of Los Angeles
Environmental Health Department has given in-concept approval of the proposed septic
system, indicating that it meets the plumbing code requirements. The Commission has
found that conformance with the provisions of the plumbing code is protective of water
resources. Additionally, as a requirement of the County's in-concept approval, the
applicant was required to identify an additional area of the property for conventional
septic pits for possible future activation should the proposed system fail; however it is
unlikely that a failure will occur in the proposed system or its 100% expansion area to
warrant activation of the reserve system.

The following special conditions are required, as determined in the findings above, to
assure the project’s consistency with Section 30231 of the Coastal Act:

Special Condition 3: Permanent Drainage and Polluted Runoff Control Plans

Special Condition 4: Interim Erosion Control Plans and Construction
Responsibilities

Special Condition 5: Landscaping and Erosion Control Plans

Special Condition 11: Removal of Native Vegetation

Therefore, the Commission finds that the proposed project, as conditioned, is consistent
with Section 30231 of the Coastal Act.

D. VISUAL RESOURCES

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 surrounding areas, and, where feasible, to restore and enhance 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 proposed project area is located within a rural area characterized by expansive,
naturally vegetated mountains and hillsides. The site is located on the side of a hill and
is visible from Las Flores Canyon Road and Chumash Road. Residential development
surrounds the property with the exception of a few vacant lots to the north and west.
Several existing or approved houses are within 200 feet of the subject lot and, as a
result, the lot has been previously cleared for fire protection purposes. Development of
the proposed residence raises two issues regarding the siting and design: (1) whether
or not public views from public roadways will be adversely affected; or, (2) whether or
not public views from public lands and trails will be affected.

The proposed residence is 3-stories with a maximum height of 29 feet above existing
grade at any given point. The residence is designed to be stepped into the hillside,
thereby minimizing the need for grading and landform alteration on the property and
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allowing the entryway and garage to be located only 12 feet above the grade of Las
Flores Canyon Road. The proposed residence is compatible with the character of other
residential development in the area. The proposed structure height is consistent with
the maximum height (35 feet above existing grade) that the Commission has permitted
in past decisions in the Santa Monica Mountains and with the maximum height allowed
under the guidance policies of the Malibu/Santa Monica Mountains LUP. In addition,
the development would be partially screened by vegetation.

Even with vegetative screening, the proposed development will be unavoidably visible
from public viewing areas. The Commission has considered siting and design
alternatives that would avoid or reduce any impacts to visual resources. There is no
feasible alternative whereby the structure would not be visible from public viewing
areas. To minimize the visual impacts associated with development of the project site,
the Commission requires: that the structure be finished in a color consistent with the
surrounding natural landscape; that windows on the development be made of non-
reflective glass; use of appropriate, adequate, and timely planting of native landscaping
to soften the visual impact of the development from public view areas; and a limit on
night lighting of the site to protect the nighttime rural character of this portion of the
Santa Monica Mountains.

In recognition that future development normally associated with a single-family
residence, that might otherwise be exempt, has the potential to impact scenic and visual
resources of the area, the Commission requires that any future improvements on the
subject property shall be reviewed by the Commission for consistency with the resource
protection policies of the Coastal Act through a coastal development permit.

Additionally, the Commission requires the applicant to record a deed restriction that
imposes the terms and conditions of this permit as restrictions on use and enjoyment of
the property and provides any prospective purchaser of the site with recorded notice
that the restrictions are imposed on the subject property.

The following special conditions are required to assure the project’s consistency with
Section 30251 of the Coastal Act:

Special Condition 5: Landscaping and Fuel Modification Plans
Special Condition 6: Structural Appearance

Special Condition 7: Lighting Restriction

Special Condition 8: Future Development Restriction

Special Condition 9: Deed Restriction

For the reasons set forth above, the Commission finds that the proposed project, as
conditioned, is consistent with Section 30251 of the Coastal Act.
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E. CUMULATIVE IMPACTS

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.

Section 30105.5 of the Coastal Act defines the term "cumulatively,” as it is used in
Section 30250(a), to mean that:

[T]he incremental effects of an individual project shall be reviewed in connection with the effects of
past projects, the effects of other current projects, and the effects of probable future projects.

The Commission has consistently emphasized the need to address the cumulative
impacts of new development in the Malibu/Santa Monica Mountains area, particularly
those of subdivisions, multi-family residential development, and second residential units,
all of which result in increased density. It is particularly critical to evaluate the potential
cumulative impacts of increased density given the existence of thousands of
undeveloped and poorly sited parcels in the mountains that were created decades ago
in antiquated subdivisions. The future development of the existing undeveloped parcels
in conjunction with any increased density will result in tremendous increases in
demands on road capacity, services, recreational facilities, beaches, and associated
impacts to water quality, geologic stability and hazards, rural community character, and
contribution to fire hazards. In addition, future build-out of many lots located in
environmentally sensitive areas will create adverse cumulative impacts on coastal
resources.

In this case, the applicant is requesting after-the-fact approval for creation of the parcel
that is the proposed project site. As discussed below, the subject parcel was created
through a method that required approval by the Commission in a coastal development
permit, but no CDP was obtained.

1. Regulation of Land Divisions

In order to determine if the date and method of the creation of a parcel was in
compliance with the laws and ordinances in place at the time, it is necessary to review
the applicable regulations that govern the division of property in Los Angeles County,
both at present and in the past.

The Subdivision Map Act (SMA) [Cal. Gov't Code 88 66410 et seq.] is a state law that
sets statewide standards for the division of land that are implemented by local
governments through their ordinances. Among other requirements, the SMA currently
requires that all divisions of land must be approved by the local government through a
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parcel map (for the division of four or fewer parcels) or a tract map (for the division of
five or more parcels). Prior to legislative changes to the SMA that were effective March
4, 1972, the SMA did not require approval for divisions of fewer than five parcels
(although the division of five or more parcels did require a tract map approval).

However, prior to March 4, 1972, the SMA did provide that a local government could
adopt ordinances to regulate the division of fewer than five parcels, so long as the
provisions of such an ordinance were not inconsistent with the SMA. The County of Los
Angeles adopted Ordinance No. 9404 (effective September 22, 1967) to regulate land
divisions of fewer than five parcels. This ordinance required the approval of a
“Certificate of Exception” for a “minor land division”, which was defined as: “...any
parcel or contiguous parcels of land which are divided for the purpose of transfer of title,
sale, lease, or financing, whether present or future, into two, three, or four parcels...”.
This ordinance provided standards for road easements, and other improvements. After
March 4, 1972, when the SMA included a statewide requirement for the approval of a
parcel map for divisions of fewer than five parcels, the County of Los Angeles
abandoned the “Certificate of Exception” requirement and began requiring the approval
of a parcel map instead.

The SMA contains provisions that prohibit the sale, lease, or finance of any parcels for
which a final map approval is required until such map is approved and recorded. The
SMA also provides that any owner of property may request that the local government
determine whether the property complies with the provisions of the SMA and local
subdivision ordinances. If the local government, in this case, Los Angeles County,
determines that the property complies, then the County shall issue a “certificate of
compliance” (C of C) which will be recorded®. If the County determines that the property
does not comply with the SMA or local ordinances, then it shall issue a “conditional
certificate of compliance™. The conditional C of C will be subject to conditions that
would have been applicable to the division of the property at the time that the owner
acquired it. If the applicant was the owner who divided the property in violation of the
SMA, then the County may impose any conditions that would be applicable to a land
division at the time the C of C is issued.

The Coastal Act requires a coastal development permit prior to undertaking
“development”, which includes: “...change in the density or intensity of use of land,
including, but not limited to, subdivision pursuant to the Subdivision Map Act
(commencing with Section 66410 of the Government Code), and any other division of
land, including lot splits...” (Coastal Act Section 30106). The subject division of land that
created the parcel that is the project site occurred prior to the effective date of the
Coastal Act (January 1, 1977). The vested rights exemption allows the completion or
continuance of development that was commenced prior to the Coastal Act without a
coastal development permit only if, among other things, all other necessary and

! This type of certificate of compliance issued pursuant to Gov't Code § 66499.35(a) is commonly known
as an “exempt” C of C, in that it indicates that the parcel was created legally or before there were
regulations.

% This type of certificate of compliance is issued pursuant to Gov't Code § 66499.35(b).
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required permits were obtained. However, in this case, the unpermitted subdivision of
land can not be considered vested or “grandfathered” development because it did not
occur in compliance with the applicable laws and regulations (including the SMA and
Los Angeles County subdivision ordinances) and with the required approvals. As such,
the application of the property owner for a C of C and the subsequent issuance of a
conditional C of C, after the effective date of the Coastal Act, which “legalized” this lot
for purposes of the Subdivision Map Act, is considered a land division that requires a
coastal development permit, pursuant to the provisions of the Coastal Act, to be
effective. No CDP was obtained for this land division.

2. Description of Lot Creation and Chain of Title Information

The applicant is requesting after-the-fact approval of the lot that is the project site (APN
4453-019-027). This lot was part of a series of land divisions that created more than
four lots by deed from one parent parcel in 1956, as explained in greater detail below.
The current owner of the lot, Dave Anderson, applied for and was granted a conditional
certificate of compliance by the County of Los Angeles that indicated that the parcel was
not created in compliance with the laws in place at the time of its creation. The owner
did not obtain a coastal development permit to legalize the parcel. At the request of
staff, the applicant provided a chain of title for the subject lot, copies of all deeds
referenced, and exhibits showing the configuration of the subject and surrounding lots.
The applicant did not provide the available information from the County of Los Angeles’
file for the conditional certificate of compliance. Staff contacted Leonard Erlanger,
Supervising Regional Planner for Los Angeles County’s Land Division Research and
Enforcement Section, to obtain the file for the conditional certificate of compliance.
Based on this evidence, staff was able to determine the chronology and method of lot
“creation”.

The earliest information provided indicates that the subject property was part of a parcel
that was the northeastern quarter of the southeast quarter of Section 22, Township 1
South, Range 17 West, San Bernardino meridian, in the County of Los Angeles, State
of California.  The original configuration of the parent parcel, now currently
encompasses nineteen (19) separate parcels, APNs 4453-019-027 (subject property),
4453-019-008, 4453-019-024, 4453-019-028, 4453-019-031, 4453-019-036, 4453-019-
045, 4453-019-046, 4453-019-051, 4453-019-052, 4453-019-054, 4453-019-056, 4453-
019-063, 4453-019-065, 4453-019-064, 4453-019-075, and 4453-019-902 (Exhibit 16).

This original parent parcel was granted by deed from Elisabeth Gordon-McCray to
George E. Howard on May 2, 1955 (Exhibit 16). The parent parcel was divided, through
the recordation of several deeds, into new parcels within a one-year time frame. Parcel
8 was created on March 27, 1956. Another parcel comprising the area of the currently
existing Parcels 22, 25, and 16 was created on September 27, 1956. Further, a parcel
comprising the area of the currently existing Parcels 24, 27 (the subject parcel), and 28
was created on September 27, 1956 as part of a grant deed from George E. Howard to
Valate C. Burt (Exhibit 17). Parcel 2 was created on August 28, 1957. A number of
other parcels were also created within the one-year time period, however the County of
Los Angeles was not able to provide documentation of all the associated records.
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Next, the illegally created parcel that comprised the currently existing Parcels 24, 27,
and 28 was transferred by grant deed from Valate C. Burt to Dorothy Marie EIms on
March 20, 1959. Subsequently, this parcel was further split into three parcels by
transferring Parcel 27 (the subject parcel) by grant deed from Dorothy Marie EIms to
Donald W. Elms on August 24, 1962 (Exhibit 18)°. Parcel 27 was located in the center
area of the previously existing illegal lot and by transferring its ownership by deed, two
additional parcels were created (Parcels 24 and 28 for a total of three new parcels.
This is the first point in time that the subject parcel, APN 4453-019-027, existed in its
present configuration.

In 1981, the notice of intention to record a violation (No. 81-558537) by the County of
Los Angeles lists the subject parcel as part of a property that was divided into 21 or
more parcels for purposes of sale or transfer without first filing a final map act (Exhibit
15). The aforementioned lots, created by deed prior to 1972, were not created in
compliance with the applicable laws and regulations at the time. The land division that
created the subject lot occurred, through the recordation of deeds. The creation of
more than four lots from one parcel was a land division that required tract map approval,
pursuant to Los Angeles County Ordinance No. 4478. There is no evidence that any
tract map was approved by the County for this land division, and the applicant has not
provided any other evidence that such approval was granted by the County before the
deeds were recorded.

Based on these facts, the County determined, in its review of an application for a
Certificate of Compliance, that the subject lot was not created in compliance with the
laws and regulations applicable at the time of its original identification in 1956. The
County of Los Angeles therefore issued a Conditional Certificate of Compliance (RCOC
2009-00189) on May 24, 2010 in order to authorize the lot after-the-fact in regards to
compliance with the Subdivision Map Act (Exhibit 14). The unpermitted subdivision of
land that was first attempted prior to the effective date of the Coastal Act (January 1,
1977) can not be considered vested or “grandfathered” development because it did not
occur in compliance with the applicable laws and regulations and with the required
approvals. As such, the application of the property owner for a certificate of compliance
and the subsequent issuance of the Conditional Certificate of Compliance in 2010,
which “legalized” this lot for purposes of the Subdivision Map Act, is considered a form
of land division and, therefore, requires a coastal development permit, pursuant to the
provisions of the Coastal Act, to be effective.

There is no record of a Coastal Development Permit issued for the creation of this lot
(APN 4453-019-027) either prior to or after the May 24, 2010 recording of Conditional
Certificate of Compliance (RCOC 2009-00189). Since the Conditional Certificate of
Compliance was recorded without the required CDP, it was not legally effective under
the provisions of the Coastal Act, and no legal lot was created. A “Clearance of
Conditions” in the Conditional Certificate of Compliance has not been issued. In order

% This deed also transferred ownership of a separate, unrelated parcel (Parcel 25).
* The unpermitted creation of Parcel 28 (APN 4453-019-028) was approved after-the-fact by the
Commission as part of CDP 4-04-032 (Hannon).
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for the County of Los Angeles to issue a Clearance of Conditions, the following
conditions must be met:

1. Offer for private and future street right of way 30 feet from centerline on Chumash Road,
along the easterly boundary of the subject property.

2. Provide said private and future rights of way as easements for the benefit of Section 22,
Township 1 South, Range 17 West, S.B.B. &. M., and for the general public.

Once these conditions are met, the County will issue a Clearance of Conditions and
consider the lot to comply with applicable provisions of the Subdivision Map Act and the
County Subdivision Ordinance.

3. Factors Considered for Development on Lot Created by an Unpermitted
Land Division

The Commission typically reviews the creation of lots through a subdivision of land in a
comprehensive manner and not on a piecemeal basis. The Commission review
necessarily includes the analysis of the individual and cumulative impacts of the
subdivision on coastal resources, as well as an analysis of project alternatives that
would eliminate or reduce impacts. To accomplish this, the Commission reviews the
proposed lot sizes and lot configurations to ensure consistency with minimum lot size
requirements of the LUP, surrounding lot sizes, and to ensure each lot can be
developed consistent with Chapter Three Policies of the Coastal Act. To adequately
analyze the environmental impacts of a subdivision and determine consistency with
Chapter Three Policies of the Coastal Act, the applicant is required to submit detailed
grading plans, geology reports, percolation tests, biological studies, viewshed analysis
and other studies that encompass the entire proposed subdivision.

In this case, a comprehensive analysis of the land division, which created several
separate parcels (including the subject parcel), is not possible because the lots have
been sold to multiple owners, and the successor to only one of those buyers is before
the Commission at this time. In addition, the Commission has previously approved
residential development on one or more of the other parcels involved in the unpermitted
land division. In March 1995, the Commission approved CDP No. 4-94-235 on parcel
4453-019-024 for construction of a new 2,875 sq. ft., 20 ft. high, two-story single-family
residence to replace a single-family residence destroyed by the 1993 OIld Topanga
Storm. Also, in September 2005, the Commission approved CDP No. 4-04-032
(Hannon) on parcel 4453-019-028 for construction of a new 2,366 sq. ft., 35 ft. high
single-family residence with 10 cu. yds. of grading, septic system, driveway, and
attached two-car carport. The approval also included after-the-fact approval of the
parcel that was created pursuant to Certificate of Compliance No. 88-0175.

The Commission has addressed similar situations of unpermitted land divisions in past
CDP actions (including 4-04-032 (Hannon), 4-04-121 (Miran), and 4-05-141 (Biebuyck))
for development proposed on a lot that was not created in compliance with the laws in
effect at the time of its creation. Factors considered by the Commission in its review of
such development includes: 1) whether the applicant carried out the unpermitted land
division that created the parcel or acquired the parcel later in a good faith, arm’s length
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transaction, and if the latter, whether the applicant had reason to know of the illegal
subdivision; 2) whether the lots involved in the unpermitted land division are in common
or separate ownership; 3) whether any of the unpermitted lots has been developed; and
4) whether the Commission has previously approved a CDP(s) for development on the
proposed project site or other lots involved in the unpermitted land division, and if such
CDP(s) is effective.

In CDP 4-04-032 (Hannon), the Commission approved the creation of a lot because the
Commission had already approved a permit for residential development on one of the
parcels created from the same parent parcel, the applicant purchased the property in a
good faith, arm’s length transaction, and the subject parcel was not in current ownership
with any other contiguous parcels created from the parent parcel. In that case, the
Commission also found that it was necessary to require the applicant to mitigate the
cumulative impacts of creating the parcel through the retirement of the development
rights on an existing parcel in the Santa Monica Mountains through a Transfer of
Development Credit (TDC) transaction. In approving CDP 4-04-121 (Miran), the
Commission similarly found that the project parcel had been created as the result of an
unpermitted land division, but that the owner acquired the parcel in a good faith, arm’s
length transaction and several other parcels created in the same unpermitted land
division were already developed, including three that the Commission had approved in
earlier CDPs. The Commission required the applicant to retire one TDC as mitigation for
the impacts of creating one new parcel. In the case of CDP 4-05-141 (Biebuyck), the
Commission found that the owner acquired the parcel in a good faith, arm’s length
transaction, that five other parcels created in the same unpermitted land division were
already developed with single family residences, and that the Commission had
previously approved development on the project site, although the CDP had expired
before the applicant acquired the property. The Commission approved the creation of
the project site, subject to the mitigation of the cumulative impacts of an additional
parcel through the retirement of one TDC.

In this case, the applicant purchased the property in a good faith, arm’s length
transaction, and the subject parcel is not in common ownership with any other
contiguous lot created from the parent parcel. Additionally, as explained above, the
Commission approved a coastal development permit for residential development on
adjacent parcels (CDP 4-94-235 and CDP 4-04-032) created from the same parent
parcel. The applicant purchased the property in 2008 for approximately $150,000
according to tax assessments available as public information. At this time, a
Conditional Certificate of Compliance (“CoC”) had not been recorded against the
property indicating that the original subdivision was not performed in compliance with
applicable laws. Thus, a title search would not have indicated to the purchaser the legal
status of the lot. Further, the fact that residences were built with CDPs on adjacent
parcels created from the same parent parcel, the applicant had reason to believe that
he purchased a lot on which he would be able to build a residence.

Based on the above set of facts, the Commission finds that approval of the land division
created through the conditional certificate of compliance is appropriate in this case.
Given the facts of this particular case, denial of the coastal development permit would
result in an unreasonable hardship to the applicant who purchased this property in good
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faith without knowing the subject parcel was created without the benefit of a coastal
development permit. However, the creation of an additional parcel in the Santa Monica
Mountains will result in adverse cumulative impacts to coastal resources. Although the
cumulative impacts cannot be completely avoided, they can be reduced through the
mitigation measures discussed below.

The Commission has repeatedly emphasized the need to address the cumulative
impacts of new development in the Malibu/Santa Monica Mountains area in past permit
actions. In this case, the after-the-fact approval of an additional parcel will increase the
density of development in the area. It is particularly critical to evaluate the potential
cumulative impacts of increased density given the existence of thousands of
undeveloped and poorly sited parcels in the mountains that were created decades ago
in antiqguated subdivisions. The cumulative effect of developing additional lots in
conjunction with the large number of existing undeveloped lots will be a tremendous
increase in the demand for road capacity, services, recreational facilities, and beaches.
The construction of additional facilities to serve this build-out, particularly within
environmentally sensitive areas will create adverse cumulative impacts on coastal
resources.

As a means of addressing the cumulative impacts of increased density in past actions,
the Commission has consistently required, as a special condition to development
permits for land divisions and multi-unit projects, participation in the Transfer
Development Credit (TDC) program as mitigation, such as has been done in past
actions including CDPs P-78-155 (Zal), P-78-158 (Eide), P-81-182 (Malibu Deville), 5-
83-43 (Heathercliff), 5-83-591 (Sunset-Regan), 5-85-748 (Ehrman & Coombs), 4-98-281
(Cariker), 4-00-028 (Layman), 4-00-044 (Blank Par-E, LLC) and 4-01-046 (PCH-Tyler
Associates, Inc.), 4-04-121 (Miran), and 4-05-141 (Biebuyck). The TDC program has
resulted in the retirement from development of existing, poorly sited, and non-
conforming parcels at the same time new parcels or units were created. The intent of
the program is to insure that no net increase in the number of residential units results
from the approval of land divisions or multi-family projects and to optimize the location
of existing lots while allowing development to proceed consistent with the requirements
of 830250(a). In summary, the Commission has found that the TDC program remains a
valid means of mitigating cumulative impacts. Without some means of mitigation, the
Commission would have no alternative but to deny such projects, based on the
provisions of §30250(a) of the Coastal Act.

The applicant is requesting approval to legalize the subject parcel, which was created
through an unpermitted land division in 1956. Staff's review indicates that the
incremental contribution to cumulative impacts would be the creation, in this case, of
one additional lot. As described above, the subject lot and the other lots that were part
of the previous land division are held in separate ownerships. At such time as
development is proposed on one or more of the other parcels, the Commission will
consider the cumulative impacts associated with the creation of that or those lots and, if
the Commission decides to approve such development, determine the appropriate
mitigation that should be required. Impacts such as traffic, sewage disposal,
recreational uses, visual scenic quality, and resource degradation are associated with
the development of an additional lot in this area. Therefore, the Commission finds it
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necessary to impose cumulative impact mitigation requirements as a condition of
approval of this permit in order to insure that the cumulative impacts of the creation of
an additional buildable lot are adequately mitigated.

Therefore, the Commission requires the applicant to mitigate the cumulative impacts of
the creation of the subject lot through a land division and the development of this
property by ensuring that development rights for residential use have been extinguished
on the equivalent of one (1) building site in the Santa Monica Mountains Coastal Zone
through a Transfer of Development Credit (TDC) transaction. The process for
extinguishing the development rights is identifying a vacant parcel that qualifies for TDC
credit, recordation of an open space easement across the parcel that ensures the site
may not be developed in the future, and combining the TDC parcel with an adjacent
developable parcel. Alternatively, the applicant may record an open space deed
restriction across the TDC parcel that ensures the site may not be developed in the
future, and transfer the fee title of the TDC parcel to a public entity.

The following special conditions are required, as determined in the findings above, to
assure the project’s consistency with Section 30250 of the Coastal Act:

Special Condition 10: Cumulative Impact Mitigation

The Commission finds that, as conditioned, the proposed project is consistent with
830250 of the Coastal Act.

F. UNPERMITTED DEVELOPMENT

Unpermitted development occurred on the subject parcel prior to submission of this
coastal development permit involving creation of the subject lot. Creation of the subject
parcel was unpermitted because it was part of a parent parcel that was split into more
than four parcels within a year by the original subdivider in 1956. This subdivision was
not properly permitted pursuant to the requirements of the Subdivision Map Act of 1972
and Los Angeles County Planning and Zoning Codes. The subject parcel was later
created by deed in 1962 as part of a three-lot subdivision (Exhibit 18). In 1981, the
notice of intention to record a violation (No. 81-558537) by the County of Los Angeles
lists the subject parcel as part of a property that was divided into 21 or more parcels for
purposes of sale or transfer without first filing a final map act (Exhibit 15). The current
owner, Dave Anderson, applied for a Certificate of Compliance from the County of Los
Angeles on August 5, 2009 to “legalize” the lot pursuant to the Subdivision Map Act and
a Conditional Certificate of Compliance (RCOC 2009-00189) was issued on May 24,
2010; however, the provisions have yet to be satisfied and a Clearance of Conditions
has not been issued (Exhibit 14). The Conditional Certificate of Compliance which
“legalized” this lot pursuant to the Subdivision Map Act is considered a form of
subdivision and, therefore, requires a coastal development permit. The applicant is now
requesting after-the-faction approval for the creation of the subject parcel through this
coastal development permit.

In order to ensure that the unpermitted development component of this application is
resolved in a timely manner, the Commission finds it necessary to require the applicant
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to fulfill all of the Special Conditions that are a prerequisite to the issuance of this
permit, within 180 days of Commission action. The following special condition is
required to assure the project’'s consistency with all applicable Chapter 3 policies of the
Coastal Act:

Special Condition 12: Condition Compliance

Although development has taken place prior to submission of this permit application,
consideration of the application by the Commission has been based solely upon the
Chapter 3 policies of the Coastal Act. Approval of this permit does not constitute a
waiver of any legal action with regard to any alleged violations nor does it constitute an
admission as to the legality of any development undertaken on the subject site without a
coastal permit. The Commission's enforcement division will evaluate further actions to
address this matter.

G. LOCAL COASTAL PROGRAM (LCP) PREPARATION

Section 30604(a) of the Coastal Act states that:

a) 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).

Section 30604(a) of the Coastal Act provides that the Commission shall issue a Coastal
Development Permit only if the project will not prejudice the ability of the local
government having jurisdiction to prepare a Local Coastal Program, which conforms to
Chapter 3 policies of the Coastal Act. The preceding sections provide findings that the
proposed projects will be in conformity with the provisions of Chapter 3 if certain
conditions are incorporated into the projects and are accepted by the applicant. As
conditioned, the proposed development will avoid or minimize adverse impacts and is
found to be consistent with the applicable policies contained in Chapter 3. The following
special conditions are required to assure the project’s consistency with Section 30604 of
the Coastal Act:

Special Conditions 1 through 12

Therefore, the Commission finds that approval of the proposed development, as
conditioned, will not prejudice the County of Los Angeles’ ability to prepare a Local
Coastal Program for this area which is also consistent with the policies of Chapter 3 of
the Coastal Act, as required by Section 30604(a).
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H. CALIFORNIA ENVIRONMENTAL QUALITY ACT

Section 13096(a) of the Commission's administrative regulations requires Commission
approval of a Coastal Development Permit application 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 that the activity may
have on the environment. Five types of mitigation actions include those that are
intended to avoid, minimize, rectify, reduce, or compensate for significant impacts of
development. Mitigation measures required to minimize impacts include requiring
drainage best management practices, interim erosion control, limited lighting, restricting
structure color, and requiring future improvements to be considered through a CDP.
Finally, the cumulative impact condition is a measure required to offset the cumulative
impacts of the development of this property with participation in the Transfer
Development Credit (TDC) program. The following special conditions are required to
assure the project's consistency with Section 13096 of the California Code of
Regulations:

Special Conditions 1 through 12

As conditioned, there are no feasible alternatives or feasible mitigation measures
available, beyond those required, which would substantially lessen any significant
adverse impact that the activity may have on the environment. Therefore, the
Commission finds that the proposed project, as conditioned to mitigate the identified
impacts, can be found to be consistent with the requirements of the Coastal Act to
conform to CEQA.
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Site Visit Photographs of 2127 Las Flores Canyon Rd
February 2, 2011

View of project site looking northeast from 2127 Las Flores Canyon Road

View of project site looking south from 780 Schueren Road
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TUWNBKR(D): Dave Enzo Anderson

CERTIFICATE OF COMPLIANCE
CONTINUATION

CONDITIONAL CERTIFICATE OF COMPLIANCE NO: RCOC 200900189

CONDITION(S):

1. Offer for private and future street right of way 30 feet from centerline on Chumash Road, along
the easterly boundary of the subject property.

2. Provide said private and future rights of way as easements for the benefit of Section 22,
Township 1 South, Range 17 West, S.B.B. &. M., and for the general pubilic.

NOTES:

THIS CERTIFICATE DOES NOT CONSTITUTE A BUILDING PERMIT. Prior to authorization to build on this property, the
applicant will be required to conform to the County and State regulations. Such regulations include but are not limited to,
programs for road and/or drainage right of way dedication, appropriate sanitary sewage disposal, water supply for
domestic use and fire suppression, and adequate fire apparatus access.

GEOLOGIC, soils and/or Drainage Conditions may exist on the subject property, which could limit development. or
necessitate that remedial measures be taken in order to obtain a Building Permit.

l DETERMINATION OF COMPLIANCE
i : .
This determination DOES NOT GUARANTEE that the subject property meets current design and improvement

standards for subdivided parcels. Prospective purchasers should check site conditions and applicable
development codes to determine whether the property is suitable for their intended use.

The subject property may be sold, leased, financed or otherwise conveyed without restriction. However, the conditions
listed above must be fulfilled before issuance of a building permit or other development approval. These conditions are in

addition to any permit requirements which may be imposed.
DEPARTMEN REGIONA ﬂ N

For: Sorin Alexanian

APN No. 4453-019-027

DEPARTMENT OF REGIONAL PLANNING

County of Los Angeles

Richard J. Bruckner

Director Title Acting Deputy Director

Date 5‘..&@/ "’/0
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r‘ RECORGING HEGUESTED BY AND MAIL TO 1 . RECORDED W OFFICNL RECO) ’
RECORDER'S OFFice
Nere  Depertment oF Roponel Planning LOS ANGELES COUNTY
Sweet 100 Weert Temate Sirast ) CALIFDRNIA,

oo 1381, Hatl of Mecords 1 MN
L. e tosmmcaometona | _past [ RRJN 4 a1 m
- SPAGE ABGVE THIS LINE FOR RECON e ioee———

NOTICE OF INTENTION TO RECORD
A NOTICE OF VIOLATION

GOVERNMENT CODE: SECTION 08499.38

This NOTICE applus 10 the REAL PROPERTY within the unincorporated tarritory of the County of Lo Angeles
dscnbed 13: Portion of the Northeast Quarter of the Southeast Quarter
of Section 22, Townsghip 1 South, Range 17 West.

The OWHER(S) of RECORD are:

(25) CANUNING, NAMCY A

(27) " CAPF, DIANA L

{31) SHITH, J PETER & JiLl &

(36) FORKNER, ERROL L

(45) MARTIN, JACK A & ADALINEV
(46) MEYER, HERMAN & GERALDINE
(47) R W MAGLIANO INC

{51) WUTH, LEOPOLDO O & CHRISTINE A
{5”?) WOTH, LEOFOLDO O & CRRISTIHE A
{53) SLEDGE, JOHil B & HELEN K

(54) FULLER, EDWARD F

{56) CARTER, GRACE N

{63) RUTKOWSK! RICHARD S

(65) RUTKOWSK!, RICHARD S

DETERMINATION OF VIOLATION:

NOTICE is heroby fHed that, besed on the rasults of an officlal investigation, it hes been detarmined that the shove
described proparty weas divided into 1 or more parcels for purposes of sale of transfar without first filing e final
rap, in violation of the isions ol the Subdivsion Map Act iSection 66410 m seq., Government Cude, Stste of
Califomia andfor the Los Angeles County Subdivision Ordinance [Drdinance 4478). The asbove nsmed Owner(s) mey
negsent evidence why @ NOTICE OF VIOLATION shauld not be recorded, to the Heed, Subdivision Enforcement
Section, Department of Regional Planning in Room 1381 of the Hatt of Records, 320 Wast Temple Straet, Los Angeles,
Californa 90012. It within 80 days of raceipt of this NOTICE said owner(s) fail to inform this Mmcv o his {their}
ohjections 1o recording the NOTICE OF VIOLATION, this Agancy shahl nuzord saia NOTICE OF VIOLATION. The
NOTICE shall be dvered 10 ba constructive notice of 1id VIOLATION to sll Successara in fnterest in such property.
You may sgpew on  AUpust 31, 1981 © a19:30 a.m. ot by sppointait on sny working dey withm
£ gavs of receipt of thit notice, to present evidancs why a Natics of Viclaton should not be recerded. if you prefer
wisphoning, plesss contact ¢ $3¢t member at {213) 9748483

This NOTIGE dows NOT affect any Certificats of Comphignce pesviously issued.

DRPRLE: V-10328 DEPARTMENT OF REMANG) M ansiNa

ABSERC AP 4453:19 E Z ag
y o

DRPARTMENT OF REGIONAL PLANNING act. Chied, Subdivision AS, Db
County ot Los Angeies, Suite of Cahforne 8
Norman Museech, Penning Dirseter — JUn 04 18
52-13-Mev. 540
Yimd - ' . e et ORI e

EXHIBIT 15
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"% FOR A VALUABLE'C

. GODON-MeCRAY, a nqr”ied o an,_does hereby JRANT - A

: Gr:.Ortuu;u :’O;JARD m'xrried man, a8 his sole &nd mnarata pro "rty,
the real p Ly .«ri,y of Los J‘nmlq 2, uu.,t@ of C lifo T

PARCEL 13  That pcrtion?}ez'
722, Tewnshlp 1 South, Rang

© Anzelss, stat> of Ca.r.ifcmia aaf-cord‘z
: tha Distrist len d offjce on’ Aupun

1

2«: tnanca Horth- 889 é“ 2'
%‘:t’ l)'l@ﬂ@ﬁ «imrth S&'.Tv@ On

pASY quqrtsar ni‘ ‘che scuahanat quartsr' fhencn zﬂong

qusrter of the southsast quarter South 89° 50t 239 Dast 131 o2 foat
t0 the southesst eorneriof sszid northeast qua'ter of the: s;mthaas
lire of said saction 223 thence along said east llne ?ic; h' ° 17? 0

wore or lese, to the pomt Qf b@virming.

A aaaenant f’év

,_mi 40“ Wesd | 0400’7 f@e

aoTth 78° S1% 207 Eest 249 ,14 Leet in 1
fast 39 058 fent tc the beg*nﬂino of’a
ey fae

scius of 10 fest
ITTY 38;40 fubt'

17e of last mmxticmed 100 faat radiu’;
43,67 feet to the begimning of 2 tangs _
10C festl; 'tha:r:;ce gout asterly along the a“c of. 1n_s_t enti e
a3e63 feot; thanee south 23% 087 L0V East 65020 '
307, 24Ve wa'“ts;].y having & redius of 100 Tasts thcmee scu’nhar]y
jasi mentiened 100 foot radiuvs eurve 34,91 feet;’ tl'-ance South 59 08 40“_. Ea_v

.%@mg-

SRANTOR HEEETH reserva@ one-eighth of. all rinerala,’ oﬂ v@umleum, asphnlt.uzn gas,,
son) snd othar h,rdro-cnrbon aubftances in, on, w:‘ohin =Jnd vnder said lancxs and evnrv
part thevecf, but witheout the right of - ntry : : :
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PR”VIPED howavef that: tbis conVEVnnca’iq ﬁﬂde and accepted on
Xpraas eaﬂdiuiona iz!

(1)) Thet sald land.\.'shall bs usad 6nly fo :t}"
siuple Famlly rw“idsnca dwallingﬂ and- priVPt

{z) Thet .231 ::mvl"r and o@i fa‘c‘li les ehan be 'Tns da the ou1ld!

That ne temporerv r94;denceq of any kind or n ntura, snaeka, trail@rs L+

shell be areeted,: nainunined or plsced on said landsy

ficor spece, ﬂxcluaive o‘ porches, patios, basemsnt, ‘cellsr and garage,:of fea

2ight hundred {809) aquarTe “eag,

{55 Thst no building shall be erectad upon said lamde Hhich shall extend close
then five (5) feed to any side bOLndary 1ine and closer thnn twenty1(20 fest
roed and to the front bcurdar; hera@f

(6} That neo_ fencas, wall
ar placad on said lands uitheut the writteﬁ conseut ‘of prnntor “her:
26ESOTS in ir,eras%,

i7v

plﬁau, canne"y
and the kaeni1g c

PRUVIDED, the® a br@ ch of any of tﬁe for=going condltio
~0'9nants shall cause tha sa*d lands’ upon which’ the breuch
thoraon (o rev e*t to the prnntor hereiu, or her succe
reversionary gh herein provided' ‘for'y and ‘the ownar’

01l have qf ber thirly (rﬁ) days written notics D’ ac& braach,
allure to esrrect or cure such breech; ith_h
Tand< ip ub@ event of any such b«

¥
sh
T

braa ch tnorﬂcv, er tha e@ncinuanca of Any such
onedied by "ﬂnwaﬂxidte or oasedings by tha ovver K-

in ralid the liem @f nﬂy morugnna ar dead o) trus*
rn‘d londs, tut sald conditions, restrietl ons, - prov #1ons and. coven nnts - shall be

on ‘and ai’fective against any owner thareof whosa title thereto is chu*red by Fore
c’ sure, trusiee’s sale or otherwise,

PROVIDED, thrt no del ay or oniqaion on the part ol the C“antor herein, or
ir interest, as owner of the reversionsry rights 'bere_ﬂ provi ided for, in 3

right, power or nedy hersin provided inm the. event of zny brssch of. the conditien
trictions. p'o igsions er covenanis herein contsined shall be construed ‘as wa;ver
rresi oF ﬂﬁmﬂl@ﬁﬁeﬂea therein,

3 2

(b(‘J
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F-*D\-"-'DEL., t
and -nvemnt«

meln in {11l Iorce snd eff‘en'%.'

ir-z ' ﬂmcribad to. tne wnhir 4nst "amem, tmd eg
Au-Ped hhﬂ Y she s::sacu u}‘@ S8R,

A TINESS my hand.-and o £ icial"'_;

Ny
o J‘_,@fx,{//

otsry Publie inand for Auid: County and:Statey . -

EATTY County Recordor
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CFOR A VALUABLE CONSIDERAT!

GEGRGE E, /HOWARD, &

}m':-ci)y GRANT(S) to ]
VALATE ©, BURT; A MARRIED YOMAN

ribed res} property in the state of. California, ¢0

41956 Grant Deed (pg 2 of 2)
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3 Creakign Deed fue Pased\ WaS3-0\-02%
Qed B

~ Z _V' = )
Recording requested by: 13‘ \\53 b@
HARGLD €, THANCELLOY (egesg uCY o Crealted

“un C AL RDUR R .
Yy EN §AILEWAMD ’ e , — . .
. b e PORECORDEDR N OFFC AL RECORDS 1
g ) FALISE 2E5, IE
FALCI I L:b 5. CALIFQRNIA o § OF LOS ANGELES CCUNTY, .
Cap M 33 UE ST
2 B )
d wh ded mail * e b e 1962
W en or .
i eth T 1 RAY E. LEE, Conty Recordes l

DOROTHY MARIE Els

phrereciriene. o @iyt pregert
(Cons'1Betacton 12705 B2AUi88:00)

GRANT DEED

For a valuable consideration, receipt of which is
hereby acknowledged,

DOROTHY MARIE ELMS, a widow,

does hereby grant to DONALD W, ELMS, a married man, as his:
sole and separate property, ”

the following described real property In the County of Los -
Angeles, State of Californla; . L

PARCEL 1:

That portion of the northeast quarter of the southeast &
Section 22, T 1 §, R 17 W, San Bernardino Meridian, In

of Los Angeles, State of California, according to the offleli
plat of sald land filed In the District Land office on Aagust.i
1896, described as follows: c

///'Beginning at a int in the center line of Las Flores Canyon
( Road, 40 fest wide, as described in deed to the County of:&i

\,  Angeles recorded March 28, 1939, as Instrument No. 1188 ial
~  book 16529 of 27 of Official Records of sald county,

| distant South 51' 20" West 104,67 feet from the easter

; terminus of that certaln center line course dascribed In-

; / deed as North 78° 51! 20" East 249.14 feet; thence South '

,FB/‘;‘ 9% 08! 40" East 39.58 feet to the beginning of a tangent curwe

j— s concave easter1¥ having a radius of 100 fest; thence southerd

/ along the arc of said curve 27.93 feet; thence tangent South

25° 08' 40" East 40.15 feet to the beginning of a tangent curve

. concave westerly having a radius of 100 feet; thence southeriy:

'\ along the arc of sald curve 38.40 feet; thence tangent Southk '

3° 08' LO* East 51,50 feet; =hence South 779 43¢ 36" West 102.50

feet to the TRUE POINT OF BEGINNING; thence South 60 T4t 308

west 247.52 feet; thence Zouth 46° 00' Q0" West 79.00 feet;

thence North 499 19t 56¢ W:st ?38.07 f?et more or less to &

polnt in the center line of sald Las Flores Can 89%% 3

x phint peing on @ curve concove to the west dé§c¥?ge&’ T ouy

Jeed to tne county of Los Anzeles as having a radius of 240
feet and a length of 599.75 feet, a radial line to saic¢ point

hearing Socth 810 12' 26" Ezst; thence norcherly along the arc -

o said curve a distance of 88,24 feet to a polint to which a

radial iine bears North 77° 431! 36" East; thence North 77° &3!

SA Tast 275,23 feet more or less to the TRUE POINT OF BEGEINRING. ™
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EXCEPT therefrom one-eighth of all mineral, oil, petro.eum,
asphaltum, gas, coal and other hydro-carbon substances in,
on, within and under sald Parcel 1, and every part the-eof,
but without the right of entry, as reserved by Elizabeth Gordon=
McCray, 2 married weman, and recorded May 23, 1955, in Book 47848,
page 55, of Official Records of said County;

ALSO EXCEPT therefrom that portion of said Parcel l“ﬂithln'salﬂA
Las Flores Canyon Road;

RESERVING UNTO the Grantor, her successors in Iinterest, and assign

{a) An easement for water storage tank or tanks and 0
facilities with a ri?ht of euntry thereon for the purposes of insts
meintaining and repairlng the same and with the further right to -
convey, license or lease the whole or any part thereof over, under
upon and along that certain parcel of land adjacent to and iying
easterly of the easterly line of sald Las Flores Canyon Road descr
as follows: o
Beginning at a point in the centerline of said Las Flores Canyon
Road, sald point being on a curve concave to the west, described.
in said deed as having 2 radlus of 240 feet and a length of

feet, a radial line to said ?oint of be?lnnlng bearing South 8}
121 26" East; thence northerly along sald arc of said cu;§9f#’°[
of 88.24 feet to & point at which a radial |ine bears North 170
36" East; thence North 779 43! 36" East 85.00 feet; thence Souther
along the arc of a curve having a radlus of 325 feet and being:
concentric with the above mantioned curve to an Intersection:wj
line bearing South 490 19! 56" East from the point of beginning
thence North 49° 194 56" West to the point of beginning. v

(b) An easement for water pipe line or conduit ?urposes with |
right of entry thereon for the purposes of installing, meinteining
and repairing the sams and with the further right to convey; dgl
or lease the whole or any part thereof over, under, ugon'andﬂ 5
certain parcel! of land w‘thln sald Parcel 1 10 feet wlde, i
line of which is described as follows:

Beginning at a point in the centerline of Las Flores Canyon Road,
40 feet wide, as described In deed to the County of Los les, .
recorded March 28, 1939, as instrument No. 1168 In book 16529, at
page 27 of Official Records of said County, said point being on a ™
curve concave to the west, described in said deed as having a radi
of 240 feet and a length of 599.75 feet, a radial line to sald po!
bearing South 819 121726" East; thence South 430 19' 56" East 406.8
feet. The sidelines of said 10 foot easement are to be shortened ¢
prolonged so as to terminate at the easterly tine of said Las Flores
Car von Ropad. *

{¢c) An easement for road and utility purposes, with a right of
e2rir. tnereon for the purposes of installing, maintalning and
repairing the séme and with tre ‘urther right to convey, llicense
or teasez the whule or any part thereof over, under, upon and along
that cartain parcel of land within sald Parcel 1 30 feet wide, tha
wonema.iact . < de line course of which is described ss follewst "%~
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Beginning at :oint in the center line of Las Flores Canyon Road
that bears South 78 51' 20" west 104,67 feet from the easterly end
of the center~-line course described as North 78° 51! 20" East :
feet in the deed to the County of Los Angeles recorced March 28,
1939, 3s Instrument No., 1168 in Book 16529, at page 27 of Offle
Records of said County; thence South 9° 08! LO" East 39.58- feat
?gginning of a tangent curve concave easterly havincg 8 redius

’ 4

feet; thence southerlz alcﬁs the arc of sald curve 27.9;'
thence South 25° 08' 40% tast 40.15 fest to the bq?lnalng“q

tangent curve concave westerly having a radius of 100 feet; t
southerly along the arc of the last mentloned 100 foot redius
38.40 fest; thence tangent Scuth 3V 08' LO" East 51.50 fest ¢
TRUE POINT OF BEGINNING; thence South 77° 43' 36" wast.lO2 ARGl
thence South 60 14! 30" West 247,52 feet; thence South &GV 0OV UG
west 208.30 feet. The northwesterly side line of sald 30 foo
easement is to be shortened or prolonged so as to terminste on g
line bearing North 49° 19' 56" West from the southwesterly. sxsrid
of the side 1ine course above described as “South 460 00% BO% &
208,30 feet™, and as to terminate on a line bearing North |
LO" West from the TRUE POINT OF BEGINNIMG,

(d) An easement and right of way over, under, and along:
said Parcel 1, said part being a strip of land 5§ feot %

of which Is coincidental with the boundaries of sald Pi
above described, which is not included in the cassment
referred to in Paraaraph {(c), to install and maintain apd gp
tetephone, :selegraph, electric light and ?ouar linas, poa
cable, and necessary cross-arms and condults, underground
sewers, water and 2as pipes and mains, with a right of antr
for the purposes of installling, malataining and repairing-t
and with the further rl?ht to convey, license, or lease the
any part of the aforesaid easement with the right of entry !

{e) Such easements as may be necessary over those parts of ss¥d
Parcel 1| herein conveyed, if any, tc construct, extend and
bridges, culverts, drainage structures, excavations amd:
slopes, with the right of entry thereon upon the said Pa

adjoining the lands above referred to in Paragraphs (), (b

(f} The right to dedicate an easement or right of way for road
purposes or to convey sald lands, described in aforesald enumers)
reserved easement, above referred to in Paragraph (c), to the Coy
of Los Angeles or other public body for acceptance thereof as a-
public reoad or street. .

PARCEL 2:

That portion of the northeast guarter of the southeast quarter of:
Section 22, T 1 S, R 17 W, San dernardinc Meridian, in the 0%
of Los Angeles, State of California, according to the officlal
slat of said land filed . in the District Land Office on August 13,

18a¢, described as foliows: -

W

[0S

ezinning at & point in the center line of Las Flores Canyon Road
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40 teet wide, described In deed to Los Angeles County, recorded
March 28, 1939, as instrument No. 1168 In book 16529 fage 27 of ]
Official Records of said county at the westerly extremity of that
center line course described {n said deed as “North 780 51' 20" Easg
249.14 feer"; thence North 780 51! 20" East along sald center line
144,47 feet; thence leaving sald center line, South 9° 08' 40" East
39.58 feet to the beginning of & tangent curve concave to the sast.
having a radius of 1 feet; thence southerly along the arc of sajlé
curve 27,93 feet; thence tangent South 25° 0B' 40" East 40,15 feet.
to the beginning of a tangent curve concave westerly having & rldtuf
of 100 feet; thence southerly along said curve 38.40 feet; thence
tangent Scuth 3° 08' 40" East 51,50 feet; thence South 770 43 36%
west 92.50 feet; thence North 479 08' 24" wWest 148,28 feet;‘;hence _

North 99 30' 43" East 82,46 feet more or less to the !
EXCEPT therefrom one-eighth of all mineral, oil, petroieum asphaltum,.
gas, coal and other hydro-carbon substances in, on, within and usfor
said Parcel 2, and every part thereof, but without the right of ¢
as reserved by Elizabeth Gordon-McCray, a married woman, and reco

gay 23, 1955, in Book 47848, page 55, of Official Records of sald®
cunty;

ALSO EXCEPT therefrom that portion of said Parcel 2 within sald Las
Flores Canyon Road; R

RESERVING UNTO THE Grantor, her successors in Interest, and assignsy

(a) An easement for road and utility purposes, with a right of
entry thereon for the purposes of lastall , malntaining and .
repairing the same and with the furthar right to convey, licanss-

o' lease the whole or an ﬁart thereof ovar, under, u?on and alongix
certain Parcel of land within said Parcel 2 30 feet wlide, the .
line course of which is described as follows:

3eainning at a point in the center )line of Las Flores Canyon Road
that bears South 78° 51120" West 104#.67 feet from the easterly.e
the center-line course dascribed as Morth 78° 51 20" East 209;1
feet in the deed to the Courm{ of Los Angeles recorded March 28,
1939, as Instrument No. 1168 in Book 16529, at page 27 of Official
Records of said Councy; thence South §° 08! 40" East 39.58 feet o

beginning of a tangent curve concave easterly having a radius of
‘00 feet; thencs southerly alonks the arc of sald curve 27.93 feet;
thence South 259 08' 40" tast 40,15 feet to the beginning of a tangd
curve concave westerly having a radius of 100 feet; thence southerly
along the arc of the last mentioned 100 foot radius curve 38.40 Feely
thence South 30 08' 40" East 8.02 fzet to the bea!nning of a tangent:
curve concave northeasterly having a radius of 100 feet; thence south=.
easterly along the arc of Yast meat:oned 100 foot radius curve 82,03
feer; thence South 50° 08' 40" East 83.67 feet to the beginning of & .

tangent curve concave southwest having a radius of 100 feet; thance
s>ytreasterly along said curve 43,63 feet; thence tangent South 259
03" 40" fast 95,20 feet to the begirning of a tangent curve westearly
*aviny a radiss of 100 feet; thence southeasteriy along the arc of
$53:3 Zoree 3%,91 feaet:; thence tangest South 59 QOB' LOM East 115.00

B

—zuFpdses OF TE Convey sald | :"n’d_s' .—dais_é_r— ;b;: r:g r::g;ei: )f d,:g“?“.“
rast sements, above referred to i !
11'3%&?;?33 of Los Angeles nr other public body for acceptancs
cmereci 3s a public road or street.

i £ a i jotns
HICEXKD T. ELMS, wife of the Grantee herein, |
13 "'—aﬂtorj{?ni.(‘;.h]s Deed in order tc vest title im ODONALD W. ELMS,
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a married man as hls separate property.

DATED: (&2 laar A & . 1962.
/:.l

$S.

On ) , 1962, bafors me;
undersigned, é'NotarEAFﬁBllc Tn and for sald County and State,
personally appeared DOROTHY MARIE ELMS, known to me to be the -
person whose name is subscribed to the within instrument and’
acknowledged that she executed the same, "

WITNESS my hand and ©

clal seal
7 iy iaa. Yo ing

NOJARY B n and
sald cournity and state,

e i e

[EEEIRTRT .
v ¥ LD et D0 .

oo ted States Amel Sorcss

o, Tmrmang, S0 1e3) Y Yorces

. SN T OCASSE, e A0t underaianad 2fTicer, 4o !
it o thig 2R day of Aagust 19 62, belsra =a
Toeoarst Lrs. TS T LTS , whosa
?"? iarrisa cArcle i, albyquergue, Vg » and
MR e geayse of a4 U, 5, Armed Corces merher
Ty ien ~Y rarson who is lasc=ibed in, whose nam: i3 subscribad

crosomievt ant executard the foregoling instrument, and having Jipst
©nt the rantanta tharac, he serswmally acknowlodged to ne

aa vic o, Trae

v ey
N .

v

aasiderytioans

date 38 Lhia -

audg.
Jisgsen
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Chronology of Lot Creation

FOR. N.I/2,SE.I/4, SEC.22 _ %l
g
g

Lovddn
R '#sw.e-

« @resoT

e SEITHE w3 e NS, SEHE
A G N ER " SEN

e = Parent Parcel — Created by Grant Deed in 1955
e = Subsequent Parent Parcel — Created by Grant Deed in 1956
e = Subject Parcel — Created by Grant Deed in 1962

EXHIBIT 19
Permit 4-09-037
Chronology of Lot Creation



kbrown
Text Box
EXHIBIT 19
Permit 4-09-037
Chronology of Lot Creation




