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SUMMARY OF STAFF RECOMMENDATION 
 
The staff recommends that the Commission determine that a substantial issue exists with 
respect to the grounds on which appeal number A-5-DRL-14-0023 has been filed, because the 
location of the antennas and associated telecommunications equipment could adversely affect 
public views to the shoreline by restricting those views and compounding visual clutter in the 
area.  See Page Two for the motion to make the substantial issue determination. 
 
At this time, all that is before the Commission is the question of substantial issue.  The Commission’s 
role at the “substantial issue” phase of an appeal is to decide whether the appeal of the local 
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government action raises a substantial issue as to conformity with the Chapter 3 policies of the Coastal 
Act.  
 
The Commission will not take public testimony during this phase of the appeal hearing unless at 
least three commissioners request it.  If the Commission finds that the appeal raises a substantial 
issue, it will schedule the de novo phase of the hearing for a future meeting, during which it will 
take public testimony.  Written comments may be submitted to the Commission during either phase 
of the hearing. 
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I. MOTION AND RESOLUTION 
 
Staff recommends a NO vote on the following motion: 
 
 MOTION: “I move that the Commission determine that Appeal No. A-5-DLR-14-0023 

raises no substantial issue with respect to conformity of the local approval 
with the policies of Chapter 3 of the Coastal Act.” 

 
Failure of the motion will result in a de novo hearing on the application and adoption of the 
following resolution and findings.  A majority of the Commissioners present is required to pass 
the motion. 
 

RESOLUTION: “The Commission hereby finds that Appeal No. A-5-DLR-14-0023 
presents a substantial issue with respect to the grounds on which the 
appeal has been filed under § 30603 of the Coastal Act regarding 
consistency with the visual resource policies of the Coastal Act.” 
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II. APPELLANT’S CONTENTIONS 
 
On March 12, 2014 the City of Los Angeles Department of Public Works approved Local 
Coastal Development Permit No. 13-05 to allow the installation and operation of antennas and 
associated equipment for the Verizon Wireless telecommunications network.  The grounds for 
the appeal filed by the Executive Director of the California Coastal Commission on April 24, 
2014 are: 
 

• Scenic and Visual Quality of Coastal Areas.  Section 30251 of the Coastal Act 
protects the scenic and visual qualities of coastal areas.  The project site, Vista Del 
Mar, is a scenic highway that provides public views of the shoreline.  The City-
approved development may adversely affect public views and could prejudice the 
City’s ability to prepare a Local Coastal Program (LCP): 
 

III. LOCAL GOVERNMENT ACTION 
 
On March 12, 2014, after a public hearing on February 25, 2014, the City of Los Angeles 
approved Local Coastal Development Permit No. 13-05. 
 
The City’s Notice of Final Local Action for the approval of the Local Coastal Development 
Permit No. 13-05 was received in the South Coast District Office in Long Beach on March 26, 
2014, and the Commission's required twenty working-day appeal period commenced.  The 
appeal by the Executive Director was filed on April 24, 2014 in the South Coast District Office.  
The Commission's twenty working-day appeal period ended on April 24, 2014, with no other 
appeals filed. 
 
 
IV. APPEAL PROCEDURES 
 
Section 30600(b) of the Coastal Act provides that prior to certification of its Local Coastal 
Program (LCP), a local jurisdiction may, with respect to development within its area of 
jurisdiction in the coastal zone and consistent with the provisions of Sections 30604, 30620 and 
30620.5, establish procedures for the filing, processing, review, modification, approval or denial 
of a coastal development permit.  Pursuant to this provision, the City of Los Angeles developed a 
permit program in 1978 to exercise its option to issue local coastal development permits.  
Sections 13301-13325 of Title 14 of the California Code of Regulations provide procedures for 
issuance and appeals of locally issued coastal development permits.  Section 30602 of the 
Coastal Act allows any action by a local government on a coastal development permit 
application evaluated under Section 30600(b) to be appealed to the Commission.  The standard 
of review for such an appeal is the Chapter 3 policies of the Coastal Act.  [Cal. Pub. Res. Code 
§§ 30200 and 30604.] 
 
After a final local action on a local coastal development permit application, the Coastal 
Commission must be noticed within five days of the decision.  After receipt of such a notice 
which contains all the required information, a twenty working-day appeal period begins during 
which any person, including the applicant, the Executive Director, or any two members of the 
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Commission, may appeal the local decision to the Coastal Commission.  [Cal. Pub. Res. Code § 
30602.]  As provided under section 13318 of Title 14 of the California Code of Regulations, the 
appellant must conform to the procedures for filing an appeal as required under section 13111 of 
Title 14 of the California Code of Regulations, including the specific grounds for appeal and a 
summary of the significant question raised by the appeal. 
 
The action currently before the Commission is to find whether there is a "substantial issue" or 
"no substantial issue" raised by the appeal of the local approval of the proposed project.  Sections 
30621 and 30625(b)(1) of the Coastal Act require a de novo hearing of the appealed project 
unless the Commission determines that no substantial issue exists with respect to the grounds for 
appeal. 
 
Commission staff recommends a finding of substantial issue.  If the Commission decides that the 
appellants’ contentions raise no substantial issue as to conformity with Chapter 3 of the Coastal 
Act, the action of the local government becomes final.  Alternatively, if the Commission finds 
that a substantial issue exists with respect to the conformity of the action of the local government 
with the Chapter 3 policies of the Coastal Act, the local coastal development permit is voided 
and the Commission typically continues the public hearing to a later date in order to review the 
coastal development permit as a de novo matter.  [Cal. Pub. Res. Code §§ 30621 and 30625.]  
Section 13321 of the Coastal Commission regulations specifies that de novo actions will be 
heard according to the procedures outlined in Sections 13114 and 13057-13096 of the 
Commission’s regulations. 
 
If there is no motion from the Commission to find no substantial issue, it will be presumed that 
the appeal raises a substantial issue and the Commission will schedule the de novo phase of the 
public hearing on the merits of the application at a subsequent Commission hearing 
(concurrently with the dual permit application no. 5-14-0628).  A de novo public hearing on the 
merits of the application uses the Chapter 3 policies of the Coastal Act.  Sections 13110-13120 
of Title 14 of the California Code of Regulations further explain the appeal hearing process. 
 
If the Commission decides to hear arguments and vote on the substantial issue question, 
proponents and opponents will have three minutes per side to address whether the appeal raises a 
substantial issue.  The only persons qualified to testify before the Commission at the substantial 
issue portion of the appeal process are the applicant, persons who opposed the application before 
the local government (or their representatives), and the local government.  Testimony from other 
persons must be submitted in writing.  The Commission will then vote on the substantial issue 
matter.  It takes a majority of Commissioners present to find that the grounds for the appeal raise 
no substantial issue. 
 
V. DUAL PERMIT JURISDICTION AREA 
 
Within the areas specified in Section 30601, which is known in the City of Los Angeles permit 
program as the Dual Permit Jurisdiction area, the Coastal Act requires that any development 
which receives a local coastal development permit also obtain a second (or “dual”) coastal 
development permit from the Coastal Commission.  The Commission's standard of review for 
the proposed development in the Dual Permit Jurisdiction area is the Chapter 3 policies of the 
Coastal Act.  For projects located inland of the areas identified in Section 30601 (i.e., projects in 
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the Single Permit Jurisdiction), the City of Los Angeles local coastal development permit is the 
only coastal development permit required. 
 
As a result of the project site being located within three hundred feet of the beach, the proposed 
development is located within the Dual Permit Jurisdiction.  On April 8, 2014, the applicant 
submitted the required “dual” Coastal Commission coastal development permit application 
(Application No. 5-14-0628) for Commission review and action. 
 
In regards to this appeal, if the Commission finds that a substantial issue exists in regards to the 
City's approval of the Local Coastal Development Permit No. 13-05, the subsequent de novo 
action on the local coastal development permit will be combined with the required “dual” 
Coastal Commission coastal development permit application.  The matter will not be referred 
back to the local government. 
 
On the other hand, if the Commission finds that no substantial issue exists in regards to the City's 
approval of the local coastal development permit, then the local coastal development permit 
approved by the City will be final, and the Commission will act on the required “dual” Coastal 
Commission coastal development permit as a separate agenda item at a future meeting. 
 
In order to minimize duplication, Commission staff intends to combine the de novo permit action 
for this appeal (if the Commission finds that a substantial issue exists) and required “dual” 
Coastal Commission coastal development permit application into one staff report and one 
hearing for concurrent Commission action at a future Commission meeting. 
 
 
VI.   FINDINGS AND DECLARATIONS 
 
A.   PROJECT DESCRIPTION AND LOCATION 

 
The proposed project site is located within a utility easement in the public right-of-way, on the 
seaward (west) side of Vista Del Mar, near the three-way intersection of Vista Del Mar, Vista Del 
Mar Lane, and Waterview Street in the community of Playa del Rey, Los Angeles.  This location is 
within the Dual Permit Jurisdiction of the Coastal Zone. 
 
According to the City’s staff report, Vista Del Mar, in the vicinity of the proposed project site, is 
designated as a Scenic Highway in the Transportation Element of the General Plan for the City of 
Los Angeles.  The area to the east of the proposed project site is a developed residential area, and 
the area to the West of Vista Del Mar is a vegetated slope which leads down to the beach and the 
ocean.  The slope is within the public right-of-way and the beach is zoned as an open space area.  
The slope below the proposed project site is developed with an approximately 50-unit, two-story 
condominium  complex.  The three-way intersection of Vista Del Mar, Vista Del Mar Lane, and 
Waterview Street contains four existing street lights, each supporting a traffic signal. 
 
City of Los Angeles Local Coastal Development Permit No. 13-05 permits the  replacement of an 
existing 27-foot light pole with a new light pole of the same height; addition of two (57” X 17” X 
7”) panel antennas, which will be flush-mounted to the pole; installation of a 4’(D) X 3’ (L) X 2’ 
(W) underground splice vault approximately 10 feet south of the new pole; construction of a 20’(D) 



A-5-DRL-14-0023 (Verizon Wireless) 
 
 

6 
 

X 18’(L) X 8” (W) underground vault with a three square foot access hatch at ground level; 
construction of two 42” high ventilation stacks north of the new vault that will connect to the 
underground vault; and construction of a 48” high electrical meter pedestal south of the vault.  The 
pole and both underground vaults would be connected by wiring housed in an underground conduit.  
Native, drought-tolerant shrubs would be planted to shield the ventilation stacks and the electrical 
meter pedestal from view. 
 
B.  FACTORS TO BE CONSIDERED IN SUBSTANTIAL ISSUE ANALYSIS 
 
Section 30625(b)(1) of the Coastal Act states that the Commission shall hear an appeal of a local 
government action carried out pursuant to Section 30600(b) unless it finds that no substantial issue 
exists as to conformity with Chapter 3 of the Coastal Act.  The term ”substantial issue” is not defined in 
the Coastal Act or its implementing regulations.  Section 13115(b) of the Commission’s regulations 
simply indicates that the Commission will hear an appeal unless it “finds that the appeal raises no 
significant question.”  In previous decisions on appeals, the Commission has been guided by the 
following factors: 

1. The degree of factual and legal support for the local government’s decision that the 
development is consistent or inconsistent with the relevant provisions of the Coastal Act; 

 
2. The extent and scope of the development as approved or denied by the local government; 

 
3. The significance of the coastal resources affected by the decision; 

 
4. The precedential value of the local government’s decision for future interpretations of its 

LCP; and, 
 

5. Whether the appeal raises local issues, or those of regional or statewide significance. 
 
Even when the Commission chooses not to hear an appeal, appellants nevertheless may obtain judicial 
review of the local government’s coastal permit decision by filing petition for a writ of mandate 
pursuant to Code of Civil Procedure, Section 1094.5. 
 
Staff is recommending that the Commission find that a substantial issue exists with respect to whether 
the local government action conforms with the provisions of Chapter 3 of the Coastal Act for the reasons 
set forth below. 
 
C. SUBSTANTIAL ISSUE ANALYSIS 
 
As stated in Section III of this report, the grounds for an appeal of a coastal development permit 
application acted on by the local government prior to certification of its Local Coastal Program (LCP) 
are the Chapter 3 policies of the Coastal Act.  Any such local government coastal development permit 
may be appealed to the Commission.  The Commission shall hear an appeal unless it determines that no 
substantial issue exists as to conformity with the Chapter 3 policies of the Coastal Act.  In this case, staff 
has recommended that the Commission concur with staff’s conclusion that a substantial issue exists. 
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The grounds for this appeal relate primarily to the proposed project’s potential adverse impacts 
to visual resources.  The project, as approved by the City, will be located on the seaward (west) 
side of Vista Del Mar, directly within public views of the coast. 
 
Only with careful review of the proposed project can the Commission ensure that the proposed 
project will not adversely affect views of the coast.  If it finds that a substantial issue exits, the 
Commission will have the opportunity to review and act on the proposed project at the 
subsequent de novo hearing. 
 
The Commission’s standard of review for determining whether to hear the appeal is only whether the 
appeal raises a substantial issue as to conformity with Chapter 3 of the Coastal Act (hereinafter “Chapter 
3”).  Cal. Pub. Res. Code § 30625(b)(1); 14 C.C.R. § 13321.  The Commission’s decision will be guided 
by the factors listed in the previous section of this report (B. Factors to be Considered in Substantial 
Issue Analysis). 
 
This appeal raises a substantial issue as to conformity with Chapter 3 of the Coastal Act (Cal. Pub. Res. 
Code §§ 30200-30265.5).1  The Notice of Decision on Local Coastal Development Permit 13-05 and 
accompanying Final Staff Report issued by the City of Los Angeles states that the City applied the 
policies of Chapter 3 and concluded, in part, that the development, as proposed, would be consistent 
with Section 30251 of the Coastal Act.  Section 30251 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. 

 
Commission staff, however, asserts that by finding that no adverse impacts to scenic and visual qualities 
of the coastal area are expected, the City failed to appropriately interpret Section 30251.  In addition, the 
City’s approval deviates from Commission precedent on this issue.  The Commission has been 
concerned with the cumulative impacts on visual resources created by the proliferation of 
telecommunications equipment as indicated by Coastal Development Permits: 1) 5-07-375 (T-Mobile); 
2) 5-92-415 (Los Angeles Cellular Telephone Co.); 3) 5-97-130 (Los Angeles Cellular); and 4) 4-08-035 
(AT&T Mobility).  And, as demand for wireless communications facilities increases, it is likely that 
other service providers will be interested in placing additional telecommunications structures or 
equipment in the area.  Accordingly, the Commission has required similar facilities to be the least 
visually intrusive alternative, and has permitted such proposed development only if those facilities 
cannot otherwise be co-located on an existing site or placed at an alternative location.   
 
Applying the five factors listed in the prior section clarifies that the appeal raises a “substantial” issue 
with respect to Chapter 3, and therefore, meets the substantiality standard of Section 30265(b)(1), 

                                                 
1 Unless otherwise indicated, all subsequent statutory references are to sections within the Coastal Act.  Cal. Pub. Res. Code 
§§ 30000 et seq. 
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because the nature of the proposed project and the local government action are potentially inconsistent 
with the Chapter 3 policies. 
 
The first factor is the degree of factual and legal support for the local government’s decision that the 
development is consistent or inconsistent with the relevant provisions of the Coastal Act.  As indicated 
above, the City’s conclusion was not supported by substantial evidence.  The proposed development 
could potentially obstruct views of the coast and degrade visual resources along Vista Del Mar, because 
the antennas and additional equipment adds to, and therefore, compounds the existing clutter in the 
viewshed.  In order to adequately address the impacts on visual resources presented here, additional 
information should be provided, which justifies the need to locate Verizon’s telecommunications 
equipment in this particular location.  Such additional information should include, but is not limited to, a 
signal coverage map which indicates wireless signal strength in the area, as well as an alternative site 
analysis.  The requested information is essential in order to properly determine the appropriate location 
for Verizon’s telecommunications equipment so as to avoid adverse impacts to visual resources. 

   
The second factor is the extent and scope of the development as approved or denied by the local 
government.  Here, the proposed development approved by the local government is installation and 
operation of antennas and associated equipment for the Verizon Wireless telecommunications network.  
Telecommunications equipment is not a type of development that is prioritized by the policies of 
Chapter 3.  Since the scope or extent of the development is limited to the antennas and associated 
equipment, a finding that a substantial issue exists – and possible denial of a Coastal Development 
Permit – would not impact any facilities otherwise promoted by Chapter 3 of the Coastal Act.  
 
The third factor is the significance of the coastal resources affected by the decision.  Again, because the 
City – as the local decision-making authority – approved a local coastal development permit, declining 
to accept this appeal could result in adverse impacts to coastal views.  
 
The fourth factor is the precedential value of the local government’s decision for future interpretations 
of its LCP.  Although the City does not currently have a certified LCP, as previously discussed, this 
decision could nevertheless have a precedential impact on future decisions under this governing 
standard.  The City’s approval of the proposed project is inconsistent with established precedent 
regarding location of the development as it relates to Coastal Act policies pertaining to the minimization 
of impacts to visual resources.   Approval of the proposed project without proper review of impacts 
would not only set a bad precedent, but would also likely prejudice the ability of the City to prepare a 
local coastal program that is in conformity with Chapter 3 of the Coastal Act. 
 
The final factor is whether the appeal raises local issues, or those of regional or statewide significance.  
Proper siting of development along coastal bluffs and minimizing impacts to visual resources are 
important statewide issues.  Accordingly, the appeal of the City’s approval does raise issues of regional 
or statewide significance because, as previously stated, the City’s approval is inconsistent with 
Commission precedent concerning the potential impact to visual resources created by similar 
development proposals. 
 
In conclusion, based on the City’s staff report, Commission staff recommends that a substantial issue 
exists as to the City’s finding that the proposed development complies with Chapter 3 of the Coastal 
Act, and subsequent approval of the local coastal development permit for Verizon’s telecommunications 
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equipment.  Therefore, Commission staff recommends that the Commission find that the appeal raises a 
substantial issue as to conformity with Chapter 3 policies. 
 
 
 

APPENDIX A 

Substantive File Documents: City of Los Angeles Notice of Decision on Local Coastal 
Development Permit No. 13-05; Coastal Development Permit Application File No. 5-14-0628. 
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