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APPEAL FROM COASTAL PERMIT CALIFORNIA
DECISION OF LOCAL GOVERNMINETAL COMMISSION

SECTION 1. Appellant(s)
Narme, mailing address and telephone number of appellant(s):
Coastal Commissioner Executive Director

200 Oceangate, Suite 1000
Long Beach, CA 90802 (562) 590-5071

SECTION II. Decision Being Appealed

1. Name of local/port government: City of Los Angeles

2. Brief description of development being appealed: Construction of a 33-foot 7-inch
high, 9,310 sq. ft. single-family residence on a caisson foundation including a
basement and an attached 851 sq. ft. three-car garage on a 33,194 sq. ft. lot with
retaining walls and 3,880 sq. ft. of grading.

3. Development's location (street address, assessor's parcel no., cross street, etc.):
14904 West Corona del Mar, Pacific Palisades, City of Los Angeles, Los
. Angeles County. APN#4411029002 :

4. Description of decision being appealed:

a. Approval; no special conditions:

b. Approval with special conditions: XX

C. Denial:

NOTE: For jurisdictions with a total LCP, denial decisions by a local government cannot
be appealed unless the development is a major energy or public works project.
Denial decisions by port governments are not appealable.
TO BE COMPLETED BY COMMISSION:
APPEAL NO: O\ a0\ oo 0N
DATE FILED: D-\S -\

DISTRICT: South Coast
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5. Decision being appealed was made by (check one):

a. Planning Director/Zoning Administrator:_XX
b. City Council/Board of Supervisors:
C. Planning Commission:
d. Other:
6. Date of local government's decision:_December 30, 2016
7. Local government's file number:_DIR-2016-1377-CDP-MEL
SECTION IILI. Identification of Other Interested Persons

Give the names and addresses of the following parties.
(Use additional paper as necessary.)

1. Name and mailing address of permit applicant:
John Janick, MBJJ LLC
21300 Victory Boulevard
Woodland Hills, CA 91367

2. Names and mailing addresses as available of those who testified (either verbally
or in writing) at the city/county/port hearing(s). Include other parties which you
know to be interested and should receive notice of this appeal.

a. John Parker, Project Representative, Pacific Crest Consultants
2197 Stacy Lane, Camarillo, CA 93012

b. Marc Welch, Project Architect
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SECTION V. Reasons Supporting This Appeal

Note: Appeals of local government Coastal Permit decisions are limited by a variety of factors
and requirements of the Coastal Act. Please review the appeal information sheet for
assistance in completing this section, which continues on the next page. Please state
briefly your reasons for this appeal. Include a summary description of Local Coastal
Program, Land Use Plan, or Port Master Plan policies and requirements in which you
believe the project is inconsistent and the reasons the decision warrants a new hearing.
(Use additional paper as necessary.)

Coastal Act Section 30240 (b) states:

Development in areas adjacent to environmentally sensitive habitat areas and parks and
recreation areas shall be sited and designed to prevent impacts which would significantly
degrade those areas, and shall be compatible with the continuance of those habitat and
recreation areas.

Coastal Act Section 30251 states in part:

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 public 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.

Coastal Act Section 30253 states in part:
New development shall do all of the following:
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.

(b) Assure stability and structural integrity, and integrity, and neither create nor
contribute significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective devices that would
substantially alter natural landforms along bluffs and cliffs.

Development on a coastal bluff is inherently dangerous due to the potential for bluff failure.
Bluff development poses potential adverse impacts to the geologic stability of bluffs and the
stability of residential and ancillary structures. The proposed project is located on Corona del
Mar, an approximately 150- foot high bluff top site, inland of Pacific Coast Highway, in the
Pacific Palisades area of the City of Los Angeles. The subject coastal bluff is highly visible from
Pacific Coast Highway and the beach below. It is an integral part of the vast public views to and
along the coast.

The City’s Geology and Soils Report Approval Letter (LOG # 83320-01), dated February 24,
2016, states that ““... the site is situated on top of a coastal bluff slope where a previously existing
residence was damaged due to the 1994 Northridge Earthquake and subsequently regmoyeeh T1®mmission
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elevation [of the] lot was lowered about 13 feet by exporting soil...” Lowering the 31,194 sq. ft.
bluff top lot by 13 feet would require a coastal development permit that would analyze the
impacts of the grading on coastal resources and ensure that it is consistent with the hazards and
the scenic and visual resource policies of the Coastal Act. The City provided no such evidence
that a coastal development permit was approved or issued for the previous grading of the lot and
no such permits exist in the Coastal Commission’s records. As such, the City should have
acknowledged that deficiency and treated the applicant’s project as an after-the-fact request that
included the previous grading of the lot and completed an analysis of the impacts that the grading
had on the relevant coastal resources. The City took no such action. Therefore, the City’s
approval is inadequate and an analysis of the impacts that the unpermitted grading had on coastal
resources in the area must be conducted in observation of Coastal Act Sections 30240, 30251,
and 30253. As such, the City’s action is lacking legal support and raises a substantial issue.

Additionally, the City’s approval includes development within ten feet of the bluff edge,
including retaining walls and hardscaping. Past Commission actions have limited development
within ten feet of the bluff edge to landscaping to minimize erosion and reduce the potential for
hardscape falling down the bluff. This limitation is in observation of geologic hazards including
incremental and episodic erosion and other irregular geologic events. The City failed to provide
justification for the development within ten feet of the coastal bluff. As such, the City’s action
raises a substantial issue with regard to the coastal resources affected by the City’s action.

Furthermore, the City’s Planning Department Advisory Agency approved a lot line adjustment.
The local coastal development permit does not include the lot line adjustment. Before a single-
family residence can be approved on the lot, the lot line adjustment needs to be approved through
the City’s coastal development permit process.
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

'SECTION V. Certification

The information and facts stated above are correct,to the best of my/our knowledge.

Nteea o

Signature of Appellant(s) or A&horized Agent
Date: 3 / /0 // 7
. ! 1

Note: If signed by agent, appellant(s) must also sign below.

Section V1. Agent Authorization -

I/We hereby authorize ,
to act as my/our representative and to bind me/us in all matters concerning this appeal.

Signature of Appellant(s)

Date:

Coastal Commission
Exhibit 3
A-5-PPL-17-0007

| Page 5 of 5




	Exhibits_Cover_Page.pdf
	AllExhibits.pdf
	EX 1.pdf
	Ex 1.1.pdf
	Ex 1.2.pdf

	EX 2.pdf
	EX 3.pdf
	A-5-PPL-17-0007 APPEAL.pdf
	DECISION OF LOCAL GOVERNMENT
	APPEAL NO:
	DATE FILED:
	DISTRICT:  South Coast

	Exhibit 3.pdf





