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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

SOUTH COAST DISTRICT OFFICE

200 OCEANGATE, 10TH FLOOR

LONG BEACH, CALIFORNIA 90802-4416
(562) 590-5071 FAX (562) 590-5084

WWW.COASTAL.CA.GOV

COMMISSION NOTIFICATION OF APPEAL

May 25, 2018

To: Cecilia Lamas
West Los Angeles Area Planning Commission
200 N. Spring Street, Room 532

Los Angeles, CA 90012 1 103
From: Charles Posner
Re: Commission Appeal No. A-5-PPL-18-0035

Please be advised that the coastal development permit decision described below has been appealed to the California
Coastal Commission pursuant to Public Resources Code Sections 30603 and 30625. Therefore, the decision has been
stayed pending Commission action on the appeal pursuant to the Public Resources Code Section 30623.

LOCAL PERMIT #: ZA-2017-2170-ELD-CDP-SPR-1A
APPLICANT: Palisades Drive, LP, Attn: Rony Shram
DESCRIPTION: Appeal of Local CDP for construction of a 4-story, 45-ft. high, 64,646 sq. ft.

Eldercare Facility, with 82 guest rooms, including 19,308 cu. yds. of
exported graded material, on a vacant lot

LOCATION: 1525 & 1533 N. Palisades Dr. (and 17310 & 17320 W. Vereda de la
Montura), Pacific Palisades, City of Los Angeles, Los Angeles County

LOCAL DECISION: Approval; No Special Conditions

APPELLANTS:

Barbara Kohn, Tim Cannella, Nousha Soofi-Mashkouri and Nima Mashkouri, Naum Pisky, Behzad Emad and Deanna
Gale Emad, Joda and Jody Margulies, Linda and Geoffrey Symcox, Susan Oppong, Larry Larson, Liza Sammuels, Susan
A. Yeck, William Perkins, Bobby and Elena Ashrafi, Guler Padoett, Robin Spencer, Batsheva Spector, Jonathan and
Maria Klar, Aileen Haugh, Alison Williams, Arthur Hoyle and Miriam Baer, Diane and Kimberly Bleak, Donna
Vaccarino, Kristen Abcahan and Kristen Abraham, Liana Martin, Lisette Kremer, Melanie Bouer, Richard and Anna
Aaron, Sarah Conner, Susan Stone, Alexandra and John Marcus Jackson, Alice Lewis, Barry DuRon, Benjamin
Wallfish, Jan Ostendorf, Sangermano Ellen, lleana Zapatero, Ilene Koenig, Jeanne W. Ruderman, Lev Altshuler, Laurie
Levin, Matthew Grinsfelder and Victoria Collison, Rachael Smith and Dean Grinsfelder, Robert Brady, Amy Wecker,
Wan-Yi Sweeting, Jennie Ostendorf, John O'reilly, Janice Amar, Andrew Feng, Brett Harwin and Harwin Michelle,
Vicky and Bruce Rosin, Carey Roth, Richard, Luke, Edward, and Hannah Kim, Fariba Habibi and Farrokh
Habibi-Ashrafi, Alexandra, Kathryn, Dennis, and Helen Gaskin, David Scharf, Alan Dreyfuss, Yolanda Gardia, Mark
Ryavec, Massiano Ludovisi, Ness Moadeb, Judid Moadeb, Sandor Fischl, Alisa Gabay, Keith and Lorena Craven, Julie
Fasteau, Joe and Arline Halper, Joanne Lou, Antoinette Reec, Jennifer and Gregg Champion, Chuck Foster and Pamela
Nye, Sion, Beverly, and Dan Louks, Jana and Sam Gustman, Nathalie Reishman, Mary Beetly, Michek Burnur, Megan
Barnum, Lili Geller, Shaylah O'Connor and Shannon Newell, Josette Sai, Robert T. and Sandra L. Flick, Caroline and
Ron Kemalyan, Vicki Huth, Tom Rapier and Roberta Hollander, Michael and Kirsten Schaefer, Marianne and Friedrich
Kastner, Philip and Elisabeth Alford, Alexandra Paul and lan Murray, Jay, Alicia, and Brook Dougherty, Katie Whorrall,
Gaby and Rachel Amar, Carol Taubman, Nicole and Steven Proto, Ted Docter, Pacific Palisades Residents Association,
Inc., Pacific Palisades Residents Association, Inc., c/o Law Office of Thomas M. Donovan, Riccardo and Janis Gallo,
Norman Parker, Dean Semler, Donna Gavin and Norman Neofotist, Melinda Ramm, Evan and Erica Fisher, Gordon
Gerson and Shannon Colmenares, Harris and Deborah Leven, Jeffry A. Grossman, John and Anita Jenkins, John Wild,
Joie Marie Gallo, Lucy Kerner, Malissa Johnson and Saad Javed, Maneli Mansoori and Richard Hart, Peter and
Elisabeth Shakarian, Ralph and Karen Gidwitz, Danilo Kawasaki and Wendy Arneill, Alli and Conrad Solum, Christine
Buyny and David Haynie, Edith and James Kinloch, Suzanne Myer, Stuart Rutkin
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Page 2
COMMISSION NOTIFICATION OF APPEAL

DATE APPEAL FILED: 05/23/2018

The Commission appeal number assigned to this appeal is A-5-PPL-18-0035. The Commission hearing
date has not been scheduled at this time. Within 5 working days of receipt of this Commission
Notification of Appeal, copies of all relevant documents and materials used in the City of Los Angeles's
consideration of this coastal development permit must be delivered to the South Coast District Office of
the Coastal Commission (California Administrative Code Section 13112). Please include copies of plans,
relevant photographs, staff reports and related documents, findings (if not already forwarded), all
correspondence, and a list, with addresses, of all who provided verbal testimony.

cc. Jeffer Mangels Butler & Mitchell, LLP, Attn: Kevin K. McDonnell, Esqg., Palisades Drive, LP, Attn: Rony Shram,
Luna & Glushon, Attn: Robert Glushon, Esq., Luna & Glushon, Attn: Kristina Kropp, Esg., Concilmember Mike Bonin,
Barbara Kohn, Tim Cannella, Nousha Soofi-Mashkouri and Nima Mashkouri, Naum Pisky, Behzad Emad and Deanna
Gale Emad, Joda and Jody Margulies, Linda and Geoffrey Symcox, Susan Oppong, Larry Larson, Liza Sammuels,
Susan A. Yeck, William Perkins, Bobby and Elena Ashrafi, Guler Padoett, Robin Spencer, Batsheva Spector, Jonathan
and Maria Klar, Aileen Haugh, Alison Williams, Arthur Hoyle and Miriam Baer, Diane and Kimberly Bleak, Donna
Vaccarino, Kristen Abcahan and Kristen Abraham, Liana Martin, Lisette Kremer, Melanie Bouer, Richard and Anna
Aaron, Sarah Conner, Susan Stone, Alexandra and John Marcus Jackson, Alice Lewis, Barry DuRon, Benjamin
Wallfish, Jan Ostendorf, Sangermano Ellen, lleana Zapatero, llene Koenig, Jeanne W. Ruderman, Lev Altshuler, Laurie
Levin, Matthew Grinsfelder and Victoria Collison, Rachael Smith and Dean Grinsfelder, Robert Brady, Amy Wecker,
Wan-Yi Sweeting, Jennie Ostendorf, John O'reilly, Janice Amar, Andrew Feng, Brett Harwin and Harwin Michelle,
Vicky and Bruce Rosin, Carey Roth, Richard, Luke, Edward, and Hannah Kim, Fariba Habibi and Farrokh
Habibi-Ashrafi, Alexandra, Kathryn, Dennis, and Helen Gaskin, David Scharf, Alan Dreyfuss, Yolanda Gardia, Mark
Ryavec, Massiano Ludovisi, Ness Moadeb, Judid Moadeb, Sandor Fischl, Alisa Gabay, Keith and Lorena Craven, Julie
Fasteau, Joe and Arline Halper, Joanne Lou, Antoinette Reec, Jennifer and Gregg Champion, Chuck Foster and Pamela
Nye, Sion, Beverly, and Dan Louks, Jana and Sam Gustman, Nathalie Reishman, Mary Beetly, Michek Burnur, Megan
Barnum, Lili Geller, Shaylah O'Connor and Shannon Newell, Josette Sai, Robert T. and Sandra L. Flick, Caroline and
Ron Kemalyan, Vicki Huth, Tom Rapier and Roberta Hollander, Michael and Kirsten Schaefer, Marianne and Friedrich
Kastner, Philip and Elisabeth Alford, Alexandra Paul and lan Murray, Jay, Alicia, and Brook Dougherty, Katie Whorrall,
Gaby and Rachel Amar, Carol Taubman, Nicole and Steven Proto, Ted Docter, Pacific Palisades Residents Association,
Inc., Pacific Palisades Residents Association, Inc., c/o Law Office of Thomas M. Donovan, Riccardo and Janis Gallo,
Norman Parker, Dean Semler, Donna Gavin and Norman Neofotist, Melinda Ramm, Evan and Erica Fisher, Gordon
Gerson and Shannon Colmenares, Harris and Deborah Leven, Jeffry A. Grossman, John and Anita Jenkins, John Wild,
Joie Marie Gallo, Lucy Kerner, Malissa Johnson and Saad Javed, Maneli Mansoori and Richard Hart, Peter and
Elisabeth Shakarian, Ralph and Karen Gidwitz, Danilo Kawasaki and Wendy Arneill, Alli and Conrad Solum, Christine
Buyny and David Haynie, Edith and James Kinloch, Suzanne Myer, Stuart Rutkin
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910 Hampshire Road, Suite V
Westlake Village, California 91631
(805) 367-5720

June 26, 2018

Kevin K. McDonnell, Partner

Jeffers, Mangels, Butler & Mitchell LLP
1900 Avenue of the Stars, 7th Floor
Los Angeles, California 90067

Re: 1525 N. Palisades Project Biological Survey

Dear Mr. McDonnell,

This letter documents Meridian Consultants’ follow-up field survey at 1525 N. Palisades Drive (Project
Site) in the City of Los Angeles. This survey was completed to reconfirm prior site observations regarding
vegetation of the Project Site, as well as document vegetation and habitat conditions for the adjacent
properties. The Project Site is located at 1525 Palisades Drive in the (Assessor Parcel Number 4431-010-
011).

The Project Site is shown in Figure 1: Photos of the Project Site.

SURVEY PURPOSE AND SITE CONDITIONS

On June 25, 2018, at 8:00 AM, Meridian Consultants staff planner/biologist, Marina Barton, performed a
site visit and biological survey of the Project Site and the adjacent property. Ms. Barton’s qualifications
are attached. Specific purposes of the biological survey are listed below.

e Determine the vascular plant species that occur on and immediately adjacent to (within
approximately 200 feet) the Project Site.

e Ascertain the presence of any plant or animal species given special status by the state or federal
government.

e Ascertain the existence of other significant biotic elements, corridors, or communities.
The Project Site contains the following sensitive areas.

e The Project Site is defined by the County of Los Angeles to be along the edge of a Regional Habitat
Linkages area.!

1  County of Los Angeles, General Plan 2035, “General Plan Update Program—Interactive Map,” accessed June 2018,
http://planning.lacounty.gov/gpnet.

Meridian Project No. 051-005-17
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Letter to Mr. Kevin McDonnell at Jeffers, Mangels, Butler and Mitchell
Re: 1525 N Palisades Project Biological Survey

June 26, 2018

Page 2 of 7

e The Project is located within a Very High Fire Hazard Severity Zone by the City of Los Angeles.? Because
of this, the surrounding 200 feet of vegetation along the southeast border of the Project Site were
also surveyed (the Adjacent Area).

e Within the County of Los Angeles, the Agricultural Commissioner determines the requirements of
property owners to maintain their properties hazard free throughout the year.®> To minimize the
threat of wild fires, properties must be maintained free of hazardous vegetation for a minimum of
100 feet from any home or other structure adjacent to the property, and a minimum of 10 feet along
roads. Clearance of hazardous vegetation up to 200 feet is required in many areas because of
additional fire hazard conditions. These high fire hazard areas are usually in or near foothills or other
areas with slopes and native brush.

DATABASE REVIEW

Prior to the site visit, a search of the California Natural Diversity Database (CNDDB)* was conducted to
identify any recorded species observations and/or sightings in the greater Project area, as shown
in Figure 2: CNDDB Quadrant Map. A nine-quadrant database survey was conducted that included
Topanga, Malibu Beach, Calabasas, Canoga Park, Van Nuys, Beverly Hills, and Venice (note: only seven
qguads were surveyed due to other areas being off land because the Pacific Ocean is to the southeast of
the Project Site). The Project Site is located within the center of the Topanga quadrant and has a total of
51 species, as listed in Attachment 1: CNDDB Topanga Quadrant Species List. A total of 366 species have
been recorded; they are listed in Attachment 2: CNDDB Nine-Quadrant Survey.

Based on the CNDDB review, only one species has been recorded on the Project Site, the two-striped
gartersnake (Thamnophis hammondii) in 2010. The species was not observed during the June 25, 2018,
field visit, nor does the site presently contain any habitat for this species. The two-striped gartersnake is
often found on streamside rocks or on densely vegetated stream banks.®> The Project Site does not include
the necessary habitat for the species.

Approximately 210 feet south of the Project Site is a Southern Sycamore Alder Riparian Woodland.® Two
other species were recorded within a mile to the north of the Project Site: Braunton’s milk vetch

2 City of Los Angeles, Los Angeles Fire Department, “Fire Zone Map,” accessed June 2018, https://www.lafd.org/fire-
prevention/brush/fire-zone/fire-zone-map.

3 County of Los Angeles, Agricultural Commissioner/Weights & Measures, “Property Owner Responsibility,” accessed June
2018,
http://acwm.lacounty.gov/wps/portal/acwm/main/home/residents/weedabatement?1dmy&page=dept.acwm.home.resid
ents.detail.hidden.NoSide&urile=wcm%3apath%3a/acwm+content/acwm+site/home/detail+page+authoring/c8360c83-
0c58-4262-93de-70b7c2a8ac62.

4 California Department of Fish and Wildlife (CDFW), California Natural Diversity Database [CNDDB], “Maps and Data,”
accessed June 2018, https://www.wildlife.ca.gov/Data/CNDDB/Maps-and-Data.

5 CDFW, CNDDB, “Life History and Range,” accessed June 2018, https://www.wildlife.ca.gov/Data/CWHR/Life-History-and-
Range.

6 CDFW, CNDDB, “Maps and Data.”
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Letter to Mr. Kevin McDonnell at Jeffers, Mangels, Butler and Mitchell
Re: 1525 N Palisades Project Biological Survey

June 26, 2018

Page 3 of 7

(Astragalus brauntonii) and white-veined monardella (Monardella hypoleuca ssp. hypoleuca). Neither of
these species were observed during the June 25, 2018, field visit.

FIELD SURVEY

As previously noted, the Project Site and adjacent 200 feet were surveyed by Ms. Barton on June 25, 2018.
The area surveyed can be seen in Figure 3: Biological Survey Area.

The Project Site is currently vacant and dominated by invasive grasses, with a few scattered shrubs. The
grass species identified on site include fountaingrass (Pennisetum setaceum, invasive nonnative), oats
(Avena sp., invasive nonnative), and brome (Bromus sp., invasive nonnative). The shrub species identified
on site were oleander (Nerium oleander, nonnative) and laurel sumac (Malosma laurina, native). Trash
was scattered throughout the Project Site.

This adjacent area occurs along a steep slope, is relatively disturbed, and contains two cement storm
drains that run parallel across the hillside, as seen in Figure 4: Photos of the Survey Area. Pieces of trash
were scattered throughout the area, and irrigation lines and sprinklers were present on the slope.

The area surveyed in the adjacent parcel(s) was dominated by oleander and laurel sumac that were evenly
spaced apart. Within this area, few individuals of the following were found: gray pine (Pinus sabiniana),
deerweed (Acmipson glaber), chaparral yucca (Hesperoyucca whipplei), eucalyptus (Eucalyptus globulus),
chamise (Adenostoma fasciculatum), and ceanothus (Ceanothus megacarpus). The understory was made
up of invasive grasses.

None of the species listed on CNDDB were identified within the Project Site, and no discernable and
routinely used mammalian corridors were identified. The Southern Sycamore Alder Riparian Woodland
listed on CNDDB is just outside of the survey area.

Further, no plant or animal species given special status by the state or federal government were observed
on site within the adjacent property. No other significant biotic elements, corridors, or communities were
observed. No unique habitat or vegetation types were observed in the survey area.

Should you have any questions regarding this letter, please contact me at 805-367-5726.
Sincerely,

Meridian Consultants, LLC

Joe Gibson,
Partner
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The Interpretive Guidelines specific to the Pacific Palisades B1 for the
implementation of this section of the Coastal Act instructs that “commercial
establishments should be public recreation and recreation supportive...”

Section 30251 — Scenic and Visual Qualities requires “permitted development shall
be sited and designed to protect views to and along the ocean and scenic coastal
areas’.

Section 30166 Establishes the Coastal Zone boundary 5miles upland, in three
places in the Santa Monica Mountains as a “valued scenic resource”. The site of the
proposed development is located in this designated area. The California Coastal
Commission’s authority to establish this boundary for the Coastal Zone was
challenged in (Douda vs California Coastal Commission). The Court affirmed the
authority of the Commission to limit development beyond the 1000 yds. of the coast
to protect public views as “valued coastal resources” supporting the Commissions
authority to extend the Coastal Zone to five miles upland. The Cities Determination
Letter erroneously states, “ The proposed project is located approximately two and
one-half miles from the coast. Scenic and visual qualities of coastal areas will not be
impacted”

The City abused its discretion by Finding that “the Project had no effect on coastal
resources” because it is 21/2 miles inland when in fact it would have significant
effects. The Zoning Administrator does not have the authority to set the Coastal Zone
boundary, that prerogative is reserved to the State Legislature and the Commission..
The Coastal Commission staff aptly stated in another Coastal Zone inquiry on the
application of the Coastal Act “there is no Coastal Zone light.”

The Project is a four story, 45 ft. high, 64,646 sq. ft. structure that is not visually
compatible in an area of predominantly two story condos and scenic forested park
land, a violation of Coastal Act Section 30251 that requires “development to be
visually compatible with the character of surrounding areas”. The City erred by the
application of the LAMC Commercial By Right Zoning entitlements in the Coastal
Zone where it is superseded by the Coastal Act and Interpretive Guidelines visual
compatibility requirements. Kalnel Gardens VS LA City establishing a legal
precedent that Coastal Act visual compatibility requirement of Section 30251
supersedes Los Angeles Municipal Code and other state statutes in the Coastal
Zone.

The wall of the Canyon of Santa Ynez Canyon LA City Park that is outside the of the
Urban Line and appears to be in the Duel Jurisdiction of the Commission, separates
the proposed development from the trail adjacent to the proposed excavation of
19,030 cu yds. of material to create two levels of subterranean parking. This is a
violation of the Interpretive Guidelines Alteration of Landforms instruction that “in
all cases grading should be minimized”. The only haul route is through scenic Santa
Ynez Canyon a City park for 2 %2 miles requiring over 3800 trips of 10 cu yd. trucks.
It could not be considered a minimal amount of grading as represented.

Page 2 of 19



“‘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” is required by Coastal Act Section 30251. Santa Ynez LA City Park
borders on the proposed eldercare site and Topanga State Park is 200 ft. distance
from it. The mass scale and character of the Project is not subordinate to these two
public parks and pose serious impacts on their view sheds. The Determination Letter
ignores the proximity of public scenic parkland and describes it as designated open
space. The representation for this purpose is disingenuous as the project violates the
parkland preservation provisions of the Coastal Act.

Coastal Act Section 30240 provides that development in areas adjacent to
environmentally sensitive areas and parks and recreation areas shall be sited and
designed to prevent impacts, which would significantly degrade those areas. The
Project violates Section 30240 as follows: The Project is located in a popular
recreation and environmentally sensitive area adjacent to a City park and with a State
park within 200 ft. of the Project site. The proposed project of the mass and scale will
denigrate the adjacent Santa Inez Canyon LA City Park and its hiking trail
immediately below and the view sheds of the public parks.

Interpretive Guidelines C1 specific to Pacific Palisades instructs “views to the
shoreline and the Santa Monica Mountains from public roads should be preserved
and protected”. The proposed eldercare facility of the mass and scale would be
facing directly on to Palisades Drive, a public road that has been designated by the
City of LA as a Scenic Highway. View Shed of both the City and State parks would
be materially denigrated from a public road as a result of this development. The
Determination Letter misrepresents the designation of the road by stating that it is not
a Scenic Highway, although this designation is not significant to the issue. See
attachment C.

Interpretive Guidelines specific to Pacific Palisades C2 states ‘Development
adjacent to Santa Monica Mountains should protect trails and be consistent with
Access to the trails system and park access”. There are 4 trailheads in immediate
area. The trail in the LA City Santa Ynez Park would be directly below and adjacent
to the development. The Topanga State Park trailhead on Vereda de la Montura is
served by the limited on street parking for access to that trail. The available parking
will be impacted by the overflow from the eldercare facility on site limited parking
capacity, further limiting access to that popular Trail.

Coastal Act Section 30253 requires “development to minimize adverse impacts”.
The site is in a High Hazard Fire, Flood, and landslide area”, 86 senior residence of
limited mobility and mental acuity - 25% Dementia & Alzheimer’s are to be in
residence at this development with only one improved road out through a narrow
forested canyon subject to closure in an emergency. The fire road is unimproved
without lighting and has a limited capacity to handle the residential population. The
plan to shelter in place is questionable in a forest fire in this area based on
experience with recent forest fire experiences where a senior home was totally
engulfed in flames. The proximity of the project to the adjacent park vegetation would
make it particularly vulnerable. The required brush clearance by the Fire Dept. for a
residential facility adjacent to the park would denigrate the Santa Ynez Canyon Park
trail view shed.
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In summary the Project is within the urban line and is entitled to build a structure that is
visibly compatible with the mass, scale and character of the 2 story 28ft. high condominiums,
the existing commercial development and the LA City and State Parks in this immediate area of
an appropriate FAR in compliance with Section 30251, 30240, 20253 and the designated uses
for commercial recreational facilities as stated in Section 30222 of the Coastal Act and
Interpretive Guidelines. The placement of a 4-story 45ft. structure serving as an eldercare
facility would be in conflict with these Sections of the Coastal Act and Interpretive Guidelines.

| request that a finding that there is a substantial issue in this case based on the

information provided in the Appeal supported by 170 residence of the community and that a
De Novo hearing be held for this project’'s CDP.

Respectfully

)
]ose?:malper

Exhibit A. Map showing proximity of project site to dedicated city and state parkland.
Exhibit B Map of Pacific Palisades Showing the Coastal Zone and site location
Exhibit C Documentation of Palisades Drive as an LA City Scenic Highway
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with each Scenic Highway corridor's individual scenic character or concept. These
Corridor Plans may be incorporated into specific plan or district plan ordinances. In
the absence of such adopted Scenic Corridor Plans, the following interim
guidelines are established as part of this Element:

1. Roadway

a.Design and alignment of a Scenic Highway roadway must include considerations of
safety and capacity as well as preservation and enhancement of scenic
resources. However, where a standard roadway design or roadway
realignment would destroy a scenic feature or preclude visual access to a
scenic feature cited in Appendix E of this Element, design alternatives must
be considered through preparation of an environmental impact report.

b.Design characteristics such as curves, changes of direction and topography which
provide identity to individual Scenic Highways shall be preserved to the
maximum extent feasible.

2. Earthwork / Grading

a.Grading for new cuts or fills shail be minimized. Angular cuts and fills shall be avoided to
the maximum extent feasible.

b.All grading shall be contoured to match with the surrounding terrain.

c.In order to negate the environmental impacts of grading in designated Hillside Areas (as
depicted on Bureau of Engineering Basic Grid Map N°. A-13372), maximum
effort shall be made to balance cut and fill on-site.

3. Planting / Landscaping

a.Fire-resistant native plants and trees shall be utilized in any parkway landscaping along
Scenic Highways located within designated Hillside Areas.

b.In designated Hillside Areas, where previous plant material has been washed away or
destroyed (due to excessive rainfall, fire, grading, etc.) erosion-controlling
plants shall be planted to prevent erosion and mud/land slides. Such Hillside
parkways and slope easements shall either be hydro-seeded, or terraced
and then planted, with native fire-resistant plants.

c.Outstanding specimens of existing trees and plants located within the public right-of-way
of a Scenic Highway shall be retained to the maximum extent feasible within
the same public right-of-way.

d.Low-growing ground cover and/or shrubs shall be utilized as parkway planting along
Scenic Highways in order to avoid blocking a desirable view of a scenic
feature listed in Appendix E of this Element. Plant material size at maturity
as well as overall scale of plants within the landscaped area must be
carefully studied in the site analysis and design stages.

e.Landscaped medians of Scenic Highways shall not be removed. Such medians may be
reduced in width (1) to accommodate left turn channelization within one
hundred feet of a signalized intersection; or (2) to accommodate a
designated Class Il bikeway provided that there is compliance with Guideline
3c above, and that the resulting median width is not less than eight (8) feet.
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