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EXHIBIT 5 - STREETSCAPE
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EXHIBIT 6 - GEOLOGY AND SOILS REPORT
APPROVAL LETTER
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2.

10.

11.

12.

13.

14.

Approval shall be obtained from the utility company with regard to proposed construction within
or adjacent to the utility easement along the rear property line (7006.6).

Conformance with the Zoning Code Section 12.21 C8, which limits the heights and number of
retaining walls, will be determined during structural plan check.

All recommendations of the reports that are in addition to or more restrictive than the conditions
contained herein shall be incorporated into the plans.

A copy of the subject and appropriate referenced reports and this approval letter shall be attached
to the District Office and field set of plans (7006.1). Submit one copy of the above reports to the
Building Department Plan Checker prior to issuance of the permit.

A grading permit shall be obtained for all structural fill and retaining wall backfill (106.1.2).

Prior to the issuance of any permit, an accurate volume determination shall be made and included
in the final plans, with regard to the amount of earth material to be exported from the site. For
grading involving import or export of more than 1000 cubic yards of earth materials within the
grading hillside area, approval is required by the Board of Building and Safety. Application for
approval of the haul route must be filed with the Board of Building and Safety Commission Office.
Processing time for application is approximately 8 weeks to hearing plus 10-day appeal period.

All man-made fill shall be compacted to a minimum of 95 percent relative compaction based on
maximum dry density, as recommended.

Existing uncertified fill shall not be used for support of footings, concrete slabs or new fill (1809.2,
7011.3).

Drainage in conformance with the provisions of the Code shall be maintained during and
subsequent to construction (7013.12).

Grading shall be scheduled for completion prior to the start of the rainy season, or detailed
temporary erosion control plans shall be filed in a manner satisfactory to the Grading Division of
the Department and the Department of Public Works, Bureau of Engineering, B-Permit Section,
for any grading work in excess of 200 cubic yards (7007.1).

1828 Sawtelle Blvd., 3rd Floor, West LA (310) 575-8388

The applicant is advised that the approval of this report does not waive the requirements for
excavations contained in the General Safety Orders of the California Department of Industrial
Relations (3301.1).

Temporary excavations that remove lateral support to the public way, adjacent property, or adjacent
structures shall be supported by shoring, as recommended. Note: Lateral support shall be
considered to be removed when the excavation extends below a plane projected downward at an
angle of 45 degrees from the bottom of a footing of an existing structure, from the edge of the
public way or an adjacent property. (3307.3.1)

Prior to the issuance of any permit that authorizes an excavation where the excavation is to be of a
greater depth than are the walls or foundation of any adjoining building or structure and located
closer to the property line than the depth of the excavation, the owner of the subject site shall
provide the Department with evidence that the adjacent property owner has been given a 30-day
written notice of such intent to make an excavation (3307.1).

California Coastal Commission
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15. The soils engineer shall review and approve the shoring plans prior to issuance of the permit
(3307.3.2).

16. Prior to the issuance of the permits, the soils engineer and/or the structural designer shall evaluate

the surcharge loads used in the report calculations for the design of the retaining walls and shoring.
If the surcharge loads used in the calculations do not conform to the actual surcharge loads, the soil
engineer shall submit a supplementary report with revised recommendations to the Department for
approval.

17. Unsurcharged temporary excavation may be cut vertical up to 4 feet. Excavations over 4 feet shall
be trimmed back at a uniform gradient not exceeding 1.5:1, from top to bottom of excavation, as
recommended.

18. Shoring shall be designed for the lateral earth pressures specified on page 1 of the 03/17/2020
report; all surcharge loads shall be included into the design. Total lateral load on shoring piles shall
be determined by multiplying the recommended EFP by the pile spacing.

19. Shoring shall be designed for a maximum lateral deflection of 1 inch, provided there are no
structures within a 1:1 plane projected up from the base of the excavation. Where a structure is
within a 1:1 plane projected up from the base of the excavation, shoring shall be designed for a
maximum lateral deflection of % inch, or to a lower deflection determined by the consultant that
does not present any potential hazard to the adjacent structure.

20. A shoring monitoring program shall be implemented to the satisfaction of the soils engineer.

21.  If import soils are used, no footings shall be poured until the soils engineer has submitted a
compaction report containing in-place shear test data and settlement data to the Grading Division
of the Department; and, obtained approval (7008.2).

22, Compacted fill shall extend beyond the footings a minimum distance equal to the depth of the fill
below the bottom of footings or a minimum of five feet, whichever is greater, as recommended
(7011.3).

23. All foundations shall derive entire support from natural undisturbed soils or properly placed fill, as
recommended and approved by the geologist and soils engineer by inspection.

24. Footings supported on approved compacted fill or expansive soil shall be reinforced with a
minimum of four (4), ¥2-inch diameter (#4) deformed reinforcing bars. Two (2) bars shall be placed
near the bottom and two (2) bars placed near the top of the footing.

25. Pile caisson and/or isolated foundation ties are required by LAMC Sections 91.1809.13 and/or
91.1810.3.13. Exceptions and modification to this requirement are provided in Information
Bulletin P/BC 2014-030.

26.  When water is present in drilled pile holes, the concrete shall be tremied from the bottom up to
ensure minimum segregation of the mix and negligible turbulence of the water (1808.8.3).

27. Existing uncertified fill shall not be used for lateral support of deep foundations (1810.2.1).

28. All friction pile or caisson drilling and excavations shall be performed under the inspection and
approval of the geologist and soils engineer. The geologist shall indicate the distance that friction
piles or caissons penetrate into competent natural soil (eolian deposits) in a written field

memorandum. (1803.5.5, 1705.1.2 . ) ..
( ) California Coastal Commission
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29. Slabs placed on approved compacted fill shall be at least 4 inches thick and shall be reinforced with
Y2-inch diameter (#4) reinforcing bars spaced a maximum of 16 inches on center each way.

30. The seismic design shall be based on a Site Class D, as recommended in the 03/17/2020 report. All
other seismic design parameters shall be reviewed by LADBS building plan check. According to
ASCE 7-16 Section 11.4.8, the long period coefficient (Fv) may be selected per Table 11.4-2 in
ASCE 7-16, provided that the value of the Seismic Response Coefficient (Cs) is determined by
Equation 12.8-2 for values of the fundamental period of the building (T) less than or equal to 1.5Ts,
and taken as 1.5 times the value computed in accordance with either Equation 12.8-3 for T greater
than 1.5T's and less than or equal to TL or Equation 12.8-4 for T greater than TL. Alternatively, a
supplemental report containing a site-specific ground motion hazard analysis in accordance with
ASCE 7-16 Section 21.2 shall be submitted for review and approval.

31. Cantilevered retaining walls shall be designed for the lateral earth pressures specified in the section
titled “Retaining Wall Design Parameters™ on page 11 of the 12/27/2018 report. All surcharge
loads shall be included into the design.

32.  Retaining walls higher than 6 feet shall be designed for lateral earth pressure due to earthquake
motions as specified on page 2 and calculations in Appendix C of the 03/17/2020 report
(1803.5.12).

Note: The seismic increment expressed as an equivalent fluid pressure (pcf) will be 25 pcf (see
Information Bulletin P/BC 2020-083 Section V, pages 5 & 6). Lateral earth pressure due to
earthquake motions shall be in addition to static lateral earth pressures and other surcharge
pressures. The height of a stacked retaining wall shall be considered as the summation of the heights
of each wall.

33. Basement walls and other walls in which horizontal movement is restricted at the top shall be
designed for at-rest pressure (56 pcf) as specified on page 11 of the 12/27//2018 report (1610.1).
All surcharge loads shall be included into the design.

34. All retaining walls shall be provided with a standard surface backdrain system and all drainage
shall be conducted in a non-erosive device to the street in an acceptable manner (7013.11).

35.  All retaining walls shall be provided with a subdrain system to prevent possible hydrostatic pressure
behind the wall. Prior to issuance of any permit, the retaining wall subdrain system recommended
in the soils report shall be incorporated into the foundation plan which shall be reviewed and
approved by the soils engineer of record (1805.4).

36. Installation of the subdrain system shall be inspected and approved by the soils engineer of record
and the City grading/building inspector (108.9).

37. Basement walls and floors shall be waterproofed/damp-proofed with an LA City approved "Below-
grade” waterproofing/damp-proofing material with a research report number (104.2.6).

38. Prefabricated drainage composites (Miradrain, Geotextiles) may be only used in addition to
traditionally accepted methods of draining retained earth.

39. The structure shall be connected to the public sewer system per P/BC 2020-027.

40.  All roof, pad and deck drainage shall be conducted to the street in an acceptable manner in non-
erosive devices or other approved location in a manner that is acceptable to the LADBS and the

Department of Public Works (7013.10). . ] o
California Coastal Commission
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WEST Los ANGELES AREA PLANNING COMMISSION
200 North Sprlng Street, Roam 272, Los; Angeles,,Califomia 90012«4801 (213) 978-1 300

LETTER OF DETERM!NAT!ON '

DEC 17 2020

Mailing Date: _

. GASE NO, DCR-2019~6145-CD?~MEL-1A ' I Council Distrigt:11 - Bonin
CEQA: ENV:2018-6146-CE . e
.. Plan Area; Westchester-Playa Delj,R‘ey:

. Project Site: . 7012 Vista Del Mar Lane
Appllcaut R Mark and Sherri Streans : R
Representatwe Susan Steunberg, Howard Robinson & Assomates :
'Appm;ahtsj:- © - e Ross; |
N Robert Shielton

. Representative: ThomasA Nltti Law Ofﬁces of Thomas A N}tti
- Elleen and Andrew Cahill. o

Lisa Farris, ‘

Bonnie Cillinan; and i o

Jeffrey Burke and Amanda Barfett. .

: At its meetmg of November 18, 2020 the West Los Angeies Area P}annlng Commassnon toek the.
actions belaw in conjunction with the approval of the follow:ng project . ,

,: Demolltton ofa una-stary, 1,687 square—foat single-famny dwel:mg and the constructlon ofa new

. - three story, 5,784 square-foot, single family: dwelling with-a 1,722 sequare-foot basement. level
containing a three-car. iyearage and storage (no. habitable ruoms) The project proposes the cut
and export of 1 500 cubic yards of durt ' .

o 'f_l.- . Determined based on the whole of the admmlstrative recmd that the Preject is exempt from:
- CEQA pursuant to CEQA Guidelines; Sections 15301:and: 15303 -and there Is no-substantial . -

-evidence -demonstrating that an exception fo a aaiegoﬁcat exemptaon puisuant 1o CEQA

Guidelines, Section 15300.2 applies; '

2. Denied the appea!s and:sustained the Directcr -] Determmation dated August 11, 2020;

3. Approved pursuant to the Los Angeles Muriicipal Code Section 12.20.2, &" Coastal
Development Permit authorizing the deniolition of - one~story, 1,987 square-foot, single-
family dwelling and the construction of @ new three-story. 5,784 sguare-foot; single-family

- dwelling.with a 1,722 squate-foot basement level containing @ three-car garage and storage
. {no habitable rooms), and a haul route for the: cut-and export. of 1, 500 ubic yards of dirtin
" the Bual Permit Jurisdiction Area of the California Coastal Zone; :

4, Approved, pursuant to Government Code Sections 65590 and 65590.1 and the City of Los. o
Angeles Interim Mello Act Compliance Administrative Procedures, a Melio Act Compliange:
Review for the demolition of one Residetitial Unit and the ccmstruchon of one. new Residential

~Unitin the Coastal Zong;

5. ~Adopted the attached Conditions of approva[ and

6. Adapted the attached Findings.

Callfornla Coastal Comm|SS|on,
- A-5-DRL-21-0015"
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This action was ta'kén by the following vote:

Moved:; Newhouse
Second:  Yellin
Ayes: Margulies
Absent: Waitz Morocco

Vote: 3~0

. £

James K, Williams, Commission Executi\ie Assistant [|

Fiscal Impact Statement: There is no General Fund :mpact as admmistratwe costs are recovered through
fees,

Effective Date/Appeals: The action by the West Los Angeles Area Planning Commission on this matter is
final and effective upon the malling date of this determination and is the final appeal procedure within the
appeal structure in the City of Los Angelss.

Callfornia Coastal Commission/Appeals: Pursuant to Section 12.20.2 1 of the Los Angeles Municipal
Code, 'the Area Planning Commission’s action shall be deemed final only after 20 working days have
expired from the date this decision letter is deemed received by the Executive Officer of the California
Coastal Commission and provided that a timely, valid appeal is not taken by the California Coastal
Commission within said time frame. The proposed development is In the dual—gemut jurisdiction area,
This Coastal Davelopment Permit shall be subject to revocation as provided in Section 12.20.2 J of the Los
Angeies Mumccpal Code. ,

Notice: An appeat of the CEQA clearance for the Project pursuant to Public Resources Code Section
21151 (c) is only available if the Deteimination of the non-elected decnsxon-makmg body (e.g., ZA, AA, APC,
CPC) is not f ealableto a Ci Hate body and the decision is final. The applicant is advxsed
that any work undertaken while the CEQA clearance is on appeal is at his/her/its own risk and if the appeal
is granted, it may result in (1) voiding and rescission of the CEQA clearance, the Determination, and any -
permits issued in reliance on'the Determination and (2) the use by the City of any and all remedies to return
the subject property to the condition it was in prior to issuance of the Determination.

if you seek judicial review of any decision of the City pursuant {o Callfornia Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the
90th day foltowing the date on which the City's decision became final pursuant fo California Code of
Civil Procedure Section 1094.8. There may be other time limits which also affect your ability to seek judicial
review.

Attachments: 'Darector’s Determmatxon dated August 11, 2020, Planmng Entitlement Appeals Fact
Sheet, Interim Appeal Filing Procedures :

‘¢. Juliet Oh, Senior City Planner
" Kevin Fulton, Cnty Pianning Asslstant

California Coastal Commission
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* EXECUTIVE OFFICES

iv PMN’N!NG o T 2{,@;‘:‘{ svhmag;nm;aeomszs, P
. St IR NWS; 9007 24801 -
: wmgﬁgﬂggg IcE pisyereazrt
CITY PLANNING gowuss_uom : VINGENT: BERTON. ACP
SﬁMANP{%w'LLMAN . © REVN ), XELLER, AICP '
BV S R . . ex:dmwenrmn
f : A P \ e %QMKHANE
HRENLEUNG e ERIC GARCETT‘ B L, UnBiRCIOR
KAR&?NMACK B T T O T m;'éplﬁr\;ﬁ,kn?c?énﬂ.w
DANAM PERLMAN . : . ‘ S ' A N ‘ =
c . - DIRECTOR'S DETERMINATION ~ -
~ August 11, '2(120 : ) | ‘ '
Applicant/fOwner - - .~ ¢+ .. - ... Gase No.; DIR-201 9-6145“CDP-MEL
Mark Streams T ' - CEQA:  ENV-2018-8146-CE =~
7012 Vista Del Mar- bane: . .-~ o e o e Location; - 7012 Vieta:Dal Mar Lanie
Playa: Del: Rey, CA §{}293 EIT T, (:ounci! Distriet: “41.-'Bonini o
Nelghborhood Council: “Westchester/Playa Del Rey
Representative - , o _ Community Plan Area: Westchester-Playa Del Rey
Susgrni Steinberg T T Land Uso Dasigniation: - Low: Residenhal
- Howard Robinsori-and Assumate&. - - Zone: R1-1

660°8. Figueros Strest, Uhit‘l?st) S [_ggal mephm. ‘. Lot 28 Bloek 27
Los Angeles CA 90017 R ;

Last tiay-td_r‘-'-lle'»an A@pga'xf; | 1Agggs.t;_.2§},{‘ 2020

DETERMINED, based on the’ whole of the admmlstratWe 1660

ive ;rd that the proposed project is
- exerpt from the: Califnmla Envirohmenital Quallty ‘Act {CEQA) putsuarit to' CEQA Guidelines -

- Sections 15301 and 15303.and that. there Is no substantial eviderice. defmonstrating that an
. exception tod Catégoncal Exemptuon pursugnt fo CEGA (Bulde!mes, Sectibn 16300:2 applies. -

Pursuant o the Log Angeles Municlpal Code Seeﬂon 12, 202 ‘| have rewewad the proposed
‘ pm;eﬂt and as the des:gnee of the Director of Planning. I hereby

Approw a Coastal Devetopmant Permit authoﬁzing the demahtton af a (me-stery, ,1 987

squgre-foot, single-family dwelling and the. censtruction of a new fhree-story, 5,784
- . sojuare-foot, single-family dwelling with a 4,722 square-foot basement level gontaining a
o three-cargarage and storage (norhabitable. rooms); and a haulroute for the cut and éxport -

of 1. 500 cubic yards of dirt in’ the Dual Parmit Jurisdletmn Area of the Gallforma Coastal
Zmna

) Pursuant to Gevamment Code Secﬁons B5500" and 65590 1 and the City of Les Ahgeles Interim '
Mello Act Compllanoe Admtmstratlve Procedures. 1 hereby '

, Approve @ Meno Act: Gumplaance Review for the demolltion of one Residentlal Umt and
e mnstrucﬁan of bné new. Resmenﬂal Umt in tﬁe Gcaastal Zonen o '

T he prmect approval i based upon tha attaohed Fmd“ ngs, and subjéet fo the attached Condlttons
of Appmval '

C}alifornia CoaStéI COmmis—sion |
A-5-DRL-21-0015 -
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CONDITIONS OF »APPROVAL

1. Except as' modified herein, the project shall be in substantial coriformance with the plans
' and materials submitted by the Applicant, stamped “Exhibit A," and attached Yo the subject
case file. No change to the plans will be made without prior review by the Departent of
City Planning and written approval by the Diractor of Planning, Each charige shall be
identified and jusfified in writing, Minor deviations may be allowed in order to comply with

. the provisions of the Los Angales Municipal Code or the. project conditions.

2. All other use, height and area regulations of the Municipal Code and alt other applicable
government/regulatory agencies shall be strictly complied with in the development and
use of the property, except as such regulations are herein specifically varied or requ:red :

3. Approved herein is & Coastal Development Permif duthorizing:
a. The demo!itio’n of a one-story, 1,987 squareufoot single-family dwelling;

-~ b, Tha constfuction of @ new three-story, 5,784 square-foot single-family- dwetlmg with 2
© 1,722 square-foot basement lévet containing a three-cdr garage atid storage (ho
Ehabliable rooms), and;

¢. A haul route for the cut and export of 1,500 cubic yards of dirt.

4. The deveiopment shall be limited to a maximum overa!! height of 45 feet Thes proposed
project shall have an overail height of 35’ 9%, as shown in Exhibit A, ,

5. The propesed project shall mslntam three parking spaces on the subject property in an
attached garage. .

- 8, . Dual Permit Jurlsdictlan Area, The project is located within the Dual Permit Jurisdiction

' Ares of the Califoriia. Coastal Zone, The applicant shall file an application for a second
(or “dual®) Coastal DeVeIOpment Permit with the Coastal Commission and shall submit
proof of a valid (“dual’) permit lssued by the Coastal Commtssion

7. Outdoor lighfing shall be desagned and installed with shielding so that light does. not .
overflow into adjacent residentia! pmpemes

8. Allgraffiti on the site shall be removed or painted over to match the color of the surfaca to
. which’ lt is applied within 24 hours of its occurrence -

S8, -Prier to the issuance of a bu:ldmg parmlt, a revocable encmachment penmt nr proof of
- -filing for-g revocable periit, stiall be obtained from the Depariment. of Public Works ~
Bureau of Engineering (BOE) for any encroachiments within, Vista Del Mar Lane.
10.  Acopy of the first page of this grant and all Conditions and/of any subsequent appeal of
... . . this grant and its resultant Conditions and/or letters of clarification shall be printed on the
building .plans submitted to- the Development. Services Center and the Dapartment of
Buildmg and Sefety for purposes of having a building pertit issued.

41. " Prior 16 the sign-off of plans by the Developmient Services Center, the appiicant shall
subiit the plaris for review and approval to the Fire Department, Sald Department's
approval shall be included in. the plahs submitied to the Deveiupment Serwces Canter.

DIR-2010-6145-COPLMEL _Page20r16 o
‘ ~ California Coastal Commission
A-5-DRL-21-0015
" Exhibit 7
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. 12.

. Prior to the commencement of site excavation and construction activities, ‘construction

... schedule and, contact information for any inquiries: regarding constructlon activities shalt

.. be provided to residents and property owhers within a 100-foot ragius of the project sife. - .-
.The contagt information. shall include a construction - manager and & telephone numiber,

B and. shaﬂ be: pasted on the svte ina: manner. which 1s readily visible to: any interested pany

REN

_-Pnort thel'll T f- mi

. B covenant acknowledging and agreemg to comply

with all the terms and conditiens estahﬁshed herein shall ‘be recorded in the County
Recorder's Office. The agresment (standard master covenant end agreement form CP-

6770) shall rurr-with. the:land and shall be binding on, any subsequent owners, heirsor
. .assigns.. The agreement with . the conditions - attached. imust. be :submitted to the
s »'.:Develupment Services Canter for approval before. bemg recorded. After recordation, a .
- - certified copy bearing the Recordet's number and- date_ shall be. prowded to the

Department of City Planmng for attachmem to the subject case file..

: Administrative COndmbns

'714;

" 16,

18,

.19

20,

Final Plans ’F’nor to the nssuance of any buﬂdlng permits for the pmject by the Department.
- ef Buildmg and Safety, the applicant-shall submit all-final construction plans that are
¢ awalting Issuance of & building permit by the Department of Buiiding and Safety for final
. Teview and approvai by the Départment of City-Plahning: All plans that ere awalfing
issuance of a building permit by the Department of Building . and Safety shall be stamped

by Department of City F’Ianmng staff "Final Plans’, A copy of the Fmal Pian& supplsed by

the applncant shal! be retained i the- subjeut caSe file:

purpose of processing a bmlding permit application shall. include all of the Conditions of
Approval herein attached .as. a cover sheet, and shall include :any modifications o
notations required herein.

" Approval Verification and Submmals. Copies of any approvals guanantees or
- verification of consultations, review of approval, ‘plans, stc., as may be required by the
subject conditions, shall be provided to the Department of Cxty Plannmg prmr {o. clearance

- cof any bulldmg permlts for placement in’ the sub;ect t" la . '
7. -(‘.‘ode x'.:empliance Use, area. height and yard ragulations of the zone classlﬂt:aﬁon of
2o cther subject property shall be complied wﬁh except where granted conditiotis; differ hersem

'Department of Bulldlng and Safety. The granting of this determlnatlon by the Director
of Planning does not in-any way indicate full complisince. with ‘applicable provigions of the
‘Los Angeles Municipal Code Chapter .IX (Bidlding Code). Any - comections and/or

modifications to pléns made subsequent to this determination by a Department of Building

- - and Safety Plan Chegk Enginger that affect any part of the exterior.design or: appearanae
of the project as-approved by the Director, and which are. deémed necessary by the

. - Diepartment of Building’and Safety for Building Code compliance; shall-require a referral
-, 6f the revised plans back to the Department of City: Planning for additional review: and

sign-off prior to the issuance of any perm;t in: connectmn with those plans,

- Condition Compliance: :Goipliance with these -condiions and:the intent 'af these

condiﬁons shall be to: the satisfachon of the Dapaﬂment of City F’lannlng
lndamniﬁcahon and Raimbursement of Utigation (':osw

Applicant shall do all of the following

BIRBOT6-GTAB- OB T T B BoF 15
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0] Defend, indemnify and hold harinless the City from any and all attions against the _
City relating to or arising out of, in whole-or in' part, the City’s processing and
‘approval of this ‘entitiemient, including but not .limitéd o, an action to attack,
challenge, set aside, vold, or otherwise modify or annid the approval of the
ehtiflement, the environmental review of the entittement, or the approval of
subsequent permit decisions, ot to claim personal property: damage mc:ludmg from
mverse condemnation or any othier constitutional claim.

Gy Rexmbume the City for any and alf costs mcurred in defense of an action related to

© 0 orarising out of, In whole or in part, the City's processing and ‘approval of the

. antitliement, including but not limited to payment of all court cosis and attorney’s

fees, costs of any judgments or awards against.the City (including an award of
attarney's fees), damages; and/or settlement costs,

(i)  Submit an initial deposit for the City's litipation costs to the City within 10 days’
‘notice of the City tendering defense to the Applicant and requesting a deposit. The.
initia! depasit shall be in an amount s&t by the City Attorney’s Office, in its sole
discretion, based on the nature and scope of action, but in no event shall the initial
-deposit be less than $50,000, The City's failure to notice or collect the deposit does .
not refieve the Applicant from respons:bility to reimburse the City pursuant to the
: requrrement in paragraph (iiy.

(v)  Submit supplemental deposits upon notice by the City. Supplementa! deposits may
be required in an increased amount from the initial deposit If found necessary by
the: City to protect the City's interests.. The City's failure to notice or collect the
deposit does not relieve the Applicant from respnnsibmty to’ reimburse the City
pursiiant to the requirement in paragraph ().

v} if the City determines it necessary to protect the Cuty's interest, execute an
- indemnity and reimburssment agreement with the City under terms consistent with
the requiremnts of this conamon

The Cﬂy shau notify the applicant within a reasonable periad of time of its receipt of any
action and the.City shall cooperate in the defense. If the City fails to notify the applican of
. any cfaim, action, -or proceeding ih a reasonable time; or if the City fails fo reasonably
- cooperate in the defense, the applicant shall not thereafter be responsibie to defend,
indemnify or hold harmless the City

- The City shall have the sole right to choose |ts counsel, mcludmg the City Attomey 'S oﬁ"ce .
. or outside counsel. At its sole- discretion, the City may: participate at its own expense in
" the defehse of any action, but such participation shall not relieve the applicant of any
 obligation imposed by this. condition. In the avent the Applicant fails. to comply with this
condition, in whole or in part, the City may withdraw its. defense of the action, void its
approval of the ertitlement, or take any other dction. The: City retains the right to make all
- decisicns with respett to its representations in-any Iegal proceedmg, including its inherent
right to abandon or settie litigation.

For purpnses of tms conﬂmm the fotlowmg definitibng d@pply:

"‘C;ty"’ shaﬂ be .defined to include the City, |ts agents, o?ﬁcera, boards,
comm:ssions committees, employees, dnd volunteets.

" DIR-2079-6145-CDP-MEL A ' ' . Pagedqoris
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“Action” shall be defined to inelude suits, proceedr‘ngs (rncluding those. held under
- alternative: dispute resolution procedures), claims, or lawsuits: Actions includes

-actions, as. def'ned herern, atleging faﬂure m comply wrth any federal state or local '
law. - . 4 ‘

Nothjng in. the defmrtrons included m this paragraph are intended to hm:t :the rights ef the
Crty or the ob!rgatrons of the Applrcant otherwrsa created by this cond!tion '

: AQ}&GRQUN

. ‘The subjex;t property is & downward slopmg, lrregulariy shaped mterror let wlth a tota! area of
- 5,615.5 square feet. The subjéct property. has a frontage of 50 feet-along Vista Del Mar Lane and
an average depth of 113 fegt. It is zoned R1-1 and designated for. Low Residential. {and usesin -
* the Wesichester-Playa Del Ray Commiunify Plan Area. The subject property is in the Dual Permit
Jurisdiction of the California Coastal Zone and the Los Angeles Coastal T ranspoﬂation Corridor .
Specific Plan Area. it is also located within a Spatial Grading Area, the Calva Exclusion Area; a
- -Methane Zone, and approximately 7.56 kilometers from the Palos Verdes Fault Line. The property

_is currently improved with a.1,887. square-»foot single-family dwel!mg r:onstrr.rcted in. 1958 There
are ne known historrc resources or cultural monuments onsite. -

_ Thie neighborhood.-and properuas immediately surrounding thelot are. zoned R1-1 and developed

- with single-family dwellings ranging from one to three:stories ivheight. The applicant requests a
- Coastal Development Permit authorizing the demolition-of a one-story, 1,987 square-foot; single-
. famlly-dwelling and the construction of a new three-stoiy; 5,784 square—foot single-family dweliing
with a 1,722 square-foot baseméiit level containing a three-car garage and storage (no. habitable
rooms), and & haul route for the cut and export of 1,500 cubig yards of dirt. The: proposed project

- also requires a Mello Act Compliance: Review for’ the demolitron and new constructlon of one-«
- Resrdentral Unit in the Qoastal Zone . .

. ‘ 5 Viar Lane is.a Local Street, with adeslgnated rrght—o‘f~way wrdth of 66 feetand a roadway
. wrdth of 40-feet; the actudl right-of-way width.is 57 feet with a roadway: width of 34 féat Vista Dei. o
Mar Lane js rmpmved w:th an asphalt roadway, guttar, curb and sidewalk e

= There are no prevrous zaning related actions on the subjem property

o "Coastal 'Development Permit authanzrng the addrtron of a 780 square—foot Accessmy
- Dwelling Unit (ADU) above an existing 1,364 square-foot smgle-family dwelling located in -
the Dual Permit Jurisdiction of the Ca{rfomia Coastal Zone at 7000 Vista De! Mar Lane

' ~CDP ~ On- Decamber 28, 2017; the Director. of Plannmg approved a
o Goastal Demlopment Permit authorizing the addition of a secoid storyand roof déck over
- gnexisting, single-family. dwelling. The project Is in the Smgie Parmit Jurls«drction of the:

-.‘califorma Coasta! Zone at. 2(39 East sunﬂdge Street :

- ZA SDP-MEL On Deeember 9 2615 the Zoning Adnﬂnlstrator appmvad a
Coastal Bevelopment Permit-authorizing: the rdemolitioh of @ 2,482 square-foot single-
. family dwelling and the construction of & 35-foot tall, 3,442 square-foot single-family
- dwelling -with 2 456. square-foot aftached garage, and . the: conversion of .an exjsting
‘, detached garage into a 667 square-foot recreation room, The project-is. in.the Singte

. Perit. Jurisdiction Area of e Calrfornia Qaastal Zone located at 7320 sourh Trask
Avenhue. . .

.‘?Dzﬁisbi.a»amaamp-MEL' R - T Péges’bfis
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2012-3637-CDP-DB-SPR-MEL ~ On Mareh 16, 2018, the Direclor of Planning
approved a Coastal Development Permit authorizing the demolition of a one-story
commercial building and the construction of a new, four-story mixed use devetopment with
72 dwelling units and 14,500 square feet of commercial area. The project is. in the Dual
Permit Jurisdiction of the Califomta Coastal Zone at 138 East Culver Baulevard

- zA-ZOG,S_-MQZ ZAA ~ On July 21, 2005, the Zoning Administrator approved. a Zoning
Administrator's Adjustment (ZAA) fo allow the addition of a third story over an existing two-
stary single-family dweliing and the addition of a fireplace and chirney on the south side,

“ The ZAA sllowed a retuced side-yard setbiack and the chimney to encroach 2,5 feet into
the side yard setback. The project is in the Dual Permit Junsdiotnon of the California
Coastal Zone at 7301 South Rindge Aveﬁue

Pubhg He Q_r_mg '

A Hearing Officer (Juliet Oh) he!d a public. hearing on March 2 2020 at 12:30 p.m. at the West
-Los Angeles. Municipal Buuding The applicant's archrtect representatwe and twenty~ﬁve (28)
members of public were in attendance.

The project represen‘tafve (Jared Johnson) and architect (Patrick Cunmngham) provided a
description 6f the scope of work and requestad actibns. The architect detailed the steps that will
- be taken to reduce the project’s. potential impact on the surrounding neighiborhood, such as
placing most of the-first floor underground. They alse presented evidence that the project height

‘ and square footage arenot dramaﬂcauy largerthan homes in the surrounding. neighborhood

Flfteen (15) membiers of the: pubﬁc spuke during the public comment period, Among them, thirteen
(13) registered their opposition to the projeet while two (2) spoke infaver. Those opposed stated
that the project was out of scale with the surrounding homes and would have an adverse. effect
on neighborhood character. They raised concerns that the project would -obstruct views. of the

- Pacific Ocean-and that the grading required for the project coull exacerbate hillside erosion.

- Additionally, a member of the Westchester-Playa Del Rey Neighbortioed Council expregsed her
displeasure that the applicant had not appeared before their Planning and Land Use Committee.
"Finaily, concarns were raised that the project would become & vacation home since the applicant
currently lives outside California. Those in favor stated that they found the project's. design {0 be
aesthetically pleasing and that the applicant would make the home their primary residence.

" The case was taken under advisement for four weeks to allow for additional comments to be
~submittad '

Correspondence

Twenty (20) letters opposing the project were veceived during the advisement period, Many letters
- echoed concerns ralsed during the public hearing about the proposed:projeet being dut of scale
‘with the neighborhood and the polential for oceéan views to'be obsfructed. Cthers expressed
frustration that the regulrement 16 nofify all propeities within a 100-foot radius 'of the project site
was insufficient and excluded community members that would be affected by the project.
Additional eoncerns were ised that approval of this project willd set a precedent that would
alkzw similarhomeés to be bulitinthe: future throughout their comimunity.

On Apnl 22 2020 the applicant submitted revised project plans in response to community

© . coneerg raised during the public: hearing. The project initially proposed a four-story, 7,661.5

- sruare-foot single-tarily dwealling. The new plans rerhoved -a story and reduted the floor area of
the proposed single-family dwelling by 2,000 square feet.

- D)‘R»ZO;’Q~6M5—1‘3DP~MEL ' ' ' ) ‘ Page 6 or15
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.anlngs;

c(mstal Development Permit T : ‘
In order for & Coastal Development Permst to be granted a!l of the requisite ﬂndlngs maintamed :
in Seiction 12 20.2 of the Los Angales Mumcipal Code: must be made In the afﬂrmaﬂve., .

',1, , A_The deveiopment is i conformtty with chapter 3 of the Callfomia Coastal Act of.

- Chapter 3 of the Coastal Act Includes prowsmns that address the impact of development
.. on . public access, recreation marine environment; -land resources, :and existing
development inthe Caastal Zone. The appli,cable provisions argas fnllowsa .

' Sectron 30244 Amhaeologtcal and- Paleontalmaf Reseumes "

.- Where development would adversely impact énchaeological or paleonwlogicai resources

-as.identified by the State -Hisforic: Preservation Officer, reasonable mifigation measures

. shall be required. The preject consists of the demolition of a one-story, 1,987 square-foot

- . single-family. dwelling, . the construction of a three-story, 5,784 -square-foot single-family
* ‘dwelling; and & haul route for.the cut-an export of 1,500 cubic yards.of dirt, All grading and =

excavation is subject o review by the Department of Bullding and Safety. and will comply

“with. the requirements of the grading division. The subject site i¢ nat located in an area

.~ with known archagological or paleontological resources and cyrrently maintains a single-

---family dwelling, However, if.such resources are discovered during. any excavation or

.. grading activities, the: project is subject to compliance with Federal State and Loca!
~,.T89Ulatl0ns alreatyin place. - . - , , oL

: -Sect;on 30250 Locatvon, existmg developed amea. . :
. (8} New residential, commercial, or industrial development, except as oiherw:se provided
.- in.this division, shall-be: located within, contiguous with, ‘or in close: proximity to, exisiing
- . developed areas able to accommodate -if. or, . where: such. areas .are not able fo . .
.. accommodate-it_in other areas with adequate: public; services and where it will not have -
- significant -adverse effécts, ither individually or cumulatively, on. coastaf resoinces. Iti
.. addition, land-divisions, other than.leases for agricultural uses, outside.existing developed
- areas shafl be penmitted only. where 50 percent of the usable parcelsi in the area have
-+ . beeh developed. and the created parcels would: be ho-smaller thari.the average size of
- gurrouncitg paicels.. The subject property is ‘located in a developed : residential
-teighbgrhood improved with single-family dwellings. Currently, the-site: contains a one-
story single-family dwelling to be demolished and replaced with a three-story single-family
dwelling. Sufficient parking and setbacks required by focal zoning and building and safety:
requirements are provided and vehicular access 1o the property: will be maintained along
.. Vista.Del Mar Lane: Theproposed project will maintain existing connections to utilities and
. .- will be setved by the.existing police and fire stations, schodls, and-other public services in
. the area. As such; the proposed project is losated within- a:developed area with adequate
, pubﬂc semcea and wnll mbt have significant adverse effects on coastal msources

S Sechon 3325 1 Scemc and Visaal Quaimes N
. .The scenjc and visual qualities of coastal areas shall be: considamd and pmtected asa
-tesource of public importance; Permitied. development shall be slled. and designed to
- profect views o ahd alohg the otean and scenic coastal areas, to minimize ihé alferation
- af natural land Tarms, to be. visusily aom;oattble with:the chamcter of surrounding areas,
- and, where féasible, fo restore ahd enhance visual quality in visyally: degraded areas, New
. development. in highly: scénic aréas:such. as those designated in the Califomia Coastiine
. Preservation and Recreation Plan prepared by thé Department.of Parks and. Recreation
- ghd by focal-government shall be: suborﬂmate to the characterofits settmg The: subject

IR 20’/9»6145-GDP‘MEL ' ' o ‘ ST S Paga’?oﬂs'
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property is located on a downward sloping lot nearly 100 feet above sea level and 652
feet from the Pacific Shoreline, The proposed project invoives the demolition of a one-
stoty, 1,987 square foot sung!e~fam|ly dwelling arid the construction of & new three-story,
5,784 square foot single-family dwelling. The proposed single-family dwelling will have a
maximurm envelope hieight of 358" and will observe the required yard setbacks. The
project does not exceed the maximum Residential Floor Area limit for this lot (9,480
square-feet) or the maximum building height {45 feet). There are 11 lots on the gastern
side of Vista Del Mar Lane (bounded by Manchester Avenue and Fowling Street),
excluding the subject property. These lots dre developed with single-family dwellings of
which three (3) are three-story, six (6) aretwo-story, and one (1) is one-story. The existing
dwellings on the block feature 8 diverse rangs of architectural styles and massing, Other
common - design elements Include recessed enfrances, balconies, varied fagade
articulation, and step-backs on the upper levels. The pwposed project observes the
prevailing front-yard setback and includes an entrance that is recessed 7' — 7” from the
building fagade at ground level, Additionally; the second and third story are stepped back
from the property line 17 — 4" and 24' —¢” respealweiy These step backs, along with the
- baleoriies and sloped roof line, break up the massing of the structure and provide a varied
-fagade articulation comparable to other homes dh the block. As such, the proposed project
will be visually compatible with the character of the surrounding community and is
‘designed and sited to protect views to and along the ocean.

‘Section 30252 Mainfenance and Enhancernerit of Public Access.
The location atid amount-of new deve]opment should mairitain and enhahee public access
- fo the coast by (1) facilitating the. provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that will
minimize the use of coastal access roads, (3) providing nonautomobile circulation within
the developmant (4) providing adequate parking facilities or providing substitute means
of serving the development with public transportation, (5) assuring the potential for public
transit for high Infensity uses such as high-rise office buildings; and by (8) assuring that
the recreational needs of new residents. will ot ovetload haarby coastdl recreation areas
“by correlating the emount of developrient with local park acquisition and development
plans with the pmwsfan of ongite recreational facilities to serve the new development. The
subject property is located 652 feet from the Pacific Shoreline, but at a higher elevation
anid is separated from the shoreline by Vista Del Mar and a residential development. The
- project will provide three: parking spaces for the single-family dwelling. No permanent
structures will be erected within the public right-of-way and public access to the coast will
not be cbstructed. As such, the. proposed project will not conflict with any:public access

policies of the- Coastal Act.

Seclion 30253 Minimization of Adverse Impacts, New developmont shall:
(1) Minimize risks to-life and property in areas of high geologie, flood, and fire hazard. (2)
- Assure stabillty and structural integrity, and neither create nor contribute significantly to
erosion, geologic instability, or destruction of the site or strounding area or iri any way
require the construction of protective devices that would substantially alter natural
landforms along biuffs and cliffs. (3) Be consistent with requirements imposed by an air
pollution control district or the State Air Resources Conlrol Bogrd as to-each particular
‘development. (4) Minimize energy consumption and vehicle miles traveled. {5) Where
-appropriate, protect special communities and neighborhoods which, because of their
unique. characleristics, are popular visitor destination points for recreational uses. The
. :subjectproperty is located on a dowaward sloping Tot, but is not within a designated hillside
aréa or along a biuff of cliff. The site Is located in a Methane Zone and the propesed
project will be subject fo the developmental regulations required by the City pertaining to
- ventilations and methane gas detection systems. The site Is located in a Special Grading
Ared-dnd the proposed project will require grading and the cut-and -export of 1,500 tubic

DIR.5019-6745-COP-MEL ' T Page 801 15
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yards of dirt during constructlon Hnwever, all work will be subject to the requirements of

. the: Building and . Zohing Core as well as.regulatory compliance. measures established by

«.. thewvarious City. departments and the Conditions of Approval iniposed herein, Addmonauy,

.+~ thersubject property is not a popular visitor desagnaﬁon point for recteatmnai ‘uge and does
c not prowde accass fo any recreatlcnal uses : oo

. The propnsed project w;ll not pwduce any advarse impacts as it relates tc pubhc acvess,
. recreation, maring environmant,. land. resources, of existing development as the subject--
.. .-property-is located.in-an urbanized residential area more than 652 feet from the Pacific
- - Shareline. The proposed project will. neither interfere nor.reduce access to the shoreline
- -or along the coast. The proposed project will not. adversely impact anyrecieational uses -
© and activifies, the marine envlronment and other envlronmehtaﬂy sensitwe habitat areas.
. resourqes and will be required to cemply w1th exlstmg regulahons if such resources are
.. discoveted. The proposed project will ot invelve the. diking, filing, or dredging of the opeti
- -coastalwaters. The proposed project will be served. by-existing public facilities and will riot
- degrade the scenic and visual qualities of nor interfere.with public access {6 the coastal

 area. Therefore, the proposed pro;act wi!! ba in conformity w:th Chapter 3of the Coastal
« At ,

T2 'The development will not prajud!ce the abllity of the Clty of Las Angeles to prepare

a'local coastal program that is In conformlty with Chapter 3 of the callfomla Coastal
v Act of 1978.. : . .

: The Oity does nﬁt have an approved Local Qoastal ngram (LCP) for the Westchester- -
Playa Del Rey area. In the interim, the Westchester-Playa Del Rey Commuinity Plan, a
- portion of the Land Use Element of the Clty's General-Plan, serves as the functnona!

" squivalent. The Westchester-Playa Del Rey. Community Pian designates the subject
. properly for Low Residential land uses with the comésponding zohe of R1-1. The use of .
. the subject property for a single-family dwelling. is consistent with the Community Plan
*land use. designation and relevant zoning. The proposed project will meet the Community -

- Plar’s objective of protectifig established. residential neighborheods from incompatible
... -uges. Furthermore, the proposed project is designed to be: in conformance with all .
- applicable provisions of the LAMC including, but not limited to, those ragulating height,
- setbacks, density, and parking, As:conditionied, the praject will not prejudice the goals and
- 'objectives of the Westchester — Playa del Rey Commumty Pian oF the Cttys abtlity to - .
prepare a Local Coastal ngram v A

3. "The lnterproﬂve Guidelmes for. Gaasta! Plarmmg and Permiis as established by the
- - - California Coastal Commission dated February 11, 1977 and any subsequent
.. amendments thereto have been reviewed, apalyzed and consldered in light.of the.

- Individual project in making this determination. . . '

= The Los Angelés Gmmty lnterpretaﬂva Guidalmes were adopted by the Coastal
“Commission (Qetober 14, 1980) to gupplement the Statewide Guidelines. Both regional -
. and statewide guidelines, pursuant.to Section 30620 th) of the.Coastal Act, are designed -
- 'to assist local governments, the regional commissions;. the commission, and persons
.. . subjedt fo the provisions.of this chapter in. determining how the. policies of this division
. shall be applied to the Coastal Zohe prior, to: the cerfification of a LCP. As stated jn the
Regional interpretative Guidelines, the guidelines are. intended fo be used ‘in a flexible.
- manner with consideration for local and regional conditions, individual projeet parameters
and constramts and indiv!dual and aumulattve lmpacts on coastal resources.”

- DiR-2079-6145-COP-MEL - T = ,‘Pqiza-éar-fs
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provisions for preservation of public acocess, compatibility with wetlands and habitat areas,
and the maintenarice of vista points and natural fandforms. The applicable provisions of
the California Coastal Commission’s Regional Interpretive Guidelines have been reviewed
and considered v preparation’ of these findings. The proposed project involves the
demlition of a one-stoty, 1,987 square foot single-family dwelling and the construction of
a new three-stoty, 5,784 square foot single-family dwelling, and a haul route for the cut
and export of 1,500 cubic yards of dirt. The project, which s hot located on a bluff or
- designated heﬂside area, would not alter:any natural land forms, nor would It impact access
to the coast. The Interpretive Guidelines have beern reviewed, analyzed, and considéred
- inlight of the individual projectin making this determination, and the pro;ect as conditioned
is consistent w:th saad Gmdelines

T4, The decision of the permit granting authority has been guided by any applicable
: - decision of the Callfornia Coastal Commission pursuant to Section 30626(c) of the
- Public Resources: Codeé, which provides that prior. decisions of the Coastal
‘Cominission; where applicable, shall guide local governments in thelr actions in
carrying out their résponsibility and authority under the Coastal Act of 1976,

Theé Direétor of Planning has been guided by the actions of the Coastal Commission in
revnewing the. proposed project. The Coastal Commission took action on tha following
- projects in the WestcheﬁenPlaya Del Rey eommumty

-~ In Decembeér 2016, the Commlssion approved the demolition of a duplex, and the
construction of a three-stary, 3,571 square-foot; single-family dwelling with a maxiroum
envelope height of 37 feet, located at 7037 Trollsyway (Appiication No. 5-16-0100).

- in August 2015, the Commissien issued a De Miniris Waiver for the conversion of a
-~ duplex into. a 2-unit coridominium structure with an interior remodel, 29 feet in height,
located at 6325 Vista Del Mar (Wat\ler No. 5~15-0457)

o in-Jduly 2002 the Gommlssion approved the demalition of a two~story, 1,800 square-
foot duplex: and. the ‘construction of & three-story, 3,201 square-foot duplex with a
maximum envelopa height of 41 feét, locatéd at 112 & 114 Culver Boulevard

' (Appllcaﬂon No. 5-02-1 38)

e in Novembeér 1998, the Commission approved the construction of: a two-»story. 4,400
square foot, single-family dwelling with a basement and-a maximum envelope height
of 40 feet, located at 8120 Billow Vista wae (Application No. 5-98-331),

"~ A8 such, i:his decision of the' permit»granﬁng authority has been guided by applmable

’ ~dec|stons of the Coastal Comrission pursuant o Séction 30625(c) of the Public
Resources Code, which provides that prior decisions of the Coastal Commission, where
applicable, shall guide local governments in their achons in carrymg out their responsibility
and autho‘“r‘i’ty under the Coastal Act of 1876, -

5. ° The development 18 not located between the ‘nearest pulilic road and the sea or
' shoreline of any body ofwater located within the coastal zornie, and the development
" is in conformity with the public access and pubhc recieation policies of Chapter 3

' of the ca!ifomla Coastal Act of 1976.

" Sectioh 30210 of the Coastat Act states the foﬂowmg in regards to public access:

In carrying out the mqwnsment of Section 4 of Article X of the Galifornia Constitution,
maximum access, which shall be consp:ouously posted,  -and recreational

BIR-2010-6145-CDP-MEL e T Page 10 of 16
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' oppodumt:es shall be prowded for all the people cens:stent with public.safsty. needs '
and the need to protect puhﬂc ngms nght of pﬁvate pmpeﬂy ownem, arnd- natural'
resources from overasen S IR . '

Section 30211 of the Coastal Act states the fcllowmg in regards tc public recreation
» .pohcfes S S . ‘

Develﬂpment shall not inte:fem w:th the pubhps nght af accass fo the sea where
.- dequired through. use or legislative authotization, including, buf not mited to, the
. use of dry sand and mcky &aasta! beaches tfo: the first ling of terrestrial vegetation.

The subjecl property i8- lot:ated mcre than 652 feei ftom the Paclﬁc Shereline n a
residential neighborhood developed: with other single-family dwellings. It Is not located

.. batween the nearest public- road .and the sea or shoreline: of any. body of water. No
.. permanent structures will be placed in the public right-of-way. The: required parking spaces
- - will be-provided on the subject propérty; accessed from an existing driveway, As such, the:

. proposed project will not conflict with any pubhc access or pubﬂc recreation pohcies of
Chapter 3 of the COastal Act. 4

¥ ‘-:",.6-. - lAn approprlate environmental clearance under the Callfomia Envifonmental Quality
- .. . . .-Acthas been granted,

voategomcal Exemptnon No. ENV~2£J19-6146~CE was prepared for the propésed profect
. gonsistent with the provisiohs of CEQA. The proposed project involves the demolition of
. - a-one-story, 1,987 square foot single-family dwelling and. the constryction of a new three-
-~ story, 5,784 square-foot single-family dwelling, The praject includes-excavation, grading,
- and a'haul route for the export of 1,500. cubic yards of dirt. The Categorical Exemption

- prepared for the proposed project Is appropriate pursuant to CEQA Guidelmes Bections
: 18301 (Class 1) and 15303 Class 3). - :

The Class 1 Categorical Exemption allows for the operatmn. repa:r, maintenance,
- permitting, leasing, licensing, or minor alteration of existing public or.private structures;
facililes; mechanical -equipment, or topographical features, -involving negiigible or o’
expansion of use. The Class 1:Categorical Exemption includes the demolition and removal
of individual small structures: (1) One single-family residence. In urbanized areas, up to
three. smgle-family residences may. be demolished under this exemption; (2) A duplex of
similar multifamily. residential structure.. In-urbanized areas, this exemption applies to
-~ duplexes and similar structuries where not more than six dwelling units will be demolished;
¢ {3) Astore, motel, office, restaurant, or similar small commercial structure If designed for
an occupant load of 30 persons ot less. In. urbanized: areas, thils exemption also applies
to the demoiition of up to three such commercial buiidings on sites: Zoned for such use;
- Bnd.(4) Accessory (appurtenant) structures including garages, carports, patios, swining
.-+ pools, and fences. The. proposed project, involves thé demolition. of tng smg!e-famtly
dwelling,. Therefore, this exempuen would appiy. -

The Class 3, categorical exemptmn allows: for the construction and location of a limited
nutribers of new, small facilities or shuttures; installation of small new equipment and

.- facilities in small structyres; and the conversion.of existing small structures from one use
-t another where only minor modifications are made-in the exterior-of the striiciure; this.
“Includes. oné gingle-family residence, oi a second.dwelling unit in & residential zone. As.

. previcusly discussed, the proposed project involves the constructmn of one. mgleafamtly
-dwelling Therefore, this - exempﬁon would apply, S

: t'~'uﬂ;hemwz)re,t the Excephons outlmed in Seotion 15300 2 of the CEQA Gmdelmes do not
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. app}y to the proposed project;

(a)

®)

(©)

()

,‘(e)v

Location. The: project is located in a Specnal Grading Aréa and a Methane Zone.
However, specific Regulatory Compliance Measures {RCMs) In the City of Los
Angeles regulate the grading and. construction of projects in these Jocations and
will reduce any potential impacts to less than significant. These RCMs have been
histarically proven to work to the satisfaction of the City Engineer to reduce any
impacts on the surfounding environmant. -located in a sensifive environment.

- Blthough the project site is located within the Coastal Zone, # s not identified as

an environmental resource, Additionally, the proposed project is consistent with
the scale and uses proximate to the area. Conseguently, the proposed project will

-not result in a significant impact based on its location.

’ Cumulatwe Impact. The project |s consistent with the type of development

‘permmed for the area zoned R1-1 and designated for Low Residential land uses.

~The proposed project will not exceed thresholds identified for impacts to the area

{i.e. traffic, noise, ett.) and will not result in sigmﬁcam dumulative lmpacts

$|gniﬂcant Effect. A Categorical Exemption shall not be used for an activity where

there is a reasonable possibility that the activity will have a significant effect on the:
environment due to unusual circumstances The proposed projest conisists of work

typical to & developed residential heighborhood, Thus, there are no unusual
circumstances that will lead to-a significant impact on the environment.

Seenic Hsghways The only State-designated Scenic Highway in the City of Los
Angeles is the Topanga Canyon State Seenic Highway, State Route 27, which
fravels  through & portion of the Topanga State Park. The subject property is
located several miles from Topanga Cariyoi State Scenic Highway. Therefore, the
proposed project will not create any impacts t6 scenic resources within a State-

 designated Soemc Highway

“Hazardous Waste Sites. Accordmg 1o the E‘nv:rostor, the State of Cahfornias
- database of hazardous waste sites, neither the subject property nor.any property

in the vicinity, is identified as a2 hazardous waste site.

Historical Resources. The subject property or existing structure have not been
identified as a historic resource or: within @ historic district; have not been
determined to be eligible for listing in the National Register of Historic Places,
California Register of Historical Resources, Les Angeles Historic-Cultural
Monuments Repister, and/or any local register. -

Therefore, the proposed project is detarminad to be categorivally exempt and does not
require mitigation :or monitoring measures. No aiternatives of the proposed project were
evaluated. The appropriate environmental clearance has bean granted

Mello Act Compliance Review
- Pursuant to the City of Los Angeles Interim Admmlstraﬂve Procedures for Complying with the
© Mello Act, all Conversiofis, Derolitions, and New Housing Developments must be identified in
orderto determiine if any Affordable Residential Uhits are onsité ahd must be maintainad, and if
- the project is subject to the Inclusionary Residential Units requirement. Accordingly, pursuant 1o
‘the setlement agreerent between the City of Los Angeles and the Vénice Town Coungil, Ing, ,
- the Barton Hill Neighbdrhood Organization, and Carol-Berman congerning implementation: of the
Mello Act in the Coastal Zone Portions of the City of Los Angeles, the findings are as foliows
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7.  Demolition and meersions (Part4 0). The proposed project: Ihvol\zas the demolition of
. ohe Residential Unit. A Mallo Act Détermination issued by the Los Angeles Housing and -
. Community Investment Department (HCIDLA), on. Nevember 26, 2019, states that no - .
& .. effordable unitexists at 7012 Vista Del Mar Lane HC!IDLA cellected data fmm omber
. ..'2016 through Octmberzow - PR R e

. Tha current property owner purchased 7012 Vtsta Del Mar Lane on May 31 201 7¢ They .
provided lease agreements and.monthly copies of cancelied checks from Qetober 2017 -
through Qetober 2019. The Determination states that 7012 Vista Del Mar Lane was rented

. - for $6;300 per- month as:of October 2019-and that tofal rents between October 2017-and
- "October.2019 averaged $4,108 per mongh, The:2018 Lahd Use Schadule VIl threshold of
.+ < affordability for.a three—bedroom uriitis $2,010 pér month. Both:surrent monthly rent.as.of

< Qectober 2019 and the average montmy rent are. above this aﬁordabimy threshold

'Therefore no Aﬁerdable Ex:sting Res:denﬂal Units are proposed for demohtuon or ‘

S8 Categorical Exemptions (Part 2 4) sman New Housmg Developments

#a . Thes pro;ect proposed the construetion of o, new Residential Unit Pursuant to Par.t 2. 4 2
1. of the Interim Adinistrative Procedures, developments: which coisist of nine or fewer
. Residential Units are Small New Housing  Developments.and are categorically. exempt

from the Inclusionary Residential Unit tequirement; Therefore, the pmposed devalopment, :
of one new Rasidential Unit is found to be. categoncally exempt ' , -

mmmmt. MANDATORY FlNDING

Q; : The Natlona! Flood Insuranse ngram rate maps, .Whleh are:a: paﬂ of the Fiond Hazard
Management Specifie Plan adopted by the: Clty-Couticli by, Ordinance No: 172,084 have
- been-reviewed and it has been determined that this project is located in Zone X CAreas
determmed to be: outslde the 500«year ﬂood plain, © -

. BiRZ076-6146-COPMEL T T T Bage 1 o 16 o
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i

TIME LIMIT OBSERVANCE OF COND!TIONS

All terma and conditions of the Director's Determination shall be. fulﬂlled before the use may be
established. Pursuantto LAMC Section 12.25 A:2, the instant authorization is furiher conditional
upon the privileges being utilized within three years after the effective date of this determination
and, if such privileges are not utilized, building permits are not issued, or substantial physical

y construction work is not begun within said time and ‘carried on ditigently 56 that building permits
~ donat Iapse the authorization shail: termmate and become void. ‘

The applicam’s attention is called to the fact that this: gtant is not & permat or llcense ahd that any
permits- and licenses required by law must be obtained from the' proper public agency.
* Furthermore, if any condition of this grant is violated or not complied with, then the-applicant or
his suceessor in interést may be prosecuted for violating these conditions the same as for any
vioiation of the requirements: contained inthe 'Municip‘al Code, or the approvat may be revoked.

Verification of: eondmon compliance: with. buiidmg plans andfor bullding permit applicatmns ére
done at the Development Services Center of the Department of City Planning at either Figueroa
Plaza in Downtown Los Angeles or ihe Marvin Braude Constituent Setvice Center in the Valley. In
order 1o assure that you receive service with a minimum amount of weiting, applicants are
-@ncouraged to schedule an appointment with the Devélopment Services Center either by calling
(213) 482-7077, (818) 374-5050, (310) 231-2812;, or through the: Department of City Planning.

-website. at- planning lacity.org. The applicant is. further adwsed to nofify any consuitant
. . Yepresenting you of thrs reqwrement as wel! :

Section 11.00 of the LAMC states in part (m) *#t shall be unlawfu! for any person m violate any
provision or fail to comply with any of the requirements of this Code. Any person violating any of
the provisions or failing to comply with any of the mandatory requirements of this Code shail be
. guilty of & misdemeanor unless that violation or fallure is declared In that seclion to be an
infraction. An infraction shall be tied-and be punishable as provided in Section 19,8 of the Penal
Code -and the provisions of this. section. Any violation of this Code that is desighated as a
misdemeanor may be charged by the. City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor uniess provision is otherwise
made, and shall be punishable by a fine of not more than $2,500 or by imptisonment in the County
Jail for a period of not more than six months, or by both a fine and imprisonment.”

TRANSFERAB!LITY

This determination runs with the fand. in the event the property is o be sold, leased, rented or
occupied by arty person of corporation other than yourself; it is incurmbent that you advise them
regarding the conditions of this grant. If any portion of this approval is utilized, then all other
conditions and requirements set forth herein become immediately operative sind must be sirictly
observed. ‘

APPEAL PERIOD - EFFECTIVE DATE

The applicant's attenﬂon is called to the fact.that this authorization is not a permit or llcense and
that any permits and licenses required by law must be obtained from the proper publ&c Hgenoy.
Furthermore, if any Conditien of this grant Is viclated or net Gomplied with, then this authorization
shall-be subject to revocation as provided in Section 12.27 of the Municipal- Code. The Director's
determination in this matter will become effective sfter 10 working ddys, unless an appeal -
therefram is. filed ‘with the M&W It Is strongly advised triat appesls be filed
gatly during the appeal period and in person so that imperfections/incompletenese. may be
corrected before the appeal pemd expires. Any appeal must be filed on the prescribed forms,
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the requnred fee 23 copy of the Determmatmn, and reﬁelved and reeerpted ‘atsa.' RS
S ffi he Department.of City’ Planning-on.of b ore: the above date ar the appeal wi‘li not .
g u’f..-be‘acpep cl Forms arevavmlabls mMine at hitp:l/plan iblic; offic N

L accompanied b

e ,:"Fgguarea Plaza LT --Marvln Braude San Famanda Vafley West Lcis Angales

S 2071 Nortly Figueroa srreet Constituent Service Center ' : Developrhent Semm C’enter e
< atFigor =,:6262 ‘Van Nuys Baulevard .. 1828 Sewiells | Buulevard v
© Lbs Angeles, CA 90012 Roonmy 251" , e ondFloerr
218) 482»7077 " Van Nuys, CA 91401 Los Angeles, CA 60025 -
S a) 3745080 : (310) 231 2012

. Furthermore, this. coastal development permit shali be subject to revocatmn as: pmwded in-Section
| 12.20.2-J of the Los Angéles Municipal Code, as authorized by Section 30333 of the California
Public: Resourees Code and Section 13105 of the California Administrative. Code. Provided no
appesl has been filed by the above-noted date, a copy of the permit will be sent to thie' California ,
Coastal Commission. Unless anappeal is flled with the California Coastal Commission before 20 - -
working days have expired from the date the City's. determination is deemed received by such-
Commlssion the Ctty‘s acﬁan shall be deemeo‘ fmal '

I you soek judicial rawew of any décision of ttig: City pur&uantto Cahfamia Code af Civil Procedure .
Section 1094,5, the petition for writ of mandate pursuant to that section must be filed no later than -
the 90th day followmg the date 6n which the Gity's decision became final pursuant to Californis
Code of Civil Procedurs Section 1094.8. There may:be ether time limits which also affect your

A abihty to seek judlclal feview. S

VINCENT p. ‘aemom; AICP
Director of Planning

Approv‘e.;d'py: . " Af o ".'Rév;‘iéy;%pd‘bg:,

Revnewed by

| '. mfwm« FD, /mm

-deann Furrér, Cnty Planner

LT N Fulton. P!anni‘ng Asslsteﬂt
kevin fulton@lacltv org -
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LOS ANGELES
CITY PLANRING

FACT SHEET

Planning Entitlement Appeals
Summary .

- Discretionary planning decisions in Los Angeles can be appealed attimes, to one of the
eight City Commissions that oversee planning-related issues and, in some instances,
directly tothe City. Council. These appeals provide members of the public with an

“opportunity to chaﬂenge certain planning decisions, exercising their rightsin
accordance with the Los Angelées Municipal Code (LAMC). City Planning has developed
an informational fact sheet, complete with frequently asked questions, to inform the

~ public of their rights and opportunities for filing project appeals.

Background

The LAMC outlines a process to allow members of the public to appeal land use
decisions that are issued by the City. Appeals are intended to challenge the merits of
the decision, specifically to contend that a decision maker erred or abused their
discretion. To allow community members the ability to appeal qualifying planning
decisions at a minimal personal cost, City Planning has consistently {(and significantly)
subsidized non-apphcant appeal fees. This has allowed individuals to be part of a fair
and equitable process, one which has provided the public with the opportunity 1o
question certain decisions.

The Department has developed a fact sheet to further clarify the process for filing
project-related appeals. This document will be updated periodically, as needed. For
additional information, please contact the planning staff located at the Figueroa Plaza
(Downtown), Marvin Braude (Van Nuys), or West Los Angeles Developmem Services .
Centers preferably via email at planning. flgcounter@lacsty org :
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F requently Asked Questrons

: 'Where are project appeals ﬂled‘?

Appeals can be ﬁled at any of the three Development Servrces Centers (DSCs)-«-—-' o
Downtown, Vani Nuvs and West Los Angeles—where planning staffis located..A -
physrcal drop off area has been set up at each locatron to allow applicants to submrt
therr applications, without havzng to file an‘initial appomtment or enter the premises. As
an additional option, the Department has also created an online portal for electronic

appeal applications. Click this hnk to access the onime forms and submrt the relevant |
: rnformatron electromcally S .

‘ How Iong do applicants have to submit a prmect-related appeal?

' An appeal must be fi led wrthm a speclfred perrod of trme as estabhshed by the LAMC—-—
varying in length from 10 fo 15 days of the issuance of the Letter of Determination -
(L.OD), depending on the planning entitlements being appealed. As a point of reference
deadlines for filing dppeals are noted in the Los Anigeles Munrcrpal Code (LAMC) and
typrcany also identified within the LOD. :

' Where can appllcants access the appeal form and correspondmg
mstructlons? ' . . o . ,

'The appeal form and- mstructrons can be found here Both an apphcant and aggrreved _
party” (a community member opposing the decrsron) may. choose to file an appeal. All - - /
appeals wilt be processed at the same time. Each appeal form represents one appea!

regardless of the number of mdrvrduals who have signed the appeal form. For certain

planning entitliements, such as determinations for projects that file under the Densrty "

Bonus and Transit Oriented Communities Incentive Programs, appeals are limited to

adjacent and abutting owners of property or occupants, as specrﬁed in the implementing

- State and/or local statite. Neighborhood Councrls and/or Crty~appornted decrsron- :

'makmg bodres may not file an appeal : :

Who décidés the'outcome of project appeals?

Letters of Determination are issued by the Director. of Plannmg (DlR) Associate Zoning
Admrmstrator (AZA) Deputy Advisory Agency (DAA), Area Planning Commrssmn '

LOS ANGELES CITY PLANNING | 2
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(APC), or City Planning Commission (CPC). Depending on the initial decision-maker,
there are three appeliate bodies for planning cases in Los Angeles: the Area Planning
Commissions, the City Planning Commission, and the City Council. The LAMC

_ establishes appeal procedures including which types of decisions are eligible for a first-
and second-level appeal {meaning that in some cases, the pro;ect can be appealed

- again to a higher decision maker).

H_ow, long does the City have to 'coln‘sider_the abpeal.of a land use decision?

According to the LAMC, the City must process appeals under strict time limits.
Depending-on the planning entitlements, the date that an appeal hearing must be
scheduled varies between 30 days from appeal submittal up to 75 days from the last
day of the appeal period. These time periods may be extended if there is mutual .
agreement between the applicant and the City. The LAMC does not, however, aliow a
non-applicant to request an extension beyond this allotted time period for progect
appea!s :

How (and when) are notiflcatlons sent not:fying the appeﬁlant of thear -
hearing date? '

The LAMC specifies the timelines by which appeal hearings must be held. In general,
appellants receive notice of their upcoming hearing at least 10 days prior to the hearing
date. Notices for some appeal hearings may be published in a local newspaper. If
unavailable to attend the date of the hearing, the appellant can submit written
comments to the decision-maker or appoint a representatlve to provide pubhc tesumony
on their behalf at the public hearing. :

Who from Cﬂty Planning can provnde assustance, shou!d there be any
. questnons? :

Planning staff at the DSCs serve as a main point of contact for general inquiries s. Once a
project appeal has been submitted, questions can be directed to the assigned planner,
who will process the appeal and take it to the hearing. The contact information for the
‘assigned planner may be found on the Department’s_Planning Case Trat_.."_mg System

(PCTS).
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o ,fi,f;When can documents be sent to the appellate dec:sson maker wh‘o wnllghear |

s - 'the appeal‘?

5‘ln add:tnon to the appeal appltcatlon the appellant may submit documents for the oft“ c:ai
public record at the time the appeal is filed. If there is a need to provide additional
documents after the appeal has been filed, the appellant can send them to the planner
: assugned to the appeal. lnformat:on submltted after a staff recommendatlon :
report has been drafted will be mcluded in the public record, but it wm not have been
considered at the time of the wntmg of the sfaff report

City Planning’s Commission Office requires that supplemental information be provided
more than 48 hours in advance of the hearing, and meet the criteria as outiined below.. -

REQUJREMENTS FOR coMMJSSION S'UBMiSS/oN OF MA TER!ALS

) Regular Subm:ss:ons Imtial Submlss:ons not Jimited as to vo!ume must be
received no later than by 4:00 pm on the Monday. of the week.prior {o the.week of
the Commission meeting. Materials must-be emailed fo the ass;gned staff and o
Commlssmn :dentn‘" ed on the pro;ect publlc hearmg notice:

. Rebuttal Subm:ss:ons Secondary Subm:ssmns in response fo a Staff
Recommendation Report and/or additional comments must bé received
electronically no later than 48 hours prior to the Commission meeting. For the
-Central, South Los Angeles and Harbor Area Planning Commissions, matetials

~must be received no later than by 3:00 pm, Thursday of the week prior to. the
Commission meetmg Submissions, including exhibits, shall not exceed ten (1 O)
pages and must be submitted electron/cally to the Comm:ss:on tdent:f ed on thts
ahnouncement,

Day. of Hearing Submissions: Submissions less than 48:-hours priorto, and including

the day of the hearing, must not exceed two (2) written pages, including exhibits,

‘and must be submitted electronically to the staff and Commission identified o the -
- pr’oject’s public hearing notice. Photographs do-not count toward the page limitation.

Non—Complymg Submissions: Submissions that do not cormply with these rules w:ll

be stamped “File Copy Non- complymg Submission,” Non-complymg subm:ssrons -
will be placed info the official case file, but they will not be delivered to or .

considered by the Commission and will not be mcluded in the official admmlstrattve
record for the /tem at issue. :
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‘COVID-19 UPDATE
Interim Appeal Filing Procedurc

Fall 2020

Consistent with Mayor Eric Garcetti's “Safer At Home" direétives to help slow the spread of COVID-19, City

Planning has implemented new procedures for the filing of appeals for non-applicants that eliminate or
minimize in-person interaction.

‘

OPTION 1: Online Appeal Porta!

{planning.lacity. org/development-servrces/appeai appircat;on-online}

Entitlement and CEQA appeals can be submitted online and payment can be made by credit Lard or
e-check. The online appeal portal allows appellants to filf out and submit the appeal application directly to
the Development Services Center (DSC). Once the appeal! is accepted, the portal allows for appellants to
submit a credit card payment, enabling the appeal-and payment to be submitted-entirely electronically. A
2.7% credit card processmg service fee will be charged - there is no charge for paying onllne by e~check,

C 3 1 J nt On the ﬁnal day to file an appea! the apphcatron mus’c be
submu’cted and patd for by 4: SOPM (PT) Should the final day fall on a weekend or legal holiday, the time for
filing an appeal shall be extended to 4:30PM (PT) on the next succeeding working day. Building and Safety
appeals (LAMC Section 12.26K) can only be filed using Option 2 below

OPTION 2: Drop off at DSC

An appellant may continueto submit an appeal application.and payment at any of the three Development
Services Center {DSC) locations. City Planning established drop off areas at the DSCs with physical boxes
where appellants can drop.

Metro DSC ' : ‘Van Nuys DSC Co - West Los Angeles DSC
(213) 482-7077 (818) 374-5050 {810) 231-2901

201 N. Figueroa Street 6262 Van Nuys Boulevard - 1828 Sawtelle Boulevard
Los Angeles, CA 90012 - Van Nuys, CA 91401 West Los Angeles, CA 90025

City Planning staff will follow up with the Appellant via email and/and or phone to:
- Confirm that the appeal package is complete and meets the. applicable LAMC provigions

~ Provide a recerp’t for payment . ‘ California Coastal Commission
: : A 5-DRL-21-0015
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Commlssmn emall addresses

Clty Piannmg Commxssmn cpc @lac:ty org _

Centrai Los Angeies Area Plannmg Commission: apccentra!@__cnty org

East Los Angeles Area P!anmng Commtssson _a_pceast!a@lacuty org

- Harbor Area Planning Commnssuon charbor@iacity.org . '
North Va!iey Area Plannmg Comm:ssnon agcnorthvaﬂey@l'acig 6rg

. South Valley Area Plann:ng Commnss:on g_gcscuthvauev@iamtv orq

‘ .South Los Ange!es Area Plannmg Commnsslon csouthla lacu

West Los Angeles Area Plannmg Comm:ssnon gcwestla@lacnty org

“Are appellants reqmred to sit through the entlre meetmg when there are '
'multlple items on the agenda? :

- The answer is no; however, the agenda items can be taken out of order. Theréfore itis
in the interest. of each appellant-to attend the full meeting at the schedu!ed start time, -
until their item-is taken up for conssderatlon .Depending on how many.items are on the.
agenda, and the agenda order, your item could be heard very quickly or you may have
to wait through several items which could take a few hours. As a point of reference,
commission meetings for Area Planning Commissions and City Planning Commission
generally start at 4:30 PM and 8:30 AM, respectively. For additional details, please
consuit the “Events Calendar” on City Planning's website. For City Council and Council

_ Commiitee meetings, please consult the Meetmg Calendar page for C gx Counc and
Commlttees . e . _ :

will the éppéilénf. have :an' d:pr_:)qr_tu:hity to""s.,péak’ duringthe hearmg? |

Following the presentation by the pianner assigned to the appeal case, the appellaht
“can present their case. After the appellant’s presentation, the project.applicant will be
“given an equal amount of time to provide a rebuttal to the appellant’s presentation.

There is often time for an additional rebuttal by the applicant or appellant. While there
are exceptlons to the rule the appellate body. may mwte the appellant fo respond to

LOS ANGELES CITY PLANNING |
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questions. It is important to note that the appellate body will not engage in é,back and
forth conversation with either the applicant or appellant. This is done to be both fair and
consistent in the amount of time allocated to each party.

What is the format and strdctufe ofa tybical- hearing for a project appeal?

Each appellate body follows a slightly different set of procedures when hearing project
~ appeals. That said, there are a number of common features that apply regardless of
whether the appellate body is the Area Planning Commission, Cultural Heritage
Commission, City Plannmg,.Commtssaon or City Council. A formal public meeting
structure is always maintained in order to ensure a fair and predictable process—one
where all sides are heard, and the meeting is conducted in an orderly manner. In the
case when a planning commissgion is the appellate body, there are additional steps,
such as: a presentation from the Department, an opportunity for the appellant to testify,
a forum for the applicant to offer their rebuttal, and time reserved for public testlmony
This would take -place leading up to any formal action on the part of the commissioners,
as it relates to a project appeal.

To slow the spread of COVID-19, City Planning has implemented new procedures for
public hearings and outreach-meetings in order to-practice proper physical distancing
protocols. Until notified otherwise, commission meetings will be conducted virtually to
allow applicants and the public to participate using a webcam or by telephone.-For rore
information, consult the City Planning’s website with detailed instructions.

How much time does the appellant have to present their argument?

The time allocated to the appellant for the purposes of their presentation varies. It is
ultimately determined by the appellate body and communicated at the start of the
meeting. More often than not, appellants are allocated five to 10 minutes to make their
presentation. Project éppeais that are heard by City Councit follow slightly different ~
procedures, which the assigned planner can explain.

Is there a need for the appeilant to submit a PowerPoint presentation?

Appellants can prépare a PowerPoint presentation, in addition to making verbal remarks
when it is their turn to speak. If a PowerPoint is being prepared, the appellant should
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submit the document to City Planning no less: than 72 hours. in advance of the meetmg
- The assigned planner will coordmate the submission for the appellant

What role does the planner assngned to thls pro;ect play durmg the appeal
. process? -

The role of the assigned planner is to ensure that an appellant is notified of the appeal
hearing as an interested party, to provide them with a courtesy copy . of the staff report if
prepared, and to make sure that all parties are informed of the outcome or final decision -
of the appeal. The assigned planner will analyze the appeal points and prepare a staff
recommendation report responding to each of the points raised by the appellant. At the

- hearing, the assigned planner will make a presentation to the decision maker, All

_information about the case is available for public view in the case file, and the Planner
can assist in making an appointment to review it. The planner can also ensure that
translation and special accommodations for individuals with dlsabllltles can be provided
at the public hearmg, if requested

What happens after the Appellate Body issues a formal declswn ohe way .
or another?

After the Commisslon takes a vote, a formal Letter of Determmatlon is issued. Ifthe
dedcision is not further appealable, this concludes the appeal process Underthe LAMC
and City Charter, only certain Commxssuomlevel appellate decisions are further
"appealable to City Council.

When can a CEQA appeal be filed?

Generally, a standalone CEQA appeal to the Clty Council may only be filed if a project’
'land use determination is not further appealable to the City Council (with some
exceptions). If a determination made by an Area Planning Commlssnon or City Planning
* Commission is further appealable to the City Council, the City Council will consider
CEQA related appeal points made by an appellant when consldenng the entire appeal
of the project. .
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When should appeliants fill out the CEQA Appeal Form?

The CEQA Appeal form shall only be used if the Area Planning Commission or City
Planning Commission issues a determination for a project that is not further appealable. -
In these situations, an individual may file an appeal of a project's CEQA clearance to

the City Council. Forms and procedures for the appeal of CEQA documents can be
found here listed under “CEQA Appeal Application.”
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Attachment 4
Grounds for this Appeal

Appeal of City of Los Angeles Case No.: DIR-2019-6145-CDP-MEL

JUSTIFICATION/REASONS FOR APPEAL

The reason for the appeal, the specific points at issue, how the
appellant is aggrieved by the decision, and why the appellant believes the
decision-maker erred or abused their discretion are as follows.

I represent Robert Shelton, the appellant, who is the neighbor directly
east of the above-mentioned property located at 7015 Rindge Ave., Playa
Del Rey, CA.

My client objects to the issuance of the coastal development permit at
issue (“the Project”) on many grounds including but not limited to the
following contained in this letter, and which will be detailed below.

The Project sits in the neighborhood of Playa Del Rey a few blocks in
from the beach. A view of the Project's existing single story structure is
attached hereto as Exhibit A. A view of the structures located to the right
and left of the Project, including the animated mock-up of the proposed four
story structure is attached hereto as Exhibit B. A survey of the two blocks
surrounding the Project shows the following heights of the single family
homes:

* Total number of one story single family homes: 30
* Total number of two story single family homes: 27
» Total number of three story single family homes: 3
* Total number of four story single family homes: 1

My client’s objection to this CDP are as follows:

1. The Coastal Development Permit Would Violate The
California Coastal Act
The Project is inconsistent with the California Coastal Act because of
the following non-exhaustive grounds:
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. it is out of scale and out of character with the neighborhood. See Cal
Pub. Res. Code §30253
. it would eliminate scenic views from my client’s property and other
adjacent properties. Cal Pub. Res. Code §30251
. it has significant adverse cumulative impacts on coastal resources. Cal

Pub. Res. Code §30250

Additionally, Sections 30251 and 30253 of the Coastal Act require
permitted development to be visually compatible with the character of
surrounding areas and require protection of communities and neighborhoods
that, because of their unique characteristics, are popular visitor destination
points for recreational uses. Here, the Project would violate the
aforementioned Coastal Act provisions because it is not visually compatible
with the 1-2 story structures of the surrounding neighborhood.

In the case of Kalnel Gardens, LLC v. City of Los Angeles (2016) 3
Cal.App.5th 927, the Court of Appeal affirmed the city's denial of a coastal
development permit on the basis that it was inconsistent with the
surrounding neighborhood where such permit sought to construct a 15-unit
housing project in Venice amid a neighborhood where one and two story
structures outnumbered taller structures in the area by a ratio of nine to one.
Here, in the instant neighborhood in Playa Del Rey, one and two story
structures outnumber the only four story structure at a ratio of 57 to one.
This is obviously a much higher ratio than the nine to one ratio in the Kalnel
Gardens case.

2. The Coastal Development Permit Would Violate The City of
Los Angeles Westchester-Playa Del Rey Community Plan.
The Westchester-Playa Del Rey Community Plan of the City of Los
Angeles (“Community Plan”) was enacted to implement the goals and
policies of the California Coastal Act, establish a local coastal program for
these areas, protect, maintain and restore the overall quality of the Coastal
- Zone, and guide development with provisions addressing land use, height,
density and other factors. This Community Plan provides for aesthetic
benefits, public access, and scenic preservation, while ensuring compatibility
with the existing community. The following are various objectives and
policies of the Community Plan that support denial of this Project.
e “Objective 1-1: Provide for the preservation of existing quality
- housing... |
o Policy 1-1.1: Protect existing stable single family and
low density residential neighborhoods...from
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encroachment by...and other uses that are incompatible
as to scale and character, or would otherwise diminish
quality of life.” See Community Plan, page III-3.

Here, the instant Project would result in the substantial loss of my
client’s ocean view, a photo of which is attached hereto as Exhibit C. The
loss of this ocean view would violate the above objective and policy because
it diminishes the quality of life for my client and other adjacent property
owners that would be impacted by the Project.

o “Policy 1-1.2: The City should promote neighborhood
preservation, particularly in existing single family
neighborhoods...” See Community Plan, page III-3

Here, if the City approved the Project, it would be violating the above
policy which seeks to preserve neighborhood preservation because the
Project would block my client’s and other neighbors’ access to their present
ocean views and access to natural light. As it stands now, the neighborhood
is almost exclusively 1-2 story homes, and most with ocean views; a four
story Mcmansion (i.e. the Project) is wholly incompatible with the existing
neighborhood.

e “Objective 1-3: Preserve and enhance the varied and distinct
residential character and integrity of existing residential
neighborhoods.” See Community Plan, page I111-4

Here, the character of neighborhood would not be preserved if the
Project is approved because a four story structure is incompatible with a 1-2
story neighborhood, especially when that four story structure blocks coastal
views for multiple other properties.

e “Objective 1-6: Preserve visual resources in residential areas.
o Policy 1-6.1: The preservation of existing scenic views
from surrounding residential uses...should be a
significant consideration in the approval of...[coastal
development] permits.
Program: The possible impacts to existing scenic
resources, designated scenic highways or public view
sites, and the overall visual quality of adjacent
residential areas shall be considered in the approval
of all discretionary permits.” Emphasis added. See
Community Plan, page I1I-6
Here, the Project would substantially block the ocean view of my
client and other neighboring properties.
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o Policy 1-6.2: Protect the public views and scenic quality
of the highly unique residential areas in this community”
See Community Plan, page I11-7
Here, the Project would substantially block the ocean view of my
client and other neighboring properties.

3. The Proposed Project Does Not Fall Under Any CEQA

Exemption

The Applicant requests that the Director of Planning consider two
CEQA exemptions, located at 14 CCR 15301 and 14 CCR 15303. Neither
exemption applies to the Proposed Project as follows.

e 14 CCR 15301 exempts “[a]dditions to existing structures
provided that the addition will not result in an increase of more
than:

(1) 50 percent of the floor area of the structures before the
addition, or 2,500 square feet, whichever is less; or

(2) 10,000 square feet if:

(A) The project is in an area where all public services and
facilities are available to allow for maximum development
permissible in the General Plan and

(B) The area in which the project is located is not
environmentally sensitive.”

Here, this exemption does not apply because the Project does not seek
to add anything to an existing facility: the application is for the demolition
of a 1,987 sq.ft. structure and replace the old structure with a much larger
structure of 7,629 sq.ft. According to the application, the Project does not
seek to add anything to an existing structure: it seeks demolition and
construction of an entirely new structure.

e 14 CCR 15303 does not apply to the Project either. This
exemption applies to the “construction and location of limited
numbers of new, small facilities or structures”. The proposed
new structure on the lot will be 7,629 sq.ft.; this number is not
small, and is in fact massive, especially compared to the size of
structures in the surrounding neighborhood.

4. There Is Substantial Evidence'Demonstrating That An

Exception To The Categorical Exemption Applies Pursuant To
CEQA Guideline 14 CCR 15300.2
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The Applicant requests that the Director Planning determine that there
is no substantial evidence demonstrating that an exception to the Categorical
Exemption applies pursuant to 14 CCR 15300.2. In fact, there is substantial
evidence that exceptions to the Categorical Exemption applies as follows.

The Project is located in the Coastal Zone — a highly sensitive
environmental resource protected by at least two major State acts of
legislation in addition to local protections. Pursuant to 14 CCR 15300.2, a
CEQA exemption is inapplicable where there the project presents a
significant effect on the environment (14 CCR 15300.2(c), and where over
time similar projects that are approved present a cumulative impact on the
environment (14 CCR 15300.2(b), Here, this Project presents a significant
impact on the environment because it mostly eliminates the coastal view and
access to natural light from some neighboring properties, including my
client’s.

Also, there is another four story structure located in the area of the
Project. If this Project, which seeks approval for another four story
structure, is approved, the cumulative impact of this Project and the other
four story structure means that the coastal views, and access to natural light
of many other existing structures will be eliminated after more and more
four story structures are approved by the City. In order to preserve these
environmental issues, the City should deny this Project.

S. This Appeal Violates The Los Angeles Rules For Posting
Notice
Pursuant to Los Angeles Municipal Code §12.20.21(EX5), the

Applicant was required to post notice that the application was filed for a
coastal development permit at the time the application is submitted for
filing. Here, there is no evidence that the Applicant posted notice at the time
the application was submitted for filing, which was on 10/5/2019.

6. The Subject Project is located immediately below a large
swimming pool and a sewer pipe behind a retaining wall. There is zero
discussion of what would happen if the retaining wall would fail in the event
of an earthquake, or otherwise.

7. The Scale and Mass of the Single-Family Residence, as
Proposed, is Not Compatible with the Surrounding
Neighborhood
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Vista Del Mar Lane is a two-lane street which begins at Vista Del Mar along
the beach

and rises to the top of the hill. It is a very comfortable street, often a pass-
through for people who drive from the South Bay to Culver Boulevard and
frequently a street which provides beach parking and, along portions of the
bluff where there is no development, a viewing opportunity of the ocean and
sunset. Development on this street is layered. The residences on the Playa
Del Rey bluffs facing the ocean, with limited exception at the bottom of the
street, are all single-story at street level. The residences on the inland side of
Vista Del Mar Lane, with limited exception, are one and two story homes,
much smaller than the applicants’ proposed house. Still further inland and on
the bluff above Vista Del Mar Lane, the houses on Rindge Avenue are

predominantly single-story, with ocean views over the roofs of the homes
below.

The application here proposes to demolish an existing one-story, 1987
sf home and to replace it with a four-story 7,629 sf house and with a 1,704 sf
basement level. It is not clear from plans whether the basement level is
proposed to be fully below grade or whether the development is actually
four stories “plus,” but whether viewed as a 9,333 sf house or even just a
7,629 sf house, it will dwarf the existing development on the street.

The following are the square footages of the existing houses that front
on Vista Del Mar Lane:

6948 Vista Del Mar Lane 2,354 sf
7000 Vista Del Mar Lane 1,339 sf
7008 Vista Del Mar Lane 1,617 sf
7012 Vista Del Mar Lane 1,987 sf (this property)
7016 Vista Del Mar Lane 2,752 sf
7026 Vista Del Mar Lane 4,360 sf
7030 Vista Del Mar Lane 2,015 sf
7034 Vista Del Mar Lane 3,356 sf
7040 Vista Del Mar Lane 2,438 sf
7046 Vista Del Mar Lane 3,005 sf
201 Manchester Blvd 6,312 sf
7303 Vista Del Mar Lane 1,984 sf
7306 Vista Del Mar Lane 10,887 sf
7310 Vista Del Mar Lane 2,832 sf
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7314 Vista Del Mar Lane 2,090 sf
7324 Vista Del Mar Lane 2,602 sf
7328 Vista Del Mar Lane 2,048 sf
7334 Vista Del Mar Lane 4,557 sf
7352 Vista Del Mar Lane 4,621 sf

Attached are photographs of each of the above houses to give you an
idea of the current mass and scale of the neighborhood (the last photo shows
the existing residence in relation to the single-story houses above it on
Rindge Avenue). See these photos as Exhibit D.

If the project were not located in the coastal zone, it might be
permissible to simply comply with Municipal Code restrictions for siting
and designing the house. But it is the coastal zone, and therefore this project
is governed as well by a set of overarching requirements set forth in the
Coastal Act (Pub. Resources Code, §30000 et seq.).

Because the City of Los Angeles does not yet have a certified Local
Coastal Program (LCP) for Playa Del Rey (or any of its segments), the
Chapter 3 policies of the Coastal Act (Pub. Resources Code, §§ 30200-
30265.5) govern review of the application. Further, because the City has
assumed the authority for issuance of CDPs in the first instance, the Coastal
Act provides that the “[decisions of the [Coastal] Commission, where
applicable, shall guide local governments [here, the City] ... in their future
actions” under the Act. (Pub. Resources Code, § 30625(c).)

Two Chapter 3 policies, in particular, that govern review of this
application. Section 30251 of the Coastal Act states, in relevant 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 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.”

Section 30253 of the Coastal Act further provides, in part:
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“New development shall: (5) Where appropriate, protect special
communities and neighborhoods which, because of their unique
characteristics, are popular visitor destination points for recreational uses.”

There are no Coastal Commission decisions on this street, which
underscores the precedential nature of the City’s decision here. There have
been, however, Commission decisions in like circumstances which provide
apt guidance here. In 5-05-414 (Shaw), the applicant proposed to demolish a
1400 sf single-family residence and to replace it with a 30-foot high, 3900 sf
residence in Venice. The Commission denied the application for the
proposed project because it was found to be incompatible with the character
of the surrounding area and would set a negative precedent for future
development, citing Sections 30251 and 30253, above. As noted in the
Commission’s findings: “The Commission determined that the height (33
feet) and mass (3900 sf) of the proposed three-level house would not
conform with the character of the immediate neighborhood, as there was a
significant contrast between the size of the proposed project and the existing
homes in the area, the neighborhood being overwhelming single-story with a
few two-story homes.” (P. 1) The link to this decision is:
hitps://documents.coastal.ca.gov/reports/2005/10/TH10¢c-10-2005 .pdf

In 5-18-0393 (Kashani), the applicant proposed to construct a 9,898 sf
single-family residence more than twice the residential floor area of 90% of
the homes along this portion of Tramonto Drive, in Pacific Palisades. The
Commission noted (at p. 16): “The City-approved development would be
more than twice the size of the existing row of structures seaward of
Tramonto Drive in this area. While this may be consistent with the City’s
Zoning Code, it is not, in this consistent with the scenic and visual resources
policies of the Coastal Act.” The latter point is particularly worth noting
here. The project plans note that max FAR allowed is 9,480 sf, and that max
building height allowed is 45’ with a roof structure housing elevators and
stairways potentially exceeding the building by 5°. While this project may be
at or slightly below FAR or building height, the Municipal Code
requirements are not the key. They are merely maximums, but in applying
the Coastal Act, the neighborhood compatibility and scenic and visual
resource policies are the governing standards, and this project is inconsistent
with both. The link to this decision is:
https://documents.coastal.ca.gov/reports/2018/10/W12¢c/W 12¢%20&%20W
13a-10-2018-report.pdf
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The average sized home on Vista Del Mar Lane, even including the
few exceptions, is 3,029 sf. That is well less than half of the 7,629 sf house
proposed here - or one-third the size of the total square footage proposed is
considered. If you take out the one outlier, 10,887 sf, the average size home
is even far less, 2,593 sf.

There is no good formula for dictating appropriate mass and scale. But
the proposal here, by any measure, is way beyond what would be considered
consistent with the neighborhood compatibility and the scenic and visual
policies of the Coastal Act. For that reason, unless revised and reduced in
mass and scale, it should be denied.

8. Approval of the Development, as Proposed, Will Create
Adverse Cumulative and Precedential Effects

Section 30250(a) of the Coastal Act further states:

“New residential... development... shall be located . .. where it will not have

significant adverse effects, either individually or cumulatively, on coastal
resources.”

Given mass and scale of the current proposal, it is abundantly clear
that it would set an adverse precedent for Vista Del Mar Lane, giving license
to every other property to redevelop at some point at a grand scale. It would
convert the street, one-story at street level on one side and at modest square
footage on the other into an imposing string of exceptionally large
residences.

The impact, however, is not only to Vista Del Mar Lane. It is as well
to the homes above this street on Rindge, predominantly single-story and
with significant views of the ocean. The last photo attached shows the
existing house and the three houses above it. Not only would this proposal, if
approved, adversely affect those existing residences, but it would likely
force larger homes on Rindge in the future to recapture the view, a domino
effect experienced in other coastal neighborhoods of the City, such as
Venice. This further demonstrates that, as proposed, the applicant’s house
would be inconsistent with policy in Coastal Act section 30250 regarding
locating new residential development.
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9. The Applicants Have Not Provided Meaningful Information
in Support of their Application

City staff graciously provided me with a copy of the project plan. The plans,
however, are, utterly unrevealing. They focus only on the house, but there is
no rendering and no meaningful elevations, especially important for
something this large and a proposal, unlike any other on the street, that
proposes substantial excavation and a basement garage entry. There is no
context, so one cannot truly evaluate its visual impact on the surrounding
homes, the street, or the homes on the street immediately above it.

Section 30253 of the Coastal Act also provides:

“New development shall do all of the following: (a) Minimize risks to life
and property in
areas of high geologic, flood, and fire hazard.”

There is, apparently, no geotechnical report so that Building and Safety and,
importantly, the neighbors on each side of this sloping street might
understand the lateral support and related implications of the work proposed
on their adjacent properties. This is not an immaterial point. The application
proposes a substantial excavation, ___ cubic yards, to create a 1,704 sf
basement and subterranean garage, a design which itself would be
anomalous on this street.

10.Approval of the Development, as Proposed, Will Prejudice
the Preparation of the City’s LCP

The City of Los Angeles, unlike most cities in the coastal zone, has
yet to complete a certified LCP for any segments. Indeed, Playa Del Rey
seems virtually ignored. Coastal Act section 30604(a) requires a finding that
the proposed development “will not prejudice the ability of the local
government to prepare a local coastal program that is in conformity with
Chapter 3” of the Act. The factual record here demonstrates that the mass
and scale of this house, as currently proposed, is way beyond what would
satisfy the above-referenced Coastal Act policies, would create an adverse
precedent, and thus would necessarily prejudice the City’s ability to prepare
an LCP for this area that is consistent with those policies.
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Re:  Case No. DIR-2019-6145-CDP-MEL
CEQA No. ENV-2019-6146-CD
(7012 Vista Del Mar Lane, Playa Del Rey — Streams)

I am appealing the above residential project because, as currently proposed and approved by the
City, it is way too big and its mass and scale are wholly incompatible with the pattern of existing
development on Vista Del Mar Lane and the street above it, Rindge Avenue. | am requesting
that the Commission find the appeal to present a “substantial issue,” and then to deny the
application or require the applicants to revise their plans to better complement the mass and scale
of the surrounding neighborhood.

The Scale and Mass of the Single-Family Residence, as Proposed, is Not Compatible with
the Surrounding Neighborhood

This area of Playa Del Rey is in the dual permit jurisdiction and is one of the few communities
on the California coast that still does not have a Local Coastal Program (LCP). Vista Del Mar
Lane is a two-lane street which begins at Vista Del Mar along the beach and rises to the top of
the hill. It is a very comfortable street, often a pass-through for people who drive from the South
Bay to Culver Boulevard and frequently a street that provides beach parking and, along portions
of the bluff where there is no development, a viewing opportunity for the public of the ocean and
sunset.

Development in this hillside area is layered and specifically designed so that the residences may
enjoy their coastal views. The residences on the Playa Del Rey bluffs facing the ocean, with
limited exception at the bottom of the street, are all single-story at street level. They are subject
to a very limited height restriction so that views from the east (or inland side) of the street are not
impacted. This is a pattern throughout the streets of the hillside area, which was developed
dating back to the 1920’s and sold with the promise of these sweeping views. The residences on
the inland side of Vista Del Mar Lane, with limited exception, are one and two story homes,
much smaller than the applicants’ proposed house. Still further inland and on the bluff above
Vista Del Mar Lane, the houses on Rindge Avenue are predominantly single-story, with ocean
views over the roofs of the homes below.

The application here initially proposed a 9,333 square foot house. When the local residents
protested in mass, they revised the proposal to demolish an existing one-story, 1987 square foot
home and to replace it with a multi-story 7,506 square foot structure, of which 1,704 square feet
are referred to as basement and excavation of 1500 cubic yards of dirt for a 1,704 square foot
basement level. It is not clear from plans whether the “basement level” is proposed to be fully
below grade or whether the development is actually four stories, but it is all habitable space and
it will dwarf the existing development on the street and obstruct the views from the homes
above.

The Project, by any measure, is far out of character and scale for the neighborhood. The
following are the square footages of the existing houses that front on Vista Del Mar Lane:
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6948 Vista Del Mar Lane 2,354 sf
7000 Vista Del Mar Lane 1,339 sf
7008 Vista Del Mar Lane 1,617 sf
7012 Vista Del Mar Lane 1,987 sf (this property)
7016 Vista Del Mar Lane 2,752 sf
7026 Vista Del Mar Lane 4,360 sf
7030 Vista Del Mar Lane 2,015 sf
7034 Vista Del Mar Lane 3,356 sf
7040 Vista Del Mar Lane 2,438 sf
7046 Vista Del Mar Lane 3,005 sf
201 Manchester Blvd 6,312 sf

The houses on the downhill-sloped angle of the street are arrayed in a way that conforms to the
downslope, allowing for greater square footage, while mitigating impact. While there is a much
greater opportunity for a larger house to be developed on the south end of the street, that is not
true of the north end of the street where this Project is located. The homes at the south end of the
street have square footages of:

7303 Vista Del Mar Lane 1,984 sf
7306 Vista Del Mar Lane 10,887 sf
7310 Vista Del Mar Lane 2,832 sf
7314 Vista Del Mar Lane 2,090 sf
7324 Vista Del Mar Lane 2,602 sf
7328 Vista Del Mar Lane 2,048 sf
7334 Vista Del Mar Lane 4,557 sf
7352 Vista Del Mar Lane 4,621 sf

Attached are photographs, first, of all of the existing homes on Vista Del Mar Lane, starting at
the top and then to the bottom of the street to give you an idea of the current mass and scale of
the neighborhood Second, I have included a panoramic view of the north end of Vista Del Mar
Lane. Lastly, I have included a site photo exhibit which will give you a further perspective on
both sides of the street.

If the Project were not located in the coastal zone, it might be permissible to simply comply with
the maximum Municipal Code restrictions for siting and designing the house. But it is in the
coastal zone, and therefore this Project is governed as well by a set of overarching requirements
set forth in the Coastal Act (Pub. Resources Code, 830000 et seq.).

Because the City of Los Angeles does not yet have a certified Local Coastal Program (LCP) for
Playa Del Rey (or any of its segments), the Chapter 3 policies of the Coastal Act (Pub. Resources
Code, 88 30200-30265.5) govern review of the application. Further, because the City has
assumed the authority for issuance of CDPs in the first instance, the Coastal Act provides that the
“[d]ecisions of the [Coastal] Commission, where applicable, shall guide local governments [here,
the City] . . . in their future actions” under the Act. (Pub. Resources Code, 8 30625(c).)
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Two Chapter 3 policies, in particular, that govern review of this application. Section 30251 of
the Coastal Act states, in relevant 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 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.”

Section 30253 of the Coastal Act further provides, in part:

“New development shall: (5) Where appropriate, protect special communities and
neighborhoods which, because of their unique characteristics, are popular visitor
destination points for recreational uses.”

There are no Coastal Commission decisions on this street, which underscores the precedential
nature of the City’s decision here. There have been, however, Commission decisions in like
circumstances which provide apt guidance here. The Coastal Act provides that decisions of the
Commission, where applicable, shall guide local governments in their future actions. (Pub.
Resources Code, § 30625(c).)

In 5-05-414 (Shaw), the applicant proposed to demolish a 1400 sf single-family residence and to
replace it with a 30-foot high, 3900 sf residence in Venice. The Commission denied the
application for the proposed project because it was found to be incompatible with the character
of the surrounding area and would set a negative precedent for future development, citing
Sections 30251 and 30253, above. As noted in the Commission’s findings: “The Commission
determined that the height (33 feet) and mass (3900 sf) of the proposed three-level house would
not conform with the character of the immediate neighborhood, as there was a significant
contrast between the size of the proposed project and the existing homes in the area, the
neighborhood being overwhelming single-story with a few two-story homes.” (P. 1) The link to
this decision is: https://documents.coastal.ca.gov/reports/2005/10/TH10c-10-2005.pdf

In 5-18-0393 (Kashani), the applicant proposed to construct a 9,898 sf single-family residence
more than twice the residential floor area of 90% of the homes along this portion of Tramonto
Drive, in Pacific Palisades. The Commission noted (at p. 16): “The City-approved development
would be more than twice the size of the existing row of structures seaward of Tramonto Drive
in this area. While this may be consistent with the City’s Zoning Code, it is not, in this
consistent with the scenic and visual resources policies of the Coastal Act.” The latter point is
particularly worth noting here. The project plans note that max FAR allowed is 9,480 sf, and
that max building height allowed is 45 with a roof structure housing elevators and stairways
potentially exceeding the building by 5°. While this project may be at or slightly below FAR or
building height, the Municipal Code requirements are not the key. They are merely maximums,
but in applying the Coastal Act, the neighborhood compatibility and scenic and visual resource
policies are the governing standards, and this project is inconsistent with both. The link to this
decision is: https://documents.coastal.ca.gov/reports/2018/10/W12¢/W12¢%20&%20W13a-10-
2018-report.pdf
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The Playa Del Rey community, in general, is distinctly low in scale. It is worth noting that in
2012, the Legado Companies proposed a 57-foot high, 72 mixed use project with 10,000 square
feet of retail one block from the beach in lower Playa Del Rey. Community members opposed
the project on the grounds that, among other things, it was out of character and scale and would
set a precedent for the rest of commercial development in Playa Del Rey. In March 2018, the
Planning Commission approved the project. Community members and groups appealed the
decision all the way up to the City Planning Commission and ultimately to the PLUM
Committee and City Council. In August 2018, the City Council granted the appeal and
overturned the Director’s determination in approving a CDP for the project and adopted findings
and disapproved of the Mitigated Negative Declaration. The Council found:

e The development is not in conformity with the Chapter 3 policies of the Coastal
Act.

e The proposed project fails to satisfy the Coastal Act.

e The proposed project is not compatible with the character and scale of the
community.

e The proposed project does not comply with the Coastal Act requirements for
protection of scenic and visual qualities of the Coastal Act.

e The development will prejudice the ability of the City to prepare a Local Coastal
Program that is in conformity with the Chapter 3 policies of the Coastal Act.

Unlike this Project, the City of Los Angeles understood its obligations in implementing its
coastal permit authority. Legado sued the City challenging its decision and lost. It is unknown
whether Legado has appealed.

At the City’s March 2, 2020 hearing on this application, | spoke on behalf of the Neighborhood
Council of Westchester/Playa, where | am the Chair of the Planning and Land Use Committee. |
informed the City’s hearing offer that | had made numerous attempts to have the applicants’
representative present their project to my Committee, and they refused. The hearing officer then
instructed the applicants’ representative to go to the Neighborhood and present their project. |
confirmed at the hearing that | would put them their project on the Committee’s next agenda.
The hearing officer then gave them 6 weeks to accomplish this. While the Committee received
numerous letters from Vista Del Mar Lane and Rindge Avenue residents concerning the Project
in anticipation of a hearing, the applicants refused to appear before the Commission, thus, in this
case, defeating the whole purpose of input from the Neighborhood Council on consequential
projects.

Here, the average-sized home on Vista Del Mar Lane, even including a few exceptions, is 3,029
square feet. No home, to my knowledge has a large “basement” and it is not clear from the plans
that the basement proposed here is entirely subterranean or a “basement” at all. It is nearly equal
in square footage to the existing home and is clearly intended as habitable space. The homes
here are well less than half of the 7,506 square foot house proposed here. It you take out the one
outlier, the average size home is even far less, 2,593 square feet.

There is no good formula for dictating appropriate mass and scale. However, the proposal here,
beyond any formula, is way beyond what would be considered consistent with the neighborhood
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compatibility and scenic and visual policies of the Coastal Act. For that reason, unless revised
and reduced in mass and scale, the Commission should find “substantial issue” and the
application should be denied.

Approval of the Development, as Proposed, Will Create Adverse Cumulative and
Precedential Effects

Section 30250(a) of the Coastal Act further states:

“New residential . . . development . . . shall be located . . . where it will not have significant
adverse effects, either individually or cumulatively, on coastal resources.”

Given mass and scale of the current proposal, it is abundantly clear that it would set an adverse
precedent for Vista Del Mar Lane, giving license to every other property owner to redevelop at
some point at a grand scale. It would convert the street, one-story at street level on one side and
at modest square footage on the other into an imposing string of exceptionally large residences.
The impact, however, is not only to Vista Del Mar Lane. It is as well to the homes above this
street on Rindge, predominantly single-story and with significant views of the ocean. The
attached photos show the existing house and the three houses above it. Not only would this
proposal, if approved, adversely effect those existing residences, but it would likely force larger
homes on Rindge in the future to recapture the view, a domino effect experienced in other
coastal neighborhoods of the City, such as Venice. This further demonstrates that, as proposed,
the applicant’s house would be inconsistent with policy in Coastal Act section 30250 regarding
locating new residential development.

The Applicants Did Not Provided Meaningful and Essential Information in Support of
their Application

The plans submitted for the project are utterly unrevealing, and that appears to have been the
intent of the applicants. The plans focus only on the house, but the applicants provided no
rendering or meaningful elevations, which would be especially important for something this
large structure and the proposal, unlike any other on the street, proposes substantial excavation
and a basement garage entry. There is no context, so one cannot truly evaluate its visual impact
on the surrounding homes, the street, or the homes on the street immediately above it.

Section 30253 of the Coastal Act also provides:

“New development shall do all of the following: (a) Minimize risks to life and property in
areas of high geologic, flood, and fire hazard.”

There is, apparently, no geotechnical report so that Building and Safety and, importantly, the
neighbors on each side of this sloping street might understand the lateral support and related
implications of the work proposed on their adjacent properties. This is not an immaterial point.
The application purports to propose a substantial excavation to create a large 1,704 sf lower level
and subterranean garage, a design which itself would be anomalous on this street.
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There also is no analysis of the building stringline, which would help contain new development
from creeping forward to the street, thus, again, setting a negative precedent for future
development.

Approval of the Development, as Proposed, Will Prejudice the Preparation of the City’s
LCP

The City of Los Angeles, unlike most cities in the coastal zone, has yet to complete a certified
LCP for any segments. Indeed, Playa Del Rey seems to have been virtually ignored. Coastal
Act section 30604(a) requires a finding that the proposed development “will not prejudice the
ability of the local government to prepare a local coastal program that is in conformity with
Chapter 3” of the Act. The factual record here demonstrates that the mass and scale of this
house, as currently proposed, is way beyond what would satisfy the above-referenced Coastal
Act policies, would create an adverse precedent, and thus would necessarily prejudice the City’s
ability to prepare an LCP for this area that is consistent with those policies.

In addition, in 2020, the City Council approved a motion by Councilman Bonin to include all of
the coastal zone of Los Angeles into the Baseline Mansionization Ordinance (BMO). This was
done with the acknowledgment by the City that there were:

“gaps in coverage for protecting Coastal Zone properties outside of designated Hillside
Areas from out of scale development. As the Baseline Hillside Ordinance applies in the
Coastal Zone, so should the Baseline Mansionization Ordinance, and it should be folded
in the City’s Local Coastal Program for this area. Expanding the BMO into the coastal
zone would bring those properties in line with the rest of the city and prevent
mansionization, as proposed here, in all single-family residential neighborhoods.

Attached is the motion and vote from the City Council. The motion was passed specifically to
protect scale and character in the coastal zone, as it was for many other areas of the City. Itis
precisely the type of land use control which ought to be addressed in the Local Coastal Program
but which would be foreclosed if the City’s contrary decision here is left to stand.

Conclusion

I do not oppose a reasonable development on the applicant’s property. | am objecting to this
proposal because it is thoughtless, extreme, and was not properly vetted by the City. Itisa good
example of attempting to max out development on a site by looking only to the Municipal Code
requirements. Because this project is proposed in the coastal zone, the policies of the Coastal
Act control and, in my view, dictate that the mass and scale of the residence be reduced to better
fit into the neighborhood. For example, eliminating one story and perhaps the basement would
still leave an ample development, consistent with the surrounding residential neighborhood.

The community of Playa Del Rey understands and values the special character of the town and
will go to great lengths to protect for all our residents and visitors. For these reasons, the
Commission should find the appeal to raise a substantial issue and deny the Project unless and
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until it is brought into character and scale with the surrounding residences and conforms with the
Baseline Mansionization Ordinance.

Thank you very much.

Julie Ross
Vice-President and Founding Member
Playa Del Rey Guardians Society, a 501(c)(3) organization

Chair/Planning and Land Use Committee
Westchester/Playa Neighborhood Council

Attachments: (Photos of the existing house and all houses on Vista Del Mar Lane)
City Council Motion and Vote, Baseline Mansionization Ordinance
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PLANNIN
MOTION G & LAND USE MANAGEMENT

The City of Los Angeles passed the Baseline Mansionization Ordinance (BMO) in 2008 and a
similar Baseline Hillside Ordinance (BHO) in 2011. The BMO and BHO sought to address
neighborheod concerns like new building mass; the scale of driveways and garages; loss of
natural light, air, and privacy; extensive hillside grading; and removal of street trees. These
ordinances were a direct response to the “mansionization” and teardown trends in older
neighborhoods throughout the City, with large, out-of-scale homes being constructed in many of
the city’s single-family residential neighborhoods.

In 2017, City Council further adopted revisions to the BMO and BHO to address loopholes that
had allowed for larger developments to continue.

Although the City passed the BMO in 2008 and a similar Baseline Hillside Ordinance (BHO) in
2011, only the BHO applies within the Coastal Zone. Therefore, the Coastal Zone, which
includes Pacific Palisades, Venice and Playa del Rey, and San Pedro, has gaps in coverage for
protecting Coastal Zone properties located outside of designated Hillside Areas from out-of-scale
development. As the Baseline Hillside Ordinance applies in the Coastal Zone, so should the
Baseline Mansionization Ordinance. Expanding the BMO into the Coastal Zone would bring
those properties in line with the rest of the city and preventing mansionization in all
single-family residential neighborhoods.

I THEREFORE MOVE that the Department of City Planning, in consultation with City
Attorney, the CLA, and CAQ, report back with recommendations to create a new ordinance or
amend the existing Baseline Mansionization Ordinance (BMO) to include the Coastal Zone areas
not currently covered by the Baseline Hillside Ordinance within the City of Los Angeles under
the same standards as the City’s current BMO.

PRESENTED BY: W

MIKE BONIN
Councilmember, 11th District

SECONDED BY: J"‘/% u/\J

TYNI9IHO

JAN 2 8 2020
California Coastal Commission
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PETTY F. SANTOS
EXECUTIVE OFFICER

Council and Public Services Division
200 N. SPRING STREET, ROOM 395
LOS ANGELES, CA 90012
GENERAL INFORMATION - (213) 978-1133
FAX: (213) 978-1040

When making inquiries relative to Eric Garcetti
this matter, please refer to the MAYOR
Council File No.: 10-1058-S4

PATRICE Y. LATTIMORE
DIVISION MANAGER

CLERK.LACITY.ORG

OFFICIAL ACTION OF THE LOS ANGELES CITY COUNCIL

March 5, 2020

Council File No.: 10-1058-S4

Council Meeting Date: March 03, 2020

Agenda Item No.: 10

Agenda Description: PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT

relative to amending the existing Baseline Mansionization Ordinance (BMO)
to include the Coastal Zone areas not currently covered by the Baseline
Hillside Ordinance within the City.

Council Action: PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT -
ADOPTED
Council Vote: YES BOB BLUMENFIELD
YES MIKE BONIN
YES JOE BUSCAINO
ABSENT GILBERT A. CEDILLO
YES MARQUEECE HARRIS-DAWSON
ABSENT  JOSE HUIZAR
YES PAUL KORETZ
ABSENT PAUL KREKORIAN
YES JOHN LEE
YES NURY MARTINEZ
YES MITCH O'FARRELL
YES CURREN D. PRICE
YES MONICA RODRIGUEZ
YES DAVID RYU

ABSENT HERB WESSON

ety LOWLGD

HOLLY L. WOLCOTT

CITY CLERK California Coastal Commission
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Adopted Report(s)
Title Date
Report from Planning and Land Use Management Committee 02/18/2020
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Vista Del Mar Lane 7000 Block ; . 7012 Vista Del Mar Lane
: Proposed 7,629. sq. ft.

Overall Dwelling Height: 41.5 ft.

RINDGE
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APPEAL FORM

Appeal of Local Government Coastal Development Permit

Filing Information (STAFF ONLY)

District Office: South Coast

Appeal Number:

Date Filed:

Appellant Name(s):

APPELLANTS

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal
development permit (CDP) decision of a local government with a certified local coastal
program (LCP) to the California Coastal Commission, please review the appeal
information sheet. The appeal information sheet describes who is eligible to appeal
what types of local government CDP decisions, the proper grounds for appeal, and the
procedures for submitting such appeals to the Commission. Appellants are responsible
for submitting appeals that conform to the Commission law, including regulations.
Appeals that do not conform may not be accepted. If you have any questions about any
aspect of the appeal process, please contact staff in the Commission district office with
jurisdiction over the area in question (see the Commission’s contact page at

hitps://coastal.ca.gov/contact/#/).

Note regarding emailed appeals. Please note that emailed appeals are accepted
ONLY at the general email address for the Coastal Commission district office with
jurisdiction over the local government in question. For the South Coast district office,
the email address is SouthCoast@coastal.ca.gov. An appeal emailed to some other
email address, including a different district’s general email address or a staff email
address, will be rejected. It is the appellant’s responsibility to use the correct email
address, and appellants are encouraged to contact Commission staff with any
questions. For more information, see the Commission’s contact page at https://
coastal.ca.gov/contact/#/).
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1. Appellant information:

Name: Stew Herrera

217 Sunridge St.

Mailing address:

310-721-7990

Phone number:

Email address: stewvox@hotmail.com

How did you participate in the local CDP application and decision-making process?

U |Did not participate Submitted comment Testified at hearing Other

Describe:

If you did not participate in the local CDP application and decision-making process,
please identify why you should be allowed to appeal anyway (e.g., if you did not
participate because you were not properly noticed).

Describe:

Did not receive proper notice of hearing dates and locations.

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify
why you should be allowed to appeal (e.g., if the local government did not follow proper
CDP notice and hearing procedures, or it charges a fee for local appellate CDP
processes).

Describe: Word of mouth was the way most of the neighbors in this area found out about what was

going on and apparently LA City charges a fee to appeal their decisions. | honestly

cannot believe things have gotten this far along. This proposed construction is so over-the-top.

1 If there are multiple appellants, each appellant must provide their own contact and participation
information. Please attach additional sheets as necessary.
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2. Local CDP decision being appealed2
Local government name: Los Angeles City Planning

LA Department of City Planning

Local government approval body:

Local government CDP application number: DIR-2019-6145-CDP-MEL

Local government CDP decision: Olcop approval CDP denials
Date of local government CDP decision: November 18, 2020

Please identify the location and description of the development that was approved or
denied by the local government.

7012 South Vista Del Mat Lane, Playa Del Rey, CA 90293

Demo of one story, single family dwelling of 1,987 sq ft and construction of new

Describe:

3 story single family dwelling of 5,783 sq ft. New structure to be built 35.9 ft high

also with roof deck, 48 ft. chimney and privacy walls. New structure to include subterranean basement

with multi-car garage. 1,500 cubic yards of dirt to be cut out of property.

New structure size will be larger than lot size of 5,651 sq ft.

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a
description of the development that was the subject of the CDP application and decision.

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee.

Please see the appeal information sheet for more information. California Coastal Commission
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3. ldentification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing
and email addresses) of all persons whom you know to be interested in the local CDP
decision and/or the approved or denied development (e.g., the applicant, other persons
who patrticipated in the local CDP application and decision making process, etc.), and
check this box to acknowledge that you have done so.

Interested persons identified and provided on a separate attached sheet

4. Grounds for this appeals

For appeals of a CDP approval, grounds for appeal are limited to allegations that the
approved development does not conform to the LCP or to Coastal Act public access
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations
that the development conforms to the LCP and to Coastal Act public access provisions.
Please clearly identify the ways in which the development meets or doesn’t meet, as
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as
much as possible. Appellants are encouraged to be concise, and to arrange their
appeals by topic area and by individual policies.

... 1. Floor Area Ratio totally inconsistent with the FAR of surrounding neighborhood: 48% vs. proposed 103%
Describe:

2. Obliterates views for neighbors.

3. Instability of hillside, demo and fill of existing pool and guarantee of structural stability not provided.

4. New structure will tower over power and utility lines. Coastal hillside development mass and scale

35.9 feet in height, roof top deck, privacy walls and 48 foot chimney proposed height should

be measured from lowest average grade. Story poles have been requested.

5. Baseline Hillside Ordinance is being completed disregarded. This structure would be

wildly out of size and character in the neighborhood for which it is proposed.

6. Chapter 3 of the Coastal Act- effect of natural habitat , sets a terrible precedent.

7. Inconsistent with the CA Environmental Quality Act (CEQA) Section 21080.5

4 Attach additional sheets as necessary to fully describe the grounds for appeal.
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5. Appellant certifications

| attest that to the best of my knowledge, all information and facts in this appeal are
correct and complete.

Stew Herrera

Print name

Signature

Feb 8, 2021

Date of Signature

5. Representative authorizations

While not required, you may identify others to represent you in the appeal process. If
you do, they must have the power to bind you in all matters concerning the appeal. To
do so, please complete the representative authorization form below and check this box
to acknowledge that you have done so.

| have authorized a representative, and | have provided authorization for them on

the representative authorization form attached.

5 If there are multiple appellants, each appellant must provide their own certification. Please attach
additional sheets as necessary.

6 If there are multiple appellants, each appellant must provide their own representative authorization form
to identify others who represent them. Please attach additional sheets as necessary.
California Coastal Commission
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STATE OF c(&hf@alms\l)ATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT, SUITE 2000

SAN FRANCISCO, CA 94105-2219
VOICE (415) 904-5200

FAX (415) 904-5400

DISCLOSURE OF REPRESENTATIVES

If you intend to have anyone communicate on your behalf to the California Coastal
Commission, individual Commissioners, and/or Commission staff regarding your coastal
development permit (CDP) application (including if your project has been appealed to the
Commission from a local government decision) or your appeal, then you are required to
identify the name and contact information for all such persons prior to any such
communication occurring (see Public Resources Code, Section 30319). The law provides
that failure to comply with this disclosure requirement prior to the time that a
communication occurs is a misdemeanor that is punishable by a fine or imprisonment and
may lead to denial of an application or rejection of an appeal.

To meet this important disclosure requirement, please list below all representatives who
will communicate on your behalf or on the behalf of your business and submit the list to the
appropriate Commission office. This list could include a wide variety of people such as
attorneys, architects, biologists, engineers, etc. If you identify more than one such
representative, please identify a lead representative for ease of coordination and
communication. You must submit an updated list anytime your list of representatives
changes. You must submit the disclosure list before any communication by your
representative to the Commission or staff occurs.

Your Name

CDP Application or Appeal Number

Lead Representative

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature

California Coastal Commission
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Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature

California Coastal Commission
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February 06, 2021

California Coastal Commission
South Coast District Office
301 E. Ocean Blvd., Suite 300
Long Beach, CA 90802

(562) 590-5071

City of Los Angeles CDP APPEAL and REVIEW for Dual permit

REQUEST FOR COASTAL BLUFF ENVIRONMENTAL IMPACT REVIEW OF IMPENDING DUAL PERMIT ISSUANCE
FOR DEVELOPMENT LOCATED AT 7012 South Vista Del Mar Lane, Playa del Rey, CA 90293

CDP Number DIR-2019-6145-CDP-MEL

THE DEMOLITION OF AN (E) SFD AND THE CONSTRUCTION, USE AND MAINTANCE OF A (N)
SFD IN AN R-1 LOT WITHIN THE DUAL JURISDICTION COASTAL ZONE.

Dear Ms. Dobson, Mr. Hudson and Chloe Seifert - South District Coastal Commission Office

We appreciate the Coastal Commission’s oversight, commitment to protecting our coastline, hillside bluffs,

and help preventing the over-building of our coastal communities. In recent instances the City of Los Angeles
has not attended to the importance of protecting our coastline communities. In this case, they have been
remiss in the CDP process; allowing the owner / developer to circumvent the concerns of the more than a
dozen surrounding neighbors and requests to present the project to the local Neighborhood Council Planning
and Land Usage Committee, which were established to help address and guide this type of coastal overbuilding
and environmental issues. In absence of a certified local Coastal plan the dual jurisdiction review of this
development is critical.

We respect and support improvements and the right of thoughtful development in the coastal communities,
balanced by the protection of our environment, natural resources and habitats.

The impending development located 7012 South Vista Del Mar Lane, Playa del Rey, CA 90293 has not been
reviewed by the city of Los Angeles for its significant adverse Coastal environmental impacts, based on the
current plan. The height, setbacks, lot coverage and grading involves substantial risk and adverse
environmental impact to coastal and bluff side areas in Playa del Rey.

This development requires full demolition of home, hardscape and pool backfill for the construction of
proposed structure, based on the owner developer’s existing plan. The development would require significant
grading, removal of and potential re-placement of cement, rock, soil, vegetation, and other materials.

The height and square footage of the structure, glass and windows alone will result in significant shoreline /
bluff nature and environmental impacts.

This currently proposed development located at 7012 South Vista Del Mar Lane, Playa del Rey, CA 90293 is
adjacent to the shoreline, with major renovation of a bluff top and hillside structure, and expansion that
maintains inappropriate setback and lot coverage, along the coastal bluff. This structure has inadequate yard
setbacks and will, in fact, block valuable public view corridors — 103% FAR. Inaccurate photos and images have
been created that incorrectly show the effect of the structures height, between their illustrated rer&derin%s and .
alifornid Coastal Commission
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”vir(saﬁ.’éié)r?fsirages. The proposed structure will be taller than existing trees and utilities lines in the rear
utility easement of the property. The property is on a slope and has not effectively provided height
silhouetting. Without proper onsite silhouetting, staking, or poles and pennants, which they declined to
temporarily install, the accuracy of their renderings are in questions and do not accurately display how the
new structure towers above existing trees and utilities lines. The retaining property walls, multiple roof decks,
438 ft. chimney and rear rooflines, as currently proposed, exceeds the height of most trees around and above
the property, as well as flight paths and lines for a range of local birds, green parrots and more.

As planned the development height will, in fact pose significant coastal environment impact. The owner of the
intended development at 7012 South Vista Del Mar Lane, Playa del Rey, CA 90293 has made FALSE and
INACCURATE claims that the project has NO IMPACT on existing views Sec. 30251. Their privacy walls alone
exceed existing roof lines to the north and south slope of the property. They have made inaccurate claims
WITHOUT PROOF or an EIR, that the development has NO SIGNIFICANT or CUMMULATIVE IMPACTS on
COASTAL RESOURCES Sec. 30250

Note the height of roof line, roof deck, and chimney at rear of property hillside exceed the center roofline and utility lines.

Privacy walls alone exceed the roof lines of adjacent hillside properties

103% FAR coverage, average for all 21 properties on same street and hillside is 48.14% with the structures height to be measured from the current hillsides slope, lowest
average grade.
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Sev r’é%?ﬁ of the community have petitioned against the scale, mass, FAR lot coverage and requested a
denial of the development’s plan as submitted. Without any story pole silhouettes, the inaccurate renderings
do not address that the roof top decks, and chimney and height of this structure will surpass most utility lines
and flight path where birds and other natural reside. The proposed development is not compatible with the
scale of the neighborhood Sec. 30253. The style of the structure is not the issue, however the scale is
preposterous with the demolition of a one-story, 1,987 square foot single-family dwelling and the
construction of a new 3 story (35.9 ft. high), 5,783 sq. ft. structure on a 5,651 sq. ft. lot including a basement
level would contain a multiple parking garage and storage; with approximately 1,500 cubic yards of cut and
export of dirt.

We are requesting an appeal of the City’s CDP and request a more detailed review during the dual permit
process. As part of the appeal of their supposition for Class 32 Infill exemption for promoting shovel ready
urban infill development (CEQA) on this bluff and hillside coastal property. The development does not have
appropriate geological setbacks and an appropriate geo has not been completed. The City of Los Angeles
planning approving CDP's without sincere consideration, if at all, of the mass scale and overdevelopment of
the proposed development being consistent with the mass, scale and character of our neighborhood appears
to negligent . The existing home of 1,987 square feet at 7012 Vista del Mar lane is proposed to be demolished
and replaced with the construction of a new 3 story “home" of 5,783 square feet plus a roof top deck, and 48
foot high chimney. The oversized residence “mansion” will be nearly 3 times the size, mass and scale of the
home being demolished and almost double than the average size of homes on the same hillside.

This “new development” far exceeds 50% of the current structure through demolition, removal and
reconstruction and more that 50% of the lineal extent of exterior walls; and demolition, removal of structural
walls, and removal of cement and back fill of a pool. The new structure is nearly 3 times the size of the
existing structure in square footage and larger the square footage of the lot size, with a 5,783 sq. ft. new
structure on a 5,651 sq. ft. coastal bluff and hillside lot, as proposed._

Several adjacent and local properties have been held to specific Coastal requirements and limitations that we
expect this development and owner, who happens to be an attorney, will be held to for this proposed
development. Although this development’s property owner purposefully circumvented the local neighborhood
council planning and land use committees making a range of excuses, we expect they will be held to the same
requirements that neighboring properties have had to comply via Coastal Commission. This includes
restrictions on smaller renovations including a kitchen bay windows at 7015 Rindge, new windows at 7018
Rindge Ave, size of decks and on a 2018 renovation on Rindge, limiting size and depth of a swimming pool at
7013 Rindge Ave that required full geological tests prior to approval, just to name a few. Six formal appeals
were filed with the City of Los Angeles on this development with more than 40 people who had not received
notification yet attempted to join the call to express concerns about this over-development and the
environmental impact of the bluff and hillside in Playa del Rey for this new 3 story structure, at 5,783 sq. ft.

structure on a 5,651 sq. ft. lot. Additionally, after several requests, there has been no detail or confirmation
provided specifying from which point on the sloped property will the 35.9 feet and 48 foot chimney will be
measured, as it should be measured from average lowest grade of the current sloped property with NO fill.

Homes of the east side of the Vista Del Mar bluff and hillside have unobstructed views. As we understand the
homes in front of this development cannot exceed 9 feet from the street level. Permitting this development

will set a precedent for scale, mass and height, and only begin a series of height wars to protect the view and
guiet enjoyment of the surrounding coastal properties at the top of the hill which this properties will now be

blocking. California Coastal Commission

A-5-DRL-21-0015
Exhibit 7
Page 99 of 119



A-5-DRL-21-0015
We(@ﬂ%tg‘aﬁg)lth Coast District Coastal Commission will review all coastal buff and hillside impacts
including:

1) Floor Area Ratio (FAR) - the proposed project would result in development which is inconsistent with the
scale, mass and character of the surrounding neighborhood and FAR is greater than all but 1 of 21
residences on the hillside that have an average FAR of 103% in an areas with an average FAR of 48.14%. A
FAR of 103% for this development provides inappropriate precedent.

2) The proposed residence will result in significant impacts to private and public views.

3) The proposed project may result in the potential instability of hillside, demolition and fill of an existing pool,
and subterranean multi car garage and storage are planned in the new construction.

Currently, an assurance of structural stability has NOT been provided nor has the development proven to be in
adherence to the standards for erosion control, as this is a hillside property. Proper siting of new development
and minimizing geologic risk are important statewide issues.

Policy 4-1 Coastal Erosion - Development along the Shoreline — for all new development along the shoreline,
including additions to existing development, a site-specific geological investigation and analysis similar to that
required by the Coastal Commission’s Geologic Stability and Bluff top Guidelines shall be required, for all
permitted development, this report must demonstrate bluff stability for 75 years, or the expected lifetime of
the structure, whichever is greater.

4) The developer’s images inaccurately display the height of the project, as it does not detail the location on
the coastal hillside property from which the 35.9 feet height, roof top decks, and 48 foot chimney are
measured. As the owner / developer rejected the request and invitation to attend the local Neighborhood
council planning and land use committee, ignored public and neighbor concerns regarding scale, mass, views
and community character, and rejected all requests to erect story poles prior to the November 2020 appeal
meeting. The development’s proposed height should be measured from Lowest Average Grade.

5) Among the City of LA Department of Planning most important ordinances is the Baseline Hillside Ordinance
passed by the City to ensure development standards upon residential development located along hillsides. As
BHO regulates the overall scale, mass and height of new construction within residential neighborhoods
throughout the Hillside Areas of Los Angeles it should be taken into consideration on this Hillside lot,
particularly in absence of a certified coastal plan.

The impending residential development project in its current form would and does not comply with the
Baseline Hillside Ordinance, the proposed developments height should be measured from Lowest Average
Grade.

6) Chapter 3 of the Coastal Act - Playa del Rey is one of the few Coastal Neighborhoods with yards, space for
natural habitat, vegetation, birds, animals, and room to breathe. Somewhat related to FAR, over-developing
land and more than 100% FAR structure to lot size will significantly effect of natural habitat, and again sets a
dangerous precedent as we protect our coastline.

7) CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) Section 21080.5 of the
California Environmental Quality Act (CEQA) and area environmental impact report (EIR) in connection with
this development and cumulative local development in the coastal program and how it will conform to CEQA
provisions, including the requirement in CEQA section 21080.5(d)(2)(A) and if there are feasible alternative or
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feat%lfzr@gﬁ?gyn measures available which would substantially lessen any significant adverse impact which
the activity may have on the environment. (14 C.C.R. §§ 13542(a), 13540(f), and 13555(b)).

Not all adjacent property owners, within 100 foot radius of the property, were notified of the impending
permit, currently approved by the City of Los Angeles. This letter is being submitted as a formal notice of
concern, request for coastal environmental impacts, and appeal of any impending permits currently proposed
for this development, based on its current form due to scale, mass, setbacks, privacy walls, and partial
subterranean grading of the garage area. As is, the current 3 story, 5,783 sq. ft. structure on a 5,651 sq. ft. lot
clearly appears to an overdevelopment of this coastal hill side FAR, with significant adverse coastal
environmental impacts — not to mention the precedent is will set for other similar lot sizes.

Several similar neighborhoods in the non-coastal zone areas of Los Angeles are more protected than those in
the Playa del Rey Coastal Zone as they have low FAR limits, such as .45. It would be neglectful for us to have
less protection for neighborhoods in Coastal Zones than in the non-coastal zone areas of Los Angeles. We hope
the Commission will help encourage and honor neighborhood protections in the Coastal Act Chapter 3 of
requiring compatibility with the existing surrounding neighborhood. Enabling development with more than
60% and in this case more than 100% lot coverage will leave the neighborhood unprotected, greatly affect the
character and scale, and sets a precedent to have those whose it will block begin height wars. Overbuilding at
more than 100% lot coverage can only be achieved by garnering square footage via a combination of
subterranean and increasing height above utility lines, as the plans show for this development.

Please note the Substantial Evidence list below, results and analysis of all 21 homes on the east hillside of Vista
Del Mar between the beach and the top of the hill where Vista Del Mar lane ends, detailing the existing lot

coverage and size of the hillside, single-family Playa del Rey hillside Coastal Zone.

Vista Del Mar (East Hill Side) Home FAR average 48.14%

Address Year Built | Height | Home SqFt | Lot Sqft %

7360 Vista Del Mar 1941 - 3,121 9,595 33%

7352 Vista Del Mar 1960 - 4,621 6,529 71%

7344 Vista Del Mar 1941 25 ft 3,220 7,132 45%

7334 Vista Del Mar 1974 28 ft 5,831 6,150 95%

7328 Vista Del Mar 1952 16 ft 2,048 5,968 34%

7324 Vista Del Mar 1925 29 ft 2,602 9,005 29%

7314 Vista Del Mar 1953 20 ft 2,090 9,237 23%

7310 Vista Del Mar 1959 23 ft 2,832 6,179 46%

7306 Vista Del Mar * 1997 52 ft 10,887 6,819 | 160%

202 W Manchester Ave 1954 1,840 6,258 30%

201 W Manchester Ave 1990 6,312 9,297 68%

7046 Vista Del Mar 1963 13 ft 3,005 6,633 | 45% California Coastal Commission
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704Btkearas)ar 1974 29 ft 2,438 7,310 | 33%
7034 Vista Del Mar 1968 29 ft 3,356 7,519 | 45%
7030 Vista Del Mar 1925 25 ft 2,015 7,385 27%
7026 Vista Del Mar 1940 22 ft 4,360 13,503 | 32%
7016 Vista Del Mar 1927 29 ft 2,752 5,685 | 48%
7012 Vista Del Mar 1958 - 1,987 5,651 | 35%
7008 Vista Del Mar 1956 19 ft 1,617 5,720 | 28%
7000 Vista Del Mar 1951 16 ft 1,339 3,979 34%
6948 Vista Del Mar 1927 28 ft 2,500 4,970 | 50%
Average Height, Square Footage & FAR: 25 ft 3,370 sq ft 48.14%

Impending Development:

7012 Vista Del Mar Ln 2021 | 35.9ft 5,783 5,651 | 102%

*Important Note: It appears that the City has a trend of allowing greater FAR and height in recent years. Rather than intelligent and responsible
planning by the LA City CDP it seems that the city is allowing larger scale, out of scale with coastal community and clearly conflicting with ordinance is
other areas of the city that were created so there would not be adverse effects on the values in the neighborhoods — BHO / BMO ordinances affecting
FAR, Height, Grading .

The owner / developer’s own calculation of scale, mass, height, and FAR calculation (which average 68%),
where inaccurately displayed, as their list contemplates properties on the west side of Vista Del Mar. In either
event, it still displays the incredibly oversized development plan for the location of this property.

Again, we fully respect and support improvements and the right of thoughtful development in the coastal
communities, balanced by the protection of our environment, natural resources and habitats. However, it’s
hard to overlook these recent imposing and out-of-scale sized homes planned and being built on the coastal
hillside, purely for profit and/ or opulent purposes. Not only do these overbuilt residences affect the
neighborhood scale and land to structure ratio, but, more specifically and literally, they have created a
negative presence upon their adjacent neighbors because their 3 story heights block sunlight, ocean breezes,
minimize privacy, and impacts the quality of life for both people and natural habitat.

There are other districts and neighborhoods that have enacted de-mansionization and BHO policies to limit the
size of building in proportion to the lot size. Local residents hope that this will curtail the huge boxes that are
popping up all over the Westside, and, literally, looming over its coastal residential neighbors and reducing
open land. Less than 2 miles away, in 2016, the city approved a change in the building code to reduce the FAR
to 45%. Yet bluff and hillside coastal properties have less protection: Playa del Rey has no FAR established to
date, and the City is supposed to ensure that new developments are “within character of the existing homes”.
With this development coming in at 104% FAR, and existing 21 homes on the same hillside street, on average
of 48%, and prior to 1997 was at 42% FAR. | understand the code and permit process, and do not want to
interfere in others’ rights to build and develop their projects within the framework that the building and fire
department, as well as those Coastal Commission have set forth. Being that the Department of Planning
cannot decipher or agree upon a certified coastal plan since 1979, nor what is “fitting within character of the
existing homes” we are requesting an implementation of a FAR in our neighborhood, and that the FAR should

be no more than the current average for properties along the same hillside. In addition, it can serveas ..~ | Commission
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gUi‘ES‘ﬁPefQ e owner / developers who are trying to push for building the largest possible structure for
their own or selfish gain, sidestepping the standard process, notifications, and procedures, requests from
Neighborhood Councils, as well as the California Coastal Commission. Playa del Rey is one of the few Coastal
Neighborhoods with yards, space for natural habitat, vegetation, birds, animals, and room to breathe. When
another 3 story, 5,783sf+ structure that is greater than the size of the lot is permitted, it sets an unfortunate
precedent and has already begun to create residential height wars. There is a place for these developments,
but they should be built on a larger lot that are, in fact, available to build upon in the community.

Prior to obtaining a permit to build our pool in 2002, that is directly adjacent to this property, we had to
provide a geological test to assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or surrounding area way require the
construction of protective devices that would substantially alter natural landforms along bluff or hillside. As
this property will be removing a significant amount of cement, back filling an existing pool, in addition to
removing approximately 1,500 cubic yards of cut and export of dirt to build a basement level containing a
multiple parking garage and storage.

To date, this development has not been properly reviewed by the city of Los Angeles for its impending

significant adverse environmental impacts. No onsite visits by the city were made to properly view the effect

of the scale, mass and height, including property privacy walls, decks, chimneys, and rear roof lines. We

respectfully request that a full review of the impending dual coastal development permit of 7012 South Vista

Del Mar Lane, Playa del Rey, CA 90293 in order to properly discern the effects of this proposed development

and accurate environmental impact.

Applying the six factors listed above, and Chapter 3 of the Coastal Act, this impending permit was not taken in
consideration by the LA City CDP. We understand that Los Angeles is a large area for the city to appropriately

plan for and the full adverse and cumulative environmental impact on the over-development of the hillside
coastal bluffs in Playa del Rey was not properly considered in this instance.

Thanking you in advance for your thorough review of this proposed dual permit plan and appeal of City of Los

Angeles CDP issued permit.
Best,

Lisa Farris

Lisa Farris

7013 Rindge Avenue

Playa del Rey, CA 90293
310-500-6476

California Coastal Commission
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From: Seifert, Chloe@Coastal [mailto:chloe.seifert@coastal.ca.gov]

Sent: Tuesday, February 2, 2021 12:11 PM

To: Lisa Farris

Cc: Julie Ross

Subject: RE: Review of Impending Permit and Adverse Environmental Impact to Coastal and Bluff Side Development @
7012 South Vista Del Mar Lane, Playa del Rey, CA 90293

Hi Lisa,

Thanks for speaking with me this morning and following up on your inquiry. After speaking with senior staff, | can confirm
that your appeal of local coastal development permit DIR 2019-6145-CDP-MEL should be submitted to our South Coast
District office. While this project is located within the Dual Permit Jurisdiction and will require secondary approval from
the Commission to proceed, you may still appeal the City’s action prior to February 8. (Apologies for incorrectly indicating
the subject site was within Single Permit Jurisdiction.)

If you and Julie Ross wish to schedule a call to discuss any further questions prior to appeal submittal, | can be available
today between 4 and 5pm, or any time Thursday; let me know if you’d like me to call your listed number.

Thanks,
Chloe

OnJan 25, 2021, at 9:31 AM, Seifert, Chloe@Coastal <chloe.seifert@coastal.ca.gov> wrote:

Hello Lisa,

I’'m one of the Coastal Commission planners assigned to appeals within the Los Angeles coastal zone. | can help direct you
to the appeal form and answer any questions you may have regarding the form submittal.

In order to file an appeal of local Permit No. DIR 2019-6145-CDP-MEL issued for 7012 Vista Del Mar Ln, please mail the
completed appeal form to our South Coast District office at 301 E. OCEAN BLVD., SUITE 300, LONG BEACH 90802. You can
find the appeal form at this link. Please note that the appeal period for this permit will end at 5:00 PM on February 8. If
our office does not receive the appeal prior to that time, the local action will be deemed final. In addition to submitting
the appeal via mail, please retain digital copies of all appeal submissions to allow our planning staff to review the appeal
remotely.

California Coastal Commission
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DEPARTMENT -r\ 7 EXECUTIVE OFFICES
CITY PLANNING CI OF Los ANGELES 200 N, SPRING STREET, ROOM 525
COMMISSION OFFICE CALIFORNIA Los ANGELES, CA 90012-4801
(213) 978-1300 (213) 978-1271
CITY PLANNING COMMISSION VINCENT P. BERTONI, AICP
DIRECTOR
SAMANTHA MILLMAN
PRESIDENT KEVIN ). KELLER, AICP
EXECUTIVE OFFICER
VAHID KHORSAND
VICE-PRESIDENT SHANA M.M, BONSTIN
VID H. J. AMBROZ DEPLITY DIRECTOR
DA ).
CAROLINE CHOE ge%#o'fu%i
HELEN LEUNG ERIC GARCETT!I
MAYOR ARTHI L. VARMA, AICP
KAREN MACK DEPUTY DIRECTOR
MARC MITCHELL
VERONICA PADILLA-CAMPOS LISA M. WEBBER, AICP

DEPUTY DIRECTOR
DANA M. PERLMAN

DIRECTOR'’S DETERMINATION

August 11, 2020

Applicant/Owner Case No.: DIR-2019-6145-CDP-MEL
Mark Streams CEQA: ENV-2019-6146-CE
7012 Vista Del Mar Lane Location: 7012 Vista Del Mar Lane
Playa Del Rey, CA 90293 Council District: 11 — Bonin

Neighborhood Council: Westichester/Playa Del Rey
Representative Community Plan Area: Westchester-Playa Del Rey
Susan Steinberg Land Use Designation: Low Residential
Howard Robinson and Associates Zone: R1-1
660 S. Figueroa Street, Unit 1780 Legal Description: Lot 28, Block 27

Los Angeles, CA 90017

Last Day to File an Appeal: August 25, 2020

DETERMINED, based on the whole of the administrative record, that the proposed project is
exempt from the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines
Sections 15301 and 15303 and that there is no substantial evidence demonstrating that an
exception to a Categorical Exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

Pursuant to the Los Angeles Municipal Code Section 12.20.2, | have reviewed the proposed
project and, as the designee of the Director of Planning, | hereby:

Approve a Coastal Development Permit authorizing the demolition of a one-story, 1,987
square-foot, single-family dwelling and the construction of a new three-story, 5,784
square-foot, single-family dwelling with a 1,722 square-foot basement level containing a
three-car garage and storage (no habitable rooms), and a haul route for the cut and export
of 1,500 cubic yards of dirt in the Dual Permit Jurisdiction Area of the California Coastal
Zone.

Pursuant to Government Code Sections 65590 and 65590.1 and the City of Los Angeles Interim
Mello Act Compliance Administrative Procedures, | hereby:

Approve a Mello Act Compliance Review for the demolition of one Residential Unit and
the construction of one new Residential Unit in the Coastal Zone.

The project approval is based upon the attached Findings, and subject to the attached Conditions

of Approval. o o
California Coastal Commission
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CONDITIONS OF APPROVAL

1 Except as modified herein, the project shall be in substantial conformance with the plans
and materials submitted by the Applicant, stamped “Exhibit A,” and attached to the subject
case file. No change to the plans will be made without prior review by the Department of
City Planning and written approval by the Director of Planning. Each change shall be
identified and justified in writing. Minor deviations may be allowed in order to comply with
the provisions of the Los Angeles Municipal Code or the project conditions.

2 All other use, height and area regulations of the Municipal Code and all other applicable
government/regulatory agencies shall be strictly complied with in the development and
use of the property, except as such regulations are herein specifically varied or required.

3. Approved herein is a Coastal Development Permit authorizing:
a. The demolition of a one-story, 1,987 square-foot, single-family dwelling;

b. The construction of a new three-story, 5,784 square-foot single-family dwelling with a
1,722 square-foot basement level containing a three-car garage and storage (no
habitable rooms), and;

¢. A haul route for the cut and export of 1,500 cubic yards of dirt.

4, The development shall be limited to a maximum overall height of 45 feet. The proposed
project shall have an overall height of 35’ 8", as shown in Exhibit A.

5 The proposed project shall maintain three parking spaces on the subject property in an
attached garage.

6 Dual Permit Jurisdiction Area. The project is located within the Dual Permit Jurisdiction
Area of the California Coastal Zone. The applicant shall file an application for a second
(or “dual”) Coastal Development Permit with the Coastal Commission and shall submit
proof of a valid (“dual”) permit issued by the Coastal Commission.

7 Outdoor lighting shall be designed and installed with shielding so that light does not
overflow into adjacent residential properties.

8 All graffiti on the site shall be removed or painted over to match the color of the surface to
which it is applied within 24 hours of its occurrence.

9 Prior to the issuance of a building permit, a revocable encroachment permit, or proof of
filing for a revocable permit, shall be obtained from the Department of Public Works —
Bureau of Engineering (BOE) for any encroachments within Vista Del Mar Lane.

10 A copy of the first page of this grant and all Conditions and/or any subsequent appeai of
this grant and its resultant Conditions and/or letters of clarification shall be printed on the
building plans submitted to the Development Services Center and the Department of
Building and Safety for purposes of having a building permit issued.

11 Prior to the sign-off of plans by the Development Services Center, the applicant shall
submit the plans for review and approval to the Fire Department. Said Department's
approval shall be included in the plans submitted to the Development Services Center.

DIR-2019-6145-CDP-MEL Page 2 of 15
California Coastal Commission
A-5-DRL-21-0015
Exhibit 8
Page 3 of 16



A-5-DRL-21-0015
(Streams)

12.

13.

Prior to the commencement of site excavation and construction activities, construction
schedule and contact information for any inquiries regarding construction activities shall
be provided to residents and property owners within a 100-foot radius of the project site.
The contact information shall include a construction manager and a telephone number,
and shall be posted on the site in a manner, which is readily visible to any interested party.

, @ covenant acknowledging and agreeing to comply
with all the terms and conditions established herein shall be recorded in the County
Recorder's Office. The agreement (standard master covenant and agreement form CP-
6770) shall run with the land and shall be binding on any subsequent owners, heirs or
assigns. The agreement with the conditions attached must be submitted to the
Development Services Center for approval before being recorded. After recordation, a
certified copy bearing the Recorder's number and date shall be provided to the
Department of City Planning for attachment to the subject case file.

Administrative Conditions

14.

15.

16.

17

18.

19.

20.

Final Plans. Prior to the issuance of any building permits for the project by the Department
of Building and Safety, the applicant shall submit all final construction plans that are
awaiting issuance of a building permit by the Department of Building and Safety for final
review and approval by the Department of City Planning. All plans that are awaiting
issuance of a building permit by the Department of Building and Safety shall be stamped
by Department of City Planning staff "Final Plans”. A copy of the Final Plans, supplied by
the applicant, shall be retained in the subject case file.

Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any modifications or
notations required herein.

Approval, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, review of approval, plans, etc., as may be required by the
subject conditions, shall be provided to the Department of City Planning prior to clearance
of any building permits, for placement in the subject file.

Code Compliance. Use, area, height, and yard regulations of the zone classification of
the subject property shall be complied with, except where granted conditions differ herein.

Department of Building and Safety. The granting of this determination by the Director
of Planning does not in any way indicate full compliance with applicable provisions of the
Los Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or
modifications to plans made subsequent to this determination by a Department of Building
and Safety Plan Check Engineer that affect any part of the exterior design or appearance
of the project as approved by the Director, and which are deemed necessary by the
Department of Building and Safety for Building Code compliance, shall require a referral
of the revised plans back to the Department of City Planning for additional review and
sign-off prior to the issuance of any permit in connection with those plans.

Condition Compliance. Compliance with these conditions and the intent of these
conditions shall be to the satisfaction of the Department of City Planning.

Indemnification and Reimbursement of Litigation Costs

Applicant shall do all of the following:

Page 3 of 15
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QO Defend, indemnify and hold harmless the City from any and all actions against the
City relating to or arising out of, in whole or in pant, the City’s processing and
approval of this entitlement, including but not limited to, an action to attack,
challenge, set aside, void, or otherwise modify or annul the approval of the
entitlement, the environmental review of the entittement, or the approval of
subsequent permit decisions, or to claim personal property damage, including from
inverse condemnation or any other constitutional claim.

(i) Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, the City’s processing and approval of the
entittement, including but not limited to payment of all court costs and attorney’s
fees, costs of any judgments or awards against the City (including an award of
attorney's fees), damages, and/or settlement costs.

iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’
notice of the City tendering defense to the Applicant and requesting a deposit. The
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole
discretion, based on the nature and scope of action, but in no event shall the initial
deposit be less than $50,000. The City's failure to notice or collect the deposit does
not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).

(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may
be required in an increased amount from the initial deposit if found necessary by
the City to protect the City's interests. The City’s failure to notice or collect the
deposit does not relieve the Applicant from responsibility to reimburse the City
pursuant to the requirement in paragraph (ji).

W) If the City determines it necessary to protect the City's interest, execute an
indemnity and reimbursement agreement with the City under terms consistent with
the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in
the defense of any action, but such participation shall not relieve the applicant of any
obligation imposed by this condition. In the event the Applicant fails to comply with this
condition, in whole or in part, the City may withdraw its defense of the action, void its
approval of the entitiement, or take any other action. The City retains the right to make all
decisions with respect to its representations in any legal proceeding, including its inherent
right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards,
commissions, committees, employees, and volunteers.
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“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes
actions, as defined herein, alleging failure to comply with any federal, state or local
law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.

BACKGROUND

The subject property is a downward sloping, irregularly shaped interior lot with a total area of
5,615.5 square feet. The subject property has a frontage of 50 feet along Vista Del Mar Lane and
an average depth of 113 feet. It is zoned R1-1 and designated for Low Residential land uses in
the Westchester-Playa Del Rey Community Plan Area. The subject property is in the Dual Permit
Jurisdiction of the California Coastal Zone and the Los Angeles Coastal Transportation Corridor
Specific Plan Area. It is also located within a Special Grading Area, the Calvo Exclusion Area, a
Methane Zone, and approximately 7.56 kilometers from the Palos Verdes Fault Line. The property
is currently improved with a 1,987 square-foot, single-family dwelling constructed in 1958. There
are no known historic resources or cultural monuments on site.

The neighborhood and properties immediately surrounding the lot are zoned R1-1 and developed
with single-family dwellings ranging from one to three stories in height. The applicant requests a
Coastal Development Permit authorizing the demolition of a one-story, 1,987 square-foot, single-
family dwelling and the construction of a new three-story, 5,784 square-foot, single-family dwelling
with a 1,722 square-foot basement level containing a three-car garage and storage (no habitable
rooms), and a haul route for the cut and export of 1,500 cubic yards of dirt. The proposed project
also requires a Mello Act Compliance Review for the demolition and new construction of one
Residential Unit in the Coastal Zone.

is a Local Street, with a designated right-of-way width of 66 feet and a roadway
width of 40 feet; the actual right-of-way width is 57 feet with a roadway width of 34 feet. Vista Del
Mar Lane is improved with an asphalt roadway, gutter, curb, and sidewalk.

There are no previous zoning related actions on the subject property.

— On January 10, 2019, the Director of Planning approved a
Coastal Development Permit authorizing the addition of a 780 square-foot Accessory
Dwelling Unit (ADU) above an existing 1,361 square-foot single-family dwelling located in
the Dual Permit Jurisdiction of the California Coastal Zone at 7000 Vista Del Mar Lane.

— On December 28, 2017, the Director of Planning approved a
Coastal Development Permit authorizing the addition of a second story and roof deck over
an existing single-family dwelling. The project is in the Single Permit Jurisdiction of the
California Coastal Zone at 239 East Sunridge Street.

On December 9, 2015, the Zoning Administrator approved a
Coastal Development Permit authorizing the demolition of a 2,432 square-foot single-
family dwelling and the construction of a 35-foot tall, 3,442 square-foot single-family
dwelling with a 456 square-foot attached garage, and the conversion of an existing
detached garage into a 667 square-foot recreation room. The project is in the Single
Permit Jurisdiction Area of the California Coastal Zone, located at 7329 South Trask
Avenue.
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DIR-2012-3537-CDP-DB-SPR-MEL — On March 16, 2018, the Director of Planning
approved a Coastal Development Permit authorizing the demolition of a one-story
commercial building and the construction of a new, four-story mixed use development with
72 dwelling units and 14,500 square feet of commercial area. The project is in the Dual
Permit Jurisdiction of the California Coastal Zone at 138 East Culver Boulevard.

— On July 21, 2005, the Zoning Administrator approved a Zoning
Administrator's Adjustment (ZAA) to allow the addition of a third story over an existing two-
story single-family dwelling and the addition of a fireplace and chimney on the south side.
The ZAA allowed a reduced side-yard setback and the chimney to encroach 2.5 feet into
the side yard setback. The project is in the Dual Permit Jurisdiction of the California
Coastal Zone at 7301 South Rindge Avenue.

A Hearing Officer (Juliet Oh) held a public hearing on March 2, 2020 at 12:30 p.m. at the West
Los Angeles Municipal Building. The applicant's architect, representative, and twenty-five (25)
members of public were in attendance.

The project representative (Jared Johnson) and architect (Patrick Cunningham) provided a
description of the scope of work and requested actions. The architect detailed the steps that will
be taken to reduce the project’s potential impact on the surrounding neighborhood, such as
placing most of the first floor underground. They also presented evidence that the project height
and square footage are not dramatically larger than homes in the surrounding neighborhood

Fifteen (15) members of the public spoke during the public comment period. Among them, thirteen
(13) registered their opposition to the project while two (2) spoke in favor. Those opposed stated
that the project was out of scale with the surrounding homes and would have an adverse effect
on neighborhood character. They raised concerns that the project would obstruct views of the
Pacific Ocean and that the grading required for the project could exacerbate hillside erosion.
Additionally, a member of the Westchester-Playa Del Rey Neighborhood Council expressed her
displeasure that the applicant had not appeared before their Planning and Land Use Committee.
Finally, concerns were raised that the project would become a vacation home since the applicant
currently lives outside California. Those in favor stated that they found the project’s design to be
aesthetically pleasing and that the applicant would make the home their primary residence.

The case was taken under advisement for four weeks to allow for additional comments to be
submitted.

Twenty (20) letters opposing the project were received during the advisement period. Many letters
echoed concerns raised during the public hearing about the proposed project being out of scale
with the neighborhood and the potential for ocean views to be obstructed. Others expressed
frustration that the requirement to notify all properties within a 100-foot radius of the project site
was insufficient and excluded community members that would be affected by the project.
Additional concerns were raised that approval of this project would set a precedent that would
allow similar homes to be built in the future throughout their community.

On April 22, 2020, the applicant submitted revised project plans in response to community
concerns raised during the public hearing. The project initially proposed a four-story, 7,651.5
square-foot single-family dwelling. The new plans removed a story and reduced the floor area of
the proposed single-family dwelling by 2,000 square feet.

DIR-2019-6145-CDP-MEL Page 6 of 15

California Coastal Commission
A-5-DRL-21-0015

Exhibit 8

Page 7 of 16



A-5-DRL-21-0015
(Streams)

FINDINGS

Coastal Development Permit
In order for a Coastal Development Permit to be granted, all of the requisite findings maintained
in Section 12.20.2 of the Los Angeles Municipal Code must be made in the affirmative.

1

The development is in conformity with Chapter 3 of the California Coastal Act of
1976.

Chapter 3 of the Coastal Act includes provisions that address the impact of development
on public access, recreation, marine environment, land resources, and existing
development in the Coastal Zone. The applicable provisions are as follows:

Section 30244 Archaeological and Paleontological Resources.

Where development would adversely impact archaeological or paleontological resources
as identified by the State Historic Preservation Officer, reasonable mitigation measures
shall be required. The project consists of the demolition of a one-story, 1,987 square-foot
single-family dwelling, the construction of a three-story, 5,784 square-foot single-family
dwelling, and a haul route for the cut an export of 1,500 cubic yards of dirt. All grading and
excavation is subject to review by the Department of Building and Safety and will comply
with the requirements of the grading division. The subject site is not located in an area
with known archaeological or paleontological resources and currently maintains a single-
family dwelling. However, if such resources are discovered during any excavation or
grading activities, the project is subject to compliance with Federal, State and Local
regulations already in place.

Section 30250 Location; existing developed area.

(a) 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 lo accommodate it or, where such areas are not able fo
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
a n, 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. The subject property is located in a developed residential
neighborhood improved with single-family dwellings. Currently, the site contains a one-
story single-family dwelling to be demolished and replaced with a three-story single-family
dwelling. Sufficient parking and setbacks required by local zoning and building and safety
requirements are provided and vehicular access to the property will be maintained along
Vista Del Mar Lane. The proposed project will maintain existing connections to utilities and
will be served by the existing police and fire stations, schools, and other public services in
the area. As such, the proposed project is located within a developed area with adequate
public services and will not have significant adverse effects on coastal resources.

Section 30251 Scenic and Visual Qualities.

The scenic and visual qualities of coastal areas shall be considered and profected 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 govermnment shall be subordinate to the character of its setting. The subject
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property is located on a downward sloping lot nearly 100 feet above sea level and 652
feet from the Pacific Shoreline. The proposed project involves the demolition of a one-
story, 1,987 square foot single-family dwelling and the construction of a new three-story,
5,784 square foot single-family dwelling. The proposed single-family dwelling will have a
maximum envelope height of 35-9” and will observe the required yard setbacks. The
project does not exceed the maximum Residential Floor Area limit for this lot (9,480
square-feet) or the maximum building height (45 feet). There are 11 lots on the eastern
side of Vista Del Mar Lane {(bounded by Manchester Avenue and Fowling Street),
excluding the subject property. These lots are developed with single-family dwellings of
which three (3) are three-story, six (6) are two-story, and one (1) is one-story. The existing
dwellings on the block feature a diverse range of architectural styles and massing. Other
common design elements include recessed entrances, balconies, varied fagade
articulation, and step-backs on the upper levels. The proposed project observes the
prevailing front-yard setback and includes an entrance that is recessed 7' — 7" from the
building fagade at ground level. Additionally, the second and third story are siepped back
from the property line 17’ — 4” and 24’ — 6" respectively. These step backs, along with the
balconies and sloped roof line, break up the massing of the structure and provide a varied
fagade articulation comparable to other homes on the block. As such, the proposed project
will be visually compatible with the character of the surrounding community and is
designed and sited to protect views to and along the ocean.

Section 30252 Maintenance and Enhancement of Public Access.

The location and amount of new development should maintain and enhance public access
to the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial fa s within or adjoining residential development or in other areas that will
minimize the use of coastal access roads, (3) providing nonautomobile circulation within
the development, (4) providing adequate parking facilities or providing substitute means
of serving the development with public transportation, (5) assuring the potential for public
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that
the recreational needs of new residents will not overioad nearby coastal recreation areas
by correlating the amount of development with local park acquisition and development
plans with the provision of onsite recreational fa s to serve the new development. The
subject property is located 652 feet from the Pacific Shoreline, but at a higher elevation
and is separated from the shoreline by Vista Del Mar and a residential development. The
project will provide three parking spaces for the single-family dwelling. No permanent
structures will be erected within the public right-of-way and public access to the coast will
not be obstructed. As such, the proposed project will not conflict with any public access
policies of the Coastal Act.

Section 30253 Minimization of Adverse Impacts. 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, 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. (3) Be consistent with requirements imposed by an air
pollution control district or the State Air Resources Control Board as to each particular
development. (4) Minimize energy consumption and vehicle miles traveled. (5) Where
appropriate, protect special communities and neighborhoods which, because of their
unique characteristics, are popular visitor destination points for recreational uses. The
subject property is located on a downward sloping lot, but is not within a designated hillside
area or along a bluff or cliff. The site is located in a Methane Zone and the proposed
project will be subject to the developmental regulations required by the City pertaining to
ventilation and methane gas detection systems. The site is located in a Special Grading
Area and the proposed project will require grading and the cut and export of 1,500 cubic

DIR-7019-6145-CDP-MEL Page Bof 15

California Coastal Commission
A-5-DRL-21-0015

Exhibit 8

Page 9 of 16



A-5-DRL-21-0015

(Streams)

DIR-2019-6145-CDP-MEL

yards of dirt during construction. However, all work will be subject to the requirements of
the Building and Zoning Code as well as regulatory compliance measures established by
the various City departments and the Conditions of Approval imposed herein. Additionally,
the subject property is not a popular visitor designation point for recreational use and does
not provide access to any recreational uses.

The proposed project will not produce any adverse impacts as it relates to public access,
recreation, marine environment, land resources, or existing development as the subject
property is located in an urbanized residential area more than 652 feet from the Pacific
Shoreline. The proposed project will neither interfere nor reduce access to the shoreline
or along the coast. The proposed project will not adversely impact any recreational uses
and activities, the marine environment, and other environmentally sensitive habitat areas.
The subject property is not located in an area with known archaeological or paleontological
resources and will be required to comply with existing regulations, if such resources are
discovered. The proposed project will not invoive the diking, filing, or dredging of the open
coastal waters. The proposed project will be served by existing public facilities and will not
degrade the scenic and visual qualities of nor interfere with public access to the coastal
area. Therefore, the proposed project will be in conformity with Chapter 3 of the Coastal
Act.

The development will not prejudice the ability of the City of Los Angeles to prepare
a local coastal program that is in conformity with Chapter 3 of the California Coastal
Act of 1976,

The City does not have an approved Local Coastal Program (LCP) for the Westchester-
Playa Del Rey area. In the interim, the Westchester-Playa Del Rey Community Plan, a
portion of the Land Use Element of the City's General Plan, serves as the functional
equivalent. The Westchester-Playa Del Rey Community Plan designates the subject
property for Low Residential land uses with the corresponding zone of R1-1. The use of
the subject property for a single-family dwelling is consistent with the Community Plan
land use designation and relevant zoning. The proposed project will meet the Community
Plan's objective of protecting established residential neighborhoods from incompatible
uses. Furthermore, the proposed project is designed to be in conformance with all
applicable provisions of the LAMC including, but not limited to, those regulating height,
setbacks, density, and parking. As conditioned, the project will not prejudice the goals and
objectives of the Westchester — Playa del Rey Community Plan or the City’s ability to
prepare a Local Coastal Program.

The Interpretive Guidelines for Coastal Planning and Permits as established by the
California Coastal Commission dated February 11, 1977 and any subsequent
amendments thereto have been reviewed, analyzed and considered in light of the
individual project in making this determination.

The Los Angeles County Interpretative Guidelines were adopted by the Coastal
Commission (October 14, 1980) to supplement the Statewide Guidelines. Both regional
and statewide guidelines, pursuant to Section 30620 (b) of the Coastal Act, are designed
to assist local governments, the regional commissions, the commission, and persons
subject to the provisions of this chapter in determining how the policies of this division
shall be applied to the Coastal Zone prior to the certification of a LCP. As stated in the
Regional Interpretative Guidelines, the guidelines are intended to be used “in a flexible
manner with consideration for local and regional conditions, individual project parameters
and constraints, and individual and cumulative impacts on coastal resources.”

The Regional Guidelines for Playa del Rey address parking, density, and include special
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provisions for preservation of public access, compatibility with wetlands and habitat areas,
and the maintenance of vista points and natural landforms. The applicable provisions of
the California Coastal Commission's Regional Interpretive Guidelines have been reviewed
and considered in preparation of these findings. The proposed project involves the
demolition of a one-story, 1,987 square foot single-family dwelling and the construction of
a new three-story, 5,784 square foot single-family dwelling, and a haul route for the cut
and export of 1,600 cubic yards of dirt. The project, which is not located on a bluff or
designated hillside area, would not alter any natural land forms, nor would it impact access
to the coast. The Interpretive Guidelines have been reviewed, analyzed, and considered
in light of the individual project in making this determination, and the project as conditioned
is consistent with said Guidelines.

4. The decision of the permit granting authority has been guided by any applicable
decision of the California Coastal Commission pursuant to Section 30625(c) of the
Public Resources Code, which provides that prior decisions of the Coastal
Commisslon, where applicable, shall guide local governments in their actions in
carrying out their responsibility and authority under the Coastal Act of 1976.

The Director of Planning has been guided by the actions of the Coastal Commission in
reviewing the proposed project. The Coastal Commission took action on the following
projects in the Westchester-Playa Del Rey community:

- In December 2016, the Commission approved the demolition of a duplex, and the
construction of a three-story, 3,571 square-foot, single-family dwelling with a maximum
envelope height of 37 feet, located at 7037 Trolleyway (Application No. 5-16-0100).

In August 2015, the Commission issued a De Minimis Waiver for the conversion of a
duplex into a 2-unit condominium structure with an interior remodel, 29 feet in height,
located at 6325 Vista Del Mar (Waiver No. 5-15-0457).

In July 2002, the Commission approved the demolition of a two-story, 1,800 square-
foot duplex and the construction of a three-story, 3,201 square-foot duplex with a
maximum envelope height of 41 feet, located at 112 & 114 Culver Boulevard
{Application No. 5-02-138).

In November 1998, the Commission approved the construction of a two-story, 4,400
square foot, single-family dwelling with a basement and a maximum envelope height
of 40 feet, located at 8120 Billow Vista Drive (Application No. 5-98-331).

As such, this decision of the permit-granting authority has been guided by applicabie
decisions of the Coastal Commission pursuant to Section 30625(c) of the Public
Resources Code, which provides that prior decisions of the Coastal Commission, where
applicable, shall guide local governments in their actions in carrying out their responsibility
and authority under the Coastal Act of 1976.

5 The development is not located between the nearest public road and the sea or
shoreline of any body of water located within the coastal zone, and the development
is in conformity with the public access and public recreation policies of Chapter 3
of the California Coastal Act of 1976.

Section 30210 of the Coastal Act states the following in regards to public access:

In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posied, and recreational
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opportunities shall be provided for all the people consistent with public safety needs
and the need to protect public rights, right of private property owners, and natural
resources from overuse.

Section 30211 of the Coastal Act states the following in regards to public recreation
policies:

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

The subject property is located more than 652 feet from the Pacific Shoreline in a
residential neighborhood developed with other single-family dwellings. It is not located
between the nearest public road and the sea or shoreline of any body of water. No
permanent structures will be placed in the public right-of-way. The required parking spaces
will be provided on the subject property, accessed from an existing driveway. As such, the
proposed project will not conflict with any public access or public recreation policies of
Chapter 3 of the Coastal Act.

6. An appropriate environmental clearance under the California Environmental Quality
Act has been granted.

Categorical Exemption No. ENV-2019-6146-CE was prepared for the proposed project
consistent with the provisions of CEQA. The proposed project involves the demolition of
a one-story, 1,987 square foot single-family dwelling and the construction of a new three-
story, 5,784 square-foot single-family dwelling. The project includes excavation, grading,
and a haul route for the export of 1,500 cubic yards of dirt. The Categorical Exemption
prepared for the proposed project is appropriate pursuant to CEQA Guidelines Sections
15301 (Class 1) and 15303 (Class 3).

The Class 1 Categorical Exemption allows for the operation, repair, maintenance,
permitting, leasing, licensing, or minor alteration of existing public or private structures,
facilities, mechanical equipment, or topographical features, involving negligible or no
expansion of use. The Class 1 Categorical Exemption includes the demolition and removal
of individual small structures: (1) One single-family residence. In urbanized areas, up to
three single-family residences may be demolished under this exemption; (2) A duplex or
similar multifamily residential structure. In urbanized areas, this exemption applies to
duplexes and similar structures where not more than six dwelling units will be demolished;
(3) A store, motel, office, restaurant, or similar small commercial structure if designed for
an occupant load of 30 persons or less. In urbanized areas, this exemption also applies
to the demolition of up to three such commercial buildings on sites zoned for such use;
and {4) Accessory (appurtenant) structures including garages, carports, patios, swimming
pools, and fences. The proposed project involves the demolition of one single-family
dwelling. Therefore, this exemption would apply.

The Class 3, categorical exemption allows for the construction and location of a limited
numbers of new, small facilities or structures; installation of small new equipment and
facilities in small structures; and the conversion of existing small structures from one use
to another where only minor modifications are made in the exterior of the structure; this
includes one single-family residence, or a second dwelling unit in a residential zone. As
previously discussed, the proposed project involves the construction of one single-family
dwelling. Therefore, this exemption would apply.

Furthermore, the Exceptions outlined in Section 15300.2 of the CEQA Guidelines do not
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apply to the proposed project:

(a)

(b)

(c)

(d)

(e

®

Location. The project is located in a Special Grading Area and a Methane Zone.
However, specific Regulatory Compliance Measures (RCMs) in the City of Los
Angeles reguiate the grading and construction of projects in these locations and
will reduce any potential impacts to less than significant. These RCMs have been
historically proven to work to the satisfaction of the City Engineer to reduce any
impacts on the surrounding environment. located in a sensitive environment.
Although the project site is located within the Coastal Zone, it is not identified as
an environmental resource. Additionally, the proposed project is consistent with
the scale and uses proximate to the area. Consequently, the proposed project will
not result in a significant impact based on its location.

Cumulative Impact. The project is consistent with the type of development
permitted for the area zoned R1-1 and designated for Low Residential land uses.
The proposed project will not exceed thresholds identified for impacts to the area
(i.e. traffic, noise, etc.) and will not result in significant cumulative impacts.

Significant Effect. A Categorical Exemption shall not be used for an activity where
there is a reasonable possibility that the activity will have a significant effect on the
environment due to unusual circumstances The proposed project consists of work
typical to a developed residential neighborhood. Thus, there are no unusual
circumstances that will lead to a significant impact on the environment.

Scenic Highways. The only State-designated Scenic Highway in the City of Los
Angeles is the Topanga Canyon State Scenic Highway, State Route 27, which
travels through a portion of the Topanga State Park. The subject property is
located several miles from Topanga Canyon State Scenic Highway. Therefore, the
proposed project will not create any impacts to scenic resources within a State-
designated Scenic Highway.

Hazardous Waste Sites. According to the EnviroStor, the State of California’s
database of hazardous waste sites, neither the subject property nor any property
in the vicinity, is identified as a hazardous waste site.

Historical Resources. The subject property or existing structure have not been
identified as a historic resource or within a historic district; have not been
determined to be eligible for listing in the National Register of Historic Places,
California Register of Historical Resources, Los Angeles Historic-Cultural
Monuments Register, and/or any local register.

Therefore, the proposed project is determined to be categorically exempt and does not
require mitigation or monitoring measures. No alternatives of the proposed project were
evaluated. The appropriate environmental clearance has been granted.

Mello Act Compliance Review

Pursuant to the City of Los Angeles Interim Administrative Procedures for Complying with the
Mello Act, all Conversions, Demolitions, and New Housing Developments must be identified in
order to determine if any Affordable Residential Units are onsite and must be maintained, and if
the project is subject to the Inclusionary Residential Units requirement. Accordingly, pursuant to
the settlement agreement between the City of Los Angeles and the Venice Town Council, Inc.,
the Barton Hill Neighborhood Organization, and Carol Berman concerning implementation of the
Mello Act in the Coastal Zone Portions of the City of Los Angeles, the findings are as follows:
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7. Demolition and Conversions {Part 4.0). The proposed project involves the demolition of
one Residential Unit. A Mello Act Determination issued by the Los Angeles Housing and
Community Investment Department (HCIDLA), on November 26, 2019, states that no
affordable unit exists at 7012 Vista Del Mar Lane. HCIDLA collected data from October
2016 through October 2019.

The current property owner purchased 7012 Vista Del Mar Lane on May 31, 2017. They
provided lease agreements and monthly copies of cancelled checks from October 2017
through October 2019. The Determination states that 7012 Vista Del Mar Lane was rented
for $6,300 per month as of October 2019 and that total rents between October 2017 and
October 2019 averaged $4,108 per month. The 2019 Land Use Schedule VIl threshold of
affordability for a three-bedroom unit is $2,010 per month. Both current monthly rent as of
October 2019 and the average monthly rent are above this affordability threshold.

Therefore, no Affordable Existing Residential Units are proposed for demolition or
conversion; and the applicant is not required to provide any Affordable Replacement Units.

8. Categorical Exemptions (Part 2.4) Small New Housing Developments

The project proposed the construction of one new Residential Unit. Pursuant to Part 2.4.2
of the Interim Administrative Procedures, developments which consist of nine or fewer
Residential Units are Small New Housing Developments and are categorically exempt
from the Inclusionary Residential Unit requirement. Therefore, the proposed development
of one new Residential Unit is found to be categorically exempt.

ADDITIONAL MANDATORY FINDING

9. The National Flood Insurance Program rate maps, which are a part of the Flood Hazard
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have
been reviewed and it has been determined that this project is located in Zone X, areas
determined to be outside the 500-year flood plain.
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TIME LIMIT — OBSERVANCE OF CONDITIONS

All terms and conditions of the Director's Determination shall be fulfilled before the use may be
established. Pursuant to LAMC Section 12.25 A.2, the instant authorization is further conditional
upon the privileges being utilized within three years after the effective date of this determination
and, if such privileges are not utilized, building permits are not issued, or substantial physical
construction work is not begun within said time and carried on diligently so that building permits
do not lapse, the authorization shall terminate and become void.

The applicant's attention is called to the fact that this grant is not a permit or license and that any
permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or
his successor in interest may be prosecuted for violating these conditions the same as for any
violation of the requirements contained in the Municipal Code, or the approval may be revoked.

Verification of condition compliance with building plans and/or building permit applications are
done at the Development Services Center of the Department of City Planning at either Figueroa
Plaza in Downtown Los Angeles or the Marvin Braude Constituent Service Center in the Valley. In
order to assure that you receive service with a minimum amount of waiting, applicants are
encouraged to schedule an appointment with the Development Services Center either by calling
(213) 482-7077, (818) 374-5050, (310) 231-2912, or through the Department of City Planning
website at The applicant is further advised to notify any consultant
representing you of this requirement as well.

Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any
provision or fail to comply with any of the requirements of this Code. Any person violating any of
the provisions or failing to comply with any of the mandatory requirements of this Code shall be
guilty of a misdemeanor unless that violation or failure is declared in that section to be an
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal
Code and the provisions of this section. Any violation of this Code that is designated as a
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise
made, and shall be punishable by a fine of not more than $2,500 or by imprisonment in the County
Jail for a period of not more than six months, or by both a fine and imprisonment.”

TRANSFERABILITY

This determination runs with the land. In the event the property is to be sold, leased, rented or
occupied by any person or corporation other than yourself, it is incumbent that you advise them
regarding the conditions of this grant. If any portion of this approval is utilized, then all other
conditions and requirements set forth herein become immediately operative and must be strictly
observed.

APPEAL PERIOD - EFFECTIVE DATE

The applicant's attention is called to the fact that this authorization is not a permit or license and
that any permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any Condition of this grant is violated or not complied with, then this authorization
shall be subject to revocation as provided in Section 12.27 of the Municipal Code. The Director's
determination in this matter will become effective after , unless an appeal
therefrom is filed with the . It is strongly advised that appeals be filed
early during the appeal period and in person so that imperfections/incompleteness may be
corrected before the appeal period expires. Any appeal must be filed on the prescribed forms,
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accompanied by the required fee, a copy of the Determination, and received and receipted at a
public office of the Department of City Planning on or before the above date or the appeal will not
be accepted. Forms are available on-line at htip://planning.lacity.org. Public offices are

located at:

Figueroa Plaza Marvin Braude San Fernando Valley =~ West Los Angeles

201 North Figueroa Street,  Constituent Service Center Development Services Center
4th Floor 6262 Van Nuys Boulevard, 1828 Sawtelle Boulevard,

Los Angeles, CA 90012 Room 251 2nd Floor

(213) 482-7077 Van Nuys, CA 91401 Los Angeles, CA 90025

(818) 374-5050 (310) 231-2912

Furthermore, this coastal development permit shall be subject to revocation as provided in Section
12.20.2-J of the Los Angeles Municipal Code, as authorized by Section 30333 of the California
Public Resources Code and Section 13105 of the California Administrative Code. Provided no
appeal has been filed by the above-noted date, a copy of the permit will be sent to the California
Coastal Commission. Unless an appeal is filed with the Califomia Coastal Commission before 20
working days have expired from the date the City's determination is deemed received by such
Commission, the City's action shall be deemed final.

if you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than
the 90th day following the date on which the City's decision became final pursuant to California
Code of Civil Procedure Section 1094.6. There may be other time limits which also affect your
ability to seek judicial review.

VINCENT P. BERTONI, AICP
Director of Planning

Approved by: Reviewed by:

= OX Qubeat-04

Faisal Roble/Principal City Planner Juliet Ok7Senior City Planner

Reviewed by: Prepared by:

wlann F.D. 7ennen B

Jordann Turner, City Planner Révin Fulton, Planning Assistant
kevin_ fulton@lacity.org
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WEST Los ANGELES AREA PLANNING COMMISSION
200 North Spring Street, Room 272, Los Angeles, California, 90012-4801, (213) 978-1300

LETTER OF DETERMINATION

Mailing Date: UEC 1 7 2020
CASE NO. DIR-2019-6145-CDP-MEL-1A Council District: 11 - Bonin
CEQA: ENV-2019-6146-CE
Plan Area: Westchester-Playa Del Rey
Project Site: 7012 Vista Del Mar Lane
Applicant: Mark and Sherri Streams

Representative: Susan Steinberg, Howard Robinson & Associates
Appellants: Julie Ross;

Robert Shelton

Representative: Thomas A. Nitti, Law Offices of Thomas A. Nitti;

Eileen and Andrew Cahill;

Lisa Farris;

Bonnie Cullinan; and

Jeffrey Burke and Amanda Barrett;

At its meeting of November 18, 2020, the West Los Angeles Area Planning Commission took the
actions below in conjunction with the approval of the following project:

Demolition of a one-story, 1,987 square-foot single-family dwelling and the construction of a new
three story, 5,784 square-foot, single family dwelling with a 1,722 square-foot basement level
containing a three-car garage and storage (no habitable rooms). The project proposes the cut

and export of 1,500 cubic yards of dirt.

1. Determined based on the whole of the administrative record, that the Project is exempt from
CEQA pursuant to CEQA Guidelines, Sections 15301 and 15303, and there is no substantial
evidence demonstrating that an exception to a categorical exemption pursuant to CEQA
Guidelines, Section 15300.2 applies; ‘

2. Denied the appeals and sustained the Director's Determination dated August 11, 2020;

3. Approved, pursuant to the Los Angeles Municipal Code Section 12.20.2, a Coastal
Development Permit authorizing the demolition of a one-story, 1,987 square-foot, single-
family dwelling and the construction of a new three-story, 5,784 square-foot, single-family
dwelling with a 1,722 square-foot basement level containing a three-car garage and storage
(no habitable rooms), and a haul route for the cut and export of 1,500 cubic yards of dirt in
the Dual Permit Jurisdiction Area of the California Coastal Zone;

4. Approved, pursuant to Government Code Sections 65590 and 65590.1 and the City of Los
Angeles Interim Mello Act Compliance Administrative Procedures, a Mello Act Compliance
Review for the demolition of one Residential Unit and the construction of one new Residential
Unit in the Coastal Zone; :

5. Adopted the attached Conditions of approval; and

6. Adopted the attached Findings.
California Coastal Commission
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This action was taken by the following vote:

Moved: Newhouse
Second:  Yellin
Ayes: Margulies

Absent: Waltz Morocco

Vote: 3-0

James K. Williams, Commission Executive Assistant I

Fiscal Impact Statement: There is no General Fund impact as administrative costs are recovered through
fees.

Effective Date/Appeals: The action by the West Los Angeles Area Planning Commission on this matter is
final and effective upon the mailing date of this determination and is the final appeal procedure within the
appeal structure in the City of Los Angeles.

California Coastal Commission/Appeals: Pursuant to Section 12.20.2 | of the Los Angeles Municipal
Code, the Area Planning Commission’s action shall be deemed final only after 20 working days have
expired from the date this decision letter is deemed received by the Executive Officer of the California
Coastal Commission and provided that a timely, valid appeal is not taken by the California Coastal
Commission within said time frame. The proposed development is in the dual-permit jurisdiction area.
This Coastal Development Permit shall be subject to revocation as provided in Section 12.20.2 J of the Los
Angeles Municipal Code.

Notice: An appeal of the CEQA clearance for the Project pursuant to Public Resources Code Section
21151(c) is only available if the Determination of the non-elected decision-making body (e.g., ZA, AA, APC,
CPC) is not further appealable to a City appellate body and the decision is final. The applicant is advised
that any work undertaken while the CEQA clearance is on appeal is at his/her/its own risk and if the appeal
is granted, it may result in (1) voiding and rescission of the CEQA clearance, the Determination, and any
permits issued in reliance on the Determination and (2) the use by the City of any and all remedies to return
the subject property to the condition it was in prior to issuance of the Determination.

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the
90th day following the date on which the City's decision became final pursuant to California Code of
Civil Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial

review.

Attachments:  Director's Determination dated August 11, 2020, Planning Entitlement Appeals Fact
Sheet, Interim Appeal Filing Procedures

c. Juliet Oh, Senior City Planner
Kevin Fulton, City Planning Assistant
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