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Recording Requested By ?/'

COUNTY.OF LOS ANGELES
DEPARTMENT OF TREASURER 056 1795291
AND TAE COLLECTOR

And When Recorded Mail to

TREASURER AND TAX COLLECTCR
SECURED PROPERTY TAX DIVISION
TAX=-DEFAULTED LANDS

225 N. HILL STREET, RN 128

LOS ANGELES, CA 90012

NOTICE OF POWER TO SELL TAX-DEFAULTED PROPERTY /
which, pursuamt to law was declared to be Tax~Defaulted on JUNE_ 30, 2000

for the nonpayment of dslinquant taxes In the amount of $§ 464.14

for the fiscal yesr 1999-2000. Dafault Number 4433 039 D29 l/

Notice is hereby given by the Treasurer and Tax Collector of Los Angeles County that five or
more yaars have alapsed since the duty assessed and legally levied taxes on the proparty
described herein were declared in dafault and that the property |5 subject to sale for
nonpayment of taxes and wilt be sold unless the amount required to redeem the property is
paid to tha Tressurar and Tax Collector of said County before sale The real property subject to

this notice 15 assessed to HEADLAND PROPERTIES ASSOC

and 15 situated in said county, State of California,

described as follows. 4431 039 029
(Assesgor’s Parcel Number)

TR=32184A LOT 77

MARK J. SALADINO,
TREASURER AND TAX COLLECTOR
of the County of Los Anpeles,
State ol Celiforma

STATE OF CALIFORNIA R By
County of Los Angeles - Ceguty Tan Gollaetsr V4

-/
On  JULY 29,2005,  befors ma personally appeared JOHN McKINNEY

personally known to me (or proved to me on the basis of satisfactory evidencel to ba the pearso (s)
whose name(s} is/ere subscribed to the within instrument and acknowiedgad to me that ha/she/tRay
executed the same in his/har/their suthorized capacity{ies), and that by his/her/thair signaturels) on the
mstrument tha personis), or the entity on behalf of which the person(s) actad, executed the instrument.

IN WITNESS WHEREOF, ) have here set my hand

CONNY B. MsCORMACK
REGISTRAR-RECORDER/COUNTY CLEARK
of the County of Lus Angeles,

Sale Ne. 2006A Stata al Cahiform
By _@b.%—

Daputy Caunty Clerk
Description: Los Angeles,CA Document-Year.DoclD 2005.1795291 Page: 2 of 2
Order;: 996 Comment:
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Unmaintained Trailhead Property (2022)
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LAW OFFICES OF

ADAM S. ROSSMAN

449 S. BEVERLY DRIVE
SUITE 210
BEVERLY HILLS, CALIFORNIA 80212

TEL: (310) 592-4837
FACSIMILE: (310) 623-1941
EMAIL: adamrossman66@gmail.com

August 18, 2016

Via Email & US Mail —Certified/Return Receipt
Jordan.Sanchez@coastal.ca.gov

California Coastal Commission
South Coast District Office
Attn: Jordan Sanchez

200 Oceangate

Suite 1000

Long Beach CA 90802-4302

RE: 16701 Via La Costa, Pacific Palisades, CA 90272
APN: 4431-039-029

Dear Mr. Sanchez;

This office is legal counsel for 1205-1207 Wooster Street, LLC, A California fimited liability
company (“Wooster’), the owner of the rea! property located at 16701 Via La Costa, Pacific
Palisades, CA 90272 (the “Property”)

Reference is made to (a) your and your supervisor, Aaron's telephone discussion approximately
two (2) weeks ago with Ben Kalaf, a licensed California general contractor assisting the ownership
with the development of the Property and (b) your leiter of August 3, 2016.

Confirming your telephone discussion with Ben Kalaf, on behaif of the California Coastal
Commission you agreed that the Coastal Commission would abate the daily fine referenced in
your letter until we are able to resolve the matter of ownership of the Property. As a result and as
a good faith gesture, please note that we have already removed the fence around the bathroom,
opened the Property to the public and have cleaned the Property. However, you must contact the
City of Los Angeles to have them open up the bathrooms. We do not have a key.

In response to your claim that the State of California owns the Property, attached please find a
Tax Deed to Purchaser of Tax Defaulted Property recorded December 17, 2013 as instrument
No. 20131775032 in the Los Angeles County Recorder's Office issued by the County of Los
Angeles Treasurer Tax Collector proving the Property was legally purchased by Henri Levy, a
member and manager of Wooster for $351,000.00 close to three years ago at a Los Angeles
County Tax Default Auction held on October 21-22, 2013. Mr. Levy subsequently transferred
ownership to 1205-1207 Wooster Street, LLC.

Prior to purchasing the Property, we verified with the City of Los Angeles and paid for their written
certification that the Property is a legal lot with no obstructions to building a single family residence
thereon. We also have additional material from Los Angeles City Planning and Zoning
Departments authorizing us to buiid a house on the Property. None of this material discloses
anything about the Coastal Commission or the State of California having an ownership interest in
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California Coastal Commission
Attn: Jordan Sanchez

August 18, 2016

Page 2

the Property. All of this information is in sharp contrast with your statements that you had no
information about the unpaid property taxes which led to the County of Los Angeles to sell the
Property at the Tax Default Auction. Moreover, there does not appear to be any record on title to
the Property that ownership of the Property was ever transferred to the State of California, which
would have put the world on constructive notice that the State of California owned the Property,
and would have stopped purchasers such as the current ownership from purchasing the Property
at the Tax Default Auction.

As an additional bit of background, when we first saw the Property it had a parking lot and public
toilet. Although we made numerous attempts to locate someone in the Los Angeles City or County
government to learn about these improvements, we could not find anyone who could answer any
questions about the Property. For some time, the City of Los Angeles was cleaning the Property,
but that stopped (perhaps when the City learned the Property had a new owner). At that point the
public toilet became filthy, began to stink, and essentially unusable.

We photographed the Property, cleaned a portion of it (we have been unable to locate the key to
the men’s room with any city maintenance yard, and we have spoken to many people about it),
and put a lock on the gate to keep it clean. People began jumping the gate and using the area
anyway, and this continues to be an ongoing situation. As Mr. Kalaf told you on the phone, this
step apparently instigated many complaints from the public, which ultimately ended up with you,
the Coastal Commission, and prompted your August 3, 2016 letter.

Please note that since Wooster reached a decision as to what to build on the Property, we have
expended funds on an architect, engineers, soil surveys, and related costs. In addition, the
Property was recently in escrow for close to $1,300,000.00 and shows a value on Zillow.com of
$1,800,000.00. Moreover, Wooster has paid the property taxes for the past few years as well.
Should the State of California claim it owns the Property, we will anticipate compensation
commensurate with a condemnation/eminent domain proceeding.

it makes no sense why these government agencies, whether they be on the City, County or State
level, would mislead the public and engage in possible fraud in an effort to bilk individuals out of
$351,000.00 plus funds to maintain and improve the Property. Accordingly, if necessary,
ownership will need to pursue claims and defend itself against adverse claims.

Nevertheless, we look forward to working with to reach a solution to this dilemma. Your assistance
will be greatly appreciated.

Nothing contained herein shall be waiver of any of Wooster's rights in law and equity all of which
are expressly reserved hereby.

| look forward to hearing from you.

Very Truly rs,

Adam S. Rossman

Enclosure
cc: Client
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20131775032
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Recorded/Filed In Official Records
Recorder's Office, Los Angeles County,
California

12/17/13 AT 02:59PM

FEES: 15.00
TAXES : 1,960.00
OTHER: 0.00
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RECCRDING REQUESTED BY

- Y

COUNTY OF LOS ANGELES

DEPARTMENT OF TREASURER A
AND TAX COLLECTOR

R

HENRI LEVY +20131775032"

810 CORD CIRCLE
BEVERLY HILLS, CA 90210

Document Transfer Tax - computed on full value of property conveyed $ 385.00 )
City Transfer Tax $1,675.00 £ A‘gﬁ; = Dec,a-mnf'“
Survey Fee $ 0.00

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY

On which the legally levied taxes were a lien for FISCAL YEAR 1999 - 2000
and for nonpayment were duly declared to be in default. DEFAULT NUMBER 4431-039-029

This deed, between the Treasurer and Tax Collector of Los Angeles County ("SELLER") and
HENRI LEVY - A MARRIED MAN AS HIS SOLE & SEPARATE PROPERTY

PURCHASER BY AGREEMENT on October 22, 2013 pursuant to a statutory power of sale in accordance with the
provisions of Division 1, Part 6, Chapter 7, Revenue and Taxation Code, for the sum of $ 350,000.00
No taxing agency objected to the sale.

In accordance with the faw, the SELLER hereby grants to the PURCHASER that real property situated in said county,
State of California, last assessed to, HEADLAND PROPERTIES ASSOCIATES L LC

("PURCHASER"), coveys to the PURCHASER the real property described herein which the SELLER sold to the
described as follows: ASSESSOR'S PARCEL NUMBER 4431-039-029

TR=321842 LOT 77

MARK J. SALADINO
STATE OF CALIFORNIA } 4d TREASURER TAX COLLECTOR

County of Los Angeles of the Countyof Los Angeles,
By JZ/L

EXECUTED ON December 5, 2013 b Doputy Tex Colnator

On December 5, 2013 | before me personally appeared KATHLEEN GLOSTER who proved to me on

the basis of satisfactory evidence to be the person{s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that
by his/her/their signature(s) on the instrument the person(s), or the entity on behalf of which the person(s)
acted, executed the instrument. | certify under penalty of perjury under the laws of the State of California that
the foregoing paragraph is true and correct.

WITNESS my hand and official seal.
Location;  City of LOS ANGELES

Dean C. Logan
REGISTRAR-RECORDER/COUNTY CLERK

of the County of Los Angeles,
Sale No.  2013A ltem No. 06834 State of California

oy bisho M.opson

Deputy County Clerk
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RECORDING REQUESTED BY:
1205-1207 Wooster Street, LLC

l
|
i
AND WHEN RECORDED MAILTO |
& MAIL TAX STATEMENT TO: !
|
|
|
|
|
l

1205-1207 Wooster Street, LL.C
4936 Triggs Street
Commerce, CA 90022

APN: 4431-039-029 SPACE ABOVE THIS LINE FOR RECORDER'’S USE

GRANT DEED
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Recording Requested by:
1205-1207 Wooster Street, I,

When Recorded Mail To:

4936 Triggs Street

I
|
|
|
|
|
1205-1207 Wooster Street, LLC |
f
|
|
Commerce, CA 90022 [

I

|

Space above this line for Recorder’s use

APN: 4431-039-029
GRANT DEED

THE UNDERSIGNED GRANTOR DECLARES:

DOCUMENTARY TRANSFER TAX IS §.0-*#****

(X) COMPUTED ON FULL VALUE OF PROPERTY CONVEYED, OR

( ) COMPUTED ON FULL VALUE, LESS VALUE OF LIENS AND ENCUMBRANCES
REMAINING AT THE TIME OF THE SALE

( Y UNINCORPORATED AREA: (X) CITY OF LOS ANGELES, AND

FOR VALUABLE CONSIDERTAION, RECEIPT OF WHICH IS HEREBY ACKNOWLEDGED,
HENRI LEVY, A MARRIED MAN, AS HIS SOLE AND SEPARATE PROPERTY

HEREBY GRANTS TO

1205-1207 WOOSTER STREET, LLC, a CALIFORNIA LIMITED LIABILITY COMPANY

THE FOLLOWING DESCRIBED REAL PROPERTY IN THE CITY OF BEVERLY HILLS, COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA:

SEE LEGAL DESCRIPTION ATTACHED HERETO AND MADE A PART HEREOF AS EXHIBIT A
*¥%* THE GRANTOR AND GRANTEE IN THIS CONVEYANCE ARE COMPRISED OF THE SAME
PARTIES WHO CONTINUE TO HOLD THE SAME PROPORTIONATE INTEREST IN THE
PROPERTY, R&T CODE § 11923(D)

DATED: January 14, 2014

GRANTOR’S SIGNATURE:

HENRI LEVY 4

% ¢ee arached cahfornid All-puypLsc Ncknpwiedgment
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EXHIBIT A
LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL 1:

LOT 77, OF TRACT NO. 32184, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1182 PAGE(S) 20 TO 27
INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
EXCEPT THEREFROM, TOGETHER WITH THE RIGHT TO GRANT AND TRANSFER ALL OR A
PORTION OF THE SAME.

I. ALL OIL RIGHTS, MINERAL RIGHTS, NATURAL GAS RIGHTS AND RIGHTS TO ALL OTHER
HYDROCARBONS BY WHATSOEVER NAME KNOWN, TO ALL GEOTHERMAL HEAT AND TO
ALL PRODUCTS DERIVED FROM ANY OF THE FOREGOING (COLLECTIVELY,
"SUBSURFACE RESOURCES"); AND

II. THE PERPETUAL RIGHT TO DRILL, MINE, EXPLORE AND OPERATE FOR AND TO
PRODUCE, STORE AND REMOVE ANY OF THE SUBSURFACE RESOURCES ON OR FROM
SAID LOT, INCLUDING THE RIGHT TO WHIPSTOCK OR DIRECTIONALLY DRILL AND MINE
FROM LANDS OTHER THAN SAID LOT, WELLS, TUNNELS AND SHAFTS INTO, THROUGH
OR ACROSS THE SUBSURFACE OF SAID LOT, AND TO BOTTOM SUCH WHIPSTOCKED OR
DIRECTIONALLY DRILLED WELLS, TUNNELS AND SHAFTS WITHIN OR BEYOND

THE EXTERIOR LIMITS OF SAID LOT, AND TO REDRILL, RETUNNEL, EQUIP, MAINTAIN,
REPAIR, DEEPEN AND OPERATE ANY SUCH WELLS OR MINES, BUT WITHOUT THE RIGHT
TO DRILL, MINE EXPLORE, OPERATE, PRODUCE, STORE OR REMOVE ANY OF THE
SUBSURFACE RESOURCES THROUGH OR IN THE SURFACE OF THE UPPER FIVE HUNDRED
FIFTY FEET (550') OF THE SUBSURFACE OF SAID LOT, AS RESERVED IN DEEDS.

PARCEL 2:

NONEXCLUSIVE EASEMENTS FOR ACCESS, INGRESS, EGRESS, DRAINAGE,
MAINTENANCE, REPAIRS AND FOR OTHER PURPOSES, ALL AS DESCRIBED IN THE
DECLARATION, THE MASTER DECLARATION AND THE DRIVE DECLARATION, ANY
AMENDMENTS THERETO.
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE § 1189

NGO CHTOATELS A A A R A N A R I A R A A A N o A R A e U A U S I O S AT O SR G A0S

State of California

County of A0% fchu’s
On d(]nn;]ymliﬁe 201%  before me, adcy  Sond Y Han, Nm—m\[ Pubi(,

) ! Here InserWama ad Tiis of the Oficer
personally appeared Henri (ev 7

Name(s) of Signer(s)

who proved toc me on the basis of satisfactory
evidence to be the person(®} whose namefs) isfare-
subscribed to the within instrument and acknowledged
to me that he/ehedtrey executed the same in
his/rerihoir authorized capacity(iesy, and that by
his/herfttrer signature(s on the instrument the
person(9y, or the entity upon behalf of which the
persontaY acted, executed the instrument.

| certify under PENALTY OF PERJURY under the
laws of the State of California that the foregoing
paragraph is true and correct,

WITNESS my hand and official seal.
3

Signature:
Place Netary Seal Above Signatyfe of Notary Public

OPTIONAL

Though the information below is not required by law, it may prove valuable lo persons relying on the document
and could prevent fraudulent removal and reattachment of this form to another document.

Description of Attached Document

Title or Type of Document: _({QTY QiCd PN d 445| ~029 -0 2‘7

Document Date: Number of Pages:

Signer(s) Other Than Named Above:
Capacity(les) Claimed by Signer(s)

Signer’'s Name: Signer's Name:
(! Corporate Officer — Title(s): [ Corporate Officer — Title(s): 'I
- Indvidua  Indvidual :
QF SIGNER L. _ OF SIGNER

| [ Partner - [ 14‘ Limited rl General Top of thumb here C Partner - D lelled . Genera! Top of thumb hera 4
Ci Atiorney in Fact . Attorney in Fact 1
L Trustee O Trustee
T Guardian or Conservator 7* Guardian or Conservator i
. Other: . Other:
Signer is Representing: Signer |s Representing:
A N A A P A R R R R PR R A A R A A A A A R R A K A SR K P AN

© 2010 National Notary Assaciation » NaticnalNotary org = 1-B00-US NCOTARY (1-800-876-6827) Item #5907
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Order: Doc: 2014-47667 DED 01-15-2014 Page 7 of 7 Created By: Jason San Diego  Printed: 8/17/2016 11:38:00 AM



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

CALIFORNIA COASTAL COMMISSION

45 FREMONT STREET, SUITE 2000
SAN FRANCISCO, CA 94105-2219
VOICE (415) §04- 5200

FAX (415) 904- 5400

TDD (415) 597-5885

ViA CERTIFIED AND REGULAR MAIL

February 15, 2018

1205-1207 Wooster Street LLC

c/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022

(Certified Receipt No. 7017 0530 0000 8132 0580)

Subject: Notice of Intent to Record Notices of Violation, and to
Commence Cease and Desist Order Proceedings and
Administrative Civil Penalties Proceedings

Property Location: 16701 Via La Costa, Pacific Palisades area of the City of Los Angeles,
also identified by Los Angeles County Assessor’s Parcel Number
4431-039-029. '

Violation Description: The placement of an unpermitted gate and appurtenant development
that blocked access to a public parking lot and public restroom
facility; the locking of public restrooms at the Temescal Ridge
Traithead; the change in intensity of use from public park to private
land, the failure to transfer the property to the City of Los Angeles ot
other not-for-profit entity approved by the Commission’s Executive
Ditectot, and the failure to maintain the trailhead, patking lot, and
public restroom, in violation of Coastal Development Permit No. A-
381-78, as amended, and the resoutce protection and public access
provisions of the Coastal Act.

Dear Mt. Rossman:

As California Coastal Commission (“Cominission”) staff has made you aware, multiple Coastal Act’
violations have occutred on, and presently persist on the property located at 16701 Via La Costa, in
the Pacific Palisades area of the City of Los Angeles, also identified by Los Angeles County
Assessotr’s Parcel Number (“APN”) APN 4431-039-029. Wooster Street LLC (hereinafter
“Wooster”) is listed as the record owner of the aforementioned property. Itis of utmost importance
that this matter is resolved expeditiously given that the Temescal Ridge Trailhead, public parking lot,

! The Coastal Act is codified in California Public Resources Code sections 30000 to 30900. All further section
references are to the Public Resources Code, and thus to the Coastal Act, except where specified that the reference is
made to the Commission’s regulations.
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Wooster - Temescal Ridge Trailhead; February 15, 2018

and public restrooms are situated on this nearly half acre parcel, and have all been variously subject
to closute and disrepair since you took possession of this site, resulting in significant adverse impacts
to public access. As my staff has expressed to you, we remain ready to work with you to resolve
these impediments to public access, among other issues, amicably, and we remain open to dlscussmg

“the consensual resolution of the matter-througha “Consent” Cease and Desist' Order and

“Consent” Administrative Penalty action (“Consent Orders”), which would then be taken to the
Commission for its approval in the context of a formal hearing.

Prior to bringing an order to the Commission (either as a consent or contested order), Commission
regulations’ provide for issuance of a notification of the decision to initiate formal order
proceedings. In accordance with those regulations, this letter notifies you of my intent, as the
Executive Director of the Commission, to commence these formal enforcement proceedings to
address the Coastal Act violations noted above and described herein, by recording a Notice of
Violation against the property at 16701 Via La Costa in the Pacific Palisades, and by issuing either a
consent ot regular Cease and Desist Order and Administrative Penalty action to Wooster Street
LLC.

The intent of this letter is not to discourage settlement discussions; rather it-is to provide formal
notice of out intent to resolve these issues through the order process, which in no way precludes a
consensual resolution. Resolving this matter and providing permanent restoration of access to and
maintenance of the Temescal Ridge Trailhead, parking lot and restrooms by a public or non-profit
agency is ctitical and my staff remains ready and willing to continue working with you towards
finding a mutually acceptable outcome of this longstanding Coastal Act violation. However, please
note that should we be unable to reach an amicable resolution in a timely manner, this letter also lays
the foundation for staff to bring a proposal to the Commission unilaterally, which proposal would
include the issuance of an Order, the imposition of administrative civil penalties pursuant to Section
30821, and authorizing the Executive Director of the Commission to record a Notice of Violation
of the Coastal Act on title to the propetty.

Background and Coastal Act Violations

In 1978 the Commission granted Coastal Development Permit A-381-78 to Headland Properties
Associates (hereinafter “Headlands™) for the grading of roads and the installation of utilities to
accommodate a 230 unit residential tract on 1,200 acres of then undeveloped property in the Pacific
Palisades. In 2 1980 amendment to the permit, A-381-78A, the Commission approved the creation
of four tracts, allowed a massive quantity of grading, established the total number of residential units
at 740, authorized construction of comumercial and instructional sites, and required the dedication of
nearly 1,000 actes of land to the California Department of Parks and Recreation, the City of Los
Angeles Department of Recreation and Parks and/or an acceptable private, non-profit corpotation.
Since this time, this permit has been amended more than a dozen times. Of particular relevance to
this matter, Special Condition 7 of Amendment 1 states:

? See Sections 13181 and 13191 of Title 14 of the California Code of Regulations.
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Wooster - Temescal Ridge Trailhead; February 15, 2018

7. Park Facilities

Concurrent-with the grading of Lots 86 and 87 of Tract 32184, the applicant shall construct trailhead
Jacilities (including a 6-10 car parking lot, gates and signs) in vicinity of said Lots 86 and 87 substantially
“as shown'in applicant’s Exhibit A-1, 50 asto provide foot trail access to an existing trail on Temescal -
Ridge. The applicant shall also construct a restroom facility in the vicinity of Palisades Highlands at a

location designated by the State Department of Parks and Recreation in Topanga State Park or on the

dedscated lands. . All facilities shall be constructed to the uswal specification of the Department of Parks and

Recreation, and shall be turned over to the Department for operation and maintenance.

Futther, Special Condition 2 of Amendment 9 also clarified that the access amendments wete
actually to precede the construction of the condominiums:

2. Completion of Trail Access Improvements [Clarification of Condition 7

Prior to transmittal of the anthorigation of this amendment the applicant shall provide evidence of the
completion of the following improvements to the accessibility of the dedicated open space areas. The
improvements shall be approved by the Excecutive Director and shall conform to the design standards of the

accepting agency.

d) Temescal Ridge Trailhead The applicant shall construct the improvements proposed for the Temescal Ridge
Tratl bead, including signs, parking facility and bathroom concurrent with the construction of streets and
utilities approved in this tract....

Finally, Amendment 11 provided more detail as to the public trailhead, signs, parking and restroom:

d) Temescal Ridoe Traslhead. Concurrent with the construction of streets and uiilities approved in this tract,
the applicant shall construct the improvements proposed for the Temescal Ridge Trail head, including signs, a
12 car parking facility and public restroom. The final design naust be reviewed by the accepting agency prior fo
construction. The trailbead may be transferred to the City of Los Angeles Department of Parks and
Recreation for purposes of maintenance and liability, or other public or non-profit agency approved by the
Executive Director. The applicant or its successor in interest shall maintain the trail and engineered slope 1o
Temescal from Calle Nancy as part of the other open space maintenance agreed fo in this permit. More
Specifically the applicant shall provide a public access/ recreation signange program subject to the review and
approval of the Excecutive Director, that provides that, at a mirimum, signs will be conspicnonsly and
appropriately placed to adequately identify the location of the Temescal Ridge Trailhead. . ..

Headlands submitted the proposed plans for the construction of the requisite public parking lot,
restroom, and signage on this particular property on June 18, 1993. Once Executive Director
apptoval was granted, construction of the aforementioned public amenities was undertaken and
completed on this propetty pursuant to permit requirements. Even absent the requirement to
dedicate this property to the City or other acceptable non-profit organization, this property was and
remains the location for the public amenities. In compliance with the CDP, the applicant proposed
this propezty for the public facility and trailhead and the Executive Director approved and
authotized the public facilities to be built in this particular location, and no other. No othet
development, other than the public facilities, can be undertaken on this property. From the point the
construction of the public facilities was completed up until the violations at issue in this letter

Exhibit 35
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Wooster - Temescal Ridge Trailhead; February 15, 2018

commenced on or about January 2014, the public had full access to these public amenities,.as
required by the CDP, as amended.

Commission staff was made aware of the aforementioned violations in mid-2016, at which time
“Wooster Street I.I.C was in escrow to sell the'ptopertyto another entity, uponreceiving complaints
from members of the public about closutes of the public patking lot, trail head, and restrooms.
Note once again that no transfer of the property can occur unless it is to a government entity or
non-profit acceptable to the Executive Director of the Commission. Commission enforcement staff
immediately contacted the ownets of the property to discuss the ongoing Coastal Act violations
associated with activities undertaken at the site and followed up with a notice of violation letter on
August 3, 2016 to Wooster. In this letter, staff listed the various Coastal Act violations on the
propetty, including the closute of the public restroom and public patking facilities at the Temescal
Ridge Trailhead, pointed out the fact that the unpermitted development was also functioning to
preclude public use of the Temescal Ridge Trailhead and associated facilities, and noted that these
were directly inconsistent with the petmit conditions and the public access policies of the Coastal
Act. The letter also detailed the procedutes by which the various issues should be addressed, and
noted the potential ramifications and civil liabilities associated with the unpermitted development
under the Coastal Act. Since this initial notice of violation, Commission staff has spoken with
partners of and counsel for Wooster to further discuss the unpermitted development and the
potential mechanisms of resolution, followed by written correspondence dated September 23, 2016
and Mazrch 15, 2017.

As my staff has explained to you, the placement of a locked gate and appurtenant structure that
blocks access to the public patking lot and public restroom facility, the locking of public restrooms,
and failing to maintain the public restrooms, trailhead, and parking lot, and change in intensity of
use from public patk to private land, are violations of CDP No. A-381-78, as amended, and have a
very serious impact on public access. This trailhead provides access to the Temescal Ridge Trail-- 5.8
miles of vety heavily used hiking trails that provide views of the Pacific Ocean and allow the cresting
of Temescal Peak, one of the Santa Monica Mountains highest points.

Protecting public access is 2 major goal and priority of the Coastal Act. For example, Section 30210
of the Coastal Act provides that:

“Inn carrying out the requirements of Section 4 of Article X of the California Constitution, maxinmum access,
which shall be conspicuously posted, and recreational opportunities shall be provided for all the people consistent
with public safety needs and the need to protect public rights, rights of private property owners, and natural
resouree areas fron: overuse.”

The unpermitted development at issue in this matter obstructs public access by both physically
blocking use of the trailhead and facilities and by failing to maintain the facilities as required by the
permit, and changes the intensity of use of this public area to a private landholding. These permit
requitements run with the land and survive a tax default sale - meaning any person or entity holding
title is obligated to comply thetewith. Se, ¢.g., Ojavan Investors v California Coastal Commission,
(1994) 26 Cap. App. 4" 516, 527.

The putpose of these enforcement proceedings is to address the ongoing impediments to public use
of and access to the Temescal Ridge Trailhead and the Temescal Ridge Trailhead facilities located on
the Propetty, in violation of CDP A-381-78, as amended, and the Coastal Act. These proceedings
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will propose to address these matters through the recordation of a Notice of Violation against the
property and issuance of an Order that will direct you to, among other things: 1) cease from
performing any additional unpermitted development, 2) develop and implement a plan to remove
unpermitted development, 3) mitigate for the temporal losses caused by the unpermitted

- development, 4) cease all activities that block or-interfere with public use of Temescal Ridge
Trailhead, 5) maintain the Temescal Ridge Trailhead parking lot, signage, trailhead, and restrooms in
compliance with CDP A-381-78, as amended, and 6) transfer the property to the City of Los
Angeles or a not-for-profit entity approved by the Commission’s Executive Director. In addition to
the aforementioned items, any resolution of this matter will address Wooster’s civil liability. These
proceeding will also include recommendations for issuance by the Commission of an Administrative
Penalty putsuant to Section 30821 of the Coastal Act.

Cease and Desist Order

By way of background, the Commission’s authority to issue cease and desist orders is set forth in
Section 30810 of the Coastal Act, which states, in part, the following:

(a) If the commission, after public hearing, determines that any person or governmental agency has
undertaken, or is threatening to undertake, any activity that (1) requires a permit from the commission
without securing the permit or (2) is inconsistent with any permit previously issued by the commission, the
commission may issue an order directing that person or governmental agency fo cease and desist.

Section 30810(b) of the Coastal Act states that the cease and desist order may be subject to terms
and conditions that the Commission determines are necessary to ensure compliance with the Coastal
Act, including removal of any unpermitted development or material.

Section 30600(a) of the Coastal Act states that, in addition to obtaining any other permit required by
law, any person wishing to perform or undertake any development in the coastal zone must obtain 2
CDP. “Development” is defined by Section 30106 of the Coastal Act as follows:

"Development” means, on land, in or under water, the placement or erection of any solid material or
structure; discharge or disposal of any dredged material or of any gaseous, liguid, solid, or thermal waste;
grading, removing dredging, mining, or extraction of any materials; change in the density or intensity of use of
land. . .change in the intensity of use of water, or of access thereto. . ..

The vatious instances of unpermitted development at issue here, including: the placement of an
unpermitted gate and appurtenant development that blocked access to a public parking lot and
public restroom facility; the locking of public restrooms at the Temescal Rldge Trailhead; the failure

"to transfer the property to the City of Los Angeles or other not-for-profit entity approved by the
Commission’s Executive Director, and the failure to maintain the trailhead, parking lot, and public
restroom; and the change in intensity of use of the land from public park to privately held land,
clearly constitute “development” within the meaning of the above-quoted definition and therefore
are subject to the permit requirement of section 30600(2). A CDP or an amendment to the
undetlying CDP was not issued to authorize the subject unpermitted development. Further, as noted
above, the development activities subject to this action are inconsistent with CDP A-381-78, as
amended. As the unpermitted development undertaken is inconsistent with the Coastal Act and a
previously issued permit, the criterion for issuance of a cease and desist order under Section
30810(a) of the Coastal Act are thus satisfied.
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For these reasons, I am issuing this Notice of Intent to commence cease and desist order
proceedings. The procedutes for the issuance of cease and desist orders are described in Sections
13180 through 13188 of the Commission’s regulations. As previously mentioned, these matters may

“be resolved in'a consensual agreement between you and the Commission.

Notice of Violation

The Commission’s authority to record a Notice of Violation is set forth in Section 30812 of the
Coastal Act, which states the following:

(a) W henever the executive director of the commeission has determined, based on substantial evidence, that real
property has been developed in violation of this division, the executive director may cause a notification of
intention o record a notice of violation to be mailed by regular and certified mail to the owner of the real
property at issue, describing the real property, identifying the nature of the violation, naming the owners
thereof; and stating that if the owner objects to the filing of a notice of violation, an opportunity will be given
1o the owner to present evidence on the issue of whether a violation has occurred.

In out letter dated August 3, 2016, in accordance with Coastal Act Section 30812(g), Commission
staff notified you of the potential for the recordation of a Notice of Violation against the property. I
am issuing this notice of intent to record a Notice of Violation because unpermitted development
inconsistent with the Coastal Act and CDP No. A-381-78, as amended, has been undertaken at the
propetty, and because of the ongoing failure to comply with the conditions of the CDP, as
amended, and the Coastal Act.

If you object to the recordation of a Notice of Violation in this matter and wish to present evidence
to the Commission at a public hearing on the issue of whether a violation has occurred, pursuant to
Section 30812(b) the property owner must specifically object, in writing, within 20 days of the
postmarked mailing of this notification. The objection should be sent to the attention of Heather
Johnston in the Commission’s Ventura office at the address listed on the letterhead by Mach 8,
2018. Please include the evidence you wish to present to the Commission in your written response
and identify any issues you would like us to consider. We are hopeful that we can avoid such a
contested matter and work together to address these issues amicably and incorporate any such
notice into a consensual resolution.

Administrative Civil Penalties, Civil Liability, and Exemplary Damages

Under Section 30821 of the Coastal Act, in cases involving violations of the public access provisions
of the Coastal Act, the Commission is authorized to impose administrative civil penalties by a
majority vote of the Cominissioners present at a public hearing. In this case, as described above,
there are significant violations of the public access provisions of the Coastal Act; therefore the
criteria of Section 30821 have been satisfied. The penalties imposed may be in an amount of up to
$11,250, for each violation, for each day in which each violation has persisted or is persisting, for up
to five (5) years. If a person fails to pay an administrative penalty imposed by the Commission,
under Section 30821(e) the Comimission may record a lien on that person’s property in the amount
of the assessed penalty. This lien shall be equal in force, effect, and priority to a judgment lien.
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Furthermore, and as has been explained in prior correspondence, please be advised that the Coastal
Act additionally provides for the imposition of civil liability (vatiously described as fines, penalties,
and damages) by the coutts for violations of the Coastal Act. Section 30820(a) provides for civil
liability to be imposed on any person who performs or undertakes development without 2 CDP

- and/or that'is inconsistent with-any CDP ‘previously issued by the: Commission in-an-amount-that -
shall not exceed $30,000 and shall not be less than $500 for each violation. Section 30820(b)
provides that additional civil liability may be imposed on any person who performs or undertakes
development without 2 CDP and/or that is inconsistent with a CDP previously issued by the
Commission, when the person intentionally and knowingly performs or undertakes such
development, in an amount not less than $1,000 and not more than $15,000 per day for each day in
which each violation persists. Section 30821.6 provides that a violation of a cease and desist order
can result in civil fines of up to §6,000 for each day in which each-violation persists. As my staff has
previously explained, courts have held that property owners are liable for violations on their
propetty even if they wete not directly and actively responsible for creating the situation. Once
again, with your cooperation, it is out hope that we may resolve these issues amicably.

Response Procedure

In accordance with Sections 13181(a) of the Commission’s regulations, you have the opportunity to
respond to the Commission staff’s allegations as set forth in this notice of intent to commence
Cease and Desist Order and Administrative Penalty proceedings by completing the enclosed
statement of defense (“SOD”) form.

The SOD form must be directed to the attention of Heather Johnston, at the address listed below,
not later than March 8, 2018:

California Coastal Commission
South Central Coast District

89 S. California Street, Suite 200
Ventura, CA 93001

However, should this matter be resolved via 2 Consent Order, an SOD form would not be
necessary. In any case and in the interim, staff would be happy to accept any information you wish
to share regarding this matter and may extend deadlines for submittal of the SOD form to
specifically allow additional time to discuss terms of a Consent Order and to resolve this matter
amicably. Commission staff currently intends to schedule the hearings of the cease and desist order
and administrative penalty proceeding for the Commission’s June 2018 hearing.

Resolution

It is my understanding that there has heretofore been a continued expressed desire to develop the
propetty as a residential lot or be compensated by the State so as to forego this option. As my staff
has previously iterated, this stance is not practicable given the various aforementioned constraints
imposed on the propetty by CDP No. A-381-78, as amended, and this property cannot be
developed with private development, which would lessen the clear intent of the conditionally
approved CDP. However, I again note that we would like to work with you to resolve these issues
amicably through the Consent Otder process. While requiting compliance with the Coastal Act, 2
Consent Cease and Desist Order and Consent Administrative Penalty would provide you with the
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oppottunity to have mote input into the process and timing of addressing the violations and
mitigating for interim losses of access caused by the unpermitted development. The consent
process could potentially allow you to negotiate a penalty amount with Commission staff in order to
fully resolve the violations stipulated in the Consent Orders without further formal legal action.

Another benefit of Consent Ordets is that in a Consent Order proceeding, Commission staff will be
ptesenting and recommending approval of an agreement between you and staff rather than
addressing the violations through a contested hearing. Alternatively, if we are not able to reach a
consensual resolution, we will need to proceed with a unilateral order at the next available hearing
and we will have to address the civil liabilities via an Administrative Penalty proceeding and possibly
through litigation.

Again, should we settle this matter, you do not need to expend the time and resources to fill out and
return the Statement of Defense form mentioned above.

If you have any questions regarding this letter or the enforcement case, please call Heather Johnston
at (805) 585-1800.
Sincerely,

John Ainsworth

Executive Director

cc Lisa Haage, Chief of Enforcement
Aaron McLendon, Deputy Chief of Enforcement
Alex Helperin, Senior Staff Counsel
Al Padilla, Regulatory Permit Supervisor
Andrew Willis, Southern California Enforcement Supervisor
Heather Johnston, Statewide Enforcement Analyst

Encl. Statement of Defense Form for Cease and Desist Order and Administrative Penalty
Proceeding
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR, Governor

CALIFORNIA COASTAL COMMISSION

45 FREMONT, SUITE 2000

SAN FRANCISCO; CA 94105-2219
VOICE:AND TDD (415) 904-5200
FAX (415) 904-5400

STATEMENT OF DEFENSE FORM

DEPENDING ON THE OUTCOME OF FURTHER DISCUSSIONS THAT OCCUR
WITH THE COMMISSION ENFORCEMENT STAFF AFTER YOU HAVE
‘COMPLETED AND RETURNED THIS FORM, (FURTHER) ADMINISTRATIVE OR
LEGAL ENFORCEMENT PROCEEDINGS MAY NEVERTHELESS BE INITIATED
AGAINST YOU. IF THAT ‘OCCURS, ANY ‘STATEMENTS THAT YOU MAKE ON
THIS FORM WILL BECOME PART OF THE ENFORCEMENT RECORD AND MAY
BE USED AGAINST YOU.

YOU MAY WISH TO CONSULT WITH OR RETAIN AN ATTORNEY BEFORE
YOU :COMPLETE THIS FORM OR OTHERWISE CONTACT THE COMMISSION
ENFORCEMENT STAFF. :

This form is accompanied by a notice of intent to initiate cease and desist order and
administrative civil penalties proceedings before the commission. This document indicates that
you are or may be responsible for or in some way involved in either a violation of the
commission's laws or a commission permit. The document summarizes what the (possible)
violation involves, who is or may be responsible for it, where and when it (may have) occurred,
and other pertinent information concerning the (possible) violation.

This form requires you to respond to the (alleged) facts contained in the document, to raise
any affirmative defenses that you believe apply, and to inform the staff of all facts that you believe
may exonerate you of any legal responsibility for the (possible) violation or may mitigate your
responsibility. This form also requires you to enclose with the completed statement of defense
form copies of all written documents, such as letters, photographs, maps, drawings, etc. and
written declarations under penalty of perjury that you want the commission to consider as part of
this enforcement hearing.

You should complete the form (please use additional pages if necessary) and return it no later than
March 8, 2018 to the Commission's enforcement staff at the following address: %

Heather Johnston

89 S. California Street
Ste 200

Ventura, CA 32001

If you have any questions, please contact Heather Johnston at (805) 585-1800.
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SOD Form

1. Facts or allegations contained in the notice of intent that you admit (with specific
reference to the paragraph number in such document):

2. Facts or allegations contained in the notice of intent that you deny (with specific
reference to paragraph number in such document):

3. Facts or allegations contained in the notice of intent of which you have no personal
knowledge (with specific reference to paragraph number in such document):
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V-5-16-0106 Wooster/Temescal Ridge
SOD Form

4. Other facts which may exonerate or mitigate your possible responsibility or otherwise
explain your relationship to the possible violation (be as specific as you can; if you have
or know of any document(s), photograph(s), map(s), letter(s), or other evidence that you

{ believe is/are relevant, please identify it/them by mame, date, type, and any other
identifying information and provide the original(s) or (a) copy(ies) if you can:
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V-5-16-0106 Wooster/Temescal Ridge
SOD Form

5. Any other information, statement, etc. that you want to offer or make:

’

6. Documents, exhibits, declarations under penalty of perjury or other materials that you
have attached to this form to support your answers or that you want to be made part of
the administrative record for this enforcement proceeding (Please list in chronological
order by date, author, and title, and enclose a copy with this completed form):
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT, SUITE 2000

SAN FRANCISCO, CA 94105-2219
FAX (415) 904-5400

TDD (415) 597-5885

VIA ELECTRONIC MAIL
April 20, 2020

Henri Levy
1205-1207 Wooster Street LLC

Henrilevy@aol.com

Subject:

Dear Mr. Levy;

| hope that this letter finds you and your family, friends, and colleagues safe and
healthy. In our last letter to you dated February 20, 2020 we notified you that we were
planning to bring to our Commission recommendations for issuance of a cease and
desist order and an administrative penalty against you to address the ongoing violations
on property located at 16701 Via La Costa Drive, City of Los Angeles. As you may have
surmised, the Commission’s April meeting has been cancelled in light of the ongoing
pandemic. We are looking to bring this to hearing at the next available public
Commission meeting, however, given the ever changing nature of this health crisis it is
not possible to predict when that may be. We will of course provide you with notice and
an opportunity to respond when a date does get set for hearing. In the meanwhile, it
could be beneficial to all involved to use the time in the interim to work together to
resolve this matter. As Commission staff is currently working remotely through the
pendency of the pandemic, please email me to let me know when you are available to
speak and | will set up a conference call. Thank you in advance for your response; |
look forward to working with you to resolve these Coastal Act violations.

Sincerely;

Heather Johnston
Statewide Enforcement Analyst

cc. Aaron MclLendon, Deputy Chief of Enforcement
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STATE OF CALIFORNIA DEPARTMENT OF GENERAL SERVICES
GCOVERNMENT CLAIM OFFICE OF RISKAND INSURANCE MANAGEMENT
LGS ORIM 006 (Rev. 08/19)

“AUTOMOBILE CLAIM INFORMATION -

DOES THE CLAMINVOLVE A STATE VEHICLE? VEHICLE LICENSE NUMBER(I known] STATE DRIVER NAME (f known)
[] Yes ] No
HAS A CLAIM BEEN FILED WITH YOUR INSURANCE GARRIER? INSURANCE CARRIER NAME INSURANCE CLAIM NUMBER
‘ [] Yes No
H%AVE YOU RECEIVEDAN INSURANCE PAYMENT FOR THIS DAMAGE OR INJURY? ANOUNT RECEIVED (if any) AMOUNT OF DEDUCTIBLE(if any)
: : Yes ‘@ No

NOTICE AND SIGNATURE -

[ declare under penalty of perjury under the laws of the State of California that all the information | have provided is true and correct to
the best of my information and belief. | further understand that if | have provided information that is false, intentionally incomplete, or
niisleading Imaybe charged with a felony punishable by up to four yearsin state prisen and/or a fine of up to $10,000(PenalCode
section 72).

SIGNATURE . PRINTED NAME DATE

Henri Levy | 11/09/2020

NSTRUCTIONS .~ [& . .

o Include a check or money order for $25, payable o the State-of California.
o $25filing fee is not required for amendments to existing claims.
= Confirm all sectionsrelating to this claim are complete and the form is signed.
* Attach copies of any documentation that supports your ctaim. Do not submit originals.

Mail the clalin form and all attachments to: Claim forms can also be delivered to:

Office of Riskand Insurance Management Office of Risk and Insurance Management
Government Claims Program Government Giaims Program

P.0.Box 989052, MS414 707 3rd Street, 1st Floor

West Sacramento,CA 95798-9052 West Sacraménto,CA 95608

1-800-955-0045

; ‘F::Dfep\”a‘rtirn'eﬁt'b’f.Gbhqra‘!‘;Ser\:vigesj,,Pr‘iw;/aéy‘Néﬁcl‘e":on,ln'fq;{nétjoifn‘lelec'ti:gna

This notice is provided pursuant to the Information Practices Act of 1877, California CivilCode Sections1798.17&1798.24and the Federal
Privacy Act (Public Law93-579). ’

The Department of General Services(DGS),0ffice of Risk and Insurance: Management (ORIM),is requesting the information specified on this
form pursuant to Government Code -Section 905.2(c).

The principal purpose for requesting this data is to process claims-against the state The information provided will/may be disclosed o' a person,or
to another agency where the transfer is necessary for the fransferee-agency to performits constitutional or statutory duties,and the use is
compatible with apurpose for which the information was collected and the Use or transferis accountedforin accordance with-California Civil Code
Section 1798.25.

Individuals should not provide personal infarmation that is not requested.

The submission of all information requested is mandatory unless otherwise noted. Ifyou fail to provide the information requestedtoDGS, orif the
in:formation provided is deemed incomplete or unreadable, this may resultina delay in processing.

D%apartment Privacy Policy
The information collected by DGS Is subject to the limitations in the Information Practices Act of1977and state policy (see Slate Administrative
Manual 5310-6310.7). For more information on howwe care foryour personal information, please readthe DGS PrivacyPolicy.

Access to Your Information
ORIM is responsible for maintaining collected records and retaining them for 5 years. You have aright to access records containing personal
information maintained by the state entity. To request access,contact;

DGSORIM

Public Records Officer

707 379s¢, West Sacramento,CA 95605
1916) 376-5300

Page2of2
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FACTS OF THE CLAIM

According to the public record, Headland Properties Associates LLC (“HPA-LLC”)
purported to obtain title to the property located at 16701 Via La Costa, Pacific Palisades, CA
90272 (the “Property”) via grant deed in 2010, from a developer of the Property called “Headland
Properties Associates a California limited partnership” (“HPA-LP”) (“the HPA to HPA grant
deed”). (Exhibit 1)

On October 22, 2013, Claimant Henri Levy (“Levy”) purchased the property at a Los
Angeles County (“the County”) tax-defaulted real property auction (“the Auction™) for
$350,000.00. The “Tax Deed To Purchaser of Tax-Defaulted Property” was recorded with the
Los Angeles County Recorder’s Office on Decemnber 17, 2013 as instrument number
20131775032 (“the Tax Deed”). (Exhibit 2). About one month later, on or about January 14,
2014, Levy transferred to the property to his limited liability company known as “1205-1207
Wooster Street, LLC.” (Exhibit 3)

According to the California Coastal Commission (“CCC”) some time after the Auction,
HPA LLC, filed an Excess Proceeds claim with the Los Angeles County Treasurer and Tax
Collector and received $333,114.56 from the Auction which was the purported value of the
property, less back taxes

In or about July 2016, Levy/Wooster agreed to sell the Property to a third party buyer for
$1,300,000.00. In the midst of this sale, Levy/Wooster were contacted by the CCC. On August
3,2016, the CCC issued a “Notice of Violation of the California Coastal Act” to Wooster.
(Exhibit 4) In this notice, the CCC, by and through “Jordan Sanchez Enforcement Officer” told
Wooster that the Property was subject to the jurisdiction of CCC. Mr. Sanchez also stated in that
letter that Coastal Development Permit “A-381-78" (“the Permit”) was violated as a result of

Levy/Wooster’s “unpermitted development” which consisted of the installation of a gate placed
on the property, and the locking of restrooms on the Property.

By letter dated September 23, 2016, Mr. Sanchez added a new violation and now stated
that pursuant to the Permit, the Property was “required to be transferred to a public or non-
profit agency” and that “until the Property is transferred to a public or non-profit agency”
Wooster would be liable for daily fines of up to $11,250 per day. The CCC letter concluded by
stating “failure to transfer the property to a public or non-profit agency acceptable to
the...Coastal Commission constitutes a violation of the Coastal Act” and that
“penalties...will continue to accrue until the issue at hand is resolved.” (Exhibit 5)

By letter dated March 15; 2017, Mr. Sanchez stated that “It is our understanding that the
City of Los Angeles operated and maintained the public restroom and parking lot as the Permit
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required for 17 years.” In this letter, Mr. Sanchez stated that as a result of Wooster’s actions, the
Property “remains privatized, constituting a continuing violation of the Coastal Act as long as
Wooster refused to transfer the Property to a public or non-profit agency approved by CCC.
(Exhibit 6)

In a [etter dated February 15, 2018, the CCC by and through “John Ainsworth, Chief of
Enforcement” again demanded the Property be transferred to a public or non-public agency and
that failure to so transfer constituted a Coastal Act violation., (Exhibit 7)

In a letter dated December 12, 2018 to Levy, the CCC by and through “Heather Johnston,
Chief of Enforcement” stated “No mistake has been made by the Commission; the ongoing
obligations to comply with the coastal development permit are clear...” (Exhibit 8) In a letter
dated March 4, 2019 Ms. Johnston wrote “I can assure you no mistake by Commission staff has
been found...” (Exhibit 9) That letter also stated: “after the sale of the Trailhead Property at tax
auction, HPA (the entity that had record title to the property prior to the foreclosure, and which
had defaulted on the property taxes) filed an Excess Proceeds claim with the Los Angeles County
Treasurer and Tax Collector and received $333,114.56 from the sale — the value of the property
at this sale, less back taxes. This is both law and standard practice after a tax sale and was not, in
fact, done in error...” The letter ended by once again demanding that Wooster transfer the
Property “to the City of Los Angeles...” By letter dated December 5, 2019, Ms. Johnston wrote
to Mr. Levy and stated: “the restrictions...imposed by ...[the Permit]...do in fact persist and apply
to you as current owner of {the Proerty]. (Exhibit 10)

In September 2020, Claimant discovered for the first time, the existence of an actual
grant deed that it had never before seen nor knew about; this newly discovered grant deed

was never recorded and was concealed by the City and the CCC from public view: the

grant deed purports to show HPA-LP transferring title to the Property to “the City of Los
Angeles Department of Recreation and Parks” (“the City grant deed”). (See Exhibit 11)
Thus, according to the City grant deed, the transfer of the Property to the City of Los
Angeles (“the City”) occurred on February 16, 1994 — 22 years prior to CCC’s incessant
demands that Levy/Wooster transfer that exact same property, also to the City.

Furthermore, during this intervening 22 year period, the City never transferred the
Property to anyone nor did they, nor the County, State, CCC, ever record any document that
would notify potential purchases of the existence of the City grant deed. Despite the existence of
the City grant deed, the CCC continued to act as if it never existed as evidenced by their letters
set forth above: 9/23/16 CCC demands the Property “be transferred to a public or non-profit

agency”; 3/15/17 CCC states violations exist “as long as Wooster refused to transfer the Property
to a public or non-profit agency; 2/15/18 CCC demands the Property be transferred to a public or
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non-public agency; 12/12/18 CCC states “No mistake has been made by the Commission”;
3/4/19 CCC states “I can assure you no mistake by Commission staff has been found...””; 12/5/19
CCC states “the restrictions...imposed by ...[the Permit]...do in fact persist and apply to you as
current owner of [the Property].” So not only did the CCC not disclose the existence of the city
grant deed, it repeated wholly misleading statements over a period of years, that would lead any
reasonable observer to believe no such deed existed.

Despite the opportunity over a period of more than 20 years to truthfully disclose to the
public (by récording the appropriate document) and Levy/Wooster of the actual facts concerning
the Property and the existence of the city grant deed, the CCC saw no need to even acknowledge
its existence or to disclose it to the public, and instead continued with its bizarre charade in
demanding Levy/Wooster do what HPA-LP had already done: execute a grant deed to the City.

Despite the existence of the City grant deed, neither the City of Los Angeles, County of
Los Angeles nor State of California, by and through the CCC ever took any action to object or
question the validity of the HPA-HPA grant deed that executed some sixteen years after the
known existence of the City grant deed. Instead, all of these governmental entities chose to stay
silent and to affirmatively conceal, the City grant deed’s existence.

If what the CCC contends in its assorted notices of violations sent to Wooster is true, the
Property is tax exempt and the Auction never should have taken place and Levy never should
have been permitted to buy the Property. Furthermore, the City, County, State and CCC were all
on notice that an unsuspecting person like Levy could buy the property at the Auction having
absolutely no knowledge of the City grant deed — because the exact same thing had previously
happened to another unsuspecting buyer: Several years prior to the Auction, the County had
held a tax default auction on the same property. It was subsequently brought to the County’s
attention that the auction was improper (because the property was tax exempt and no taxes were
owed) and the auction sale was rescinded and the successful bidder was refunded the purchase
price (“the rescinded auction”).

Notwithstanding the rescinded auction, neither the City, County, State or CCC ever took
any remedial or corrective action (e.g. like recording the City grant deed or another notice) to
insure yet another unsuspecting bidder (like Levy) did not also bid on the Property and end up
buying the property that never should have been placed up for auction in the first place. Had
Levy known of the facts as asserted by the CCC in its assorted notices of violations or had it
known of the City grant deed, he never would have bid at the Auction and taken title to the
Property. Levy and Wooster file this claim at this time because the existence of the City grant
deed was only just discovered in September 2020 when the CCC sent it to Levy’s counsel.
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DAMAGES AS RESULT OF THE CITY, COUNTY, STATE, CCC

NEGLIGENCE AND FRAUD

Because of the failure by the City, County, State and CCC to properly record any
documents that would put prospective purchasers on notice of the assorted restrictions on the
Property that allegedly prohibit sale or development of the Property and the failure to record the
City grant deed, and because of the Auction itself, Claimants should be deemed to hold title free
and clear of any such restrictions alleged by the CCC in their assorted notices of violations.

Furthermore, and wholly apart from the title issues and failure of the parties to record
proper notices concerning the Property’s restrictions and the existence of City grant deed, if it is
determined the restrictions claimed by the CCC are valid and enforceable, then Claimant Levy
will have bid and paid for the Property and his company (Wooster) will be stuck with a property
that never should have been placed up for auction, and for which the CCC is demanding the
property be transferred for fiee, to the City. The CCC interfered with the Property’s sale and has
refused to allow Wooster to sell or develop the property or to do anything with the property
except execute a grant deed of the Property to the City for exactly zero consideration. As a result
of this entire fiasco and the combined negligent and fraudulent acts of the City, County, State and
CCC, Claimants have been damaged in the amount of $2 million dollars, which includes loss of
the purchase price, loss of profits on the planned sale of the Property, loss of rental or other
income that could have been generated by the property, plus interest.
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RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

HEADLAND PROPERTIES ASSQCIATES, LLC
11726 San Vicente Boulevard, Suite 235
Los Angeles, California 90049

GRANT DEED

i : TRANSFER TAX
The undersigned grantor declares: TA PUBLIC'REUW’

Documentary transfer tax shown by unrecorded separate affidavit pursuant to R&T Code §11932
{ ) computed on full value of property conveyed, or

( ) computed on full value, less value of liens and encumbrances remaining at time of sale

¥ G?ﬁy &-12 4547,545

FOR VALUE RECEIVED, HEADLAND PROPERTIES ASSOCIATES, A CALIFORNIA
LIMITED PARTNERSHIP ("Grantor"), grants to HEADLAND PROPERTIES ASSOCIATES,
LLC, a California limited liability company ("Grantee"), all that certain real property (the
"Property") situated in the County of Los Angeles, State of California, described on Exhibit A ~
attached hereto and by this reference incorporated herein.

THE PROPERTY IS CONVEYED TO GRANTEE SUBJECT TO:

(a) All liens, encumbrances. easements, covenants, conditions and restrictions of record,
including any matters shown on any subdivision or parcel map affecting the Property;

(b) All exceptions appearing in a certain policy of title insurance for the Property issued to
the Grantee as of the date hereof;

(¢) All matters which would be revealed or disclosed in an accurate survey of the Property;

(d) All matters which would be revealed or disclosed by a physical inspection of the
Property;

(e) luterests of tenants in possession;

(f) Liens for taxes for real property and personal property. and any general or special
assessments against the Property; and

(g) Zoning ordinances and regulations and any other laws. ordinances, or governmental
regulations restricting or regulating the use, occupancy or enjoyment of the Property.
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_IN WITNESS WHEREQF, Grantor has executed this Grant Deed effective as of the date it
is recorded in the Official Records of Los Angeles County.

HEADLAND PROPERTIES ASSOCIATES,
A CALIFORNIA LIMITED PARTNERSHIP
By: Headland-Pacific Palisades, LLC,

a California limited liability company

Sole General Partner

By: Metropolitan Life Insurance Company,

a New York corporation
Managing Member

By: OWQ>\/\/VL S~
Title: V’E‘W

State of California

County of Los Angeles

OV AR vdlr C
fg 2010, pefore me, WM K Wc’ Ao pers'fnally

On Februar
appeared JYOW D W\Q/ WHo proved to me on thc basis of satlsfactory
evidence to be the person whose name is subscribed to the within instrument, and acknowledged '
to me that he/she executed the same in his/her authorized capacity, and that by his/her signature
on the instrument the person, or the entity upon behalf of which the person acted, executed the
instrument,

[ certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

/ﬂ(:’”” 02/ W - alon # 1862480
' . gy Commission # 1
lenature (Seah B2 Notary Public - California

Los Anoom County

Order: 00088655 Page 4 of 11 Requested By: Srivasu. J , Printed: 4/10/2018 10:37 AM
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CALIFORNIA ALL PURPOSE ACKNOWLEDGMENT

State of California

County of L®6 N\oﬁm
On:FM’] ﬁ,@l@ hefore me, W\’\ ‘f( MCI Qﬁm’{ P( )

Here (ngert Nama and Title of the Officel
personally appeared -<§ OJEVV\-/ D WN"

Neme(s) of Signaris)

St M

who proved to me on the basis of satisfactory evidence to
be the person(s) whose name(s) Is/are subscribed to the
within instrument and acknowledged to me that
ne/she/they executed the same in his/hersthelr authorlzed
capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity Upon behalf of
which the person(s) acted, executed the instrument.

“DIANA K, DANTIC | certify under PENALTY OF PERJURY under the laws
Commission # 1852480 of the State of California that the foregoing paragraph is

Hotary Public - California 3
Los Angeles County > true and correct.

My Comm, Expires Jun 21, 2013

<

WITNESS my hand and ofSZal seal -

Signaturs j
Place Notary Seat Abave Sigrature of Notary Puklio

OPTIONAL

Though the information belaw Is not required by law, it may prove valuabls to persons relying on the document
and could prevant fraudulent removal and reattachment of this form ta another document

Description of Attached Dacument

Title or Type of Document

Document Date* Number of Pag

Signer(s) Other Than Named Above

Capacity(ies) Claimed by Signer(s)

ignar's Name*
O Individual

O Carporate Offlcer — Title(s)
3 Partner — [J Limited LI General
O Attorney in Fact

Signar's Nama:
O Individual
1 Corporate Officer — Title(s):
0 Partner — I Limited T3 General
O Atltorney in Fact

AIGHT THUMBPRINT
- . -OF SIGNER ..

RIGHT THUMBERINT
OF SIGNER .

O Trustee Top of thumb here U Trustee Top of thumb here
O Guardian or Conservator [0 Guardian or Conservator

1 Other: / 1 Other

Signer Is Re&ﬁing:— Signer Is Representing'

@2007 Nat\onal Notary Assoctanun- 3350 De Soto Ave , PO Box 2402 « Chatswarth, CA 91313 2402awwwNa(|0nalNatnryorg Rem #5307 HRoarder Call Toll-Fraa 1-840-678-6827
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NOTICE OF ACCEPTANCE

The real property conveyed by the attached Grant Deed is hereby accepted by Grantee.

HEADLAND PROPERTIES ASSOCIATES, LLC,
a California limited liability company

B

Y / N /
e a0 AT TS
Its Yt V7 VA3 WP

State of California 0‘%

County of USA“% @ ,
)
On February /0%, 2010, before me, ZZ@ZE 43(44@44(@#%&%?540;1&1}: :
appeared _Z ELQ@ Tk i2i{lef __, proved to me on the basis of satisfactory 1 -

evidence to be the person whose name is subscribed to the within instrument, and acknowledged '/
to me that he/she executed the same in his/her authorized capacity, and that by his/her signature  //
on the instrument the person, or the entity upon behalf of which the person acted, executed the
instrument. ;

I certify under PENALTY OF PERJURY under the laws of the State of California that the

foregoing paragraph is true and correct.
ELMA FADHILI BARROW E
Commissjon # 1862679

Notary Public - California g
Los Angeles County 2

THE]
> My Comm. ExpiresAug 24,2013‘

Order: 00088655 - Page 6 of 11 Requested By: Srivasu. J , Printed: 4/10/2018 10:37 AM
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CALIFORNIA ALL-PURPOSE
CERTIFICATE OF ACKNOWLEDGMENT

State of California

Las ﬁouepfl@j

County of

On 621/1/,,20/0 before me. /,CZ/%Z/ &544/4 @lfvw @Mﬁm ﬁdéé,c) .

personally appeared

(Here insert name and utle of the offiver)

Elaverd, tliller .

who proved to me on the basis of satisfactory evidence to be the person(#) whose name(s) is/are subscribed to
the within instrument and acknowledged to me that he/she/they executed the same m his/ker/their authorized
capacity(des), and that by his/her/their signature(e} on the instrument the person(ey; or the entity upon behalf of

which the person{s¥acted, executed the instrument.

[ certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paraoraph

is true and correct,

official seal.

WITNESS m_y

ELMA FADHILI RARROW
Commission # 1862679
Notary Public « Calitornia
Los Angeles County 2

Signature ot Notary Py

My Comm, Explres Aug 24, 2013

ADDITIONAL OPTIONAL INFORMATION

DESCRIPTION OF THE ATTACHED DOCUMENT

Dluitclabn deec

(Title or descraption of attached document)

——

{Title or description of atached dacument continued)

Number of Pages Document Date

- — [AJ\YI-\—IOF Wt rmation)

CAPACITY CLAIMED BY THE SIGNER
3 Indwidual (s)
O Corporate Officer

{Tule)
Partner(s)
Atlorney-m-Fact
Trustee(s)

Other

onooa

INSTRUCTIONS FOR COMPLETING THIS FORM

Anv acknawledgnient completed 1 Coliforana must contain verbiage exactlv as
appears ubove i the notary sechion or a separate acknowledgment jorm must be
properly vompleted und astached 1o that dacument The onlv excepiinn 13 of o
docuntent is fo be yecorded muride of Culiforma In suclt instarces anv olternatne
ucknnuledgment verbloge as ma be printed an suh a document vo long as the
verbuage does not requare the notary 1o Jdo smmetfung that 5 illegal for a notarv
Calforma (e certfiing the anthouzed capacuv of the signer) Pleas. check the
docnment carefully far proper nerarsal wor ding and atiuch tus form o 1equired

« State and County mformation must be the State and Counly where (he document
signer(s) personally uppeared before the notarv public for acknowledgment
» Nate of notartzation must be the date . the sigrer(s) pe rsondlly gppeared which
must also be the same dwt? the w hniud,ement s complated
* The notary. pubhe must print s o 9ef eare 19 10 3cdrs within his o her
commssion followed by & ¢ ¥« und then vout title tnotary public
o Punt the namefs of document signee(s) who personally appear at the ume ot
notarization
Indicate the carrect singular or plutal forms hy crossing ofl incorrect forms (1 ¢
kefshe/they— (s fare } or cireling the correct larms Fatlure t carrectly indicate this
m{armation may lead to rejection ot document recording
¢ The notary seal impression must be clear and photographically reproducible
Impresston must nat cover tesd of lines I seal impression winudges re-seal 1f a
sufficient area permnis uthersvise complete 3 different achnowledgment torm
Signature of the notary public must match the signature on file with the ofTice ot
the county elerk
@ Additional information 15 not required but could help o ensure this
achnowledament 1s not misused or attached to a ditierent document
#  Indicate title or tvpe of attached document number of pages and date
o Indicdte the capacity claimed by the stgner If the elaimed capacity 1s a
vorpordte nflicer indicate the title (1e CEQ CFO Secretarvi
» Securely attach this document to the signed document

Sea rmwaR AT Ve e SRS o e TR T - 02 T R SRR

2008 Verston CAPA vI2 1007 800-873-9865 www NataryClasses com

Order: 00088655
Doc: 2010-262929 DED 02-26-2010
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R ” EXHEW‘&/R

PARCEL 1:

LOTS “C™ AND “D™ OF TRACT NO. 31071, IN THE CITY OF LOS ANGELES, COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOQK 817
PAGES 58 THROUGH 75 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE I'OR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079

BOOK D-1079 PAGE 532, OFFICIAL RECORDS.

PARCEL 2:

LOT 129 OF TRACT NO. 31075, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK %38, PAGES 7
TO 15 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOQK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN

PARCEL 3:

LOT 52 OF TRACT NO. 32186, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1122 PAGES 5%
TO 65 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER QF SAID
COUNTY.

1 «
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EXCEPT THEREFROM THAT PORTION DESCRIBED AS FOLLOWS:

BEGINNING AT THE WESTERLY TERMINUS OF THE NORTHERLY LINE OF LOT 3 OF
AMENDED MAP OF TRACT NGQ. 32184, AS PER MAP RECORDED IN BOOK 1182 PAGES
20 TO 27 INCLUSIVE OF MAPS, IN SAID COUNTY RECORDER'S OFFICE AS BEARING
NORTH 89° 13" 53" EAST 124.72 FEET ON SAID MAP; THENCE CONTINUING ALONG
THE WESTERLY PROLONGATION OF SAID NORTHERLY LINE

1, SOUTH 89° 13’ 53" WEST 6.50; THENCE
2. SOUTH 5° 49' 05" EAST 55.84 FEET; THENCE

3. SOUTH 19° 01' 42" EAST 45.82 FEET TO THE SOUTHWESTERLY CORNER OF
SAID LOT 3; THENCE ALONG THE WESTERLY BOUNDARY OF SAID LOT 3

4. NORTH 12" 42' 08" WEST 67 34 FEET: THENCE

5. NORTH I° 03’ 00" EAST 33.28 FEET TO THE POINT OF BEGINNING.

ALSO EXCEPT THEREFROM THAT PORTION DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWESTERLY TERMINUS OF THE NORTHEASTERLY LINE
OF LOT 4 OF SAID AMENDED MAP OF TRACT NO. 32184, SHOWN AS BEARING

NORTH 72° 05" 22" WEST 117.12 FEET ON SAID MAP; THENCE ALONG THE
NORTHWESTERLY PROLONGATION OF SAID NORTHEASTERLY LINE

I, NORTH 72° 05’ 22" WEST 7.00 FEET; THENCE

2. SOUTH 16° 55' 14" WEST 49 97 FEET TO THE SOUTHWESTERLY TERMINUS OF
THAT COURSE SHOWN AS BEARING SOUTH 24° 54’ 44" WEST ALONG THE
WESTERLY BOUNDARY LINE OF SAID LOT 4; THENCE ALONG SAID COURSE

3. NORTH 24° 54' 44" EAST 50.34 FEET TO THE POINT OF BEGINNING.
ALSO EXCEPT THEREFROM THAT PORTION DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWESTERLY TERMINUS OF THE NORTHEASTERLY LINE
OF LOT 5 OF SAID AMENDED MAP OF TRACT NO. 32184, SHOWN AS BEARING
NORTH 49° 42' 09" WEST 101.18 FEET ON SAID MAP: THENCE ALONG THE
NORTHWESTERLY PROLONGATION OF SAID LINE

Order; 00088655 Page 9 of 11 Requested By: Srivasu. J , Printed: 4/10/2018 10:37 AM
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l. NORTH 49° 42".09" WEST 4 00 FEET, THENCE

2. SQUTH 3R8° 58 23" WEST 82 92 FEET TO THE SOUTHWESTERLY TERMINUS OF
THAT COURSE SHOWN AS BEARING NORTH 41° 44’ 14" EAST ALONG THE
NORTHWESTERLY BOUNDARY LINE OF SAID LOT 5; THENCE ALONG SAID
COURSE

3. NORTH 41° 44’ 14" EAST 82 92 FEET TO THE POINT OF BEGINNING.

ALSO EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM
AND OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF
ENTRY ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE
SAID SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND
REMOVE THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR
MORE BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO
DRILL UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR
MORE BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT,
AND REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GECRGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BOOK D-1079 PAGE §32, OFFICIAL RECORDS.

PARCEL 4:

LOT 65 OF TRACT NO. 44651, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1131 PAGES 7
TO 14 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECGORDER OF SAID
COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BQOK D-1079 PAGE 532, OFFICIAL RECORDS.

|1
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PARCEL 5.

LOTS 41, 42, 43 AND 77 OF AMENDED TRACT NO. 32184, IN THE CITY OF LOS
ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP
RECORDED IN BOOK (182 PAGES 20 TQ 27 INCLUSIVE OF MAPS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 130, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BOOK D-107Y PAGE 522, OFFICIAL RECORDS.

PARCEL 6:

LOT “L”, SHOWN AS CALLE NANCY (NOW KNOWN AS V1A PACIFICA), AND LOT
“H”, SHOWN AS CALLE ALICANTE (NOW KNOWN AS VIA LA COSTA), AS SHOWN
ON THE MAP OF AMENDED TRACT NO. 32184, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN
BOQOK 1182 PAGES 20 TQ 27 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.

EXCEPT FROM LOT “H”, THAT PORTION LYING NORTHERLY OF THE WESTERLY
PROLONGATION OF LOT 41 OF SAID AMENDED TRACT NO, 32184.

ALSO EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM
AND OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF
ENTRY ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE
SAID SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND
REMOVE THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR
MORE BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO
DRILL UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR
MORE BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT,
AND REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 3¢, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BOOK D-1079 PAGE 532, OFFICIAL RECORDS.

END OF LEGAL DESCRIPTION

i
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RECORDING REQUESTED BY -

i

810 CORD CIRCLE
BEVERLY HILLS, CA 90210

Document Transfer Tax - computed on full value of property conveyed $ 385.00 ]
City Transfer Tax $ 1,575.00 ”gj‘ﬁg'n’”’m ;&‘m( o
Survey Fee $0.00

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY

On which the legally levied taxes were a lien for FISCAL YEAR 1998 - 2000
and for nonpayment were duly declared to be in default. DEFAULT NUMBER 4431-039-028 !

This deed, between the Treasurer and Tax Collector of Los Angeles County ("SELLER") and
HENRI LEVY - A MARRIED MAN AS HIS SOLE & SEPARATE PROPERTY

{"PURCHASER"), coveys ta the PURCHASER the real property described herein which the SELLER sold to the
PURCHASER BY AGREEMENT on October 22, 2013 pursuant to a statutory power of sale in accordance with the
provisions of Division 1, Part 6, Chapter 7, Revenue and Taxation Code, for the sum of $ 350,000.00

No taxing agency objected to the sale.

In accordance with the iaw, the SELLER hereby grants to the PURCHASER that real property situated in said county,
State of California, last assessed to, HEADLAND PROPERTIES ASSOCIATES LLC

described as follows: ASSESSOR'S PARCEL NUMBER 4431-039-029

TR=32184A LOT 77

MARK J. SALADINO
STATE OF CALIFORNIA } .s TREASURER AND TAX COLLECTOR

County of Los Angeles of the County”of Los Angeles, M—'
By =

EXECUTED ON December 5, 2013 v Deputy Tax Collector

OnDecember 5, 2013 |, before me personally appeared KATHLEEN GLOSTER who proved to me on

the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that
by his/her/their signature(s) on the instrument the perscn(s), or the entity on behalf of which the person(s)
acted, executed the instrument. | certify under penalty of perjury under the laws of the State of California that
the foregoing paragraph is true and correct.

WITNESS my hand and official seal.
Location:  City of LOS ANGELES

Dean C. Logan
REGISTRAR-RECORDER/COUNTY CLERK

of the County of Los Angeles,
Sale No. 2013A ltem No. (06834 State of California

By pﬁ’%ho— Wm\

Deoputy County Clerk
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RECORDING REQUESTED BY:
1205-1207 Wooster Street, LLC

AND WHEN RECORDED MAIL TO
& MAIL TAX STATEMENT TO:

1205-1207 Wooster Street, LL.C
4936 Triggs Street
Commerce, CA 90022

l
|
I
|
|
1
l
!
l
\
I
l

APN: 4431-039-029

SPACE ABOVE THIS LINE FOR RECORDER'S USE

GRANT DEED
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Recording Requested by:

1205-1207 Wooster Street, LLC

When Recorded Mail To:

1205-1207 Wooster Street, L1LC

4936 Triggs Street

Commerce, CA 90022

Space above this line for Recorder’s use

APN: 4431-039-029
GRANT DEED

THE UNDERSIGNED GRANTOR DECLARES:

DOCUMENTARY TRANSFER TAX IS §-0-*****

(X) COMPUTED ON FULL VALUE OF PROPERTY CONVEYED, OR

( ) COMPUTED ON FULL VALUE, LESS VALUE OF LIENS AND ENCUMBRANCES
REMAINING AT THE TIME OF THE SALE

( ) UNINCORPORATED AREA: (X) CITY OF LOS ANGELES, AND

FOR VALUABLE CONSIDERTAION, RECEIPT OF WHICH IS HEREBY ACKNOWLEDGED,
HENRI LEVY, A MARRIED MAN, AS HIS SOLE AND SEPARATE PROPERTY

HEREBY GRANTS TO

1205-1207 WOOSTER STREET, LLC, a CALIFORNIA LIMITED LIABILITY COMPANY

THE FOLLOWING DESCRIBED REAL PROPERTY IN THE CITY OF BEVERLY HILLS, COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA:

SEE LEGAL DESCRIPTION ATTACHED HERETO AND MADE A PART HEREOF AS EXHIBIT A
*x¥%x THE GRANTOR AND GRANTEE IN THIS CONVEYANCE ARE COMPRISED OF THE SAME
PARTIES WHO CONTINUE TO HOLD THE SAME PROPORTIONATE INTEREST IN THE
PROPERTY, R&T CODE § 11923(D)

DATED: January {4, 2014

GRANTOR'’S SIGNATURE:

7

HENRILEVY

X ¢ee gfached cahform A #li-puypose !VC}:’nowfcdj ment
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EXHIBIT A
LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL 1:

LOT 77, OF TRACT NO. 32184, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1182 PAGE(S) 20 TO 27
INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
EXCEPT THEREFROM, TOGETHER WITH THE RIGHT TO GRANT AND TRANSFER ALL OR A
PORTION OF THE SAME.

I. ALL OIL RIGHTS, MINERAL RIGHTS, NATURAL GAS RIGHTS AND RIGHTS TO ALL OTHER
HYDROCARBONS BY WHATSOEVER NAME KNOWN, TO ALL GEOTHERMAL HEAT AND TO
ALL PRODUCTS DERIVED FROM ANY OF THE FOREGOING (COLLECTIVELY,
"SUBSURFACE RESOURCES"); AND

II. THE PERPETUAL RIGHT TO DRILL, MINE, EXPLORE AND OPERATE FOR AND TO
PRODUCE, STORE AND REMOVE ANY OF THE SUBSURFACE RESOURCES ON OR FROM
SAID LOT, INCLUDING THE RIGHT TO WHIPSTOCK OR DIRECTIONALLY DRILL AND MINE
FROM LANDS OTHER THAN SAID LOT, WELLS, TUNNELS AND SHAFTS INTO, THROUGH
OR ACROSS THE SUBSURFACE OF SAID LOT, AND TO BOTTOM SUCH WHIPSTOCKED OR
DIRECTIONALLY DRILLED WELLS, TUNNELS AND SHAFTS WITHIN OR BEYOND

THE EXTERIOR LIMITS OF SAID LOT, AND TO REDRILL, RETUNNEL, EQUIP, MAINTAIN,
REPAIR, DEEPEN AND OPERATE ANY SUCH WELLS OR MINES, BUT WITHOUT THE RIGHT
TO DRILL, MINE EXPLORE, OPERATE, PRODUCE, STORE OR REMOVE ANY OF THE
SUBSURFACE RESOURCES THROUGH OR IN THE SURFACE OF THE UPPER FIVE HUNDRED
FIFTY FEET (550") OF THE SUBSURFACE OF SAID LOT, AS RESERVED IN DEEDS.

PARCEL 2:
NONEXCLUSIVE EAéEMENTS FOR ACCESS, INGRESS, EGRESS, DRAINAGE,
MAINTENANCE, REPAIRS AND FOR OTHER PURPOSES, ALL AS DESCRIBED IN THE

DECLARATION, THE MASTER DECLARATION AND THE DRIVE DECLARATION, ANY
AMENDMENTS THERETO.
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE § 1188

State of California
County of 106 KY\CJC'(’,C»
anflnn(lyoai‘&e 2012 before me, g\ﬂ()’ Sond ~Y) rign, NUTHL\/ PubiC,

. Hore Insert¥ame and Title of the Officer
personally appeared rHeny| LEV\’/

NN I RV SOITROAEN

Name(s} of Signer(s}

who proved to me on the basis of satisfactory
evidence to be the person(s) whose namefs) isfare-
subscribed 1o the within instrument angd acknowledged
to me that he/shedAtey executed the same in
his/hetAheir authorized capacity(ies}, and that by
0 1971377 his/herftherr signature(sy on the instrument the
m_m person(gy, or the entity upon behalf of which the
Sestary persongay acted, executed the instrument.

T S O o N AN T A A N L PR AP SN A S TN\

| certify under PENALTY OF PERJURY under the
laws of the State of California that the foregoing
paragraph is true and correct.

WITNESS my hand and official seal.
Y

Signature:
Place Notary Seal Above Signatfe of Notary Public

OPTIONAL =

Though the information below is not required by law, it may prove valuable to persons relying on the document
and could prevent fraudulent removal and reattachment of this form to another document.

Description of Attached Document _ . - S 2
Title or Type of Document: Y@t DiCd APN - 44’51 ~-039 -0 L?

Document Date: Number of Pages:

Signer(s) Other Than Named Above:
Capacity(ies) Claimed by Signer(s)

Signer's Name: Signer's Name:

(.} Corporate Officer — Title(s): . Corporate Officer — Title(s):

©* Individua RIGHT THUMBPRINT [ Iote IV 1o TF: RIGHT THUMBPRINT

. . .. ,OF SIGNER . L. . *, QF SIGNER,

i i Partner — [ i Limited [ General | Top of thumb here i— Partner — D Limited T General | Top of thumb here

(i Attorney in Fact [C Attorney in Fact

I} Trustee (2 Trustee

% Guardian or Conservator " Guardian or Conservator

. Other; ~ Other:

Signer Is Representing: Signer Is Representing:
I NEAENEA ST SIGS2 NS G AN M0 27 O 0 O N S R B B SIG SN S NI SR BN S S A P AT R A DS CZAS S S S/ S S S SR, S S R L LA M S S S S S
© 2010 Nalional Notary Assaciation + NationalNotary.org - 1-800-US NOTARY (1-800-876-6827) Itom #5907
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 590-5071

NOTICE OF VIOLATION OF THE CALIFORNIA COASTAL ACT
REGULAR AND CERTIFIED MAIL

. August 3, 2016

1205-1207 Wooster Street LLC
c/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022

Sent Via Email to mkr zej@clzarter. net and adamrossman66@gmail. com

¢

Violation File Number: V-5-16-0106

Property location: 16701 Via La Costa, Los Angeles CA; Los Angeles County
(APN 4431-039- 029)

Permit Violation and :

Unpermitted Dc—:ve:lopmentl - The placement of a locked gate or other structure that
blocks access to a public parking lot and public restroom
facility and the locking of the public restrooms, at the
Temescal Ridge Trailhead, and in violation of CDP No. A-
381-78, as amended.

Dear Mr. Rossman

As you may know, the California Coastal Act® was enacted by the State Legislature in 1976 to
provide long-term protection of California’s 1,100-mile coastline through implementation ofa -
comprehersive planning and regulatory program designed to manage conservation and
development of coastal resources. The California Coastal Commission (“Commission”) is the
state agency created by, and charged with admlmsteung, the Coastal Act. In making its permit
and land use planning decisions, the Commission carries out Coastal Act policies, which,

" amongst other goals, seek to protect and restore sensitive habitats; protect natural landforms;
protect scenic landscapes and views of the sea; protect against loss of life and property from
coastal hazards; and provide maximum public access to the sea.

! Please note that the description herein of the violation at issue is not necessarily a complete list of all development
on the subject property that is in violation of the Coastal Act and/or that may be of concern to the Commission.
Accordingly, you should not treat the Commission’s silence regarding (or failure to address) other development on
the subject property as indicative of Commission acceptance of, or acquiescence in, any such development.

2 The Coastal Act is codified in sections 30,000 to 30,900 of the California Public Resources Code. All further
section references are to that code, and thus, to the Coastal Act, unless otherwise indicated.
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
. Page2of6 -

This letter is to confirm our August 2, 2016 phone conversation with Mr. Marc Krief, realtor for
the owner of the property located at 16701 Via La Costa in the Pacific Palisades area of the City
of Los Angeles, Los Angeles County Assessor’s Parcel Number (“APN”) 4431-039-029
(“subject property™), in which we explained that the locked gates and restrooms constitute a
violation of the Coastal Act and Coastal Development Permit No. A-381-78, as amended. We
also explained that the subject property must remain as open space and pursuant to CDP No. A-
381-78 as amended the public parking lot and restrooms must remain open for public use and I
informed Mr. Krief that under California Real Estate Law he is required to disclose this
information to any potential buyers. This letter is also to notify you of the Coastal Act violations
on the subject property and to inform you of the Coastal Development Permit history associated
with this property and the surrounding subdivision, including that the Commission required,
through its approval of CDP No. A-381-78, as amended (“the Permit”), that the applicant
construct a public parking lot and public restroom facilities on the subject property, and that the
subject property be included in the public park system. We understarid that the subject property
is currently in escrow and this letter is to also inform you that the closure of the public amenities
on the subject property are a violation of the Coastal Act and the Permit, and the development of
a single family home or any other structure would also be inconsistent with the terms and
conditions of the Permit and could not be approved. The subject property must remain as open
space and the public amenities must remain open and available for public use, as discussed in
more detail below.

Our staff has confirmed that unpermitted development activities and development inconsistent
with the Permit have occurred on the above-listed property owned by 1205-1207 Wooster Street
LLC including, but not limited to, the placement of a locked gate or other structure that blocks
access to a public parking lot and public restroom facility and the locking of the public
restrooms, at the Temescal Ridge Trailhead, and in violation of CDP No. A-381-78, as amended.
These activities occurred on the subject property in violation of the terms and conditions of the
Permit. The subject property is located within the Coastal Zone.

Unpermitted Development

Commission staff has researched our permit files and finds no evidence that coastal development .
permits have been issued to close the public restroom and parking facilities that were required to
be built, and were built, as a condition of the Permit. Pursuant to Section 30600(a), any person
wishing to perform or undertake development in the Coastal Zone must obtain a coastal
development permit in addition to any other permit required by law. Any development activity
conducted in the Coastal Zone, unless otherwise exempt, which is not the case here, without a
valid coastal development permit constitutes a violation of the Coastal Act.

“Development” is defined, in relevant part, by Coastal Act Section 30106 as:

“Development” means, on land, in or under water, the placement or erection of any solid
material or structure; discharge or disposal of any dredged material or of any gaseous, liquid,
solid, or thermal waste, grading, removing, dredging, mining, or extraction of any materials;
change in the density or intensity of use. of land, including, but not limited to, subdivision

" pursuant to the Subdivision Map Act (commencing with Section 66410 of the Government Code),
and any other division of land, including lot splits, except where the land division is brought
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
Page 3 of 6

about in connection with the purchase of such land by a public agency for public recreational

use; change in the intensity of use of water, or of access thereto; consiruction, reconstruction, -

demolition, or alteration of the size of any structure, including any facility of any private, public,

or municipal utility; and the removal or harvest of major vegetation other than for agricultural
purposes, kelp harvesting, and timber operations....(emphasis added)

The above-described activities involve unpermitted closure of a public parking lot and restroom
facility and placement or erection of solid materials, including locked fencing that blocks entry
to'the public area, all of which involve violations of the access policies of the Coastal Act. Thus
the above- descrlbed activities constitute development under the Coastal Act.

Background

The Commission granted Coastal Development Permit No. A-381-78 to Headlands Properties in
1979 for grading, construction of roads and placement of utilities to accommodate a 230-unit
residential tract within an “Urban Limit Line” established by the CDP, in the Santa Monica
Mountains in the Pacific Palisades area of the City of Los Angeles. There were several
subsequent amendments to this permit, the most pertinent of which is addressed below.

The underlying CDP was amended on May 21, 1980, and authorized four tracts, established the
total number of dwelling units at. 740, created an extended Urban Limit Line, allowed massive
grading for roadways and building pads within that Urban Limit Line, authorized the
construction of a church and two sites for commercial development (2 acres total), and required
the dedication in fee of approximately 1,000 acres of public open space, the area outside the
Urban Limit Line, to State Parks, the City of Los Angeles Department of Recreation and Parks,
and/or a private, non-profit corporation acceptable to the Executive Director. Special Condition
7 of CDP A-381-78-A required the applicant to construct public trailhead facilities, including a
6-10 car public parking lot, gates, public access signs, and public restroom facilities, so as to
provide foot trail access to Temescal Ridge and the Temescal Ridge Trail. All facilities were to
be constructed to specifications of the State Department of Parks and Recreation and turned over
to the Department for operation and maintenance. Later amendments to the Permit 1eafﬁrmed
this requirement to construct the public improvements on the subject property.

Because the Trailhead facilities were not located on lands contiguous to the Topanga State Park
Acquisition, the applicant requested to amend the condition to substitute the City of Los Angeles
as the recipient of the Trailhead area, along with responsibility for its maintenance. As a result,
the Commiission imposed Special Condition 8d of A-381-78-A7 and later strengthened it through
Special Condition 2 of A-381-78-A11, which states:

Temescal Ridge Trailhead: Concurrent with the construction of streets and utilities approved in
this tract, the applicant shall construct the improvements proposed for the Temescal Ridge Trail
head, including signs, a.12 car parking facility and public restroom. The final designs must be
reviewed by the accepting agency prior to construction. The trailhead may be transferred to the
City of Los Angeles Department of Recreation and Parks for purposes of maintenance and
liability, or other public or non-profit agency approved by the Executive Director. The applicant
or its successor in interest shall maintain the trail and engineered slope to Temescal Ridge from
Calle Nancy as part of the other open space maintenance agreed to in this permit. More
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
Page 4 of 6

specifically the applicant shall provide a public access/recreation signage program subject to

the review and approval of the Executive Director, that provides that, at a minimum, signs will
be conspicuously and appropriately placed to adequately identify the location of the Temescal
Ridge Trailhead. The program shall include, at a minimum, posted signs located on both sides of
Chastain Parkway West at the intersection of Calle Deborah. Signs shall also be posted at the
intersections of Chastain Parkway West/Palisades Road, Calle Deborah/Calle Nancy and Calle
Deborah/Calle Allicante.

The applicant submitted the proposed plans on June 18, 1993 for the construction of the public

* parking lot, restroom, and signage on the subject propeity, as required by the Permit, and the

Executive Director approved these plans. The applicant then constructed the public amenities on
the subject property thereafter and, up until the unpermitted activities occurred, these facilities
were open and available to the public and were heavily used by the public to access the Temescal
Ridge Trail. ‘

Public Access Violation

The unpermitted development at issue is inconsistent with the public access policies of the
Coastal Act, including the following policy: '

Section 30210 states:

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

The subject unpermitted development obstructs public access because the parking lot that is

obstructed by the unpermitted gate at issue affords public pedestrian access to the Temescal
Ridge Trail and other heavily used public hiking trails in the adjacent Topanga State Park. In
fact, conditions of the Permit effectuated an obligation on the part of the owner of the subject
property to maintain the recreational facilities located on the property and to keep those facilities
open and available to the public. This requirement runs with the land regardless of whether the
City accepted the conveyance and regardless of transfers of the property to subsequent owners.
Section 30821 authorizes the Commission to impose civil penalties on anyone who violates the
Coastal Act’s public access provisions, with exceptions not applicable here. The penalties
imposed can be up to $11,250 per day for each day that each violation persists. We would like to

resolve these issues and secure the removal of the above-described impediments to public access. -

Resolution

In some cases, violations involving unpermitted development may be resolved administratively
by removal of the unpermitted development and restoration of any damaged resources.
Therefore, in order to resolve this matter administratively, you must remove the unpermitted
development and restore the site to its pre-violation condition by removing the locked gate to the
parking lot and unlocking the restrooms. In addition, -as noted above, Section 30821 authorizes
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
Page50f6

the Commission to impose civil penalties on anyone who violates the Coastal Act’s public access
provisions. The penalties imposed can be up to $11,250 per day for each day that each violation
pelslsts for up to five years.

In order to resolve this matter in a timely manner and reduce the p0551b111ty of a monetary
penalty or fine, we are requesting the immediate removal of the unpermitted development and
restoration of the site. Please contact me by no later August 10, 2016, regarding how you intend
to resolve this violation.

Enforcement Remedies

Although we would prefer to resolve this matter amicably, please be aware that Coastal Act
Section 30809 states that if the Executive Director of the Commission determines that any person
has undertaken, or is threatening to undertake, any activity that requires a permit from the
Coastal Commission without first securing a permit, the Executive Director may issue an order -
directing that person to cease and desist.

A cease and desist order may be subject to terms and conditions that are necessary to avoid
irreparable injury to the area or to ensure compliance with the Coastal Act. Section 30811 also
provides the Coastal Commission the authority to issue a restoration order to address violations
at a site. A violation of a cease and desist order or restoration order can result in civil fines of up
to $6,000 for each day in which the violation pers1sts

Additionally, Sections 30803 and 30805 authonze the Commission to initiate litigation to seek
injunctive relief and an award of civil fines in response to any violation of the Coastal Act.
Section 30820(a)(1) provides that any person who undertakes development in violation of the
Coastal Act may be subject to a penalty amount that shall not exceed $30,000 and shall not be
less than $500 per violation. Section 30820(b) states that, in addition to any other penalties, any
person who “knowingly and intentionally” performs or undertakes any development in violation
of the Coastal Act can be subject to a civil penalty of not less than $1,000 nor more than $15,000
per violation for each day in which each of the violations persist. '

Furthermore, this letter is to provide you with notice that there are unresolved Coastal Act
violations on the subject property. While liability for Coastal Act violations attaches to the
person or persons originally responsible for said violations (and continues to do so even if they
no longer own the property), liability additionally attaches to whomsoever owns the property
upon which a Coastal Act violation persists (see Leslie Salt Co. v. San Francisco Bay
Conservation and Development Com. [1984], 153 Cal. App.3d 605, 622). Therefore, any new
owner(s) of the subject property will assume liability for, and the duty to

correct, any remammg violations. Under California Real Estate law, if you plan to sell the
subject property, it is incumbent upon you to inform any potential new owner(s) of the same. To
that end, Section 30812 authorizes the Executive Director to record a Notice of Violation against
any property determined to have been developed in violation of the Coastal Act. If the Executive
Director chooses to pursue that course, you will first be given notice of the Executive Director's
intent to record such a notice. If a notice of violation is ultimately recorded against your
property, it will serve as notice of the violation to all successors in interest in that property.




© Wooster Street L1.C (V-5-16-0106)
‘ August 3, 2016
: Page 6 of 6

: Thank you for your attention to this matter, We look forward to working with you to resolve this
f - matter. If you have any questions regarding this letter or the pending enforcement case, please
feel free to contact me at 562-590-5071.

Sincerely,

Jordan Sanchez
Enforcement Officer
California Coastal Commission

ce: Lisa Haage, Chief of Enforcement, CCC
Andrew Willis, Enforcement Supervisor, CCC
Al Padilla, Regulatory Permit Supervisor, CCC
Ralph Avila, Senior Planner, City of Los Angeles
Marc Krief, Realtor for property owner

I N
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY ' EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 590-5071

September 23,2016

1205-1207 Wooster Street LLC

c/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022

Sent via Email to adamrossman66@gmail.com

Violation File Number: V-5-16-0106

Property location: - 16701 Via La Costa, Los Angeles CA; Los Angeles County
: ‘ (APN 4431-039-029) '

Permit Violation and

Unpermitted Development: 1) Failure to transfer property (as identified above) to a

' ' public or non-profit agency approved by the Executive
Director of the Commission, and 2) the placement of a
locked gate or other structure that blocks access to a public
parking lot and public restroom facility and the locking of
the public restrooms, at the Temescal Ridge Trailhead, and
in violation of CDP No. A-381-78, as amended.

Dear Mr. Rossman:

Thank for your letter dated August 18", 2016 in response to our Notice of Violation letter
dated August 3, 2016, and for speaking with our staff on August 4™ :2016. We also appreciate
that you’ve opened the gate that was blocking access to the public parking lot and public .
restrooms described above. Commission staff continues to be optimistic that this matter will be
resolved amicably. Initially though, through this letter we would like to provide our response to
your August 18" letter and also correct some of the statements you attributed to us in your letter.

Daily Penalties are Accruing

The transfer of 16701 Via La Costa (“the Property”) to 1205-1207 Wooster Street LLC

" (“Wooster”) via the Tax Default Salé is inconsistent with the terms and conditions of Coastal
Development Permit A-381-78 (“the Permit”), as amended. Pursuant to the Permit, the trailhead

. facilities including the public restrooms and public parking lot, and underlying property, located
at 16701 Via La Costa were required to be transferred to a public or non-profit agency that is
acceptable to the Executive Director of the Commission for purposes of management as a public
amenity. Wooster is not a “public or non-profit agency approved by the Executive Director”.
Therefore, until the Property is transferred to a public or non-profit agency acceptable to the
Executive Director of the Coastal Commission to maintain and operate the public restroom and
public parking lot, non-compliance with the conditions of a coastal development permit will




Wooster Response Letter
September 23, 2016
Page 2 of 4

continue, and administrative penalties provided for in Sect1on 30821, Wthh are up to $11,250
_per day fine for blocking public access will continue to accrue.

To the contrary, in the third paragraph of your letter, you reference Commission staff’ s telephone
conversation with Mr. Kalaf in which you assert that staff “agreed that the Coastal Commission
would abate the daily fine referenced in your [Commission staff’s] letter until we are able to
‘resolve the matter of ownership of the property.” This does not accurately reflect staff’s position,
as conveyed to Mr. Kalaf. Our position regarding accrual of penalties pursuant to Section 30821
is summarized above. Staff never agreed to abate the $11,250 per day fine for blocking public

access pursuant to Section 30821 of the Coastal Act. Staff did however cenvey to Mr. Kalaf that -

the penalties will accrue until this matter is resolved.

The Site is Subject to Requirements of a CDP }

In the fourth paragraph of your letter you assert that Commission staff claimed the State of
California owns the Property (16701 Via La Costa). Neither in our August 3 Jetter, nor over the
phone, did we claim that the State of California owns or has ever owned the Property. However,
the Property is subject to the requirements of CDP No. A-381-78, as amended, which are
described in the Background section of our August 3™ Notice of Violation letter. In the August
3" Jetter, we also provided you with the history of the Permit, which authorized the entire
subdivision where the Property is located. We pointed out that:

Special Condition 7 of CDP A-381-78-A required the applicant to construct public trailhead
facilities, including a 6-10 car public parking lot, gates, public access signs, and public restroom
facilities, so as to provide foot trail access to Temescal Ridge and the Temescal Ridge Trail. All
facilities were to be constructed to specifications of the State Department of Parks and Recreation
and turned over to the Department for operation and maintenance. Later amendments to the

- Permit reaffirmed this requirement to construct the public improvements on the subject property.

Because the Trailhead facilities were not located on lands contiguous to the Topanga State Park
Acquisition, the applicant requested to amend the condition to substitute the City of Los Angeles
as the recipient of the Trailhead area, along with responsibility for its maintenance. As a result,
the Commission imposed Special Condition 8d of A-381-78-A7 and later strengthened it through
Special Condition 2 of A-381-78-A11, which states:

Temescal Ridge Trailhead: Concurrent with the construction of streets and utilities approved in
this tract, the applicant shall construct the improvements proposed for the Temescal Ridge Trail
head, including signs, a 12 car parking facility and public restroom. The final designs must be
reviewed by the accepting agency prior to construction. The trailhead may be transferred to the
City of Los Angeles Department of Recreation and Parks for purposes of maintenance and
liability, or other public or non-profit agency approved by the Executive Director. The applicant
or its successor in interest shall maintain the trail and engineered slope to Temescal Ridge from
.Calle Nancy as part of the other open space maintenance agreed to in this permit. More
specifically the applicant shall provide a public access/recreation signage program subject to the
review and approval of the Executive Director, that provides that, at a minimum, signs will be
conspicuously and appropriately placed to adequately identify the location of the Temescal Ridge
Trailhead. The program shall include, at a minimum, posted signs located on both sides of
Chastain Parkway West at the intersection of Calle Deborah. Signs shall also be posted at the
intersections of Chastain Parkway West/Palisades Road, Calle Deborah/Calle Nancy and Calle
Deborah/Calle Allicante, [Underlined for emphasis]
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As you know, the developer of the subdivision authorlzed by CDP No. A-381 78 Headlands
Properties Associates (“Applicant”) constructed the required parking lot and bathroom on the
Property. It is our understanding that the City operated and maintained the public restrooms and
parking lot as the Permit required. For over 20 years, the subject property has been a popular

. public amenity enjoyed by hikers and visitors to Topanga State Park. The existence of the public
restroom and its extensive use, should have been ample reason for you to thoroughly investigate
the history of the site and in domg 50, note the Commission’s requirement that this site remain a
public facility.

No Commission Authorization to Construct Private Development

In your letter, you claim that the City of Los Angeles certified that “the Property is a legal lot
with no obstructions to building a single family residence thereon” and you have “additional
material from Los Angeles City Planmng and Zoning Departments authorizing us to build a
house on the Property”.

Initially, we note that the property has been transferred to you without benefit of the required
coastal development permit, and, as explained below, said transfer is required by the Permit to be
approved by the Executive Director of the Commission. However, as also explained below, the
Executive Director would not approve transfer of this property to you as such a transfer is
inconsistent with the Permit. Commission staff was unaware of the recent auction of the property
sale at the time of the auction, and the transfer appears to be directly inconsistent with the terms
of the Permit. The Executive Director was never asked to, nor-did he, approve this transfer, as is
required by the terms and conditions of the Permit. A transfer of this property to a private entity,
which is required by the Permit to be transferred to a public agency or non-profit organization for
public use, would require an amendment to the Permit, and none was applied for nor obtained.
Additionally, we note that under Section 13166 of the Commission’s regulations, it appears that
staff could not even accept such an amendment application. Section 13166(a) reads as follows:

The executive director shall reject an application for an amendment to an approved permit if he
or she determines that the proposed amendment would lessen or avoid the intended effect of an
approved or conditionally approved permit unless the applicant presents newly discovered
material information, which he could not, with reasonable diligence, have discovered and
produced before the permit was granted.

Clearly any amendment request to convert the public trailhead facility to a private home site
would lessen or avoid the intended effect of the Permit, and in particular, the public access
conditions of the Permit that were attached to the Permit to ensure the project’s consistency with
the Coastal Act. '

Additionally, we explained to Mr. Kalaf that if the City of Los Angeles issued a CDP to develop
or build a single family home on the Property, that permit would be in contravention with the
requirements of the Permit that require that the Property be maintained as a public fac111ty, as we
explained in our August 39 letter:

In fact, conditions of the Permit effectuated an obligation on the part of the owner of the subject
property to maintain the recreational facilities located on the property and to keep those
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facilities open and available to the public. This requirement runs with the land regardless of
whether the City accepted the conveyance and regardless of transfers of the properly fo
subsequent owners.

Mr. Kalaf claimed that he contacted Coastal Commission staff to discuss the potential of .
developing the public trailhead site with a private residence. It appears that Mr. Kalaf spoke with

a member of our clerical staff and that he received general information about the Coastal
Development Permit process. An informal conversation with a member of staff about the CDP
process in general falls far short of the requirements to undertake private development on the
Property, as we understand is your inténtion. As noted above, in order to transfer the site to a
private entity and develop the site with a private residence, an amendment to CDP No. A-381-78
would be required to be issued by the Commission, after a public hearing, and moreover, because
of the proposal’s inconsistency with the terms of a previously issued CDP, it is likely that staff
would reject such a proposal to amend the CDP.

As noted above, failure to transfer the property to a public or non-profit agency acceptable to the
Executive Director of the Coastal Commission constitutes a violation of CDP No. A-381-78 and
the public access provisions of the Coastal Act. Thus, penalties under Coastal Act Section 30821
will continue to accrue until the issue at hand is resolved. We are optimistic that this situation
can be resolved amicably and quickly through the transfer of the property to a public or non-
profit agency acceptable to the Executive Director. We are of course happy to work with you to
ensure the transfer is completed as soon as possible. However, as noted above and in our
previous letter, we have provided you with notice that penalties under Section 30821 are
accruing and to halt such accrual the property must be transferred to a public or non-profit.
agency acceptable to the Executive Director.

Thank you for y0u1 attention to this matter. Please contact me by October 3, 2016 with how you
intend to resolve this violation. I can be reached at 562-590-5071.

Sincerely,

P

Jordan Sanchez /1

Enforcement Officer
California Coastal C01nmission

ce: Lisa Haage, Chief of Enforcement, CCC
Andrew Willis, Enforcement Supervisor, CCC
Steve Hudson, Deputy Director, CCC
Al Padilla, Regulatory Permit Supervisor, CCC




-

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

CALIFORNIA COASTAL COMMISSION

South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 590-5071

1205-1207 Wooster Street LLC

c¢/o Adam'S. Rossman '

4936 Triggs Street

Commerce, CA 90022

Certified Mail No.70012510000158720861
Sent via Email to adamrossman 66@gmail.com

Violation File Number: V-5-16-0106

Property location: 16701 Via La Costa, Los Angeles CA; Los Angeles County
(APN 4431-039-029) '

Permit Violation and . ' '
Unpermitted Development: 1) Failure to transfer property (as identified above) to a
' C public or non-profit agency approved by the Executive

Director of the Commission, 2) privatization of a public
amenity; and 3) operating and locking a gate or other -
structure that blocks access to a public parking lot and
public restroom facility and the locking of the public
restrooms, at the Temescal Ridge Trailhead, all in violation
of CDP No. A-381-78, as amended. )

Dear Mr. Rossman:

Thank you for your letter dated October 11, 2016 in response to our letter dated September 23,
2016. Our September 23% letter explained in detail that; (1) the property’ is subject to the
requirements of a coastal development permit (“CDP”); (2) until the Coastal Actviolations on
the site are resolved, daily penalties are accruing pursuant to Section 30821 of the Coastal Act;
+ and (3) there is no Commission authorization to construct private development on the Property.
Through this letter, we would like to point you again to the staterments in our previous letter,

which in some cases are responsive to the points raised in your October 11% letter, and provide
additional responses in this letter as well.

As you know, the developer of the subdivision authorized by CDP No. A-381-78, as amended
(“the Permit”), Headland Properties Associates, constructed the required parking lot and
bathroom at the Property in 1995. For over 20 years, the Property has been a popular public
amenity enjoyed by hikers and visitors to Topanga State Park, and pursuant to the Permit, is
signed as a public trailhead on botl sides of Chastain Parkway West at the intersection of Calle
Deborah, and at the intersections of; Chastain Parkway West/Palisades Road, Calle
Deborah/Calle Nancy and Calle Deborah/Calle Alicante, It is our understanding that the City of

"' The property is located at 16701 Via La Costa, Los Angeles CA; Los Angeles County (APN 4431-03 9-029) herein
after referred to as the Property
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Los Angeles operated and maintained the public restrooms and parkifig lot as the Permit required
for 17 years. ) ‘ - ” ‘

In your October 1 " letter, you claim that the permit conditions have been voided and when you

. purchased the Property were not aware. of permit requirements that pertain to the Property and | . -

restrict it to public use. As we have described in previous communications, the Permit
requirements remain in full effect, Additionally, for reasons described below, whether you knew
or did not know about the Permit requirements, and we believe you were put on notice'of the
Permit requiremients, does not diminish the effectiveness of the requirements. In sum, your
arguments are 1) you did not receive nétice of the Permit requirements requiring the Property to
remain as a-public amenity, and 2) the tax default sale at which you purchased the Property
wiped out any CDP requirements pertaining to the Property.

You were noticed of the CDP requirements and they remain effective :

With regard to the first argument noted above, you assert, essentially, that the Permit
requirements are not effective becausé the Peimit was not recorded on the chain of title for this
Property and thus you were not aware of the requirements. Your October 11th letter asserts, “in
order for a covenant or restriction to run with the land, it must be recorded on title to the
property” pursuant to Civil Code Section 1468(d), and, specifically that “this requirement also
applies to Coastal Development Permits.” However, Civil Code Section 1468 applies to
covenants between property owners and has no applicability to the effectiveness of a coastal
development permit. The type of covenant to which that section 1468 applies is an agreement
cntered into by property owners with privity with one another. A coastal development permit is
not a covenant of this type. Instead; a coastal development permit contains a set of restrictions
and permissions impoged by the Coastal Commission by virtue of its statutory -authority, not
privity with the property owner, - '

Your support for the statement that the requirement to record a covenant on title also applies to
coastal development permits is a quote from a legal treatise. However, the section of the treatise
that you cite in your letter is limited in dpplicability to the-Commission’s Transfer Development
Credit (TDC) program, as is made clear in the first sentence of the section: “The California
Coastal Commission’s transfer of development credits program includes a mechanism for
enforceably restricting development of some parcels of land in exchange for development
approval on other property.” The Headlands development did not participate in the TDC
program, was not subject to the requirements of this program, and thus this citation is misplaced
and irrelevant to the question at liand of whether CDP conditions generally run with the land.

To that question, regardless of whether the permit was recorded on title, the requirements of

previously issued CDPs run with the land, as explicitly stated in Standard Condition 7 of the
CDP: :

Terms and Conditions Run with the Land. These terms.and conditions shall be perpetual, and it

is the intention of the Commission and the permittee to bind all future owners and possessors of

the subject property to the-terms and conditions, )
Additionally, well established case law supports the position of Commission staff; for example,-
in Ojavan Investors v. California Coastal Commission, (1994) 26 Cal. App.4th 516, 527, the
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cowrt ruled that the burdens of permits run with the land once the benefits have been accepted. In -
this situation, the permittee had received the benefits of the permit, i.e. authorization 6f the

“Headland” subdivision-and associated development. Therefore, the “burdens” of the permit,
including the designation of certain properties of the community as public recreational. -

~ properties, also run with the land; in the issuance of CDP No. A-381-78, as amended, the

Commission found that “the applicant was required in the original permit to mitigate the -
conversion of lands with recreational potential to housing by the dedication of lands with
recreational value to the State...and trail-heads to the City.” To that end, in order to approve the,
development of this entire subdivision as consistent with Coastal Act requirements, the
Commission required the applicant to provide open space dedications and public access
improvements, including the construction of the Temescal Ridge trailhead amenities.

Moreover, although notice is not required for the Permit to be effective, you were indeed noticed
Jf the requirements of the CDP prior to your acquisition of the Property. When you. acquired the
Property, two separate documents recorded in 1981 on the chain of title for this Property
reference the CDP, including the 1) Declaration of Restrictive Covenants and Agreement 81-
3847 and 2) Offer of Dedication Agreement 89-1560661. The conditions of the Permit describes’
the requirement for the public trailhead, bathroom and parking lot that were built on the Property-
prior to your aequisition of the Property and which would have been clearly visible to yousupon
viewing the Property. Thus, even assuming that such notice was somehow required for the
Permit to be effective, the title report for the Property includes reference to the Permit, therefore
providing you with constructive notice of the CDP requirements that pertain to the Property.
Also, the obvious presence of the public restroom and parking lot and its extensive public use
provide actual notice of the public amenities on site and should have been ample reason for you
lo, at a minimum, thoroughly investigate the history of the site and in doing so, note the
Commission’s Permit condition requiring this Property to remain as a public facility. For these
reasons, you had constructive and actual notice of the requirements to maintain the Property for
public use prior to your acquisition of the Property.

The tnx sale did not “wipe out” the CDP requirements

Your second assertion is that the Permit conditions were invalidated by the tax sale. You cite -
California Revenue & Taxation Code Section 3712 as support for this assertion. Section 3712
does state that encumbrances on title are extinguished when the encumbered: property is sold at a
tax sale; however, for a couple of reasons, this is not the case here. First, as described above, the
CDP, as amended, designated the subject property for public recreational use. This designation is
not an encumbrance on title that might be invalidated by'a tax sale, but rather, a change to the
use of the property that is not affected by a tax sale.

Second, violations of the Coastal Act that persist on a property, including violations on the
subject property, constitute ongoing public nuisances, as described below, and not encumbrances
on title. Thus, the tax sale had no effect on the existence of the nuisance condition or your
responsibility to correct the muisance condition,

Take the privatization of the trailkead facility for example. The trailliead facility has been a
popular public amenity, as required by the Permit, for decades and has been operated by the City
of Los Angeles as a public amenity for nearly as long,. Transfer of the Property to a private entity
whose acquisition of the Property was for the stated purpose of constructing a single family
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residence on the Property, in other words to privatize the property, constitutes a change of

. . 2 . . i}
Intensity of use and a change of access to the coast.? To wit, during a telephone conversation
between Mr. Ben Kalaf, a representative of Wooster, and Commission staff on August 4, 2016,

Mr. Kalaf explained that once Wooster informed the City-of Los Angeles (“City”) of Wooster’s -
~ownership of the Property, City crews ceased maintenance activities onsite, thus eliminating the

trailhead facility as a functioning public amenity.

Changes in intensity of use and changes to access to the coast constitute development under the
Coastal Act. No CDP was obtained for this development, and no CDP was applied for. Any.
development that is undertaken in the Coastal Act without the required CDP constitutes a
violation of the Coastal Act. The public amenity remains privatized, constituting a continuing
violation of the Coastal Act. The Coastal Act represents a legislative declaration that acts
injurious to the state’s natural resources constitute a public nuisance. (Leslie Salt Co. v. San
Francisco Bay Conservation etc. Com. (1984) 153 Cal. App.3d 605, 618; CEEED v. California
Coastal Zone Conservation Com. (1974) 43 Cal. App.3d 306, 318.) The Coastal Actisa
“sensitizing of and refinement of auisance law.” (CEEED; at 319.)

A continuing Coastal Act violation is thus also a continuing public nuisance. A property owner is
liable for actions of previous owners who may have cteated the public nuisances oz the. property
based on Civil Code 3483, whick states: ‘

Bvery successive owner of property wio neglects to abate a continuing nuisance upon, or in

the use-of, such property, created by a former owner, is liable therefore in the same manner as
the one who first created i, : ‘

.The nuisance condition, i.e. privatization of a public amenity, persists on the property, and as the
- current property owner, you are responsible for correcting it. ‘

Administrative Penalties for public access violations

1) Failure to transfer the Property to a public or non-profit agency approved by the Executive
Director of the Commission, 2) privatization of a public amenity; and 3) operation of and locking
a gate or other structure that blocks access to a public parking lot and public restroom facility
and the locking of the public restrooms, at the Temescal Ridge Trailhead, constitute violations of
the Permit and the public access provisions of the Coastal Act and, therefore, the criterion of
Section 30821 has been satisfied. The penalties imposed may be in an amount of up to $11,230,

for each violation, for each day each violation Las persisted or is persisting. As you know, we
have notified you of the violations at issue in previous communications, including letters dated
August 3, 2016 and September 23, 2016. As of this date, the Coastal Act violations at issue have
not been remedied and penalties continue to accrue.

* In order for development of a single-family home on this site to be approved, the underlying CDP would need to
be amended to delete the requirerment that this property be used and developed for public recreational purposes. The
Executive Director of the Cormmission would have to reject such an amendment request pursuant to California Code
of Regulations Section 13166, as such a request would lessen or avoid the intended effect of a previously issued
CDP. Pleasc note that even if staff could accept such an amendment request, the application fee for a permit

amendment is half the cost of the application fee for the original development, if it were applied for today. Here,
staff estimates the application fec to be in excess of $1 ,000,000.
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Please consider this letter to feiterate our concerns with the violations of issue, and to remind you .

of our intent to consider pursuit of remedies under the Coastal Act, including administrative
penalties pursuant to Section 30821, In order to stop the further accrual of mornetary-penalties,
you must comply with the terms and conditions of CDP No. A-381-78, as-amended, including by

providing the public access required by the CDP by affecting the transfer of the Property to a
government or non-profit entity that is acceptable to the Executive Director for public-use,

Cominission staff is preparing to refer this case to our headquarters unit for formal action to

. ensure timely preservation of public rights of access and assessment of monetary penalties under

Section 30821. This referral is not intended to supplant the opportunity to resolve this matter
consensually; rather, as we have noted in previous communications, our preference is to resolve
this quickly and amicably. Please do not hesitate to contact me as soon as possible if you'd like
to discuss options for securing the public’s rightto use this property.

Thank you for your attention to this matter. Please contact me by March 24, 2017 to discuss how
you intend to resolve this violation. I can be reached at 562-590-5071. '

Sincerely,

G o
Jordan Sanchez
Enforcement Officer

ce! Lisa Haage, Chief of Enforcement, CCC
Andrew Willis, Enforcement Supervisor, CCC
Steve Hudson, Deputy Director, CCC
Al Padilla, Regulatory Permit Supervisor, CCC
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CALIFORNIA COASTAL COMMISSION

45 FREMONT STREET, SUITE 2000
SAN FRANCISCO, CA 94105-2219
VOICE (415) 904- 5200

FAX (415) 904- 5400

TDD (415) 597-5885

VIA CERTIFIED AND REGULAR MAIL

February 15, 2018

1205-1207 Wooster Street LLC

c/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022

(Cettified Receipt No. 7017 0530 0000 8132 0580)

Subject: Notice of Intent to Record Notices of Violation, and to
Commence Cease and Desist Order Proceedings and
Administrative Civil Penalties Proceedings

Property Location: 16701 Via La Costa, Pacific Palisades area of the City of Los Angeles,
' also identified by Los Angeles County Assessor’s Parcel Number
4431-039-029. ' '

Violation Description: The placement of an unpermitted gate and appurtenant development
that blocked access to a public parking lot and public restroom
facility; the locking of public restrooms at the Temescal Ridge
Trailhead; the change in intensity of use from public park to private
land, the failure to transfer the property to the City of Los Angeles or
other not-for-profit entity approved by the Commission’s Executive
Director, and the failute to maintain the trailhead, parking lot, and
public restroom, in violation of Coastal Development Permit No. A-
381-78, as amended, and the resource protection and public access
provisions of the Coastal Act.

Dear Mr. Rossinan:

As California Coastal Commission (“Cominission™) staff has made you aware, multiple Coastal Act’
violations have occurred on, and presently petsist on the property located at 16701 Via La Costz, in
the Pacific Palisades area of the City of Los Angeles, also identified by Los Angeles County
Assessor’s Parcel Number (“APN”) APN 4431-039-029. Wooster Street LLC (hereinafter
“Wooster”) is listed as the record owner of the aforementioned property. It is of utmost importance
that this matter is resolved expeditiously given that the Temescal Ridge Trailhead, public parking lot,

! The Coastal Act is codified in California Public Resources Code sections 30000 to 30900. All fusther section
references are to the Public Resources Code, and thus to the Coastal Act, except where specified that the reference is
made to the Comsmission’s regulations.

Exhibit 38



Wooster - Temescal Ridge Trailhead; February 15, 2018

and public restrooms are situated on this nearly half acre pascel, and have all been variously subject
to closure and disrepait since you took possession of this site, resulting in significant adverse impacts
to public access. As my staff has expressed to you, we remain ready to wotk with you to resolve
these impediments to public access, among other issues, amicably, and we remain open to dlscussmg

~the ‘consensual resolution of the matter-thtougha “Consent” Cease and-Desist'Orderand -

“Consent” Administrative Penalty action (“Consent Orders”), which would then be taken to the
Commission for its apptoval in the context of a formal hearing.

Prior to blinging an order to the Commission (either as a consent or contested order), Commission
regulanons provide for issuance of a notification of the decision to initiate formal order
proceedings. In accordance with those regulations, this letter notifies you of my intent, as the
Executive Director of the Commission, to commence these formal enforcement proceedings to
address the Coastal Act violations noted above and described herein, by recording a Notice of
Violation against the property at 16701 Via La Costa in the Pacific Palisades, and by issuing either a
consent ot regular Cease and Desist Order and Administrative Penalty action to Wooster Street
LLC.

The intent of this letter is not to discourage settlement discussions; rather it-is to provide formal
notice of our intent to resolve these issues through the order process, which in no way precludes a
consensual resolution. Resolving this matter and providing permanent restoration of access to and
maintenance of the Temescal Ridge Trailhead, parking lot and restrooms by a public or non-profit
agency is critical and my staff remains ready and willing to continue working with you towards
finding a mutually acceptable outcome of this longstanding Coastal Act violation. However, please
note that should we be unable to reach an amicable resolution in a timely manner, this letter also lays
the foundation for staff to bring a proposal to the Commission unilaterally, which proposal would
include the issuance of an Order, the imposition of administrative civil penalties pursuant to Section
30821, and authorizing the Bxecutive Director of the Commission to record a Notice of Violation
of the Coastal Act on title to the property.

Background and Coastal Act Violations

In 1978 the Commission granted Coastal Development Permit A-381-78 to Headland Properties
Associates (hereinafter “Headlands”) for the grading of roads and the installation of utilities to
accommodate a 230 unit residential tract on 1,200 actes of then undeveloped property in the Pacific
Palisades. In a 1980 amendment to the permit, A-381-78A, the Commission approved the creation
of four tracts, allowed a massive quantity of grading, established the total number of residential units
at 740, authorized construction of commetcial and instructional sites, and required the dedication of
neatly 1,000 actes of land to the California Department of Parks and Recreation, the City of Los
Angeles Department of Recreation and Parks and/or an acceptable private, non-profit corporation.
Since this time, this petmit has been amended more than a dozen times. Of particular relevance to
this matter, Special Condition 7 of Amendment 1 states:

* See Sections 13181 and 13191 of Title 14.of the. California Code of Regulations. . . -
2
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7. Park Facilities

Coneurrent-with the grading of Lots 86 and 87 of Tract 32184, the applicant shall construst trailbead
Jacilities (including a 6-10 car parking lot, gates and signs) in vicinity of said Lots 86 and 87 substantially

- as shownin applisant’s Bochibit A=1; 50 as to provide foot trail accessto an exdsting trail on Temescal
Ridge. The applicant shall also construct a restroom facility in the vicinity of Palisades Highlands at a
location designated by the State Depariment of Parks and Reoreation in Topanga State Park or on the
dedicated lands. . All facilities shall be constructed to the usual specification of the Department of Parks and
Recreation, and shall be turned over to the Department for operation and maintenance.

Further, Special Condition 2 of Amendment 9 also clarified that the access amendments were
actually to precede the construction of the condominiums:

2. Completion of Trail Access Improvements [Clarification of Condition 7

Prior to transmittal of the anthorigation of this amendment the applicant shall provide evidence of the
completion of the following improvements 1o the acessibility of the dedicated open space areas. The
improvements shall be approved by the Execusive Director and shall conform to the design standards of the

accepting agengy.

d) Temescal Ridee Trailbead The applicant shall construct the improvements proposed for the Temescal Ridge
Trail head, including signs, parking facility and bathroom concurrent with the construction of streets and
utilities approved in this tract....

Finally, Amendment 11 provided more detail as to the public trailhead, signs, parking and restroom:

d) Temescal Ridge Traslhead. Concurvent with the construction of streets and wtilities approved in this tract,
the applicant shall construct the tngprovements proposed for the Temescal Ridge Trail bead, including signs, a
12 car parking facility and public restroom. The final design must be reviewed by the accepting agensy prior to
construstion. The trailbead may be transferred to the Cify of Los Angeles Department 0f Parks and
Recreation for purposes of matntenance and labilst 1, or other public or non-profit agency cgp_pmwd by the
Execntive Director. The applicant or its successor in interest shall maintain the trail and engineered slgpe to
Temescal from Calle Nancy as part of the other gpen space maintenance agreed 1o i this pamzz'z‘. More
specifically the applicant shall provide a public access/ recreation signange program subject to the review and
approval of the Exccutive Director, that provides that, at a minimum, signs will be conspicnously and
appropriately placed to adequately identify the location of the Temescal Ridge Trailhead. . ..

Headlands submitted the proposed plans for the construction of the requisite public patling lot,
restroom, and signage on this particular property on June 18, 1993. Once Executive Director
approval was granted, construction of the aforementioned public amenities was undertaken and
completed on this propetty pursuant to petmit requirements. Even absent the requitement to
dedicate this property to the City or other acceptable non-profit organization, this property was and
remains the location for the public amenities. In compliance with the CDP, the applicant proposed
this propetty for the public facility and trailhead and the Executive Director approved and
authorized the public facilities to be built in this particular location, and no other. No other
development, other than the public facilities, can be undertaken on this property. From the point the
construction of the public facilities was completed up until the violations at issue in this letter

3
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commenced on or about January 2014, the public had full access to these public amenities, as
required by the CDP, as amended.

Commission staff was made aware of the aforementioned violations in mid-2016, at which time

© “Wooster Street LI:C-was in escrow to sell the-ptopetty to another entity, upon receiving complaints - -
from members of the public about closutes of the public patking lot, trail head, and testrooms.
Note once again that no transfet of the property can occur unless it is to a government entity or
non-profit acceptable to the Bxecutive Director of the Commission. Comtnission enforcement staff
itnmediately contacted the owners of the property to discuss the ongoing Coastal Act violations
associated with activities undertaken at the site and followed up with a notice of violation lettet on
August 3, 2016 to Woostet. In this letter, staff listed the various Coastal Act violations on the
propetty, including the closure of the public resttoom and public patking facilities at the Temescal
Ridge Trailhead, pointed out the fact that the unpermitted development was also functioning to
preclude public use of the Temescal R1dge Trailhead and associated facilities, and noted that these
wete directly inconsistent with the permit conditions and the pubhc access policies of the Coastal
Act. The letter also detailed the procedures by which the vatious issues should be addtessed, and
noted the potential ramifications and civil liabilities associated with the unpermitted development
under the Coastal Act. Since this initial notice of wiolation, Commission staff has spoken with
partners of and counsel for Wooster to further discuss the unpermitted development and the
potential mechanisms of resolution, followed by written correspondence dated September 23, 2016
and Mazch 15, 2017.

As my staff has explained to you, the placement of a locked gate and appurtenant structure that
blocks access to the public parking lot and public restroom facility, the locking of public restroorms,
and failing to maintain the public restrooms, trailhead, and parking lot, and change in intensity of
use from public park to private land, are violations of CDP No. A-381-78, as amended, and have a
very serious impact on public access. This trailhead provides access to the Temescal Ridge Trail-- 5.8
miles of very heavily used hiking trails that provide views of the Pacific Ocean and allow the cresting
of Temescal Peak, one of the Santa Monica Mountains highest points.

Protecting public access is 2 major goal and priority of the Coastal Act. For example, Section 30210
of the Coastal Act provides that:

“Tnt carrying out the reguirements of Section 4 of Article X of the California Constitution, maxipmrm access,
which shall be conspienonsly posted, and recreational opportunities shall be provided for all the people consistent
with public safety needs and the need to protect public rights, rights of private property owners, and natural
resource areas from overuse.”

The unpermitted development at issue in this matter obstructs public access by both physically
blocking use of the trailhead and facilities and by failing to maintain the facilities as required by the
permit, and changes the intensity of use of this public area to a private landholding. These petmit
requirements run with the land and survive a tax default sale - meaning any person or entity holding
title is obligated to comply thetewith. See, e.g., Ojavan Investors v California Coastal Commission,
(1994) 26 Cap. App. 4" 516, 527.

The putpose of these enforcement proceedings is to address the ongoing impediments to public use
of and access to the Temescal Ridge Trailhead and the Temescal Ridge Trailhead facilities located on
the Property, in violation of CDP A-381-78, as amended, and the Coastal Act. These proceedings

4
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will propose to address these matters through the recordation of a Notice of Violation against the
propetty and issuance of an Order that will direct you to, among other things: 1) cease from
performing any additional unpermitted development, 2) develop and implement a plan to remove
unpermitted development, 3) mitigate for the temporal losses caused by the unpermitted

- developmient; 4) ceaseall activities that-block or-interfere with pubhc use-of Temescal Ridge
Trailhead, 5) maintain the Temescal Ridge Trailhead parking lot, signage, trailhead, and restrooms in
compliance with CDP A-381-78, as amended, and 6) transfer the property to the City of Los
Angeles or a not-for-profit entity approved by the Commission’s Executive Director. In addition to
the aforementioned items, any resolution of this matter will address Wooster’s civil liability. These
proceeding will also include recommendations for issuance by the Commission of an Administrative
Penalty pursuant to Secﬂon 30821 of the Coastal Act.

Cease and Desist Order

By way of background, the Commission’s authority to issue cease and desist ordets is set forth in
Section 30810 of the Coastal Act, which states, in part, the following:

(@) If the commission, after public bearing, determines that any person or governmental agency bas
undertaken, or is threatening to undertake, any activity that (1) requires a permit from the commission
without securing the permit or (2) 15 inconsistent with any pernit previously issued by the commission, the
commission may issue an order directing that person or governmental agency fo cease and desisr.

Section 30810(b) of the Coastal Act states that the cease and desist order may be subject to terms
and conditions that the Commission determines ate necessary to ensure compliance with the Coastal
Act, including removal of any unpermitted development ot material.

Section 30600(a) of the Coastal Act states that, in addition to obtaining any other permit required by
law, any person wishing to perform or undertake any development in the coastal zone tmust obtain a
CDP. “Development” is defined by Section 30106 of the Coastal Act as follows:

"Development” means, on land, in or under water, the placement or erection of any solid material or
structure; discharge or disposal of any dredged material or of any gaseous, liguid, solid, or thermal waste;
grading, removing, dredging, mining, or exctraction of any materials; change in the densisy or intensity of use of
land. . .change in the intensity of use of water, or of access thoreto. . ..

The various instances of unpermitted development at issue here, including: the placement of an
unpermitted gate and appurtenant development that blocked access to a public parking lot and
public restroom facility; the locking of public restrooms at the Temescal R_tdge Trailhead; the failure
"'to transfer the property to the City of Los Angeles or other not-for-profit entity approved by the ™™™ ™
Commission’s Executive Director, and the failure to maintain the traithead, parking lot, and public
restroom; and the change in intensity of use of the land from public park to privately held land,
clearly constitute “development” within the meaning of the above-quoted definition and therefore
are subject to the permit requirement of section 30600(z). A CDP or an amendment to the
underlying CDP was not issued to authorize the subject unpermitted development. Further, as noted
above, the development activities subject to this action are inconsistent with CDP A-381-78, as
amended. As the unpermitted development undertaken is inconsistent with the Coastal Act and a
pteviously issued permit, the criterion for issuance of a cease and desist order under Section
30810(a) of the Coastal Act are thus satisfied.
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For these reasons, ] am issuing this Notice of Intent to commence cease and desist order
proceedings. The procedures for the issuance of cease and desist orders are described in Sections

13180 through 13188 of the Commission’s tegulations. As previously mentioned, these matters may

‘be resclved in'a consensual agreement between youand the Commission. -

Notice of Violation

The Commission’s authority to record a Notice of Violation is set forth in Section 30812 of the
Coastal Act, which states the following:

(a) W henever the executive director of the commission bas deternined, based on substantial evidence, that real
property bas been developed in violation of this division, the excecutive director may cause a notification of
intention to record a notice of violation to be raailed by regular and certified mail o the owner of the real
property at issue, describing the real property, identifying the nature of the violation, nansing the owners
thereof, and stating that if the owner objects to the filing of a notice of violation, an opportunity will be given
1o the owner 1o present evidence on the issue of whether a violation bas ocourved.

In our letter dated August 3, 2016, in accordance with Coastal Act Section 30812(g), Commission
staff notified you of the potential for the recordation of a Notice of Violation against the property. I
am issuing this notice of intent to record a Notice of Violation because unpermitted development
inconsistent with the Coastal Act and CDP No. A-381-78, as amended, has been undertaken at the
property, and because of the ongoing failure to comply with the conditions of the CDP, as
amended, and the Coastal Act. 4

If you object to the recordation of a Notice of Violation in this matter and wish to present evidence
to the Commission at a public hearing on the issue of whether a violation has occurred, pursuant to
Section 30812(b) the property owner must specifically object, in writing, within 20 days of the
postmarked mailing of this notification. The objection should be sent to the attention of Heather
Johnston in the Commission’s Ventura office at the address listed on the letterhead by Mach 8,
2018. Please include the evidence you wish to present to the Commission in your written response
and identify any issues you would like us to consider. We are hopeful that we can avoid such a
contested matter and work together to address these issues amicably and incorporate any such
notice into a consensual resolution.

Administrative Civil Penalties, Civil Liability, and Exemplary Damages

Under Section 30821 of the Coastal Act, in cases involving violations of the public access provisions
of the Coastal Act, the Commission is authorized to impose administrative civil penalties by a
majority vote of the Commissioners present at a public hearing, In this case, as described above,
there are significant violations of the public access provisions of the Coastal Act; therefore the
criteria of Section 30821 have been satisfied. The penalties imposed may be in an amount of up to
$11,250, for each violation, for each day in which each violation has persisted or is persisting, for up
to five (5) years. If 2 person fails to pay an administrative penalty imposed by the Commission,
under Section 30821 (e) the Commussion may record a lien on that person’s property in the amount
of the assessed penalty. This lien shall be equal in force, effect, and priority to a judgment lien.’
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Furthermore, and as has been explained in prior correspondence, please be advised that the Coastal
Act additionally provides for the imposition of civil liability (variously described as fines, penalties,
and-damages) by the coutts for violations of the Coastal Act. Section 30820(a) provides. for civil
liability to be imposed on any petson who petforms or undertakes development without a CDP

- and/or that'is inconsistent with-any CDP ‘previouslyissued by the Commission in-an-amount-that -~ =

shall not exceed $30,000 and shall not be less than $500° for each violatton Section 30820(b)
provides-that additiondl civil liability may be imposed on any person who pelforms ot undertakes
development without a CDP and/or that is inconsistent with a CDP previously issued by the
Commission, when the person intentionally and Iknowingly performs-or undertakes such
developiment, in an amount not.less than $1, 000-and notmore than $15, OOO per day for each day in
which each violation petsists. Section 30821.6 p1ov1des that a violation of a cease and desist ordet
can result in civil fines of up to $6,000 for each day in which each-violation persists. As my staff has
previously explained, courts have held that property owners are liable for violations on their
property even if they wete not directly and actively responsible for creating the situation. Once
again, with yout cooperation, it is our hope that we may resolve these issues amicably.

Response Procedure

In accordance with Sections 13181 (a) of the Commission’s regulations, you have the opportunity to
respond to the Commission staff’s allegations as set forth in this notice of intent to commence
Cease and Desist Order and Administrative Penalty proceedings by completing the enclosed
statement of defense (“SOD”) form.

The SOD form must be directed to the attention of Heather Johnston, at the address listed below,
not later than Match 8, 2018:

California Coastal Commission

South Centtal Coast District

89 S. California Street, Suite 200
Ventura, CA 93001 v

However, should this matter be resolved via a Consent Ordet, an SOD form would not be
necessaty. In any case and in the interim, staff would be happy to accept any information you wish
to share regarding this matter and may extend deadlines for submittal of the SOD form to
specifically allow additional time to discuss terms of a Consent Ozder and to resolve this matter
amicably. Comtmission staff currently intends to schedule the heatings of the cease and desist order
and administrative penalty proceeding for the Commission’s June 2018 hearing,

Resolution

It is my understanding that there has heretofore been a continued expressed desire to develop the
ptoperty as a residential lot or be compensated by the State so as to forego this option. As my staff
has previously itetated, this stance is not practicable given the various aforementioned constraints
imposed on the property by CDP No. A-381-78, as amended, and this property cannot be
developed with private development, which would lessen the clear intent of the conditionally
approvecf CDP. However, I again note that we would like to wozk with you to resolve these issues
amicably through the Consent Order process. While requiring compliance with the Coastal Act, a
Consent Cease and Desist Order and Consent Administrative Penalty would provide you with the
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opportunity to have more input into the process and timing of addressing the violations and
mitigating for interim losses of access caused by the unpermitted development. The consent
process could potentially allow you to negotiate a penalty amount-with Commission staff in order to
fully 1esolve the molatlons snpulated in the Consent Ordels Wlthout furtheL formal legal acton.

Another benefit of Consent Orders is that in a Consent Order. ploceedmg, Commission staff will be
presenting and recomimending apptoval of an agreement between you and staff rather than
addressing the violations through a contested hearing, Alternatively, if we are not able to reach a
consensual resolution, we will need to proceed with-a unilateral order at the next available heating
and we will have to address the civil liabilities via an Administrative Penalty proceeding and possibly
through hngaﬂon.

Again, should we settle this matter, you do not need to expend the time and resources to fill out and
return the Statement of Defense form mentioned above.

If you have any questions regarding this letter or the enforcement case, please call Heather ]ohnston
at (805) 585-1800.
Sincerely,

L

John Ainsworth
Executive Director

cc:  Lisa Haage, Chief of Enforcement
Aaron McLendon, Deputy Chief of Enforcement
Alex Helperin, Senior Staff Counsel
Al Padilla, Regulatory Permit Supervisor
Andrew Willis, Southern California Enforcement Supervisor
Heather Johnston, Statewide Enforcement Analyst

Encl. Statement of Defense Form for Cease and Desist Order and Administrative Penalty
Proceeding: ’
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR, Governor

‘CALIFORNIA .COASTAL COMMISSION

45 FREMONT SUITE 2000

SAN FRANGCISCO; CA 84105-2219
VOICEAND TDD (415) 904-5200
FAX (415) 904-5400

STATEMENT OF DEFENSE FORM

DEPENDING -ON THE OUTCOME -OF FURTHER DISCUSSIONS THAT OCCUR
WITH THE .COMMISSION ‘ENFORCEMENT STAFF AFTER YOU HAVE
:COMPLETED AND RETURNED THIS. FORM, (FURTHER) ADMINISTRATIVE OR
.;LEGAL ENFORCENEENT PROCEEDINGS MAY NEVERTHELESS BE INITIATED
AGAINST. YOU. IF, THAT :OCCURS, ANY STATEMENTS THAT YOU MAKE ON
THIS ‘FORM WILL BECOME PART OF THE. ENFORCEMENT RECORD AND MAY

BE USED AGAINST YOU.

YOU MAY WISH TO CONSULT WITH OR RETAIN AN ATTORNEY BEFORE
YOU.:COMPLETE THIS FORM OR OTHERWISE CONTACT THE COMMISSION

ENFORCEMENT STAFF.

This form is accompanied by a notice of intent to initiate cease and desist order and
administrative civil penalties proceedings before the commission. This document indicates that
you are or may be responsible for or in some way involved in either a violation of the
commission's laws or a commission permit. The document summarizes what the (possible)
violation involves, who is or may be responsible for it, where and when it (may have) occurred,
and other pertinent information concerning the (possible) violation.

This form requires you to respond to the (alleged) facts contained in the document, to raise
any affirmative defenses that you believe apply, and to inform the staff of all facts that you believe
may exonerate you of any legal responsibility for the (possible) violation or may mitigate your
responsibility. This form also requires you to enclose with the completed statement of defense
form copies of all written documents, such as letters, photographs, maps, drawings, etc. and
written declarations under penalty of perjury that you want the commission to consider as part of
this enforcement hearing.

You should complete the form (please use additional pages if necessary) and return it no later than
March 8, 2018 to the Commission's enforcement staff at the following address: %

Heather Johnston

89 S. California Street
Ste 200

Ventura, CA 32001

If you have any questions, please contact Heather Johnston at (805) 585-1800.
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SOD Form

1. Facts or allegations contained in the notice of intent that you admit (with specific
reference to the paragraph number in such document):

2. Facts or allegations contained in the notice ‘of intent that you deny (with specific
reference to paragraph number in such document):

3. TFacts or allegations contained in the notice of intent of which you have no personal
knowledge (with specific reference to paragraph number in such document):
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V-5-16-0106 Wooster/Temescal Ridge
SOD Form

4. Other facts which may exonerate or mitigate your possible responsibility or otherwise
explain your relationship to the possible violation (be as specific as you can; if you have
or know of any document(s), photograph(s), map(s), letter(s), or other evidence that you

E believe is/are relevant, please identify it/them by mame, date, type, and any other
identifying information and provide the original(s) or (a) copy(ies) if you can:
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SOD Form

5. Any other.information, statement, etc. that you want to offer or make:

I

Documents, exhibits, declarations under penalty of perjury or other materials that you
have attached to this form to support your answers or that you want to be made part of
the administrative record for this enforcement proceeding (Please list in chronological
order by date, author, and title, and enclose a copy with this completed form):
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STATE CIF CALIPORKIA « NATUR AL RESCGURCES AGENCY ROMUND G BROWN; JR., GoviRNeh

CALIFORNIA COASTAL COMMISSION

45 PREMONT Sraeey, SUITE 2000
BAN PRANCISUO, 4 ¥4105-2218
VOICE {418] 5045300

FAX {415} 904- 5400

TOD 413) 5973985

Via REGULAR AND ELECTRONIC MAIL
December 12, 2018

Adam Rossman

449 §, Beverly Drive
Suite 210

Beverly Hills, CA 90212

Wooster LLC

¢/o Henry Levy

810 Cord Circle

Beverly Hills, CA 90048

Dear Mr. Levy;

Thank you for your correspondence to Commission staff - received electronically on December 9%
and dated November 29%, We appreciate your response to our letter dated November 21, and are
heartened by your willingness to meet with staff and other relevant parties to try to craft a mutually
acceptable resolution of this important Coastal Act violation. To ensure that communications and
negotiations are addressed to the appropriate party, staff asks that you please clarify whether you are
still represented by Mr. Rossman. Additionally, you allege both that Commission staff has admitted
that it somehow erred in this process, and that you contacted a staff person at the Coastal
Commission who “assured us they had no record of the property in question....” No mistake has
been made by the Commission; the ongoing obligations to comply with the coastal development
permit are clear — this facility is required to be mainmined in perpetuity for use by the public and
currently it is not. Further, staff has reviewed our records and can find reference to neither
conversation; we would welcome additional information, including the names of the staffers and the
dates you spoke with them, to help clarify this sitvation.

In vour letter, in an apparent attempt to demonstrate that there is ot an ongoing Coastal Act
violation oa the property at 16701 Via La Costa, you assert that the facility was closed for only oné
day, As you are aware, in addition to the locked gate that was installed ro preclude access to the
facility, one of the bathrooms has been locked since vou took ownership of the property and
remains permanently unavailable to the public. Furthermore, as staff has explained on multple
occastons, physically barring entratice to the facility is only a pottion of the ourstanding Coastal Act
violation. Special Condition 2(d) of Amendment 11 to Coastal Development Permit (“CDP”) A-
381-78 requires ongoing maintenance of the restroom, parking lot, and traithead. Failure to maintain
the traithead and facilities is a continuing violation of CDP A-381-78, as amended, and Commission
staff coatinues to receive calls from the public regarding the filth of the one open restroom, graffiti,
and trash strewn across the property. This is not enly an ongoing violation of the Coastal Act but is
rapidly becoming a public nuisance.
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While staff is enthusfastic; nbout the prospect of mcmng with youto'work towards & r&solumon of
this matter, in.Jight of previous comuunication isshes it would perhaps make sense'to first schedule
a phone call to begin the process. As you are aware, staff had been working with your cmmscl Mr.
Rossman, for over two months on a potential resolution of this case, when, upon sending a;dmtt
consent cease and desist order to Mr, Rossman on May 8,2018for review, we received an email from.
your associate Mr, Kalaf threatening to close the entire famhtv and sue the Commission. While.
surptised by this dramatic shift in tenor, staff continued to reach out to try to-ascertain what
particular element or aspect of the draft order had caused such rancor. By letter dated May 1’1 2018
and by phone on May 25", staff 6ffered to walk through the draft proposal with your counsc:l $Oas
to identify ateas of concern for you. Neither you nor your counsel responded to these entreaties, nor
to a follow up letter dated August 29, 2018 which again qought to try to move forward amicably. In.
fact, your letter received December 9, 2018 is the first rcsponswc: corfespondence staff has received.
Therefore, in advance of a group meeting with Commission staff and Los Angeles City and. County .
officials, we suggest 2 phone call with Commission staff in which we can iron out communication
 difficulties and make sure e are on the same page with respect to your past interactions with
Commigsion staff and Wooster LLC's ongoing obligations with respect to 16701 Via La Costa. Such
2 conversation will ensure 2 meeting of the minds with respect to facts related o the. Coaatal
Commission and the prior ¢oastal dmeiopment permits, and will provide a suitable vantage pomt
from which to meet with other relevant parties. As such, please provide us withr dates, times] and
preferred contact information for this call with Commission staff, after which we would be ! happy to
coordinate a large group meeting of relevant parties. : .3

Again, thank you for your responsé and for your continued attention to this matter, I look. torward
to hearing from you regarding. times for a phmm convucamon.

Sincerely,

ce: Lisa Haage, Chief of Enforcement
Aaron McLendon, Dcpuw Chief of Enforcement
Alex Helperin, Senior Staff Counsel '
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loarly wisible on the property; and have been there gince 1994, 2) there are signs locsted on Via La
Costa directing the public to the propetky for pad irsgr £ access the trsilbead, in addition to public
access signs on the Trilhead Property itself and 3 the City of Los Anpeles was mairitaining te
facilifics incheding the public restrooms untl Weoster actifed themn that they should desist sites
Wonater took ownership. Tn your lestes you weer that “lolowernment agendcies sell property all the
time, 5o the fact that there wese bathrootos and a parking lot op the propesty was notmesningfal”
While property owned by some povernmenta) eatitics mey be sold on ateazion, this property wis
clearly an active public parking lot and restzoom facility that was being used and mointained by the -
City, and cleasly gaee Wooster actual netiee thar fhis wag not an undeveloped or shandoned |
propesty or one with ne velevant historg, and as such, that due dligence, including butaet
necessarily hmited to 2 title search for restrictinng, should be done priot to purchase. As discussed
ahove, the COF and areadane restricdons wonld hase been dlaar to Wooster bad they propetly

investigsterd the peoperty prior to sde,

Tnr your Jerter you lay oot the seeps that you claim Wouster did take prior to purchasing the propetty:
You state thar you bave 2 “Ciry of Los Angeles, Ciry Pluining and Building & Safety” lettes dated
1,10/ 2014, which you cadm states that the propery is 4 “buildable lot” Bren i you do have such a
Tetuer, Constal Commission permit snd regulitory authority I separate snd spatt from City of Los
Angeles (“Chy™) permits and zoning regulations, and sa ndication from fh City that the propety
“Buildable” kas mo bearing on Cosstal Act requiterents pertaining to that propetty, nor doeé of
cold such & letter amend a Cozstal Commission-isued pemmit. You additinnally indigate that you
spoke with an office techufchuy at the Coastal Commission’s Ventura office whi divected you to the
Long Beach office and that “an individest™ at the Commission’s Long Beach office informed you
et you wonld need to submit 2 staadasd building ap plication for Commission review should you
wish te buitd. Fven assaming that this conversation veearred fust 25 you ndicated, this o
conversation, in which staff conveyed geooral information on how to enter inte the cosstal
development penmit process, did not and does not cortify the propedy as free from encumbrances
o pestrictions under the Codstal Act ~ somuething only a xeview of appliceble permits copld
aceomaplish. Tn fect, Comsmission records indicate that repressmtatives of Wooster did rot acrdally
request B0 view existing pesmit Bles relating to the propeay antil August of 2016, ar which toe
Comrnissing seaff provided the requested perait information atached ro = Notice of Violation Jetter
dated Sugust 3, 2086, Inguiting geaerally shont how to get permission to build on coastal propesty
is a vastly differant nnderaking from acmally researching the p ermit history 2od attendsat
conditions and eneustbrances affectiag a specific parcel of real property ~4 difference that snyonc
inn the business of developing property should be well versed in. Morcover, the fact you called
indicaces thar you wote aware of the Constal Act and potntidl penmit issues, and the information
provided by che Comprssion office feclumcin, SE it had ang offest, witg 0 §w1.ghtcn the aumeeness of
the need for 2 Coastal Development Permit fixe sy actions pertaining o the property-

Yo fisrsher et in your comespondence thae both the Coutry sud the Coastal Cuamrdssinn has
raude a misrake with respeer to this propesty, and as 2 result of this case, “[c]hanged their waylof
doirgr business.” T cait assure you no mistake by Commisston steff has breest funnd, and that this ease
has not in foct procipitated a change in practces. It s possible that you arc alleging Comenission
crror hecause e staffer answering the phone did oot respond to your genersl nquiry with a detailed
deseription of 2l perit encumbrances on the property, but again, this is the type of infarmation
that reguires specific information about the propesty in question and that someone look for relevint
permits and restsicrions, just the ype of information gathering to be doae by someone seelsing to
develop s prOpeIty.

I
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Wooster LLC - Temescal Ridge Traithead; March 4, 2019

Masiover, even i there had betn & putpocted mistake on bebalf of an unselated entity, it would not
syullify the permit conditions on the property. You further sllege that the County has now doubly
erred by “refonding” the purchase pricc.of the propesty to sameone claniing to be Bdward Mille
(of Headlands Properties Associates, hereinafrer “FIPA™). To larify, after the sale of the Traithead
Property at tax anction, HPA {the entity thar had record title to the property priog to the foreclosure,
and which had defaulted on the property taxes) fled sn Bxcess Proceeds claim with the Los Angeles
Couney Tressurer and T Collecror, and recerved $333 114.65 from the sale—the value of the-
property at this sals, Jess back raxes. This is both law and standsrd practice after 2 tax sale ared s
not, in fick, done in error, nor was.itintended o be 2 refund of the sale price for e purchase.

Adidronaly, you st that you were aever provided with keys or funds for maintenames of thé
public amenites required by the perait, nop were you reimbursed for the “one or bwo™ oecsions oo
which Jt was cleaned (ia over twe years). These chims have oo bearing on the fact that e property
is encumsbered, and in fact it is for this specific reason that the Commission CDP zequited that the
Teaithead Poopert
shat public facilities ars muintained by the public as requited by the: ermit, Tmstead, beve, beoduse of
your ewnership and (mjaction, the public has been dipded vse of fheilives that had beea maintained
for and esed by the public for & decade, which s inconsistent with the CDP, as amended. '

v be held by a govemnmentsl agency ot 40 approved not-for-profit entity, to tsuse

s

Finally, in several parts of your letter, you intitnate (hat Commission staff has been anwilling to wotk
writh you 1o ry to resolie this master, Op the contrary, we have been sttemplitg to peach oul 16 o
and vour represeatstives sepeatedly, in #a effort to resolve this mattes, Gver mmy tacnths. For
exatreple, T was in reypilar comuunication with your previous counsel, Adam Rossromn, uatil, upon
sending bim a duaft seitlement offer in April of 2018, yor sent me a sameivhat confusing leteer
threstening to “close the plice™ Despite this response, staff contioued to reach outt your counsel
in a0 effort o discuss the watter and explore the possibiliey of finding 2 mutually acceptable solution
tos this Coastal Act wiolation. By letrers and phone calls dated May 117, May 25%, and August 20
Comuission staff pffered to walk through the deaft scidlement with ¥r. Rossman to-aliow him to
idertify arens of concern to Wooster 56 45 to be abli o work through them. It was not until
Decrmbet 9%, 2008, that we actally heard from yog, in the form ofa letter that, in sddition to
containing a mamber of factual naccurncles, expressed intercsted in meeting to discuss the case. On
December 12%, staff responded o writing, {given the difficulties staff had previously had in
communicating with you] suggesting 2 phone call prior toan fr-person meeting to help won onr
these differsics, but we again hessd nothing from you watil your fanuary 18 2019 leter. While we
are pleased to have heard from you and are bappy to meet znd discuss this matter, we wanted to

wote that T have provdded my dinget dinl and anmil address ona mamber of aeesstons, ard heve
reached out 3 multitude of times to oy to discass the case with you and/or your counsel, and so it
showld be clesr thar we haee been mone then willing ¢o listen and speak with you sbout this sutier
oreer the last yeus

Mowing forward, in order to resolve this importane Comstal Act violution that is having ongping
impacts to public access and recreation, Wooster neads 1o transfer the Frilbead Propesty to the Gty
of Los Angeles ar otherwise effectuate complinnce with CDP A-381-78, as amended. Whichever of
the aforementioned options you choose, Comission staff is ready and weilling to work with yo in
ceafting & Consene Ceise and Dasist and Adminisieative Penalty Order thet will seflect the elected
resolation, a well ns addressing civil Habilities. Tn ebiher case, please contact staff to discuss
sesolufion one pou have foond new soungel. We agein aote thae this viclation has dragzed onfor

e
3
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Weooster LLC - Temescal Ridge Trailhead; March £, 2019

many months and is having an ougoing advéerse impact npon public secess and s #n ongoing
vislation of the permit for this propesty, and of the Coastal Ace. We need to move quickly to
resoive this matter and ane exploging ali possible options to do so. Thank you for your contimzes
abtendion to this mattet - we look forward to working with you to immedistely restore public access
ter this Impostant soea. " '

Sincerely,
=l
e
T e
& . et

Heather Johnston

o Lisa Flaape, Chiclof Eoforcement
Azzon Meleodon, Deputy Chisf of Endonnent
Adex Flelpesia, Sanior Staff Conmsel
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STATE OF CALIFORNIA— CALIFORNIA NATURAL RESOURCES AGENCY . GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COAST DISTRICT OFFICE
89 SOUTH CALIFORNIA STREET, SUITE 200
VENTURA, CA 93001-2801

VOQICE (805) 585-1800

FAX (805) 641-1732

WWW.COASTAL.CA.GOV

VIA ELECTRONIC AND REGULAR MAIL

December 5, 2019

1205-1207 Wooster Street LLC
Attn: Mr. Kalaf & Mr. Levy
810 Cord Circle

Beverly Hills, CA 90048

henrilevy@aol.com

Dear Messers Kalaf and Levy:

The purpose of this letter is to again attempt to open a dialogue with you regarding ongoing
Coastal Act violations relating to the property at 16701 Via La Costa Drive, in the Pacific
Palisades portion of Los Angeles (the “Trailhead Property™). It has now been nearly a year since
you have responded to correspondence from Commission staff; your last communication dated
January 9, 2019, indicated that you were in the process of looking to obtain new counsel for this
matter. By phone on January 18" and via letter dated March 4™ 2019, staff deferred to your
stated need for new counsel and requested that you contact us as soon as you had engaged new
counsel. In this letter staff additionally responded to assertions raised in you January 9%
correspondence; assuring you that the restrictions on use of the Trailhead Property imposed by
coastal development permit A-381-78, as amended, do in fact persist and apply to you as current
owner of the Trailhead Property. In addition, to also respond to assertions you made regarding
the pending enforcement matter, staff provided you with preliminary information regarding the
specific manner(s) by which you could resolve these violations.

As staff had not received a response from you, staff sent an additional letter on August 28, 2019.
In this letter, staff reiterated willingness to meet with you and work with you in a collaborative
manner to resolve this significant Coastal Act violation and again requested that you contact us
in furtherance thereof. As of the date of this communication, staff has received no response from
you to either of these letters. Because this Coastal Act violation continues daily to have
significant negative impacts to public access and recreation, this matter needs to be addressed
expeditiously. Please contact me as soon as possible to discuss resolution of the Coastal Act
violations on the Trailhead Property. Further, because this violation involves public access,
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1205-1207 Wooster Street LLC
December 5, 2019

Commission staff will be recommending that the Commission impose an administrative civil
penalty against you pursuant to Section 30821 of the Coastal Act.

At this juncture, staff is preparing to proceed to a hearing before the Coastal Commission in
February, 2020, to resolve these significant violations. If you wish to resolve this matter
amicably please contact staff immediately. Again, since you have not responded to our letters in
the last year and do not appear willing to resolve this matter amicably, we will be proceeding
with a unilateral action against you at the February hearing. Thank you for your continued
attention to this important enforcement case, I look forward to hearing from you.

Sincerely,

Heather Johnston

cc: Aaron McLendon, Deputy Chief of Enforcement
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MAILTAXSTATEMENYTO '

v L.A. Dept. Recreat on & Pa
7200 N, Main Street

1200 City Hall East.

< Los Angeles, ca 90012
. VQ—(EN RECORDED MAIL TO

N

MNomsp

Los Angeles Dept OFf e s
ﬂ;; Recreation & Parks
cy . 1200 City Hall East
B LLgo North Main Street.

s Angeles, California 90

- . RECORDERS USE ONLY
ORDER NO

cscrow o, o | GRANT DEED 4 (P@RTNERSHIP)

The undersigned grantor(s) declarels) : e -

Documentary transfer tax is S—.~—-_.__ .

{ ) Computed on full value of property conveyed, or

() Computed on full value less value of liens and encumbrances remamlng at time of sale.

(' } Unincorporated area { ) City of
. Tex Parcel No.

FORAVALUABLECONQDERANON recelpt of whlch is hereb

HEADLAND PROPERTIES ASSOCIATES

hereby GRANTS to the Clty of;Lo
"?.and Parks

M acknowledged
A CALIFORNIA LIMITED PARTNERSHIP
Angeles Department of Recreatlon'

P

T the real property in the County ofﬁwe_le_h__ State of Callforma dESC”b?d ast

Parcel No. l;

Lot 77 Tract -32184 as. per the map of said Tract filed in
Book 1182, Pages 20'through 27 inclusive, of Maps in the
Offlcral Records of thé' County’ of Los Angeles, State of” ‘California”

Parcel No. 2

An easement for pedestrlans and bicycle trail purposes over o

the real property described on Exhibit "A" attached ‘hereto and
incorporated herein by thls reference

HEADLAND PROPERTIES ASSOCIATES, A
California Limited Partnership

By: HEADLAND DEVELOPMENT CORPORATION, _;
A California Corporation o

i Its; General -Partner
f»,

<

Dated: LebruUary 16, 1994 By: w- //Q/(,/%;(ZZ:’J; .

W. Charles Chastain, Vice President
COUNTY OF Los_ BAngeles o ) :
OnFebruary lé g 19 94 Brett LaShelle, Assistant Secretary
before me, the undersigned, 2 Notary Public in and for said
County and State, personally appeared

\ W. Ctapies CHs <t4 747
B  Beet+ g Spe &

Notary Seal
QFFIGIAL NOTARY SEAL
NAOMI H. MEADOWS
Notry Publlc - California
LOS ANGELES COUNTY
My Comm. Expiros AUG 25,1995

MM 2 G e o o o o e o

e

of the partners of the partnership

-~ that executed the within instrument, and acxnowledged to
me that su* § partnership executed the same, .
WITNESS my hand and official seal.

_1;744ﬁn41 Q§/627€_4éé§5L~

Noléfy Public in and for said County and State.

®xnown to me to be

FD-13 8’”‘“ MAIL TAX STATEMENT AS DIRECTED ABOVE
EXhI}E)It §



E'“EL-?D e

. qu'erhment Claifns Prograrn
~JAN 13 2021
RECEIVED ‘ -
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Office of Risk and Insurance Management
Government Claims Program

P.O. Box 989052, MS414

West Sacramento, CA 95798-9052
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FI'ATE OF CALIFORNIA DEPARTMENT ‘OF:GENERAL SERVICES:
OVERNMENT CLAIM OFFICE OF RISKAND INSURANCE MANAGEMENT

GS ORIM 006 (Rev. 06/19)

OFS THE CLAIMINVOLVE A STATE VEHICLE? "~ VEHICLE | jowti] - STATE DRIVER NAVE (f known)

HPS A CLAIM BEEN FILEDWITH YOUR INSURANCE GARRIER?  |INSURANCE CARRIERNAME  |INSURANGE CLAIM.NUMBER

C [Oves W No - L

HRVE YOU RECEVEDAN INSURANCE PAYMENT FOR THIS DAMAGE ORINJURY? | AMOUNT RECEIVED (it any) AMOUNT OF DEDUCTIBLE(H any)
[es E No '

[ d eclarevunde “penalty of perjury under the laws of the State of Cahfomlathat all the mformatlo : have provnded IS true and correct to
t € best of myinforationand belief. | further understand that if | have provided mformatlon thatisfalse, intenticnally incomplete, or
Isleading | maybe charged with a felorly punishable by-up to four yearsinstate prison. andlora fine of up'te.$10,000 (PenalCode
section72),

SIGNATURE -

DATE

11/09/2020

¢ Include a check-or moneyorderfor$25, payable to the State of Califoria.
» $25filing feeisnot required for amendments to existing claims.
+ Confirmallsectionsrelating to this claim are’complete and the form is signed..
» Attachcopiesofany: documentatlon that sup portsyourclaim. Do notsubmit orlglnals

'Mau the claim’formidnd all attachrents to: Claim forms-can also, be delivered to:
Office of Riskand Insurance Management: Office of Risk.gnd Insurance Management’
Government Claims. Program Govemment Claims Program
P.0.Box 989052, MS414 707 3rd Street, 1st Floor
West Sacramento,CA 95798-9052 West Sacranento,CA 95605

1:800:955-0045

...|

his.notice is provided pursuantto the Informatlon Practices:Act of 1977, California Civil Code: Sectlons1798 17&1798.24and the Federal, -
Pfi lvacy Act (Public Law93-579).

T e Departmenit of General Services(DGS),Office of Risk and insurance Mariagement (ORIM),is requesting the information specified on this
farm pursuant to Goverriment Code Section 905. 2(c).

T le pilncipal purposefor requesting this datalis-fo process claims against the state The information provided wﬂllmay bedisclosedtoa persen;or
t another agencywhere thetransferis. necessary forthe transferee-agency toperformits coristitutional or statutory duties,and the use is

egmpatible with. a purpose for which the'information was collected and theuse or transferis accountedforin accordance withiCalifornia €ivilCode
‘Sgetion 1798.25.

Individ‘uals should not provide: personal information that is not requested.

The submission of allinformation requested.is'mandatory uriless otherwisenoted. If you failto provide the: mformatlon requestedtoDGS, orifthe:
infermation providedis: deemedincomplete orunréadable, this:may resultin a delay in processing.

ppartment-Privacy Pol liey
lLe infarmation collected’ by'DGS s subject tothelimitations in the” lnformatlon Practices Actof 1977&and statepolicy (see State Admmlstratlve
nuat 5310-5310.7). For moreinformation’on howwe-care foryourpersonallnformatlon please readthe DGS anacyPohcy

3"*0

tcass to Your Information

RIM is responsible: for maintaining collected records and retaining themfor 5 years. Youhave 4 right fo access records contairiing personal
formation.maintained by the state entity. To request access,contact:

EOZD

BSORIM

ililic: Records: Officer

707 3"4St, West Sacramonto,CA 95608
(916) 376-5300

'UU

Page2of2 -
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Exhibit 38

~

FACTS OF THE CLAIM

According to the public record, Headland Properties Associates LLC (“HPA-LLC”)
purported to obtain title to the property located at 16701 Via La Costa, Pacific Palisades, CA
90272 (the “Property”) via grant deed in 2010, from a developer of the Property called “Headland
Properties Associates a California limited partnership” (“HPA-LP”) (“the HPA to HPA grant
deed”). (Exhibit 1)

On October 22, 2013, Claimant Henri Levy (“Levy”) purchased the property at a Los
Angeles County (“the County”) tax-defaulted real property auction (“the Auction”) for
$350,000.00. The “Tax Deed To Purchaser of Tax-Defaulted Property” was recorded with the
Los Angeles County Recorder’s Office on December 17, 2013 as instrument number
20131775032 (“the Tax Deed”). (Exhibit 2). About one month later, on or about January 14,
2014, Levy transferred to the property to his limited liability company known as “1205-1207
Wooster Street, LLC.” (Exhibit 3)

According to the California Coastal Commission (“CCC”) some time after the Auction,
HPA LLC, filed an Excess Proceeds claim with the Los Angeles County Treasurer and Tax
Collector and received $333,114.56 from the Auction which was the purported value of the
property, less back taxes

In or about July 2016, Levy/Wooster agreed to sell the Property to a third party buyer for
$1,300,000.00. In the midst of this sale, Levy/Wooster were contacted by the CCC. On August
3, 2016, the CCC issued a “Notice of Violation of the California Coastal Act” to Wooster.
(Exhibit 4) In this notice, the CCC, by and through “Jordan Sanchez Enforcement Officer” told
Wooster that the Property was subject to the jurisdiction of CCC. Mr. Sanchez also stated in that
letter that Coastal Development Permit “A-381-78" (“the Permit™) was violated as a result of
Levy/Wooster’s “unpermitted development” which consisted of the installation of a gate placed
on the property, and the locking of restrooms on the Property.

By letter dated September 23, 2016, Mr. Sanchez added a new violation and now stated
that pursuant to the Permit, the Property was “required to be transferred to a public or non-
profit agency” and that “until the Property is transferred to a public or non-profit agency”
Wooster would be liable for daily fines of up to $11,250 per day. The CCC letter concluded by
stating “failure to transfer the property to a public or non-profit agency acceptable to
the...Coastal Commission constitutes a violation of the Coastal Act” and that
“penalties...will continue to accrue until the issue at hand is resolved.” (Exhibit 5)

By letter dated March 15, 2017, Mr. Sanchez stated that “It is our understanding that the
City of Los Angeles operated and maintained the public restroom and parking lot as the Permit



required for 17 years.” In this letter, Mr. Sanchez stated that as a result of Wooster’s actions, the
Property “remains privatized, constituting a continuing violation of the Coastal Act as long as
Wooster refused to transfer the Property to a public or non-profit agency approved by CCC.
(Exhibit 6)

In a letter dated February 15, 2018, the CCC by and through “John Ainsworth, Chief of
Enforcement” again demanded the Property be transferred to a public or non-public agency and
that failure to so transfer constituted a Coastal Act violation. (Exhibit 7)

In a letter dated December 12, 2018 to Levy, the CCC by and through “Heather Johnston,
Chief of Enforcement” stated “No mistake has been made by the Commission; the ongoing
obligations to comply with the coastal development permit are clear...” (Exhibit 8) In a letter
dated March 4, 2019 Ms. Johnston wrote “I can assure you no mistake by Commission staff has
been found...” (Exhibit 9) That letter also stated: “after the sale of the Trailhead Property at tax
auction, HPA (the entity that had record title to the property prior to the foreclosure, and which
had defaulted on the property taxes) filed an Excess Proceeds claim with the Los Angeles County
Treasurer and Tax Collector and received $333,114.56 from the sale — the value of the property
at this sale, less back taxes. This is both law and standard practice after a tax sale and was not, ini
fact, done in error...” The letter ended by once again demanding that Wooster transfer the
Property “to the City of Los Angeles...” By letter dated December 5, 2019, Ms. Johnston wrote
to Mr. Levy and stated: “the restrictions...imposed by ...[the Permit]...do in fact persist and apply
to you as current owner of [the Proerty]. (Exhibit 10)

In September 2020, Claimant discovered for the first time, the existence of an actual
orant deed that it had never before seen nor knew about; this newly discovered grant deed
was never recorded and was concealed by the City and the CCC from public view: the
grant deed purports to show HPA-LP transferring title to the Property to “the City of Los
Angeles Department of Recreation and Parks” (“the City grant deed”). (See Exhibit 11)
Thus, according to the City grant deed, the transfer of the Property to the City of Los
Angeles (“the City”) occurred on February 16, 1994 — 22 years prior to CCC’s incessant
demands that Levy/Wooster transfer that exact same property, also to the City.

Furthermore, during this intervening 22 year period, the City never transferred the
Property to anyone nor did they, nor the County, State, CCC, ever record any document that
would notify potential purchases of the existence of the City grant deed. Despite the existence of
the City grant deed, the CCC continued to act as if it never existed as evidenced by their letters
set forth above: 9/23/16 CCC demands the Property “be transferred to a public or non-profit
agency”; 3/15/17 CCC states violations exist “as long as Wooster refused to transfer the Property
to a public or non-profit agency; 2/15/18 CCC demands the Property be transferred to a public or
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non-public agency; 12/12/18 CCC states “No mistake has been made by the Commission”;
3/4/19 CCC states “I can assure you no mistake by Comumission staff has been found...”; 12/5/19
CCC states “the restrictions...imposed by ...[the Permit]...do in fact persist and apply to you as
current owner of [the Property].” So not only did the CCC not disclose the existence of the city
grant deed, it repeated wholly misleading statements over a period of years, that would lead any
reasonable observer to believe no such deed existed.

Despite the opportunity over a period of more than 20 years to truthfully disclose to the
public (by recording the appropriate document) and Levy/Wooster of the actual facts concerning
the Property and the existence of the city grant deed, the CCC saw no need to even acknowledge
its existence or to disclose it to the public, and instead continued with its bizarre charade in
demanding Levy/Wooster do what HPA-LP had already done: execute a grant deed to the City.

Despite the existence of the City grant deed, neither the City of Los Angeles, County of
Los Angeles nor State of California, by and through the CCC ever took any action to object or
question the validity of the HPA-HPA grant deed that executed some sixteen years after the
known existence of the City grant deed. Instead, all of these governmental entities chose to stay
silent and to affirmatively conceal, the City grant deed’s existence.

If what the CCC contends in its assorted notices of violations sent to Wooster is true, the
Property is tax exempt and the Auction never should have taken place and Levy never should
have been permitted to buy the Property. Furthermore, the City, County, State and CCC were all
on notice that an unsuspecting person like Levy could buy the property at the Auction having
absolutely no knowledge of the City grant deed — because the exact same thing had previously
happened to another unsuspecting buyer: Several years prior to the Auction, the County had
held a tax default auction on the same property. It was subsequently brought to the County’s
attention that the auction was improper (because the property was tax exempt and no taxes were
owed) and the auction sale was rescinded and the successful bidder was refunded the purchase
price (“the rescinded auction”).

Notwithstanding the rescinded auction, neither the City, County, State or CCC ever took
any remedial or corrective action (e.g. like recording the City grant deed or another notice) to
insure yet another unsuspecting bidder (like Levy) did not also bid on the Property and end up
buying the property that never should have been placed up for auction in the first place. Had
Levy known of the facts as asserted by the CCC in its assorted notices of violations or had it
known of the City grant deed, he never would have bid at the Auction and taken title to the
Property. Levy and Wooster file this claim at this time because the existence of the City grant
deed was only just discovered in September 2020 when the CCC sent it to Levy’s counsel.
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DAMAGES AS RESULT OF THE CITY, COUNTY, STATE, CCC

NEGLIGENCE AND FRAUD

Because of the failure by the City, County, State and CCC to properly record any
documents that would put prospective purchasers on notice of the assorted restrictions on the
Property that allegedly prohibit sale or development of the Property and the failure to record the
City grant deed, and because of the Auction itself, Claimants should be deemed to hold title free
and clear of any such restrictions alleged by the CCC in their assorted notices of violations.

Furthermore, and wholly apart from the title issues and failure of the parties to record
proper notices concerning the Property’s restrictions and the existence of City grant deed, if it is
determined the restrictions claimed by the CCC are valid and enforceable, then Claimant Levy
will have bid and paid for the Property and his company (Wooster) will be stuck with a property
that never should have been placed up for auction, and for which the CCC is demanding the
property be transferred for free, to the City. The CCC interfered with the Property’s sale and has
refused to allow Wooster to sell or develop the property or to do anything with the property
except execute a grant deed of the Property to the City for exactly zero consideration. As a result
of this entire fiasco and the combined negligent and fraudulent acts of the City, County, State and
CCC, Claimants have been damaged in the amount of $2 million dollars, which includes loss of
the purchase price, loss of profits on the planned sale of the Property, loss of rental or other
income that could have been generated by the property, plus interest.
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RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

HEADLAND PROPERTIES ASSOCIATES, LLC
11726 San Vicente Boulevard, Suite 235
Los Angeles, California 90049

GRANT DEED

i . TRARSFER TAX
The undersigned grantor declares: TAPUBCRE Gﬁ‘mﬁﬁ

Documentary transfer tax shown by unrecorded separate affidavit pursuant to R&T Code §11932

{ ) computed on full value of property conveyed, or

( ) computed on full value, less value of liens and encumbrances remaining at time of sale

X a%y 0‘7‘2 4284«7,545

FOR VALUE RECEIVED, HEADLAND PROPERTIES ASSOCIATES, A CALIFORNIA
LIMITED PARTNERSHIP ("Grantor"), grants to HEADLAND PROPERTIES ASSOCIATES,
LLC. a California limited liability company ("Grantee"), all that certain real property (the
“Property") situated in the County of Los Angeles, State of California, described on Exhibit A ~
attached hereto and by this reference incorporated herein.

THE PROPERTY IS CONVEYED TO GRANTEE SUBJECT TO:

(a) All liens, encumbrances, easements, covenants, conditions and restrictions of record,
including any matters shown on any subdivision or parcel map affecting the Property;

(b) All exceptions appearing in a certain policy of title insurance for the Property issued to
the Grantee as of the date hereof;

(¢) All matters which would be revealed or disclosed in an accurate survey of the Property;

(d) All matters which would be revealed or disclosed by a physical inspection of the
Property; ‘

(e) Interests of tenants in possession;

(f) Liens for taxes for real property and personal property. and any general or special
assessments against the Property; and

(g) Zoning ordinances and regulations and any other laws. ordinances, or governmental
regulations restricting or regulating the use, occupancy or enjoyment of the Property.

!
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Order; 00088655

IN WITNESS WHEREOF, Grantor has executed this Grant Deed effective as of the date it

is recorded in the Official Records of Los Angeles County.

HEADLAND PROPERTIES ASSOCIATES,
A CALIFORNIA LIMITED PARTNERSHIP

By: Headland-Pacific Palisades, LLC,
a California limited liability company
Sole General Partner

By: Metropolitan Life Insurance Compaay,
a New York corporation

Managing Member

o O@M foe

Title:
State of California
County of Los Angeles

vARY PUBL/C
On Februar i; 2010, pefore me, WM S‘( W C/ Al , personally

appeared m D )~ wHe proved to me on the basis of satisfactory

evidence to be the person whose name is subscribed to the within instrument, and acknowledged
to me that he/she executed the same in his/her authorized capacity, and that by his/her signature
on the instrument the person, or the entity upon behalf of which the petson acted, executed the

instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signaturej‘w \)2/ ) M

o W W o o ST PR
DIANA K. DANTIC !
Commission # 1852480  §
Hotery Public - California
Los Angsm Caunty e
. Explres Jun 21, 2013 *\
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State ot California

County of Lﬁ% ’AWW\{“QM | -

Onfw7 X,OLQ before me, W\’*\ \’( MC{ Nﬁm P(m

Here Tnsart Nama and Titla of the Cfficel

personally appeared Jbﬁvvv \D v\k/

Neme(s) af Signeris)

ST

who proved ta me on the basis of satisfactory evidence to
be the person(s) whose name(s) Is/are subscribed to the
within instrument and acknowledged fo me that
he/shefthey executed the same in histherftheir authorized
capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

DIANA K, DANTIC
Commission & 1852480 &
Hotary Public - California 3
Los Angeles County

| certity under PENALTY OF PERJURY under the laws
of the State of California that the foregaing paragraph 1s
true and correct.

WITNESS my hand and of@l\al seal -

) Signature JaA)

"

Place Notary Seat Abave Signalure of Notary Putiic

OPTIONAL

Though the informatton below fs not required by law, it may prove valuable o parsons relying on the document
and could prevent fraudulent removal and reattachment of this form to another documsent

Description of Attached Document

Title or Type of Document

Document Date' Number of Pag

Signer(s) Other Than Named Above

Capacity(ies) Claimed by Signer(s)

igner's Name*
[ Individual

O Corporate Offlcer — Title(s)
O Partner — [0 Limited LI General
0O Attorney in Fact

Signer's Name:
O Individual

[ Corporate Officer — Title(s):
(I Partner — (3 Limited T2 General
O Attorney in Fact
O
O
[

HUMBPHI

Hl(%;I‘THUMBFH ;
Top of thumb hre |

l.g.FSIGNER it
Top of thumb hery

Trustee L] Trustee .
Guardian or Conservator, {0 Guardian or Conservator
Other O Other

-~

Signer [s an:_____ Signer Is Representing'____

Exhibit 38
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NOTICE OF ACCEPTANCE

The real property conveyed by the attached Grant Deed is hereby accepted by Grantee.

HEADLAND PROPERTIES ASSOCIATES, LLC,
a California limited liability company

N Py
S ol 20 fea
Its /7l § LA

State of California
County of m% o) | ,
t
On February g%, 2010, before me, (fﬁmgg—é ﬁgl[gul@a’fa%[%bge‘r)onaﬂy
appeared 22243,;1{@& Tobs nilles , proved to me on the basis of satisfactory

evidence to be the person whose name is subscribed to the within instrument, and hcknowledged '/
to me that he/she executed the same in his/her authorized capacity, and that by his/her signature
on the instrument the person, or the entity upon behalf of which the person acted, exccuted the
instrument, .

foregoing paragraph is true and correct.

ofﬁcial seal,

<7

WITNESS my

Signature {Seal) e Aug K
. Expires Aug 24, 2013
/ - g

1

l

1
Exhibit 38 .
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CALIFORNIA ALL-PURPOSE
CERTIFICATE OF ACKNOWLEDGMENT

« =TT T e T L [

' State of California

County of /ég; ﬁ/g/ﬁ&?ﬁj

On @2’//7' /;ZU/Q before me. /{,Zﬂ:%z/ _
7 7 {Here insert name and utle of the offiver)
" personally appeared EAZ’UJMJ WAy / 24 .

whao proved to me on the basis of satisfactory evidence to be the person(#) whose name(s} is/are subscribed to
the within instrument and acknowledged to me that he/shre/they executed the same his/ker/thetr authorized
capacitytiss), and that by his/her/their signature(e} on the instrument the person(et or the entity upon behalf of
which the person(s¥acted, executed the instrument.

fadobily (Birvid &‘}dﬁﬁl publec) .

' | certify under PENALTY OF PERJURY under the laws of the State of California that the foregong paragraph

o is true and correct.

. WITNESS my 1 official seal.

ELMA FAOHILI BARROW &
Commission & 1862679
Notary Public - Callfornia
Los Angeles County

{Notary Seal\j

ADDITIONAL OPTIONAL INFORMATION

J DESCRIPTION OF THE ATTACHED DOCUMENT

Qu:}‘cwﬂ /{SQ&CL

7 (Tatle or descrption of attached document)

. ———r——

{Title or description of attached dacument continued)

Number of Pages Document Date

lAJ:ﬁf\cn Wt imation)

' CAPACITY CLAIMED BY THE SIGNER
O individual {s)
O Corporate Officer

{Title}
Partner(s)
Attorney-in-Fact
Trustee(s)

Other

ogooo

== P L L

- TS

2008 Versian CAPA vI2 1007 800-873-9865 wwiv NotaryClasscs com

Exhibit 38 )

— Order.-00088655.
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INSTRUCTIONS FOR COMPLETING THIS FORM

Anv achwwledgment compleied m Colifurmiu must contam verbiage exocilv as
appecrs ubove in the notary sechion or a separate acknowledgment Jorn: must be
propery vompleted wnd aracked o that Jocument The onlv cxccpinn is o
Joctment 15 fo be recorded owside of Culiformia In such instarices anv alternatne
ucknowledgmant verbioge as may be printed an suh @ document so long as ihe
verbrage dues ot require the notory 1o do something that 15 dlegal for a notary tn
Caltfnnia (te cerifiing the authaized capaciv of the signer) Please check the
doctment varefulty jor proper norarial wording and arrach tius form if 1 equired

« Stte and County mformation must be the State and County where (he document

signer(<) personally apprared before the natarv public for achnowledgment

Mate of notartzation mut he the 23t 1nL the signer(s) p ronally appeared which

must also bx 1he same gt the w knav iudiment 1s completed

. = The notary. public must print his w7 A8F 1306 1S e WC2rs Within his o her

. commissaon followed by & ¢ ¥ u und then Your Ltle snotary public

Punt the namets) of docunnat signer{s) swho personally appear at the ume ot I

nularization !

1ndicate the carrect singular or plurat forms by crossing ofl sncorrect ferms (1¢ !

lhe/shefthay— (s /afe ) or cirching the correct forms Fatlure o correctlv indicate this ll

nformation may lead 1o rejection of document recording ;

“The notary seal impression must be clear and photographically repreducihle 3

Impression must not cover test or lines I seal impression wmudges re-seal if a l

sulficient area permits uthersvise complete a ditferent achnowledgment torm

Siznature ol the notary pubhic must mateh (he signature on fle with the ollice ol l
I
[}
{
i
i

the counny elerk
Additional mfarmation 15 not required but could help to ensure this
acknowledgment 1s nol misused or attached to a ditierent docurnent
s Indicate utle or tvpe of attached document numher of pages and date
¢ Indicate the capacity claimed by the signer 10 the elaimed capaciry ts a
varporaie nflicer indicate the ttle (1e CEQY CFO becretarvi
o Securely anach this document to the signed document

o
g

. A SEVL O ST SRER
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PARCEL I: +

LOTS “C™ AND “D* OF TRACT NO. 31071, IN THE CITY OF LOS ANGELES, COUNTY
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK R17
PAGES S8 THRQUGH 75 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY
RECORDER. OF SAID COUNTY,

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE I'OR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THRQUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK. D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BOOK D-1079 PAGE 532, OFFICIAL RECORDS.

PARCEL 2:

LOT 129 OF TRACT NO. 31075, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 338, PAGES 7
TO 15 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BQOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN

PARCEL 3:

LOT 52 OF TRACT NO. 32186, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1122 PAGES S¥
TO 65 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

Exhibit 38
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EXCEPT THEREFROM THAT PORTION DESCRIBED AS FOLLOWS:
BEGINNING AT THE WESTERLY TERMINUS OF THE NORTHERLY LINE OF LOT 3 OF
AMENDED MAP OF TRACT NO. 32184, AS PER MAP RECORDED IN BOOK 1182 PAGES
20 TO 27 INCLUSIVE OF MAPS, IN SAID COUNTY RECORDER'S OFFICE AS BEARING
NORTH 89° 13 53" EAST 124.72 FEET ON SAID MAP; THENCE CONTINUING ALONG
THE WESTERLY PROLONGATION OF SAID NORTHERLY LINE

. 1. SOUTH 89° 13' 53" WEST 6.50; THENCE
2. SOUTH 5° 49’ 05" EAST 55.84 FEET; THENCE

3.  SOUTH 19° 01" 42" EAST 45.82 FEET TO THE SOUTHWESTERLY CORNER OF
SAID LOT 3:; THENCE ALONG THE WESTERLY BOUNDARY OF SAID LOT 3

4.  NORTH 12" 42' 08" WEST 67 34 FEET, THENCE

5. NORTH 1°03' 00" EAST 33.28 FEET TO THE POINT OF BEGINNING.

ALSO EXCEPT THEREFROM THAT PORTION DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWESTERLY TERMINUS OF THE NORTHEASTERLY LINE
OF LOT 4 OF SAID AMENDED MAP OF TRACT NO. 32184, SHOWN AS BEARING
NORTH 72° 05' 22" WEST 117.12 FEET ON SAID MAP; THENCE ALONG THE
NORTHWESTERLY PROLONGATION OF SAID NORTHEASTERLY LINE

I, NORTH 72° 05’ 22" WEST 7.00 FEET; THENCE

2. SOUTH 16° 55' 14" WEST 49 97 FEET TO THE SOUTHWESTERLY TERMINUS OF
THAT COURSE SHOWN AS BEARING SOUTH 24° 54' 44" WEST ALONG THE
WESTERLY BOUNDARY LINE OF SAID LOT 4; THENCE ALONG SAID COURSE

3. NORTH 24° 54' 44" EAST 50.34 FEET TO THE POINT OF BEGINNING.
ALSO EXCEPT THEREFROM THAT PORTION DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWESTERLY TERMINUS OF THE NORTHEASTERLY LINE
OF LOT 5 OF SAID AMENDED MAP OF TRACT NO. 32184, SHOWN AS BEARING
NORTH 49° 42 09" WEST 101.18 FEET ON SAID MAP: THENCE ALONG THE
NORTHWESTERLY PROLONGATION OF SAID LINE

Exhibit 38
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.  NORTH 49° 42'.09" WEST 4 00 FEET, THENCE

2. SOUTH 38° 58' 23* WEST 82 92 FEET TO THE SOUTHWESTERLY TERMINUS OF
THAT COURSE SHOWN AS BEARING NORTH 41° 44' 14" EAST ALONG THE
NORTHWESTERLY BOUNDARY LINE OF SAID LOT S; THENCE ALONG SAID
COURSE

3. NORTH41° 44’ 14" EAST 82 92 FEET TO THE POINT OF BEGINNING.

ALSO EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM
AND OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF
ENTRY ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE
SAID SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND
REMOVE THE SAME FROM ANY PORTION OF SAID LAND WHICH 1S 500 FEET OR
MORE BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO
DRILL UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR
MORE BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT,
AND REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BOOK D-1079 PAGE 532, OFFICIAL RECORDS.

PARCEL 4:

LOT 65 bF TRACT NO. 44651, IN THE CITY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1131 PAGES 7
TO 14 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE. IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BQOK D-1079 PAGE 532, OFFICTAL RECORDS,

Exhjbit 38
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PARCEL 5.

LOTS 41, 42, 43 AND 77 OF AMENDED TRACT NO. 32184, IN THE CITY OF LOS
ANGELES COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP
RECORDED IN BOOK 1182 PAGES 20 TO 27 INCLUSIVE OF MAPS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY.

EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM AND
OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF ENTRY
ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE SAID
SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND REMOVE
THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR MORE
BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO DRILL
UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR MORE
BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT, AND
REMOVAL OF THE SAME. AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1560 IN
BOOK D-1079 PAGE 522, OFFICIAL RECORDS.

PARCEL 6:

LOT “L”, SHOWN AS CALLE NANCY (NOW KNOWN AS VIA PACIFICA), AND LOT
“H”", SHOWN AS CALLE ALICANTE (NOW KNOWN AS VIA LA COSTA), AS SHOWN
ON THE MAP OF AMENDED TRACT NO. 32184, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN
BOOK 1182 PAGES 20 TO 27 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.

EXCEPT FROM LOT “H”, THAT PORTION LYING NORTHERLY OF THE WESTERLY
PROLONGATION OF LOT 41 OF SAID AMENDED TRACT NO. 32184.

ALSO EXCEPT THEREFROM ALL UNDERLYING MINERALS, OIL, GAS, PETROLEUM
AND OTHER HYDROCARBON SUBSTANCES WITHOUT, HOWEVER, THE RIGHT OF
ENTRY ON THE SURFACE OF SAID LAND TO EXPLORE FOR, DEVELOP OR REMOVE
SAID SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP AND
REMOVE THE SAME FROM ANY PORTION OF SAID LAND WHICH IS 500 FEET OR
MORE BELOW THE GROUND SURFACE AND ALSO WITH THE FULL RIGHT TO
DRILL UNDER OR THROUGH SAID LAND AT ANY POINT OR POINTS 500 FEET OR
MORE BELOW THE GROUND SURFACE FOR THE EXPLORATION, DEVELOPMENT,
AND REMOVAL OF THE SAME, AS EXCEPTED AND RESERVED BY GEORGE E.
VOLLMERS, TRUSTEE, IN DEED RECORDED DECEMBER 30, 1960 IN BOOK D-1079
PAGE 528, OFFICIAL RECORDS, AND BY DEED RECORDED DECEMBER 30, 1960 IN
BOOK D-1079 PAGE 532, OFFICIAL RECORDS.

END OF LEGAL DESCRIPTION
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RECORDING REQUESTED BY

DEPARTMENT OF TREASURER

o o Y

HENRI LEVY +90131775032"

810 CORD CIRCLE
BEVERLY HILLS, CA 90210

- ~
COUNTY OF LOS ANGELES ] (1

Document Transfer Tax - computed on full value of property conveyed $ 385.00 ) L)
City Transfer Tax $ 1,575.00 &4 h’gg)r?;‘: LR
Survey Fee $ 0.00

TAX DEED TO PURCHASER OF TAX-DEFAULTED PROPERTY
On which the legally levied taxes were a lien for FISCAL YEAR 1999 - 2000
and for nonpayment were duly declared to be In default. DEFAULT NUMBER 4431-039-028

This deed, between the Treasurer and Tax Collector of Los Angeles County ("SELLER") and
1 HENRI LEVY - A MARRIED MAN AS HIS SOLE & SEPARATE PROPERTY

("PURCHASER"), coveys to the PURCHASER the real property described herein which the SELLER soid to the
PURCHASER BY AGREEMENT on October 22, 2013 pursuanttoa statutory power of sale in accordance with the
provisions of Division 1, Part 6, Chapter 7, Revenue and Taxation Code, for the sum of $ 350,000.00

No taxing agency objected to the sale.

In accordance with the law, the SELLER hereby grants to the PURCHASER that real property situated in said county,
State of California, last assessed to, HEADLAND PROPERTIES ASSOCIATES LLC

described as follows: ASSESSOR'S PARCEL NUMBER 4431-039-028

TR=32184A LOT 77

MARK J. SALADINO

STATE OF CALIFORNIA } o
County of Los Angeles )

EXECUTED ON December 5, 2013 b ooy T ot

| On December 5, 2013 , before me personally appeared KATHLEEN GLOSTER who proved to me on

| the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that
by his/her/their signature(s) on the instrument the person(s), or the entity on behalf of which the person(s)
acted, executed the instrument. 1 certify under penalty of perjury under the laws of the State of California that
the foregoing paragraph is true and correct.

WITNESS my hand and official seal.

i ; Dean C. Logan
Location: ~ City of LOS ANGELES . REGISTRAR-RECORDER/COUNTY CLERK

of the Coﬁnty of Los Angeles,
Sale No. 2013A ltem No. 06834 State of California

by B Psho Moo or

Exhibit 38 Deputy County Clerk
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RECORDING REQUESTED BY:
1205-1207 Woostér Street, LLC

|

|

|
AND WHEN RECORDED MAILTO |
& MAIL TAX STATEMENT TO: 1
|

|

|

|

|

|

1205-1207 Wooster Street, LLC
4936 Triggs Street
Commerce, CA 90022

APY; 4431039029 ~ SPACE ABOVE THIS LINE FOR RECORDER'S USE

GRANTDEED

Exhibit 38

) 1
Page 4 of 7 Craated By: Jason Son Disgo :Printed: B/17/2016°11:37:55 AM

-Drder: Dotk 201447667 DED 01-15-2014



Recording Requested by:

‘When Recorded Mail To:

4936 Triggs Street’

|
|

|

[

|

|

1205:1207 Wooster Strect. LLC |
|

|

|

l

I

|

Space above this line for:Recorder’s use

APN:  4431-039-029
GRANT DEED

THE UNDERSIGNED GRANTOR DECLARES:

DOGCUMENTARY TRANSFER TAX IS-§-0-*#us#

(X) COMPUTED ON FULL VALUE OF PROPERTY CONVEYED, OR

() COMPUTED ON FULL VALUE, LESS VALUE OF LIENS AND ENCUMBRANCES
REMAINING AT THE TIME OF THE SALE

¢ ) UNINCORPORATED; AREA: (X) CITY OF LOS ANGELES; AND:

FOR VALUABLE CONSIDERTAION; RECEIPT OF ‘WHICH IS HEREBY ACKNOWLEDGED;,
HENRI LEVY, A MARRIED MAN, AS HIS SOLE AND SEPARATE PROPERTY"

'HEREBY GRANTS TO

12051207 WOOSTER STREET, LLC, a CALIFORNIA LIMITED LIABILITY COMPANY

THE FOLLOWING DESCRIBED REAL-PROPERTY IN THE.CITY, OF BEVERLY HILLS, COUNTY'
OF LOS ANGELES, STATE OF CALIFORNIA:

SEE LEGAL DESCRIPTION ATTACHED HERETO AND MADE A PART HEREQF AS EXHIBIT A
«%% THE GRANTOR AND GRANTEE IN THIS CONVEYANCE ARE COMPRISED OF THE SAME
PARTIES WHO.CONTINUE TO HOLD THE SAME PROPORTIONATE INTEREST IN THE
PROPERTY, R&T'CODE §-11923(D)

DATED: January 14, 2014

GRANTOR’S SIGNATURE:

HENRILENY 7

wiee gitiched canfornid wil-purense fepagwledgment
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EXHIBIT A
LEGAL DESCRIPTION

THE:.LAND'REFERRED. TO'HEREIN' BELOW: IS SITUATED IN THE'COUNTY. OF LOS:
ANGELES, STATE OF CALIFORNIA; AND JS:DESCRIBED AS: FOLLOWS: ‘

PARCEL 1+ ;

LOT 77, OF TRAGT NO::32184, IN THE'CITY OF LLOS ANGELES, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AS PER MAP RECORDED:IN BOOK 1 182 PAGE(S) 20 T0.27
INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
EXCEPT' 'IHEREFROM, TOGETHER WITH THE RIGHT TO GRANT AND TRANSFER ALLORA
PORTION OF THE-SAME,

I. ALL OIL RIGHTS, MINERAL RIGHTS, NATURAL GAS RIGHTS AND RIGHTS TO ALLOTHER
HYDROCARBONS BY WHATSOEVER NAME KNOWN,; TO.ALL GEOTHERMAL HEAT AND TO
ALL PRODUCTS DERIVED FROM ANY OF THE FOREGO[NG (COLLECTIVELY

"SUBSURFACE RESOURCES "), AND

Il THE PERPETUAL RIGHT TO DRILL MNE EXPLORE AND OPERATE'fFORtAND TOi '

OR ACROSS THE SUBSURFACE OF SAID LOT AND TO BQTTOM SUCH WHIPSTOCKED OR
DIRECTIONALLY DRIELED WELLS, TUNNELS AND SHAFTS*WITHIN OR: BEYOND

THE EXTERIOR LIMITS OF SAID! 'LOT, AND TO REDRILL, RETUNNEL, EQUIP ‘MAINTAIN,
REPAIR, DEEPEN AND OPERATE ANY SUCH WELLS:;OR MINES, BUT WITHOUT THE RIGHT
g )PERATE, PRO_ 1 C ' ‘STQRE OR REMOV ANY OF THE

: *E RESOURC ACE E UPPER FIVE HUNDRED.
FIFI‘Y FEET: (550') OF 'I'HE SUBSURFACE OF SAID LOT AS RESERVED IN DEEDS.

PARCEL 2:

NONEXCLUSIVE EASEMENTS FOR ACCESS, INGRESS, EGRESS, DRAINAGE,
MAINTENANCE, REPAIRS.AND FOR OTHER PURPOSES, ALL AS DESCRIBED IN THE
DECLARATION, THE MASTER DECLARATION AND THE DRIVE DECLARATION ANY
AMENDMENTS THERETO:

Exhibit 38
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 580-5071

NOTICE OF VIOLATION OF THE CALIFORNIA COASTAL ACT .
REGULAR AND CERTIFIED MAIL
. August 3, 2016

1205-1207 Wooster Street LLC
c/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022 - .

Sent Via Email to mkrief@charter.net and adamrossman66@gmail.com

Violation File Number: V-5-16-0106

Property location: 16701 Via La Costa, Los Angeles CA; Los Angeles County

(APN 4431-039-029) o

Permit Violation and :

Unpermitted Developmentl .- The placement of a locked gate or other structure that
blocks access to a public parking lot and public restroom
facility and the locking of the public restrooms, at the
Temescal Ridge Trailhead, and in violation of CDP No. A-
381-78, as amended. -

Dear Mr. Rossman

As you may know, the California Coastal Act? was enacted by the State Legislature in 1976 to
provide long-term protection of California’s 1,1 00-mile coastline through implementation of a -
comprehensive planning and regulatory program designed to manage conservation and
development of coastal resources. The California Coastal Commission (“Commission”) is the
state agency created by, and charged with administering, the Coastal Act. In making its permit
and land use planning decisions, the Commission carries out Coastal Act policies, which,

" amongst other goals, seek to protect and restore sensitive habitats; protect natural landforms;
protect scenic landscapes and views of the sea; protect against loss of life and property from
coastal hazards; and provide maximum public access to the sea.

| Please note that the description herein of the violation at issue is not necessarily a complete list of all development
on the subject property that is in violation of the Coastal Act and/or that may be of concern to the Commission.
Accordingly, you should not treat the Commission’s silence regarding (or failure to address) other development on
the subject property as indicative of Commission acceptance of, or acquiescence in, any such development.

2 The Coastal Act is codified in sections 30,000 to 30,900 of the California Public Resources Code." All further
section references are to that code, and thus, to the Coastal Act, unless otherwise indicated.
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Wooster Street LL.C (V-5-16-0106)

August 3, 2016

. Page2of6 -

This letter is to confirm our August 2, 2016 phone conversation with Mr. Marc Krief, realtor for
the owner of the property located at 16701 Via La Costa in the Pacific Palisades area of the City
of Los Angeles, Los Angeles County Assessor’s Parcel Number (“APN”) 4431-039-029
(“subject property”), in which we explained that the locked gates and restrooms constitute a
violation of the Coastal Act and Coastal Development Permit No. A-381-78, as amended. We
also explained that the subject property must remain as open space and pursuant to CDP No. A-
381-78 as amended the public parking lot and restrooms must remain open for public use and I
informed Mr. Krief that under California Real Estate Law he is required to disclose this
information to any potential buyers. This letter is also to notify you of the Coastal Act violations
on the subject property and to inform you of the Coastal Development Permit history associated
with this property and the surrounding subdivision, including that the Commission required,
through its approval of CDP No. A-38 1-78, as amended (“the Permit™), that the applicant
construct a public parking lot and public restroom facilities on the subject property, and that the
subject property be included in the public park system. We understand that the subject property
is currently in escrow and this letter is to also inform you that the closure of the public amenities
on the subject property are a violation of the Coastal Act and the Permit, and the development of
a single family home or any other structure would also be inconsistent with the terms and
conditions of the Permit and could not be approved. The subject property must remain as open
space and the public amenities must remain open and available for public use, as discussed in
more detail below.

Our staff has confirmed that unpermitted development activities and development inconsistent
with the Permit have occurred on the above-listed property owned by 1205-1207 Wooster Street
LLC including, but not limited to, the placement of a locked gate or other structure that blocks
access to a public parking lot and public restroom facility and the locking of the public
restrooms, at the Temescal Ridge Trailhead, and in violation of CDP No. A-381-78, as amended.
These activities occurred on the subject property in violation of the terms and conditions of the
Permit. The subject .prope'rty is located within the Coastal Zone.

Unpermitted Development

Commission staff has researched our permit files and finds no evidence that coastal development .
permits have been issued to close the public restroom and parking facilities that were required to
be built, and were built, as a condition of the Permit. Pursuant to Section 30600(a), any person
wishing to perform or undertake development in the Coastal Zone must obtain a coastal
development permit in addition to any other permit required by law. Any development activity
conducted in the Coastal Zone, unless otherwise exempt, which is not the case here, without a
valid coastal development permit constitutes a violation of the Coastal Act.

“Development” is defined, in relevant part, by Coastal Act Section 30106 as:
N . itH - . .

“Development” means, on land, in or under water, the placement or erection of any solid

material or structure; discharge or disposal of any dredged material or of any gaseous, liguid,

solid, or thermal waste; grading, removing, dredging, mining, or extraction of any materials;

change in the density or intensity of use of land, including, but not limited to, subdivision

" pursuant to the Subdivision Map Act (commencing with Section 6641 0 of the Government Code),

and any other division of land, including lot splits, except where the land division is brought
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
Page 3 of 6

about in connection with the purchase of such land by a public agency for public recreational
use; change in the intensity of use of water, or of access thereto; construction, reconstruction,
demolition, or alteration of the size of any structure, including any facility of any private, public,
or municipal utility; and the removal or harvest of major vegetation other thaw for agricultural

purposes, kelp harvesting, and timber operations....(emphasis added)

The above-described activities involve unpermitted closure of a public parking lot and restroom
facility and placement or erection of solid materials, including locked fencing that blocks entry

to'the public area, all of which involve violations of the access policies of the Coastal Act. Thus,
the above-described activities constitute development under the Coastal Act. '

Background

The Commission granted Coastal Development Permit No. A-381-78 to Headlands Properties in
1979 for grading, construction of roads and placement of utilities to accommodate a 230-unit
residential tract within an “Urban Limit Line” established by the CDP, in the Santa Monica
Mountains in the Pacific Palisades area of the City of Los Angeles. There were several '
subsequent amendments to this permit, the most pertinent of which is addressed below.

The underlying CDP was amended on May 21, 1980, and authorized four tracts, established the
total number of dwelling units at.740, created an extended Urban Limit Line, allowed massive
grading for roadways and building pads within that Urban Limit Line, authorized the
construction of a church and two sites for commercial development (2 acres total), and required
the dedication in fee of approximately 1,000 acres of public open space, the area outside the
Utrban Limit Line, to State Parks, the City of Los Angeles Department of Recreation and Parks,
and/or a private, non-profit corporation acceptable to the Executive Director. Special Condition
7 of CDP A-381-78-A required the applicant to construct public trailhead facilities, including a

~ 6-10 car public parking lot, gates, public access signs, and public restroom facilities, so as to

provide foot trail access to Temescal Ridge and the Temescal Ridge Trail. All facilities were to
be constructed to specifications of the State Department of Parks and Recreation and turned over
to the Department for operation and maintenance. Later amendments to the Permit reaffirmed
this requirement to construct the public improvements on the subject property. '

Because the Trailhead facilities were not located on lands contiguous to the Topanga State Park
Acquisition, the applicant requested to amend the condition to substitute the City of Los Angeles
as the recipient of the Trailhead area, along with responsibility for its maintenance. As a result,
the Commiission imposed Special Condition 8d of A-381-78-A7 and later strengthened it through
Special Condition 2 of A-381-78-Al11, which states:

Temescal Ridge Trailkead: Concurrent with the construction of streets and utilities approved in
this tract, the applicant shall construct the improvements proposed for the Temescal Ridge Trail
head, including signs, a 12 car parking facility and public restroom. The final designs must be
reviewed by the accepting agency prior to construction. The trailhead may be transferred to the
City of Los Angeles Department of Recreation and Parks for purposes of maintenance and
lighility, or other public or non-profit agency approved by the Executive Director. The applicant
or its successor in interest shall maintain the trail and engineered slope to Temescal Ridge from
Calle Nancy as part of the other open space maintenance agreed to in this permit. More
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
Page 4 of 6

specifically the applicant shall provide a public access/recreation signage program subject to

the review and approval of the Executive Director, that provides that, at a minimum, signs will
be conspicuously and appropriately placed to adequately identify the location of the Temescal
Ridge Trailhead. The program shall include, at a minimum, posted signs located on both sides of
Chastain Parkway West at the intersection of Calle Deborah. Signs shall also be posted at the
intersections of Chastain Parkway West/Palisades Road, Calle Deborah/Calle Nancy and Calle
Deborah/Calle Allicante.

The applicant submitted the proposed plans on June 18, 1993 for the construction of the public

* parking lot, restroom, and signage on the subject propefty, as required by the Permit, and the
Executive Director approved these plans. The applicant then constructed the public amenities on
the subject property thereafter and, up until the unpermitted activities occurred, these facilities
were open and available to the public and were heavily used by the public to access the Temescal
Ridge Trail. ‘ '

Pﬁblic Access Violation

The unpermitted development at issue is inconsistent with the public access policies of the
Coastal Act, including the following policy:

Section 30210 states:

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

The subject unpermitted development obstructs public access because the parking lot that is
obstructed by the unpermitted gate at issue affords public pedestrian access to the Temescal
Ridge Trail and other heavily used public hiking trails in the adjacent Topanga State Park. In
fact, conditions of the Permit effectuated an obligation on the part of the owner of the subject
property to maintain the recreational facilities located on the property and to keep those facilities
open and available to the public. This requirement runs with the land regardless of whether the
City accepted the conveyance and regardless of transfers of the property fo subsequent owners.
Section 30821 authorizes the Commission to impose civil penalties on anyone who violates the
Coastal Act’s public access provisions, with exceptions not applicable here. The penalties
imposed can be up to $11,250 per day for each day that each violation persists. We would like to
resolve these issues and secure the removal of the above-described impediments to public access. -

Resolution

In some cases, violations involving unpermitted development may be resolved administratively
by removal of the unpermitted development and restoration of any damaged resources.
Therefore, in order to resolve this matter administratively, you must remove the unpermitted
development and restore the site to its pre-violation condition by removing the locked gate to the
parking lot and unlocking the restrooms. In addition, as noted above, Section 30821 authorizes
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Wooster Street LLC (V-5-16-0106)
August 3, 2016
Page 50f 6

the Commission to impose civil penalties on anyone who violates the Coastal Act’s public access
provisions. The penalties imposed can be up to $11,250 per day for each day that each violation
persists, for up to five years.

Tn order to resolve this matter in a timely manner and reduce the possibility of a monetary
penalty or fine, we are requesting the immediate removal of the unpermitted development and
restoration of the site. Please contact me by no later August 10, 2016, regarding how you intend
to resolve this violation.

Enforcement Remedies

Although we would prefer to resolve this matter amicably, please be aware that Coastal Act
Section 30809 states that if the Executive Director of the Commission determines that any person
has undertaken, or is threatening to undertake, any activity that requires a permit from the ‘
Coastal Commission without first securing a permit, the Executive Director may issue an order -
directing that person to cease and desist. '

A cease and desist order may be subject to terms and conditions that are necessary to avoid
irreparable injury to the area or to ensure compliance with the Coastal Act. Section 30811 also
provides the Coastal Commission the authority to issue a restoration order to address violations
at a site. A violation of a cease and desist order or restoration order can result in civil fines of up
to $6,000 for each day in which the violation persists.

Additionally, Sections 30803 and 30805 authorize the Commission to initiate litigation fo seek
injunctive relief and an award of civil fines in response to any violation of the Coastal Act.

Section 30820(a)(1) provides that any person who undertakes development in violation of the

Coastal Act may be subject to a penalty amount that shall not exceed $30,000 and shall not be
less than $500 per violation. Section 30820(b) states that, in addition to any other penalties, any
person who “knowingly and intentionally” performs or undertakes any development in violation
of the Coastal Act can be subject to a civil penalty of not less than $1,000 nor more than §15,000
per violation for each day in which each of the violations persist. '

. Furthermore, this letter is to provide you with notice that there are unresolved Coastal Act

violations on the subject property. While liability for Coastal Act violations attaches to the
person or persons originally responsible for said violations (and continues to do so even if they
no longer own the property), liability additionally attaches to whomsoever owns the property
upon which a Coastal Act violation persists (see Leslie Salt Co. v. San Francisco Bay
Conservation and Development Com., [1984], 153 Cal. App.3d 605, 622). Therefore, any new
owner(s) of the subject property will assume liability for, and the duty to

correct, any remaining violations. Under California Real Estate law, if you plan to sell the
subject property, it is incumbent upon you to inform any potential new owner(s) of the same. To
that end, Section 30812 authorizes the Executive Director to record a Notice of Violation against
any property determined to have been developed in violation of the Coastal Act. If the Executive
Director chooses to pursue that course, you will first be given notice of the Executive Director's
intent to record such a notice. If a notice of violation is ultimately recorded against your
property, it will serve as notice of the violation to all successors in interest in that property.

Exhibit 38




Wooster Street LLC (V-5-16-0106)
August 3,2016
Page 6 of 6

Thank you for your attention to this matter. We look forward to working with you to resolve this
matter. If you have any questions regarding this letter or the pending enforcement case, please
feel free to contact me at 562-590-5071.

Sincerely,

Jordan Sanchez
Enforcement Officer
California Coastal Commission

ce: Lisa Haage, Chief of Enforcement, CCC
Andrew Willis, Enforcement Supervisor, CCC
Al Padilla, Regulatory Permit Supervisor, CCC
Ralph Avila, Senior Planner, City of Los Angeles
Marc Krief, Realtor for property owner
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STATE OF CALIFORNIA - NATURAL RESCURCES AGENGY ) EDMUND G. BROWN, JR,, Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 690-5071 .

September 23,2016

1205-1207 Wooster Street LLC
c/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022

Sent via Email to adamrossman66@gmail.com

Violation File Number: - V-5-16-0106

Property location: 116701 Via La Costa, Los Angeles CA; Los Angeles Cpunfy

(APN 4431-039-029)

~ Permit Violation and

Unpermitted Development: " 1) Failure to transfer property (as identified above) to a

' ' public or non-profit agency approved by the Executive,
Director of the Commission, and 2) the placement of a
locked gate or other structure that blocks access to a public
parking lot and public restroom facility and the locking of
the public restroormns, at the Temescal Ridge Trailhead, and
in violation of CDP No. A-381-78, as amended.

Dear Mr. Rossman:

Thank for your letter dated August 18™ 2016 in response to our Notice of Violation letter
dated August 3, 2016, and for speaking with our staff on August 4™ -2016. We also appreciate
that you’ve opened the gate that was blocking access to the public parking lot and public .
restrooms described above. Commission staff continues to be optimistic that this matter will be
resolved amicably. Initially though, through this letter we would like to provide our response t0
your August 18 letter and also correct some of the statements you attributed to us in your letter.

Daily Penalties are Accruing

The transfer of 16701 Via La Costa (“the Property”) to 1205-1207 Wooster Street LLC

" (“Wooster”) via the Tax Default Sale is inconsistent with the terms and conditions of Coastal
Development Permit A-381-78 (“the Permit”), as amended. Pursuant to the Permit, the trailhead

. facilities including the public restrooms and public parking lot, and underlying property, located
at 16701 Via La Costa were required to be transferred to a public or non-profit agency that is
acceptable to the Executive Director of the Commission for purposes of management as a public
amenity. Wooster is not a “public or non-profit agency approved by the Executive Director™
Therefore, until the Property is transferred to a public or non-profit agency acceptable to the |
Executive Director of the Coastal Commission to maintain and operate the public restroom and
public parking lot, non-compliance with the conditions of a coastal development permit will
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Wooster Response Letter
September 23, 2016

" Page2 of 4

continue, and adininistrative penalties provided for in Section 30821, which are up to $11,250

per day fine for blocking public access will continue to accrue.

To the contrary, in the third paragraph of your letter, you reference Commission staff’s telephone

_conversation with Mr. Kalaf in which you assert that staff “agreed that the Coastal Commission

would abate the daily fine referenced in your [Communission staff’s] letter until we are able to

-resolve the matter of ownership of the property.” This does not accurately reflect staff’s position,

as conveyed to Mr. Kalaf. Our position regarding accrual of penalties pursuant to Section 30821
is summarized above. Staff never agreed to abate the $11,250 per day fine for blocking public

access pursuant to Section 30821 of the Coastal Act. Staff did however cenvey to Mr. Kalaf that -

the penalties will accrue until this matter is resolved.

The Site is Subject to Requirements of a CDP )

In the fourth paragraph of your letter you assert that Commission staff claimed the State of
California owns the Property (16701 Via La Costa). Neither in our August 3" Jetter, nor over the
phone, did we claim that the State of California owns or has ever owned the Property. However,
the Property is subject to the requirements of CDP No. A-381-78, as amended, which are
described in the Background section of our August 3 Notice of Violation letter. In the August
3™ Jetter, we also provided you with the history of the Permit, which authorized the entire
subdivision where the Property is located. We pointed out that:

Special Condition 7 of CDP A-381-78-A required the applicant to construct public trailhead
facilities, including a 6-10 car public parking lot, gates, public access signs, and public restroom
facilities, so as to provide foot trail access to Temescal Ridge and the Temescal Ridge Trail. All
facilities were to be constructed to specifications of the State Department of Parks and Recreation
and turned over to the Department for operation and maintenance. Later amendments to the

. Permit reaffirmed this requirement to construct the public improvements on the subject property.

Because the Trailhead facilities were not located on lands contiguous to the Topanga State Park
Acquisition, the applicant requested to amend the condition to substitute the City of Los Angeles
as the recipient of the Trailhead area, along with respons ibility for its maintenance. As a result,
the Commission imposed Special Condition 8d of A-381-78-A7 and later strengthened it through
Special Condition 2 of A-381-78-A11, which states:

Temescal Ridge Trailhead: Concurrent with the construction of streets and utilities approved in
this tract, the applicant shall constryct the improvements proposed for the Temescal Ridge Trail
head, including siens, a 12 car parking facility and public restroom. The final designs must be
reviewed by the accepting agency prior to construction. The rrailhead may be transferred to the
City of Los Angeles Department of Recreation and Parks for purposes of maintenance and
liability, or other public or non-profit agency approved by the Executive Director. The applicant
or ifs successor in interest shall maintain the trail and engineered slope to Temescal Ridge from
.Calle Nancy as part of the other open space maintenance agreed to in this permit. More
specifically the applicant shall provide a public access/recreation signage program subject to the

. review and approval of the Executive Director, that provides that, at a minimum, signs will be
conspicuously and appropriately placed to adequately identify the location of the Temescal Ridge
Trailhead. The program shall include, at a minimum, posted signs located on both sides of
Chastain Parkway West at the intersection of Calle Deborah. Signs shall also be posted at the
intersections of Chastain Parkway West/Palisades Road, Calle Deborah/Calle Nancy and Calle
Deborah/Calle Allicante. [Underlined for emphasis]

bial




Wooster Response Letter
September 23, 2016
Page 3 of 4

As you know, the developer of the subdivision authorized by CDP No. A-381-78, Headlands
Properties Associates (“Applicant”) constructed the required parking lot and bathroom on the
Property. It is our understanding that the City operated and maintained the public restrooms and
parking lot as the Permit required. For over 20 years, the subject property has been a popuilar

. public amenity enjoyed by hikers and visitors to Topanga State Park. The existence of the public
restroom and its extensive use, should have been ample reason for you to thoroughly investigate
the history of the site and in doing so, note the Commission’s requirement that this site remain a
public facility. o

No Commission Authorization to Construct Private Development

In your letter, you claim that the City of Los Angeles certified that “the Property is a legal lot
with no obstructions to building a single family residence thereon” and you have “additional
material from Los Angeles City Planning and Zoning Departments authorizing us to build a
house on the Property”. -

Initially, we note that the property has been transferred to you without benefit of the required
coastal development permit, and, as explained below, said transfer is required by the Permit to be
approved by the Executive Director of the Commission. However, as also explained below, the
Executive Director would not approve transfer of this property to you as such a transfer is
inconsistent with the Permit. Commission staff was unaware of the recent auction of the property
sale at the time of the auction, and the transfer appears to be directly inconsistent with the terms
of the Permit. The Executive Director was never asked to, nor-did he, approve this transfer, as is
required by the terms and conditions of the Permit. A transfer of this property to a private entity,
which is required by the Permit to be transferred to a public agency or non-profit organization for
public use, would require an amendment to the Permit, and none was applied for nor obtained.
Additionally, we note that under Section 13166 of the Commission’s regulations, it appears that
staff could not even accept such an amendment application. Section 13166(a) reads as follows:

The executive director shall reject an application for an amendment to an approved permit if he
or she determines that the proposed amendment would lessen or avoid the intended ejfect of an
approved or conditionally approved permit unless the applicant presents newly discovered
material information, which he could not, with reasonable diligence, have discovered and
produced before the permit was granted.

Clearly any amendment request to convert the public trailhead facility to a private home site
would lessen or avoid the intended effect of the Permit, and in particular, the public access
conditions of the Permit that were attached to the Permit to ensure the project’s consistency with
the Coastal Act. '
Additionally, we explained to Mr. Kalaf that if the City of Los Angeles issued a CDP to develop
or build a single family home on the Property, that permit would be in contravention with the
requirements of the Permit that require that the Property be maintained as a public facility, as we
explained in our August 3* letter: :

In fact, conditions of the Permit effectuated an obligation on the part of the owner of the subject
property to maintain the recreational facilities located on the property and to keep those




Wooster Response Letter
September 23, 2016
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facilities open and available to the public. This requirement runs with the land regardless of
whether the City accepted the conveyance and regardless of transfers of the property to
subsequent owners.

Mr. Kalaf claimed that he contacted Coastal Commission staff to discuss the potential of ,
developing the public trailhead site with a private residence. It appears that Mr. Kalaf spoke with

a member of our clerical staff and that he received general information about the Coastal
Development Permit process. An informal conversation with a member of staff about the CDP
process in general falls far short of the requirements to undertake private development on the
Property, as we understand is your inténtion. As noted above, in order to transfer the site to a
private entity and develop the site with a private residence, an amendment to CDP No. A-381-78
would be required to be issued by the Commission, after a public hearing, and moreover, because
of the proposal’s inconsistency with the terms of a previously issued CDP, it is likely that staff
would reject such a proposal to amend the CDP.

As noted above, failure to transfer the property to a public or non-profit agency acceptable to the
Executive Director of the Coastal Commission constitutes a violation of CDP No. A-381-78 and
the public access provisions of the Coastal Act. Thus, penalties under Coastal Act Section 30821
will continue to accrue until the issue at hand is resolved. We are optimistic that this situation
can be resolved amicably and quickly through the transfer of the property to a public or non-
profit agency acceptable to the Executive Director. We are of course happy to work with you to
ensure the transfer is completed as soon as possible. However, as noted above and in our
previous letter, we have provided you with notice that penalties under Section 30821 are
accruing and to halt such accrual the property must be transferred to a public or non-profit.
agency acceptable to the Executive Director.

Thank you for }.'our attention to this matter. Please contact me by October 3, 2016 with how you
intend to resolve this violation. I can be reached at 562-590-5071.

Sincerely,

T

Jordan Sanchez ﬂ

Enforcement Officer
California Coastal Commission

cc:  Lisa Haage, Chief of Enforcement, CCC
Andrew Willis, Enforcement Supervisor, CCC
Steve Hudson, Deputy Director, CCC
Al Padilla, Regulatory Permit Supervisor, CCC
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STATE OF CALIFORNIA - NATURAL RESOURGES AGENCY

CALIFORNIA COASTAL COMM ISSION
South Coast Amea Office ’

200 Oceangate, Suite 1000

Long Beach, CA 908024302

(562) 590-5071.

EDMUND G. BROWN, JR., Governor

" March 15, 2017

'1205-1207 Wooster Street LLC . ' . ST .

c/o Adam-S. Rossman ' '

4936 Triggs Street

Commerce, CA 90022

Certified Mail No.70012510000158720861
Sent via Email to adamrossman66@gmail.com

Violation File Number: V-5-16-0106

Property location: 16701 Via La Costa, Los Angeles CA; Los ‘Angeles County
(APN 4431-039-029) ' Co

Permit Violation and _ . ‘

Unpermitted Development: 1) Failure to transfer property (as identified above) to a.

public or non-profit agency approved by the Executive
Director of the Commission, 2) privatization of a public.
amenity; and 3) operating and locking a. géte or other -
structure that blocks accessto a public parking lot and
public restroom facility and the locking of the public
restrooms, at the Temescal Ridge Trailhead, all in violation
of CDP No. A-381-78, as amended. : o

De;a:'. Mr. Rossman:

Thank you for your letter dated October 11, 2016 in response to our letter dated September 23,
2016. Our September 23 letter explained in detail that; (1) the property’ is subject to the
requirements of a coastal development permit (“CDP”); (2) until the Coastal Act violations on
the site are resolved, daily penalties are accruing pursuant to Section 30821 of the Coastal Act;

- and (3) there is no Commission authorization to construct private development on'the Property.
Through this letter, we would like to point you again tq the statements in our previous Jetter, -
which in sorne cases.are responsive to the points raised in your Octgber 1 l'u'.l'éfter',, and provide
additional responses if this letter as well.

As you know, the developer of the subdivision authorized by CDP No. A-3 81-78, as amended
(“the Permit”), Headland Properties Associates, constructed the required parking lot and
bathroom at the Property in 1995. For over 20 years, the Property has been a popular public
amenity enjoyed by hikers and visitors to Topanga State Park, and pursuant to the Permit, is
signed as a public trailhead on both sides of Chastain Parkway West at the intersection of Calle
Deborah, and at the intersections of; Chastain Parkway West/Palisades Road, Calle
Deborah/Calle Nancy and Calle Deborah/Calle Alicante. It is our understanding that the City of

! The property is located at 16701 Via La Costa, Los Angeles.CA; Los Angeles County (APN 4431-03 9-029) herein
after referred to as the Property
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Los Angeles operated and maintained the public restrooms and parking lot as the Permit required -

for 17 years.

In your October 11" letter, you claim that the permit conditions have been voided and when you

. purchased the Property were not aware. of pemmit requirements that pertain to the Property and . . -

restrict it to public use. As we have described in-previoiis communications, the Permit

requirements remain in full effect. Additionally, for. reasons deseribéd below, whether you knew

or did not know about the Permit requirements, and we believe you were put on notice of the
Permit requirements, does not diminish the effectiveness of the requirements. In sum, your
arguments are 1) you did not receive notice of the Permit requirements requiring the Property to
remain as a-public amenity, and 2) the tax default sale at which you purchased the Property
wiped out any CDP requirements pertaining to the Property.

You were noticed of the CDP requirements and they remain effective

With regard to the first argument noted above, you assert, essentially, that the Permit
requirements are not effective because the Permit was not recorded on the chain of title for this
Property and thus yoi were not aware of the requirements. Your October 11th letter asserts, “in
order for a covenant or restriction to run with the land, it must be recorded on title to the
property” pursuant to Civil Code Section 1468(d), and, specifically that “this requirement also
applies to Coastal Development Permits;” However, Civil Code Section 1468 applies to
covenants between property owriers and has no applicability to the effectivenessof a coastal
development permit. The type of covenant to which that section 1468 applies is an agreement
entered into by property owners with privity with one another. A coastal development permit is
not a covenant of this type. Instead; a coastal development permit contsins a set of restrictions
and permissions imposed by the Coastal Commission by virtue of its statutory authority, not
privity with the property owner.

Your support for the statement that the fequirement to record a covénant on title also applies to
coastal development permits is a quote from a legal treatise. However, the section of the treatise
that you cite in your letter is limited in applicability to the Commission’s Transfer Development
Credit (TDC) program, as is made clear in the first sentence of the section: “The California
Coastal Commission’s transfer of development credits program includes a mechanism for
enforceably restricting development of some parcels of land in exchange for development
approval on other property.” The Headlands development did not participate in the TDC
program, was not subject to the requirements of this program, and thus this citafion is misplaced
and irrelevant to the question at hand of whether CDP conditions generally run with the land.

To that question, regardless of whether the permit was recorded op title, the requirements of

previously issued CDPs run with the land, as explicitly stated in Standard Condition 7 of the
CDP: :

Terms and Conditions Run with the Land, These terms and conditions shall be perpetual, and it

is the intention of the Commission and the Dermittee to bind all future owners and possessors of
the subject property to the terms and conditions.

" Additionally, well established case law supports the posi_iﬁén of Commission staff: for example,-
in Ojavan Investors v. California Coastal Commissiqn, (1994) 26 Cal. App.4th 516, 527, the
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- court ruled that the burdens of permits run with the land once the benefits have been. accepted. In - -

this situation, the permittee had received the benefits of the permit, i.e. authorization of the
.“Headland” subdivision and associated development. Therefore, the “burdens” of the permit,
including the designation of certain properties of the community as public recreational. - -
' properties, also run with the land; in the issuance of CDP No. A-381-78, as amended, the
Commission found that “the applicant was required in the original permit to mitigate the
conversion of larids with recreational potential to housing by the dedication of lands with
recreational value to the State...and trail-heads to the City.” To that.end, in order to approve the
development of this entire subdivision as consistent with Coastal Act Tequirements, the
Commission required the applicant to provide open space dedications and public access
improvements, including the construction of the Temescal Ridge trailhead amenities.

Moreover, although notice is not required for the Permit to be effective, you were indeed noticed

of the requirements of the CDP prior to your acquisition of the Property. When you acquired the
Property, two separate documents recorded in 1981 on the chain of title for this Property
reference the CDP, including the 1) Declaration of Restrictive Covenants and Agreement 81-

3847 and 2) Offer of Dedication Agreement 89-1560661. The conditions of the Permit describes’

the requirement for the public trailhead, bathroom and parking lot that were built on the Property
prior to your acquisition of the Property and which would have been clearly visible to yousupon
viewing the Property. Thus, even assuming that such notice was somehow required for the
Permit to be effective, the title report for the Property includes reference to the Permit, therefore
providing you with constructive notice of the CDP requirements that pertain to the Property.
Also, the obvious presence of the:piiblic restroom and patking lot and its extensive public use
provide actual notice of the public amenities on site and should have been ample reason for you
to, ata minimum, thoroughly investigate the history of the site and-in doing so, note the
Commission’s Permit condition requiring this Property to remain as a public facility. Forthese
reasons, you had constructive and actual notice of the requirements to maintain the Property for
public use prior to your acquisition of the Property.

The tax sale did not “wipe out” the CDP requireinénts

Your second assertion is that the Permit conditions were invalidated by the tax sale. You cite -
California Revenue & Taxation Code Section 3712 as support for this assertion. Section 3712
does state that encumbrances on title are extinguished when the encumbered property is sold at a
tax sale; however, for a couple of reasons, this is not the case here. First, as described above, the
CDP, as amended, designated the subject property for public recreational use. This designation is
not an encumbrance on title that might be invalidated by a tax sale, but rather, a change to the
use of the property that is not affected by a tax sale. .
Second, violations of the Coastal Act that persist on a property, including violations on the
subject property, constitute ongoing public nuisances, as described below, and not encumbrances
on title. Thus, the tax sale had no effect on the existence of the nuisance condition or your
responsibility to correct the nuisance condition.

Take the privatization of the trailhead facility for example. The trailhead facility has been'a
popular public amenity, as required by the Permit, for decades and has been operated by the City
of Los Angeles as a public amenity for nearly as long. Transfer of the Property to a private entity
whose acquisition of the Property was for the stated purpose of constructing a single family
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residénce on the Property, in. other words to privatize the property, constitutes a change of
* intensity of use and a change.of access to the coast:2 To wit, during a telephone conversation -
between Mr. Ben Kalaf, a representative of Wooster, and Commission staff on August 4, 2016, )
Mr. Kalaf explained that once Wboster informed the City of Los Angeles (“City”) of Wooster’s
- ownership of the Property, City crews ceased maintenance activities onsite, thus eliminating the -
traithead facility as a functioning public amenity. ' : -

Changes in intensity of use and changes to access to the coast constitute development under the
Coastal Act. No CDP was obtained for this development, and no CDP was applied for. Any
development that is undertaken in.the Coastal Act without the required CDP constituites &
violation of the Coastal Act. The public amenity remains privatized, constituting a continuing
violation of the Coastal Act. The Coastal Act represents-a legislative declaration that acts
injurious to the state’s natural resources constitute a public nuisance. (Leslie-Salt Co, v. San
Francisco Bay Conservation etc. Com. (1984) 153 Cal. App.3d'605, 618; CEEED v. California
Coastal Zone Conservation Com. (1974) 43 Cal.App.3d 306, 318.,) The Coastal Actisa
“sensitizing of and refinement of nuisance law.” (CEEED; at 3 19.) :

A continuing Coastal Act violation is thus also a continuing public nuisance.. A property owner is
liable for actions-of previous owners who may have created the public nuisances on the property
based on Civil Code 3483, which states: '

Every successive owner of property who neglects to abate o continuing nuisance upon, or in

the use-of, such property, created by a former owner, is liable therefore in the same manner as
the one who first created it. : ' o

. The nuisance condition, i.e. privatization of a public amenity, persists on the. property, and as the
* - current property owner, you are responsible for correcting it. .

Administrative Penalties for public. access violations

1) Failure to transfer the Property to a public or non-profit agency approved by the Executive
Director of the Commission, 2) privatization of a public amenity; and 3) operation of and locking
a gate or other structure that blocks access to a public parking lot and public restroom facility
and the locking of the public restroorms, at the Temescal Ridge Trailhead, constitute violations of
the Permit and the public access provisions of the Coastal Act and, therefore, the criterion of
Section 30821 has been satisfied. The penalties imposed may be in an amount of up'to $11,250,

' for each violation, for each day each violation has persisted or is persisting. As you know, we
have notified you of the violations at issue in previous communications, including letters dated
August 3, 2016 and September 23, 2016. As of this date, the Coastal Act violations at issue have
not been remedied and penalties continue to accrue,

*In order for development of a single-family home on this site to be approved, the underlying CDP would need to .
be amended to delete the requirement that thiis property be used and developed for public recreational purposes. The.
Executive Director of the Commission would-have to reject such an amendment request pursuant to California Code
of Regulations Section 13166, as such a fequest would lessen or avoid the intended effect of a previously issued -
CDP. Please note that even if staff could accept such an amendment request, the application fee for a permit

amendment is half the cost of the application fee for the original developmert, if it were applied for today, Here,
staff estimates the application fee to be in excess of $1,000,000. -
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Please consider this letter to reiterate our concerns with the violations of issue, and to remind youn' .

. of our intent to consider pursuit of remedies under the Coastal Act, including administrative

- penalties pursuant to-Section 30821. In order to stop the further accrual of mionetary-penalties, - . -
you must comply with the terms and conditions of CDP No. A-381-78, as-amended, including by
providing the public access required by the CDP by affecting the transfer of the. Propertytoa
government or non-profit entity that is acceptable to the Executive Director for public use.

Commission staff is preparing to refer this case to our headquarters-unit for formal action to

. ensure timely preservation of public rights of access and assessment of monetary penalties under |

Section 30821. This referral is not intended to supplant the opportunity to resolve this matter
consensually; rather, as we have noted in previous communications, our preference is to resolve
this quickly and amicably. Please do not hesitate to contact me as soon as possible if you’d like
to discuss options for securing the public’s right to use this property.

Thank you for your attention to this matter. Please contact me by March 24, 2017 to discuss how
you intend fo resolve this violation. I can be reached at 562-590-5071.

Sincerely,

a’r'h“" e o o

Enforcement Officer

cc: Lisa Haage, Chief of Enfbrcemeht, CcCC
Andrew Willis, Enforcement Supervisor, CCC
Steve Hudson, Deputy Director, CCC
Al Padilla, Regulatory Permit Supervisor, CCC
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SAN FRANCISCO, CA 94105-2219 ; %wm
VOICE (415) 904- 5200 : Af;;?;;?
SEGE

FAX (415) 904- 5400
TDD (415) 597-5885

- V1A CERTIFIED ANDREGULAR MAIL

February 15,2018

1205-1207 Wooster Street LLC

¢/o Adam S. Rossman

4936 Triggs Street

Commerce, CA 90022

(Certified Receipt No. 7017 0530 0000 8132 0580)

Subject:

Property Location:

Violation Description:

Dear Mzr. Rossman:

Notice of Intent to Record Notices of Violation, and to
Commence Cease and Desist Order Proceedings and
Administrative Civil Penalties Proceedings

16701 Via La Costa, Pacific Palisades area of the City of Los Angeles,
also identified by Los Angeles County Assessor’s Parcel Number
4431-039-029. )

The placement of an unpermitted gate and apputtenant development
that blocked access to a public parking lot and public restroom
facility; the locking of public restrooms at the Temescal Ridge
Trailhead; the change in intensity of use from public park to private
land, the failure to transfer the property to the City of Los Angeles or
other not-for-profit entity approved by the Commission’s Executive
Ditector, and the failure to maintain the trailhead, parking lot, and
public restroomn, in violation of Coastal Development Permit No. A~
381-78, as amended, and the resoutce protection and public access
provisions of the Coastal Act.

As California Coastal Commission (“Comimission”) staff has made you aware, multiple Coastal Act
iolations have occurred on, and presently pessist on the propetty located at 16701 Via La Costa, in
the Pacific Palisades area of the City of Los Angeles, also identified by Los Angeles County
Assessor’s Parcel Number (“APN”) APN 4431-039-029. Wooster Street LLC (heremafter
“WWooster”) is listed as the record owner of the aforementioned property. Itis of utmost importance
that this matter is resolved expeditiously given that the Temescal Ridge Trailhead, public parking lot,

1 The Coastal Act is codified in California Public Resources Code sections 30000 to 30900. All further section
references are to the Public Resources Code, and thus to the Coastal Act, except where specified that the reference is
made to the Commission’s regulations.

Exhibit 38




Wooster - Temescal Ridge Trailhead; February 15, 2018

and public restrooms atre sitnated on this nearly half acre patcel, and have all been variously subject
to closure and distepair since you took possession of this site, resulting in significant adverse impacts
to public access. As my staff has expressed to you, we remain ready to wotk with you to resolve
these impediments to public access, among other issues, amicably, and we remain open to discussin

“Consent” Administrative Penalty action (“Consent Otders”), which would then be taken to the
Commission for its approval in the context of a formal hearing.

Priot to bringing an order to the Commission (either as a consent or contested order), Commission
regulations provide for issuance of 2 notification of the decision to initiate formal order '
proceedings. In accordance with those regulations, this letter notifies you of my intent, as the
Fxecutive Director of the Commission, to commence these formal enforcement proceedings to
address the Coastal Act violations noted above and described herein, by recording a Notice of
Violation against the property at 16701 Via La Costa in the Pacific Palisades, and by issuing either 2
: . consent ot regular Cease and Desist Order and Administrative Penalty action to Wooster Street
| LLC -

\ The intent of this letter is not to discourage settlement discussions; rather itis to provide formal
" potice of our intent to-resolve these issues through the order process, which in no way precludes 2
consensual resolution. Resolving this matter and providing permanent restoration of access to and
, maintenance of the Temescal Ridge Trailhead, parking lot and restrooms by 2 public or non-profit
! agency is crifical and my staff rernains ready and willing to continue worling with you towards
finding a mutually acceptable outcome of this longstanding Coastal Act violation. However, please
| note that should we be unable to reach an amicable resolution in a timely manner, this letter also lays
! the foundation for staff to bring a proposal to the Commission unilaterally, which proposal would
include the issuance of an Order, the imposition of administrative civil penalties pursuant to Section
30821, and authorizing the Executive Director of the Commission to record a Notice of Violation
of the Coastal Act on title to the propetty. ‘

Backeround and Coastal Act Violations

In 1978 the Commission granted Coastal Development Permit A-381-78 to Headland Properties
Associates (hereinafter “Headlands™) for the grading of roads and the installation of utilities to
accommodate a 230 unit residential tract on 1,200 actes of then undeveloped propetty in the Pacific
Palisades. In a 1980 amendment to the permit, A-381-78A, the Cotnmission apptroved the creation
of four tracts, allowed a massive quantity of grading, established the total number of residential units
at 740, authorized construction of commercial and instructional sites, and required the dedication of
nearly 1,000 acres of land to the California Department of Parks and Recreation, the City of Los
Angeles Department of Recreation and Parks and/or an acceptable ptivate, non-profit corporation.

: Since this time, this permit has been amended more than a dozen times. Of particular relevance to
this matter, Special Condition 7 of Amendment 1 states:

\_ 2 See Sections 13181 and 13191 of Tifle 14 of the.California Code of Regulations.. - -
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7. Park Facilities

Concurrent-with the grading of Lots 86 and 87 of Tract 32184, the applicant shall construct trailbead

Jacilities (including a 6-10 car parking lot, gates and signs) in wicisty of said Lots 86 and 87 substantially
- as“howin apphicant’s Bachibit A1, 50 asto provide foor trail aceessto an exdsting tratlom Temeseal = - = - o

Ridge. The applicant shall also construct a restroom facility in the vicinity of Palisades Highlands at a
Jocation designated by the State Department of Parks and Recreation in Topanga State Park or on the
dedscated lands. . All facilities shall be consiructed to the usnal specification of the Depariment of Parks and
Recreation, and shall be turned over to the Department for operation and maintenance.

Fusther, Special Condition 2 of Amendment 9 also clarified that the access amendments were
actually to precede the construction of the condominiums:

2. Completion of Trasl Access Improversents [Clarification of Condition 7]

Prior to transmittal of the authorization of this amendment the applicant shall provide evidence of the
completion of the following intprovements to the accessibilizy of the dedicared open space areas. The
improvements shall be approved by the Excecutive Director and shall conform 1o the design standards of the

aceepring agency.

4) Temescal Ridee Trailbead The applicant shall construct the improvements proposed for the Temescal Ridge
Trail bead, including signs, parking facility and bathroom concurrent with the construction of streets and
utilities approved in this trad....

Finally, Amendment 11 provided more detail as to the public trailhead, signs, parking and restroom:

d) Temescal Ridoe Traslbead. Concurvent with the construction of streets and ntilities approved in this tract,
the applicant shall construct the improvements proposed for the Temescal Ridge Trail bead, including signs, a
12 car parking facility and public restroom. The final design must be revicwed by the accepring agengy prior to
constrution. The trailhead may be transferred to the City of Los Angeles Department of Parks and
Recreation for purposes of mainenance and kabilizy, or other public or non-profet agency approved by the
Eixecutive Director. The applicant or its successor in interest shall maintain the trail and enginecred slope io
Temsescal from Calle Nancy as part of the other open space maintenance agreed 7o in this pernmit. More
specifically the applizant shall provide a public access/ recreation signange program subject to the review and
approval of the Executive Director, that provides that, at a miriimun, Signs will be conspicnously and
appropriately placed to adequately identify the location of the Temescal Ridge Traslbead. ...

Headlands submitted the proposed plans for the construction of the requisite public parking lot,
restroom, and signage on this particulat property on June 18, 1993. Once Executive Director
approval was granted, construction of the aforementioned public amenities was undertaken and
completed on this property pursuant to permit requirements. Even absent the requirement to
dedicate this property to the City or other acceptable non-profit organization, this property was and
remains the location for the public amenities. In compliance with the CDP, the applicant proposed
this propesty for the public facility and trailhead and the Executive Director approved and
authorized the public facilities to be built in this particular location, and no other. No other
development, other than the public facilities, can be undertaken on this property. From the point the
construction of the public facilities was completed up until the violations at issue in this letter
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commenced on or about January 2014, the public had full access to these public amenities, as
required by the CDP, as amended.

Commission staff was made aware of the aforementioned violations in mid-2016, at which time

- TWooster Street EECwasinescrow'to sell-the-ptoperty to another entity, upon receiving complatnts - == ==

from membets of the public dbout closures of the public patking lot, trail head, and restrooms.
Note once again that no transfer of the property can occur usless it is to a government entity or
non-profit acceptable to the Bxecutive Director of the Commission. Commission enforcement staff
immediately contacted the owners of the property to discuss the ongoing Coastal Act violations
associated with activities undertaken at the site and followed up with a notice of violation letter on
August 3, 2016 to Wooster. In this letter, staff listed the various Coastal Act violations on the
property, including the closure of the public restroom and public patking facilities at the Temescal
Ridge Trailhead, pointed out the fact that the unpermitted development was also functioning to
preclude public use of the Temescal Ridge Trailhead and associated faciliies, and noted that these
were directly inconsistent with the permit conditions and the public access policies of the Coastal
Act. The letter also detailed the procedures by which the various issues should be addressed, and
noted the potential ramifications and civil Habilities associated with the unpermitted development
under the Coastal Act. Since this initizl notice of violation, Commission staff has spoken with
partners of and counsel for Wooster to further discuss the unpermitted development and the
potential mechanisms of resolution, followed by written correspondence dated September 23, 2016
and March 15, 2017.

As my staff has explained to you, the placement of 2 locked gate and appurtenant structure that
blocks access to the public parking lot and public restroom facility, the locking of public restroorms,
and failing to maintain the public resttooms, trailhead, and parking lot, and change in intensity of
use from public patk to private land, are violations of CDP No. A-381-78, 25 amended, and have a
very serious impact on public access. This trailhead provides access to the Temescal Ridge Trail- 5.8
miles of very heavily used hiking trails that provide views of the Pacific Ocean and allow the cresting
of Temescal Peak, one of the Santa Monica Mountains highest ponts.

Protecting public access is a major goal and priosity of the Coastal Act. For example, Section 30210
of the Coastal Act provides that:

“Tn carrying out the requirements of Section 4 of Article X of the California Constitution, macinim acess,
which shall be conspienonsly posted, and recrearional agpportunities shall be provided for all the people consistent
with public safety needs and the need to protect public rights, rights of private property owners, and natural
resonrce areas from overuse.”

The unpermitted development at issue in this matter obstructs public access by both physically
blocking use of the trailhead and facilities and by failing to maintain the facilities as required by the
petmit, and changes the intensity of use of this public atea to 2 pivate landholding. These permit
requirements run with the land and survive a tax default sale - meaning any person or entity holding
title is obligated to comply therewith. See, e.g., Ojavan Investors v California Coastal Comumission,
(1994) 26 Cap. App. 4" 516, 527.

The purpose of these enforcement proceedings is to address the ongoing impediments to public use
of and access to the Temescal Ridge Trailhead and the Temescal Ridge Traithead facilities located on
the Propetty, in violation of CDP A-381-78, as amended, and the Coastal Act. These proceedings
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will propose to address these matters through the recordation of 2 Notice of Violation against the
propetty and issuance of an Order that will direct you to, among other things: 1) cease from
performing any additional unpermitted development, 2) develop and implement 2 plan.to temove
unpermitted development, 3) mitigate for the temporal losses caused by the unpermitted

de*vélcip"rﬁ'ent;‘ 4‘)'"C'ezfse"a:ll‘ac'tiviﬁe'sﬂ:ra't"blo'ck'ormte'rferewith'pub‘li'c use-of Temescal Ridge - ~rmrmmmree oo o

Trailhead, 5) maintain the Temescal Ridge Trailliead parldrig lot, signage, trailhead, and restrooms in
compliance with CDP A-381-78, as amended, and 6) transfer the property to the City of Los
Angeles or a not-for-profit entity approved by the Commission’s Executive Director. In addition to
the aforementioned items, any resolution of this matter will address Woostet’s civil Hability. These
proceeding will also include recommendations for issuance by the Commission of an Administrative
Penalty pursuant to Section 30821 of the Coastal Act.

Cease and Desist Order

By way of background, the Commission’s authority to issue cease and desist orders is set forth in
Section 30810 of the Coastal Act, which states, in part, the following:

- (a) If the commission, after public bearing, determines that any person or governmental agency bas
undertaken, or is threatening to undertake, any activity that (1) requires a permit from the commission
without securing the permit or (2) is inconsistent with any permit previously issued by the commission, the
commission may issue an order directing that persor or governmental agency 1o cease and desist.

Section 30810(b) of the Coastal Act states that the cease and desist otder may be subject to terms
and conditions that the Commission determines are necessary to ensure compliance with the Coastal
Act, including removal of any unpermitted development or material.

Section 30600(z) of the Coastal Act states that, in addition to obtaining any other permit required by
law, any person wishing to perform or undertake any development in the coastal zone must obtain a
CDP. “Development” is defined by Section 30106 of the Coastal Act as follows:

"Development” means, on land, in or under water, the placement or erection of any solid material or
structure; discharge or disposal of any dredged material or of any gaseons, higuid, solid, or thermal waste;
grading, removing, dredging, mining, or extraction of any materials; change in the deiz:z'y_l or intensity of use of
land. . .change in the intensity of use of water, or of access therelo....

The various instances of unpermitted development at issue hete, including: the placemenf of an
unpermitted gate and appurtenant development that blocked access to a public parking lot and
public restroom facility; the locking of public testrooms at the Temescal Ridge Trailhead; the failure
fo ‘transfer the propesty to the City of Los Angeles or other not-for-profit entity approvéd by the™ ™™~
Commission’s Bxecutive Director, and the failure to maintain the trailhead, patking lot, and public
testroom; and the change in intensity of use of the land from public park to privately held land,
clearly constitute “development” within the meaning of the ab ove-quoted definition and therefore
ate subject to the permit requirement of section 30600(a). A CDP or an amendment to the
underlying CDP was not issued to authorize the subject unpermitted development. Further, as noted
above, the development activities subject to this action ate inconsistent with CDP A-381-78, as
“amended. As the unpermitted development undertaken is inconsistent with the Coastal Actand a
previously issued permit, the criterion for issuance of a cease and desist order under Section

30810(a) of the Coastal Act are thus satisfied.
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For these reasons, I am issuing this Notice of Intent to commence cease and desist order
proceedings. The procedures-for the issuance of cease and desist orders are described.in Sections

13180 through 13188 of the Commission’s regulations. Aspreviously mentioned, these matters may

e resolved itia consensual a‘greement'betwe‘en‘you'and'th‘e‘Gom.mission.- -

Notice of Violation

The Commission’s authority to record a Notice of Violation is set forth in Section 30812 of the
Coastal Act, which states the following:

(a) W benever the excecative director of the commission has determiined, based on substantial evidence, that real
property bas been develaped in violation of this division, the execstive director may cause a notification of
intention to record a notice of violation to be riailed by regular and certified masl to the owner of the real
property at issue, describing the real property, identifying the nature of the violation, naming the owners
thereof, and stating that if the owner objects to the filing of a notice of violation, an opportunity will be given
fo the owner to present evidence on vhe ssue of whether a violation has ocourred.

In our letter dated August 3, 2016, in accordance with Coastal Act Section 30812(g), Commission
staff notified you of the potential for the recordation of a Notice of Violation against the property. I
am issuing this notice of intent to record a Notice of Violation because unpermitted development
inconsistent with the Coastal Act and CDP No. A-381-78, as amended, has been undertaken at the
property, and because of the ongoing failure to comply with the conditions of the CDP, as
amended, and the Coastal Act.

If you object to the recordation of a Notice of Violation in this matter and wish to present evidence
to the Commission at a public hearing on the issue of whether 2 violation has occurred, pursuant to
Section 30812(b) the property owner must specifically object, in writing, within 20 days of the
postmarked mailing of this notification. The objection should be sent to the attention of Heather
Johnston in the Commission’s Ventura office at the address listed on the letterhead by Mach 8,
2018. Please include the evidence you wish to present to the Commission in your written response
and identify any issues you would like us to consider. We are hopeful that we can avoid such a
contested matter and work together to address these issues amicably and incorporate any such
notice into 2 consensual resolution.

Administrative Civil Penalties, Civil Liability, and Exemplary Damages

Under Section 30821 of the Coastal Act, in cases involving violations of the public access provisions
of the Coastal Act, the Commission is authorized to impose administrative civil penalties by a
majority vote of the Commissioners present at a public hearing. In this case, as des cribed above,
there are significant violations of the public access provisions of the Coastal Act; therefore the
criteria of Section 30821 have been satisfied. The penalties imposed may be in an amount of up to
$11,250, for each violation, for each day in which each violation has persisted or is persisting, for up
to five (5) years. If 2 petson fails to pay an administrative penalty imposed by the Commission,
under Section 30821(e) the Commission may record a lien on that person’s property in the amount
of the assessed penalty. This lien shall be equal in force, effect, and priotity to a judgment lien.”
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Furthermore, and as has been explained in pdot correspondence, please be advised that the Coastal
Act additionally provides for the imposition of civil liability (variously described as fines, penalties,
and:damages) by the courts for violations of the Coastal ‘Act. Section 30820(a) provides. for civil
liability to-be imposed on any person who performs or undertakes development without a CDP

- antljor-thatis inconsistent thrany CDP ‘previ’ouslyfissued‘by‘tbé*GQmmission"in'an*amQunt'ﬂmat-~-~

shall not exceed $30,000 and shall potfbe less than $5(_j()'~_for each violation. Section 30820(b)
prOvich'thatadditibnél civil liability may be imposed on any person who petforms or undertakes
development without a CDP and/or that is inconsistent with a CDP previously issued by the

Commission, when the petson intentionally and knowingly performs-ot undertakes such

development, in afi amount not less than $1,000-and not-more than $15,000-per day for each day in
which each violation petsists. Section 30821.6 provides thata violation of a cease and desist oxder
can result in civil fines of up to $6,000 for each day in which each.violation persists. As my staff has
previously explained, coutts have held that property ownets ate lidble for violations on their
property even if they wete not directly and actively responsible for creating the situation. Once
again, with your cooperation, it is our hope that we mmay resolve these issues amicably.

Response Procedure

In accordance with Sections 13181(a) of the Commission’s regulations, you have the opportunity to
respond to the Commission staff’s allegations as set forth in this notice of intent to commence
Cease and Desist Order and Administrative Penalty-proceedings by completing the enclosed

.statement of defense (“SOD”) form.

The SOD form must be directed to the attention of Heather Johnston, at the address listed below,
not later than March 8, 2018:

California Coastal Commission
South Central Coast District

89 S. California Street, Suite 200
Ventura, CA 93001

However, should this matter be resolved via a Consent Ozder, an SOD form would not be
necessary. In any case and in the interim, staff would be happy to accept any information you wish
to shate regarding this matter and may extend deadlines for submittal of the SOD form to
specifically allow additional time to discuss terms of 2 Consent Oxder and to resolve this matter
amicably. Commission staff currently inténds to schedule the hearings of the cease and desist oxder
and administrative penalty proceeding for the Cotmmission’s June 2018 hearing.

Resolution

It is my understanding that there has heretofore been 2 continued expressed desire to develop the
property as a residential lot or be compensated by the State so as to forego this option. As my staff
has previously iterated, this stance is not practicable given the various aforementioned consttaints
imposed on the property by CDP No. A-381-78, as amended, and this property cannot be
developed with private development, which would lessen the clear intent of the conditionally
approved CDP. However, I again note that we would like to work with you to resolve these issues
amicably through the Consent Order process. While requiting compliance with the Coastal Act, 2

Consent Cease and Desist Otder and Consent Administrative Penalty would provide you with the

7
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Qpportllnity to have more input into the process and timing of addressing the violattons and
mitigating for interim losses of access caused by the unpermitted development. The consent
process could potentially allow you to negotiate.a penalty amount with Commission staffin order to

fully resclve the violations stipulated in the Consent Or.dersviﬂaouf.fﬁrther formal legal action.

Lot = e+ o e sy 4 ettt

Another benefit of Consent Orders is that in a Consent Ozxder proceeding, Commission staff will be
presenting and recommending approval of an. agreement between you and staff rather than
addressing the violations thtough a contested héaring. A'lfemaiﬁvely, if YV-E:'B.IC not able to reach a
consensual resolution, we will need to proceed with-a unilateral order at the next available hearing
and we will have to address the civil liabilities via an Administrative Penalty proceeding and possibly
through litigation. ‘ '

Again, should we settle this matter, you do not need to expend the time and resources to fill out and
return the Statement of Defense form mentioned above.

1f you have any questions regarding this letter or the enforcement case, please call Heather Johnston
at (805) 585-1800. .
Sincerely,

John Ainsworth
Executive Directot

cc Lisa Haage, Chief of Enforcement
Aaron McLendon, Deputy Chief of Enforcement
Alex Helperin, Senior Staff Counsel
Al Padilla, Regulatory Permit Supervisor
Andrew Willis, Southern California Enforcement Supervisor
Heather Johnston, Statewide Enforcement Analyst

Encl Statement of Defense Form for Cease and Desist Order and Administrative Penalty
Proceeding '
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STATE.OF GCALIFORNIA - NATURAL RESOURCES AGENCY -EDMUND G. EROWN, JR, Governor

-‘"CALIFORNIA .COASTAL COMMISSION

45’ FREMONT SUITE 2000
SAN'FRANCISCO; CA 84105-2218
VOICE:AND TDD (415) 504-5200
FAX (415)804-5400

STATEMENT:OF DEFENSE FORM

DEPENDING -:ON THE OUTCOME :OF FURTHER DISCUSSIONS THAT OGCUR
WITH THE .COMMISSION ENFORCEMENT STAFF AFTER YOU HAVE
COMPLETED -AND RETURNED THIS FORM, (FURTHER) ADMINISTRATIVE OR
LEGAL ‘ENFORCEMENT PROCEEDINGS MAY NEVERTHELESS BE INITIATED
AGAINST .YOU. IF THAT ‘@CCURS, ANY ‘STATEMENTS THAT YOU MAKE ON
THIS FORM WILL BECOME PART OF THE. ENFORC‘EMENT RECORD AND MAY
BE USED AGAINST YOU.

" YOU MAY WISH TO CONSULT WITH OR RETAIN AN ATTORNEY BEFORE
YOU.:COMPLETE THIS FORM QR -OTHERWISE :CONTACT THE COMMISSION
ENFORCEMENT STAFF.

This form is accompanied by a notice of intent to initiate cease and desist order and
administrative civil penalties proceedings before the commission. This document indicates that
you are or may be responsible for or in some way involved in either a violation of the
commission's laws or a commission permit. The document summarizes what the (possible)
violation involves, who is or may be responsible for it, where and when it (may have) occurred,
and other pertinent information concerning the (possible) violation.

This form requires you to respond to the (alleged) facts contained in the document, to raise
any affirmative defenses that you believe apply, and to inform the staff of all facts that you believe
may exonerate you of any legal responsibility for the (possible) violation or may mitigate your
responsibility. This form also requires you to enclose with the completed statement of defense
form copies of all written documents, such as letters, photographs, maps, drawings, etc. and
written declarations under penalty of perjury that you want the commission to consider as part of
this enforcement hearing.

You should complete the form (please use additional pages'if necessary) and retumn it no later than
March 8, 2018 to the Commission's enforcement staff at the following address: %

Heather Johnston

89 S. California Street
Ste 200

Ventura, CA 32001

Ifyou have any questions, please contact Heather Johnston at (805) 585-1800.

Exhibit 38




V-5-16-0106 Wooster/Temescal Ridge
SOD Form

1. TFacts or allégations contamed in the notice of intent that you admit (with specific
reference to the paragraph number in such document)

2. Facts or allegations .contained in the nofice ‘of intent that yon deny (with specific
reference to paragraph number in such document):

3. Facts or allegations contained in the notice of intent of which you have no personal
knowledge (with specific reference to paragraph number in such document):
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SOD Form

Other facts which may exonerate or mitigate your possible responsibility or otherwise
explain your relationship to the possible violation (be as specific as you can; if you have
or know of any document(s), photograph(s), map(s), letter(s), or other evidence that yon
believe is/are relevant, please identify it/them by name, date, type, and any other
jdentifying information and provide the original(s) or (a) copy(ies) if you can:

w



V-5-16-0106 Wooster/Temescal Ridge
SOD Form - -

s.

Any other information, statement, etc. that you want to offer or make:

‘

Documents, exhibits, declarations under penalty of perjury or other materials that you
have attached to this form to support your answers or that you want to be made part of
the administrative record for this enforcement proceeding (Please list in chronological
order by date, anthor, and title, and enclose a copy with this completed form):
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STATE OF CALIFORNIA ~NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT STREET, SUITE 2000
SAN FRANCISCO, CA '94105-2215
VOICE (415) 904- 5200

FAX (415) 904-5400

TDD (415) 597-5885

Vis REGULAR AND ELECTRONIC MAIL
December 12, 2018

Adam Rossman

449 S. Beverly Drive
Suite 210

Beverly Hills, CA 90212

Wooster LLC

c/o Henry Levy

810 Cord Citcle

Beverly Hills, CA 90048

Dear Mr. Levy,;

Thank you for your correspondence to Commission staff - received electronically on December 9*
and -dated November 29%, We appreciate your response to our letter dated November 21%, and are
heartened by your willingness to meet with staff and other relevant parties to try to craft a mutually
acceptable resolution of this important Coastal Act violation. To ensure that communications and
negotiations are addressed to the appropriate party, staff asks that you please clarify whether you are
still represented by Mr. Rossman. Additonally, you allege both that Commission staff has admitted
that it somehow erred in this process, and that-you contacted a staff person at the Coastal.
Commission who “assured us they had no tecord of the property in question....” No mistake has
been made by the Commission; the ongoing obligations to comply with the coastal development
permit are clear — this facility is required to be maintained in perpetuity for use by the public and
currently it is not. Further, staff has reviewed our records and can find reference to neither
conversation; we would welcome additional information, including the names of the staffers and the
dates you spoke with them, to help clarify this situation.

In your letter, in an apparent attempt to deinonstrate that there is bot an ongoing Coastal Act
violation on the property at 16701 Via La Costa, you assert that the facility was closed for only one
day. As you are aware, in addition to the locked gate that was installed to preclude access to the
facility, one of the bathrooms has been locked since you took ownership of the property and
remains permanently unavailzble to the public. Furthermore, as staff has explained on multiple
occasions, physically barring entranice to the facility is only a portion of the outstanding Coastal Act
violation. Special Condition 2(d) of Amendment 11 to Coastal Development Permit (“CDP”) A-
381-78 requires ongoing maintenance of the restroom, parking lot, and trailhead. Pailure to maintain
the trailhead and facilities is a continuing violation of CDP A-381-78, as amended, and Commission
staff continues to receive calls from the public regarding the filth of the one open restroom, graffiti,
and trash strewn across the property. This is not only an ongoing violation of the Coastal Act butis
rapidly becoming a public nuisance.
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While staff is enthusiastic about the prospect of meeting with you to work towards z resolution of
this matter, in light of previous communication issues it would perhaps make sense to first schedule
a phone call to begin the process. As you are aware, staff had been working with your counsel, Mr.
Rossman, for over two months on 2 potential resolution of this case, when, upon sending a draft
consent cease and desist order to Mr. Rossman on May 8,2018for review, we received an email from
your associate Mr. Kalaf threatening to close the entire facility and sue the Commission, While
surprised by this dramatic shift in tenor, staff continued to reach out to try to ascertain what _
particular element or aspect of the draft order had caused such rancor. By letter dated May 11, 2018
and by phone on May 25%, staff offered to walk through the draft proposal with your counsel so as
to identify areas of concem for you. Neither you aot your counsel responded to these entreaties, nor
to a follow up letter dated August 29, 2018 which again sought to try to move forward amicably. In
fact, your letter received December 9, 2018 is the first responsive correspondence staff has received.
Therefore, in advance of a group meeting with Commission staff and Los Angeles City and County
officials, we suggest a phone call with Commission staff in which we can iron out communication
difficulties and make sure we are on the same page with respect to your past interactions with
Commission staff and Wooster LLC’s ongoing obligations with respect to 16701 Via La Costa. Such
a conversation will enisure a meeting of the minds with respect to facts related to the Coastal
Commission and the prior coastal development permits, and will provide a suitzble vantage point
from which to meet with other relevant parties. As such, please provide us with dates, times, and
preferred contact information for this call with Commission staff, after which we would be happy to
coordinate a large group meeting of relevant parties.

Again, thank you for your response and for your continued attention to this matter, I look forward
to hearing from you regarding times for a phone conversation.

Sincerely,
Heather’ ohnston
cc Lisa Haage, Chief of Enforcement

Aaron McLendon, Deputy Chief of Enforcement
Alex Helperin, Senior Staff Counsel




ATATE OECALIDRNTA— RATTR AL RESOURCES AGHNCY L CAVEN NEWSOM, Gorsrman

CALIFORNIA COASTAL COMBISSION
45 FRTHOMNT STREDY, SUTTY dead

SATE FRANCECD, CA $2185- 121

VORCE (45) % 5380

BAX (KIS) G- D0

TOD {415) 5375835

- ViAREGULAR AND ELECTRONIC MAIL
Mazchd, 2019

Wooster LLC
810 Cord Circde
Beverdy Hills, CA 50048

Dieaz Méssers Kalaf and Levy:

Thand yoi for taking the time t speak with me on Janary 1 5% and for your ketber, which was sent

cnter info dischssions with Coastsl Commission staff to endeavor to resolve this serios Coastal Act
vickation on your propesty located ar 16701 Via La Costs Dirdve, in the Pacific Palisades portion of-
Los Angeles {fhe “Trailhead Propeiy™). We look forward +o having a taore comprchensive
discisgion i the near fature regarding the history of the Trailhead Property and your ongoing
obligations with tespect thereto once you have zetaned counsel In the meantime, however, | .
wanted i fake the opportanity to address some of he statesnents that you made in yout January 18%
Jettet,

As a fhreshold nhgtter, you indicate i your letser that [t the tite of surtion, the otily y
dodumentation we had smong several baresncradies i thiat the City stated it was a legal lot™ 2nd
fhiat “[i]he only Emitation noted a standard slope restdction.™ Unfortunately, these statemeses do aioe
reflect the entite noivesse of records at your disposal; in fact, thee are two docaments that are
recorded in the chain of title for the property (and thus retrievable by a standard tide search) both of
which teference the coastal development perout {"CDE) at the heart of this matter {(CDP no. A-
381.72): 1) Declantion of Restrictive Covenants and Agrecments (Official Records of Los Angeles
Couigity, Instrament No. 1981-3847), and 2) Master Declaration of Cosenzats, Conditions and
Restactions and Reservation of Bascments for the Summit at Palieades Highlands and Notice of
Addition of Tetritoty for Palisades Deive Recreation Association (Instrueacat No. 83-1560661). In
fact, the Iattex docuasent, which is 3 1959 amendment to the devdopments covenants, condificns,
and cestrictions, specifically refes to sestrictions on the Tradhesd Properiy that were imposed a2
pezt of the COF. Wooster LLC (*Wooster”) was thenefone oo notice of the conditises and
sctions impased on the Traihead Propety by the Commission in the Bsuanice of CDP A-381-

78, as these documents wete recorded in the chait of tifle o the Trallheed Propetty priot to your
jparchase. We note that, by kw, such legal restiictions run with the laned, and regrrdless of transfer of
‘owneship or hov one acquired the propeaty, the property is subject to all of the requircments-of
those permit conditions, nchiding being used 45 public packing lot and restroom faclity for the
Temeseal Ridge Trail, a5 i3 reflected in the recorded doouments for the parcel.

Frathes, in this case, Wooster wis sdditienally on votice that the Trailhesd Feoperty was doveloped
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leaclj wiitble on the property; and Hiave ben thite-dinct 1994 2 there ave signs ocated on: ¥ia Ia.
Casta directing the public to the property for parking to accesy the trailhead, in addition to publc
Acocss SRS onﬂme[hﬁdePm:ty:tse]fnndz} &e&yoflmﬁagek@wmmmmmgﬂm _
facHlities inchadiog the public restrooms until Wooster notified them that they shovld desist after
Wooster took ownership, In your letter you aver thar “{gloverament ageincies sell propecty ol the
time, 26 the fact that there were bathrooms andz parking lot op the property was ot mesningful *
While propeity owaed by some goveramental entities may be sold on occasion, this propesty Wes
cleady a1 active public parking lot and restroGm Facibity that was being used and mantamed by the
Cﬂy,mdtkﬂlygaw‘ﬁmstwmﬁm]nod@ that this was 10t an nadeveloped ox abandoned
propeity or one with 10 relovant history, 2nd ss such, thet doe diigence, including but not
necessartly lienired to a title search for sestictions, should be done prioe to purchase: As discassed
shove, the CDP aod attendant estrictions wonld have been clear to Woostet had they propetly

investigates the propetty pgor to sal.

1ns your letter you lay ot the stops that you chim Woostet did tais priot to puschasing thé propesty.
o state Ghat yon hivi “City of Los Angeles, Ciry Phnniog, and Bullding & Safety” ledter dated
1710/ 2014, which you clam states that the property is & “buiklable lov.” Even if you do have such 2
Letiet, Coastal Comsmission permit and regulstory authority is separate and apart from City of Los
Angeles (“City”) pernits snd zoning regubtions, and an indication from the City that the pioperty 5
“Tuildable™ has no Bearmy ot Coastil Act requirements pertaining to that propecty, Dot does of
cionld suich 2 letter amend & Coastal Commission-issped permit. You additionally indieste that you
spoke with an office tochnician atthe Cosstsl Commission’s Veatara office who directed you to the
Long Beach office and that “an sndividual” ot the Commission’s Long Beach office informed you

that you woubd need to suhmit s stmdard building applicanc for Commission review should you
wish to build. Even assuming that this conversation occursed just 4s you indicated, this
conversatiorn, in which staff conveyed genezal information ob, how to eatet into the coastal
developaeat permit process, did not and does not cettify the property 1 free from encambrances
OF Pestrictions: pmdertheCwsﬁlﬁct-mmcﬂ:ingoniyzmkwofnppﬂsasz petimits eould
accomplish. Tn fuct, Commission recends mdcate that representatives of Wooster did not actuslly
request 1o view existingy permmit fics relating to the property notl Angust of 2016, at which time
Commission staff provided the roquésted permit information attached to a Notice of Violation Jetter
dared Aupst 3, 2016, Inquiring generslly about how to pet permission 10 build on coastal property
hammiy:ﬁﬁ@mhmﬁ:gﬁmm;ﬂymrghhg&epmnﬁhktmymdmmdmt '
conditions and encombrances affecting a specific parcel of rezl property —& differencs thar anyone
in the business of developing propenty should be well versed in. Mozcover, the fact you called
indicates that you were sware of the Cosstal Act and potentis} permit ksues,; 20d the mformation
provided by tBECcrmmismml otfice rechnician, if it had any effect, was to heighten the susweness of

the need for a Cozstal Development Permit for sy actions persining to the propetiy.

Vou farther clsim i yous cortespondence that both fhic County 4nd the Coasial Commission has’

inade 5 mistale wwith Tespest 1o this propetty, and a3 2 seeult of this case, “[ohanged theirway of

Aoing business.” T con assuze you no mistake by Commission staff has been found, and that this case
has ot in fact precipitated a change in practices. It is possible that you are alleging Commission
prror begause the staffer snswredog the phene did not respond to your general inquity with 1 detailed
description of all permit encombrances on the property, but sgain, this s the fppe of toformarion
that requires specfic informaben about the property it question and that someone loak for rlevamit
permits end testrictions, just the ype of Infoapation gathering w0 be done by someons secking to
develop a propeny.
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Mareover, even if there had betn s purported mistake ont behalf of 1n unrelated entity; it would not.
winllify fhe permit-conditions on'thie pioperty: You furtherallege that the Covnty has now doubly
egred by “schanding” the purchase ptice of the property to somedoe claiming to be Edwazd Miller
(of Headlands Properties Associates, hereinafter “HPA™). To larify, after the sale of the Trsilhesd
Propecty at tax anction, HPA {the eatity that bad record title to the propenty prior to the foredlosur,
and which had defaulted on the propetty taxes) filed an Bxress Proceeds cluim with the Los Angeles
County Treasuret and Tax Collectie, and received §333,1 14.65 from the sale—the vahe of the
property at this sabe, Jess back rores. This iz both-law and standard practice after 2 tax sale and was
siot, in fact, doge in emmor, nor was it aecded to be a refand of the-sale price for the proechaser

Adificnally, yorastse that you weie neves piovided with Jeys o fonds for ipalnenarics 6f the
public amenities requircd by, the permit, fof weoe yob seimibuised for the-“oae o two” oorasions o

which it was cleanid (in'over tveo years). These claims have nio beariag on the fact that the property
i encumbered, and in fact it is for this specific reason. that the Commission CDF required that the
Trailhead Property be held by 2 govemtnental sgency or an approved not-for-profit entity, to énsure
that pisblic facllities are maintained by the public as requited by the permit. Iustexd, bere, beraree of
youic owneschip and (in)actio, the public has been denied use of facilities that had boen maintined
$or and wsed by the public for 2 decads, vwhich is inconsistent with. the CDF, ss amended.

Binally, i sevesal pacts of yont letues, yon intimate that Cornmoission staff ks beén bl to wock
with, Foui to try 0 resolve this mattet. Og the contcary, we bavs been atbainpting to teach out to you
and your sepresentatives repearedly, in sa effort to sesolve thig matter, over ey months . For
examnple, I was m regular communication with your previons eounsel, Adxen Rossmoa, wnul, upon
sending him a draft settlement offet in April of 2018, you sent me 4 gonewhat confasing letter
thrastening to “close the place ™ Despite this response, statf cootimed to irach out w0 your counse]
in am effort to discuss the matter and explors the possibility of fd 2 meimally acceptable solution
ko tiiis Coastal Act viokition. By letters and phone calls dated May 117, May 25% and Aagust 29,
Cisirmission staff offered to, walk theongh the draft settlement with Mz. Rossmin to allow him 1o
identify asess of concern to Wooster 560 a5 to be able to work through them. It was not until
Deceher 99, 2018, that we acinally heatd from you, in the Foom of a Letter that, in addition o
containing 4 anmber of factual iscciracies, expressed intescsted m mecting 16 discuss the caze, On
December 127, seaff responded in writing, (pives the difficulties staff had previously had in
communicating with you) suggesting s phone call prior to an in-person mseting to help iroa out
those difficultes, bt we again heard nothing from you vatl your Jamary 18, 2019 Jeer, While we
are pleased to have heard Grom you and are happy to meet and discuss this matter, we wanted to
aote that Thave provided oy dipeet dial and email address ol s number of ocoasions, sd have
reached out a multitade of times to try 10 discuss the case with you amd for your coumsel, 2nd so it
should be clear that we have been mote than willing o Bsten and speak with you zbout this matter
over the last year,

Moving forwird, it ordes to zesolve this importaat Coastsl Act viokition that is having ongoiag
of Los Angekes or otherwise effectmic compliznce with COP 4-381-78, ax smended. Whichever of
the aforementioncd options you choose, Commission $taff & ready and willing to work with you in

crafiing a Consent Cease and Desist and Admingsteative Penialty Order that will reflect the elected
mdumm,mwenﬂaddmmngmﬂﬁabﬂtmlnmxmgpkmamMSmﬁmm
resolution gooc you have found new covssel. We agnin note that this vickition has dragged on fos
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emacsy saonths. and is having an angoing adverse impact upon public acoess arid is an ongoing
violstion'of the pemit for i property, aud-of the Coastal Act. Wemesd to move guickly to
resbvi this matter and are explosing all possible options to-do so. Thank yon for your contimed
attention o fhis matter —we Jook forsard to working with you to mmedistely restoze public adecss

10 this jrupattant area.

Hesther Jobnston

mm@%ﬁm&xfof&m e srrsent
Ales Hlpesin, Senfor Sff Counsd
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STATE OF CALIFORNIA— CALIFORNIA NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COAST DISTRICT OFFICE
89 SOUTH CALIFORNIA STREET, SUITE 200
VENTURA, CA 93001-2801

VOICE (805) 585-1800

FAX (805) 641-1732

WWW, COASTAL,CA.GOV

VIA ELECTRONIC AND REGULAR MAIL

December 3, 2019

1205-1207 Wooster Street LLC
Attn: Mr. Kalaf & Mr. Levy
810 Cord Circle

Beverly Hills, CA 90048

henrilevy@aol.com

Dear Messers Kalaf and Levy:

The purpose of this letter is to again attempt to open a dialogué with you regarding ongoing
Coastal Act violations relating to the property at 16701 Via La Costa Drive, in the Pacific
Palisades portion of Los Angeles (the “Trailhead Property”). It has now been nearly a year-since
you have responded to correspondence from Commission staff; your last communication dated
January 9, 2019, indicated that you were in the process of looking to obtain new counse} for this
matter. By phone on January 18" and via letter dated March 4% 2019, staff deferred to your
stated need for new counsel and requested that you contact us as soon as you had engaged new
counsel. In-this letter staff additionally responded to assertions raised in you January ot
correspondence; assuring you that the restrictions on use of the Trailhead Property imposed by
coastal development permit A-381-78, as amended, do in fact persist and apply to you as current
owner of the Trailhead Property. In addition, to also respond to assertions you made regarding
the pending enforcement matter, staff provided you with preliminary information regarding the
specific manner(s) by which you could resolve these violations.

As staff had not received a response from you, staff sent an additional letter on August 28, 2019.
In this letter, staff reiterated willingness to meet with you and work with you in a collaborative
manner to resolve this significant Coastal Act violation and again requested that you contact us
in furtherance thereof. As of the date of this communication, staff has received no response from
you to either of these letters. Because this Coastal Act violation continues daily to have
significant negative impacts to public access and recreation, this matter needs to be addressed
expeditiously. Please contact me as soon as possible to discuss resolution of the Coastal Act
violations on the Trailhead Property. Further, because this violation involves public access,

Exhibit 38 . ‘ c




1205-1207 Wooster Stree’é LLC
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Commission staff will bé recommending that the Commission impose an administrative civil
penalty against you pursuant to Section 30821 of the Coastal Act.

Atthis juncture, staff is preparing to proceed to a hearing before the Coastal Commission in
February, 2020, to resolve these significant violations. If you wish to resolve this matter
amicably please contact staff immediately. Again, since you have not responded to our letters in
the last year and do not appear willing to resolve this matter amicably, we will be proceeding
with a unilateral action against you at the February hearing. Thank you for your continued
attention to this important enforcement case, I look forward to hearing from you.

Sincerely,

Heather Johnston

cc: Aaron McLendon, Deputy Chief of Enforcement
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT, SUITE 2000

SAN FRANCISCO, CA 94105-2219
FAX (415) 904-5400

TDD (415) 597-5885

VIA ELECTRONIC MAIL

June 2, 2021

Subject: 16701 Via La Costa Drive, Palisades Highlands

Cathie Santo Domingo, P.E.
Cathie.santodomingo@Iacity.org
Assistant General Manager

Planning, Maintenance and Construction
Department of Recreation and Parks

Pejmon Shemtoob
Pj.shemtoob@lacity.org

Deputy City Attorney

Office of the City Attorney

Real Property and Environment Division

Jason Douglas
Jason.p.douglas@Iacity.org
Senior Planning Deputy
Councilmember Mike Bonin

Dear Ms. Santo Domingo and Messers Shemtoob and Douglas;

The purpose of this letter is to provide you with Commission staff’s response to the documents provided
by Ms. Santo Domingo in reference to the property located at 16701 Via La Costa Drive in the Palisades
Highlands (“Trailhead Property”), and to hopefully provide a path forward by which we can work
together to quickly resolve this issues related to the Trailhead Property and ensure that it is returned to
its designated public use and status so that the community and public writ large can enjoy the benefits
that both the City of Los Angeles and the Coastal Commission intended.

Firstly, | wanted to thank you for reviewing your files and sending me the salient documents — |
understand that we are all trying to piece together a history of this property from old and potentially
incomplete documents and appreciate your work on this.

Upon review, the June 26, 1989 Board of Recreation and Park Commissioners (“RAP”) Report of the
General Manager (“1989 Document”) reflects the RAP’s approval of the recordation of the grant deed
ceding title to property for a trailhead from the original subdivider to the City of Los Angeles (“City”).
This document also reiterated that the creation of the trailhead was not only a condition of the Coastal
Development Permit imposed by the California Coastal Commission but was also explicitly required by
the City itself as a condition of approval of the Tentative Tract Map for Tract 32184. Significantly, this
City-imposed Tentative Tract Map requirement persists regardless of any subsequent actions modifying
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the precise location of the trailhead, and the current lack of a public trailhead appears to be a violation
of that condition.

Both the 1989 Document and the September 6, 1995 RAP Report of the General Manager (“1995
Document”) reflect an explicit understanding that the trailhead was to be built pursuant to City
specifications and was to be transferred thereafter for the City to maintain, consistent with the
discussions between the Executive Director of the Commission and the City at this time. This was in fact
done, and as is supported by the extrinsic evidence provided by the documents that Commission staff
provided to you, the Trailhead Property was designed and developed pursuant to plans approved by the
City; a certificate of occupancy was issued on January 6, 1994, for the public restroom and parking
facility. Additionally, the document attached hereto (and provided previously in the document
exchange) is a grant deed dated February 16, 1994, signed by Headlands Properties Associates
transferring ownership of the Trailhead Property to the City. This notarized and signed grant deed
contains a recordation request from the City Department of Recreation and Parks to the County
Recorder’s Office and demonstrates that the City’s goal was to effectuate the transfer.

Subsequent letters and documents from 1995, again provided in the document exchange, reflect a
general understanding that the City owned and operated the Trailhead Property. Further, the 1995
Document that your provided actually bolsters this interpretation; after discussing the relocation of the
trailhead and recommending the acceptance of the new site, the report states, “[t]he trailhead facility
was subsequently constructed at its current site in accordance with plans approved by our Department,
the completed facility inspected by staff and found to be in order.” Nothing in this report suggest an
intention other than to proceed with City ownership of the Trailhead Property.

While | understand that apparently Numbers 3 and 4 in the 1995 Document were not fully executed,
since it appears that the recommendations were approved as a whole, absent additional evidence or
subsequent action by the RAP, such inaction cannot be taken as an authoritative decision but should be
viewed as an error which should be remedied. Number 4 of the 1995 Document directs the RAP to
record the grant deed to the extant Trailhead Property (which was executed by Headlands), and to
record the quick claim deed releasing the other property back to Headlands. If Number 4 was never in
fact implemented, is it the City’s position that the City retains ownership of and responsibility for the
originally dedicated trailhead property? Since that would presumptively be the case absent complete
implementation of the 1995 Document as a whole, it seems like it would be in the best interest of the
City to work with Commission staff to ensure that the ownership of the Trailhead Property is transferred
back to the City so as to be in compliance with the conditions of Tentative Tract Map 32184,the 1995
Document, and the Coastal Development Permit, as amended.

Even absent all of the above, since the mid-1990's up until 2016 the City was treating the property as
theirs and actively maintaining the public restroom and parking lot at the Trailhead Property for the
benefit of the people of the City of Los Angeles and the general public. It is our understanding that even
today the City is paying for the utilities on the Trailhead Property. Clearly the City (and the Coastal
Commission) assumed that the City owned the Trailhead Property consistent with all of the documents
that we have exchanged, including the Coastal Development Permit, as amended. We would like to
work collaboratively with the City to see this property back in the hands of the City.
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Commission staff is prepared to proceed to hearing before the Coastal Commission at which time it
would be recommended that the Trailhead Property be quitclaimed back to the City as rightful owner.
Given that the City was deeply involved in planning for this facility, and spent resources maintaining it
for the benefit of the public for over twenty years, it is our hope that we can move swiftly to ensure that
the public is able to again recreate safely in this area.

Sincerely;

Heather Johnston

Statewide Enforcement Analyst

cc: Aaron Mclendon, Deputy Chief of Enforcement
Alex Helperin, Deputy Chief Council
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