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Trailhead Property: General Location

Trailhead Property

Malibu Pier

Topanga

Las Flores
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Palisades Highlands Development
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Grading and Construction of Palisades Highlands Development (1977) 
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Location Type Meter info Record Period
16701 Via La Costa Water 49104722 Bill Date: 11/1/2010 to Present
16701 Via La Costa Sewer N/A Bill Date: 11/1/2010 to Present
16701 1/2 Via Las Palmas Electric FM00009-01099396 Bill Date: 9/28/2010 to Present *500 ft away from 16701 Via La Costa, Not sure if this address relate it
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Location 16701 Via La Costa 16701 Via La Costa Location 16701 1/2 Via Las Palmas
Type Water Sewer Type Electric

IET 15*175 Bill Date 4/14/2014 4.11$                        10.49$                     IET15*00157 Bill Date 4/14/2014 41.10$                                 
 IET 15*282  JV 15*45 Bill Date 5/12/2014 -$                         -$                         IET15*0280 Bill Date 5/12/2014 41.10$                                 

IET 15*300 Bill Date 6/3/2014 -$                         -$                         IET15*0296 Bill Date 6/3/2014 80.72$                                 
IET 15*306 Bill Date 7/3/2014 9.44$                        24.46$                     IET15*0305 Bill Date 7/1/2014 41.13$                                 
IET 15*464 Bill Date 8/5/2014 -$                         -$                         IET 15*476 Bill Date 8/5/2014
IET 15*754 Bill Date 9/4/2014 (0.19)$                      0.76$                        IET15*765 Bill Date 9/4/2014 40.97$                                 

IET 15*1082 Bill Date 10/1/2014 2.59$                        7.43$                        IET15*1105 Bill Date 10/1/2014 81.21$                                 
IET15*1490 Bill Date 11/1/2014 IET15*1481 Bill Date 11/1/2014
IET15*1743 Bill Date 12/3/2014 (4.84)$                      14.87$                     IET15*1737  JV GEN15*155 Bill Date 12/3/2014 41.39$                                 
IET 15*1855 Bill Date 1/5/2015 5.17$                        14.87$                     IET15*1854 Bill Date 1/5/2015 40.97$                                 
IET 15*1999 Bill Date 2/2/2015 (0.01)$                      -$                         IET15*2002 Bill Date 2/2/2015 41.24$                                 
IET15*2164 Bill Date 3/4/2015 3.97$                        11.16$                     IET15*2242 Bill Date 3/4/2015 41.11$                                 
IET15*2572 Bill Date 4/6/2015 2.64$                        7.43$                        IET15*2554  Bill Date 4/7/2015 41.37$                                 
IET15*2636 Bill Date 5/4/2015 3.97$                        11.16$                     IET15*2633 Bill Date 5/4/2015 41.37$                                 
IET15*2949 Bill Date 6/2/2015 2.70$                        7.43$                        IET15*2946 Bill Date 6/2/2015 41.37$                                 

IET16*118 Bill Date 7/6/2015 4.05$                        11.16$                     IET16*143 Bill Date 7/6/2015 41.37$                                 
IET16*319 Bill Date 8/3/2015 9.46$                        26.02$                     IET16*326 Bill Date 8/3/2015 41.29$                                 
IET16*550 Bill Date 9/1/2015 (4.01)$                      (10.68)$                    IET16*560 Bill Date 9/1/2015 81.37$                                 
IET16*742 Bill Date 10/2/2015 5.50$                        15.84$                     IET16*747 Bill Date 10/2/2015 41.29$                                 
IET16*971 Bill Date 11/3/2015 IET16*976 Bill Date 11/3/2015

IET16*1218 Bill Date 12/4/2015 2.79$                        7.92$                        IET16*1223 Bill Date 12/4/2015 41.38$                                 
IET16*1618 Bill Date 1/6/2016 1.38$                        3.96$                        IET16*1623 Bill Date 1/6/2016 41.38$                                 
IET16*1723 Bill Date 2/3/2016 4.21$                        11.88$                     IET16*1728 Bill Date 2/3/2016 51.09$                                 
IET16*2012 Bill Date 3/2/2016 IET16*2017 Bill Date 3/2/2016 41.37$                                 
IET16*2285 Bill Date 4/6/2016 (0.04)$                      -$                         IET16*2290 & GEN16*192 Bill Date 4/5/2016 41.37$                                 
IET16*2680 Bill Date 5/4/2016 -$                         IET16*2685 Bill Date 5/4/2016 41.37$                                 
IET17*0018 Bill Date 6/2/2016 5.83$                        11.88$                     IET17*23 Bill Date 6/4/2016 79.23$                                 

IET17*135 Bill Date 6/30/2016 IET17*139 Bill Date 6/30/2016
IET17*463 Bill Date 8/1/2016 4.22$                        7.92$                        IET17*468 Bill Date 8/1/2016 41.97$                                 
IET17*687 Bill Date 8/31/2016 11.21$                     16.84$                     IET17*692 & GEN17*114 Bill Date 8/31/2016 81.86$                                 

IET17*1085 Bill Date 10/5/2016 (11.58)$                    (20.28)$                    IET17*1090 Bill Date 10/5/2016
IET17*1892 Bill Date 11/2/2016 -$                         -$                         IET17*1542 Bill Date 11/2/2016 41.54$                                 
IET17*1898 Bill Date 12/3/2016 IET17*1548 Bill Date 12/5/2016 41.67$                                 
IET17*1964 Bill Date 1/5/2017 -$                         -$                         IET17*1720 Bill Date 1/5/2017 41.66$                                 
IET17*2091 Bill Date 2/3/2017 2.83$                        4.22$                        IET17*2097 Bill Date 2/3/2017 41.79$                                 

Bill Date 3/6/2017 2.84$                        4.22$                        IET17*2197 Bill Date 3/6/2017 41.94$                                 
IET17*2341 Bill Date 4/4/2017 (0.01)$                      -$                         IET17*2337 Bill Date 4/4/2017 41.66$                                 
IET17*2789 Bill Date 5/4/2017 -$                         -$                         IET17*2795 Bill Date 5/4/2017 41.66$                                 
IET17*2931 Bill Date 6/2/2017 8.48$                        12.66$                     IET17*2937 Bill Date 6/2/2017 41.67$                                 

IET18*113 Bill Date 7/3/2017 2.81$                        4.22$                        IET18*119 Bill Date 7/3/2017 41.66$                                 
IET18*360 Bill Date 8/1/2017 2.83$                        4.22$                        IET18*366 Bill Date 8/1/2017 41.69$                                 
IET18*622 Bill Date 9/1/2017 10.44$                     13.43$                     IET18*628 Bill Date 9/1/2017 87.18$                                 
IET18*904 Bill Date 10/2/2017 -$                         -$                         IET18*910 Bill Date 10/2/2017 42.84$                                 

IET18*1131 Bill Date 10/31/2017 3.50$                        4.49$                        IET18*1137 Bill Date 10/31/2017 42.84$                                 
IET18*1379 Bill Date 12/4/2017 6.98$                        8.98$                        IET18*1385 Bill Date 12/4/2017 42.98$                                 
IET18*1590 Bill Date 1/3/2018 IET18*1596 Bill Date 1/3/2018
IET18*1790 Bill Date 1/31/2018 3.50$                        4.49$                        IET18*1796 Bill Date 1/31/2018 42.98$                                 
IET18*2073 Bill Date 3/5/2018 -$                         -$                         IET18*2079 Bill Date 3/5/2018 42.98$                                 
IET18*2260 Bill Date 3/30/2018 3.47$                        4.49$                        IET18*2266 Bill Date 3/30/2018 43.12$                                 
IET18*2622 Bill Date 5/2/2018 3.50$                        4.49$                        IET18*2628 Bill Date 5/2/2018 81.68$                                 
IET18*2925 Bill Date 6/1/2018 3.50$                        4.49$                        IET18*2931 Bill Date 6/1/2018 42.98$                                 

IET19*122 Bill Date 6/30/2018 3.49$                        4.49$                        IET19*128 Bill Date 6/30/2018 43.00$                                 
IET19*368 Bill Date 7/31/2018 -$                         -$                         IET19*374 Bill Date 7/31/2018 45.16$                                 
IET19*615 Bill Date 8/30/2018 4.36$                        4.78$                        IET19*621 Bill Date 8/30/2018 45.41$                                 
IET19*813 Bill Date 10/1/2018 4.37$                        4.78$                        IET19*819 Bill Date 10/1/2018 45.57$                                 

IET19*1041 Bill Date 10/30/2018 4.36$                        4.78$                        IET19*1047 Bill Date 10/30/2018 45.41$                                 
IET19*1195 Bill Date 11/30/2018 IET19*1201 Bill Date 11/30/2018
IET19*1472 Bill Date 12/31/2018 8.73$                        9.55$                        IET19*1478 Bill Date 12/31/2018 45.56$                                 
IET19*1714 Bill Date 1/31/2019 (0.02)$                      0.01$                        IET19*1719 Bill Date 1/31/2019 45.87$                                 
IET19*1974 Bill Date 3/1/2019 4.35$                        4.78$                        IET19*1979 Bill Date 3/1/2019 45.72$                                 
IET19*2233 Bill Date 4/1/2019 4.37$                        4.77$                        IET19*2238 Bill Date 4/1/2019 45.87$                                 
IET19*2525 Bill Date 5/1/2019 4.35$                        4.78$                        IET19*2530 Bill Date 5/1/2019 45.87$                                 

IET20*14 Bill Date 6/3/2019 8.72$                        9.55$                        IET20*11 Bill Date 6/3/2019 93.11$                                 
IET20*214 Bill Date 7/2/2019 4.37$                        4.78$                        IET20*215 Bill Date 7/2/2019
IET20*472 Bill Date 7/31/2019 IET20*483 Bill Date 7/31/2019 45.96$                                 
IET20*907 Bill Date 8/30/2019 15.79$                     15.13$                     IET20*903 Bill Date 8/30/2019 95.39$                                 
IET20*981 Bill Date 9/30/2019 5.41$                        5.09$                        IET20*971 Bill Date 9/30/2019 47.67$                                 

IET20*1162 Bill Date 10/30/2019 5.42$                        5.09$                        IET20*1124 Bill Date 10/30/2019 47.48$                                 
IET20*1387 Bill Date 12/4/2019 IET20*1381 Bill Date 12/4/2019 429.91$                               
IET20*1534 Bill Date 1/2/2020 5.41$                        5.08$                        IET20*1533 Bill Date 1/2/2020 58.87$                                 
IET20*1876 Bill Date 1/30/2020 5.41$                        5.09$                        IET20*1801 Bill Date 1/30/2020 47.63$                                 
IET20*2108 Bill Date 3/2/2020 5.47$                        5.09$                        IET20*2071 Bill Date 3/2/2020 47.63$                                 

IET20* Bill Date 3/31/2020 84.71$                     81.36$                     IET20* Bill Date 3/31/2020 47.63$                                 
IET20* Bill Date 5/1/2020 5.46$                        5.09$                        IET20* Bill Date 5/1/2020 47.79$                                 
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Location 16701 Via La Costa 16701 Via La Costa Location 16701 1/2 Via Las Palma
Type Water & Sewer Water & Sewer Type Electric

IV30288431 Bill Date 8/31/2010 IV 30288432 Bill Date 9/28/2010 72.55$                                           
IV30288431 Bill Date 9/30/2010 IV 30288432 Bill Date 10/28/2010 36.47$                                           
IV30288431 Bill Date 11/1/2010 9.43$                                             38.89$                                           IV30288454 Bill Date 11/30/2010 47.80$                                           
IV30288453 Bill Date 12/2/2010 14.15$                                           IV30288454 Bill Date 12/30/2010 48.75$                                           
IV30288453 Bill Date 1/4/2011 14.15$                                           IV30288466 Bill Date 1/31/2011 46.51$                                           
IV30288467 Bill Date 2/2/11 14.24$                                           IV30288495 Bill Date 3/2/11 48.52$                                           

IV 30288494 Bill Date 3/4/2011 14.24$                                           IV30288517 Bill Date 3/30/11 45.06$                                           
IV30288516 Bill Date 4/1/11 14.24$                                           IV30288545 Bill Date 4/28/11 36.43$                                           
IV30288544 Bill Date 5/2/11 19.06$                                           IV30288566 Bill Date 5/27/11 36.43$                                           
IV30288565 Bill Date 6/1/11 23.84$                                           IET 12*0171 Bill Date 6/28/11 36.32$                                           
IET12*0164 Bill Date 6/30/11 14.30$                                           IET 12*0402 Bill Date 7/28/11 36.34$                                           
IET12*0398 Bill Date 8/1/11 14.19$                                           IET 12*0824 Bill Date 8/26/11 36.35$                                           
IET12*0820 Bill Date 8/30/11 18.91$                                           IET 12*1251 Bill Date 9/27/11 36.35$                                           
IET12*1219 Bill Date 9/29/11 18.91$                                           IET 12*1398 Bill Date 10/27/11 36.20$                                           
IET12*1399 Bill Date 10/31/11 18.82$                                           IET 12*1447 Bill Date 11/30/11 36.32$                                           
IET12*1449 Bill Date 12/2/11 14.11$                                           IET 12*1786 Bill Date 12/30/11 36.43$                                           
IET12*1787 Bill Date 1/4/12 14.11$                                           IET 12*2401 Bill Date 1/31/12 36.54$                                           
IET12*2387 Bill Date 2/2/12 18.87$                                           IET 12*2588 Bill Date 2/29/12 36.32$                                           
IET12*2578 Bill Date 3/2/12 18.87$                                           IET12*2845 Bill Date 3/29/12 36.54$                                           
IET12*2848 Bill Date 4/2/12 18.87$                                           IET12*3199 Bill Date 4/27/12 36.43$                                           
IET 12*3200 Bill Date 5/1/12 19.37$                                           IET 12*3505 Bill Date 5/29/12 36.32$                                           
IET12*3496 Bill Date 5/31/12 14.63$                                           IET 13*0174 Bill Date 6/27/12 36.43$                                           
IET13*0176 Bill Date 6/29/12 19.51$                                           IET 13*0409 Bill Date 7/27/12 36.34$                                           
IET12*404 Bill Date 7/31/12 19.87$                                           IET 13* 0774 Bill Date 8/27/2012 36.20$                                           

IET 13*0778 Bill Date 8/29/2012 9.95$                                             IET 13* 1027 Bill Date 9/26/2012 36.35$                                           
IET 13*1059 Bill Date 9/28/2012 14.93$                                           IET 13*1290 Bill Date 10/26/2012 36.20$                                           
IET 13*1293 Bill Date 10/30/2012 19.91$                                                     IET 13*1732 Bill Date 11/29/2012 36.33$                                           
IET 13*1716 Bill Date 12/1/2012 14.93$                                                     IET13*1714 Bill Date 12/31/2012 37.95$                                           
IET 13*2301 Bill Date 1/3/2013 14.93$                                                     IET 13* 2036 Bill Date 1/30/2013 39.48$                                           

IET 13*2041 Bill Date 2/1/2013 14.97$                                           IET 13*2264 Bill Date 2/28/2013 39.36$                                           
IET 13*2277 Bill Date 3/4/2013 14.97$                                                     IET 13*2635 Bill Date 3/29/2013 39.36$                                           

IET 13*2636 Bill Date 4/2/2013 14.97$                                           IET 13*2868 Bill Date 4/29/2013 39.25$                                           
IET13*2870 Bill Date 5/1/2013 20.00$                                                     IET 13*3111 Bill Date 5/29/2013 39.36$                                           
IET13*3144 Bill Date 5/31/2013 10.00$                                                     IET 14*0140 Bill Date 6/27/2013 39.13$                                           
IET13*0139 Bill Date 7/1/2013 15.00$                                                     IET 14* 0508 Bill Date 7/29/2013 39.27$                                           

IET 14*0532 Bill Date 7/31/2013 10.28$                                           IET*1871GEN14*128 Bill Date 8/29/2013 40.79$                                           
 IET 14*1781  JV 14*121 Bill Date 8/29/2013 10.30$                                           IET14*2484GEN14*181 Bill Date 10/24/203 40.97$                                           
 IET 14*2592  JV 14*190 Biil Date 10/22/2013 IET14*2752GEN14*193 Bill Date 12/16/2013 41.10$                                           
 IET 14*2592  JV 14*191 Bill Date 12/20/2013 14.67$                                           IET15*025GEN15*09 Bill Date 2/7/2014 91.89$                                           

IET 15*84 Bill Date 2/7/2014 53.71$                                           IET15*120 Bill Date 3/12/2014 41.10$                                           
 IET 15*151  JV 15*32 Bill Date 3/21/2014 14.60$                                           
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Unmaintained Trailhead Property (2017)  
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KRISHEL LAW FIRM
Daniel L. Krishel, Esq. (SBN 149633)
4500 Park Granada, Suite 202 
Calabasas, CA 91302
(818) 883-8759

Attorney for Plaintiffs 
Henri Levy and 
1205-1205 Wooster Street, LLC

SUPERIOR COURT OF THE STATE OF CALIFORNIA

FOR THE COUNTY OF LOS ANGELES

HENRI LEVY; 1205-1207 WOOSTER
STREET, LLC

Plaintiff,

 v.

CITY OF LOS ANGELES; COUNTY
OF LOS ANGELES; STATE OF
CALIFORNIA; HEADLAND
PROPERTIES ASSOCIATES LLC;
METROPOLITAN LIFE INSURANCE
COMPANY (form of entity unknown);
METLIFE, INC.  AND DOES 1-100

Defendants.
_________________________________

)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)

CASE NO. 21SMCV00964

FIRST AMENDED COMPLAINT FOR
DAMAGES AND EQUITABLE RELIEF
FOR:

1. DECLARATORY RELIEF
2. DECLARATORY RELIEF
3. DECLARATORY RELIEF
4. QUIET TITLE
5. NEGLIGENCE 
6. NEGLIGENCE
7.  QUANTUM MERUIT
8.  TRESPASS TO PERSONAL
PROPERTY 

Plaintiffs allege as follows:

1. Plaintiff Henry Levy (“Levy”) is a resident of Los Angeles County, California.

2. Plaintiff 1205-1207 WOOSTER STREET, LLC (“Wooster”) is the owner of

the property located at 16701 Via La Costa, Pacific Palisades, CA 90272.

3. Defendant Headland Properties Associates, LLC (“HPA, LLC”) is a limited

liability company doing business in Los Angeles County California.  HPA, LLC is 99%

owned by defendant Metropolitan Life Insurance Company (form of entity unknown)

-1-
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(“MLIC”). Defendant MetLife, Inc. (“MLI”) is listed as the “ultimate controlling entity” over

MLIC and/or HPA, LLC.

4. Defendant County of Los Angeles (“County”) is responsible for the acts and

omissions of its agents, including buy not limited to, the Office of Finance and LA. County

Tax Collector as described herein, all of which occurred in Los Angeles County.  Prior to

filing this action, Plaintiff submitted a formal claim to the County pursuant to the California

Government Claims Act.  Within six months prior to the filing of this complaint, the County 

rejected the claim or is deemed under the law, to have rejected the claim.   

5. Defendant City of Los Angeles ("City") is responsible for the acts and

omissions of its agents, all of which occurred in Los Angeles County.  Prior to filing this

action, Plaintiff submitted a formal claim to the City pursuant to the California Government

Claims Act.  Within six months prior to the filing of this complaint, the City rejected the

claim or is deemed under the law, to have rejected the claim.   

6. Defendant State of California (“State”) is responsible for the acts and

omissions of its agents, including buy not limited to, the California Natural Resources

Agency and the California Coastal Commission as described herein, all of which occurred in

Los Angeles County.  Prior to filing this action, Plaintiff submitted a formal claim to the

State pursuant to the California Government Claims Act.  Within six months prior to the

filing of this complaint, the State rejected the claim or is deemed under the law, to have

rejected the claim.   

7. The true names and capacities, whether individual, corporate, partnership,

associate, or otherwise, of defendants DOES 1 through 100, inclusive, are unknown to Cross

Complainant, who therefore sues these defendants by such fictitious names.  Cross

Complainant is informed and believes and therein alleges that each DOE defendant herein is

liable to Plaintiffs for the acts and omissions alleged herein below, and the resulting injuries

to Plaintiffs, and damages sustained by Plaintiffs.

8. Plaintiffs are informed and believes, and based upon this information and belief

alleges, that each Defendant is, and at all relevant times was, the agent, servant, employee,

-2-
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and/or co-conspirator of the other Defendants, and that each efendant and unnamed co-

conspirator was acting within the course and scope of his or its authority as the agent,

servant, employee, and/or co-conspirator of the other Defendants; that each Defendant  is

jointly and severally liable to Complainant for the damages sustained as a proximate result of

his or its conduct and that each and every act or omission of any defendant herein was

ratified, expressly and/or impliedly, by each of the other Defendants herein.  Therefore,

Defendants refers to all Defendants  in this complaint, named or unnamed, collectively, as 

“Defendants.”

COMMON ALLEGATIONS

10. According to public records, Defendant Headland Properties Associates LLC

(“HPA-LLC”) purported to obtain title to a 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”).   

11. On October 22, 2013, Plaintiff  Henri Levy (“Levy”) purchased the property at

a Los Angeles County tax-defaulted real property auction for $350,000.00 (“the Auction”).  

About one month later, on or about January 14, 2014, Levy transferred the property to his

limited liability company, Plaintiff  “1205-1207 Wooster Street, LLC.”

12. According to Defendant State of California (“State”) by and through the

California Natural Resources Agency and the California Coastal Commission (collectively,

“CCC”) some time after the Auction, HPA-LLC, filed an Excess Proceeds claim with

Defendant County and received $333,114.56 from Defendant County; those proceeds

represented the purported value of the property, less back taxes paid at the Auction by

Plaintiff Levy. 

13. In or about July 2016, Plaintiffs 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 Defendant CCC.  On or about August 3, 2016, the CCC issued a “Notice of Violation of

the California Coastal Act” to Wooster.  In this notice, the CCC, by and through “Jordan

-3-
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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.  At no time prior to the Auction were Plaintiffs aware of the alleged Permit or

its alleged restrictions. 

14. 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.” 

15. 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.” 

16. In a letter dated February 15, 2018, the CCC by and through “John Ainsworth,

Chief of Enforcement” demanded the Property be transferred to a public or non-public

agency and that failure to so transfer constituted a Coastal Act violation.  

17. 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...”  In a letter

dated March 4, 2019 Ms. Johnston wrote “I can assure you no mistake by Commission staff

has been found...”  That letter also stated and informed Plaintiffs: “...after the sale of

the...Property at tax auction, HPA (the entity that had record title to the property prior to the

-4-
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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 Property].”  

18. In September 2020, for the first time ever, the CCC provided Plaintiffs with a

copy of an unrecorded grant deed that Plaintiffs had never before seen;  this grant deed was

concealed by the City, the County and the State from public view at all time prior to the

Auction and to this date, has never been recorded.  The grant deed purports to show HPA-

LP transferring title to the Property to “the City of Los Angeles Department of

Recreation and Parks” in 1994 (“the City grant deed”) – 19 years prior to the Auction and

22 years prior to CCC’s demands that Levy/Wooster transfer that exact same proper to the

City.  CCC admitted the City grant deed was executed and delivered in furtherance of the

Permit requirements that allegedly requires the property to be deeded to the City or another

public agency. 

19. From 1994 until the present, neither Defendant City, County nor State, ever

recorded any document with the Los Angeles County Recorders’ Office that would notify

potential purchasers (like Plaintiffs) of the existence of the City grant deed.  The existence of

the City grant deed would have notified the world, including Plaintiffs: 

1) the Auction never should have taken place because the Property was potentially

owned by the City; 

2) the Property was tax exempt and not even subject to any County initiated tax

delinquent auctions; 

3) the existence of the alleged CCC Permit “requirements” on the Property.  

Because the City grant deed was never recorded, Plaintiffs were unaware of its

existence when it purchased the property and unaware of the above items 1-3. 
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20. 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,

nor objected or questioned the validity of the HPA-HPA grant deed executed some sixteen

years after the City grant deed.  Had either the City, County or State initiated any court action

or recorded any public notices against the Property concerning the invalidity of the HPA-

HPA grant deed or that the City grant deed existed, the entire world, including Plaintiffs

would have know the property was not subject to a tax delinquent auction.  Instead, all of

these governmental entities chose to stay silent and to affirmatively conceal, the City grant

deed’s existence which by definition, concealed the invalidity of the Auction and the alleged

permit “requirements.”  As a result of this to take any action, Plaintiffs were unaware of the

Permit requirements or the City grant deed when they purchased the property at the tax lien

auction

21. Although the State contends the Coastal Development Permit required the

property to be transferred to a governmental entity or approved non-profit entity, at no time

did either the State or the CCC ever record a notice of violation on the subject property with

the Los Angeles County Recorder’s Office, that would have informed potential purchasers

(like Plaintiffs) about the existence of the alleged CCC violation that allegedly existed on the

property, to wit, the prior property owners’ (HPA) alleged failure to transfer the property to a

governmental entity.  As a result of this failure to record, Plaintiffs were unaware of any such

requirement when they purchased the property at the tax lien auction. 

22. If the CCC’s violation notices sent to Plaintiffs Levy/Wooster are determined

to be accurate, the Property is tax exempt and the Auction never should have taken place and

Levy never should have been allowed to purchase the Property at the Auction.  Furthermore,

the City, County, State and CCC were all on notice that an unsuspecting person like Levy

could potentially buy the property at the Auction because the exact same fiasco had already

occurred affecting at least one and possibly two previous unsuspecting buyers during at least

one and possibly two prior tax default auctions on the same property.  The County was

-6-

Exhibit 21



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

required to refund the purchase price to these buyers and rescind  the auctions because the

property was tax exempt and never should have been auctioned. (“the rescinded auctions”). 

23. Notwithstanding the rescinded auctions, neither the City, County, or State ever

took any remedial or corrective action, including recording the City grant deed, recording of

any notices of violations for HPA’s failure to convey the property to a governmental entity or

approved non-profit entity, or any other notice, or took any steps to insure yet another

improper auction did not take place and to insure yet another unsuspecting bidder (like Levy)

did not become entangled in the chaos surrounding the subject property.  Had Levy known of

the facts asserted by the CCC in their notices of violations, or that HPA was required to

transfer the property, or had it known of the City grant deed, or that the auction was improper

and never should have taken place, he never would have bid at the Auction and taken title to

the Property. 

24. As of this date, Plaintiff Wooster continue to pay yearly property taxes on the

Property, has never disclaimed possession of the property and is the record owner of the

Property.

FIRST CAUSE OF ACTION

Declaratory Relief

(By all Plaintiffs Against State of California and DOES 1-10) 

25. Plaintiffs incorporates by reference paragraphs 1 through 24 as though set forth

in full.

26. Plaintiffs contend and Defendant State, by and through the Natural Resources

Agency and the CCC, deny the following:

a)   From 1994 until the present, the State never recorded any document with the

Los Angeles County Recorders’ Office that would notify potential purchasers (like Plaintiffs)

of the existence of the City grant deed.  The State never took any action (since at least 1994)

to enforce the transfer of title “requirement” in the Permit, despite knowing the City grant

deed was never recorded and/or that the City grant deed did not comply with the transfer of

title requirement stated in the Permit. 
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b) The existence of the City grant deed would have notified all potential bidders at

the auction, including Plaintiffs that: 1) the Auction never should have taken place;  2) the

Property was tax exempt and not subject to any County initiated tax delinquent auctions; 

c) The alleged Coastal Development Permit was so convoluted, vague, ambiguous

and unintelligible, that it was and is impossible for a reasonable person/buyer investigating

the subject property, to decipher the permit’s purported “requirement” that the subject

property is allegedly required to be conveyed to a governmental entity or an approved non-

profit entity; therefore, the purported restriction is invalid and unenforceable pursuant to

among other things, Government Code Section 27281.5(a)(b), Civil Code 1468, Code of Civil

Procedure Section 336(b), Civil Code Section 784.  The State is also estopped from

enforcing any such permit requirements on the subject property as a result.  

d) 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,

nor objected or questioned the validity of the HPA-HPA grant deed executed some sixteen

years after the City grant deed.  Had either the City, County or State initiated any court action

or recorded any public notices against the Property concerning the invalidity of the HPA-

HPA grant deed, the entire world, including Plaintiffs would have know the property was not

subject to a tax delinquent auction.  Instead, all of these governmental entities chose to stay

silent and to affirmatively conceal, the City grant deed’s existence which by definition,

concealed the invalidity of the Auction and the alleged permit “requirements.” 

e) Neither the State nor CCC ever recorded a notice of violation with the Los

Angeles County Recorder’s Office alleging the prior owner’s (HPA) failure to convey the

property to a governmental entity or non-profit entity, which according to CCC is a violation

of Coastal Development Permit “A-381-78"; and they also failed to record any other

document that would have otherwise notified potential bidders at the Auction, that the CCC

was claiming a violation of the Permit had occurred and was continuing.

e) Had Levy known of the facts asserted by the CCC in its their notices of

violations or had it known of the City grant deed, or that the auction was improper and never
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should have taken place, or that the Permit allegedly required the property to be transferred to

a governmental or non-profit entity, or that HPA was in violation for failure to transfer the

property to an approved entity, he never would have bid at the Auction and taken title to the

Property. 

f) As a result of all of the foregoing, Plaintiffs are entitled to a preliminary and

permanent injunction against the State from attempting to in any manner enforce the alleged

permit requirements, including the restrictions on development that may be contained in the

Permit, the imposition of any penalties, fines, mandating transfer of title to any governmental

or other entity, or any other enforcement actions relating to the Permit.

g) Plaintiffs are entitled to use and/or sell the Property free and clear of all CCC

alleged permit requirements. 

h) Plaintiffs are not obligated to maintain the property in its current condition nor

obligated to transfer the Property as allegedly required by the Permit.

i) If the court determines Plaintiffs are subject to the permit requirements, then to

prevent a grave injustice from occurring, Defendants are required to compensate Plaintiffs in

an amount to be determined at trial.

27. Declaratory relief is necessary and appropriate at this time so that the parties

may ascertain their rights under the Tax Deed and the CCC Permit.

SECOND CAUSE OF ACTION

Declaratory Relief

(By all Plaintiffs Against County of Los Angeles and DOES 11-20)

28. Plaintiffs incorporates by reference paragraphs 1 through 27 as though set forth

in full.

29. In the alternative to the claims set forth herein, Plaintiff seeks declaratory relief

against the County so that it may ascertain its rights pertaining in and to the property.

Plaintiffs contend and Defendant County denies, the following:

a) The Auction was improper and never should have occurred because of the

Property’s tax exempt status. (Cal. Const., art. XIII, § 3, subds. (a), (b).) 
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b) If in fact the subject property is deemed to be exempt from taxation, the tax

deed purporting to convey such property for nonpayment of taxes, is void.  If the tax deed as

alleged herein is declared void, a jurisdictional defect in the tax deed exists, thereby entitling

Plaintiffs to a refund of the property’s purchase price pursuant to Rev. & Tax. Code Section

3729, 905(a).  If the tax deed contains a jurisdiction defect, any statute of limitations that

would otherwise apply to Plaintiffs’ claim against the County, is wholly inapplicable.

THIRD CAUSE OF ACTION

Declaratory Relief

(By all Plaintiffs Against City of Los Angeles and DOES 21-30)

30. Plaintiffs incorporates by reference paragraphs 1 through 29 as though set forth

in full.

31. In the alternative to the relief sought in this Complaint, Plaintiff seeks

declaratory relief against the City that it may ascertain its rights pertaining in and to the

property. Plaintiffs contend and Defendant City denies, the following:

a) The Auction never should have occurred because the City was in possession of

the City grant deed, but never recorded it or any other notice alerting the public of its

existence and/or effect on the Property or that it otherwise disclaimed ownership of the

Property.

b) Plaintiffs have continued to pay taxes on the property and continue to hold title

to the property

c) The City grant deed is subordinate to the Tax Deed.

FOURTH CAUSE OF ACTION

Quiet Title

(By Wooster Against Defendant City and State and DOES 31-40)

32. Plaintiffs incorporates by reference paragraphs 1 through 31 as though set forth

in full.

33. Because of the potential for conflicting claims to title pertaining to all or a

portion of the subject property, Plaintiffs are entitled to an order that its title is superior to
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any interest that is claimed by Defendant City or State and that whatever claims either of

these entities may have are subordinate to Plaintiffs title, including but not limited to a ruling

that Plaintiffs are entitled to use and or sell the Property free and clear of all alleged Permit

requirements and that the City grant deed is subordinate to Plaintiff’s tax deed. 

FIFTH CAUSE OF ACTION

Negligence 

(By all Plaintiffs Against State and DOES 41-50)

34. Plaintiffs incorporates by reference paragraphs 1 through 33 as though set forth

in full.

35. Prior to the auction, Defendant State was all fully aware that the Property was

tax-exempt and not subject to a tax default auction.  The unrecorded City grant deed was not

actually discovered by Plaintiffs until September 2020.  Given the existence of the city grant

deed, and the State’s knowledge of it, the State owed a duty to inform the public of the

property’s tax exempt status and of the City grant deed’s existence, because among other

things, the Property had been previously improperly auctioned to other unsuspecting

members of the public at least one, and possibly twice. 

36. Furthermore, and despite the existence of the City grant deed, the State never 

took any action, nor objected or questioned the validity of the HPA-HPA grant deed executed

some sixteen years after the City grant deed – a transfer that itself, according to the CCC was

a violation of the Permit.  Had the State initiated any court action or recorded any public

notices against the Property concerning the invalidity of the HPA-HPA grant deed or that

HPA was in violation of the Permit because of its failure to transfer the property to an

approved governmental or non-profit entity, Plaintiffs would have known the property was

not subject to a tax delinquent auction.  Instead, the State chose to stay silent and to

affirmatively conceal, the City grant deed’s existence which by definition, concealed the

invalidity of the Auction and the alleged permit “requirements.”  

37. As a result of the foregoing, the State breached its duty to inform the public

that the property was tax exempt and was subject to the City grant deed and that the property
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was in violation of the Permit because of HPA’s failure to properly transfer title.  As a

proximate result of the State’s breach, Plaintiff Levy purchased the property fully unaware of

the property’s tax exempt status and the City grant deed.

38. If it is determined by the court that the restrictions and permit requirements

claimed by the CCC are valid and enforceable, then Plaintiff will have paid $350,000.00 for a

Property that never should have been auctioned.  The CCC has refused to allow Plaintiffs to

sell or develop the property or to do anything with the property except execute a grant deed

of the Property to the City or some other approved entity for exactly zero consideration in

return.  As a result, Plaintiffs have been damaged in the amount of at least $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. 

SIXTH CAUSE OF ACTION

Negligence 

(By all Plaintiffs Against City, and DOES 51-60)

39. Plaintiffs incorporates by reference paragraphs 1 through 38 as though set forth

in full.

40. Prior to the auction, Defendant City was aware  the Property was tax-exempt

and not subject to a tax default auction given the existence of the unrecorded City grant deed. 

That unrecorded City grant deed was not seen (and therefore actually discovered) by

Plaintiffs until September 2020.  The City owed a duty to inform the public of the property’s

tax exempt status and the City grant deed especially given the fact that the Property had been

improperly auctioned to other unsuspecting members of the public at least one, and possibly

twice. 

41. Despite the existence of the City grant deed, the City of Los Angeles never

took any action, nor objected or questioned the validity of the HPA-HPA grant deed executed

some sixteen years after the City grant deed.  Had either the City initiated any court action or

recorded any public notices against the Property concerning the invalidity of the HPA-HPA

grant deed, the entire world, including Plaintiffs would have know the property was not
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subject to a tax delinquent auction.  Instead, the City chose to stay silent and to affirmatively

conceal, the City grant deed’s existence which by definition, concealed the invalidity of the

Auction and the alleged permit “requirements.” 

42. The City breached its duty to inform the public that the property was tax

exempt and was subject to the City grant deed.  As a proximate result of that breach, Plaintiff

Levy purchased the property fully unaware of the property’s tax exempt status.

43. If it is determined by the court that the restrictions and permit requirements

claimed by the CCC are valid and enforceable or that the City, then Plaintiff will have paid

$350,000.00 for a Property that never should have been auctioned.  The CCC has refused to

allow Plaintiffs to sell or develop the property or to do anything with the property except

execute a grant deed of the Property to the City or some other approved entity for exactly

zero consideration in return.  As a result, Plaintiffs have been damaged in the amount of at

least $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.  

SEVENTH CAUSE OF ACTION

Quantum Meruit

(By all Plaintiffs Against HPA LLC, MLIC, MLI and DOES 61-70)

44. Plaintiffs incorporates by reference paragraphs 1 through 43 as though set forth

in full.

45. HPA, LLC unjustly received a benefit that it is not entitled to retain because it

had no lawful right or claim to the Excess Proceeds.  HPA was fully aware the Property was

tax exempt and that the auction never should have taken place.  Indeed, HPA had previously

delivered the City Grant Deed so when the auction took place, it did not even believe it

owned own the property when the auction took place.

46. Plaintiff Levy paid the property taxes on the property that never should have

been auctioned.  HPA received the Excess Proceeds only because of the Plaintiff’s payment

of the taxes.  The Excess Proceeds should have been paid to Plaintiffs because they were
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entitled not only to a return of the Execess Proceeds, they were entitled to the return of the

property taxes they paid.  It was the Plaintiffs payment of the taxes that allowed HPA, LP and

HPA, LLC to receive the Excess Proceeds.

47. In documents filed with the New York Insurance Department of the State of

New York,  Defendant MetLife, Inc. is listed as the “ultimate controlling entity” over MLIC

and/or HPA, LLC.

48. Based on the foregoing, Defendants HPA, LLC as directed, instructed and/or

ratified after the fact, by defendant MLI and MLIC, improperly received the Excess Proceeds

in the amount of  $333,114.56 and that should be restored to Plaintiffs. 

EIGHTH CAUSE OF ACTION

Trespass to Personal Property 

(By all Plaintiffs Against HPA LLC, MLIC, MLI and DOES 71-80)

49. Plaintiffs incorporates by reference paragraphs 1 through 48 as though set forth

in full.

50. HPA, LLC unjustly received a benefit that it is not entitled to retain because it

had no lawful right or claim to the Excess Proceeds.  HPA was fully aware the Property was

tax exempt and that the auction never should have taken place.  Indeed, HPA had previously

delivered the City Grant Deed so when the auction took place, it did not even believe it

owned own the property when the auction took place.

51. Plaintiff Levy paid the property taxes on the property that never should have

been auctioned.  HPA received the Excess Proceeds only because of the Plaintiff’s payment

of the taxes.  The Excess Proceeds should have been paid to Plaintiffs because they were

entitled not only to a return of the Execess Proceeds, they were entitled to the return of the

property taxes they paid.  It was the Plaintiffs payment of the taxes that allowed HPA, LP and

HPA, LLC to receive the Excess Proceeds.

52. In documents filed with the New York Insurance Department of the State of

New York,  Defendant MetLife, Inc. is listed as the “ultimate controlling entity” over MLIC

and/or HPA, LLC.
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53. Based on the foregoing, Defendants HPA, LLC as directed, instructed and/or

ratified after the fact, by defendant MLI and MLIC, improperly received the Excess Proceeds

in the amount of  $333,114.56 and that should be restored to Plaintiffs. 

ON THE FIRST CAUSE OF ACTION: 

1. For a declaration that: 

a)    Plaintiffs are entitled to a preliminary and permanent injunction against the State

from attempting to in any manner enforce the alleged permit requirements, including the

restrictions on development that may be contained in the Permit, the imposition of any

penalties, fines, mandating transfer of title to any governmental or other entity, or any other

enforcement actions relating to the Permit.

b) Plaintiffs are entitled to use and/or sell the Property free and clear of all CCC

alleged permit requirements. 

c) Plaintiffs are not obligated to maintain the property in its current condition nor

obligated to transfer the Property as allegedly required by the Permit.

d) If the court determines Plaintiffs are subject to the permit requirements, then to

prevent a grave injustice from occurring, Defendants are required to compensate Plaintiffs in

an amount to be determined at trial.

ON THE SECOND CAUSE OF ACTION:

2. For a declaration that: 

 A jurisdictional defect in the tax deed exists, thereby entitling Plaintiffs to a refund of

the property’s purchase price pursuant to Rev. & Tax. Code Section 3729, 905(a). 

ON THE THIRD CAUSE OF ACTION:

3. For a declaration that:

a) The City grant deed is subordinate to the Tax Deed.

ON THE FOURTH CAUSE OF ACTION:

4. For an order quieting title to the Property stating that:

a) Plaintiffs are entitled to use and or sell the Property free and clear of alleged

Permit requirements. 
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b) the City grant deed is subordinate to Plaintiff’s tax deed. 

ON THE FIFTH and SIXTH CAUSE OF ACTION:

5. For an award of general and special damages exceeding $2 million

ON THE SEVENTH AND EIGHTH CAUSE OF ACTION:

6. For an award of damages in the amount of $333,114.56 plus interest at the legal rate.

ON ALL CAUSES OF ACTION

7. For an order confirming Cross complainant’s interest in the property.

8. For costs of suit incurred herein;

9.     For such other relief the court deems proper and appropriate;

10.     For attorneys’ fees permitted by law. 

DATED: January 21, 2022             KRISHEL LAW FIRM

//Daniel Krishel
By:_________________________
        DANIEL L. KRISHEL
        Attorney for Plaintiffs
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PROOF OF SERVICE
STATE OF CALIFORNIA, COUNTY OF LOS ANGELES

I am employed in County of Los Angeles, State of California.  I am over the age of 18 and
not a party to the within action.  On 1/21/22, I served the document(s) described as FIRST
AMENDED SUMMONS AND COMPLAINT on interested parties in this action by placing a
true copy thereof enclosed in a sealed envelope with postage thereon fully prepaid in the United
States Postal Service mail at Los Angeles, California addressed as follows:

VIA EMAIL
Nicholas R. Colletti 
ncolletti@ccmslaw.com

PJ Shemtoob
pj.shemtoob@lacity.org

Hayley Peterson 
Hayley.Peterson@doj.ca.gov

  (BY MAIL) I am readily familiar with this business' s practice for collection and processing
of correspondence for mailing, and that correspondence will be deposited with the United
States Postal Service on the date hereinabove in the ordinary course of business at Los
Angeles, California.

     (BY PERSONAL SERVICE)  I caused such envelope to be delivered by hand to the above
addressee.

     (FEDERAL) I declare that I am employed in the office of  this Court at whose direction
the service was made.

   X  (STATE)  I declare under penalty of perjury under the laws of the State of California that
the above is true and correct.
Executed on 1/21/22, at Los Angeles, California.

// Daniel Krishel

           ____________________
DANIEL KRISHEL
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Cease and Desist Order CCC-22-CD-02  
Administrative Penalty Assessment CCC-22-AP-02 

Headlands 
 

1 
 

CEASE AND DESIST ORDER NO. CCC-22-CD-02 AND  
ADMINISTRATIVE CIVIL PENALTY ASSESSMENT NO. CCC-22-AP-02  

(Headlands) 

 

1. CEASE AND DESIST ORDER CCC-22-CD-02 

Pursuant to its authority under California Public Resource Code (“PRC”) Section 30810, 
the California Coastal Commission (“the Commission”) hereby orders and authorizes 
Headland Properties Associates LLC, Headland Properties Associates LP, Cal Coast 
Companies, Headland Properties Inc, and Edward Miller and Joseph Guarrasi, in their 
individual capacities and in their roles related to the foregoing entities, and all of their 
successors in interest, assigns, employees, agents, contractors, and anyone acting in 
concert with any of the foregoing (hereinafter collectively referred to as “Headlands”) to 
take all actions required by this Cease and Desist Order, in compliance with its terms, 
including by complying with the following: 

a. Cease and desist from engaging in any development, as that term is defined in the 
Coastal Act (PRC Section 30106), that requires a Coastal Development Permit 
(“CDP”) on any of the property identified in Section 4, below (“the Property”), 
unless authorized pursuant to the Coastal Act (PRC Sections 30000 to 30900), 
which includes pursuant to this Cease and Desist Order.  
 

b. Fully and completely comply with CDP No. A-381-78, as amended (“the CDP”), 
including by complying with Special Condition 7 of CDP amendment No. A-381-
78-A1, Special Condition 2 of CDP amendment No. A-381-78-A9, and Special 
Conditions 2 and 4 of CDP amendment No. A-381-78-A11, by, among other 
things, taking any and all steps within its power to resolve any and all outstanding 
issues regarding the title to the Property and ensure that title is held by the City of 
Los Angeles Department of Recreation and Parks (“City”) or another public or 
not-for-profit entity approved by the Commission’s Executive Director in 
compliance with the explicit conditions of the CDP, as described in more detail in 
Section 1.d, below.  
 

c. Operation and Maintenance:  If Headlands comes to have any claim to holding 
any legal interest in the Property sufficient to allow Headlands to manage the 
Property, including, but not necessarily limited to, via a conveyance from the 
current record owner, 1205-1207 Wooster Street LLC (“Wooster”), or based on 
the issuance of a court order directing conveyance of the Property to Headlands or 
ruling that Headlands is the owner, then, within ten (10) days from the date of 
obtaining such control, Headlands shall take the steps listed in subsections i 
through iii, immediately below; and within twenty (20) days of regaining such 
control of the Property, Headlands shall take the step listed in subsection iv; and it 
shall continue to maintain the property as indicated below, and to provide 
evidence, every ninety (90) days and upon demand, demonstrating that it is doing 
so, for the duration of the period during which Headlands holds such an interest: 
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Headlands 
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i. Remove any impediments to the public’s vehicular and pedestrian access 

to the Property and take no new action that prevents the public from 
parking in and using the public parking lot and facilities on the Property. 

ii. Remove all trash and debris from the Property, including from the public 
parking lot and public restrooms, and do so on a continuing basis until 
such time as the transfer of the Property is finalized pursuant to the CDP 
and this Cease and Desist Order. 

iii. Clean and sanitize the public restrooms on the Property, ensure that toilets 
and sinks are fully functional and make any plumbing or other repairs that 
are needed, fully stock the restrooms with all necessary amenities, such as 
toilet paper, hand soap, and paper towels, and continue to clean and stock 
the restrooms until such time as the transfer of the Property is finalized 
pursuant to the CDP and this Cease and Desist Order. If the locks on the 
restroom doors are non-functional at the time that Headlands re-acquires 
the Property, Headlands shall also repair both locks and keep them 
unlocked from dawn to dusk.  

iv. Submit, to the address provided below in Section 5, or to whatever 
updated address the Commission may subsequently indicate has become 
the current address, photographic evidence documenting that the Property 
has been cleaned and maintained in accordance with Section 1.c.i through 
iii.  
 

d. Title:  Within one hundred and twenty (120) days of the effective date of this 
Cease and Desist Order, Headlands shall take any and all steps within its power 
(including working with Wooster, as necessary) to ensure that title is held by the 
City, as required by and consistent with the CDP, at no cost to the City, including 
by providing an executed quitclaim deed to the City.  If, at any point in the future, 
subsequent developments may suggest that Headlands may once again possess 
any ownership interest in the Property, within sixty (60) days thereof, Headlands 
shall once again quitclaim any interest it may have in the Property to the City or 
other entity approved by the Executive Director.  In carrying out either of the 
requirements listed immediately above, Headlands shall take any and all steps 
necessary to ensure that the City has all of the physical and legal effects necessary 
to actuate ownership, operation, and maintenance as required by the CDP.  

i. If Headlands is unable to effectuate a transfer to the City only because the 
City elects not to accept the Property, Headlands shall, within 60 days of 
the City’s election not to accept the Property or 180 days of the effective 
date of this Cease and Desist Order, whichever occurs first, submit, for the 
Executive Director’s review and approval, the name and specifications of 
a government entity or not-for-profit entity that Headlands proposes as an 
alternative recipient of the Property, consistent with the CDP. Within 30 
days of receiving approval of the entity by the Executive Director 
Headlands shall ensure the transfer of the Property to the approved entity. 
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e. Headlands shall not undertake any actions that interfere with or otherwise delay 
compliance with Cease and Desist Order CCC-22-CD-01, issued to 1205-1207 
Wooster Street LLC and Henri Levy.  
 

f. Submit documentation evidencing compliance with Section 1 of this Cease and 
Desist Order to the addresses listed below in Section 5, or to whatever updated 
address the Commission may subsequently indicate has become the current 
address, within one hundred and thirty (130) days of the effective date of this 
Cease and Desist Order.   

 

2. ADMINISTRATIVE CIVIL PENALTY ASSESSMENT CCC-22-AP-02 
 

a. Pursuant to its authority under PRC Section 30821, the Commission hereby 
imposes on Headlands an administrative civil penalty of $6,000,000.  
 

b. To maximize the likelihood of (i) expeditious compliance with the requirements 
in these orders and (ii) the rectification of the Permit violation associated with the 
title to the Property, if (1) Headlands complies with the requirements of Section 
1.d, above (other than the perpetual requirements in the second sentence) within 
the time frames allotted therein; (2) the pending quiet title claim, as well as the 
other claims against the Commission, in Levy, et al. v. City of Los Angeles, et al., 
Los Angeles County Superior Court Case number 21SMCV00964, have, within 
the same timeframes, been dismissed or resolved through a stipulated judgment 
not inconsistent with the requirements and goals listed above and in the CDP for 
the disposition of the Property, as confirmed by the Executive Director; and (3) if 
it is allowed to do so despite not having any claim to any legal interest in the 
Property sufficient to allow Headlands to manage the Property, Headlands 
nevertheless undertakes the actions listed in Sections 1.c.ii-iv, above, within the 
timeframes listed in Section 1.c., but running from the date such authorization is 
provided; one sixth of the administrative civil penalty, i.e., $1,000,000, shall be 
stayed for as long as Headlands continues to do so.  If Headlands continues to 
perform this function until the vesting of title to the Property is completed, 
including any necessary acceptance of the title and the recordation of 
documentation with the County Recorder’s Office, such that the Property is 
unambiguously and unassailably vested in the City or a public or not-for-profit 
entity approved by the Commission’s Executive Director, as confirmed by the 
Executive Director, that remaining third of the penalty shall be waived, so that the 
penalty shall be reduced to $5,000,000. 
 

c. Within one hundred and thirty five (135) days of the effective date of this 
Administrative Penalty Assessment (if the City has accepted the Property) or one 
hundred and ninety five (195) days (if the City elects not to accept the Property), 
Headlands shall submit a plan for the review and approval of the Commission’s 
Executive Director for the payment of the applicable penalty amount, as follows:  
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The initial payment deadline shall be one year from the effective date of this 
Administrative Civil Penalty Assessment or within 60 days of issuance of any 
final judgment upholding the requirement for payment of this penalty, whichever 
comes first.  If, upon reaching that initial deadline, the vesting process, as 
described in that paragraph, is complete, and one sixth of the original penalty 
amount was stayed continuously pursuant to the prior paragraph until that vesting 
process was completed, so that the penalty amount has been reduced to 
$5,000,000, Headlands shall, by that initial deadline, pay that reduced penalty 
amount of $5,000,000.  If, by the initial deadline, one sixth of the original penalty 
amount has been stayed pursuant to the prior paragraph, but the vesting process, 
as described in that paragraph, is not complete, Headlands shall, by that initial 
deadline, pay the initial $5,000,000 penalty, and it shall pay the remaining 
$1,000,000 upon the expiration of the stay unless that amount has been eliminated 
as indicated in the prior paragraph.  If however, at any point prior to the 
expiration of the stay.  Headlands takes any steps that would interfere with the 
vesting process, as described in the prior paragraph, or that could call into 
question the successful disposition of the Property pursuant to the requirements 
and goals listed above and in the CDP, including any attempt to transfer the 
Property to another entity without the Executive Director’s approval, the stay of 
the remaining one sixth of the penalty shall immediately expire, the penalty 
amount shall not be reduced, and Headlands shall be required to pay any 
remaining penalty amount to bring the full payment up to $6,000,000.  Headlands 
shall implement the approved version of the plan. 

 
d. The monetary penalty shall be deposited in the Violation Remediation Account 

administered by the California State Coastal Conservancy (see PRC Section 
30823) and as designated by the Executive Director. The monetary penalty shall 
be submitted to the Commission’s Ventura Office, at the address provided in 
Section 11, to the attention of Heather Johnston of the Commission, payable to 
the account designated under the Coastal Act, and include a reference to this 
Administrative Penalty by number. 

PROVISIONS COMMON TO BOTH THE CEASE AND DESIST ORDER AND ADMINISTRATIVE 
PENALTY1  

 
3. PERSONS SUBJECT TO THIS CEASE AND DESIST ORDER AND 

ADMINISTRATIVE PENALTY ASSESSMENT 
 

The persons and entities subject to this Cease and Desist Order and Administrative 
Penalty Assessment (hereinafter collectively referred to as “these Orders”) are Headland 
Properties Associates LLC, Headland Properties Associates LP, Cal Coast Companies, 
Headland Properties Inc, Edward Miller and Joseph Guarrasi, in their individual 
capacities and as members of the foregoing entities; all of their successors in interest, 

 
1 The following provisions apply to both the Cease and Desist Order and the Administrative Penalty assessment 
unless specifically stated otherwise.  
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assigns, employees, agents, and contractors, and anyone acting in concert with the 
foregoing.     
 

4. PROPERTY SUBJECT TO THIS CEASE AND DESIST ORDER AND 
ADMINISTRATIVE PENALTY ASSESSMENT 
 
The term “the Property,” as used throughout these Orders, refers to the property at 16701 
Via La Costa, City of Los Angeles, Los Angeles County, also identified by the Los 
Angeles County Assessor’s Office as APN 4431-039-029, and on Tract Map 32184A 
(recorded with the Los Angeles County Recorder’s Office on November 12, 1991, as 
Book 1182 Page 20, Document Number 91 1788234) as Parcel 77.  
 

5. SUBMITTAL OF DOCUMENTS  
 
All documents and funds submitted to the Commission pursuant to these Orders shall be 
sent to both of the following addresses, with the original sent to the Ventura office, unless 
and until Commission staff informs Headlands of an updated mailing address:  
 
California Coastal Commission    California Coastal Commission  
Attn: Heather Johnston     Attn: Andrew Willis 
89 S. California Street, Ste 200   301 E. Ocean Blvd, Ste 300 
Ventura CA 93001     Long Beach CA 90802 

 

6. REVISION OF DELIVERABLES 
 
The Executive Director may require revisions to deliverables under these Orders, as 
necessary to satisfy the requirements established in these Orders, and Headlands shall 
revise any such deliverable consistent with the requested specifications and resubmit it 
for review and approval by the Executive Director, by the deadline established by the 
modification request from the Executive Director.  
 

7. COMMISSION JURISDICTION 
 
The Commission has jurisdiction to issue the Cease and Desist Order pursuant to PRC 
Section 30810, and jurisdiction to impose the Administrative Civil Penalties pursuant to 
PRC Section 30821.  
 

8. EFFECTIVE DATE AND TERMS OF THIS CEASE AND DESIST ORDER AND 
ADMINISTRATIVE PENALTY 
 
The effective date of these Orders is the date the Commission votes to issue these Orders. 
This Cease and Desist Order and Administrative Penalty Assessment shall remain in 
effect permanently unless and until either is rescinded or modified by the Commission.  
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9. FINDINGS  
 
This Cease and Desist Order and Administrative Penalty Assessment are issued on the 
basis of the findings adopted by the Commission, as set forth in the document entitled 
“STAFF REPORT: RECOMMENDATIONS AND FINDINGS FOR CEASE AND 
DESIST ORDERS AND ADMINISTRATIVE CIVIL PENALTY ASSESSMENTS,” as 
amended by the addendum thereto. The Commission has ordered and authorized the 
activities required in this Cease and Desist Order and Administrative Penalty Assessment 
and has determined them to be consistent with the resource protection policies set forth in 
Chapter 3 of the Coastal Act, if carried out in compliance with the terms of this Cease 
and Desist Order and Administrative Penalty. 
 

10. COMPLIANCE OBLIGATION 
 
Strict compliance with this Cease and Desist Order and Administrative Penalty 
Assessment by all parties subject hereto is required. Failure to resolve violations 
addressed herein or comply with any term or condition of this Cease and Desist Order, 
including any deadline contained herein, will constitute a violation of said Cease and 
Desist Order, and may result in the imposition of civil penalties under PRC Section 
30821.6 of up to SIX THOUSAND DOLLARS ($6,000) per day for each day in which 
each violation persists. In addition, failure to comply with any terms or conditions of 
these Orders may result in the Commission seeking judicial relief and additional penalties 
as authorized under Chapter 9 of the Coastal Act, including PRC Sections 30820, 
30821(d), and 30822.  
 
 

11. SITE ACCESS 
 

Headlands shall take no action to prevent access to the Property by staff of the Coastal 
Commission, staff of any agency having jurisdiction over the work being performed 
under this Cease and Desist Order, or staff of any entity having an ownership interest in, 
or maintenance obligation with respect to, the Property. If Headlands comes to acquire 
the Property, Headlands shall provide access to the Property for staff of the Coastal 
Commission, staff of any agency having jurisdiction over the work being performed 
under this Cease and Desist Order, and staff of any entity having an ownership interest in, 
or maintenance obligation with respect to, the Property. Nothing in this Cease and Desist 
Order (or in the penalty assessment) is intended to limit in any way the right of entry into, 
or inspection of, the Property that any agency may otherwise have by operation of any 
law.  
 

12. GOVERNMENT LIABILITY  
 
Neither the State of California, nor the Commission, nor its employees shall be liable for 
injuries or damages to persons or property resulting from acts or omissions by Headlands 
in carrying out activities required and/or authorized under these Orders; nor shall the 
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State of California, the Commission or its employees be held as a party to any contract 
entered into by Headlands or their agents in carrying out activities pursuant to these 
Orders. 
 

13. DEADLINES 
 
The Executive Director may extend deadlines specified herein. Any extension request 
must be made in writing to the Executive Director and received by Commission staff ten 
(10) days prior to the expiration of the subject deadline. Any such request shall be sent to 
the attention of the staff and to the addresses listed in Section 5, above.  
 

14. SEVERABILITY  
 
Should any provision of these Orders be found invalid, void, or unenforceable, such 
illegality or unenforceability shall not invalidate the whole, but these Orders shall be 
construed as if the provision(s) containing the illegal or unenforceable part were not part 
thereof.  
 

15. SUCCESSORS AND ASSIGNS  
 
This Cease and Desist Order shall bind Headlands and all its successors in interest, newly 
created LLCs and corporations, heirs, and assigns. 
 
 
 
 

16. MODIFICATIONS AND AMENDMENTS  
 
Except as provided in Section 13 of these Orders, or for ministerial corrections, these 
Orders may be amended or modified only in accordance with the standards and 
procedures set forth in Section 13188(b) of Title 14 of the California Code of 
Regulations.  
 

17. APPEAL 
 
Pursuant to PRC Section 30803(b), any person or entity against whom this Cease and 
Desist Order, under Section 1, is issued may file a petition with the Superior Court for a 
stay of this Cease and Desist Order.  
 

18. GOVERNMENT JURISDICTION  
 
These Orders shall be interpreted, construed, governed, and enforced under and pursuant 
to the laws of the State of California.  
 

19. NO LIMITATION OF AUTHORITY 
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Except as expressly provided herein, nothing herein shall limit or restrict the exercise of 
the Commission’s enforcement authority pursuant to Chapter 9 of the Coastal Act (PRC 
Sections 30800 to 30824), including the authority to require and enforce compliance with 
these Orders. 
 

20. COMPLIANCE WITH OTHER LAWS  
 
All work to be done under this Cease and Desist Order shall be done in compliance with 
all other applicable laws.  

 

Executed in       Costa Mesa, CA       on behalf of the California Coastal Commission.  

 

By:                Date:   5/11/2022   

    John Ainsworth,  
    California Coastal Commission  
    Executive Director  
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