
 

 

 
 
 

REPORT TO THE REGIONAL PLANNING COMMISSION 
 

 
DATE ISSUED: September 11, 2025 

HEARING DATE: September 24, 2025 AGENDA ITEM: 8 

PROJECT NUMBER: R2005-01452-(3) 
PERMIT NUMBER(S): Variance  200900001 
SUPERVISORIAL DISTRICT: 3  
PROJECT LOCATION: 2354 Topanga Canyon Boulevard, Topanga  
OWNER: CMI Corporate Marketing, Inc. 
APPLICANT: Cory Isaacson 
APPELLANT: Las Virgenes Homeowners Federation 
CASE PLANNER: Tyler Montgomery, Principal Regional Planner  

TMontgomery@planning.lacounty.gov 
  

 
RECOMMENDATION 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing: 
 
This is an appeal of the Hearing Officer’s approval of June 24, 2025.  LA County Planning 
Staff (“Staff”) recommends that the Regional Planning Commission (“Commission”) DENY 
THE APPEAL and APPROVE Project Number R2005-01452-(3), Variance Number 
200900001, based on the Findings (Exhibit E) attached to this report and subject to the Draft 
Conditions of Approval (Exhibit F).   
 
A complete application for this Variance was filed in 2009.  Therefore, it has been 
evaluated under the standards of the 2000 Santa Monica Mountains North Area Land Use 
Plan (“2000 LUP”) and the Los Angles County Code as it existed in 2009 (“2009 County 
Code”), which includes the 2009 version of the Santa Monica Mountains North Area 
Community Standards District (“2009 CSD”). 
 
 
 
 
 
 



PROJECT NO.  R2005-01452-(3)  September 24, 2025 
VARIANCE NO. 200900001 PAGE 2 OF 4 
 

 

Staff recommends the following motions: 
 
CEQA: 

I MOVE THAT THE REGIONAL PLANNING COMMISSION CLOSE THE PUBLIC 
HEARING AND DETERMINE THAT THE PROJECT IS CATEGORICALLY EXEMPT 
PURSUANT TO STATE AND LOCAL CEQA GUIDELINES.  

 
ENTITLEMENT: 

I MOVE THAT THE REGIONAL PLANNING COMMISSION DENY THE APPEAL AND 
APPROVE VARIANCE NUMBER 200900001 SUBJECT TO THE ATTACHED 
FINDINGS AND CONDITIONS.  

 
PROJECT DESCRIPTION 
A. Entitlement Requested 

• Variance for the construction of a new 4,000-square-foot single-family residence and 
appurtenant structures within 50 feet of a mapped significant ridgeline (“Project”) in 
the A-1-5 (Light Agricultural—5-Acre Minimum Required Lot Area) Zone and within the 
Santa Monica Mountains North Area, pursuant to Section 22.56.260 of the 2009 
County Code.   

 
B. Project 

The applicant, Cory Isaacson (“Applicant”), requests a Variance to construct a 4,000-
square-foot, 16-foot-tall single-family residence on the northern portion of 4.9-acre parcel 
(“Project Site”) in the Santa Monica Mountains North Area. The Project also includes an 
attached 585-square-foot garage, a swimming pool, and a new onsite wastewater 
treatment system on an existing graded pad of approximately 20,000 square feet.  Access 
is provided by an existing 20-foot-wide, 1,315-foot-long private driveway that traverses 
two other parcels and connects to Topanga Canyon Boulevard, a 70-foot-wide state 
highway (State Route 27) and designated scenic route, to the west.  The southernmost 
portion of the existing driveway, which is 665 feet in length, is paved, while the northern 
portion, which is 650 feet in length, would be paved as part of the Project.  The graded pad 
and driveway were developed legally between 2006 and 2009.  The Project does not 
propose any additional grading. 
 
Per the 2009 County Code, a single-family residence is permitted with a Site Plan Review 
in the A-1 Zone (2009 County Code 22.24.070).  However, per the requirements of the 
2009 CSD, a Variance is required for any development within 50 feet (vertical or 
horizontal) of a mapped significant ridgeline (2009 County Code Section 22.44.133).  Per 
the mapping of the 2000 LUP (as well as the current mapping), a significant ridgeline runs 
directly through the proposed residence.  Therefore, a Variance is required for the 
activities involved with this request.   
 



PROJECT NO.  R2005-01452-(3)  September 24, 2025 
VARIANCE NO. 200900001 PAGE 3 OF 4 
 

 

The Project Site is 4.9 acres and irregularly shaped with a mapped significant ridgeline 
running northwest to southeast across its northern portion, through an existing graded 
pad of approximately 20,000 square feet. The Project Site is adjacent to Topanga Canyon 
Boulevard to the southwest, although the road is separated from the graded pad by 600 
linear feet of steeply sloping terrain.   As a result, the graded pad is accessed from the west 
by a partially paved, 20-foot-wide driveway that traverses two other parcels before 
reaching Topanga Canyon Boulevard one-half mile to the west.  The northern portion of 
the Project Site consists of graded areas and disturbed vegetation, while the central and 
southern portions consist mainly of coastal chapparal scrub. 
 

PROCEEDINGS BEFORE THE HEARING OFFICER 
A duly noticed public hearing before the Hearing Officer was advertised for June 17, 2025. 
This Hearing Officer meeting was subsequently canceled due to security issues and the 
public hearing was automatically continued to June 24, 2025, which was the next Hearing 
Officer meeting date. On that date, Staff gave a presentation recommending approval of the 
Variance, and public testimony was given both for and against it. The Hearing Officer 
subsequently closed the public hearing and approved the Variance.  
 
REASONS FOR APPEAL 
The written appeal, filed by Mr. Roger Pugliese on behalf of the Las Virgenes Homeowners 
Federation (“LVHF”), states that the Project is in direct conflict with the Significant Ridgeline 
Ordinance and would not be consistent with the Santa Monica Mountains North Area Plan.  It 
also states that the Project would have a significant impact on the Summit Valley Edmund G. 
Edelman Park to the north.  It also objects to the fact that no design alternatives have been 
proposed or studied. 
 
FACTS AND PROVISIONS/LEGAL REQUIREMENTS 
The Hearing Officer approved the Project at the continued public hearing on June 24, 2025.  
This approval was appealed to the Commission on June 25, 2025, by Roger Pugliese, on 
behalf of the LVHF, per the provisions of County Code Section 22.240.020. 
 
Pursuant to County Code Sections 22.222.150, 22.222.170, and 22.222.180, the community 
was properly notified of the appeal hearing by mail, newspaper (Malibu Times), and property 
posting.  Additionally, the Project was noticed and case materials were available on LA 
County Planning's website.  On August 15, 2025, a total of 38 Notices of Public Hearing were 
mailed to all property owners identified on the County Assessor's record within a 1,000-foot 
radius from the Project Site, as well as 22 notices to those on the courtesy mailing list for The 
Malibu Zoned District and to any additional interested parties. 
 
Staff received a letter from the Topanga Town Council after 12 p.m. on June 23, 2025, so it 
was not provided to the Hearing Officer but was made part of the public record and is attached 
as Exhibit E.  The letter is dated June 14, 2025, although it was submitted on June 23, 2025, 
and it expresses concerns regarding the Project.  It states that the Applicant may have done 
unpermitted work that encroached onto the Summit Valley Edmund G. Edelman Park 
property to the north, so the Applicant should not be granted the Variance until the violation is 
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corrected.    Staff notes that this issue was previously addressed in the Supplemental Staff 
Report to the Hearing Officer dated June 23, 2025, which is attached as part of Exhibit D. 
Staff believes, but has not confirmed, that the unpermitted development on park property to 
the north may be the result of grading and construction activity on one or both of the adjacent 
properties to the west of the Project Site.    Regardless, Staff has determined that the 
unpermitted grading should be addressed as a separate violation unrelated to the Project 
because it is not located on the Project Site.   

Report 
Reviewed By: 

Robert Glaser, Supervising Regional Planner

Report 
Approved By: 

Mitch Glaser, Assistant Administrator 

LIST OF ATTACHED EXHIBITS
EXHIBIT A Site Plans
EXHIBIT B Appeal Form
EXHIBIT C Hearing Officer Approval Package (6/25/25)
EXHIBIT D Hearing Officer Staff Report and Supplemental Staff 

Reports (6/5/25, 6/18/25, 6/23/25) 
EXHIBIT E Draft Findings
EXHIBIT F Draft Conditions of Approval
EXHIBIT G Public Correspondence from the Topanga Town 

Council 

for Robert Glaser
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 00263A REGIONAL PLANNING COMMISSION 
APPEAL FORM 
 

DATE:  ___________________ 

TO: Ms. Elida Luna 
Regional Planning Commission Secretary 
Department of Regional Planning 
County of Los Angeles 
320 W. Temple Avenue, Room 
1350 Los Angeles, CA 90012 
appeal@planning.lacounty.gov 

FROM: ________________________________________________________ 
Name 

SUBJECT: 

Project Number(s): _______________________________________________________________________ 
Case Number(s): _________________________________________________________________________ 
Case Planner:   ___________________________________________________________________________ 
Address:  ________________________________________________________________________________ 
Assessor Parcel Number:  _________________________________________________________________ 
Planning Area:  ___________________________________________________________________________ 

Entitlement Requested: 

_______________________________________________________________________________________________
_______________________________________________________________________________________________
_______________________________________________________________________________________________
_______________________________________________________________________________________________
_______________________________________________________________________________________________
_______________________________________________________________________________________________ 
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Related Zoning Matters: 
Tentative Tract/Parcel Map No. 

CUP, VAR, or Oak Tree No. 

Change of Zone Case No 

Other 

I am appealing the decision of (check one and fill in the underlying information) 

 Director Hearing Officer 

Decision Date:  _________________________ Public Hearing Date: ___________________________ 
Hearing Officer’s Name: ________________________ 
Agenda Item No.: ______________________________ 

The following decision is being appealed (Check all that apply) 

� The Denial of this request 

� The Approval of this request 

� The following conditions of approval: 
____________________________________________________________________________________________ 

List conditions here 

The reason for appeal is as follows: 
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________ 

Are you the applicant for the subject case(s) (check one)? Yes No 

The appeal filing fee as indicated on the Fee Schedule (https://planning.lacounty.gov/fees) may be paid 
online via Epic LA (https://epicla.lacounty.gov/SelfService/#/home), or submitted herein (cash, check, 
credit card or money order). Make checks payable to Los Angeles County. 

_________________________________________________________________________________________________ 
Appellant Signature        Print Name 

_________________________________________________________________________________________________ 
Address 

_________________________________________________________________________________________________ 
Email          Day Time Telephone No. 



 

 

 
 
 
 
 
 
 
 
June 25, 2025 
 
 
Cory Isaacson 
1962 Road 120 
Cheyenne, WY 82009 
 
 

PROJECT NO. R2005-01452-(3) 
VARIANCE NO. 200900001 

2354 TOPANGA CANYON BOULEVARD, TOPANGA (APN 4434-013-002) 
 
Dear Applicant: 
 
Hearing Officer Steven Jareb, by his action of June 24, 2025, has approved the 
above-referenced project.  Enclosed are the Hearing Officer’s Findings and Conditions of 
Approval.  Please carefully review each condition.  This approval is not effective until the 
appeal period has ended and the required documents and applicable fees are submitted 
to LA County Planning (see enclosed Affidavit of Acceptance Instructions).  
 

Appeals:  

The applicant or any other interested persons may appeal the 
Hearing Officer’s decision.  The appeal period for this project will 
end at 5:00 p.m. on July 8, 2025.  Appeals must be submitted to 
appeal@planning.lacounty.gov before the end of the appeal 
period. 

 
Upon completion of the appeal period, the notarized Affidavit of Acceptance and any 
applicable fees must be submitted to the planner assigned to your case.  Please make an 
appointment to ensure that processing will be completed in a timely manner.  Failure to 
submit these documents and applicable fees within 60 days will result in a referral to 
Zoning Enforcement for further action. 
 
In addition, any applicable California Environmental Quality Act fees for the Department of 
Fish and Wildlife shall be paid, and a Notice of Determination, if applicable must be filed 
with the County Clerk according to the instructions with the enclosed Affidavit of 
Acceptance.  A Notice of Exemption, if applicable, may also be filed according to the 
instructions in the enclosed Affidavit of Acceptance. 
 

mailto:appeal@planning.lacounty.gov


Mr. Cory Isaacson 
June 25, 2025 
Page 2 
 
 
 
For questions or for additional information, please contact Tyler Montgomery of the 
Coastal Development Services Section at (213) 974-0051, or 
TMontgomery@planning.lacounty.gov.   
 
Sincerely, 
 
AMY J. BODEK, AICP 
Director of Regional Planning 
 
 
 
Robert Glaser, Supervising Regional Planner 
Coastal Development Services Section 
 
RG:TM 
 
Enclosures: Findings, Conditions of Approval, Affidavit of Acceptance (Permittee’s 
            Completion) 
 
c: PW (Building and Safety) 
 Zoning Enforcement 
 Coastal Commission (Ventura Office)  
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LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

FINDINGS OF THE HEARING OFFICER 
AND ORDER 

PROJECT NO. R2005-01452-(3) 
VARIANCE NO. 200900001 

 
RECITALS 

1. HEARING DATE(S). The Los Angeles County (“County”) Hearing Officer conducted 
a duly noticed public hearing on June 24, 2025, in the matter of Project No. R2005-
01452-(3), Variance No. 200900001 (“Variance”).  
 

2. HEARING PROCEEDINGS.  A duly noticed public hearing before the Hearing Officer 
was advertised for June 17, 2025.  This hearing date was subsequently canceled due 
to security issues and automatically rescheduled for the next public hearing date: June 
24, 2025.  At this hearing date, LA County Planning staff (“Staff”) gave a presentation 
recommending approval of the Variance, and public testimony was given both for and 
against it.  The Hearing Officer subsequently closed the public hearing and approved 
the Variance. 

 
3. APPLICABLE REGULATIONS. A complete application for the Variance was filed in 

2009; therefore, it was evaluated under the standards of the 2000 Santa Monica 
Mountains North Area Land Use Plan (“2000 LUP”) and the Los Angles County Code 
as it existed in 2009 (“2009 County Code”), which includes the 2009 version of the 
Santa Monica Mountains North Area Community Standards District (“2009 CSD”). 
 

4. ENTITLEMENT(S) REQUESTED. The applicant, Cory Isaacson ("Permittee"), 
requests the Variance to authorize the construction of a 4,000-square-foot, 16-foot-tall 
single-family residence with an attached 585-square-foot garage and appurtenant 
structures within 50 feet of a mapped significant ridgeline (“Project”) on a property that 
is 4.9 gross acres in size located at 2354 Topanga Canyon Boulevard (Assessor’s 
Parcel Number 4434-013-002) in the unincorporated community of Topanga in the 
Santa Monica Mountains North Area (“Project Site”), pursuant to Section 22.56.330 of 
the 2009 County Code.   

 
5. ENTITLEMENT(S) REQUIRED. The Variance is required in order to approve new 

development within 50 feet of a significant ridgeline as mapped by the 2000 LUP, 
pursuant to the requirements of the 2009 CSD (2009 County Code Section 22.44.133). 

 
6. PREVIOUS ENTITLEMENTS.  Certificate of Compliance No. 200500127 confirmed 

the legality of the underlying parcel and was approved on August 19, 2005. 
 
Zoning Conformance Review No. 200600712 authorized a solid fill project to create a 
flat pad with drainage structures for erosion control (1,999 cubic yards grading—500 
cubic yards cut, 1,499 cubic yards fill, 999 cubic yards import) and was approved on 
July 18, 2006. 
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7. LAND USE DESIGNATION. The Project Site is located within the Mountain Land 5 

(N5 – one dwelling unit per five gross acres maximum density) land use designation of 
the 2000 LUP. 
 

8. ZONING. The Project Site is located in the Santa Monica Mountains Planning Area and 
is zoned A-1-5 (Light Agricultural—Five Acre Minimum Required Lot Area).  Pursuant 
to 2009 County Code Section 22.24.110, a single-family residence is a principal 
permitted use within the A-1 Zone and is permitted with a site plan review.  However, 
the 2009 CSD requires a variance for any development proposed within 50 feet 
(vertical or horizontal) from a significant ridgeline (2009 County Code Section 
22.44.133).  Because the residence is located on a significant ridgeline, as mapped by 
the 2000 LUP, a variance is required.   
 

9. SURROUNDING LAND USES AND ZONING   
 

LOCATION 2000 LUP        
LAND USE 
POLICY 

ZONING EXISTING USES 

NORTH OS (Open Space) O-S (Open Space) Open space 
EAST N5 A-1-5 Single-family 

residences, vacant 
land 

SOUTH N5 A-1-5 Single-family 
residences, vacant 
land 

WEST N5 A-1-5 Single-family 
residences, vacant 
land 

 
10. PROJECT AND SITE PLAN DESCRIPTION. 

 
A. Existing Site Conditions 

The Project Site is 4.9 gross acres and irregularly shaped with a mapped significant 
ridgeline running northwest to southeast across its northern portion, through an 
existing graded pad of approximately 20,000 square feet. The Project Site is 
adjacent to Topanga Canyon Boulevard to the southwest, although the road is 
separated from the graded pad by 600 linear feet of steeply sloping terrain.   As a 
result, graded pad is accessed from the west by a partially paved, 20-foot-wide 
driveway that traverses two other parcels before reaching Topanga Canyon 
Boulevard one-half mile to the west.  The northern portion of the Project Site 
consists of graded areas and disturbed vegetation, while the central and southern 
portions consist mainly of coastal chapparal scrub. 
 

B. Site Access 
Access is provided by an existing 20-foot-wide, 1,315-foot-long private driveway 
that traverses two other parcels and connects to Topanga Canyon Boulevard, a 70-
foot-wide state highway (SR-27) and designated scenic route, to the west.  The 
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southernmost portion of the existing driveway (665 linear feet) is paved, while the 
northern portion (650 linear feet) would be paved as part of the Project. 
 

C. Site Plan 
The Permittee proposes the construction of a 4,000-square-foot single-family 
residence and a 585-square-foot attached garage and on the northern portion of 
the 4.9-acre Project Site. The one-story residence would have a maximum height 
of 16 feet above grade and would be located on an existing graded pad of 
approximately 20,000 square feet.  No additional grading is proposed. The Project 
would also include a swimming pool, retaining walls, decks, stairways, 
hammerhead turnaround, and other appurtenant facilities on the existing graded 
pad.   A new onsite wastewater treatment system (“OWTS”) with two seepage pits 
would be located approximately 100 feet to the northwest of the residence.   Also 
the northern portion (650 linear feet) of an existing 1,315-foot-long, 20-foot-wide 
driveway would be paved as part of the Project. 
 

11. CEQA DETERMINATION. The Project qualifies for a Categorical Exemption (Class 3 
- New Construction or Conversion of Small Structures) under the California 
Environmental Quality Act (CEQA) and the County Environmental Document 
Reporting Procedures and Guidelines.  
 
Pursuant to section 15303 of the State CEQA Guidelines, the Class 3 Categorical 
Exemption includes a single-family residence, accessory structures, and associated 
infrastructure. The Project qualifies for a Class 3 Categorical Exemption because the 
Project includes a proposal to construct a new single-family residence, a garage, a 
swimming pool, associated infrastructure, an access driveway, decks, and retaining 
walls.   
 
Section 15300.2 of the State CEQA Guidelines discusses how projects located within 
particularly sensitive environments may have a significant impact on the environment 
and are therefore not eligible for certain CEQA exemptions, including the Class 3 
Categorical Exemption mentioned above. Exceptions to the exemptions include 
project impacts to an environmental resource of hazardous or critical concern where 
officially designated, precisely mapped, and adopted pursuant to law by federal, state, 
or local agencies. Exceptions to the exemptions also apply where a project may result 
in damage to scenic resources or where a project includes activities that will have a 
significant effect on the environment due to unusual circumstances. Additionally, an 
exception to the exemption applies where a project may result in damage to scenic 
resources. However, the proposed Project is not subject to an exception to the CEQA 
exemptions because a biological inventory of the area of Project disturbance did not 
indicate the presence of sensitive biological resources that would be impacted by 
implementation and operation of the Project, as described in detail below.  
 
The applicant completed a biological inventory that was reviewed and confirmed by the 
Staff Biologist. The biological inventory determined that no portion of the Project Site 
proposed for development contains any environmental resources of hazardous or 
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critical concern, nor do they contain any plants or animals listed as federal, state, or 
locally sensitive designations, and they are not considered particularly sensitive 
environments.  The Project is not expected to impact scenic resources, such as the 
designated scenic route to the south, from which it will not be visible.  It is also not likely 
to have a cumulative or significant effect on the environment, as it consists of one 
single-family residence in an area with existing development and infrastructure, and no 
hazardous waste sites or historic resources would be affected.  Therefore, the Project 
is categorically exempt from CEQA. 
 

12. PUBLIC COMMENTS.  Staff received one letter of support and nine letters of 
opposition to the Project.  The letters of opposition object to placing structures within a 
designated significant ridgeline due to aesthetic concerns.  They also state that the 
significant ridgeline regulations in the CSD were carefully considered before their 
adoption and should be upheld via denial of the Variance.  Some letters of opposition 
also cite the unpermitted grading within the parkland to the north of the Project Site, 
which they contend was conducted by the Permittee, although the Permittee denies 
this allegation.  

 
13. AGENCY RECOMMENDATIONS. 

 
A. County Fire Department (“Fire Department”):  Recommended clearance to public 

hearing with no conditions in a letter dated February 21, 2019.   
 

B. County Department of Parks & Recreation:  Recommended clearance to public 
hearing with no conditions in a letter dated April 27, 2017.   
 

C. County Department of Public Health:  Recommended clearance to public hearing 
with no conditions in a letter dated May 25, 2017. 
 

D. County Department of Public Works (“Public Works”):  Recommended clearance 
to public hearing with no conditions in a letter dated April 27, 2017.   
 

14. LEGAL NOTIFICATION. The Hearing Officer finds that pursuant to County Code 
Section 22.44.990, the community was properly notified of the public hearing by mail, 
newspaper (Malibu Times), and property posting.  Additionally, the Project was 
properly noticed and case materials were available on LA County Planning's website.  
On May 8, 2025, a total of 38 Notices of Public Hearing were mailed to all property 
owners as identified on the County Assessor's record within a 500-foot radius from the 
Project Site, as well as 22 notices to those on the courtesy mailing list for The Malibu 
Zoned District and additional interested parties. 
 

GENERAL PLAN CONSISTENCY FINDINGS 

15. LAND USE POLICY. The Hearing Officer finds that the Project is consistent with the 
goals and policies of the 2000 LUP because the N5 land use designation is intended 
for single-family residential uses on relatively large lots.  A single-family residence is 
permitted under this designation. 
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16. GOALS AND POLICIES. The Hearing Officer finds that the Project is consistent with 

the following policies of the 2000 LUP: 
 
Conservation & Open Space Element 
Policy IV-3: 
Require development designs that protect and preserve significant, viable habitat 
areas and habitat linkages/wildlife corridors in their natural condition. 
 
Policy IV-9: 
New development projects shall be designed to protect significant natural features, 
and to minimize the amount of grading. 

 
Policy IV-13: 
Ensure that the overall project design/layout of hillside developments adapts to the 
natural hillside topography and protects ridgelines and natural-appearing views 
from surrounding vantage points such as highways, parklands and overlooks. 
Overall, emphasize fitting the project into its hillside setting rather than altering the 
hillside to fit the project. 

 
The Project would utilize a previously graded pad on the northern portion of the Project 
Site that was previously disturbed and mainly consists of nonnative grasses.  This 
location will avoid the need to remove native vegetation and grade large amounts of 
earth further down the slope.  Due to a topographic rise between the Project and 
Topanga Canyon Boulevard, the Project will not be visible from the road, a designated 
scenic route to the south, nor is it visible from the Santa Maria Canyon Trail to the east 
or from the Summit Valley Edmund D. Edelman Park to the north.  Therefore, views 
from scenic resources would be preserved. 

 
Land Use Element 
Policy VI-20: 
Limit structure heights in suburban and rural areas to ensure compatibility of new 
development with the respective characteristics of the surrounding settings and 
sites.  
 
Policy VI-21: 
Encourage siting of developments to include setbacks that protect public lands, 
streams, scenic features, views, and other natural features and that maximize open 
space areas; project density and structure placement shall be consistent with the 
need to minimize vegetation clearance for fire protection. 
 

Due to a topographic rise between the Project and Topanga Canyon Boulevard, the 
Project will not be visible from the road, a designated scenic route to the south, nor is it 
visible from the Santa Maria Canyon Trail to the east or from the Summit Valley 
Edmund D. Edelman Park to the north.  Therefore, views from scenic resources would 
be preserved.  Further, the design of the Project would utilize materials and colors 
compatible with the surrounding landscape, and the modest 16-foot maximum height, 
would be in character with the surrounding community.   
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ZONING CODE CONSISTENCY FINDINGS  
 
17. PERMITTED USE IN ZONE.  The Hearing Officer finds that the Project is consistent 

with the A-1-5 zoning classification because a single-family residence is a principal 
permitted use in such zone with a site plan review pursuant to 2009 County Code 
Section 22.24.110.  The 2009 CSD also requires a variance for any development 
proposed within 50 feet (vertical or horizontal) of a significant ridgeline, as mapped by 
the 2000 LUP (2009 County Code Section 22.44.133).  Because the Project proposed 
developing a single-family residence on a mapped significant ridgeline, a Variance is 
required instead of a site plan review. 
 

18. REQUIRED YARDS.  The Hearing Officer finds that the Project is consistent with the 
standards identified in 2009 County Code Section 22.24.110, as the Project would 
meet all required setback standards.   

 
19. HEIGHT.  The Hearing Officer finds that the Project is consistent with the standard 

identified in the 2009 CSD (2009 County Code Section 22.44.133).  The maximum 
height for a single-family residence proposed on a significant ridgeline is 18 feet above 
grade, while the maximum height of the proposed single-family residence is 16 feet 
above grade. 

 
20. SIGNIFICANT ECOLOGICAL AREA. The Hearing Officer finds that the Project is 

consistent with the Significant Ecological Area (“SEA”) requirements of the 2009 
County Code (Section 22.56.215).  Although the Project Site is mapped as being within 
an SEA by the 2000 LUP, the 2009 County Code does not require an SEA Conditional 
Use Permit (“SEA-CUP”) for development of one single-family residence.  Because 
the Project consists of one single-family residence, an SEA-CUP is not required. 
 

21. GRADING REQUIREMENTS. The Hearing Officer finds that the Project is consistent 
with the applicable grading requirements identified in the 2009 CSD (County Code 
Section 22.44.133).  The 2009 CSD requires a conditional use permit for grading that 
exceeds 5,000 cubic yards (cut plus fill).  The Project is not proposing any additional 
grading beyond the grading that was approved with a zoning conformance review in 
2006 (1,999 cubic yards). 
 

22. PARKING.  The Hearing Officer finds that the Project is consistent with the standard 
identified for development in the A-1-5 Zone (County Code Section 22.24.110), as no 
covered parking spaces are required for properties that exceed one acre in area.  
Although the Project Site is 4.9 acres, the Project would provide two covered parking 
spaces in an attached garage. 

 
23. SIGNIFICANT RIDGELINE.  The Hearing Officer finds that the Project is consistent 

with the standards identified in 2009 County Code Section 22.44.133.  The Project Site 
is located on a designated significant ridgeline, as mapped by the 2000 LUP.  
Therefore, a variance is required, which is what has been requested by the Permittee.   
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VARIANCE FINDINGS   

24. The Hearing Officer finds that because of special circumstances or exceptional 
characteristics applicable to the property, the strict application of the County 
Code deprives such property of privileges enjoyed by other property in the 
vicinity and under identical zoning classification.  A building site—including a 
graded pad and driveway—was created legally on the significant ridgeline in 2006, and 
the remainder of the subject property is steeply sloping.  As a result, the building site is 
the most appropriate location for development of a single-family residence, which is a 
principal permitted use in the A-1 Zone.  The development of a residence at a lower 
elevation would require a prodigious amount of grading and the disturbance of 
undisturbed chaparral habitat further down the slope.  This would likely have a 
significantly more detrimental effect on the scenic and biological resources of the area, 
which the significant ridgeline restrictions are meant to protect.   
 

25. The Hearing Officer finds that the modification authorized will not constitute a 
grant of special privilege inconsistent with the limitations upon other properties 
in the vicinity and zone in which the property is situated.  Other nearby property 
owners to the south and west already enjoy similar use of their properties, as there are 
three other single-family residences developed on comparable pads in the immediate 
vicinity, all of which are also located on the significant ridgeline. 

 
26. The Hearing Officer finds that strict application of zoning regulations as they 

apply to such property will result in practical difficulties or unnecessary 
hardships inconsistent with the general purpose of such regulations and 
standards.  The development of a residence away from the significant ridgeline at a 
lower elevation would require a prodigious amount of grading and the disturbance of 
undisturbed chaparral habitat further down the slope.  This would likely have a 
significantly more detrimental effect on the scenic and biological resources of the area, 
which the significant ridgeline restrictions are meant to protect. 

 
27. The Hearing Officer finds that such adjustment will not be materially detrimental 

to the public health, safety, or general welfare, or to the use, enjoyment, or 
valuation of property of other persons located in the vicinity.  The Project would be 
similar in character to other single-family residences in the vicinity and compares 
favorably to them in terms of height and bulk.  Residences within 500 feet range 
between 1,440 square feet and 4,228 square feet.  While the proposed residence would 
be on the higher end of this range at 4,000 square feet, its relatively modest height of 
16 feet above grade is less than that of nearly all other residences in the vicinity, many 
of which are two stories.  Due to a topographic rise between the Project and Topanga 
Canyon Boulevard, the Project will not be visible from the road, a designated scenic 
route to the south, nor is it visible from the Santa Maria Canyon Trail to the east or from 
the Summit Valley Edmund D. Edelman Park to the north.  Further, the design of the 
Project would utilize materials and colors compatible with the surrounding landscape. 
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ENVIRONMENTAL FINDINGS 

28. The Hearing Officer finds that the Project is exempt from CEQA pursuant to State 
CEQA Guidelines sections 15303 (Class 3, New Construction or Conversion of Small 
Structures Categorical Exemption).  The Class 3 Categorical Exemption specifically 
pertains to a single-family residence and its appurtenant structures. 
 

ADMINISTRATIVE FINDINGS 

29. LOCATION OF DOCUMENTS.  The location of the documents and other materials 
constituting the record of proceedings upon which the Hearing Officer’s decision is 
based in this matter is at LA County Planning, 13th Floor, Hall of Records, 320 West 
Temple Street, Los Angeles, California 90012.  The custodian of such documents and 
materials shall be the Section Head of the Coastal Development Services Section, LA 
County Planning.   

BASED ON THE FOREGOING, THE HEARING OFFICER CONCLUDES THAT: 

A. The Hearing Officer finds that because of special circumstances or exceptional 
characteristics applicable to the property, the strict application of the County Code 
deprives such property of privileges enjoyed by other property in the vicinity and 
under identical zoning classification. 
 

B. The Hearing Officer finds that the modification authorized will not constitute a grant 
of special privilege inconsistent with the limitations upon other properties in the 
vicinity and zone in which the property is situated. 

 
C. The Hearing Officer finds that strict application of zoning regulations as they apply to 

such property will result in practical difficulties or unnecessary hardships inconsistent 
with the general purpose of such regulations and standards. 

 
D. The Hearing Officer finds that such adjustment will not be materially detrimental to 

the public health, safety, or general welfare, or to the use, enjoyment, or valuation of 
property of other persons located in the vicinity.   

 
THEREFORE, THE HEARING OFFICER: 

 
1. Finds that the Project is exempt from CEQA pursuant to State CEQA Guidelines 

sections 15303 (Class 3, Construction or Conversion of Small Structures) Categorical 
Exemption; and 
 

2. Approves VARIANCE NO. 200900001, subject to the attached conditions. 
 

ACTION DATE: June 24, 2025 

RG:TM 
06/25/25 
c: Zoning Enforcement, Building and Safety 



   

 

LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
CONDITIONS OF APPROVAL 

PROJECT NO. R2005-01452-(3)  
VARIANCE NO. 200900001 

 
PROJECT DESCRIPTION 
 
The project is a Variance to construct a new 4,000-square-foot single-family residence 
located on a mapped significant ridgeline on a 4.9-acre property in the Santa Monica 
Mountains North Area (“Project Site”),  subject to the following conditions of approval:  
 
GENERAL CONDITIONS 
 
1. Unless otherwise apparent from the context, the term “permittee” shall include the 

applicant, owner of the property, and any other person, corporation, or other entity 
making use of this grant.   

   
2. This grant shall not be effective for any purpose until the permittee, and the owner of 

the subject property if other than the permittee, have filed at the office of the Los 
Angeles County (“County”) Department of Regional Planning (“LA County 
Planning”) their affidavit stating that they are aware of and agree to accept all of the 
conditions of this grant, and that the conditions of the grant have been recorded as 
required by Condition No. 7, and until all required monies have been paid pursuant to 
Condition No. 9. Notwithstanding the foregoing, this Condition No. 2 and Conditions 
No. 4, 5, and 8 shall be effective immediately upon the date of final approval of this 
grant by the County.  

 
3. Unless otherwise apparent from the context, the term “date of final approval” shall 

mean the date the County's action becomes effective pursuant to County Code 
Section 22.44.1090. 
 

4. The permittee shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 65009 or any other applicable limitations period. The County shall 
promptly notify the permittee of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
permittee of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the permittee shall not thereafter be responsible to defend, 
indemnify, or hold harmless the County. 

 
5. In the event that any claim, action, or proceeding as described above is filed against 

the County, the permittee shall within 10 days of the filing make an initial deposit with 
LA County Planning in the amount of up to $5,000.00, from which actual costs and 
expenses shall be billed and deducted for the purpose of defraying the costs or 
expenses involved in LA County Planning's cooperation in the defense, including but 
not limited to, depositions, testimony, and other assistance provided to permittee or 
permittee's counsel.   
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If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the permittee shall deposit additional funds sufficient to bring 
the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.   

 
At the sole discretion of the permittee, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by 
the permittee according to County Code Section 2.170.010. 

 
6. If any material provision of this grant is held or declared to be invalid by a court of 

competent jurisdiction, the permit shall be void and the privileges granted hereunder 
shall lapse. 

 
7. Prior to the use of this grant, the permittee, or the owner of the subject property if other 

than the permittee, shall record the terms and conditions of the grant in the office 
of the County Registrar-Recorder/County Clerk (“Recorder”).  In addition, upon any 
transfer or lease of the property during the term of this grant, the permittee, or the 
owner of the subject property if other than the permittee, shall promptly provide a 
copy of the grant and its conditions to the transferee or lessee of the subject property. 

 
8. This grant shall expire unless used within two (2) years from the date of final approval 

of the grant.  A single one-year time extension may be requested in writing and with 
the payment of the applicable fee prior to such expiration date. 

 
9. The subject property shall be maintained and operated in full compliance with the 

conditions of this grant and any law, statute, ordinance, or other regulation applicable 
to any development or activity on the subject property.  Failure of the permittee to 
cease any development or activity not in full compliance shall be a violation of these 
conditions.  No provision of any easement or any other encumbrance on the property 
shall exempt the permittee and/or property owner from compliance with these 
conditions and applicable regulations.  Inspections shall be made to ensure 
compliance with the conditions of this grant as well as to ensure that any 
development undertaken on the subject property is in accordance with the approved 
site plan on file.  The permittee shall deposit with the County the sum of $456.00.  The 
deposit shall be placed in a performance fund, which shall be used exclusively to 
compensate LA County Planning for all expenses incurred while inspecting the 
premises to determine the permittee's compliance with the conditions of approval.  
The fund provides for one inspection three years after the date of final approval 
of the grant.  Inspections shall be unannounced.  

 
If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in violation 
of any one of the conditions of this grant, the permittee shall be financially responsible 
and shall reimburse LA County Planning for all additional enforcement efforts 
necessary to bring the subject property into compliance. The amount charged for 
additional inspections shall be $456.00 per inspection, or the current recovery cost at 
the time any additional inspections are required, whichever is greater. 
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10. Notice is hereby given that any person violating a provision of this grant is guilty of a 

misdemeanor.  Notice is further given that the Regional Planning Commission 
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke 
or modify this grant, if the Commission or Hearing Officer finds that these conditions 
have been violated or that this grant has been exercised so as to be detrimental to the 
public’s health or safety or so as to be a nuisance, or as otherwise authorized 
pursuant to County Code Sections 22.44.1130 and/or 22.44.1140. 

 
11. All development pursuant to this grant must be kept in full compliance with the County 

Fire Code to the satisfaction of the County Fire Department (“Fire Department”). 
 
12. All development pursuant to this grant shall conform with the requirements of the 

County Department of Public Works (“Public Works”) to the satisfaction of said 
department. 
 

13. All development pursuant to this grant shall comply with the requirements of Title 22 
of the County Code and of the specific zoning of the subject property, unless 
specifically modified by this grant, as set forth in these conditions, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning (“Director”). 

 
14. The subject property shall be developed and maintained in substantial conformance 

with the plans marked Exhibit “A.”  If changes to any of the plans marked Exhibit “A” 
are required as a result of instruction given at the public hearing, one (1) digital copy 
of a modified Exhibit “A” shall be submitted to LA County Planning by August 18, 
2025. 
 

15. In the event that subsequent revisions to the approved Exhibit “A” are submitted, the 
permittee shall submit one (1) digital copy of the proposed plans to the Director for 
review and approval. All revised plans must substantially conform to the originally 
approved Exhibit “A.” All revised plans must be accompanied by the written 
authorization of the property owner(s) and applicable fee for such revision. 

 
PROJECT SITE-SPECIFIC CONDITIONS  

 
16. The exterior colors of all structures shall be earth-toned and shall not include bright 

or white tones.  No glossy or reflective materials shall be permitted for exterior 
construction, other than glass, which shall be the least reflective variety available. 

 
17. Prior to construction, the permittee shall submit a grading/drainage plan to the Public 

Works’ Building and Safety Division for review and approval.  The grading plans shall 
show and call out the construction of all drainage devices and details, paved 
driveways, elevation and drainage of all pads, retaining walls, water-quality devices, 
Low-Impact Development (“LID”) features, and all existing easements.  All structures 
shall meet the County Building, Residential, and Green Building Standards codes, 
and the Project shall comply with all LID standards (County Code Section 12.84.440) 
in accordance with the LID standards manual.  This condition shall be met to the 
satisfaction of Public Works. 
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18. Per County Code Section 22.336.070.I, grading shall be prohibited during the rainy 

season, defined as October 15 of any year through April 15 of the subsequent year. 
 

19. All development, with the exception of landscaping, fuel modification, and driveway 
widening, shall be limited to the existing graded pad on the northern portion of the 
project site.   

 
20. Any storage of construction equipment, materials, or vehicles shall be prohibited 

unless a valid building or grading permit is in effect for the Project Site.  Any 
construction equipment, materials, or vehicles currently on the Project Site shall be 
removed on or before July 24, 2025.  Access to the Project Site shall also be secured 
by this date in order to prevent future reoccurrence of such storage. 

 
 

 
 



 

 

 
 

REPORT TO THE HEARING OFFICER 
 

 
DATE ISSUED: June 5, 2025 

HEARING DATE: June 17, 2025 AGENDA ITEM: 5 

PROJECT NUMBER: R2005-01452-(3) 
PERMIT NUMBER(S): Variance No.  200900001 
SUPERVISORIAL DISTRICT: 3  
PROJECT LOCATION: 2354 Topanga Canyon Boulevard, Topanga  
OWNER: CMI Corporate Marketing, Inc. 
APPLICANT: Cory Isaacson 
CASE PLANNER: Tyler Montgomery, Principal Regional Planner  

TMontgomery@planning.lacounty.gov 
  

 
RECOMMENDATION 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing: 
 
LA County Planning staff (“Staff”) recommends APPROVAL of Project Number R2005-
01452-(3), Variance Number 200900001, based on the Findings (Exhibit C – Findings) 
contained within this report and subject to the Draft Conditions of Approval (Exhibit D – 
Conditions of Approval). 
 
Staff recommends the following motions: 
 
CEQA: 

I, THE HEARING OFFICER, CLOSE THE PUBLIC HEARING AND FIND THAT THE 
PROJECT IS CATEGORICALLY EXEMPT PURSUANT TO STATE AND LOCAL 
CEQA GUIDELINES. 

 
ENTITLEMENTS: 

I, THE HEARING OFFICER, APPROVE VARIANCE NUMBER 200900001 
SUBJECT TO THE ATTACHED FINDINGS AND CONDITIONS. 

 
PROJECT DESCRIPTION 
A complete application for this variance was filed in 2009; therefore, it has been evaluated 
under the standards of the 2000 Santa Monica Mountains North Area Land Use Plan (“2000 
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LUP”) and the Los Angles County Code as it existed in 2009 (“2009 County Code”), which 
includes the 2009 version of the Santa Monica Mountains North Area Community Standards 
District (“2009 CSD”). 
 
A. Entitlement(s) Requested 

• Variance for the construction of a new 4,000-square-foot single-family residence and 
appurtenant structures within 50 feet of a mapped significant ridgeline in the A-1-5 
(Light Agricultural—5-Acre Minimum Required Lot Area) Zone and within the Santa 
Monica Mountains North Area, pursuant to Section 22.56.260 of the 2009 County 
Code.   

 
B. Project 

The applicant requests a Variance to construct a 4,000-square-foot, 16-foot-tall single-
family residence on the northern portion of 4.9-acre parcel (“Project Site”) in the Santa 
Monica Mountains North Area (“Project”). The Project also includes an attached 585-
square-foot garage, a swimming pool, and a new OWTS (septic system) on an existing 
graded pad of approximately 20,000 square feet.  Access is provided by an existing 20-
foot-wide, 1,315-foot-long private driveway that traverses two other parcels and connects 
to Topanga Canyon Boulevard, a 70-foot-wide state highway (SR-27) and designated 
scenic route, to the west.  The southernmost portion of the existing driveway (665 linear 
feet) is paved, while the northern portion (650 linear feet) would be paved as part of the 
Project.  The graded pad and driveway were developed legally between 2006 and 2009 
(see “Previous Cases” below).  The Project does not propose any additional grading. 
 
Per the 2009 County Code, a single-family residence is permitted with a site plan review 
in the A-1 Zone (2009 County Code 22.24.070).  However, per the requirements of the 
2009 CSD, a variance is required for any development within 50 feet (vertical or horizontal) 
of a mapped significant ridgeline (2009 County Code Section 22.44.133).  Per the 
mapping of the 2000 LUP (as well as current mapping), a significant ridgeline runs directly 
through the proposed residence.  Thus, a Variance is required for the activities involved 
with this request.   
 
The Project Site is 4.9 acres and irregularly shaped with a mapped significant ridgeline 
running northwest to southeast across its northern portion, through an existing graded 
pad of approximately 20,000 square feet. The Project Site is adjacent to Topanga Canyon 
Boulevard to the southwest, although the road is separated from the graded pad by 600 
linear feet of steeply sloping terrain.   As a result, the graded pad is accessed from the west 
by a partially paved, 20-foot-wide driveway that traverses two other parcels before 
reaching Topanga Canyon Boulevard one-half mile to the west.  The northern portion of 
the Project Site consists of graded areas and disturbed vegetation, while the central and 
southern portions consist mainly of coastal chapparal scrub. 
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SUBJECT PROPERTY AND SURROUNDINGS 
The following chart provides property data within a 700-foot radius: 
 

LOCATION LAND USE 
POLICY 

ZONING EXISTING USES 

SUBJECT 
PROPERTY 

N5 (Mountain Land 
5—One dwelling 
unit per five gross 
acres maximum 
density) 

A-1-5  Vacant land 

NORTH OS (Open Space),  O-S (Open Space),  Open space 

EAST N5 A-1-5 Single-family 
residences, vacant 
land 

SOUTH N5 A-1-5 Single-family 
residences, vacant 
land 

WEST N5 A-1-5  Single-family 
residences, vacant 
land 
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PROPERTY HISTORY 
A. Zoning History 

ORDINANCE NO. ZONING DATE OF ADOPTION 
10754 A-1 (Light Agricultural)  2/25/1975 
20020062z A-1-5 

 
8/20/2002 

 
B. Previous Cases 

CASE NO. REQUEST DATE OF ACTION 
Certificate of Compliance 
No. 200500127 

Confirmed legality of 
underlying parcel 
 

Approved 8/19/2005 

Zoning Conformance 
Review No. 200600712 

Solid fill project to create 
access driveway and flat 
pad with drainage 
structures (1,999 cubic 
yards grading—500 cubic 
yards cut, 1,499 cubic 
yards fill, 999 cubic yards 
import) 
 

Approved 7/18/2006 
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ANALYSIS 
A. Land Use Compatibility  

The Project is a request to construct a new single-family residence in the Santa Monica 
Mountains North Area.  As proposed, the Project – with the exception of development on 
a significant ridgeline – would comply with all applicable development standards for 
residences in the 2009 County Code, including those related to setbacks, height 
restrictions, and native tree preservation.  For further details on this compliance, see the 
“Zoning Ordinance Consistency” section below or the attached Exhibit C – Findings.  The 
intent of the Mountains Land 5 land use category in the 2000 LUP is to allow for single-
family residences and resource-dependent uses on large lots.  The proposed single-family 
residence on a 4.9-acre lot would be consistent with this designation.  Therefore, the 
Project would be in conformity with the 2000 LUP and is not expected to negatively affect 
the surrounding community. 
 
In order for an applicant to be granted a Variance, he or she must demonstrate that there 
are special physical circumstances or characteristics of the subject property which are not 
generally applicable to other properties in the vicinity that are similarly classified.  It must 
also be demonstrated that the Variance is necessary in order to preserve a property right 
enjoyed by owners of other properties in the same vicinity and zone (2009 County Code 
Section 22.56.290).  In this case, a building site—including a graded pad and driveway—
was created legally on the significant ridgeline in 2006, and the remainder of the subject 
property is steeply sloping.  As a result, the building site is the most appropriate location 
for development of a single-family residence, which is a principal permitted use in the A-1 
Zone.  The development of a residence at a lower elevation would require a prodigious 
amount of grading and the disturbance of undisturbed chaparral habitat further down the 
slope.  This would likely have a significantly more detrimental effect on the scenic and 
biological resources of the area, which the significant ridgeline restrictions are meant to 
protect.  Further, other nearby property owners to the south and west already enjoy similar 
use of their properties, as there are three other single-family residences developed on 
comparable pads in the immediate vicinity, all of which are also located on the significant 
ridgeline. 
 

B. Neighborhood Impact 
The neighborhood impact of the Project is likely to be minimal, as it would consist of one 
single-family residence in an area with existing residential development to the south, east, 
and west.    The Project is proposed on an existing graded pad and is immediately adjacent 
to existing infrastructure for electricity, water, and driveway access.   
 
The Project would be similar in character to other single-family residences in the vicinity 
and compares favorably to them in terms of height and bulk.  Residences within 500 feet 
range between 1,440 square feet and 4,228 square feet.  While the proposed residence 
would be on the higher end of this range at 4,000 square feet, its relatively modest height 
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of 16 feet above grade is less than that of nearly all other residences in the vicinity, many 
of which are two stories. 
 

C. Design Compatibility 
Due to a topographic rise between the Project and Topanga Canyon Boulevard (see 
Exhibit A – Site Plans), the Project will not be visible from the road, a designated scenic 
route to the south, nor is it visible from the Santa Maria Canyon Trail to the east or from the 
Summit Valley Edmund D. Edelman Park  to the north.  The 2009 CSD also requires a 
maximum height of 18 feet above grade for any structure proposed on a significant 
ridgeline (2009 County Code Section 22.44.133).  The Project would have a maximum 
height of 16 feet above grade, which is two feet below the maximum.  
 
The design of the Project would utilize materials and colors compatible with the 
surrounding landscape, and the modest 16-foot maximum height, would be compatible 
with all requirements of the 2009 CSD and would be in character with the surrounding 
community.  This compatibility is indicated by the applicant’s submitted architectural 
elevations and sections. 

 
GENERAL PLAN/COMMUNITY PLAN CONSISTENCY 
The Project is consistent with applicable goals and policies of the General Plan and the Santa 
Monica Mountains LUP.  Consistency findings can be found in the attached Findings (Exhibit 
C – Findings).  
 
ZONING ORDINANCE CONSISTENCY 
The proposed Project complies with all applicable zoning requirements, with the exception of 
the maximum driveway length of 300 feet, which requires a variance.  Consistency findings 
can be found in the attached Findings (Exhibit C – Findings). 
 
BURDEN OF PROOF 
The applicant is required to substantiate all facts identified by 2009 County Code Section 
22.56.330.  The Burden of Proof with applicant’s responses is attached (Exhibit E – 
Applicant’s Burden of Proof).  Staff is of the opinion that the applicant has met the burden of 
proof. 
 
ENVIRONMENTAL ANALYSIS 
Staff recommends that this Project qualifies for a Categorical Exemption (Class 3 – New 
Construction or Conversion of Small Structures) under the California Environmental Quality 
Act (CEQA) and the County environmental guidelines.  
 
Pursuant to Section 15303 of the State CEQA Guidelines, the Class 3 Categorical Exemption 
includes a single-family residence, accessory structures and associated infrastructure. The 
Project qualifies for a Class 3 Categorical Exemption because the Project includes a proposal 
to construct a new single-family residence, a garage, associated infrastructure, a swimming 
pool, and retaining walls.   
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Section 15300.2 of the State CEQA Guidelines discusses how projects located within 
particularly sensitive environments may have a significant impact on the environment and are 
therefore not eligible for certain CEQA exemptions, including the Class 3 Categorical 
Exemption mentioned above.  Exceptions to the exemptions include project impacts to an 
environmental resource of hazardous or critical concern where officially designated, precisely 
mapped, and adopted pursuant to law by federal, state, or local agencies. Exceptions to the 
exemptions also apply where a project may result in damage to scenic resources or where a 
project includes activities that will have a significant effect on the environment due to unusual 
circumstances. Additionally, an exception to the exemption applies where a project may 
result in damage to scenic resources. However, the proposed Project is not subject to an 
exception to the CEQA exemptions because a biological inventory of the area of Project 
disturbance did not indicate the presence of sensitive biological resources that would be 
impacted by implementation and operation of the Project, as described in detail below.  
 
The applicant completed a biological inventory that was reviewed and confirmed by the Staff 
Biologist. The biological inventory determined that no portion of the Project Site proposed for 
development contains any environmental resources of hazardous or critical concern, nor do 
they contain any plants or animals listed as federal, state, or locally sensitive designations, 
and they are not considered particularly sensitive environments.  The Project is not expected 
to impact scenic resources, such as the designated scenic route to the south, from which it 
will not be visible.  It is also not likely to have a cumulative or significant effect on the 
environment, as it consists of one single-family residence in an area with existing 
development and infrastructure, and no hazardous waste sites or historic resources would be 
affected.  Therefore, Staff recommends that the Hearing Officer determine that the Project is 
categorically exempt from CEQA.   
 
COMMENTS RECEIVED 
A. County Department Comments and Recommendations 

1. The Department of Parks and Recreation, in a letter dated April 27, 2017, 
recommended that the Project proceed to a public hearing without conditions. 

2. The Department of Public Works, in a letter dated April 27, 2017, recommended that 
the Project proceed to a public hearing with specific conditions regarding submittal of 
drainage and grading plans, as well as compliance with Low Impact Development 
standards.  These have been included as draft conditions of Project approval (Exhibit 
D – Conditions). 

3. The Department of Public Health, in a letter dated May 25, 2017, recommended that 
the Project proceed to a public hearing without conditions. 

4. The Fire Department, in a letter dated February 21, 2019, recommended that the 
Project proceed to a public hearing without conditions.   

All of the letters cited above are attached to this report (Exhibit H – Agency 
Correspondence). 
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B. Other Agency Comments and Recommendations

Staff has received no other agency comments or recommendations at this time.

C. Public Comments

Staff has not received any public comments regarding the Project at this time.

Report 
Reviewed By: 

Robert Glaser, Supervising Regional Planner 

Report 
Approved By: 

Mitch Glaser, Assistant Administrator 

LIST OF ATTACHED EXHIBITS 
EXHIBIT A Plans 
EXHIBIT B Project Summary Sheet 
EXHIBIT C Findings 
EXHIBIT D Conditions of Approval 
EXHIBIT E Applicant’s Burden of Proof 
EXHIBIT F Informational Maps 
EXHIBIT G Photos 
EXHIBIT H Agency Correspondence 
EXHIBIT I Environmental Determination 
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PROJECT SUMMARY  

PROJECT NUMBER HEARING DATE 
R2005-01452-(3) June 17, 2025 
REQUESTED ENTITLEMENTS   
Variance No. RVAR-200900001 
 

OWNER / APPLICANT MAP/EXHIBIT DATE 
CMI Corporate Marketing, Inc. / Cory Isaacson 9/26/2016 

PROJECT OVERVIEW 
Variance to authorize the construction of a 4,000-square-foot, 16-foot-tall single-family residence, an attached 
585-square-foot three-car garage, an onsite wastewater treatment system, a swimming pool, hardscaping, and 
landscaping (“Project”) within 50 feet of a mapped significant ridgeline on a 4.9-acre lot in the Santa Monica 
Mountains North Area.  The Project is proposed on an existing graded pad of approximately 20,000 square feet, 
which was legally developed between 2004 and 2009.  No additional grading is proposed.  An existing 20-foot-
wide, 1,315-foot-long private driveway traverses two other parcels and connects to Topanga Canyon Boulevard, 
a 70-foot-wide state highway (SR-27) and designated scenic route, to the south.  The southernmost portion of the 
existing driveway (665 linear feet) is paved, while the northern portion (650 linear feet) would be paved as part of 
the Project.  A complete application for the Project was filed in 2009; therefore, the Project will be evaluated under 
the standards of the 2000 Santa Monica Mountains North Area Land Use Plan and the 2009 version of the Santa 
Monica Mountains North Area Community Standards District (“CSD”). 
LOCATION ACCESS 
2354 Topanga Canyon Boulevard, Topanga Topanga Canyon Boulevard, a 70-foot-wide state 

highway one-half mile to the south, via a private 
driveway traversing two other parcels 

ASSESSORS PARCEL NUMBER(S) SITE AREA 
4434-013-002 4.9 acres 

GENERAL PLAN / LOCAL PLAN  PLANNING AREA 
2000 Santa Monica Mountains North Area Plan Santa Monica Mountains 

LAND USE DESIGNATION ZONE 
N5 (Mountain Land 5 – One dwelling unit per five 
gross acres maximum density) 

A-1-5 (Light Agricultural – 5-Acre Minimum Required 
Lot Area) 

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT 
1 dwelling unit 1 dwelling unit Santa Monica Mountains North Area (2009)  

ENVIRONMENTAL DETERMINATION (CEQA) 
Class 3 Categorical Exemption—New Construction or Conversion of Small Structures 
 
KEY ISSUES 
• Consistency with the 2000 Santa Monica Mountains North Area Plan 
• Satisfaction of the following Section(s) of Title 22 of the Los Angeles County Code from 2009: 

o 22.24.110 (A-1 Zone Development Standards) 
o 22.44.133 (Santa Monica Mountains North Area CSD Standards) 
o 22.56.330 (Variance Burden of Proof) 

CASE PLANNER: PHONE NUMBER: E-MAIL ADDRESS: 

Tyler Montgomery (213) 974-0051 tmontgomery@planning.lacounty.gov 
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LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

DRAFT FINDINGS OF THE HEARING OFFICER 
AND ORDER 

PROJECT NO. R2005-01452-(3) 
VARIANCE NO. 200900001 

 
RECITALS 

1. HEARING DATE(S). The Los Angeles County (“County”) Hearing Officer conducted 
a duly noticed public hearing on [DATE], in the matter of Project No. R2005-01452-(3), 
Variance No. 200900001 (“Variance”).  
 

2. HEARING PROCEEDINGS.  [RESERVED] 
 

3. APPLICABLE REGULATIONS. A complete application for the Variance was filed in 
2009; therefore, it was evaluated under the standards of the 2000 Santa Monica 
Mountains North Area Land Use Plan (“2000 LUP”) and the Los Angles County Code 
as it existed in 2009 (“2009 County Code”), which includes the 2009 version of the 
Santa Monica Mountains North Area Community Standards District (“2009 CSD”). 
 

4. ENTITLEMENT(S) REQUESTED. The applicant, Cory Isaacson ("Permittee"), 
requests the Variance to authorize the construction of a 4,000-square-foot, 16-foot-tall 
single-family residence with an attached 585-square-foot garage and appurtenant 
structures within 50 feet of a mapped significant ridgeline (“Project”) on a property that 
is 4.9 gross acres in size located at 2354 Topanga Canyon Boulevard (Assessor’s 
Parcel Number 4434-013-002) in the unincorporated community of Topanga in the 
Santa Monica Mountains North Area (“Project Site”), pursuant to Section 22.56.330 of 
the 2009 County Code.   

 
5. ENTITLEMENT(S) REQUIRED. The Variance is required in order to approve new 

development within 50 feet of a significant ridgeline as mapped by the 2000 LUP, 
pursuant to the requirements of the 2009 CSD (2009 County Code Section 22.44.133). 

 
6. PREVIOUS ENTITLEMENTS.  Certificate of Compliance No. 200500127 confirmed 

the legality of the underlying parcel and was approved on August 19, 2005. 
 
Zoning Conformance Review No. 200600712 authorized a solid fill project to create a 
flat pad with drainage structures for erosion control (1,999 cubic yards grading—500 
cubic yards cut, 1,499 cubic yards fill, 999 cubic yards import) and was approved on 
July 18, 2006. 
 

7. LAND USE DESIGNATION. The Project Site is located within the Mountain Land 5 
(N5 – one dwelling unit per five gross acres maximum density) land use designation of 
the 2000 LUP. 
 

8. ZONING. The Project Site is located in the Santa Monica Mountains Planning Area and 
is zoned A-1-5 (Light Agricultural—Five Acre Minimum Required Lot Area).  Pursuant 
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to 2009 County Code Section 22.24.110, a single-family residence is a principal 
permitted use within the A-1 Zone and is permitted with a site plan review.  However, 
the 2009 CSD requires a variance for any development proposed within 50 feet 
(vertical or horizontal) from a significant ridgeline (2009 County Code Section 
22.44.133).  Because the residence is located on a significant ridgeline, as mapped by 
the 2000 LUP, a variance is required.   
 

9. SURROUNDING LAND USES AND ZONING   
 

LOCATION 2000 LUP        
LAND USE 
POLICY 

ZONING EXISTING USES 

NORTH OS (Open Space) O-S (Open Space) Open space 
EAST N5 A-1-5 Single-family 

residences, vacant 
land 

SOUTH N5 A-1-5 Single-family 
residences, vacant 
land 

WEST N5 A-1-5 Single-family 
residences, vacant 
land 

 
10. PROJECT AND SITE PLAN DESCRIPTION. 

 
A. Existing Site Conditions 

The Project Site is 4.9 gross acres and irregularly shaped with a mapped significant 
ridgeline running northwest to southeast across its northern portion, through an 
existing graded pad of approximately 20,000 square feet. The Project Site is 
adjacent to Topanga Canyon Boulevard to the southwest, although the road is 
separated from the graded pad by 600 linear feet of steeply sloping terrain.   As a 
result, graded pad is accessed from the west by a partially paved, 20-foot-wide 
driveway that traverses two other parcels before reaching Topanga Canyon 
Boulevard one-half mile to the west.  The northern portion of the Project Site 
consists of graded areas and disturbed vegetation, while the central and southern 
portions consist mainly of coastal chapparal scrub. 
 

B. Site Access 
Access is provided by an existing 20-foot-wide, 1,315-foot-long private driveway 
that traverses two other parcels and connects to Topanga Canyon Boulevard, a 70-
foot-wide state highway (SR-27) and designated scenic route, to the west.  The 
southernmost portion of the existing driveway (665 linear feet) is paved, while the 
northern portion (650 linear feet) would be paved as part of the Project. 
 

C. Site Plan 
The Permittee proposes the construction of a 4,000-square-foot single-family 
residence and a 585-square-foot attached garage and on the northern portion of 
the 4.9-acre Project Site. The one-story residence would have a maximum height 
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of 16 feet above grade and would be located on an existing graded pad of 
approximately 20,000 square feet.  No additional grading is proposed. The Project 
would also include a swimming pool, retaining walls, decks, stairways, 
hammerhead turnaround, and other appurtenant facilities on the existing graded 
pad.   A new onsite wastewater treatment system (“OWTS”) with two seepage pits 
would be located approximately 100 feet to the northwest of the residence.   Also 
the northern portion (650 linear feet) of an existing 1,315-foot-long, 20-foot-wide 
driveway would be paved as part of the Project. 
 

11. CEQA DETERMINATION. The Project qualifies for a Categorical Exemption (Class 3 
- New Construction or Conversion of Small Structures) under the California 
Environmental Quality Act (CEQA) and the County Environmental Document 
Reporting Procedures and Guidelines.  
 
Pursuant to section 15303 of the State CEQA Guidelines, the Class 3 Categorical 
Exemption includes a single-family residence, accessory structures, and associated 
infrastructure. The Project qualifies for a Class 3 Categorical Exemption because the 
Project includes a proposal to construct a new single-family residence, a garage, a 
swimming pool, associated infrastructure, an access driveway, decks, and retaining 
walls.   
 
Section 15300.2 of the State CEQA Guidelines discusses how projects located within 
particularly sensitive environments may have a significant impact on the environment 
and are therefore not eligible for certain CEQA exemptions, including the Class 3 
Categorical Exemption mentioned above. Exceptions to the exemptions include 
project impacts to an environmental resource of hazardous or critical concern where 
officially designated, precisely mapped, and adopted pursuant to law by federal, state, 
or local agencies. Exceptions to the exemptions also apply where a project may result 
in damage to scenic resources or where a project includes activities that will have a 
significant effect on the environment due to unusual circumstances. Additionally, an 
exception to the exemption applies where a project may result in damage to scenic 
resources. However, the proposed Project is not subject to an exception to the CEQA 
exemptions because a biological inventory of the area of Project disturbance did not 
indicate the presence of sensitive biological resources that would be impacted by 
implementation and operation of the Project, as described in detail below.  
 
The applicant completed a biological inventory that was reviewed and confirmed by the 
Staff Biologist. The biological inventory determined that no portion of the Project Site 
proposed for development contains any environmental resources of hazardous or 
critical concern, nor do they contain any plants or animals listed as federal, state, or 
locally sensitive designations, and they are not considered particularly sensitive 
environments.  The Project is not expected to impact scenic resources, such as the 
designated scenic route to the south, from which it will not be visible.  It is also not likely 
to have a cumulative or significant effect on the environment, as it consists of one 
single-family residence in an area with existing development and infrastructure, and no 
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hazardous waste sites or historic resources would be affected.  Therefore, the Project 
is categorically exempt from CEQA. 
 

12. PUBLIC COMMENTS.  Los Angeles County Department of Regional Planning (“LA 
County Planning”) Staff (“Staff”) did not receive any public comments regarding the 
Project as of the date that the Report to the Hearing Officer was issued. 

 
13. AGENCY RECOMMENDATIONS. 

 
A. County Fire Department (“Fire Department”):  Recommended clearance to public 

hearing with no conditions in a letter dated February 21, 2019.   
 

B. County Department of Parks & Recreation:  Recommended clearance to public 
hearing with no conditions in a letter dated April 27, 2017.   
 

C. County Department of Public Health:  Recommended clearance to public hearing 
with no conditions in a letter dated May 25, 2017. 
 

D. County Department of Public Works (“Public Works”):  Recommended clearance 
to public hearing with no conditions in a letter dated April 27, 2017.   
 

14. LEGAL NOTIFICATION. The Hearing Officer finds that pursuant to County Code 
Section 22.44.990, the community was properly notified of the public hearing by mail, 
newspaper (Malibu Times), and property posting.  Additionally, the Project was 
properly noticed and case materials were available on LA County Planning's website.  
On May 8, 2025, a total of 38 Notices of Public Hearing were mailed to all property 
owners as identified on the County Assessor's record within a 500-foot radius from the 
Project Site, as well as 22 notices to those on the courtesy mailing list for The Malibu 
Zoned District and additional interested parties. 
 

GENERAL PLAN CONSISTENCY FINDINGS 

15. LAND USE POLICY. The Hearing Officer finds that the Project is consistent with the 
goals and policies of the 2000 LUP because the N5 land use designation is intended 
for single-family residential uses on relatively large lots.  A single-family residence is 
permitted under this designation. 
 

16. GOALS AND POLICIES. The Hearing Officer finds that the Project is consistent with 
the following policies of the 2000 LUP: 

 
Conservation & Open Space Element 
Policy IV-3: 
Require development designs that protect and preserve significant, viable habitat 
areas and habitat linkages/wildlife corridors in their natural condition. 
 
Policy IV-9: 
New development projects shall be designed to protect significant natural features, 
and to minimize the amount of grading. 
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Policy IV-13: 
Ensure that the overall project design/layout of hillside developments adapts to the 
natural hillside topography and protects ridgelines and natural-appearing views 
from surrounding vantage points such as highways, parklands and overlooks. 
Overall, emphasize fitting the project into its hillside setting rather than altering the 
hillside to fit the project. 

 
The Project would utilize a previously graded pad on the northern portion of the Project 
Site that was previously disturbed and mainly consists of nonnative grasses.  This 
location will avoid the need to remove native vegetation and grade large amounts of 
earth further down the slope.  Due to a topographic rise between the Project and 
Topanga Canyon Boulevard, the Project will not be visible from the road, a designated 
scenic route to the south, nor is it visible from the Santa Maria Canyon Trail to the east 
or from the Summit Valley Edmund D. Edelman Park to the north.  Therefore, views 
from scenic resources would be preserved. 

 
Land Use Element 
Policy VI-20: 
Limit structure heights in suburban and rural areas to ensure compatibility of new 
development with the respective characteristics of the surrounding settings and 
sites.  
 
Policy VI-21: 
Encourage siting of developments to include setbacks that protect public lands, 
streams, scenic features, views, and other natural features and that maximize open 
space areas; project density and structure placement shall be consistent with the 
need to minimize vegetation clearance for fire protection. 
 

Due to a topographic rise between the Project and Topanga Canyon Boulevard, the 
Project will not be visible from the road, a designated scenic route to the south, nor is it 
visible from the Santa Maria Canyon Trail to the east or from the Summit Valley 
Edmund D. Edelman Park to the north.  Therefore, views from scenic resources would 
be preserved.  Further, the design of the Project would utilize materials and colors 
compatible with the surrounding landscape, and the modest 16-foot maximum height, 
would be in character with the surrounding community.   

 
ZONING CODE CONSISTENCY FINDINGS  
 
17. PERMITTED USE IN ZONE.  The Hearing Officer finds that the Project is consistent 

with the A-1-5 zoning classification because a single-family residence is a principal 
permitted use in such zone with a site plan review pursuant to 2009 County Code 
Section 22.24.110.  The 2009 CSD also requires a variance for any development 
proposed within 50 feet (vertical or horizontal) of a significant ridgeline, as mapped by 
the 2000 LUP (2009 County Code Section 22.44.133).  Because the Project proposed 
developing a single-family residence on a mapped significant ridgeline, a Variance is 
required instead of a site plan review. 
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18. REQUIRED YARDS.  The Hearing Officer finds that the Project is consistent with the 

standards identified in 2009 County Code Section 22.24.110, as the Project would 
meet all required setback standards.   

 
19. HEIGHT.  The Hearing Officer finds that the Project is consistent with the standard 

identified in the 2009 CSD (2009 County Code Section 22.44.133).  The maximum 
height for a single-family residence proposed on a significant ridgeline is 18 feet above 
grade, while the maximum height of the proposed single-family residence is 16 feet 
above grade. 

 
20. SIGNIFICANT ECOLOGICAL AREA. The Hearing Officer finds that the Project is 

consistent with the Significant Ecological Area (“SEA”) requirements of the 2009 
County Code (Section 22.56.215).  Although the Project Site is mapped as being within 
an SEA by the 2000 LUP, the 2009 County Code does not require an SEA Conditional 
Use Permit (“SEA-CUP”) for development of one single-family residence.  Because 
the Project consists of one single-family residence, an SEA-CUP is not required. 
 

21. GRADING REQUIREMENTS. The Hearing Officer finds that the Project is consistent 
with the applicable grading requirements identified in the 2009 CSD (County Code 
Section 22.44.133).  The 2009 CSD requires a conditional use permit for grading that 
exceeds 5,000 cubic yards (cut plus fill).  The Project is not proposing any additional 
grading beyond the grading that was approved with a zoning conformance review in 
2006 (1,999 cubic yards). 
 

22. PARKING.  The Hearing Officer finds that the Project is consistent with the standard 
identified for development in the A-1-5 Zone (County Code Section 22.24.110), as no 
covered parking spaces are required for properties that exceed one acre in area.  
Although the Project Site is 4.9 acres, the Project would provide two covered parking 
spaces in an attached garage. 

 
23. SIGNIFICANT RIDGELINE.  The Hearing Officer finds that the Project is consistent 

with the standards identified in 2009 County Code Section 22.44.133.  The Project Site 
is located on a designated significant ridgeline, as mapped by the 2000 LUP.  
Therefore, a variance is required, which is what has been requested by the Permittee.   

 
VARIANCE FINDINGS   

24. The Hearing Officer finds that because of special circumstances or exceptional 
characteristics applicable to the property, the strict application of the County 
Code deprives such property of privileges enjoyed by other property in the 
vicinity and under identical zoning classification.  A building site—including a 
graded pad and driveway—was created legally on the significant ridgeline in 2006, and 
the remainder of the subject property is steeply sloping.  As a result, the building site is 
the most appropriate location for development of a single-family residence, which is a 
principal permitted use in the A-1 Zone.  The development of a residence at a lower 
elevation would require a prodigious amount of grading and the disturbance of 
undisturbed chaparral habitat further down the slope.  This would likely have a 
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significantly more detrimental effect on the scenic and biological resources of the area, 
which the significant ridgeline restrictions are meant to protect.   
 

25. The Hearing Officer finds that the modification authorized will not constitute a 
grant of special privilege inconsistent with the limitations upon other properties 
in the vicinity and zone in which the property is situated.  Other nearby property 
owners to the south and west already enjoy similar use of their properties, as there are 
three other single-family residences developed on comparable pads in the immediate 
vicinity, all of which are also located on the significant ridgeline. 

 
26. The Hearing Officer finds that strict application of zoning regulations as they 

apply to such property will result in practical difficulties or unnecessary 
hardships inconsistent with the general purpose of such regulations and 
standards.  The development of a residence away from the significant ridgeline at a 
lower elevation would require a prodigious amount of grading and the disturbance of 
undisturbed chaparral habitat further down the slope.  This would likely have a 
significantly more detrimental effect on the scenic and biological resources of the area, 
which the significant ridgeline restrictions are meant to protect. 

 
27. The Hearing Officer finds that such adjustment will not be materially detrimental 

to the public health, safety, or general welfare, or to the use, enjoyment, or 
valuation of property of other persons located in the vicinity.  The Project would be 
similar in character to other single-family residences in the vicinity and compares 
favorably to them in terms of height and bulk.  Residences within 500 feet range 
between 1,440 square feet and 4,228 square feet.  While the proposed residence would 
be on the higher end of this range at 4,000 square feet, its relatively modest height of 
16 feet above grade is less than that of nearly all other residences in the vicinity, many 
of which are two stories.  Due to a topographic rise between the Project and Topanga 
Canyon Boulevard, the Project will not be visible from the road, a designated scenic 
route to the south, nor is it visible from the Santa Maria Canyon Trail to the east or from 
the Summit Valley Edmund D. Edelman Park to the north.  Further, the design of the 
Project would utilize materials and colors compatible with the surrounding landscape. 

 
ENVIRONMENTAL FINDINGS 

28. The Hearing Officer finds that the Project is exempt from CEQA pursuant to State 
CEQA Guidelines sections 15303 (Class 3, New Construction or Conversion of Small 
Structures Categorical Exemption).  The Class 3 Categorical Exemption specifically 
pertains to a single-family residence and its appurtenant structures. 
 

ADMINISTRATIVE FINDINGS 

29. LOCATION OF DOCUMENTS.  The location of the documents and other materials 
constituting the record of proceedings upon which the Hearing Officer’s decision is 
based in this matter is at LA County Planning, 13th Floor, Hall of Records, 320 West 
Temple Street, Los Angeles, California 90012.  The custodian of such documents and 
materials shall be the Section Head of the Coastal Development Services Section, LA 
County Planning.   
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BASED ON THE FOREGOING, THE HEARING OFFICER CONCLUDES THAT: 

A. The Hearing Officer finds that because of special circumstances or exceptional 
characteristics applicable to the property, the strict application of the County Code 
deprives such property of privileges enjoyed by other property in the vicinity and 
under identical zoning classification. 
 

B. The Hearing Officer finds that the modification authorized will not constitute a grant 
of special privilege inconsistent with the limitations upon other properties in the 
vicinity and zone in which the property is situated. 

 
C. The Hearing Officer finds that strict application of zoning regulations as they apply to 

such property will result in practical difficulties or unnecessary hardships inconsistent 
with the general purpose of such regulations and standards. 

 
D. The Hearing Officer finds that such adjustment will not be materially detrimental to 

the public health, safety, or general welfare, or to the use, enjoyment, or valuation of 
property of other persons located in the vicinity.   

 
THEREFORE, THE HEARING OFFICER: 

 
1. Finds that the Project is exempt from CEQA pursuant to State CEQA Guidelines 

sections 15303 (Class 3, Construction or Conversion of Small Structures) Categorical 
Exemption; and 
 

2. Approves VARIANCE NO. 200900001, subject to the attached conditions. 
 

ACTION DATE: June 17, 2025 

 
RG:TM 
5/19/25 
 
c: Zoning Enforcement, Building and Safety 



  EXHIBIT D 

 

LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
DRAFT CONDITIONS OF APPROVAL 

PROJECT NO. R2005-01452-(3)  
VARIANCE NO. 200900001 

 
PROJECT DESCRIPTION 
 
The project is a Variance to construct a new 4,000-square-foot single-family residence 
located on a mapped significant ridgeline on a 4.9-acre property in the Santa Monica 
Mountains North Area (“Project Site”),  subject to the following conditions of approval:  
 
GENERAL CONDITIONS 
 
1. Unless otherwise apparent from the context, the term “permittee” shall include the 

applicant, owner of the property, and any other person, corporation, or other entity 
making use of this grant.   

 
2. This grant shall not be effective for any purpose until the permittee, and the owner of 

the subject property if other than the permittee, have filed at the office of the Los 
Angeles County (“County”) Department of Regional Planning (“LA County 
Planning”) their affidavit stating that they are aware of and agree to accept all of the 
conditions of this grant, and that the conditions of the grant have been recorded as 
required by Condition No. 7, and until all required monies have been paid pursuant to 
Condition No. 9. Notwithstanding the foregoing, this Condition No. 2 and Conditions 
No. 4, 5, and 8 shall be effective immediately upon the date of final approval of this 
grant by the County.  

 
3. Unless otherwise apparent from the context, the term “date of final approval” shall 

mean the date the County's action becomes effective pursuant to County Code 
Section 22.44.1090. 
 

4. The permittee shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 65009 or any other applicable limitations period. The County shall 
promptly notify the permittee of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
permittee of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the permittee shall not thereafter be responsible to defend, 
indemnify, or hold harmless the County. 

 
5. In the event that any claim, action, or proceeding as described above is filed against 

the County, the permittee shall within 10 days of the filing make an initial deposit with 
LA County Planning in the amount of up to $5,000.00, from which actual costs and 
expenses shall be billed and deducted for the purpose of defraying the costs or 
expenses involved in LA County Planning's cooperation in the defense, including but 
not limited to, depositions, testimony, and other assistance provided to permittee or 
permittee's counsel.   
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If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the permittee shall deposit additional funds sufficient to bring 
the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.   

 
At the sole discretion of the permittee, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by 
the permittee according to County Code Section 2.170.010. 

 
6. If any material provision of this grant is held or declared to be invalid by a court of 

competent jurisdiction, the permit shall be void and the privileges granted hereunder 
shall lapse. 

 
7. Prior to the use of this grant, the permittee, or the owner of the subject property if other 

than the permittee, shall record the terms and conditions of the grant in the office 
of the County Registrar-Recorder/County Clerk (“Recorder”).  In addition, upon any 
transfer or lease of the property during the term of this grant, the permittee, or the 
owner of the subject property if other than the permittee, shall promptly provide a 
copy of the grant and its conditions to the transferee or lessee of the subject property. 

 
8. This grant shall expire unless used within two (2) years from the date of final approval 

of the grant.  A single one-year time extension may be requested in writing and with 
the payment of the applicable fee prior to such expiration date. 

 
9. The subject property shall be maintained and operated in full compliance with the 

conditions of this grant and any law, statute, ordinance, or other regulation applicable 
to any development or activity on the subject property.  Failure of the permittee to 
cease any development or activity not in full compliance shall be a violation of these 
conditions.  No provision of any easement or any other encumbrance on the property 
shall exempt the permittee and/or property owner from compliance with these 
conditions and applicable regulations.  Inspections shall be made to ensure 
compliance with the conditions of this grant as well as to ensure that any 
development undertaken on the subject property is in accordance with the approved 
site plan on file.  The permittee shall deposit with the County the sum of $456.00.  The 
deposit shall be placed in a performance fund, which shall be used exclusively to 
compensate LA County Planning for all expenses incurred while inspecting the 
premises to determine the permittee's compliance with the conditions of approval.  
The fund provides for one inspection three years after the date of final approval 
of the grant.  Inspections shall be unannounced.  

 
If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in violation 
of any one of the conditions of this grant, the permittee shall be financially responsible 
and shall reimburse LA County Planning for all additional enforcement efforts 
necessary to bring the subject property into compliance. The amount charged for 
additional inspections shall be $456.00 per inspection, or the current recovery cost at 
the time any additional inspections are required, whichever is greater. 
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10. Notice is hereby given that any person violating a provision of this grant is guilty of a 

misdemeanor.  Notice is further given that the Regional Planning Commission 
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke 
or modify this grant, if the Commission or Hearing Officer finds that these conditions 
have been violated or that this grant has been exercised so as to be detrimental to the 
public’s health or safety or so as to be a nuisance, or as otherwise authorized 
pursuant to County Code Sections 22.44.1130 and/or 22.44.1140. 

 
11. All development pursuant to this grant must be kept in full compliance with the County 

Fire Code to the satisfaction of the County Fire Department (“Fire Department”). 
 
12. All development pursuant to this grant shall conform with the requirements of the 

County Department of Public Works (“Public Works”) to the satisfaction of said 
department. 
 

13. All development pursuant to this grant shall comply with the requirements of Title 22 
of the County Code and of the specific zoning of the subject property, unless 
specifically modified by this grant, as set forth in these conditions, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning (“Director”). 

 
14. The subject property shall be developed and maintained in substantial conformance 

with the plans marked Exhibit “A.”  If changes to any of the plans marked Exhibit “A” 
are required as a result of instruction given at the public hearing, one (1) digital copy 
of a modified Exhibit “A” shall be submitted to LA County Planning by August 18, 
2025. 
 

15. In the event that subsequent revisions to the approved Exhibit “A” are submitted, the 
permittee shall submit one (1) digital copy of the proposed plans to the Director for 
review and approval. All revised plans must substantially conform to the originally 
approved Exhibit “A.” All revised plans must be accompanied by the written 
authorization of the property owner(s) and applicable fee for such revision. 

 
PROJECT SITE-SPECIFIC CONDITIONS  

 
16. The exterior colors of all structures shall be earth-toned and shall not include bright 

or white tones.  No glossy or reflective materials shall be permitted for exterior 
construction, other than glass, which shall be the least reflective variety available. 

 
17. Prior to construction, the permittee shall submit a grading/drainage plan to the Public 

Works’ Building and Safety Division for review and approval.  The grading plans shall 
show and call out the construction of all drainage devices and details, paved 
driveways, elevation and drainage of all pads, retaining walls, water-quality devices, 
Low-Impact Development (“LID”) features, and all existing easements.  All structures 
shall meet the County Building, Residential, and Green Building Standards codes, 
and the Project shall comply with all LID standards (County Code Section 12.84.440) 
in accordance with the LID standards manual.  This condition shall be met to the 
satisfaction of Public Works. 
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18. Per County Code Section 22.336.070.I, grading shall be prohibited during the rainy 

season, defined as October 15 of any year through April 15 of the subsequent year. 
 

19. All development, with the exception of landscaping, fuel modification, and driveway 
widening, shall be limited to the existing graded pad on the northern portion of the 
project site.   
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COUNTY OF LOS ANGELES

MARK PESTRELLA, Director

April 27, 2017

TO: Rob Glaser
Coastal Permits Section
Department of Regional Planning

Attention Josh Huntington

FROM: Art Vander Vis ~r~-~ ~'^~"'~"
Land Development Division
Department of Public Works

PLAN NO. VAR200900001
PLAN TYPE: PERMITS AND REVIEWS
WORK CLASS: VARIANCE
PROJECT NO. 8200501452
2354 NORTH TOPANGA CANYON ROAD
ASSESSOR'S MAP BOOK NO.4434, PAGE NO. 13, PARCEL NO. 2
UNINCORPORATED COUNTY AREA OF TOPANGA CANYON

IN REPLY PLEASE

REFER TO FILE: LD'2

Thank you for the opportunity to review the site plan and zoning permit application for
the construction of a new 4,000-square-foot, single-family residence in the north area of
the Santa Monica Mountains.

The application and project description referred to the graded pad as legally existing.
Our grading permif record for 2354 Topanga Road, issued in 2006, was for a solid fill
project and not for a future single-family structure. Additionally, the grading permit for
the site was never signed off for rough grade and is currently an uncertified fill pad. The
application and the project description should be updated to reflect this information.

~ Public Works recommends that the conditions shown below be applied to the
project if ultimately approved by the advisory agency.

❑ Public Works has comments on the submitted documents; therefore, a Public
Hearing shall NOT be scheduled until the following comments have been
addressed:

DEPARTMENT OF PUBLIC WORKS
`To Enrich Lives Through Effective and Caring Service"

900 SOUTH FREMONT AVENUE
ALHAMBRA, CALIFORNIA 9(803-1331

Telephone: (626)458-5100
http://dpw.lacounty.gov 

ADDRESS ALL CORRESPONDENCE TO:
P.O. BOX 1460

ALHAMBRA, CALIFORNIA 91802-1460



Rob Glaser
April 27, 2017
Page 2

1. Building and Safety

1.1. Submit agrading/drainage plan, as appropriate, for approval and to the
satisfaction of Public Works. The grading plans must show and call out the
construction of at least all drainage devices and details; paved driveways; and
elevation and drainage of all pads, retaining walls, and water quality devices
and Low-Impact Development (LID) features if applicable. The applicant is
required to show and call out all existing easements on the grading plan and
obtain the easement holder approvals.

1.2. Per County Code, Section 12.84.440, comply with LID standards in
accordance with the LID Standards Manual, which can be found at
http://dpw.lacountv.aov/Idd/lib/fp/Hydrology/Low°/a201mpact%20Development
%20Standards%20Manual.gdf.

1.3. Provide a maintenance agreement/covenant for privately maintained drainage
devices.

1.4. Obtain soil/geology approval of the grading plan from Public Works'
Geotechnical and Materials Engineering Division.

1.5. Obtain Fire Department approval of the grading plan.

1.6. Provide permits and/or letters of non-jurisdiction from all applicable State and
Federal agencies. These agencies may include, but may not be limited to, the
State of California Regional Water Quality Control Board; State of California
Department of Fish and Wildlife; State of California Department of
Conservation, Division of Oil, Gas, and Geothermal Resources; and the Army
Corps of Engineers.

For questions regarding the building and safety conditions, please contact
RaChelle Burke of Public Works' Building and Safety Division at (818) 880-4150 or
rburke~a dpw.lacountv.gov.

If you have any questions or require additional information, please contact Toan Duong
of Public Works' Land Development Division at (626) 458-4945 or
tduong~a dpw.lacountv.gov.

AM:tb
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  COUNTY OF LOS ANGELES FIRE DEPARTMENT 
  FIRE PREVENTION DIVISION 

 
Land Development Unit 

5823 Rickenbacker Road 
Commerce, CA 90040 

Telephone (323) 890-4243, Fax (323) 890-9783 
 

CASE NUMBER: RVAR-20090001  MAP DATE:  FEBRUARY 20, 2019  

PROJECT NUMBER: R2005-01452  PLANNER: ALYSSA NETTO  

 
  

Reviewed by: Joseph Youman  Date:  February 21, 2019 
Page 1 of 1 

THE PROPOSED VARIANCE REQUEST TO AUTHORIZE CONSTRUCTION OF A 
SFD LOCATED TO WITHIN 50 FT OF A SIGNIFICANT RIDGELINE HAS BEEN 
CLEARED FOR PUBLIC HEARING.  SUBMIT PLANS TO THE FIRE PREVENTION 
ENGINEERING SECTION FOR REVIEW AND APPROVAL OF ARHITECHTURAL 
DRAWINGS. 
 
 
 
 
 
 
Additional comments pending the information returned by the applicant for Fire 
Department plan check; presently all outstanding comments have been addressed via 
plan check.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 

For any questions regarding the report, please contact Joseph Youman at (323) 
890-4243 or Joseph.Youman@fire.lacounty.gov. 

 

 

 

 



 

 

PROPOSED ENVIRONMENTAL DETERMINATION  
 

 
DETERMINATION DATE: June 17, 2025 
PROJECT NUMBER: R2005-01452-(3) 
PERMIT NUMBER(S): Variance No.  200900001 
SUPERVISORIAL DISTRICT: 3  
PROJECT LOCATION: 2354 Topanga Canyon Boulevard, Topanga  
OWNER: CMI Corporate Marketing, Inc. 
APPLICANT: Cory Isaacson 
CASE PLANNER: Tyler Montgomery, Principal Planner  

tmontgomery@planning.lacounty.gov  
 

 
Los Angeles County (“County”) completed an initial review for the above-mentioned Project.  
Based on examination of the Project proposal and the supporting information included in the 
application, the County proposes that a Categorical Exemption is the appropriate 
environmental documentation under the California Environmental Quality Act (CEQA).  The 
Project qualifies for Categorical Exemptions (Class 3 Exemption, New Construction or 
Conversion of Small Structures) pursuant to CEQA and the County Environmental Document 
Reporting Procedures and Guidelines.   

 
Pursuant to Section 15303 of the State CEQA Guidelines, the Class 3 Categorical Exemption 
includes a single-family residence, accessory structures and associated infrastructure. The 
Project qualifies for a Class 3 Categorical Exemption because the Project includes a proposal 
to construct a new single-family residence, a garage, associated infrastructure, a swimming 
pool, and retaining walls.   
 
Section 15300.2 of the State CEQA Guidelines discusses how projects located within 
particularly sensitive environments may have a significant impact on the environment and are 
therefore not eligible for certain CEQA exemptions, including the Class 3 Categorical 
Exemption mentioned above.  Exceptions to the exemptions include project impacts to an 
environmental resource of hazardous or critical concern where officially designated, precisely 
mapped, and adopted pursuant to law by federal, state, or local agencies. Exceptions to the 
exemptions also apply where a project may result in damage to scenic resources or where a 
project includes activities that will have a significant effect on the environment due to unusual 
circumstances. Additionally, an exception to the exemption applies where a project may 
result in damage to scenic resources. However, the proposed Project is not subject to an 
exception to the CEQA exemptions because a biological inventory of the area of Project 
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disturbance did not indicate the presence of sensitive biological resources that would be 
impacted by implementation and operation of the Project, as described in detail below.  
 
The applicant completed a biological inventory that was reviewed and confirmed by the Staff 
Biologist. The biological inventory determined that no portion of the Project Site proposed for 
development contains any environmental resources of hazardous or critical concern, nor do 
they contain any plants or animals listed as federal, state, or locally sensitive designations, 
and they are not considered particularly sensitive environments.  The Project is not expected 
to impact scenic resources, such as the designated scenic route to the south, from which it 
will not be visible.  It is also not likely to have a cumulative or significant effect on the 
environment, as it consists of one single-family residence in an area with existing 
development and infrastructure, and no hazardous waste sites or historic resources would be 
affected.  Therefore, the Project is categorically exempt from CEQA.   
 



 

 

 
 

SUPPLEMENTAL 
REPORT TO THE HEARING OFFICER 

 

  
DATE ISSUED: June 18, 2025 

HEARING DATE: June 24, 2025 AGENDA ITEM: 5 

PROJECT NUMBER: R2005-01452-(3) 

PERMIT NUMBER(S): Variance No.  200900001 

SUPERVISORIAL DISTRICT: 3  

PROJECT LOCATION: 2354 Topanga Canyon Boulevard, Topanga  

OWNER: CMI Corporate Marketing, Inc. 

APPLICANT: Cory Isaacson 

CASE PLANNER: Tyler Montgomery, Principal Regional Planner  
TMontgomery@planning.lacounty.gov 
 

 
This agenda item is a request to construct a new 4,000-square-foot single-family residence 
within 50 feet of a mapped significant ridgeline (“Project”) in the A-1-5 (Light Agricultural – 
Five-Acre Minimum Required Lot Area) and within the Santa Monica Mountains North Area 
Community Standards District (“CSD”), pursuant to County Code Section 22.56.260, as it 
existed in 2009.1  
 
After the Report to the Hearing Officer was issued on June 5, 2025, LA County Planning staff 
(“Staff”) received five letters of opposition to the Project.   
 
The first letter is from Paul Edelman of the Santa Monica Mountains Conservancy (“SMMC”) 
and is attached as Exhibit A-1.  The letter expresses concerns with the Project and states that 
the Project applicant has illegally graded approximately 0.26 acres of land within the 
Mountains Recreation and Conservation Authority’s (“MRCA”) Summit Valley – Ed Edelman 
Park to the north.  While aerial photos do show that grading was conducted within the parkland 
area to the north, no grading or zoning violations were ever issued for this work.  Staff is 
currently conducting research to determine the legality of, and responsibility for, this grading.  
The letter also states that, by moving the residence further to the south, the Project would be 
moved outside of the 50-foot significant ridgeline buffer and that location would result in less 

 
1 Note: Pursuant to County Code Section 22.246.020 (Applicability of Zone Changes and 
Ordinance Amendments), the Project applicant chose to have the complete Variance 
application be subject to the zoning and regulations in effect at the time it was submitted in 
2009. 

mailto:TMontgomery@planning.lacounty.gov
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off-site brush clearance within parkland to the north.  However, Staff would like to note that, at 
that location, the residence would still require a variance because it would be within 50 vertical 
feet of the significant ridgeline, and it would likely require more grading because it would be 
near the edge of the existing graded pad.  Also, the County cannot require off-site brush 
clearance within state-owned parkland.  Staff’s understanding is that brush clearance cannot 
be required in the parkland to the north because it is owned and managed by the MRCA, which 
is a joint-power authority that includes SMMC as a state agency.  However, Staff will conduct 
further research on this issue.   
 
The other four letters are from area residents and the Topanga Chamber of Commerce.  
These letters object to placing structures within a designated significant ridgeline due to 
aesthetic concerns.  They also state that the significant ridgeline regulations in the Santa 
Monica Mountains North Area CSD were carefully considered before their adoption and 
should be upheld via denial of this Variance.  These letters are attached as Exhibit B-1.   
 
Staff will issue an additional Supplemental Report to the Hearing Officer with a 
recommendation on June 23, 2025.  If you have any questions or need additional information, 
please contact Tyler Montgomery of the Coastal Development Services Section at 
tmontgomery@planning.lacounty.gov.  
 

 
Report 
Reviewed By: 

  

 Robert Glaser, Supervising Regional Planner  
 
Report 
Approved By: 

  

 Mitch Glaser, Assistant Administrator 
 

 

 
 

LIST OF ATTACHED EXHIBITS 
EXHIBIT A-1 Letter from Paul Edelman with SMMC (6/12/25) 
EXHIBIT B-1 Four (4) additional letters of opposition to the Project 
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STATE OF CALIFORNIA–THE NATURAL RESOURCES AGENCY GAVIN NEWSOM, Governor 
 

SANTA MONICA MOUNTAINS CONSERVANCY 
KING GILLETTE RANCH 
26800 MULHOLLAND HIGHWAY 
CALABASAS, CA  91302 
PHONE (310) 589-3200 
FAX (310) 589-3200 
WWW.SMMC.CA.GOV  
 

 
June 12, 2025 

 
 
Hearing Officer 
Los Angeles County Regional Planning 
320 West Temple Street 
Los Angeles, California 90012 
 

Project No. R2005-01452-(3) Variance No. 200900001 
2354 Topanga Canyon Boulevard – Significant Ridgeline 

 
Dear Hearing Officer: 
 
The Santa Monica Mountains Conservancy (Conservancy) offers the following comments 
on the proposed Variance to develop on a significant ridgeline in Topanga Canyon 
adjacent the Mountains Recreation and Conservation Authority’s (MRCA) Summit Valley 
– Ed Edelman Park.  Both the attached aerial photographs and those in the staff report 
clearly show that the applicant has done substantial grading and land filling on MRCA 
parkland including the filling of 200 feet of a USGS mapped drainage on public land.  The 
attached low elevation drone photographs further confirm this illegal grading that 
destroyed 0.26 acres of vegetation and natural soils on MRCA land.   
 
Because the project has already significantly adversely impacted public land beyond the 
subject parcel boundary, it cannot qualify for a Class 3 Categorical Exemption.  The 
destroyed public land is in the County-designated Santa Monica Mountains Significant 
Ecological Area (SEA) which qualifies as a sensitive environment. 
 
It also appears that the grading conducted to reach the MRCA land also graded beyond the 
grading limits approved in 2006.  Furthermore, this northernmost grading on the subject 
parcel and the MRCA parcel form a unified block of fill within a drainage (see attached 
drone photographs.)  As a result, the stability of fill on the subject property is dependent 
on fill on the MRCA property. 
 
The subject project is also integral with the adjacent residential project under 
construction to the immediate west. At least 90 percent of the impacts of the project’s 
655 feet of road grading/widening occur on that subject adjacent property.  The project 
description is further flawed because it does not address where the hundreds of cubic 
yard of cut for the road widening construction would be placed.   This project has been 
piecemealed through the CEQA process, and its impacts must be analyzed in a more 
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cumulative manner with four other projects under construction between the subject lot 
and Topanga Canyon Boulevard. 
 
The staff report and supporting environmental analysis (Environmental Determination) 
are significantly flawed for omitting both the existence of the existing offsite grading 
impacts and of any analysis of potential impacts from said illegal grading.  The applicant’s 
submitted Burden of Proof on why a variance to develop on the significant ridge line is 
invalid - first because it stated that any development site other than exactly that house 
location on pad site would result in filling a drainage, cause extensive extra grading, and 
unnecessarily damage additional habitat.  Well, the applicant demonstrated that the 
proposed project already illegally caused all three of those types of harm. The current 
project description is thus inadequate. 
 
Further, both the Burden of Proof and the staff report analysis are both flawed because 
their only alternative considered to not developing within 50 feet of the ridgeline is to 
move the development to where no variance would be required.  In contrast, by moving 
the house location on the existing pad, significant public benefits can be obtained via a 
significant reduction of permanent required brush clearance on the MRCA parkland and 
on the subject parcel.  The subject analyses fail because they both frame the ridgeline 
development as a black and white matter when there are many shades of grey on where 
the existing pad will allow a substantially equivalent sized house.    
 
A single story, 3,500-square-foot-house could fit on the southwest most portion of the 
existing pad almost eliminating required annual brush clearance on MRCA parkland.  Per 
the attached figure, with a 50 foot shift in the house footprint, the required clearance on 
MRCA parkland would drop from 0.18 acres to 0.04 acres.  In all cases, a home on the 
subject pad would force over four acres of permanent brush clearance in Santa Monica 
Mountains Significant Ecological Area. Moving the house on the pad moves that 
permanent clearance zone off of the sensitive resource of public parkland on to private 
property. 
 
Moving the house to the southwest on the existing pad also makes it easier to take 
advantage of the large fill slope to the southwest to create better defensible space 
particularly in concert with the brush clearance required for the house under 
construction to the immediate west.  If the subject house is moved southwestward on 
pad, less fuel modification would have to occur in the mature onsite chaparral to the east 
and the house would be better protected from future fire and embers coming from the 
east.   If the County is going to continue allow the construction of ridge top houses 
surrounded by hundreds of acres of chaparral at the end of steep 1500-foot-long narrow 
driveways, and grant variances to do so, the County should require that the siting of said 
houses to maximize fire safety and to minimize damage to sensitive resources and public 
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parkland acquired with public funds.  Not to mention eliminate allowing this project to 
plant scores of non-native pepper trees in its fuel modification zones. 
 
The hearing must be delayed; and the County must first require a new environmental 
analysis that reflects this illegal grading on adjacent public parkland.   That analysis must 
include definitive, time certain measures to eliminate the fill from MRCA land and to 
reestablish perennial native vegetation on all affected areas to the satisfaction of the 
County biologist. That restoration must occur at the applicant’s expense. A new spring 
biological survey on MRCA land must be conducted because heavy machinery will have to 
work on public land.  The attached figures show the extent of the damage footprint on 
MRCA property. 
 
The whole Burden of Proof idea that the only way to preserve the applicant’s property 
rights is to grant the Variance is totally flawed.   This letter demonstrates that substantial 
economic gain is available to the property owner with a house on the existing pad that 
significantly better avoids permanent brushing impacts to public parkland in a 
Significant Ecological Area.  The pad and its grading were approved with the full 
knowledge of all those involved that it was bisected by a Significant Ridgeline.  There was 
obvious inherent risk.  The applicant acquired the property knowing that a Variance was 
and is required to build on the pad.  The applicant now has no rights to build on the pad.  
There are no absolute property rights to be preserved to build on the ridgeline.  The 
County has complete authority to dictate what rights this applicant has to develop on the 
ridgeline.  The County should do what is in the best public interest.   
 
The County can achieve a balance of adequate applicant economic reward with resource 
protection by requiring a plan to shift the house to the southwest on the existing pad -- 
all the while requiring full restoration of the buried MRCA parkland.  Any less of a public 
benefit outcome totally defeats the value of protecting ridgelines, rewards multiple 
actions detrimental to commons, and would set a poor precedent.  Granting this Variance 
would be a granting a special privilege to an applicant that graded and filled on adjacent 
public parkland.  Moving the house on the existing pad is not the strict application of 
zoning regulations.  Rather, it constitutes the full granting of a Variance for a better public 
serving project. As demonstrated in this letter, granting of such a slightly different 
Variance will not result in practical difficulties or unnecessary hardships. 
 
Contrary to the staff report, the project as proposed is far from consistent with the below 
2000 LUP policy: 
 
Policy VI-21: Encourage siting of developments to include setbacks that protect public 
lands, streams, scenic features, views, and other natural features and that maximize open 
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space areas; project density and structure placement shall be consistent with the need to 
minimize vegetation clearance for fire protection. 
 
Please direct any future correspondence to my attention email at 
edelman@smmc.ca.gov, by phone at 310-589-3200 ext. 128, or at the above letterhead 
address. 
 

Sincerely, 

 
PAUL EDELMAN 
Deputy Director 
Natural Resources and Planning 

mailto:edelman@smmc.ca.gov
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Hearing Officer  

Los Angeles County Regional Planning 

320 West Temple Street Los Angeles, CA 90012 

 

I am writing regarding project # R2005-01452-(3) Variance # 200900001 2354 Topanga Canyon Boulevard – 
Significant Ridgeline Development 

This proposed variance for the building of a home on the ridgeline at 2354 Topanga Canyon Blvd should be 
denied.  

As a resident of Topanga for almost 2 decades, I have come to respect the beauty of this place… the rolling 
hills, sprawling meadows and volcanic mountain faces.  The nature that lives in this place, both plant and 
animal, is testimony to Topanga Canyon being a precious sanctuary in the middle of a county inhabited by 
10,000 residents.   

We need to protect this special place and not allow it to be carved up and sold out to the highest bidder.  
Once it’s gone- it’s gone forever. 

This project will forever scar Topanga’s ridgeline.  It’s proposal to cut down and pave over a rolling hillside for 
access and building of a massive compound is not a resident building a dream home, it’s an exhibition of 
gluttony- a developer that is doing it just because they can.  

The applicant has already shown no regard for existing habitat or rules as one can plainly see the property has 
already been graded.  Homes can be built with respect for the community and the environment. 

Please deny this variance, 

 

William Alford 

Topanga Resident 18 years, Trash Warriors, Arson Watch, Topanga Volunteer Fire & Forestry Department 
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Hearing Officer
Los Angeles County Regional Planning 320 West Temple Street
Los Angeles, California 90012 

                                                                                                                                       June 13, 2025

Dear Hearing Officer: 

Project No. R2005-01452-(3) Variance No. 200900001 2354 Topanga Canyon Boulevard – Significant Ridgeline 

The above proposed variance for the building of a home on the ridgeline at 2354 Topanga Canyon Blvd. should be denied.
The ridgeline ordinance was created after much debate with public input.  The property in question has already been
illegally graded multiple times with significant encroachment and damage to protected public lands in Edelman Park. The
applicant has shown little regard for existing North Area Plan regulations, nor the existing protected lands, having
extensively graded this area as far back as 2003 without the relevant permits.

There are alternative sites on the property where a home could be built without impacting  the natural existing scenic nature
of this ridge or requiring a variance. A commitment to keeping the beauty of the Santa Monica Mountains intact, while
allowing for the use of private land is one of the functions of the North Area Plan. Homes can be built and dreams realized
without disregard for the community, the environment and unique scenic nature of the Canyon.

Please deny this variance.

Thank you,

Ken Mazu  (not the applicant)

818 434 0828

kenmazur@earthlink.net

From: DRP Public Comment
To: Tyler Montgomery; Robert Glaser
Cc: DRP Public Comment
Subject: RE: Variance No. 200900001
Date: Monday, June 16, 2025 6:54:37 AM

Please see email regarding tomorrow’s project located on 2354 Topanga Canyon
Boulevard. Thank you.
 
ELIDA LUNA   (she/her/hers)                                                                                         
COMMISSION SECRETARY, Operations & Major Projects (OMP)
Direct: (213) 974-6409 
Email: eluna@planning.lacounty.gov
 
From: ken mazur <kenmazur@earthlink.net> 
Sent: Sunday, June 15, 2025 8:44 PM
To: DRP Public Comment <comment@planning.lacounty.gov>
Subject: Variance No. 200900001

 
 

mailto:kenmazur@earthlink.net
mailto:comment@planning.lacounty.gov
mailto:tmontgomery@planning.lacounty.gov
mailto:rglaser@planning.lacounty.gov
mailto:comment@planning.lacounty.gov
mailto:name@planning.lacounty.gov


Topanga Resident for thirty-five years.

 



Hearing Officer 
Los Angeles County Regional Planning 
320 West Temple Street 
Los Angeles, California 90012 
  
Project No. R2005-01452-(3) Variance No. 200900001 
2354 Topanga Canyon Boulevard – Significant Ridgeline 
  
 
June 15th, 2025 
 
  
Dear Hearing Officer, 
  
As a Veterinarian, I took an important vow to always provide my very best of energy, effort 
and concentrated focus for the benefit and well-being of the animals.  
  
Regarding the above ridgeline variance request, as a 13-year resident of Topanga Canyon, I 
would like to speak for the unspoken, natural wildlife within our special community.  
  
The ridgeline for the above project is located on the natural watershed that many wildlife 
creatures and native plants depend on.   Further interference rather than restoration of the 
watershed stream can have an impact on the ecosystem including decreased animal 
populations, increased competition for resources, habitat loss and an increased 
susceptibility of diseases within wildlife. 
  
As we share our homes within a natural habitat adjacent to State Parks and protected 
public open space lands, building a home in Topanga that has a negative impact to nature 
is counterintuitive and should not even be a consideration.  It’s important to seek a 
solution to live within nature for sustainability and admiration, not on top of nature with 
development. 
  
On behalf of the wildlife within Topanga Canyon, we would greatly appreciate it if you will 
please deny this variance request. 
  
Thank you for your time. 
  
  
Phusita Nakphairat, DVM (Dr. Pooh) 
 







 

 

 
 

SUPPLEMENTAL 
REPORT TO THE HEARING OFFICER 

 

  
DATE ISSUED: June 23, 2025 

HEARING DATE: June 24, 2025 AGENDA ITEM: 5 

PROJECT NUMBER: R2005-01452-(3) 

PERMIT NUMBER(S): Variance No. 200900001 

SUPERVISORIAL DISTRICT: 3  

PROJECT LOCATION: 2354 Topanga Canyon Boulevard, Topanga  

OWNER: CMI Corporate Marketing, Inc. 

APPLICANT: Cory Isaacson 

CASE PLANNER: Tyler Montgomery, Principal Regional Planner  
TMontgomery@planning.lacounty.gov 
 

 
RECOMMENDATION 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing: 
 
LA County Planning staff (“Staff”) recommends APPROVAL of Project Number R2005-
01452-(3), Variance Number 200900001, based on the Findings (Exhibit C – Findings) 
attached to the Report to the Hearing Officer dated June 5, 2025, and subject to the Draft 
Conditions of Approval (Exhibit D – Conditions of Approval) attached to the Report to the 
Hearing Officer dated June 5, 2025. 
 
Staff recommends the following motions: 
 
CEQA: 

I, THE HEARING OFFICER, CLOSE THE PUBLIC HEARING AND FIND THAT THE 
PROJECT IS CATEGORICALLY EXEMPT PURSUANT TO STATE AND LOCAL CEQA 
GUIDELINES. 

 
ENTITLEMENTS: 

I, THE HEARING OFFICER, APPROVE VARIANCE NUMBER 200900001 SUBJECT 
TO THE ATTACHED FINDINGS AND CONDITIONS. 

 
 

mailto:TMontgomery@planning.lacounty.gov


June 24, 2025 
PAGE 2 OF 3 

PROJECT NO.  R2005-01452-(3) 
VARIANCE NO. 200900001 

BACKGROUND 

This agenda item is a request to construct a new 4,000-square-foot single-family residence 
within 50 feet of a mapped significant ridgeline (“Project”) in the A-1-5 (Light Agricultural – 
Five-Acre Minimum Required Lot Area) and within the Santa Monica Mountains North Area 
Community Standards District (“CSD”), pursuant to County Code Section 22.56.260 as it 
existed in 2009.1  

ADDITIONAL INFORMATION 

After the previous Supplemental Report to the Hearing Officer was issued on June 18, 2025, 
Staff received one letter of support for the Project (Exhibit A-2) and five additional letters of 
opposition to the Project (Exhibit B-2).  The one letter of support is from an immediate 
neighbor.  One of the four additional letters of opposition is from the Topanga Association for 
a Scenic Community, and the other four additional letters of opposition are from area 
residents.  These letters of opposition object to placing structures within a designated 
significant ridgeline due to aesthetic concerns.  They also state that the significant ridgeline 
regulations in the Santa Monica Mountains North Area CSD were carefully considered before 
their adoption and should be upheld via denial of this Variance.  Some letters of opposition 
also cite the unpermitted grading within the Mountains Recreation and Conservation 
Authority’s (“MRCA”) Summit Valley – Ed Edelman Park to the north of the Project Site, which 
they contend was conducted by the applicant.   

Staff has researched the grading that conducted on the MRCA property to the north of the 
Project Site.  No permits were issued for this grading, which occurred sometime between 
2022 and 2023, according to aerial photos (see Exhibit C-2).  The applicant states that he is 
not responsible for this grading and has no knowledge of who is responsible.   

Based on Staff’s research using aerial photos, the Project Site was relatively undisturbed in 
2006, when Zoning Conformance Review No. 200600712 (“ZCR”) and grading permits were 
issued for a solid fill project to create an access driveway and a flat pad with drainage 
structures.  Specifically, the ZCR and grading permits authorized 1,999 cubic yards of 
grading, consisting of 500 cubic yards of cut, 1,499 cubic yards of fill, and 999 cubic yards of 
import.  The result of this permitted grading can be seen in the aerial photos from 2008.  After 
2008, the Project Site was relatively untouched until 2021, when grading permits were first 
issued for development on the two adjacent properties to the west, which share a driveway 
with the Project Site.  At that time, it appears the pad for the Project Site was again scraped 
and used for the storage of construction materials and equipment, and additional fill was 
gradually added to the MRCA property to the north of the Project Site, which is located at the 
end of the shared driveway.   

1 Note: Pursuant to County Code Section 22.246.020 (Applicability of Zone Changes and 
Ordinance Amendments), the Project applicant chose to have the complete Variance 
application be subject to the zoning and regulations in effect at the time it was submitted in 
2009. 
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Staff visited the Project Site on June 23, 2025, and took photos (Exhibit D-2).  Staff observed 
ongoing grading and home construction on the two adjacent properties to the west of the 
Project Site and also observed that the area of unpermitted grading is being used for the 
unsecured storage of earthmoving equipment and construction materials.  Therefore, Staff 
believes, but has not confirmed, that this unpermitted fill may be the result of grading and 
construction activity on one or both of the adjacent properties to the west of the Project Site. 
Regardless, Staff has determined that the unpermitted grading should be addressed as a 
separate violation unrelated to the Project because is not located on the Project Site.   

During the site visit, Staff also observed that none of the story poles can be seen from 
Topanga Canyon Boulevard, which is the only public road in the vicinity.  This observation 
demonstrates that the single-family residence will not be visible from the public right-of-way.  
Staff took photos of the story poles placed on the Project Site and a yellow bulldozer that 
appeared to have been recently parked just to the south of the story poles.  The applicant 
states that the bulldozer is not his and does not have his permission to be parked on the 
Project Site.  However, the bulldozer can be viewed from Topanga Canyon Boulevard, which 
illustrates that moving the single-family residence further south, as suggested by the MRCA 
in its previous letter, would almost certainly result in it being visible from Topanga Canyon 
Boulevard, which is a designated scenic route.  The single-family residence in its currently 
proposed location would most likely be visible from existing trails that traverse the MRCA 
parkland to the north of the Project Site.  However, these trails are 200 feet higher in elevation 
than the Project Site.  As a result of these observations, Staff believes the proposed 18-foot-
tall single-family residence’s location on the Project Site is appropriate because placing it 
more than 50 feet from the mapped significant ridgeline would result in significantly more 
grading of steep slopes as well as a greater visual impact from Topanga Canyon Boulevard. 

If you have any questions or need additional information, please contact Tyler Montgomery 
of the Coastal Development Services Section at tmontgomery@planning.lacounty.gov.  

Report 
Reviewed By: 

Robert Glaser, Supervising Regional Planner 

Report 
Approved By: 

Mitch Glaser, Assistant Administrator 

LIST OF ATTACHED EXHIBITS 
EXHIBIT A-2 Letter of support for the Project 
EXHIBIT B-2 Five (5) additional letters of opposition to the Project 
EXHIBIT C-2 Timeline of aerial photos (2006 to 2024) 
EXHIBIT D-2 Site photos (June 23, 2025) 

mailto:tmontgomery@planning.lacounty.gov
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Hi Mr. Montgomery,
 
My name is Brian Spitznagel, I live at  2410 N Topanga Blvd, a direct neighbor of Mr.
Issacson’s proposed project.
I just wanted to reach out to you and voice my support for his project to move forward.
 
All the best,
 
Brian Spitznagel
M. 310.210.2455

P Please consider the environment before printing this email.

 

From: brian.spitznagel@gmail.com
To: Tyler Montgomery
Subject: 2354 N Topanga Cyn Blvd Project
Date: Monday, June 16, 2025 3:05:05 PM

mailto:brian.spitznagel@gmail.com
mailto:tmontgomery@planning.lacounty.gov
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to the LA county planning department:

As a resident of Topanga Canyon living in a modest 1910 home in the oldest part of Topanga
Canyon, I strongly oppose any request for a ridgeline variance, in particular for this
address, 2354 Topanga Canyon Blvd.

The lot's location - adjacent to the Edelman Park open space lands - once again calls into
question important conservation values that have long protected the Santa Monica Mountains
Conservancy against human-centricity.  Edelman Park was once destined to be a golf course
and condos, before it was stopped by local opposition. The recent wildfires place even more
value on unburned, safe areas for wildlife to inhabit and traverse.

During Covid, Topanga Canyon endured a fresh onslaught of commercializing forces from outside the area,
ones that naturally led to a desire for more expensive, ridgetop homes.  In the aftermath of the fires,
Topanga real estate listings have ballooned to almost 70 homes for sale, some of them on ridgelines, with
few purchasers in sight.  

Meanwhile, Topanga must stand firm as it always has - to protect visual beauty, preserve open space for
wildlife habitats and keep the night dark for several species of owls.  

Thank you,  
-------
Eileen Delehanty Pearkes
1237 Old Topanga Canyon Road
Topanaga CA 90290

From: Eileen Delehanty Pearkes
To: Tyler Montgomery
Subject: Regarding project #R2005-01452-(3) Variance #200900001 2354 Topanga Canyon Boulevard
Date: Thursday, June 19, 2025 2:48:47 PM

mailto:edpearkes@gmail.com
mailto:tmontgomery@planning.lacounty.gov


TOPANGA ASSOCIATION FOR A SCENIC COMMUNITY 
PO BOX 352, TOPANGA CA. 90290 

 
 
 
 
Hearing Officer 
Los Angeles County Regional Planning 
320 West Temple Street 
Los Angeles, California 90012 
 
 
 
Project No. R2005-01452-(3) Variance No. 200900001 
2354 Topanga Canyon Boulevard – Significant Ridgeline 
 
Dear Hearing Officer 
 
Our organization formed in 1963 and represents many Topanga Residents takes this 
opportunity to comment on the above project number and their request to ask for a variance 
in order to encroach on to the Ridgeline in Topanga. 
 
Looking at all the material available and being very familiar with this area, we must agree 
completely with the Santa Monica Mountains Conservancy in their assessment.  
The scenic quality of the Ridgeline has been compromised. The size of the home and garage 
that is proposed has taken it to the maximum footage allowed. This has caused extreme 
damage to the enviroment. 
 
We believe this project as the Santa Monica Mountains Conservancy does, must be analyzed 
in its entirety with the significate and cumulative effects from it and the other structures 
already built between  it and Topanga Canyon Blvd. The project and its height can be viewed 
from Topanga Canyon Blvd (State Highway 27) demonstrated by the Story Poles that were 
put in place. 
 
The degradation of the public land  (Summit Valley Park) is fully evident by the pictures 
presented to you. It is for this reason and many other statements given to you by each of the 
organizations and residents submitted a more detail review by the County must be had. 
Simply put we are dealing with a president setting decision. By allowing this varience you 
will continue to degrade our lovely community. 
.  
  



Hearing Officer 
Los Angeles County Regional Planning 
320 West Temple Street 
Los Angeles, California 90012 
 
 
 
Project No. R2005-01452-(3) Variance No. 200900001 
2354 Topanga Canyon Boulevard – Significant Ridgeline 
 
Dear Hearing Officer: 
 
My name is Joseph Rosendo and I am a resident of Topanga since 2007. 
After looking at the material available on the proposal asking for a variance, 
I must stand with all of the Topanga organizations and residents opposing the variance 
request. 
 
The Santa Monica Mountains Conservancy, The Topanga Association for a Scenic 
Community and the residents who offered their thoughts on this development are 
correct in their analysis. 
 
This project has impeded onto Conservancy property and must be either redesigned 
and made smaller or made to go through a more stringent review.  The intent of the LA 
County Ridgeline ordinance was created to protect all of the Significate Ridgelines in 
the Santa Monica Mountains.   
 
This should be a slam dunk decision.  The construction and infringement on the 
ridgeline go against the ordinance and a variance MUST be denied.  Protect and 
Preserve our Santa Monica Mountain Ridgelines. 
 
Thank you.  

 
Joseph Rosendo 
Topanga Chamber of Commerce 
Community Liaison 
Topanga Canyon Boulevard Trash Warriors 
Co-Founder 
Box 1541 
Topanga, CA 90290 
310-699-8668 
liaison@TopangaChamber.org 
TopangaChamber.org 
 



Hearing Officer 
Los Angeles County Regional Planning  
320 West Temple Street 
Los Angeles, California 90012 
 
 
16 June 2025 
 
Re:  Project No.  R2005-01452-(3) Variance No. 200900001 
2354 Topanga Canyon Boulevard – Significant Ridgeline 
 
 
Dear Hearing Officer –  
 
I am writing as a 21-year resident of Topanga Canyon and like many, an admirer of the scenic 
resources which brings protected wildlife and other appreciators of nature to this unique and 
special canyon community. 
 
New development comes at a cost to the natural landscape, the wildlife and the visual beauty 
which are our scenic resources.  It therefore must be done in a methodical and considered 
manner to minimize its intrusion and exist within the land, not on top of the land.  This variance 
is a request for the structure to sit on top of the land. 
 
The property at 2354 Topanga Canyon Boulevard has been scared with unpermitted grading, 
has encroached on protected public lands in Edelman Park and has disrupted a natural 
watershed and sensitive wildlife habitat.  Efforts should be focused on restoring what scenic 
resources were adversely impacted, not proposed actions to further develop it.   
 
The 4,000 square foot monument will deface the natural ridgeline with its structural surface 
walls, while blinding sunlight reflections off the glass will become intrusive to the scenic beauty.  
Light illumination trespass will replace a natural, darkened, silhouetted mountain landscape 
which also invades our protected night skies.  
 
To approve a variance of an existing ridgeline ordinance set forth after great efforts to protect 
the scenic resources for future generations would be irresponsible.   
 
It’s important to protect the visual beauty which identifies the culture of the Topanga Canyon 
community, nurtures businesses and recreational activities, allows wildlife to thrive and 
provides residents a quality of life that promotes a mental and physical well-being. 
 
We have all traveled through various towns and those that are the most unique, most 
memorable and most appreciated, tend to be the ones that are most preserved, most 
protected and most respected.  Other forgotten towns or landscapes are not lost to the natural 



circumstances of time, but to decisions by local leaders over the years allowing adverse 
development to erase what should have been protected.  
 
Stewardship is a great privilege and when we have a scenic resource such as Topanga Canyon, 
it is our collective responsibility to protect it for the enjoyment of many and not allow it to be 
exploited for the benefit of a few.  
 
If we lose interest in protecting the integrity of our natural landscape, we’re losing interest in 
protecting the integrity of our wildlife, our community and our culture. 
 
Please deny this variance. 
 
Thank you. 
 
 
D. Todd Davidovich 
Topanga Canyon, California 
 
 
 
 
 

----------------------------------- 
 
 
 

    
 
 



 
 
 
Hearing Officer 
Los Angeles County Regional Planning 
320 West Temple Street 
LosAngeles, California 90012 
 
 
 
Project No. R2005-01452-(3) Variance No. 200900001 
2354 Topanga Canyon Boulevard – Significant Ridgeline 
 
Dear Hearing Officer 
 
The Las Virgenes Homeowners Federation offers the following comments 
on the proposed Variance to develop on a significant ridgeline in Topanga Canyon 
adjacent the Mountains Recreation and Conservation Authority’s (MRCA) Summit Valley 
– Ed Edelman Park. 
 
We are in full agreement with all of the comments made asking that the request for a Variance 
on the above project be denied. After reading the report done by Regional Planning staff and 
then reviewing the comments made by the Santa Monica Mountains Conservancy and all of the 
residents in Topanga, it is clear that this project needs further review. 
 
The Ridgeline Ordinance is clear in its intent. There should be no building on any significant 
Ridgeline in the Santa Monica Mountains either in the Coastal Zone or the North Area. This 
ordinance was implemented after abuses to our Ridgelines happened over and over. A very 
dangerous precedence will be set if this project is approved 
 
Thank you  
Joan Slimocosky 
Roger Pugliese 
Co-Presidents 
Las Virgenes Homeowners Federation 
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LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION 
AND ORDER 

PROJECT NO. R2005-01452-(3) 
VARIANCE NO. 200900001 

 
 

RECITALS 

1. HEARING DATES. The Los Angeles County (“County”) Regional Planning 
Commission (“Commission”) conducted a duly noticed public hearing on September 
24, 2025, in the matter of Project No. R2005-01452-(3), Variance No. 200900001 
(“Variance”).  This was an appeal of the Hearing Officer’s approval of the Variance on 
June 24, 2025.  
 

2. HEARING PROCEEDINGS.  [RESERVED] 
  

3. APPLICABLE REGULATIONS.  A complete application for the Variance was filed in 
2009.  Therefore, it was evaluated under the standards of the 2000 Santa Monica 
Mountains North Area Land Use Plan (“2000 LUP”) and the Los Angeles County Code 
as it existed in 2009 (“2009 County Code”), which includes the 2009 version of the 
Santa Monica Mountains North Area Community Standards District (“2009 CSD”).  

 
4. ENTITLEMENTS REQUESTED. The applicant, Cory Isaacson ("Permittee"), 

requests the Variance to authorize the construction of a 4,000-square-foot, 16-foot-tall 
single-family residence with an attached 585-square-foot garage and appurtenant 
structures within 50 feet of a mapped significant ridgeline (“Project”) on a property that 
is 4.9 gross acres in size located at 2354 Topanga Canyon Boulevard (Assessor’s 
Parcel Number 4434-013-002) in the unincorporated community of Topanga in the 
Santa Monica Mountains North Area (“Project Site”), pursuant to Section 22.56.330 of 
the 2009 County Code.  
 

5. LOCATION. The Project is located on a vacant 4.9-acre lot located at 2354 Topanga 
Canyon Boulevard in the unincorporated Santa Monica Mountains North Area, also 
known as Assessor’s Parcel Number 4434-013-002. 

 
6. ENTITLEMENTS REQUIRED. The Variance is required in order to approve new 

development within 50 feet of a significant ridgeline as mapped by the 2000 LUP, 
pursuant to the requirements of the 2009 CSD (2009 County Code Section 22.44.133).  

 
7. PREVIOUS ENTITLEMENTS.  Certificate of Compliance No. 200500127, approved 

on August 19, 2005, confirmed the legality of the underlying parcel.  
 
Zoning Conformance Review No. 200600712, approved on July 18, 2006, authorized 
a solid fill project to create a flat pad with drainage structures for erosion control (1,999 



                   
PROJECT NO. R2005-01452-(3)                                                                                  DRAFT FINDINGS 
VARIANCE NO. 201400019  PAGE 2 OF 8 
 

cubic yards of grading, consisting of 500 cubic yards cut, 1,499 cubic yards fill, and 999 
cubic yards import) and was approved on July 18, 2006. 

 
8. LAND USE DESIGNATION. The Project Site is located within the Mountain Land 5 

(N5 – one dwelling unit per five gross acres maximum density) land use designation of 
the 2000 LUP.  
 

9. ZONING.  The Project Site is located in the Santa Monica Mountains Planning Area 
and is zoned A-1-5 (Light Agricultural—Five Acre Minimum Required Lot Area). 
Pursuant to 2009 County Code Section 22.24.110, a single-family residence is a 
principal permitted use within the A-1 Zone and is permitted with a Site Plan Review. 
However, the 2009 CSD requires a Variance for any development proposed within 50 
feet (vertical or horizontal) from a significant ridgeline (2009 County Code Section 
22.44.133). Because the residence is located on a significant ridgeline, as mapped by 
the 2000 LUP, a Variance is required.  

 
10.  SURROUNDING LAND USES AND ZONING. 

 
LOCATION LAND USE 

POLICY 
ZONING EXISTING USES 

NORTH OS (Open Space) O-S (Open Space)  Open space 

EAST N5 A-1-5 Single-family 
residences, vacant 
land 

SOUTH N5 A-1-5 Single-family 
residences, vacant 
land 

WEST N5 A-1-5  Single-family 
residences, vacant 
land 

 
11. PROJECT AND SITE PLAN DESCRIPTION. 

 
A. Existing Site Conditions 

The Project Site is 4.9 gross acres and irregularly shaped with a mapped significant 
ridgeline running northwest to southeast across its northern portion, through an 
existing graded pad of approximately 20,000 square feet. The Project Site is 
adjacent to Topanga Canyon Boulevard to the southwest, although the road is 
separated from the graded pad by 600 linear feet of steeply sloping terrain. As a 
result, the graded pad is accessed from the west by a partially paved, 20-foot-wide 
driveway that traverses two other parcels before reaching Topanga Canyon 
Boulevard one-half mile to the west. The northern portion of the Project Site 
consists of graded areas and disturbed vegetation, while the central and southern 
portions consist mainly of coastal chapparal scrub. 
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B. Site Access 
Access is provided by an existing 20-foot-wide, 1,315-foot-long private driveway 
that traverses two other parcels and connects to Topanga Canyon Boulevard, a 70-
foot-wide state highway (State Route 27) and designated scenic route, to the west.  
The southernmost portion of the existing driveway, which is 665 feet in length, is 
paved, while the northern portion, which is 650 feet in length, would be paved as 
part of the Project. 
 

C. Site Plan  
The Permittee proposes the construction of a 4,000-square-foot single-family 
residence and a 585-square-foot attached garage and on the northern portion of 
the 4.9-acre Project Site. The one-story residence would have a maximum height 
of 16 feet above grade and would be located on an existing graded pad of 
approximately 20,000 square feet. No additional grading is proposed. The Project 
would also include a swimming pool, retaining walls, decks, stairways, 
hammerhead turnaround, and other appurtenant facilities on the existing graded 
pad. A new onsite wastewater treatment system (“OWTS”) with two seepage pits 
would be located approximately 100 feet to the northwest of the residence. The 
northern portion of an existing 1,315-foot-long, 20-foot-wide driveway, which is 650 
feet in length, would be paved as part of the Project.   
 

12. CEQA DETERMINATION.  The Project qualifies for a Categorical Exemption (Class 3 
- New Construction or Conversion of Small Structures) under the California 
Environmental Quality Act (“CEQA”) and the County Environmental Document 
Reporting Procedures and Guidelines.  
 
Pursuant to section 15303 of the State CEQA Guidelines, the Class 3 Categorical 
Exemption includes a single-family residence, accessory structures, and associated 
infrastructure. The Project qualifies for a Class 3 Categorical Exemption because the 
Project includes a proposal to construct a new single-family residence, a garage, a 
swimming pool, associated infrastructure, an access driveway, decks, and retaining 
walls. 
 
Section 15300.2 of the State CEQA Guidelines discusses how projects located within 
particularly sensitive environments may have a significant impact on the environment 
and are therefore not eligible for certain CEQA exemptions, including the Class 3 
Categorical Exemption mentioned above. Exceptions to the exemptions include 
project impacts to an environmental resource of hazardous or critical concern where 
officially designated, precisely mapped, and adopted pursuant to law by federal, state, 
or local agencies. Exceptions to the exemptions also apply where a project may result 
in damage to scenic resources or where a project includes activities that will have a 
significant effect on the environment due to unusual circumstances. Additionally, an 
exception to the exemption applies where a project may result in damage to scenic 
resources. However, the proposed Project is not subject to an exception to the CEQA 
exemptions because a biological inventory of the area of Project disturbance did not 
indicate the presence of sensitive biological resources that would be impacted by 
implementation and operation of the Project, as described in detail below. 
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The applicant completed a biological inventory that was reviewed and confirmed by the 
County Department of Regional Planning (“LA County Planning”) Staff Biologist. The 
biological inventory determined that no portion of the Project Site proposed for 
development contains any environmental resources of hazardous or critical concern, 
nor do they contain any plants or animals listed as federal, state, or locally sensitive 
designations, and they are not considered particularly sensitive environments. The 
Project is not expected to impact scenic resources, such as the designated scenic 
route to the south, from which it will not be visible. It is also not likely to have a 
cumulative or significant effect on the environment, as it consists of one single-family 
residence in an area with existing development and infrastructure, and no hazardous 
waste sites or historic resources would be affected. Therefore, the Project is 
categorically exempt from CEQA. 
 

13. PUBLIC COMMENTS.  LA County Planning Staff received one letter of support and 10 
letters of opposition to the Project. The letters of opposition object to placing structures 
within a designated significant ridgeline due to aesthetic concerns. They also state that 
the significant ridgeline regulations in the CSD were carefully considered before their 
adoption and should be upheld via denial of the Variance. Some letters of opposition 
also cite the unpermitted grading within the parkland to the north of the Project Site, 
which they contend was conducted by the Permittee, although the Permittee denies 
this allegation.  
 

14. COUNTY DEPARTMENT RECOMMENDATIONS. 
 

A. Department of Parks and Recreation: Recommended clearance to public hearing 
with conditions in a letter dated April 27, 2017.  
 

B. Department of Public Works: Recommended clearance to public hearing with no 
conditions in a letter dated April 27, 2017. 
 

C. County Department of Public Health: Recommended clearance to public hearing 
with no conditions in a letter dated May 25, 2017.   
 

D. County Fire Department: Recommended clearance to public hearing with no 
conditions in a letter dated February 21, 2019. 

 
15. LEGAL NOTIFICATION. The Commission finds that Pursuant to County Code 

Sections 22.222.150, 22.222.170, and 22.222.180, the community was properly 
notified of the appeal hearing by mail, newspaper (Malibu Times), and property 
posting.  Additionally, the Project was noticed and case materials were available on LA 
County Planning's website.  On August 15, 2025, a total of 38 Notices of Public Hearing 
were mailed to all property owners identified on the County Assessor's record within a 
1,000-foot radius from the Project Site, as well as 22 notices to those on the courtesy 
mailing list for The Malibu Zoned District and to any additional interested parties. 
 

16. PREVIOUS HEARING PROCEEDINGS.  A duly noticed public hearing before the 
Hearing Officer was advertised for June 17, 2025. The Hearing Officer meeting was 
subsequently canceled due to security issues and the public hearing was automatically 
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continued to June 24, 2025, which was the next Hearing Officer meeting date. On that 
date, Staff gave a presentation recommending approval of the Variance, and public 
testimony was given both for and against it. The Hearing Officer subsequently closed 
the public hearing and approved the Variance.  This approval was appealed to the 
Commission on June 25, 2025 by Roger Pugliese on behalf of the Las Virgenes 
Homeowners Federation, per the provisions of County Code Section 22.240.020. 
 

GENERAL PLAN CONSISTENCY FINDINGS 

17. LAND USE POLICY. The Commission finds that the Project is consistent with the 
goals and policies of the 2000 LUP because the N5 land use designation is intended 
for single-family residential uses on relatively large lots. A single-family residence is 
permitted under this designation.  
 

18. GOALS AND POLICIES.  The Commission finds that the Project is consistent with the 
following policies of the 2000 LUP: 

 
Conservation & Open Space Element 
Policy IV-3: 
Require development designs that protect and preserve significant, viable habitat 
areas and habitat linkages/wildlife corridors in their natural condition. 

 
Policy IV-9: 
New development projects shall be designed to protect significant natural features, 
and to minimize the amount of grading. 

 
Policy IV-13: 
Ensure that the overall project design/layout of hillside developments adapts to the 
natural hillside topography and protects ridgelines and natural-appearing views 
from surrounding vantage points such as highways, parklands and overlooks. 
Overall, emphasize fitting the project into its hillside setting rather than altering the 
hillside to fit the project. 

 
The Project would utilize a previously graded pad on the northern portion of the Project 
Site that was previously disturbed and mainly consists of nonnative grasses.  This 
location will avoid the need to remove native vegetation and grade large amounts of 
earth further down the slope.  Due to a topographic rise between the Project and 
Topanga Canyon Boulevard, the Project will not be visible from the road, a designated 
scenic route to the south, nor is it visible from the Santa Maria Canyon Trail to the east 
or from the Summit Valley Edmund D. Edelman Park to the north. Therefore, views 
from scenic resources would be preserved. 
 

Land Use Element  
Policy VI-20: 
Limit structure heights in suburban and rural areas to ensure compatibility of new 
development with the respective characteristics of the surrounding settings and 
sites. 
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Policy VI-21: 
Encourage siting of developments to include setbacks that protect public lands, 
streams, scenic features, views, and other natural features and that maximize 
open space areas; project density and structure placement shall be consistent 
with the need to minimize vegetation clearance for fire protection. 
 

Due to a topographic rise between the Project and Topanga Canyon Boulevard, the 
Project will not be visible from the road, a designated scenic route to the south, nor is it 
visible from the Santa Maria Canyon Trail to the east or from the Summit Valley 
Edmund D. Edelman Park to the north. Therefore, views from scenic resources would 
be preserved.  Further, the design of the Project would utilize materials and colors 
compatible with the surrounding landscape, and the modest 16-foot maximum height, 
would be in character with the surrounding community. 
 

ZONING CODE CONSISTENCY FINDINGS  

19. PERMITTED USE IN ZONE.  The Commission finds that the Project is consistent with 
the A-1-5 zoning classification because a single-family residence is a principal 
permitted use in such zone with a Site Plan Review pursuant to 2009 County Code 
Section 22.24.110. The 2009 CSD also requires a Variance for any development 
proposed within 50 feet (vertical or horizontal) of a significant ridgeline, as mapped by 
the 2000 LUP (2009 County Code Section 22.44.133). Because the Project proposed 
developing a single-family residence on a mapped significant ridgeline, a Variance is 
required instead of a Site Plan Review.  
  

20. REQUIRED YARDS.  The Commission finds that the Project is consistent with the 
standards identified in 2009 County Code Section 22.24.110, as the Project would 
meet all required setback standards.  

 
21. HEIGHT.  The Commission finds that the Project is consistent with the standard 

identified in the 2009 CSD (2009 County Code Section 22.44.133). The maximum 
height for a single-family residence proposed on a significant ridgeline is 18 feet above 
grade, while the maximum height of the proposed single-family residence is 16 feet 
above grade.  

 
22. SIGNIFICANT ECOLOGICAL AREA.  The Commission finds that the Project is 

consistent with the Significant Ecological Area (“SEA”) requirements of the 2009 
County Code (Section 22.56.215). Although the Project Site is mapped as being within 
an SEA by the 2000 LUP, the 2009 County Code does not require an SEA Conditional 
Use Permit (“SEA CUP”) for development of one single-family residence. Because the 
Project consists of one single-family residence, an SEA CUP is not required.  

 
23. GRADING REQUIREMENTS.  The Commission finds that the Project is consistent 

with the applicable grading requirements identified in the 2009 CSD (County Code 
Section 22.44.133). The 2009 CSD requires a Conditional Use Permit for grading that 
exceeds 5,000 cubic yards (cut plus fill). The Project is not proposing any additional 
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grading beyond the grading that was approved with a Zoning Conformance Review in 
2006 (1,999 cubic yards).  

 
24. PARKING.  The Commission finds that the Project is consistent with the standard 

identified in County Code Section 22.44.1410.  Because the Project Site is greater than 
one acre in size, no covered parking spaces are required, although an attached two-
car garage would be constructed as part of the Project. 
 

VARIANCE FINDINGS  

25. The Commission finds that because of special circumstances or exceptional 
characteristics applicable to the property, the strict application of the County 
Code deprives such property of privileges enjoyed by other property in the 
vicinity and under identical zoning classification. A building site—including a 
graded pad and driveway—was created legally on the significant ridgeline in 2006, and 
the remainder of the subject property is steeply sloping. As a result, the building site is 
the most appropriate location for development of a single-family residence, which is a 
principal permitted use in the A-1 Zone. The development of a residence at a lower 
elevation would require a large amount of grading and the disturbance of undisturbed 
chaparral habitat further down the slope. This would likely have a significantly more 
detrimental effect on the scenic and biological resources of the area, which the 
significant ridgeline restrictions are meant to protect.   

 
26. The Commission finds that the modification authorized will not constitute a grant 

of special privilege inconsistent with the limitations upon other properties in the 
vicinity and zone in which the property is situated.  The Project is not located 
between the nearest public road near the shoreline or the shoreline of any body of water 
in the coastal zone, nor is the site used for public access or public trails in the vicinity.  
Therefore, the Project does not need to meet the requirements of Chapter 3 of Division 
20 of the Public Resources Code.   

 
27. The Commission finds that strict application of zoning regulations as they apply 

to such property will result in practical difficulties or unnecessary hardships 
inconsistent with the general purpose of such regulations and standards.  The 
development of a residence away from the significant ridgeline at a lower elevation 
would require a large amount of grading and the disturbance of undisturbed chaparral 
habitat further down the slope. This would likely have a significantly more detrimental 
effect on the scenic and biological resources of the area, which the significant ridgeline 
restrictions are meant to protect.  

 
28. The Commission finds that such adjustment will not be materially detrimental to 

the public health, safety, or general welfare, or to the use, enjoyment, or 
valuation of property of other persons located in the vicinity.  The Project would be 
similar in character to other single-family residences in the vicinity and compares 
favorably to them in terms of height and bulk. Residences within 500 feet range 
between 1,440 square feet and 4,228 square feet. While the proposed residence would 
be on the higher end of this range at 4,000 square feet, its relatively modest height of 
16 feet above grade is less than that of nearly all other residences in the vicinity, many 
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of which are two stories. Due to a topographic rise between the Project and Topanga 
Canyon Boulevard, the Project will not be visible from the road, a designated scenic 
route to the south, nor is it visible from the Santa Maria Canyon Trail to the east. 
Further, the design of the Project would utilize materials and colors compatible with the 
surrounding landscape.  

 
ADMINISTRATIVE FINDINGS 

29. LOCATION OF DOCUMENTS.  The location of the documents and other materials 
constituting the record of proceedings upon which the Commission’s decision is based 
in this matter is at LA County Planning, 13th Floor, Hall of Records, 320 West Temple 
Street, Los Angeles, California 90012.  The custodian of such documents and 
materials shall be the Section Head of the Coastal Development Services Section, LA 
County Planning.   

BASED ON THE FOREGOING, THE COMMISSION CONCLUDES: 

A. The Commission finds that because of special circumstances or exceptional 
characteristics applicable to the property, the strict application of the County Code 
deprives such property of privileges enjoyed by other property in the vicinity and 
under identical zoning classification.  
 

B. The Commission finds that the modification authorized will not constitute a grant of 
special privilege inconsistent with the limitations upon other properties in the 
vicinity and zone in which the property is situated.  
 

C. The Commission finds that strict application of zoning regulations as they apply to 
such property will result in practical difficulties or unnecessary hardships 
inconsistent with the general purpose of such regulations and standards.  

 
D. The Commission finds that such adjustment will not be materially detrimental to the 

public health, safety, or general welfare, or to the use, enjoyment, or valuation of 
property of other persons located in the vicinity.  

 
THEREFORE, THE COMMISSION: 
 
1. Finds that the Project is exempt from CEQA pursuant to State CEQA Guidelines sections 

15303 (Class 3, Construction or Conversion of Small Structures) Categorical Exemption; 
and  
 

2. Approves VARIANCE NO. 200900001, subject to the attached conditions. 
 
ACTION DATE: September 24, 2025 
 
 
MG:TM  
09/11/25 
 
c: Zoning Enforcement, Building and Safety 
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PROJECT NO. R2005-01452-(3)  
VARIANCE NO. 200900001 

 
PROJECT DESCRIPTION 
 
The project is a new 4,000-square-foot single-family residence located on a mapped 
significant ridgeline on a 4.9-acre property in the Santa Monica Mountains North Area 
(“Project Site”),  subject to the following conditions of approval:  
 
GENERAL CONDITIONS 
 
1. Unless otherwise apparent from the context, the term “permittee” shall include the 

applicant, owner of the property, and any other person, corporation, or other entity 
making use of this grant.   

   
2. This grant shall not be effective for any purpose until the permittee, and the owner of 

the subject property if other than the permittee, have filed at the office of the Los 
Angeles County (“County”) Department of Regional Planning (“LA County 
Planning”) their affidavit stating that they are aware of and agree to accept all of the 
conditions of this grant, and that the conditions of the grant have been recorded as 
required by Condition No. 7, and until all required monies have been paid pursuant to 
Condition No. 9. Notwithstanding the foregoing, this Condition No. 2 and Conditions 
No. 4, 5, and 8 shall be effective immediately upon the date of final approval of this 
grant by the County.  

 
3. Unless otherwise apparent from the context, the term “date of final approval” shall 

mean the date the County's action becomes effective pursuant to County Code 
Section 22.44.1090. 
 

4. The permittee shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 65009 or any other applicable limitations period. The County shall 
promptly notify the permittee of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
permittee of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the permittee shall not thereafter be responsible to defend, 
indemnify, or hold harmless the County. 

 
5. In the event that any claim, action, or proceeding as described above is filed against 

the County, the permittee shall within 10 days of the filing make an initial deposit with 
LA County Planning in the amount of up to $5,000.00, from which actual costs and 
expenses shall be billed and deducted for the purpose of defraying the costs or 
expenses involved in LA County Planning's cooperation in the defense, including but 
not limited to, depositions, testimony, and other assistance provided to permittee or 
permittee's counsel.   
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If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the permittee shall deposit additional funds sufficient to bring 
the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.   

 
At the sole discretion of the permittee, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by 
the permittee according to County Code Section 2.170.010. 

 
6. If any material provision of this grant is held or declared to be invalid by a court of 

competent jurisdiction, the permit shall be void and the privileges granted hereunder 
shall lapse. 

 
7. Prior to the use of this grant, the permittee, or the owner of the subject property if other 

than the permittee, shall record the terms and conditions of the grant in the office 
of the County Registrar-Recorder/County Clerk (“Recorder”).  In addition, upon any 
transfer or lease of the property during the term of this grant, the permittee, or the 
owner of the subject property if other than the permittee, shall promptly provide a 
copy of the grant and its conditions to the transferee or lessee of the subject property. 

 
8. This grant shall expire unless used within two (2) years from the date of final approval 

of the grant.  A single one-year time extension may be requested in writing and with 
the payment of the applicable fee prior to such expiration date. 

 
9. The subject property shall be maintained and operated in full compliance with the 

conditions of this grant and any law, statute, ordinance, or other regulation applicable 
to any development or activity on the subject property.  Failure of the permittee to 
cease any development or activity not in full compliance shall be a violation of these 
conditions.  No provision of any easement or any other encumbrance on the property 
shall exempt the permittee and/or property owner from compliance with these 
conditions and applicable regulations.  Inspections shall be made to ensure 
compliance with the conditions of this grant as well as to ensure that any 
development undertaken on the subject property is in accordance with the approved 
site plan on file.  The permittee shall deposit with the County the sum of $456.00.  The 
deposit shall be placed in a performance fund, which shall be used exclusively to 
compensate LA County Planning for all expenses incurred while inspecting the 
premises to determine the permittee's compliance with the conditions of approval.  
The fund provides for one inspection three years after the date of final approval 
of the grant.  Inspections shall be unannounced.  

 
If additional inspections are required to ensure compliance with the conditions of this 
grant, or if any inspection discloses that the subject property is being used in violation 
of any one of the conditions of this grant, the permittee shall be financially responsible 
and shall reimburse LA County Planning for all additional enforcement efforts 
necessary to bring the subject property into compliance. The amount charged for 
additional inspections shall be $456.00 per inspection, or the current recovery cost at 
the time any additional inspections are required, whichever is greater. 
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10. Notice is hereby given that any person violating a provision of this grant is guilty of a 

misdemeanor.  Notice is further given that the Regional Planning Commission 
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke 
or modify this grant, if the Commission or Hearing Officer finds that these conditions 
have been violated or that this grant has been exercised so as to be detrimental to the 
public’s health or safety or so as to be a nuisance, or as otherwise authorized 
pursuant to County Code Sections 22.44.1130 and/or 22.44.1140. 

 
11. All development pursuant to this grant must be kept in full compliance with the County 

Fire Code to the satisfaction of the County Fire Department. 
 
12. All development pursuant to this grant shall conform with the requirements of the 

County Department of Public Works (“Public Works”) to the satisfaction of said 
department. 
 

13. All development pursuant to this grant shall comply with the requirements of Title 22 
of the County Code and of the specific zoning of the subject property, unless 
specifically modified by this grant, as set forth in these conditions, including the 
approved Exhibit "A," or a revised Exhibit "A" approved by the Director of Regional 
Planning (“Director”). 

 
14. The subject property shall be developed and maintained in substantial conformance 

with the plans marked Exhibit “A.”  If changes to any of the plans marked Exhibit “A” 
are required as a result of instruction given at the public hearing, one (1) digital copy 
of a modified Exhibit “A” shall be submitted to LA County Planning by November 24, 
2025. 
 

15. In the event that subsequent revisions to the approved Exhibit “A” are submitted, the 
permittee shall submit one (1) digital copy of the proposed plans to the Director for 
review and approval. All revised plans must substantially conform to the originally 
approved Exhibit “A.” All revised plans must be accompanied by the written 
authorization of the property owner(s) and applicable fee for such revision. 

 
PROJECT SITE-SPECIFIC CONDITIONS  

 
16. The exterior colors of all structures shall be earth-toned and shall not include bright 

or white tones.  No glossy or reflective materials shall be permitted for exterior 
construction, other than glass, which shall be the least reflective variety available. 

 
17. Prior to construction, the permittee shall submit a grading/drainage plan to the Public 

Works’ Building and Safety Division for review and approval.  The grading plans shall 
show and call out the construction of all drainage devices and details, paved 
driveways, elevation and drainage of all pads, retaining walls, water-quality devices, 
Low-Impact Development (“LID”) features, and all existing easements.  All structures 
shall meet the County Building, Residential, and Green Building Standards codes, 
and the Project shall comply with all LID standards (County Code Section 12.84.440) 
in accordance with the LID standards manual.  This condition shall be met to the 
satisfaction of Public Works. 
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18. Per County Code Section 22.336.070.I, grading shall be prohibited during the rainy 

season, defined as October 15 of any year through April 15 of the subsequent year. 
 

19. All development, with the exception of landscaping, fuel modification, and driveway 
widening, shall be limited to the existing graded pad on the northern portion of the 
project site.   

 
20. Any storage of construction equipment, materials, or vehicles shall be prohibited 

unless a valid building or grading permit is in effect for the Project Site.   
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June 14, 2025 

 
Regional Planning Board and Hearing Officer  
Los Angeles County Regional Planning 
320 West Temple Street  
Los Angeles, California 90012 
 
 

Dear Regional Planning Board and Hearing Officer, 
The Topanga Town Council (“TTC”) board would like to submit a public comment regarding 
Project No. R2005-01452-(3) | Variance No. 200900001 | Address: 2354 Topanga Canyon 
Boulevard-Significant Ridgeline.   
 
It is rare for the TTC Board to take a position on any individual, private property parcel, but we 
do so here because of the enormous implications of this particular case for Topanga and the 
wider Santa Monica Mountains.  Most people in this community believe strongly in the 
sanctity of protecting both private property rights and environmental integrity. If a parcel of 

land is zoned as residential (and has been for an extended period of time), we generally believe that the 
owner has the right to build a home on his/her land within the given legal parameters. That said, if 
regulations exist that constrain said person’s ability to develop his/her land, then the parcel owner has a 
responsibility to try to work within those constraints to the extent feasible and/or to seek a variance or 
exemption from said regulations before embarking on any work that makes said exemptions a foregone 
conclusion.  
 
Importantly, we also believe that, when and if a precedent is to be set regarding the granting of a 
variance for any given project, the conduct of said applicant must be considered before granting any 
potential variance. People will take undue risks and flagrantly violate the law if they believe that their 
actions will not result in any meaningful personal consequences. If we do not discourage unlawful 
behavior, then we inadvertently create a system in which “moral hazard” will prevail. If we had a dime 
for every developer or polluter who uttered the phrase: “It is better to ask for forgiveness than 
permission,” we’d be retired in Fiji now. We cannot let this cancerous and destructive mindset take 
hold; otherwise our regulations are pointless and the Santa Monica Mountains will cease to be the 
pristine habitat that they currently are. 
 
Based on a formal statement from the Santa Monica Mountains Conservancy (“SMMC” or “the 
Conservancy”), we have significant reason to believe that the applicant currently seeking a variance for 
this parcel egregiously encroached on the land of the Conservancy without any regard for that entity’s 
own private property rights. Such a violation should be investigated and factored into any decisions 
made about this parcel.  
 
If any variance is ever to be granted here, we believe that it should only be granted to those who make a 
good faith effort to follow our laws and regulations and respect the review and approval process before 
executing on any project plans that violate our rules and norms. In short, we do not believe that it is 
prudent to reward those who willfully violate our land use and zoning laws and/or illegally encroach on 
other entities’ private property to satisfy their own objectives.   
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Lastly, it goes without saying that we live in a highly sensitive environment where conscientiousness 
about one’s actions on the wider community are critical. Everything that we do here has outsized 
downstream effects, from increasing fire risk to polluting our precious watershed. The people who may 
deserve a variance are those who show a recognition of those impacts and who make an honest and 
concerted effort to understand this community and help sustain it.  
 
Respectfully, 
 

Carrie L. Carrier  

Topanga Town Council, President 
 
Dr. Alisa Land, Vice President 
Stacy L. Sledge, Secretary/Treasurer 
Roger Pugliese, Government Liaison 
Jaspreet Katrib, IT Director 
Tam Taylor, Member Emeritus 
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