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HEARING DATE: April 26, 2023 AGENDA ITEM: 7 

PROJECT NUMBER: 2017-004054 – (3) 
PERMIT NUMBER(S): Major Coastal Development Permit (“Major CDP”)  

RPPL2017006647 
SUPERVISORIAL DISTRICT: 3  
PROJECT LOCATION: 25740 Mulholland Highway, Calabasas  
OWNER: Sam Afghani 
APPLICANT: Matt Gifani 
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: 
 
L.A. County Planning staff (“Staff”) recommends APPROVAL of Project Number 2017-
004054 – (3), Major CDP Number RPPL2017006647 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 motion: 
 

I MOVE THAT THE REGIONAL PLANNING COMMISSION CLOSE THE PUBLIC 
HEARING AND FIND THAT THE PROJECT IS CATEGORICALLY EXEMPT 
PURSUANT TO STATE AND LOCAL CEQA GUIDELINES AND APPROVE MINOR 
COASTAL DEVELOPMENT PERMIT NUMBER RPPL2017006647 SUBJECT TO THE 
ATTACHED FINDINGS AND CONDITIONS. 

 
PROJECT DESCRIPTION 
A. Entitlement(s) Requested 

• Major CDP for construction of a new 5,390-square-foot single-family residence, a 725-
square-foot detached carport, a 294-foot-long access driveway, and an onsite 
wastewater treatment system (OWTS) with 5,182 cubic yards of grading (“Project”) in 
the R-C-20 (Rural Coastal—20 Acre Minimum Required Lot Area) Zone within the 
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Santa Monica Mountains Coastal Zone, pursuant to County Code Section 22.44.810.  
It is also proposed that on-site habitat be remapped as recommended by the 
Environmental Review Board (“ERB”), which would result in approximately 0.3 acres 
of H3 Habitat, 1.2 acres of H1 Habitat, and 8.4 acres of H2 Habitat (Exhibit G – 
Informational Maps).   

 
B. Project 

The applicant requests a Major CDP to construct a new 5,390-square-foot single-family 
residence with a 725-square-foot detached carport.  The residence would be located on 
the northern portion of a 9.9-acre lot in the Santa Monica Mountains Coastal Zone and 
would have a maximum height of 18 feet above grade.  A new OWTS would be located to 
the northeast of the new residence.  An existing dirt driveway would be paved and widened 
to 20 feet.  A fire turnaround, landscaping, and hardscape are also proposed. The Project 
would result in a total building site of 9,383 square feet and 5,182 cubic yards of grading—
2,204 cubic yards cut, 387 cubic yards fill, 1,817 cubic yards to be exported, and 2,563 
cubic yards overexcavation and recompaction of the underlying pad. Per the requirements 
of the Santa Monica Mountains Local Implementation Program (“LIP”) a Major CDP is 
required for any project that results in grading of more than 5,000 cubic yards of earth 
(County Code Section 22.44.1260).  Therefore, a Major CDP is required for all activities 
involved with this request.   
 
The 9.9-acre property (“Project Site”) consists mostly of sloping terrain, almost all of which 
exceeds a grade of 25 percent, generally sloping downward from north to south.  Open 
space belonging to the Mountains Restoration Trust is located immediately to the south. 
An existing dirt driveway and graded pad are located near the north-central portion of the 
Project Site, while an additional graded area is located near its northeastern corner.  The 
driveway and graded areas were created between 1967 and 1981, as confirmed by historic 
aerial photos, although the applicant conducted additional unpermitted grading in these 
areas in 2017 (See “Violations” section below).    
 
Approximately 7.4 acres of the 9.9-acre Project Site has been dedicated to the Mountains 
Recreation and Conservation Authority (“MRCA”) as a conservation easement for habitat 
protection.  This dedication was a condition of approval for an earlier entitlement (CDP 4-
05-006—see “Previous Cases” below).  The easement prohibits all development except 
for grazing, slope stabilization, and fuel modification required by the County Fire 
Department (“Fire Department”).  All development, except for fuel modification, would be 
located outside of the easement, which is shown in the attached Exhibit G—Informational 
Maps.  
 
The Project Site is currently mapped almost entirely as H2 Habitat within the Santa Monica 
Mountains Land Use Plan (“LUP”), although small portions of the northeastern portion are 
mapped as H1 Habitat (0.4 acres) and H3 Habitat (2,000 square feet).  After site-specific 
surveys by the applicant’s biologist and the LA County Planning Staff Biologist (“Staff 
Biologist”), the ERB recommended that the on-site habitat be remapped.  The remapping 
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would result in approximately 0.3 acres of H3 Habitat, consisting of the graded pad and 
dirt driveway in the north-central portion of the Project Site, 1.2 acres of H1 Habitat, 
consisting of native wildflower meadows on the previously graded northeastern corner of 
the Project Site and Selaginella/rock outcrop habitat on the western portion of Project Site, 
and 8.4 acres of H2 Habitat.  If the remapping is adopted, all the proposed development 
and fuel modification would be located within H3 and H2 Habitat.  While habitable 
structures will be located less than 200 feet from H1 Habitat to the east and west, fuel 
modification will not be required in these H1 Habitat areas, as indicated in the Preliminary 
Fuel Modification Plan approved by the Fire Department (Exhibit G – Informational Maps).  
 
The Project Site is accessed by a 1,200-foot-long shared concrete driveway to Mulholland 
Highway, an 80-foot-wide public parkway and designated scenic highway, to the north.  
This driveway was originally constructed in 1981 under CDP 5-81-263, which authorized 
a single-family residence and access driveway on a property to the southeast (Assessor’s 
Parcel Number 4455-017-035).  This residence was never constructed.  The driveway was 
then paved in the year 2000.  While there is no record of a CDP for paving at that time, the 
portion of the paved driveway serving the Project Site was retroactively authorized in 2007 
by CDP 4-05-006 (see “Previous Cases” section below). The existing 294-foot-long dirt 
driveway on the Project Site would be paved and widened to 20 feet.   

SUBJECT PROPERTY AND SURROUNDINGS 
The following chart provides property data within a 700-foot radius: 
 

LOCATION LAND USE 
POLICY 

ZONING EXISTING USES 

SUBJECT 
PROPERTY 

RL20 (Rural Land—
1 dwelling unit per 
20 acres maximum) 

R-C-20 Vacant 

NORTH RL20 R-C-20 Vacant land, Single-
family residences 

EAST RL20 R-C-20 Vacant land 
SOUTH RL20, OS (Open 

Space) 
R-C-20, O-S (Open 
Space) 

Vacant land, Open 
space 

WEST RL20 R-C-20 Vacant land 
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PROPERTY HISTORY 
A. Zoning History 

ORDINANCE NO. ZONING DATE OF ADOPTION 
7310 A-1-1 (Light Agricultural—

One Acre Minimum 
Required Lot Area) 

03/11/1958 

ZCO-20140055 R-C-20 10/10/2014 
 
B. Previous Cases 

CASE NO. REQUEST DATE OF ACTION 
Plot Plan 50283 (Approval 
in Concept) 

New single-family 
residence  

Approved 11/17/2004; 
Expired without use 
11/17/2007 

Plot Plan RPP-200701028 
(Approval in Concept) 

New single-family 
residence 

Approved 07/14/2008; 
Expired without use 
07/14/2011 

CDP 4-05-006 New single-family 
residence 

Approved by California 
Coastal Commission 
03/13/2007; Expired 
without use 03/13/2012 
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C. Violations 

CASE NO. VIOLATION CLOSED/OPEN 
RPCE2017024711 Unpermitted grading 

(expired CDP) 
Opened 12/17/2017; 
Closed 12/17/2017 due to 
current CDP application to 
legalize grading.   

 
ANALYSIS 
A. Land Use Compatibility  

The Project is a request to construct a single-family residence in the Santa Monica 
Mountains Coastal Zone.  As proposed, the Project would comply with all applicable 
development standards for residences in the Santa Monica Mountains LIP, including 
those related to building site area, habitat categories, height restrictions, and native tree 
preservation.  For further details regarding compliance, see the “Zoning Ordinance 
Consistency” section below or the attached Exhibit C – Findings.  The Project Site is not 
located between the ocean and the nearest public road, so coastal access requirements 
do not apply.  The use is also substantially similar to several other single-family residences 
to the north.  Therefore, the Project would be in conformity with the certified Local Coastal 
Program (“LCP”), and it is not expected to negatively affect the surrounding community. 
 

B. Neighborhood Impact 
The Project’s neighborhood impact is likely to be minimal, as it would consist of one single-
family residence.  The Project results in a total building site area of 9,383 square feet which 
is less than the maximum building site area of 10,000 square feet.  The tallest portions of 
the structure would be 18 feet above grade.  The Project is proposed on an existing graded 
pad on the north-central portion of the Project Site, which results in significantly less 
ground disturbance than would normally be the case on such a steep site.  No new 
driveways would be constructed, although the existing dirt driveway would be paved and 
widened to 20 feet.  Other nearby property owners already enjoy similar use of their 
properties, as there are several other single-family residences developed on comparable 
pads to the north.  The lack of visible residences immediately adjacent to the Project Site, 
as well as the 18-foot height of the structure, also means that the Project is unlikely to 
obstruct the views of neighbors.   
 
The Project would extend electric and water utilities approximately 1,200 feet south from 
Mulholland Highway, which may facilitate the development of three adjacent properties to 
the north and east.  However, these lots contain graded pads and are accessed by the 
same 20-foot-wide paved driveway and thus are already candidates for potential 
development.  Also, the three lots in question, if developed, would not constitute a 
significant number of new residences in a neighborhood with many similar uses.  Thus, 
the Project is unlikely to result in a cumulative increase in nearby development.   
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C.  Design Compatibility 
The Project Site is not visible from Mulholland Highway, a designated scenic highway to 
the north, although it is visible from the Lost Canyon Trail to the east.  As a result, per 
County Code Section 22.44.2000, the Project Site is within a Scenic Resource Area 
(“SRA”).  Developments that are located within an SRA must meet a variety of 
development standards, including a height limit of 18 feet above grade, utilization of 
materials and colors compatible with the surrounding landscape, the breaking up of 
structural mass, and the minimization of grading and retaining walls (County Code Section 
22.44.2040).  The design of the residence would meet all of these standards, as indicated 
by the applicant’s submitted elevations, story poles, and grading plans. 
 
The proposed location is the most appropriate site for development, as it would be located 
on an existing graded pad on the least steep portion of the Project Site.  This factor limits 
the grading that would otherwise be required for development of such a Project Site.  The 
landscaping would be drought-tolerant and contain no invasive plant species, and the lack 
of fencing would allow for wildlife movement across the Project Site.  Finally, the Project’s 
lighting plan proposes only minimal outdoor light sources, and all of these would be 
required to comply with the shielding requirements of the LIP (County Code Section 
22.44.1270). 
 
The Project Site and the areas of brush clearance located 200 feet in all directions are 
designated as H1, H2, and H3 Habitat.  H1 Habitat, consisting of Selaginella/rock outcrop 
habitat to the west and native wildflower meadows to the east, are within 200 feet but 
would not be subject to fuel modification, per the plan approved by the Fire Department.  
A driveway will traverse a portion of the H1 Habitat on the Project Site’s northeastern 
corner but this is permitted by County Code Section 22.44.1890 C.2 when there is no other 
feasible alternative to provide access for development on a legal parcel.  The Project 
meets this requirement because the proposed driveway location is the Project Site’s only 
access to an existing shared driveway, would be the minimum width required by the Fire 
Department, and would follow the path of an existing dirt driveway.   
 
Development within H2 Habitat is permitted when it is the most appropriate location and 
no feasible site within H3 Habitat is available.  While most of the residence would be 
located in H3 Habitat, some fuel modification, grading, and the OWTS would be located 
within H2 Habitat.  The small area of H3 Habitat (0.3 acres), the underlying unstable soil 
requiring overexcavation and recompaction, and required fuel modification makes this 
encroachment unavoidable.  A project that requires a CDP and is located less than 200 
feet from any H2 or H1 Habitat must have a biological assessment prepared and reviewed 
by the ERB.  The ERB found that the Project, with conditions, would be compatible with 
biological resources.  Greater detail on this review may be found in the “Environmental 
Review Board (ERB) Comments” section below.   
 
While the Project would be entirely within H2 and H3 Habitat, most of the residence and 
its ancillary development is proposed within an H1 Quiet Zone (100-200 feet from H1 
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Habitat).  Per the requirements of the LIP, residential development may only be permitted 
within an H1 Quiet Zone when it is the minimum development necessary to make use of 
the property, when there is no other feasible building site location, and when a maximum 
width is provided between development and H1 Habitat so that no H1 Habitat would be 
significantly degraded (County Code Section 22.44.1890 E).  The Project’s proposed 
location on the north-central portion of the Project Site is the most appropriate site for 
development because it is the farthest feasible distance from mapped H1 Habitat, which 
is equidistant to the east and west.   
 
Moving the development location further south—while somewhat lessening the area of H1 
Quiet Zone affected—would directly disturb a greater area of H2 Habitat, result in a 
significant increase in grading volumes due to steep slopes, and extend the required 
driveway beyond 300 feet.  Moving the development location further south would also 
locate it closer to parklands immediately to the south—currently approximately 380 feet 
away.  Development within 100 feet of parklands is prohibited by the LIP (County Code 
Section 22.44.1900 C) and contrary to the policies of the LUP (see the “Goals and 
Policies” section of the attached Exhibit C – Findings).  Therefore, Staff’s opinion is that 
the existing graded H3 Habitat area on the northern portion of the Project Site is the most 
appropriate location for development. 
 
The Project would result in 0.13 acres of direct development and 3.04 acres of fuel 
modification within the H2 Habitat.  These impacts cannot be mitigated through a habitat 
impact in-lieu fee (County Code Section 22.44.1950) because the County does not 
currently have a current valid Resource Conservation Program (“RCP”).  Therefore, a 
draft condition requires the impact to be mitigated through an in-lieu fee upon the adoption 
of a valid RCP or, alternatively, by proposing a mitigation plan to be approved by the 
Director of LA County Planning at a later date, but prior to grading and construction. 
 

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 with these policies can be found in the 
attached Findings (Exhibit C – Findings).  
 
ZONING ORDINANCE CONSISTENCY 
The proposed project complies with all applicable zoning requirements.  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 Section 22.44.850 of the County 
Code.  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 and Class 4—Minor Alterations to Land) 
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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, associated infrastructure, and a widened access 
driveway.   
 
Pursuant to Section 15304(i) of the State CEQA Guidelines, the Class 4 Categorical 
Exemption includes alterations in the condition of land, water, and/or vegetation which do not 
involve the removal of healthy, mature, scenic trees except for forestry and agricultural 
purposes. Pursuant to the County Environmental Document Reporting Procedures and 
Guidelines, the Class 4 Categorical Exemption includes grading on land with a slope of 10 
percent or less which is involved with one single-family residence and accessory uses. The 
Project qualifies for a Class 4 Categorical Exemption because the Project includes 5,182 
cubic yards of grading, hardscaping, and fuel management activities associated with a new 
single-family residence, mostly associated with widening a driveway and recompaction of an 
existing unstable pad.  
   
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 and Class 4 
Categorical Exemptions cited herein. 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. However, the proposed Project is not subject to 
an exception to the CEQA exemptions because the biological inventory and environmental 
assessment 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 assessment that was reviewed by the Staff Biologist and 
the ERB. The Staff Biologist conducted a site visit and confirmed that the Project Site was 
appropriately mapped and agreed with the contents of the biological assessment.  The 
Project is located within an area with H3 Habitat, which according to the LIP, includes native 
vegetation communities that have been significantly disturbed or removed as part of lawfully 
established development. While there is some development that affects habitat mapped as 
H2 (sensitive), this development is composed mostly of non-irrigated fuel modification.  More 
precise mapping and observation of on-site habitat was provided in the applicant’s biological 
assessment document and confirmed by a Staff Biologist and the ERB. The Project location 
and areas of fuel modification were adjusted to avoid observed occurrences of sensitive 
species.  Therefore, the remaining fuel modification of H2 habitat would be the minimum 
required and would result in no unusual impacts to a habitat of critical concern.   While some 
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sensitive plant species were mapped on the Project Site, all of them are within mapped H1 
Habitat not proposed for development or fuel modification.   
 
The Project, due to its maximum height of 18 feet above grade, is not expected to impact 
scenic resources such as trails or designated scenic routes. Other exceptions involving 
cumulative impact, hazardous waste sites, and historic resources also would not apply.  
Therefore, the Project is categorically exempt from CEQA.   
 
 
COMMENTS RECEIVED 

A. Environmental Review Board (ERB) Comments and Recommendations 
ERB review of the project was required per County Code Section 22.44.1840, as the 
Project is located within designated H2 Habitat and within 200 feet of designated H1 
Habitat within the Santa Monica Mountains LCP.  The applicant’s biological analysis was 
reviewed by the Staff Biologist, who then recommended that the ERB find the Project, with 
modifications, consistent with local biological resources.  These modifications included a 
best management practices plan, runoff control measures, retaining a biological monitor,  
screening the site and staking the grading limits, preparing surveys and restoration plans 
for nesting birds, bats, and native trees, and protecting on-site Selaginella and wildflower 
meadow habitats.  Fuel modification or development within mapped Selaginella/rock 
outcrop habitat to the west or wildflower meadow habitat to the east (both H1 Habitats) 
would not be required, and the draft conditions of approval specifically prohibited 
development or fuel modification in these areas.  The avoidance of these areas is 
consistent with the Fire Department’s approved preliminary fuel modification plan, which 
specifically calls out these areas as not subject to fuel modification.  No native tree 
encroachments would occur.  
 
At its meeting on January 27, 2020, the ERB found that the Project, as modified, would 
not have an impact on biological resources.  Revisions to the LCP mapping are proposed, 
resulting in an increase in H1 and H3 Habitat on the Project Site (see “Project” section 
above).  All of the ERB’s recommended modifications have been included within the 
Project’s draft conditions (Exhibit D – Conditions).  The minutes from the ERB meeting of 
January 27, 2020, are attached (Exhibit H – ERB Minutes). 

 
B. County Department Comments and Recommendations 
1. The Department of Parks & Recreation, in a letter dated May 15, 2017, recommended 

that the Project proceed to public hearing without conditions. 
2. The Department of Public Works, in a letter dated June 6, 2017, recommended that the 

Project proceed to public hearing with the conditions that future grading, drainage, and 
Low Impact Development plans be approved and that necessary state and federal 
waterway jurisdictional clearances be shown.  Maintenance agreements and/or 
covenants for privately maintained drainage devices would also be necessary.  These 
have been added as required conditions of approval.  

3. The Fire Department, on July 11, 2017, recommended that the Project proceed to 
public hearing without conditions.  This clearance was issued through the County’s 
electronic permit tracking system, EPIC-LA.  No letter was provided. 
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4. The Department of Public Health, in a letter dated February 23, 2021, recommended 
that the Project proceed to public hearing with the condition that the Project receive 
post-Coastal approval from said department.  This has been added as a required 
condition of approval. 

All of the letters cited above are attached to this report. 
 
C. Other Agency Comments and Recommendations 

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

 
D. 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 ERB Minutes (01/27/20) 
EXHIBIT G Informational Maps 
EXHIBIT H Photos 
EXHIBIT I Agency Correspondence  
EXHIBIT J Environmental Determination 
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LEGAL DESCRIPTION

THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER

OF SECTION 8, TOWNSHIP 1 SOUTH, RANGE 17 WEST, SAN BERNARDINO BERIDIAN

CIVIL SURVEY COMMENTS

THE BOUNDARIES OF THE SITE WERE ESTABLISHED FROM 2 RECOVERED MCNEIL IRON PIPES PER HIS 1975
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ELEVATIONS SHOWN HEREON ARE BASED ON AN AVERAGE OF SEVERAL MCNEIL ELEVATIONS PER HIS MAP.
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LEGAL DESCRIPTION

THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER

OF SECTION 8, TOWNSHIP 1 SOUTH, RANGE 17 WEST, SAN BERNARDINO BERIDIAN

CIVIL SURVEY COMMENTS

THE BOUNDARIES OF THE SITE WERE ESTABLISHED FROM 2 RECOVERED MCNEIL IRON PIPES PER HIS 1975

SURVEY. THE LOCATION AND DIMENSIONS OF THE PROPERTY LINES SHOWN HEREON ARE APPROXIMATE.

ELEVATIONS SHOWN HEREON ARE BASED ON AN AVERAGE OF SEVERAL MCNEIL ELEVATIONS PER HIS MAP.
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(818)917 00-25

4720 DEGOVIA AVE

WOODLAND HILLS CA , 91364

(818)710 0201

6603 INDEPENDENCE  AVE #  D

CANOGA PARK  CA , 91303
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PUBLIC WORKS DEPARTMENT GENERAL NOTES

1.    All work shown on these plans shall be constructed in accordance with the current

      edition of the Standard Specifications for Public Works Construction (S S P W C)

      "Green Book."

2.    Contractors shall comply with all applicable Division of industrial Regulations

       (CAL OS H A) safety standards . if requested by the inspector , the Contractor shall

       provide proof of a permit from said division.

3.    Contractor shall call the Public Works Inspector  at (310) 456-2489 , ext. 235 for

       Pre - Construction Meeting prior to the commencement of any construction or grading

       operations. Contractor  shall notify the City Public Works Inspector 48 hours prior to

       commencing any construction and 24 hours in advance of specific inspection needs

       during the course of the work.

4.    No improvements are proposed within the Public Right - Of - Way.

5.    Storage of any construction materials , construction trailer , and / or parking and any

      work within the City public right of way shall require a City Encroachment Permit.

      Call  the Public Works Inspector at (310) 456 -2489 , ext. 235 to apply for a permit.

6.    Storage of any construction materials, construction trailer , and / or parking and any

       work within the Caltrans Public right of way shall require a caltrans Encroachment

       Permit . Submit a copy of the Caltrans Encroachment Permit to the Public Works

       Department.

7.    All work shall be performed during City working hours and in compliance with these

       plans.

8.    Contractor shall verify all conditions and dimension and shall report any

       discrepancies to the Engineer prior to the comment of any work.

9.    Contractor shall locate, protect, and save any and survey monuments that will be

       or many be damaged or destroyed by their operations. Once  found, the Contractor

       Shall then notify both the developer's supervising Civil Engineer and the Public

       Works inspector. the supervising Civil Engineer  Shall reset all said monuments per

       the requirements of the Professional land Surveyor's Act.

10.   The Contractor shall be responsible for protecting all public and private property

       insofar  as it may be affected by these operations .

11.   Existing traffic signs are not to be removed without prior notifications and approval of

       the City Engineer. As a minimum , construction work zone traffic sings and striping

       shall be furnished, installed, and maintained in accordance with the "Work Area

       Traffic Control Handbook " (the "W A T C H  Manual") , published by BNI Building News,

       Inc. A Traffic Control Plan , prepared by the developer , may be required by the City .

12.   Dust control shall be maintained at all times.

13.    Erosion  Control Plans Shall be provided for all projects . Grading and clearing is

        prohibited from November 1 to March 31 for all developments within or adjacent to

        ESHA and /or including grading on slopes greater than 4:1 .

14.   All underground utilities and service laterals shall be installed prior to construction of

       curbs , gutters , sidewalks , and paving unless otherwise permitted by the City

       engineer.

15.   the Developer Shall comply with NPDES requirements. The Storm Water Pollution

       Prevention Plan (SWPPP) Shall be available at the construction site all times and

       Shall be Kept updated.

16.   All Recommendations made by the Geotechnical / Soils Engineer (And Engineering

       Geologist , where employed ) , and contained in the report referenced hereon, as

       approved or conditioned by the City , shall be considered a part of the Grading Plan.

17.   All storm drain pipe within the public right - of- way and easements shall be reinforced

       concrete pipe ( r c p ).

18.   terrace drain , interceptor drains , and down drains shall be constructed of 3" P.C.C.

       reinforced with 6"x6"x#1 W.W.M and shall be either semicircular or triangular

       cross section. Concrete color shall be "Omaha Tan" or approved equivalent.

19.   grading quantities:

       Cut            2204         cu .yd.       Fill           387         cu .yd.

       Export       1845            cu .yd.     Import       0                 cu .yd.

20.  Total Disturbed area  0.52 acres not including improving  existing driveway cut

       (including grading , cleaning , and landscaping area)

       Total existing impervious Surface Area              sq.ft.

       Total proposed impervious Surface Area           sq.ft.

       Flood Zone on FIRM             Base Flood Elevation :           sq.ft.

21.  All slopes on private property adjoining street drainage channels , or other public

       facilities shall be graded not steeper than 2:1 for cut and fill unless specifically

       approved by the City Engineer on recommendation of the project's geotechnical / soils

       consultant.

22.  All catch basins and drainage inlets shall be stenciled with the City of Malibu storm

       drain Logo.
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Bioswale Plants
Bioswale will use California Native Wildflower Mix with the Height range of 24-36 inches:

Mix Contains: Achillea millefolium (white yarrow), Clarkia unguiculata (Elegant clarkia), 
Collinsia heterophylla (chinese houses), Eschscholzia Californica (California poppy), Gilia 
capitate (globe gilia), Gilia tricolor (bird’s eye), Lasthenia californica (Dwarf goldfields), Layia 
platyglossa (tidy tips), Lupinus microcarpus densiflorus (golden lupine), Lupinus succulentus 
(arroyo lupine), Mimulus aurantiacus punieceus (mission red monkeyflower), Nemophila 
maculate (five spot), Nemophila menziesii (baby blue eyes), Phacelia campanularia (California 
bluebells), Sisyrhinchium bellum (blue eyed grass)

REVISED: 
12/18/2019

Approximate AREAS

PAD DEVELOPMENT AREA:  12,000.00 SQFT 

LANDSCAPING AREA: 9,168 SQFT
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THE CONTRACTOR 'NILL CONDUCT AN IRRIGATION AUDIT USING A CERTIFIED IRRIGATION AUDITOR, 
AFTER THE FINAL FIELD OBSERVATION HAS BEEN COMPLETED AND ALL IRRIGATION COMPONENTS ARE 
INSTALLED IN ACCORDANCE\NIT THE PLANS AND SPECIFICATIONS AND THE IRRIGATION SYSTEM IS 
ACCEPTED BY THE PROJECT ARCHITECT FOR MAINTENANCE. 

THE IRRIGATION AUDIT WILL BE CONDUCTED IN ACCORDANCE \MTH THE FOLLOWING SCHEDULE· 

1. PLACE FLAGS AT EACH HEAD IN THE ZONE.

2. MEASURE SPACING AND MARK MID-POINTS BETWEEN HEADS.

3. PLACE WATER MEASURING RECEPTACLES.

4.  TAKE READINGS OF WATER LEVEL IN RECEPTACLES ANO RECORD RESULTS.

5. MEASURE HEAD PRESSURE IN EACH ZONE AND RECORD RESULTS.

6.  AFTER COMPLETING ZONE ADVANCE TO NEXT ZONE AND REPEAT PROCEDURE.

7. SUBMIT THE RESULTS OF THE AUDIT TO THE PROJECT ARCHITECT.

THE IRRIGATION MAINTENANCE SCHEDULE TASKS LISTED BELOW ARE INTENDED AS MINIMUM 
STANDARDS AND MORE FREQUENT ATTENTION MAY BE REQUIRED DEPENDING ON THE PARTICULAR 
SITE CONDITIONS. 

1. CONTROLLER CABINET - OPEN CABINET AND CLEAN OUT DEBRIS AND REPLACE BATTERY AS
NECESSARY. CHECK VVIRING AND REPAIR AS NEEDED AND CHECK CLOCK AND RESET, IF
NECESSARY.

2. IRRIGATION SCHEDULE - ADJUST SCHEDULE FOR SEASONAL VARIATIONS AND OTHER
CONDITIONS WHICH MAY AFFECT THE AMOUNT OF WATER NEEDED TO MAINTAIN PLANT HEALTH
ADJUST AS NECESSARY.

3.POC-VISUALLY INSPECT COMPONENTS FOR LEAKS, PRESSURE SETTINGS, SETTLEMENT OR
OTHER DAMAGE AFFECTING THE OPERATION OF A COMPONENT REPAIR AS NEEDED.

4.REMOTE CONTROL VALVES, ISOLATION VALVES AND QUICK COUPLER VALVES VISUALLY INSPECT
FOR LEAKS, SETTLEMENT, WRE CONNECTIONS AND PRESSURE SETTINGS. REPAIR OR ADJUST PS 
NEEDED.

5. MAINLINE AND LATERALS VISUALLY INSPECT FOR LEAKS OR SETTLEMENT OF TRENCH.

6.SPRINKLERS Visually CHECK FOR ANY BROKEN MISSIGNED OR CLOGGED HEADS. HEADS WITH
INCORRECT ARC, INADEQUATE COVERAGE OR OVERSPRAY AND LOW HEAD DRAINAGE REPAIR AS
NEEDED.

7.FILTERS AND STRAINERS VISUALLY CHECK FOR LEAKS, BROKEN FITTING CLEAN AND FLUSH
SCREENS.

QUARTERLY 

MONTHLY 

QUARTERLY 

QUARTERLY 

QUARTERLY 

WEEKLY 

MONTHLY 

AUDIT SHALL BE IN ACCORDANCE WITH THE LATEST STATE OF CALIFORNIA LANDSCAPE WATER 
MANAGEMENT PROGRAM AS DESCRIBED IN THE LATEST LANDSCAPE IRRIGATION AUDITOR HANDBOOK. THE 
LANDSCAPE IRRIGATION AUDITS TO BE CONDUCTED BY A QUALIFIED INDMOUAL AND THE AUDIT SCHEDULE 
SHALL BE CONDUCTED AT LEAST ONCE EVERY FIVE YEARS IN ACCORDANCE WITH THE  REQUIREMENTS OF 
TITLE 20, DIVISION 1 OF THE LOS ANGELES COUNTY CODE. 

0 

TOTAL SQUARE FOOTAGE LANDSCAPED 

AREA: 9,168 SQ. FT. 

WATER AUDIT NOTES

MAINTENANCE TASKS FREQUENCY

MAINTENANCE SCHEDULES 

Maintenance Schedules. A regular maintenance schedule satisfying the following 
conditions shall be submitted as part of the landscape documentation package. 

Landscape shall be maintained to ensure water efficiency. A regular maintenance 
schedule shall include, but not be limited to, checking, adjusting, and repairing 
irrigation equipment, resetting the automatic controller, aerating and detaching turf 
areas, replenishing mulch,  ferti1121ng, pruning, and weeding in all landscape 
areas. 

Whenever possible, repair of irrigation equipment shall be done with the originally 
specified materials or their equivalents. 

A landscape irrigation audit schedule as required in chapter 20.09 of Title 20 may be 
recommended. The maximum period between audits shall be five years.

IRRIGATION AUDIT SCHEDULES 

Landscape Irrigation Audit Schedules. A schedule of landscape Irrigation audits of at 
least every five years must be established, for ell but single-family residences, and 
other projects with a landscape area less than 1 acre (0.405 ha). As required in 
Chapter20.09 of Title 20 (Utilities Codes), an audit satisfying the following 
conditions shall be submitted to the County as part of the landscape documentation 
package. 

At a minimum, audits shall be in accordance with the latest State of California 
Landscape Water Management Program as described in the Landscape Irrigation 
Auditor Handbook, prepared for the California Department of Water Resources, 
Water Conservation Office, the entire document, which Is hereby incorporated by 
reference. 

The schedule shall provide for landscape irrigation audits to be conducted by a 
qualified individual as determined by the Director at least once every five years in 
accordance with the requirements of Title 20, Division 1 of the Los AA gales County 
Code.

CONTRACTOR TO PROTECT AND PRESERVE IN PLACE ALL EXISTING SURVEY MONUMENTS. 
ANY MONUMENTS DISTURBED SHALL BE RESET BY A LICENSED LANO SURVEYOR AND THE 
APPROPRIATE CORNER RECORD MUST BE FILED WITH THE COUNTY OF LOS ANGELES.

NOTE

STREET TREE NOTE
Street trees within public right of way are to be planted per approved street improvement plans. 

HARDSCAPE NOTE 
All hardscapes, retaining walls, swimming pools, and/or block walls must be reviewed and approved 
under separate permit.

- Use of insecticides, herbicides, fertilizer, chemical or any toxic chemical substance in any native landscape area is prohibited. Fertilizer or herbicides
should not be used for soil preparation in native plant areas; amendments such II native plant mulch should be u1ed Instead. Herbicide is allowed
only where necessary to protect or enhance the habitat ltself, such as for eradication of Invasive plant species. (§22.44.1240.B.13)

- The use of rodenticides Is prohibited. Use of non-pervasive measures for rodent control, such as trapping and fumigation, is preferred when
needed. (§22.44.1240.B.13)

- No herbicide or other chemical use is permitted on native plant areas. All plants indicated on the original plan are native plants, except
Romneya Coulteri, and It will be fine without chemical applications.

- Rodenticide use is prohibited. For Rodent Control, use non-pervasive methods such as fumigation and trapping.

SHEET INDEX

SHEET 1:  COVER SHEET
SHEET 2:  LANDSCAPE PLAN
SHEET 3:  IRRIGATION PLAN
SHEET 4:  FUEL MODIFICATION PLAN

AFGHANI RESIDENCE 
25730 MULHOLLAND HWY. 
MALIBU, CALIFORNIA 90265
PREPARED BY: 

DESIGN CONCEPTS LANDSCAPE, INC. 
MARSH SANDERS 
586 OTERO COURT 
CAMARILLO, CA 93010 
(805)522-1266
CA LANDSCAPE ARCH. LICENSE 2292

Revised: 12/18/2019 per County Corrections

SHEET   1   OF  4

APN #4455-017-024 
PROJECT #2017-004054-(3) 

Map may not be to scale



Hardscape Surface = 9,168 Sqft
Water Runoff generated in 3/4" rainstorm = 4,263 gallons

xxxxx
xXXXXX XXXXX

Birchleaf Montain Mahogany 

Birchleaf Montain Mahogany 

Birchleaf Montain Mahogany 
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PROJECT SUMMARY  
 

PROJECT NUMBER HEARING DATE 
2017-004054-(3) 4/26/2023 
REQUESTED ENTITLEMENTS   
Major Coastal Development Permit No. 
RPPL2017006647 
 

OWNER / APPLICANT MAP/EXHIBIT DATE 
Sam Afghani / Matt Gifani 09/16/2016 (Revised 02/17/2022) 

PROJECT OVERVIEW 
Major Coastal Development Permit for the construction of a new 5,390-square-foot single-family residence, a 
detached 725-square-foot carport, a driveway, hardscape, and a new onsite wastewater treatment system 
(OWTS) on the northern portion of a 9.9-acre parcel.  The residence and all other structures would have a 
maximum height of 18 feet above grade, and a total of 5,182 cubic yards (“CY”) of grading – 2,204 CY cut, 387 CY 
fill, 1,817 CY to be exported, as well as 2,563 CY overexcavation and recompaction of the underlying pad.  The 
total building site would be approximately 9,383 square feet.  Environmental habitat categories H1, H2, and H3 
are located on the site, although no new development, other than an access driveway, would occur within H1 
Habitat.  The new 20-foot-wide access driveway would have a length of 294 feet. 

LOCATION ACCESS 
25740 Mulholland Highway, Calabasas Mulholland Highway, an 80-foot-wide public parkway 

and designated scenic highway to the north, via a 
shared 1,200-foot-long private driveway 

ASSESSORS PARCEL NUMBER(S) SITE AREA 
4455-017-024 9.9 acres 

GENERAL PLAN / LOCAL PLAN  PLANNING AREA 
Santa Monica Mountains Local Coastal Program Santa Monica Mountains 

LAND USE DESIGNATION ZONE 
RL20 (Rural Land—20 dwelling units/acre maximum) R-C-20 (Rural Coastal—20 Acre Minimum Required 

Lot Area) 

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT 
1 dwelling unit 1 dwelling unit None 

ENVIRONMENTAL DETERMINATION (CEQA) 
Categorically Exempt (Class 3—New Construction or Conversion of Small Structures, Class 4—Minor 
Alterations to Land) 

KEY ISSUES 
• Consistency with the Santa Monica Mountains Local Coastal Program 
• Satisfaction of the following Section(s) of Title 22 of the Los Angeles County Code: 

o 22.44.850 (Santa Monica Mountains Coastal Development Permit Burden of Proof) 
o 22.44.1340.B (Santa Monica Mountains LIP standards for OWTS) 
o 22.44.1750 (R-C Zone Development Standards) 

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 REGIONAL PLANNING COMMISSION 
AND ORDER 

PROJECT NO. 2017-004054-(3) 
MAJOR COASTAL DEVELOPMENT PERMIT NO. RPPL2017006647 

 

RECITALS 

1. HEARING DATE(S). The Los Angeles County (“County”) Regional Planning 
Commission (“Commission”) conducted a duly noticed public hearing on April 26, 
2023, in the matter of Project No. 2017-004054-(3), consisting of Major Coastal 
Development Permit No. RPPL2017006647 (“Major CDP”).  
 

2. ENTITLEMENT(S) REQUESTED. The permittee, Matt Gifani ("Permittee"), requests 
a Major CDP to construct a new 5,390-square-foot single-family residence, a 725-
square-foot detached carport, a 294-foot-long access driveway, and an onsite 
wastewater treatment system (OWTS) with 5,182 cubic yards of grading (“Project”) on 
a 9.9-acre property located at 25740 Mulholland Highway, unincorporated Calabasas, 
in the Santa Monica Mountains Coastal Zone ("Project Site").  As part of the Project, 
on-site habitat will be remapped as recommended by the Environmental Review Board 
(“ERB”), resulting in approximately 0.3 acres of H3 Habitat, 1.2 acres of H1 Habitat, 
and 8.4 acres of H2 Habitat.   
 

3. ENTITLEMENT(S) REQUIRED. The Major CDP is a request to construct a new 
single-family residence and improvements, including a new OWTS, in the R-C-20 
(Rural Coastal—20 Acre Minimum Required Lot Area) Zone pursuant to Los Angeles 
County Code ("County Code") Section 22.44.810.  Per the requirements of the Santa 
Monica Mountains Local Implementation Program (“LIP”), a Major CDP is required for 
any project that results in grading of more than 5,000 cubic yards of earth (County 
Code Section 22.44.1260).  A Major CDP is required because the Project proposes 
5,182 cubic yards of grading (2,204 cubic yards cut, 387 cubic yard fill, 1,817 cubic 
yards export, 2,563 cubic yards overexcavation and recompaction).   

 
4. LAND USE DESIGNATION.  The Project Site is located within the Rural Land 20 land 

use designation of the Santa Monica Mountains Local Coastal Program Land Use 
Policy Map (“LUP”). 
 

5. ZONING.  The Project Site is located in the Malibu Zoned District and is currently 
zoned R-C-20.  Pursuant to County Code Section 22.44.1750, a single-family 
residence and its accessory structures are the principal permitted use within the R-C 
Zone.   
 

6. PROJECT AND SITE PLAN DESCRIPTION. 
 
A. Existing Site Conditions 

The 9.9-acre Project Site consists mostly of sloping terrain, almost all of which 
exceeds a grade of 25 percent, generally sloping downward from north to south.  An 
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existing dirt driveway and graded pad are located near the north-central portion of 
the Project Site, while an additional graded area is located near its northeastern 
corner.  The Project Site is currently mapped almost entirely as H2 Habitat within 
the LUP, although small portions of the northeastern portion are mapped as H1 
Habitat (0.4 acres) and H3 Habitat (2,000 square feet).  After site-specific surveys 
by the Permittee’s biologist and the County Department of Regional Planning (“LA 
County Planning”) Staff Biologist (“Staff Biologist”), the ERB recommended that 
the on-site habitat be remapped, which would result in approximately 0.3 acres of 
H3 Habitat, consisting of the graded pad and dirt driveway on the north-central 
portion of the Project Site, 1.2 acres of H1 Habitat, consisting of native wildflower 
meadows on the previously graded northeastern corner of the Project Site and 
Selaginella/rock outcrop habitat on the western portion of Project Site, and 8.4 
acres of H2 Habitat.   
 

B. Site Access 
The Project Site is accessed by a 1,200-foot-long shared concrete driveway to 
Mulholland Highway, an 80-foot-wide public parkway and designated scenic 
highway to the north.   
 

C. Site Plan 
The Permittee proposes construction of a new 5,390-square-foot single-family 
residence with a 725-square-foot detached carport.  The residence would be 
located on the northern portion of a 9.9-acre Project Site in the Santa Monica 
Mountains Coastal Zone and would have a maximum height of 18 feet above grade.  
A new OWTS would be located to the northeast of the new residence.  An existing 
294-foot-long dirt driveway would be paved and widened to 20 feet.  A fire 
turnaround, landscaping, and hardscape are also proposed. The Project would 
result in a total building site of 9,383 square feet and 5,182 cubic yards of grading 
(2,204 cubic yards cut, 387 cubic yard fill, 1,817 cubic yards export, 2,563 cubic 
yards overexcavation and recompaction). The residence and accessory structures 
would have a maximum height of 18 feet above grade.  In accordance with the 
ERB’s recommended remapping, the proposed development and all fuel 
modification areas are completely located within H3 and H2 Habitats .   
 

7. PUBLIC COMMENTS.  LA County Planning Staff has not received any public 
comments regarding the Project. 

 
8. AGENCY RECOMMENDATIONS. 

 
A. The County Department of Parks and Recreation, in a letter dated May 15, 2017, 

recommended that the Project proceed to public hearing without conditions. 
 

B. The County Department of Public Works, in a letter dated June 6, 2017, 
recommended that the Project proceed to public hearing with conditions that future 
grading, drainage, and Low Impact Development plans be approved and that 
necessary state and federal waterway jurisdictional clearances be shown.  
Maintenance agreements and/or covenants for privately maintained drainage 
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devices would also be necessary.  These have been added as required conditions 
of approval. 
 

C. The County Fire Department (“Fire Department”), on July 11, 2017, recommended 
that the Project proceed to public hearing without conditions.  This clearance was 
issued through the county’s electronic permit tracking system, EPIC-LA.  No letter 
was provided. 
 

D. The County Department of Public Health, in a letter dated February 23, 2021, 
recommended that the Project proceed to public hearing with the condition that the 
Project, receive post-Coastal approval from said department.  This has been added 
as a required condition of approval. 
 

9. CEQA DETERMINATION. 
This Project qualifies for a Categorical Exemption (Class 3 Exemption, New 
Construction or Conversion of Small Structures and Class 4 Exemption, Minor 
Alterations to Land) 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, associated 
infrastructure, and a widened access driveway.   

Pursuant to section 15304(i) of the State CEQA Guidelines, the Class 4 Categorical 
Exemption includes alterations in the condition of land, water, and/or vegetation which 
do not involve the removal of healthy, mature, scenic trees except for forestry and 
agricultural purposes. Pursuant to the County Environmental Document Reporting 
Procedures and Guidelines, the Class 4 Categorical Exemption includes grading on 
land with a slope of 10 percent or less which is involved with one single-family 
residence and accessory uses. The Project qualifies for a Class 4 Categorical 
Exemption because the Project includes 5,182 cubic yards of grading, hardscaping, 
and fuel management activities associated with a new single-family residence, mostly 
associated with widening a driveway and recompaction of an existing unstable pad.  

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 and 
Class 4 Categorical Exemptions cited herein. 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 include project activities which 
will have a significant effect on the environment due to unusual circumstances. 
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 
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on the environment due to unusual circumstances. However, the proposed Project is 
not subject to an exception to the CEQA exemptions as the biological inventory and 
environmental assessment of the area of project disturbance do 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 permittee completed a biological assessment that was reviewed by the Staff 
Biologist and the ERB. The Staff Biologist conducted a site visit and confirmed that the 
Project Site was appropriately mapped and agreed with the contents of the biological 
assessment. The Project is located within an area with H3 Habitat, which according to 
the LIP, includes native vegetation communities that have been significantly disturbed 
or removed as part of lawfully established development. While there is some 
development that affects habitat mapped as H2 (sensitive), this development is 
composed mostly of non-irrigated fuel modification.  More precise mapping and 
observation of on-site habitat was provided in the applicant’s biological assessment 
document and confirmed by a Staff Biologist and the ERB. The Project location and 
areas of fuel modification were adjusted to avoid observed occurrences of sensitive 
species.  Therefore, the remaining fuel modification of H2 habitat would be the 
minimum required and would result in no unusual impacts to a habitat of critical 
concern.   While some sensitive plant species were mapped on the Project Site, all of 
them are within mapped H1 Habitat not proposed for development or fuel modification.   
 
The Project, due to its maximum height of 18 feet above grade, is not expected to 
impact scenic resources such as trails or designated scenic routes. Other exceptions 
involving cumulative impact, hazardous waste sites, and historic resources also would 
not apply.  Therefore, the Project is categorically exempt from CEQA.   

 
GENERAL PLAN CONSISTENCY FINDINGS 

10. LAND USE POLICY. The Commission finds that the Project is consistent with the 
goals and policies of the LUP because the Rural Land 20 (1 dwelling unit per 20 acres) 
land use designation is intended for appropriately sized single-family residential uses 
on large lots.  A single-family residence is permitted under this designation. 
 

11. GOALS AND POLICIES.  The Commission finds that the Project would be consistent 
with the following policies of the LUP: 

 
Conservation and Open Space Element 
 
Policy CO-108: 
Site and design new development to minimize the amount of grading and the 
alteration of natural landforms. 

 
Policy CO-109: 
Site and design new development to protect natural features and minimize removal 
of natural vegetation. 
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The Project would utilize the most level portion of the Project Site immediately adjacent 
to the existing dirt access driveway.  This will avoid the need to disturb natural 
vegetation or grade large amounts of earth to construct a driveway and other 
improvements on steep slopes further to the south.  The fuel modification plan avoids 
H1 Habitat per the recommended ERB remapping.  A driveway will traverse a portion 
of the H1 Habitat on the Project Site’s northeastern corner but this is permitted by 
County Code Section 22.44.1890 C.2 when there is no other feasible alternative to 
provide access for development on a legal parcel.  The Project meets this requirement 
because the proposed driveway location is the Project Site’s only access to an existing 
shared driveway, would be the minimum width required by the Fire Department, and 
would follow the path of an existing dirt driveway.   
 

Land Use Element 
 
Policy LU-33: 
Require that new development be compatible with the rural character of the area 
and the surrounding natural environment. 

 
Policy LU-38: 
Limit structure heights to ensure protection of scenic resources and compatibility 
with surrounding settings. 

 
The Project Site is visible from the Lost Canyon Trail and thus is located in a Scenic 
Resource Area (“SRA”).  The maximum height for a single-family residence within an 
SRA in the Coastal Zone is 18 feet above grade, which is the maximum height of the 
proposed single-family residence.  The 18-foot-tall design is appropriate for the Project 
Site, as it minimizes the viewshed disturbance and is similar to several homes to the 
north.  The Project would also comply with the LIP limitations on building site area, as 
the 9,383-square-foot building site area is less than the maximum of 10,000 square 
feet. 
 

ZONING CODE CONSISTENCY FINDINGS  
 
12. PERMITTED USE IN ZONE.  The Commission finds that the Project is consistent with 

the R-C-20 zoning classification, as a single-family residence is the principal permitted 
use in such zone with a CDP pursuant to County Code Section 22.44.1750.    County 
Code Section 22.44.1620 requires a Major CDP for projects proposing between 50 and 
5,000 cubic yards of grading.  A Major CDP is required because 5,182 cubic yards of 
grading is proposed. 
 

13. REQUIRED YARDS.  The Commission finds that the Project is consistent with the 
standards identified in County Code Sections 22.44.1375 and 22.44.1750, as the 
Project would meet all required setback standards, including the 20-foot front-yard 
setback, 15-foot rear-yard setback, and five-foot side-yard setback for all structures.   

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

identified in County Code Section 22.44.1250.  The maximum height for a single-family 
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residence within an SRA in the Coastal Zone is 18 feet above grade, which is the 
maximum height of the proposed single-family residence.   

 
15. COLORS/MATERIALS.  The Commission finds that the Project would utilize 

construction materials that are appropriate for the surrounding area.  Roofing materials 
are not glossy or reflective, and siding materials, including wood, stucco, and concrete, 
would utilize earth tones and no bright or white colors pursuant to County Code Section 
22.44.1320. 

 
16. 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 and is not within a Rural Village, no covered parking spaces are 
required, although a detached carport would be constructed as part of the Project. 

 
17. VEGETATION REMOVAL. The Commission finds that the Project is consistent with 

the vegetation removal methods requirements identified in County Code Section 
22.44.1240. The requested Major CDP is conditioned to prohibit the use of discing or 
other methods of clearance to bare earth within fuel modification areas, consistent with 
these requirements. The site plan associated with the Project depicts vegetation 
removal occurring only in areas where the single-family residence and carport will be 
located and within the associated fuel modification and brush clearance zones. 
Mapped H1 Habitats would not be subject to fuel modification.  The Project is also 
designed to ensure that the building site area, as much as possible, is located on the 
least steep portion of the Project Site within H3 Habitat, per the recommended ERB 
remapping (see Exhibit G – Informational Maps, attached to the Report to the 
Commission issued on April 17, 2023). 

 
18. BIOLOGICAL RESOURCES. The Commission finds that the Project is consistent 

with the biological resources requirements of County Code Section 22.44.1800. et. 
seq.    The Permittee’s biological assessment was reviewed by the Staff Biologist and 
the ERB, who found the Project, with modifications, to be consistent with local 
biological resources.  These modifications include a best management practices plan, 
runoff control measures, retaining a biological monitor, screening the site and staking 
the grading limits, preparing surveys and restoration plans for nesting birds, bats, and 
native trees, , and .  At its meeting on January 27, 2020, the ERB found that the Project, 
as modified, would not have an impact on biological resources.  All of the ERB’s 
recommended modifications have been included within the Project’s conditions of 
approval.   
 

19. GRADING REQUIREMENTS. The Commission finds that the Project is consistent 
with the applicable grading requirements identified in County Code Section 
22.44.1260. The Project is proposing 5,182 total cubic yards of grading, consisting of 
2,204 cubic yards cut, 387 cubic yards fill, 1,817 cubic yards export, and 2,563 cubic 
yards overexcavation and recompaction.  The Project is consistent with the applicable 
grading requirements because grading, including recompaction of the underlying 
unstable pad, would occur mostly within a level, previously graded area, and the 
Project is appropriately conditioned to restrict grading from initiating during the defined 
rainy season. 
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20. EXTERIOR LIGHTING. The Commission finds that the Project is consistent with the 

applicable exterior lighting requirements identified in County Code Section 
22.44.1270. The Project is proposing minimal outdoor lighting that would be 
appropriately shielded per LIP standards. The Project is appropriately conditioned so 
that all exterior lighting remains consistent with County Code Section 22.44.1270. 

 
21. FENCES AND WALLS.  The Commission finds that the Project is consistent with the 

standards identified in County Code Section 22.44.1310.  Fences in the Santa Monica 
Mountains Coastal Zone must be wildlife permeable unless they are within Fuel 
Modification Zone “A,” which typically extends 20 feet from habitable structures. TNo 
fencing, other than retaining walls, are proposed for the Project Site.   

 
22. BUILDING SITE AREA.  The Commission finds that the Project is consistent with the 

standard identified in County Code Section 22.44.1910.I, which refers to the maximum 
allowable building site area.  The total building site area of 9,383 square feet is within 
the maximum building site area of 10,000 square feet.  

 
23. HABITAT CATEGORIES.  The Commission finds that the Project is consistent with 

the standard identified in County Code Section 22.44.1920.  The building site area, as 
well as the areas of brush clearance, are designated as H3 and H2 Habitat by the LUP.    
While mapped H1 Habitat is located less than 200 feet to the east and west of the 
Project Site, no new fuel modification will be required within this area, per the plan 
approved by the Fire Department.    A driveway will traverse a portion of the H1 Habitat 
on the Project Site’s northeastern corner but this is permitted by County Code Section 
22.44.1890 C.2 when there is no other feasible alternative to provide access for 
development on a legal parcel.  The Project would meet this requirement because the 
proposed driveway location is the Project Site’s only access to an existing shared 
driveway, would be the minimum width required by the Fire Department, and would 
follow the path of an existing dirt driveway.   

 
Development within H2 Habitat is permitted when it is the most appropriate location 
and no feasible site within H3 Habitat is available.  While most of the residence would 
be located in H3 Habitat, some fuel modification, grading, and the OWTS would be 
located within H2 Habitat.  The small area of H3 Habitat (0.3 acres), underlying 
unstable soil, and required fuel modification makes this encroachment unavoidable.    
 
While the Project would be entirely within H2 and H3 Habitat, much of the residence 
and its ancillary development is proposed within an H1 Quiet Zone (100-200 feet from 
H1 Habitat).  Per the requirements of the LIP, residential development may only be 
permitted within an H1 Quiet Zone when it is the minimum development necessary to 
make use of the property, when there is no other feasible building site location, and 
when a maximum width is provided between development and H1 Habitat so that no 
H1 Habitat would be significantly degraded (County Code Section 22.44.1890 E).  The 
Project’s proposed location on the north-central portion of the Project Site is the most 
appropriate site for development  because it is the farthest feasible distance from 
mapped H1 Habitat, which is equidistant to the east and west.   
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Moving the development location further south—while somewhat lessening the area of 
H1 Quiet Zone affected—would directly disturb a greater area of H2 Habitat, result in a 
significant increase in grading volumes due to steep slopes, and extend the required 
driveway beyond 300 feet.  Moving the development location further south would also 
locate it closer to parklands immediately to the south, currently approximately 380 feet 
away.  Development within 100 feet of parklands is prohibited by the LIP (County Code 
Section 22.44.1900 C) and contrary to the policies of the LUP mentioned above.  
Therefore, the existing graded H3 Habitat area on the northern portion of the Project 
Site is the most appropriate location for development. 
 
The Project would result in 0.13 acres of direct development and 3.04 acres of fuel 
modification within the H2 Habitat.  These impacts cannot be mitigated through a 
habitat impact in-lieu fee (County Code Section 22.44.1950) because the County does 
not currently have a current valid Resource Conservation Program (“RCP”).  
Therefore, a condition of Project approval requires the impact to be mitigated through 
an in-lieu fee upon the adoption of a valid RCP or, alternatively, by proposing a 
mitigation plan to be approved by the Director of LA County Planning at a later date, but 
before grading and construction can occur. 

 
24. GRANT TERM.  The Commission finds that it is not necessary to require a grant term 

given the nature of the residential use and the surrounding area. 
 

COASTAL DEVELOPMENT PERMIT FINDINGS   

25. The Commission finds that the proposed development is in conformity with the 
certified local coastal program.  As proposed, the Project would comply with all 
applicable development standards for residences subject to the Santa Monica 
Mountains Local Coastal Program, which includes the LUP and LIP, including those 
standards related to permitted uses, building site area, habitat categories, height 
restrictions, and scenic resources. 

 
26. The Commission finds that any development, located between the nearest 

public road and the sea or shoreline of any body of water located within the 
coastal zone, is in conformity with the public access and public recreation 
policies of Chapter 3 of Division 20 of the Public Resources Code.  The Project Site 
is not located between the ocean and the nearest public road, so coastal access 
requirements do not apply. 

 
ENVIRONMENTAL FINDINGS 

27. The Commission finds that the Project is exempt from CEQA pursuant to State CEQA 
Guidelines section 15303 (Class 3, Construction or Conversion of Small Structures 
Categorical Exemption) and section 15304 (Class 4, Minor Alterations to Land 
Categorical Exemption).  The Class 3 Categorical Exemption specifically pertains to a 
single-family residence and its appurtenant structures, while the Class 4 Categorial 
Exemption specifically pertains to the proposed fuel modification and grading.   
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ADMINISTRATIVE FINDINGS 
 
28. HEARING PROCEEDINGS. [RESERVED] 

 
29. LEGAL NOTIFICATION.  The Commission 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 noticed 
and case materials were available on LA County Planning's website.  On March 23, 
2023, a total of 16 Notices of Public Hearing were mailed to all property owners as 
identified on the County Assessor's record within a 1,000-foot radius from the Project 
Site, as well as 20 to those on the courtesy mailing list for the Santa Monica Mountains 
Planning Area and to any additional interested parties.  In addition, story poles 
indicating the elevation of all parts of the structure were erected at the Project Site on 
March 24, 2023, pursuant to the LIP requirements (County Code Section 22.44.1440. 
 

30. 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 THAT: 

A. The Commission finds that the proposed development is in conformity with the 
certified local coastal program.   
 

B. The Commission finds that any development, located between the nearest public 
road and the sea or shoreline of any body of water located within the coastal zone, is 
in conformity with the public access and public recreation policies of Chapter 3 of 
Division 20 of the Public Resources Code.   

 
THEREFORE, THE COMMISSION: 

 
1. Finds that the Project is exempt from the California Environmental Quality Act pursuant 

to State CEQA Guidelines sections 15303 (Class 3, Construction or Conversion of 
Small Structures categorical exemption) and 15304 (Class 4, Minor Alterations to 
Land); and 
 

2. Approves MAJOR COASTAL DEVELOPMENT PERMIT NO. RPPL2017006647 
subject to the attached conditions. 

 

ACTION DATE: April 26, 2023 

MG:RG:TM 
4/13/23 
c: Zoning Enforcement, Building and Safety 



 

LOS ANGELES COUNTY 
DEPARTMENT OF REGIONAL PLANNING 

 
DRAFT CONDITIONS OF APPROVAL 

PROJECT NO. 2017-004054-(3)  
MAJOR COASTAL DEVELOPMENT PERMIT NO. RPPL2017006647 

 
PROJECT DESCRIPTION 
 
The project is a Major Coastal Development Permit (“Major CDP”) to construct a new 
single-family residence with more than 5,000 cubic yards of grading located on a 9.9-acre 
property in the Santa Monica Mountains Coastal Zone 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 Section 22.44.1090 
of the County Code. 
 

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 
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not limited to, depositions, testimony, and other assistance provided to permittee or 
permittee's counsel.   

 
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 of 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 $698.00.  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 by Zoning Enforcement Staff prior to final 
approval (per Condition 28), one inspectionthree years after final approval, and 
one inspection by an LA County Planning Staff Biologist (“Staff Biologist”) after 
five years have elapsed.  Inspections may be unannounced and may be conducted 
utilizing any available technologies, including, but not limited to, unmanned aircraft 
systems (UAS).  

 



PROJECT NO. 2017-004054-(3) 
MAJOR COASTAL DEVELOPMENT PERMIT NO. 
RPPL2017006647 

DRAFT CONDITIONS OF 
APPROVAL 

PAGE 3 OF 11 
 

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 $200.00 per Zoning Enforcement inspection, $298.00 
per Staff Biologist inspection, or the current recovery cost at the time any additional 
inspections are required, whichever is greater. 

 
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 Sections 22.44.1130 and/or 22.44.1140 of the County Code. 

 
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 June 26, 2023. 
 

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 building site area, as defined in the County Code Section 22.44.630, shall be 

limited to 9,383 square feet.   
 

17. Prior to the issuance of building permits, the permittee shall obtain a “Post Coastal 
Commission Approval of Onsite Wastewater Treatment System” from the County 
Department of Public Health (“Public Health”) Environmental Health Division and a 
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will-serve letter from the local water purveyor with all conditions met, to the 
satisfaction of Public Health. 

 
18. The permittee shall comply with all conditions set forth in the attached Public Works 

letter dated June 6, 2017, to the satisfaction of said department.  
 

19. The exterior colors of all structures shall be earth-toned and shall not include bright 
or white tones.  No glossy or reflective materials are permitted for exterior 
construction, other than glass, which shall be the least reflective variety available. 

 
20. Equipment for grading, construction, and fuel modification shall be pressure-washed 

before transport to the property to remove dirt and any invasive plant propagules. 
Contractors for grading and construction shall be informed of a policy to pressure-
wash equipment before transport to the property to remove any encrusted soil and/or 
plant propagules from the undercarriage, chassis, wheel wells or other parts and that 
the biological monitor will be checking equipment at entry to the property. 
Contractors shall be informed of the requirement to supply drip pans to be placed 
under all construction vehicles when parked on the property. The biological monitor 
shall have authority to check entering construction equipment and send out for 
washing any equipment with encrusted dirt and/or plant propagules in the 
undercarriage, chassis, wheel wells or other parts. The biological monitor shall report 
on the procedures to check equipment washing and results. The biological monitor 
shall report on whether the contractor has supplied drip pans to be placed under 
stationary equipment and other parked vehicles. The biological monitor shall report 
on these procedures and results in the initial project reports to LA County Planning. 

 
21. A Construction Runoff Plan shall be prepared that depicts the locations of any 

sediment and debris traps, any straw wattles, sandbags, or silt fence that will be used 
to direct flows to the traps, and flow directions. The permittee’s contractor shall 
inspect the traps and other containment devices to ensure proper function. The plan 
shall be implemented during the rainy season or prior to rain events. 

 
22. The permittee’s contractor shall comply with all litter and pollution laws and shall 

provide covered trash receptacles so that all food scraps, food wrappers, beverage 
containers, etc. can be disposed of. The contractor shall empty the trash receptacles 
at the end of each day or as needed and dispose of the trash at an off-site landfill.  

 
23. The permittee’s contractor shall ensure that no debris, bark, slash sawdust, rubbish, 

cement or concrete or washing thereof, oil petroleum products, or other organic 
material from any construction, or associated activity of whatever nature, shall be 
allowed to enter into, or be placed where it may be washed by rainfall or runoff into the 
nearby stream.  

 
24. The permittee’s contractor shall refuel and lubricate all equipment over drip pans or 

other appropriate containment devices.  
 

25. The permittee’s contractor shall position all stationary equipment and any equipment 
that is to be repaired over the drip pans or other appropriate containment devices.  
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26. The permittee’s contractor shall check and maintain all equipment on a daily basis in 

order to prevent leaks. If a leak occurs, the permittee’s contractor shall immediately 
clean up any spills and fix the leak.  

 
27. The permittee’s contractor shall make available at the property all supplies necessary 

for clean-up of spills (absorbent and barrier materials in quantities determined by the 
permittee’s contractor to be sufficient to capture the largest reasonably foreseeable 
spill and drums or containers suitable for holding and transporting contaminated 
materials). 

 
28. Prior to final approval, the H1 Habitat north of the on-site driveway shall be completely 

cleared of stored materials and trash. Items shall be transported to a landfill in closed 
containers. The debris pile containing non-native plants near the Project Site’s 
eastern boundary shall be removed to a landfill in closed containers. LA County 
Planning Staff shall conduct an inspection to confirm these actions have been taken 
prior to final approval.  Remaining non-native plants within the H1 Habitat north of the 
driveway shall be selectively weeded twice a year—in the spring prior to weed seed-
set and in the autumn prior to winter rains.   

 
29. H1 Habitat area north of the on-site driveway shall not be used for storage of any 

items, and vehicles shall not drive over the substrate during any part of the grading or 
construction.  A temporary chain link fence, at least four feet high with steel stake 
support, shall be placed on the north side of the on-site driveway prior to any grading 
or construction. The biological monitor, in coordination with the project foremen, shall 
ensure maintenance of the fencing on the north side of the driveway throughout 
construction activities.  H1 Habitat shall be protected from vehicle traffic by planting 
a row of mulefat (Baccharis salicifolia) along the north side of the driveway in the 
autumn following completion of construction. 

 
30. The Staff Biologist shall inspect the Project Site for substantial compliance with the 

landscape and runoff plan with respect to 90 percent cover, runoff capture, and 
filtration  five years after the certificate of occupancy is issued . At that time, the 
permittee shall contract with a landscape architect or other qualified person to 
prepare a plan depicting the existing landscape conditions, runoff capture, and runoff 
use within the fuel modification areas. This plan shall be provided to the LA County 
Planning Staff biologist for review and, if necessary, a field inspection shall be 
conducted.   If the Project Site is found to be noncompliant with the landscape and 
runoff plan, a remedial plan shall be devised by the LA County Planning staff biologist.  
The permittee shall provide new plans when site conditions substantially comply with 
the approved landscape and runoff plan, or after five years, whichever is sooner.  

 
31. Per the requirements of County Code Section 22.44.1920 J, prior to issuance of the 

grading or building permit for the project, the permittee shall dedicate a permanent 
Irrevocable Open Space Conservation Easement over all areas of the Project Site 
with grades of more than 50% that are located outside of the existing Conservation 
Easement held by the Mountains Recreation Conservation Authority (Recorded as 
Instrument No. 06-1803672 on August 14, 2006).  This easement shall be held by the 
County on behalf of the People of the State of California. No development, as defined 
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in County Code Section 22.44.630, grazing, or agricultural activities shall be allowed 
in the Irrevocable Open Space Easement, except for  the following:   
 

a. Fuel modification required by the Fire Department undertaken in accordance 
with the final approved fuel modification plan for the permitted development 
and/or brush clearance required by the Fire Department for existing 
development on adjoining properties;  

b. Drainage and polluted runoff control activities required and approved by Public 
Works and LA County Planning  for permitted development;  

c. If approved by the County as an amendment to the CDP or a new CDP: 
i. Planting of native vegetation and other restoration activities;  

ii. Construction and maintenance of public hiking trails;  
iii. Construction and maintenance of roads, trails, and utilities consistent 

with easements in existence prior to approval of the permit; and  
iv. Confined animal facilities only where consistent with County Code 

Section 22.44.1940.  
  
The permittee shall provide evidence of the recordation of a valid dedication to the 
County, and acceptance by the County, or a valid dedication to another public entity 
acceptable to the Director, and acceptance by said public entity, of a permanent, 
Irrevocable Open Space Conservation Easement in favor of the People of the State of 
California over the Irrevocable Open Space Conservation Easement Area for the 
purpose of habitat protection.  The text of the dedication shall be approved by the 
Director prior to recordation. The recorded easement document shall include a formal 
legal description of the entire property and a metes and bounds legal description and 
graphic depiction, prepared by a licensed surveyor, of the Irrevocable Open Space 
Conservation Easement Area.  The easement document shall be recorded free of 
prior liens, including tax liens, and encumbrances. The recorded easement document 
shall reflect that no development shall occur within the Irrevocable Open Space 
Conservation Easement, except as otherwise set forth in the CDP conditions, 
consistent with the exceptions detailed in this condition. Recordation of the easement 
on the Project Site shall be permanent.   

 
32. Prior to issuance of building or grading permits, seasonally timed special status and 

sensitive plant survey(s) shall be conducted by a qualified botanist to document the 
locations(s) and number(s) of any special status plants that may occur within the 
Project Site.  They survey(s) shall be conducted not more than one year prior to the 
initiation of construction and shall coincide with the appropriate blooming periods for 
each special status plant species with potential to occur.  A summary of findings shall 
be submitted to LA County Planning Staff (and to other pertinent resource agencies, 
if necessary) prior to the onset of construction activities. 

 
If any special status plants are identified on the Project Site, the following avoidance 
and restoration measures shall be followed: 
 
a. All special status plants that can be feasibly avoided shall be protected from harm 

during the construction phase and initial fuel modification. 
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b. If any special status plants cannot be feasibly avoided, a mitigation plan shall be 
developed that contains the following information: the number of specimens 
affected; identification of on-site preservation location(s); method for restoration, 
enhancement, and/or transplanting; a performance standard replacement ratio of 
1:1 per impacted Rare Plant Rank (“RPR”) 4 specimen and 2:1 per impacted RPR 
1, 2, or 3 specimen, to be achieved within three years; and adaptive management 
and remedial measures in the event that the performance standard is not 
achieved.  If on-site mitigation is not feasible, off-site mitigation may be allowed at 
a replacement ratio of 2:1 per impacted RPR 4 specimen and 4:1 per impacted 
RPR 1, 2, or 3 specimen. 

 
33. During fuel modification, the permittee shall retain as many non-sprouting species 

as possible.  Such species usually have a single trunk, which shall not be cut off in 
pruning, as this results in the death of the plant.  The permittee shall utilize multiple-
trunked, resprouting species for removal over non-sprouters.  The remaining multi-
trunked shrubs shall be pruned in a staggered, clumped pattern on an alternating 
schedule, allowing two to three years between prunings for any one clump.  Re-
sprouting species can be pruned to near ground level.  Locally indigenous plants 
thinned for fuel modification shall be chipped up and used as native plant mulch.  
Disking and indiscriminate clearing is prohibited in any fuel modification zone.  
During the removal of fuel ladders from trees, lower branches shall be pruned up to 
one-third of tree height for trees less than 18 feet tall, or up to six feet maximum for 
trees 18 feet and taller.   
 

34. The permittee shall include provisions for permanent irrigation in Fuel Modification 
Zones A and B and for  temporary irrigation in Fuel Modification Zone C for 
establishment of new native plants in Zone C and outside of fuel modification zones. 
 

35. Exterior lighting shall comply with the provisions of County Code Section 
22.44.1270 in order to avoid light trespass. 
 

36. Prior to the issuance of a grading permit, a qualified biologist shall be retained by the 
applicant as the lead biological monitor subject to the approval of the Director. That 
person shall ensure that impacts to all biological resources are minimized or avoided 
and shall conduct (or supervise) pre-grading field surveys for species that may be 
avoided, affected, or eliminated as a result of grading or any other site preparation 
activities. The lead biological monitor shall ensure that all surveys are conducted by 
qualified personnel (e.g., avian biologists for bird surveys, herpetologists for reptile 
surveys, etc.) and that they possess all necessary permits and memoranda of 
understanding with the appropriate agencies for the handling of potentially-
occurring special-status species. The lead biological monitor shall also ensure that 
daily monitoring reports (e.g., survey results, protective actions, results of protective 
actions, adaptive measures, etc.) are prepared, and shall make these monitoring 
reports available to LA County Planning and the California Department of Fish and 
Wildlife (“CDFW”) at their request. 
 

37. The permittee shall delineate the proposed grading limits of the building site or the 
extents of the proposed development area, whichever is greater, the driveway, and 
the extents of the fuel modification zones before any of the measures outlined below 
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are implemented. The contractor shall not remove any native vegetation during 
staking and shall set the stakes so that they are clearly visible. The locations of the 
stakes within the fuel modification zones shall be recorded using GPS and provided 
to the biological monitor. 
 

38. Initial staging, grubbing, grading, and construction shall be scheduled to occur 
outside the nesting season of birds as defined by the CDFW, if feasible. Regardless 
of timing, breeding bird surveys shall be conducted before any activities are 
scheduled to occur and before installation of any protective fencing (see below), as 
follows: 
 

a. If initial grubbing, grading, and construction activities are scheduled to occur 
outside CDFW’s defined nesting season (generally February 1 - August 31), a 
qualified biologist with experience in conducting breeding bird surveys in the 
Santa Monica Mountains shall conduct a survey within seven days prior to, and 
again within three days prior to, the date that activities are scheduled to begin. 
The biologist shall focus efforts within the grading area, development area, the 
fuel modification zones, the driveway area, and areas within 50 feet of them. The 
biologist shall also survey 300 feet beyond these areas, as access allows. 
 

b. If avoidance of the avian breeding season is not feasible, a qualified biologist with 
experience in conducting breeding bird surveys in the Santa Monica Mountains 
shall conduct weekly bird surveys beginning 30 days prior to the initiation of 
project activities, to detect protected native birds occurring in suitable nesting 
habitat that is to be disturbed and (as access to adjacent areas allows) any other 
such habitat within 500 feet of the disturbance area. The surveys shall continue 
on a weekly basis with the last survey being conducted no more than three days 
prior to the initiation of project activities. If a protected native bird is found in 
suitable nesting habitat, all project activities within 300 feet of on- and off-site 
suitable nesting habitat, or within 500 feet of suitable raptor nesting habitat, may 
be delayed until August 31. Alternatively, the qualified biologist may continue the 
surveys in order to locate any active nests. If the biologist determines that there 
are active nests within or adjacent to these areas, they should establish 
appropriate buffer zones, as defined in “c” below. 
 

c. If an active nest is found, regardless of time of year, project activities within 300 
feet of the nest, or within 500 feet of raptor nests, or as determined by a qualified 
biological monitor, shall be postponed until the nest is vacated and juveniles 
have fledged and there is no evidence of a second attempt at nesting. Flagging, 
stakes, or construction fencing shall be used to demarcate the inside boundary 
of the buffer of 300 feet (or 500 feet) between the project activities and the nest. 
Project personnel, including all contractors working on site, shall be instructed 
on the sensitivity of the area. 

 
d. The qualified biologist shall provide the Director with a brief report summarizing 

the results of the surveys, as well as a description and assessment of 
implemented protective measures described above to document compliance 
with applicable state and federal laws pertaining to the protection of native birds. 
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e. If the qualified biologist determines that a narrower buffer between the project 
activities and observed active nests is warranted, they shall submit a written 
explanation as to why (e.g., species-specific information; ambient conditions 
and birds’ habituation to them; and the terrain, vegetation, and birds’ lines of sight 
between the project activities and the nest and foraging areas) to LA County 
Planning and CDFW. Based on the submitted information, the Director (in 
consultation with CDFW) will determine whether to allow a narrower buffer.  In 
circumstances when activities are scheduled to occur between an original buffer 
and a reduced buffer, a qualified biologist shall monitor the nest before, during, 
and after the activities, to determine if it is being affected. 

 
i. The only activities that shall be allowed between the original buffer and 

the reduced buffer are those that generate noise levels less than 60 dBA 
as measured at the resource. The biologist shall record noise levels 
every hour and must have the authority to stop any activities that exceed 
60 dBA if they determine that it is affecting, or has the potential to affect, 
the outcome of a nest. 

ii. The biologist shall send weekly monitoring reports to LA County Planning 
and, upon request, to CDFW, documenting the status of monitored 
nests, and shall notify LA County Planning immediately if project 
activities damage active avian nests. 
 

39. Temporary wildlife fencing shall be utilized to reduce the potential for wildlife being 
harmed by or moving into the work site. The project proponent’s contractor shall 
delineate the grading limits/approved development area and shall fence the area in 
its entirety with green screen before beginning removal of any vegetation, as follows: 
 
a. To install the screen, laborers will remove a five-foot strip of vegetation at the 

limits of the grading/development area using hand-held tools to allow wildlife, 
including special status species, a chance to escape and reduce the potential of 
them being crushed by heavy machinery. 
 

b. The green screen shall be partially buried, or fitted with silt fence that is partially 
buried, in a manner that reduces the potential for wildlife moving back in. 

 
c. Laborers installing the fence shall remain within the cut areas and any paths 

leading to it. 
 
d. A biologist shall monitor fence installation so that they can capture and relocate 

wildlife as necessary, and to ensure that no protected trees or special status 
plants are impacted during installation. 

 
e. The biologist shall hold a CDFW Scientific Collectors Permit authorizing 

handling of invertebrates, reptiles, amphibians, and mammals. 
 
f. A gated entrance shall allow ingress and egress. The gates shall remain open 

until after the biological monitor conducts a pre-construction survey and shall 
be closed only after vegetation is cleared from within the fenced area (see 
below). 
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40. A pre-construction biological resources survey shall be conducted within the area 

that is screened and within areas adjacent to the driveway on the day after screening. 
 
a. The permittee shall plan to remove vegetation from within the screened area no 

more than one day after completion of the pre-construction biological resources 
survey. 
 

b. Laborers shall use handheld tools to remove the vegetation. Using handheld 
tools will allow wildlife, including special-status species, a chance to escape and 
reduce the potential of them being crushed by heavy machinery. 

 
c. A biologist shall monitor vegetation removal to capture and relocate wildlife as 

necessary.  The biologist shall hold a CDFW Scientific Collectors Permit 
authorizing handling of invertebrates, reptiles, amphibians, and mammals. 

 
41. Initial grubbing and grading shall occur three to seven days after vegetation has been 

cleared from the proposed development area/grading limits. The delay between 
vegetation clearance and the grubbing and grading activities allows wildlife, 
including special-status species, a chance to escape and reduces the potential of 
them being crushed by heavy machinery.  A biologist shall monitor grubbing and 
grading to capture and relocate wildlife as necessary.  The biologist shall hold a 
CDFW Scientific Collectors Permit authorizing handling of invertebrates, reptiles, 
amphibians, and mammals. 

 
42. Fuel modification shall occur on the Project Site after or concurrently with the 

construction phase of the proposed project, as directed by the Fire Department. 
 
a. A qualified biologist shall implement the Nesting Bird Survey & Protection Plan 

before fuel modification occurs. 
 

b. A qualified biologist shall be present during initial fuel modification activities and 
shall stake the limits of fuel modification and flag any areas or plants to be 
excluded from fuel modification.  The stakes shall remain in place until after fuel 
modification activities have been completed. 

 
c. A qualified biologist shall be present during initial fuel modification activities to 

ensure that no protected trees or special-status species are damaged by the fuel 
modification activities. 

 
43. Any future development on the subject property or improvements to the approved 

development shall require a CDP amendment or new CDP. Prior to final approval, 
the permittee shall provide evidence of the recordation of a deed restriction against 
the property, free of prior liens, including tax liens and encumbrances which the 
Director determines may affect the interest being conveyed.  The Director shall 
approve the text of the deed restriction reflecting this future improvement restriction. 
The deed restriction shall apply to the entirety of the Project Site, and shall insure 
that any future structures, future improvements, or change of use to the permitted 
structures authorized by the CDP, including but not limited to, any grading, clearing 
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or other disturbance of vegetation, shall require the approval of an amendment to 
the CDP or the approval of an additional CDP, and that the exemptions otherwise 
provided in subsections A.1 or A.2 of County Code Section 22.44.820 shall not 
apply. The permittee shall provide evidence that the deed restriction appears on a 
preliminary report issued by a licensed title insurance company for the Project Site. 
 

44. Per County Code Section 22.44.1260 F, grading shall be prohibited during the rainy 
season, defined as October 15 of any year through April 15 of the subsequent year. 
 

45. The Project shall provide mitigation through the County’s Resource Conservation 
Program (“RCP”), if such program is valid and in effect, or shall otherwise provide 
mitigation through restoration as mitigation pursuant to County Code Section 
22.44.1950. If the RCP is valid and in effect at the time of implementation of this 
condition, the RCP may be utilized as mitigation instead of restoration. Pursuant to 
County Code Section 22.44.1950 A.3.f.i, the Habitat Impact Fee shall be calculated 
at the current updated in-lieu fee amount in effect at the time of, and shall be paid 
prior to, issuance of the Project’s certificate of occupancy. Should the RCP not be 
valid and in effect at the time of implementation of this condition, the Director shall 
require restoration as mitigation instead of reliance on the RCP pursuant to County 
Code Section 22.44.1950.A, and the Project shall provide mitigation pursuant to 
County Code Section 22.44.1950.C. If mitigation as restoration is required, the 
permittee shall submit a restoration and/or enhancement plan consistent with the 
LIP for review and acceptance by the Director prior to issuance of grading or building 
permits. The habitat restoration or enhancement shall be completed prior to or 
concurrently with construction of the Project and in any case, the vegetation and 
irrigation installation for the restoration and/or enhancement shall be completed 
prior to issuance of certificate of occupancy for any portion of the Project. 

 
Attachment:  
Exhibit 1    Public Works letter dated June 6, 2017 



Los Angeles County 
Department of Regional Planning 

Planning for the Challenges Ahead 

COASTAL DEVELOPMENT PERMIT BURDEN OF PROOF 
Pursuant to Zoning Code Section 22.56.2320, the applicant shall substantiate the following: 

(Do not repeat the statement or provide Yes/No responses. If necessary, attach additional pages.) 

A. That the proposed development is in conformity with the certified local coastal program. 

Building in the proposed Hl buffer area is the only feasible area to build . It is mostly 
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It will not encroach into the environmentally sensitive habitat area (ESHA). The 

proposed plan is going off the original setbacks that owners were working off on when they 

purchased the house, that being 100' from the ESHA. In addition, due to the numerous fuel 

modifications from the surrounding homes, the area has already been disturbed, and will not be 

affected by any proposed development. 

B. That any development, located between the nearest public road and the sea or shoreline of any body 
of water located within the coastal zone, is in conformity with the public access and public recreation 
policies of Chapter 3 of Division 20 of the Public Resources Code. 

The property is in conformity with the public access and public recreation policies of chapter 

3 of d1v1s1on 20 of the public resources code. 

APPLICANT'S AFFIDAVIT 

I (We) being duly sworn, depose and say that the foregoing answers and statements herein contained 

and the information submitted are in all respects true and correct. 

Executed this 26th day of_oc_t_o_b_e_r ___________ at 2189 stunt Rd, Calabasas, CA 91302 

Signed ~ ~ 
-Albert Enayati 

Los Angeles County Department of Regional Planning I 320 W. Temple Street I Los Angeles, CA 90012 
Phone: (213) 974-6411 I Fax: (213) 626-0434 I http://planning.lacounty.gov 
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Unincorporated Coastal Zone, Santa Monica Mountains, Los Angeles County 

Meeting of January 27, 2020 
(Approved by ERB on 15 June 2020) 

PRESENT:  

ERB Members 
Rosi Dagit 
Ron Durbin 
Margot Griswold, PhD 
Danielle LeFer, PhD 
Travis Longcore, PhD (Vice Chair) 
Jennifer Mongolo (Chair) 

Regional Planning Staff 
Rob Glaser, Supervising Regional Planner,  

Coastal Permits 
Shirley Imsand, PhD, Senior Biologist,  

ERB Coordinator 
Clark Taylor, Planner 

Case materials, ERB Resource descriptions, and a full video recording of the ERB meeting are posted 
under the meeting date: http://planning.lacounty.gov/agenda/erb  
 

PART I – A. ROLL CALL 
 
PART II – APPROVAL OF MINUTES 

B. Discussion and approval of minutes from ERB meeting of 18 November 2019.  
Motion/Second by Griswold/Longcore: Move to approve minutes  

Vote - Ayes: Durbin, Griswold, Longcore, Mongolo Abstaining – Dagit, LeFer 
 
PART III – OLD BUSINESS  
 

C. Afghani Residence 
 Project No. 2017-004054-(3) 
 Permit No. Minor CDP RPPL2017006647 

 APNs: 4455-017-024 
 Address: 25740 Mulholland Highway, Calabasas, CA 91302 

 Location: Cold Creek Watershed 
 USGS Quad: Malibu Beach 
 Applicant: Sam Afghani 
 Biologist: Daniel S. Cooper 
 DRP Planner: Clark Taylor for Tyler Montgomery 
 DRP Biologist: Shirley Imsand, Ph.D., Senior Biologist 

 

 
Chair Mongolo recused from review of the project because she had worked on it as DRP biologist.   
Vice-Chair Longcore directed the meeting during continued project review at this meeting of  
January 27, 2020, Afghani Residence, R2017-004054-(3). 
 
MINOR COASTAL DEVELOPMENT PERMIT NO. CDP RPPL2017006647 
Applicant proposes the construction of a 5,390-square-foot single-family residence and 725-square-foot 

carport on 10-acre property in the Santa Monica Mountains Local Coastal Plan Area. The residence 
would have a maximum height of 18 feet above grade, and a total of 2,619 cubic yards of grading would 
occur (2,204 cy cut, 387 cy fill, 28 cy import, 1,845 cy export). The project would also include a septic 
system, driveway, and other appurtenant facilities on a total building site of approximately 9,383 square 

http://planning.lacounty.gov/agenda/erb
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feet. ERB review is required, as the project site is within H2 Habitat, and its access driveway traverses 
H1 Habitat. The pad has an elevation of approximately 830 feet and would be visible from a significant 
ridgeline to the west and from Lost Canyon Trail to the east, both of which are at higher elevations. 
Single-family residences and equestrian facilities are located within a 500-foot radius to the north, while 
vacant land and open space are located in all other directions. Land owned by the Mountains 
Restoration Trust is located immediately adjacent to the south. The project site is accessed by a private 
driveway that connects to Mulholland Highway, approximately 1,100 feet to the north. The existing 
driveway is paved and ultimately accesses vacant land further to the south. A new driveway of 290 feet 
in length would access the existing private driveway. Land use designation is RL20, Rural Lands—1 
du/20ac; Zoning Code is R-C-20, Rural Coastal—20 Acre min. lot size. 

 
The project originally proposed to remap 14,390 square feet of H1 Habitat on the subject property to H3 

Habitat.  It would also remap 1.1 acres of H2 Habitat to H1 Habitat (with Selaginella sp.), resulting in a 
total net gain of 32,117 square feet (0.7 acres) of H1 Habitat.  17,828 square feet of H2 Habitat would 
also be remapped as H3 Habitat.  If the remapping is accepted, the resulting fuel modification would 
result in no fuel modification of H1 Habitat (as all Selaginella communities would be avoided) and 
approximately 4.4 acres of fuel modification in H2 Habitat (7,259 square feet Zone A, 1.5 acres Zone 
B, 2.8 acres Zone C).  If the remapping is not accepted, the project would result in approximately 4.8 
acres of fuel modification in H2 Habitat (12,149 square feet Zone A, 1.6 acres Zone B, 2.9 acres Zone 
C) and approximately 2,111 square feet of fuel modification would occur in H1 Habitat (all Zone C). 

 
The project was reviewed by ERB on 16 April 2018, and ERB requested the project to return with evaluation 

of the fuel modification with respect to impact on Selaginella sp.; evaluation of driveway length; 
evaluation of alternative locations for the residence; and provide a landscape plan update to standard 
LIP requirements. 

A modification of H3 to H1 habitat will be proposed by DRP for the northeast corner to maintain connectivity 
of the drainage course.  Fuel modification would occur in Zone C in the brushland part of the H1 habitat 
to the east of the proposed residence.  The proposed residence will be equidistant from the two areas 
of H1 on the property, in H3 habitat, and in the H1 buffer and H1 quiet zone of both areas of H1. 

 
Resources: H1 habitat, H2 Habitat, Cold Creek Watershed, Significant Ridgeline, Lost Canyon Trail, 

adjacent to preserved open space  
 
Present:   Sam Afghani, Applicant  
      Matt Gifani, Architect 
      Dan Cooper, Cooper Ecological Consultants 
 

ERB Comments: 
 

1. ERB questioned if there were aerials from the 1970s when the disturbance of the site is stated 
to have first occurred.  The applicant states that the entry meadow is an artifact of that clearing.   
Applicant: The oldest aerials available on Google are in the 1990s.  Applicant states that the entry 
meadow is probably a result of previous disturbance.  The entry H1 has no special interest plants or 
special wildlife habitat.  The native wildflowers of the entry meadow are all common plants and not 
alluvial species.  The biologist’s experience is that the volcanic soils of the area are very coarse and 
even after disturbance grow back with a lot of natives, as the soils are somewhat inhospitable to non-
natives.  Common non-native plants characterized the area on the 2017 site visit such as Bromus spp., 
Centaurea melitensis, Hirschfeldia sp., Hordeum spp.  The common shrub in the entry area is a native, 
Hazardia squarrosa, an early successional shrub of coastal sage scrub, not an alluvial fan shrub. 

2. ERB proposed that the entry H1 could be a persisting wildflower meadow on soils deposited 
from the feeding drainage.  It could possibly be compacted by storage of construction 
materials rather than grading.  There is evidence that the wet-year native plant community is 
site-specific, possibly persisting from a time before disturbance, evidenced by the plant 
community continuation in the drainage across the entry paved road. 
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3. The driveway 20-ft. wide and hammerhead will need 10-ft. clear-to-sky on all sides for Fire 
safety.  The H1 grassland area to the north has very low vegetation and does not need 
modification.  Areas of chaparral brush will need modification to low vegetation types for 10-
ft. each side of the driveway and hammerhead. 

4. ERB asked about position of the septic system, shown on the Health  
Department approved plan as located on the east side of the house and in the H1 buffer, but 
on the landscape plan, shown as located south of the house outside the H1 buffer. 
-Applicant stated he has an approval from Health Dept. for septic located south of the house.  DRP will 
need a copy of this approval. 

5. ERB asked why the garage is 20- to 30-ft. separated from the house and not clustered. 
-Applicant stated that the separation was needed to accommodate a hammerhead, and still provide 
least impact to vegetation with fuel modification.  The plan needed to be adjusted to one-story from the 
previous plan due to views from scenic resources of the area, but leaving the same footprint facilitated 
the project’s progress. 

6. Full cut-off of light emissions between 80-90° (10° of vertical) can be achieved by having lights 
recessed into structures.  This is important in scenic and natural areas for eliminating night 
glare into dark skies.  

7. The landscape plan should eliminate trees such as Quercus agrifolia and Platanus racemosa, 
as there are no trees in the surrounding natural landscape, and these plants require a lot of 
water.  Substitute a native plant of the area for these trees. 

8. Romneya coulteri is sometimes invasive, so substitute a native plant of the area for Romneya 
coulteri. 

9. The house should be built of fire-resistant materials such as sheet metal and concrete-block, 
as it cannot be protected by vegetation like a tree grove from flying embers.  This is an area 
of chaparral, not trees. 

10. ERB questioned whether public access is allowed in the conservation easement area. 
-Staff observed equestrians using the trails of the project parcel. Staff determined there is no provision 
for public access in the Conservation Easement document for the project parcel.  Existing easements 
would be honored, but none are known.  Public trails could be proposed, but none have been proposed. 

 
The Section Head of Zoning Permits District 3 stated that all debris would be cleared from the area north 
of the driveway on the parcel previous to the Hearing for project approval.  The pile of building blocks and 
earth debris covered with non-native plants will also be removed if on the parcel, but will remain if on the 
adjacent parcel to the north. 
 
 
ERB MOTIONS: 
Remapping: 
Motion/Second by Griswold/Dagit: ERB concurs with the proposed remapping of H1 north of driveway. The 
driveway and utility lines should be mapped H3.  Other remapping previously approved is accepted.  
 Vote – Ayes: unanimous 
 
Recommendations: 
Motion/Second by Dagit/Griswold: Adopt the current recommendations for the project which include a 
restoration plan for the H1 area north of the driveway. 
 Vote – Ayes: unanimous 
 
Consistency: 
Motion/Second by Griswold/Longcore: The project is consistent with the biological resource protection 
policies and development standards of the Santa Monica Mountains Local Coastal Program and Local 
Implementation Program after modification according to recommendations. 

Vote – Ayes: unanimous 
____________________________________________________________________________________ 
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PART IV– Discussion 
D.  Continued discussion of characteristics and timing following fire that indicate native tree 
survival and vigor, especially for oaks (genus Quercus) 
 
ERB Comments, experience of Rosi Dagit of SMM Resource Conservation District : 

1. Oaks are considered adapted to fire. 
2. Since a 1993 fire, three (3) natural quadrats of 100 oaks total in the SMM have been followed 

through drought and fire of variable severity.  The drought previous to the 1993 fire was three 
(3) years in duration. The most impact on trees from the 1993 fire was seen in the driest 
habitat, Red Rock Canyon of the SMM.  After 5 years all trees showed good recovery in 
canopy.  Only the blackened bark on trunks was evidence of recent fire. 

3. In 2018, 41 quadrats of oak trees on 25 m2-plots were added (about 200 trees)—previous to 
the Woolsey Fire—with the objective of census in areas with sensitive species that might be 
affected by drought, not necessarily to examine effects of fire. The drought preceding the 
Woolsey Fire was seven (7) years long. Trippet Ranch lost 20 acres of oak trees in the 
drought.  About half of these 41 sites burned in the Woolsey Fire of 2018.11. National Park 
Service data sheets were used to quantify intensity of burn on the plots that burned, 
immediately following the fire.  The data from these plots will be more quantitative and more 
detailed than previous data. 

4. Individuals of note that might be evaluated immediately as “dead”, but were not:   
-One specimen had large areas of bark falling off, yet its adventitious buds were thriving. 
-Another specimen had a basal cavity that harbored embers and a slow burn for a 
considerable period, had leaves severely scorched for about two-thirds of its height, and a top 
canopy that was apparently unscathed.  This tree seems to have withstood wind forces that 
toppled other nearby, less apparently fire-damaged trees.  The other nearby oaks fell in wind 
due to structural weakening. 
-Malibu Creek State Park massive oaks on the Crags Road or High Trail planted in the late 
1930s by the movie company that owned the land at that time, were singed/scorched in the 
Woolsey Fire, and are now completely recovered, a little over one year later. 

And on the other hand, 
-Dr. LeFer mentioned a number of trees that appeared to not be too badly damaged on a flat 
area of ground, that then uprooted after the fire.  The suggested explanation is that the top 
roots, which are important for stability all around the tree on flat ground, could have burned to 
the point that structural integrity of support was lost.  Strong winds in December 2018 could 
have toppled them. 
-One observation on Grandmother Oak was that due to root exposure above the ground, 
embers traveled below ground into roots and burned there for an extended period, weakening 
the tree stability considerably. 

5. First, one should consider safety hazards likely from tree fall, but if possible, leave a tree that 
burned through at least one spring with rainfall before removing it as ‘dead’ because it has no 
sign of life. 

6.  Epicormic growth is often the first sign of life following fire, and this growth is photosynthetic 
providing energy to the tree.  Epicormic growths are often from areas close to the center of 
the tree trunk, possibly most distant or protected from burn damage and centrally located to 
nutrient supply from the roots. 

7. Riparian losses were significant in the Woolsey Fire, and remaining areas are somewhat 
distant from the coast.  This is possibly due to reduced rainfall with climate change, causing 
coastal streams and ground water flows to dry before reaching the coast. 

8. Sycamores, alders, and bays tend to collapse from fire and from severe drought stress, and 
then sprout from the base. 
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9. On the SMM RCD website, the Native Tree Priority Planting Plan has links to climate maps 
on the Regional Planning website with climate maps. 

10. Observations on growth signs during a second spring are needed whenever this is affordable, 
before declaring a tree lost to fire damage. 

11. Nurseries will usually prune back a plant with fire damage, on the theory that this concentrates 
the tree’s energy.  This is not necessarily beneficial to the tree, which, depending on species, 
could begin sprouts from nearly any point.  

12. Tree areas have been shown to stop significant amounts of blowing embers. 
13. SMM-RCD wants to experiment with planting trees at the north end of Las Virgenes Road, in 

the area of mustard fields near housing there. This area is a typical corridor for Santa Ana 
winds, and is a path that fire has taken several times to jump the 101 Freeway.  Another study 
proposed is to look at typical wind-flow direction and ember shedding.  These studies will 
incorporate NASA remotely-sensed data on vegetation. 

 
Other comments: 
14. Riparian areas are noted by County Fire as being more severely burned than non-riparian 

areas, and Fire attributes severity in riparian areas to the steep topography that typifies 
drainage areas with trees. 

15. County Fire is considering doing more than deadwood trimming in riparian areas. 
16. Horizon Hills Fire-Safe Council noted that areas protected by tree barriers upwind of houses, 

dropped embers before homes caught fire; areas with no protection of tree barriers often had 
fire destruction of houses.  No quantitative data has been collected on this. 

17. Even dead trees can stop embers, and they often have an additional value of tree cavities that 
become wildlife homes, often for species that specialize in that kind of habitat.  There are a 
number of valuable gains in preserving even dead trees and fallen wood. 

18. All are invited to see the demonstration hardened structure at County Forestry on Las 
Virgenes Road, created by architect Clark Stevens.  The protective landscape is not yet 
constructed, but a grant has been applied for. 

 
E. Discussion of best practice in restoration of grassland-type habitats in areas characterized by 
invasive species such as Avena spp., Bromus spp., Hirshfeldia incana, Centaurea melitensis, etc. 
Many projects in the SMM Coastal area have fuel modification areas characterized as non-native 
grasslands composed chiefly of invasive (and usually flammable) species.  The SMM LCP specifies that 
Zones B and C be planned for native plants, so it will be important to convert these invasive plant areas to 
natives that can be better for the environment as well as fire safety.  We hope to do this without use of 
chemicals, as effect of chemicals on the broader above-ground and soil communities is not understood, but 
most probably is deleterious. 
 

Herbicides should probably not be used in restoration to natives.  Herbicides can work well for replacement 
with non-native plants. 

Annual grasslands of invasive plants in fuel modification areas are very dependent on soil and surrounding 
vegetation. 

Hirshfeldia incana and Bromus spp. would be characteristic of shrub habitat rather than perennial 
grasslands, which are characteristic of heavier soils. 

Hirshfeldia incana will return if mowed.  It is a biennial plant.  It needs to be cut 0.5-1-in. below ground with 
a hand pick, preferably before flowering and definitely before seeding.  This is manual work when done 
without use of herbicides.  The removal would need to be done over a period of 3 years.  Hirshfeldia does 
not put allelopathic chemicals into the soil.  Soil amendment to add when planting natives is mycorrhizal 
fungi, and it is important not to disturb soil after adding the mycorrhizal amendment.  One can cut out the 
mustard when weeding, but otherwise avoid disturbing the soil after adding mycorrhizal amendment.  All 
native annuals and native perennial grasses are active with mycorrhizal complements, whereas invasive 
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mustards (family Brassicaceae) do not need mycorrhizal complements. The seed mix to add should have 
annuals and perennials, and it should consider soil type and successional species.  

Brassica nigra does add allelopathic chemicals to the soil and is an annual. It is characteristic of heavier 
soils, which typically have perennial grasses.  Perennial grasses are very difficult to restore. Brassica is 
very difficult to eradicate.  Mow when Brassica flowers, but before Brassica drops seeds, and remove all 
plant parts to a landfill in closed containers.  Removal of Brassica nigra will need to be done for multiple 
years until rainfall washes the allelopathic chemicals out of the soil, which takes some time in the heavier 
soils (soils with a high clay component).  If restoration by addition of seed mix or container plants is done 
with mycorrhizal amendment, then the Brassica spp. will need to be cut out manually for a number of years. 
Target plants to use would be those that can tolerate clay soils, possibly laurel sumac (Malosma laurina) 
and sages (Salvia spp.).  Laurel sumac are good for stopping embers, and they do not burn to death easily 
(due to deep rooting). 

In eradication of Centaurea melitensis, timing is critical.  Wait until it bolts (produces its flower buds), then 
cut and transport all plant parts to a landfill in closed containers.  Cutting it prematurely will not work, since 
it continually produces new flowers when plants are mowed before flowering.  Shrub plants of chaparral 
are the best replacement natives in areas with Centaurea melitensis. 

Travis Longcore recommended circulation of a report authored by Margot--? 

PART V – PUBLIC COMMENT 

F. Public comment pursuant to Section 54954.3 of the Government Code. 

No members of the public wished to address the ERB. 

PART VI – ADJOURNMENT  

 



Pacific
Ocean

Ventura
County

Project Location

20-MILE RADIUS
PROJECT NO. 2017-004054

CDP RPPL2017006647

San
Bernardino

County

Kern County

Riverside
County

Ventura
County

San
Diego

County

Orange CountyPacific
Ocean

Project Location

LOCATOR MAP

0 5 10
Miles

 
 
 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012



Pacific
Ocean

Project Location

3-MILE RADIUS
PROJECT NO. 2017-004054

CDP RPPL2017006647

San
Bernardino

County

Kern County

Riverside
County

Ventura
County

San
Diego

County

Orange CountyPacific
Ocean

Project Location

LOCATOR MAP

0 1 2
Miles

 
 
 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012



Project Location

HALF-MILE RADIUS
PROJECT NO. 2017-004054

CDP RPPL2017006647

San
Bernardino

County

Kern County

Riverside
County

Ventura
County

San
Diego

County

Orange CountyPacific
Ocean

Project Location

LOCATOR MAP

0 0.25 0.5
Miles

 
 
 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012



(
(

(

Santa Monica
Mountains

Coastal Zone

Mulholland Hwy
EXISTING LAND USE

700-FOOT RADIUS MAP
PROJECT NO. 2017-004054

0 250 500
Feet

 
 
 

CDP RPPL2017006647
 
 
 700-ft Coastal Radius

Existing Land Use (Assessor Use Codes)
Residential - Single Unit*
Vacant

* Circles are generally applied to residential parcels.  
Empty circles indicate a single dwelling unit (DU), 
unless the parcel is symbolized as Vacant.  Elsewhere, 
multi-unit residential parcels (where shown) are labeled 
with the number of DUs they contain. 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012

Open
Space



Santa Monica
Mountains

Coastal Zone

OS

OS-P

RL20

RL10

Mulholland Hwy
LAND USE POLICY
700-FOOT RADIUS MAP

PROJECT NO. 2017-004054

RL20 - Rural Lands (1 du / 20 ac)
RL10 - Rural Lands (1 du /10 ac)
OS - Open Space
OS-P - Open Space-Parks

0 250 500
Feet

 
 
 

CDP RPPL2017006647
 
 
 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012



Santa Monica
Mountains

Coastal Zone

R-C-10

O-S-P

O-S

R-C-20

R-C-10

R-C-20

Mulholland Hwy
ZONING

700-FOOT RADIUS MAP
PROJECT NO. 2017-004054

CDP RPPL2017006647

R-C - Rural Coastal
O-S - Open Space
O-S-P - Open Space - Parks

0 250 500
Feet

 
 
 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012



APN 4455-017-024

4/1/19Printed:

Disclaimer:This map represents a quick representation of spatial imagery or vector layers using GIS-NET. The map should be interpreted in accordance with the GIS-NET Public

disclaimer statement. Printed with permission from the Los Angeles County Dept. of Regional Planning. All rights reserved.

0 Mulholland 25740Feet376188







Mulholland Hwy AERIAL IMAGERY
PROJECT NO. 2017-004054

CDP RPPL2017006647

Digital Ortho Aerial Imagery:
Los Angeles Region Imagery
Acquisition Consortium (LARIAC)
2022

SITE-SPECIFIC MAP

0 250 500
Feet

 
 
 

LOS ANGELES COUNTY
Dept. of Regional Planning
320 W. Temple Street
Los Angeles, CA 90012































June 6, 2017

1 • :~. _ -~
Coastal Permits Section
Department of Regional Planning

Attention Tyler Mont e

FROM: Art Vander Vis
Land Developmen ivision
Department of Public Works

PLAN NO. RPPL201700664?
PLAN TYPE: PERMITS &REVIEWS
WORK CLASS: CDP - SMMLCP -MAJOR
PROJECT NAME: 2017-004054
APN 4455-017-024
ASSESSOR'S MAP BOOK NO. 4455, PAGE 17, PARCEL NO. 24
UNICORPORATED COUNTY COMMUNITY OF SANTA MONICA MOUNTAINS

Thank you for the opportunity to review the zoning permit application and site plan for the
proposed project located on APN 4455-017-024 in the unincorporated County community
of Santa Monica Mountains. The proposed project is to build a new single family
residence.

~ 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 comments have been addressed.

1. Building and Safety

1.1 Prior to issuance of building permits, submit agrading/drainage plan, as
appropriate, for approval to the satisfaction of Public Works. The grading
plans must show and call out the construction of all drainage devices and
details, paved driveways, and elevation and drainage of all pads, the water
quality devices, and Low-Impact Development (LID) features as applicable.



Rob Glaser
June 6, 2017
Page 2

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.lacounty.gov/ldd/lib/fp/Hydrology/Low%201mpact%20Developm
ent%20Standards%20Manual.pdf.

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, as applicable.

1.5 Provide permits and/or letters of nan-jurisdiction from all applicable State
and Federal agencies. These agencies may include, but not 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.

1.6 Obtain approval of the grading plan from the Fire Department, as applicable.

For questions regarding Building &Safety conditions, please contact RaChelle
Taccone of Public Works' Building and Safety Division at (818) 880-4150 or
rtaccone(a~dpw.lacounty.gov.

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

AM:
P:\Idpub\SUBPCHECK\Plan Checking Files\CUP\RPPL2017006647 - APN 4455-017-024tRPP12017006647\2017-Q5-17 FtPPL2017006647
SUBMITTAL\DPW Cleared RPPL2017006647 2017-05-31.docx



Prepared by: Shayne LaMont, EHS IV 
Registered Environmental Health Specialist 

Supervisorial District 3 

                                                                                                                                                                                                 
 

COUNTY OF LOS ANGELES DEPARTMENT OF PUBLIC HEALTH 
DIVISION OF ENVIRONMENTAL HEALTH 

5050 COMMERCE DRIVE BALDWIN PARK, CA 91706 (626) 430-5380 
 
 
February 23, 2021 
 
 
CASE: RPPL2017006647 
PROJECT: Community Development Project 
PLANNER: Montgomery, Tyler 
LOCATION: 25740 Mulholland Highway Calabasas CA 91302 
 
The Department of Public Health-Environmental Health Division has reviewed this project 
to construct a single-family dwelling at the above location, where plans have been 
changed to remove the second story due to height restrictions on the property. The 
applicant provided a Coastal approval for the Onsite Wastewater Treatment System 
dated December 17, 2020. The applicant provided a January 20, 2021 water bill from the 
Las Virgenes Water District for the property, showing that it is connected to municipal 
water. The applicant is reminded to abide by the Los Angeles County Noise Ordinance in 
Title 12.08 and it is recommended to employ dust control measures during any grading 
or excavation activities. 
 
Public Health recommends approval of the above project with the condition below 
that will be required prior to the issuance of building permits. 
 
 
1. Once a Coastal Commission approval is granted and the project moves toward the 

building permit phase, the project will then submit onsite waste treatment system 
“POST COASTAL COMMISSION… application for Departmental review prior to 
building permit issuance. 

 
Please contact Shayne LaMont, Land Use Program, for questions regarding this report 
at (626) 430-5380 or slamont@ph.lacounty.gov. 

mailto:vgallegos@ph.lacounty.gov


 

 

PROPOSED ENVIRONMENTAL DETERMINATION  
 

 
DETERMINATION DATE: April 26, 2023 
PROJECT NUMBER: 2017-004054-(3) 
PERMIT NUMBER(S): Major Coastal Development Permit  RPPL2017006647 
SUPERVISORIAL DISTRICT: 3  
PROJECT LOCATION: 25740 Mulholland Highway, Calabasas  
OWNER: Sam Afghani 
APPLICANT: Matt Gifani 
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 an 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 and Class 4 Exemption, Minor Alterations to Land) 
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, associated 
infrastructure, and a widened access driveway.   
 
Pursuant to section 15304(i) of the State CEQA Guidelines, the Class 4 Categorical 
Exemption includes alterations in the condition of land, water, and/or vegetation which do 
not involve the removal of healthy, mature, scenic trees except for forestry and agricultural 
purposes. Pursuant to the County Environmental Document Reporting Procedures and 
Guidelines, the Class 4 Categorical Exemption includes grading on land with a slope of 10 
percent or less which is involved with one single-family residence and accessory uses. 
The Project qualifies for a Class 4 Categorical Exemption because the Project includes 
5,182 cubic yards of grading, hardscaping, and fuel management activities associated 
with a new single-family residence, mostly associated with widening a driveway and 
recompaction of an existing unstable pad.  
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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 and Class 4 
Categorical Exemptions cited herein. 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 include project activities which will have a 
significant effect on the environment due to unusual circumstances. 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. However, the proposed Project is not subject to an exception to 
the CEQA exemptions as the biological inventory and environmental assessment of the 
area of project disturbance do 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 permittee completed a biological assessment that was reviewed by the Staff Biologist 
and the ERB. The Staff Biologist conducted a site visit and confirmed that the Project Site 
was appropriately mapped and agreed with the contents of the biological assessment. The 
Project is located within an area with H3 Habitat, which according to the LIP, includes 
native vegetation communities that have been significantly disturbed or removed as part 
of lawfully established development.  While there is some development that affects habitat 
mapped as H2 (sensitive), this development is composed mostly of non-irrigated fuel 
modification.  More precise mapping and observation of on-site habitat was provided in 
the applicant’s biological assessment document and confirmed by a Staff Biologist and 
the ERB. The Project location and areas of fuel modification were adjusted to avoid 
observed occurrences of sensitive species.  Therefore, the remaining fuel modification of 
H2 habitat would be the minimum required and would result in no unusual impacts to a 
habitat of critical concern.  While some sensitive plant species were mapped on the 
Project Site, all of them are within mapped H1 Habitat not proposed for development or 
fuel modification.   
 
The Project, due to its maximum height of 18 feet above grade, is not expected to impact 
scenic resources such as trails or designated scenic routes. Other exceptions involving 
cumulative impact, hazardous waste sites, and historic resources also would not apply.  
Therefore, the Project is categorically exempt from CEQA.   
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