
DEPARTMENT OF CITY PLANNING 

APPEAL RECOMMENDATION REPORT 
 

 
South Valley Area Planning Commission Case No.: DIR-2016-2455-DRB-SPP-

MSP-1A 
VTT-74217-SL-1A 

CEQA No.: ENV-2016-2456-CE 
Council No.: 4 - Ryu 
Plan Area: Sherman Oaks - Studio 

City – Toluca Lake – 
Cahuenga Pass 

Specific Plan: Mulholland Scenic Parkway 
Specific Plan (Outer 
Corridor) 

Certified NC: Hollywood Hills West 
GPLU: Low Medium Residential 
Zone: RE1.5-1 
  
Applicants: Joel and Pamela Fischer 

Trust; 
Joel and Pamela Fischer, 
Trustees; 
Derrick Flynn, SODAISM, 
Inc. 

Representative: Rick Pardo, Rick Pardo 
Consultants 

 

Date: February 28, 2019 
Time: 4:30 pm* 
Place: Marvin Braude San Fernando Valley 

Constituent Service Center 
6262 Van Nuys Boulevard, 
First Floor Meeting Room, 1B 
Van Nuys, CA 91401 

  
Public Hearing: Required 
Appeal Status: Not Further Appealable  
Expiration Date: March 8, 2019 
Multiple Approval: Yes 

 
 
PROJECT 
LOCATION: 

3686-3688 North Fredonia Drive 

  
PROPOSED 
PROJECT: 

Demolition of two (2) existing, one-story, multi-family residential structures and the construction 
of a new, 6,628 square-foot, small-lot subdivision with four (4) units with individual garages of 
400 square feet each. The project includes approximately 1,309 square feet of hardscape and 
941 square feet of porch/patio/breezeway/balcony space. This results in a total structure 
maximum of 9,430 square-feet (among four [4] units) and a maximum height of approximately 
36 feet. The project is in the Mulholland Scenic Parkway Outer Corridor, is not subject to the 
Baseline Hillside Ordinance, and on an approximately 7,281 square-foot lot. The project does 
not propose removal of any protected trees. The project grading includes 331 cubic yards of 
cut, 403 cubic yards of fill, 0 cubic yards of export, and 72 cubic yards of import. 

 
REQUESTED 
ACTION: 

1. For Case No. VTT-74217-SL-1A, an appeal in part of the Director of Planning’s 
Conditional Approval of a Project Permit Compliance with Design Review pursuant to 
Section 11.5.7 C.6 and 16.50 respectively of the Los Angeles Municipal Code (LAMC 
for the Proposed Project). 

 
2. For Case No. DIR-2016-2455-DRB-SPP-MSP-1A, An appeal in part of decision of the 

Deputy Advisory Agency’s approval of Vesting Tentative Tract Map No. 74217-SL for a 
maximum of four (4) small lots in accordance with the Small Lot Subdivision Ordinance 
No. 176,354, pursuant to L.A.M.C. Section 17.06, 
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PROJECT ANALYSIS 
 
 
PROJECT SUMMARY 
 
On October 26, 2018, the Director of Planning approved with conditions a Project Permit 
Compliance Review (LAMC Section 11.5.7) and Design Review (Mulholland Scenic Parkway 
Specific Plan), and the Deputy Advisory Agency approved pursuant to the provisions of Los 
Angeles Municipal Code Section 17.15 and 12.22-C.27, and the State of California’s Subdivision 
Map Act a Vesting Tentative Tract Map No. VTT-74217-SL, for the demolition of two (2) existing, 
one-story, multi-family residential structures and the construction of a new four (4) unit small-lot 
subdivision on a 7,281 square-foot site with four (4) individual garages of 400 square feet each. 
The project includes approximately 1,309 square feet of hardscape and 941 square feet of 
porch/patio/breezeway/balcony space. This results in a total structure maximum of 9,430 square-
feet (among four (4) units) and a maximum height of approximately 36 feet, and is designed in 
accordance with the City’s Small Lot Subdivision provisions adopted prior to March 22, 2018. The 
project is in the Mulholland Scenic Parkway Outer Corridor, is not subject to the Baseline Hillside 
Ordinance, is on an approximately 7,281 square-foot lot, and is zoned RD1.5-1. The project does 
not propose removal of any protected trees. The project grading includes 331 cubic yards of cut, 
403 cubic yards of fill, 0 cubic yards of export, and 72 cubic yards of import. 
 
The Director also determined that, based on the whole of the administrative record, that the 
Project is exempt from CEQA pursuant to CEQA Guidelines, Cal. Code Regs. Tit. 14, section 
15332, and there is no substantial evidence demonstrating that an exception to the categorical 
exemption applies pursuant to CEQA Guidelines section 15300.2. 
 
BACKGROUND 
 
Site Conditions 
 
The property is located in the Sherman Oaks- Studio City- Toluca Lake- Cahuenga Pass 
Community Plan and the Mulholland Scenic Parkway Specific Plan, is zoned RD1.5-1, and has a 
Low Medium Residential General Plan Land Use Designation. All adjacent properties share the 
same zoning of RD1.5-1. The site is currently comprised of a through lot parcel developed with 
two (2) multi-family dwellings. All surrounding properties are developed with multifamily residential 
structures except for two lots to the southwest (see Exhibit A). Lots to the southwest are 
developed with single-family dwellings. The development of a four (4) fee-simple, residential units 
(small lots) with an internal shared driveway and open space is an infill of an otherwise mixed 
density neighborhood (i.e. single family and multi-family). 
 
RD1.5 is a Restricted Density Multiple Dwelling Zone with a minimum lot area of 5,000 square 
feet and a minimum lot area per dwelling unit of 1,500 square feet. Height District 1 allows a 
maximum height of 45 feet. Based on the lot size, this would permit four (4) small lots with no 
rear, side, or front yard between the newly created lots except for a five-foot setback where the 
new lots abut a lot that is not created pursuant to the subdivision, in accordance with the Small 
Lot Subdivision standards adopted prior to March 22, 2018 (Ordinance No. 176,354). In 
accordance with the aforementioned Small Lot Subdivision requirements, parcels of land may be 
subdivided into small lots provided that the density of the subdivision complies with the minimum 
lot area per dwelling unit requirement established for each zone. Small lot projects, considered 
as single-family residential do not permit density bonus, but do allow for reduction in yards of up 
to a minimum of 5 feet adjacent to development. The Deputy Advisory Agency can permit up to 
the 5-foot setback per Ordinance No. 176,354. However, there is consideration given for 
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prevailing setback along the street edge for the front yard setback and yards based on the 
development of the adjacent lots, zoning and land use designation. 
 
The project is two (2) stories over parking and is approximately 525 feet from Cahuenga 
Boulevard, which is a major commercial corridor and approximately half a mile from the Orange 
Line Station to the north. Structures for Lots 3 and 4 include basements that daylight at their 
respective garage entrances.  
 
The property is a rectangular-shaped through lot that fronts Fredonia Drive on the east and slopes 
downward to the west to an alley at the rear end of the lot.  The project is designed within the 
setbacks proposed by the Vesting Tentative Tract (See Exhibit B). The project has a five-foot or 
greater side-yard setback for Lots 2 and 4, and a 21-foot side yard setback for Lot 1. The property 
has a variable lot depth with a maximum of approximately 151.8 feet due to its irregularly-shaped 
lot cut. The lot is not subject to the Baseline Hillside Ordinance as it is zoned for multi-family 
dwellings. 
 
Small lots are sold as fee-simple and therefore the properties are individually owned to the center 
of the common access driveway. The pavers shown along the southwest side of the common 
driveway for Lots 1 and 2, and pavers and stairs along the sides of the common driveway for Lots 
3 and 4, create a pedestrian path to each front door. There are also common areas for trash and 
recyclables located at the edge of Lot 3 and 4’s common access driveway in lieu of individual 
bins. This will be in substitute for individual bins located in each garage. Maintenance agreements 
are necessary for upkeep of the shared areas and trash, but in all other areas these are single-
family homes on individual lots. 
 
The site is located within a Very High Fire Hazard Severity Zone, a Liquefaction Area, a Hillside 
Area, and a Special Grading Area (Bureau of Engineering Basic Grid Map A-13372), but is not 
located in a slope stability study area, high erosion hazard area, flood zone, methane hazard 
zone, landslide zone, tsunami inundation zone, or a fault-rupture study zone. According to ZIMAS, 
the project site is not located within the Alquist-Priolo Fault Zone but is located within the fault 
zone of the Hollywood Fault.  
 
The National Flood Insurance Program rate maps, which are a part of the Flood Hazard 
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have been 
reviewed and it has been determined that the property is located in Zone C, outside of the flood 
zone. 
 
Street and Circulation 
 
Fredonia Drive abutting the property to the east, is designated a Substandard Hillside Limited 
Street, dedicated to a width of 30 feet, and improved with a roadway of 24 feet wide. A dedication 
of three (3) feet on Fredonia is required for the Vesting Tentative Tract approval (Condition 1 for 
VTT-74217-SL). The Bureau of Engineering is requiring dedication and improvements along 
Fredonia Drive to construct a new 4-foot wide sidewalk (Condition S-3(i)(1) of VTT-74217-SL). 
The Bureau of Street Lighting has conditioned one (1) new street light be added on Fredonia 
Drive (Condition S-3(c)a of VTT-74217-SL). In addition, all necessary street improvements will be 
made to comply with the Americans with Disabilities Act (ADA) of 1990 (Conditions S-1(l) and S-
3(h) of VTT-74217-SL). 
 
The alley abutting the property to the west is a variable width of 16-20 feet and improved with a 
roadway. A dedication of two (2) feet along the alley is required pursuant to the Vesting Tentative 
Tract approval (Condition 2 for VTT-74217-SL). 
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Site Related Cases and Permits 
 
ZA-2016-2455-ZAD-DRB-SPP-MSP – The project applicant originally sought a waiver and 
submitted a Zoning Administrator’s Determination (ZAD) application on July 12, 2016 to allow for 
three (3) retaining walls varying in heights from two (2) feet to seven (7) feet in lieu of the maximum 
of two (2) retaining walls, per LAMC Section 12.21.C.8(A). Upon redesign of the project however 
with revised plans submitted on December 8, 2017, the third retaining wall was eliminated from 
the proposal and the lot count was reduced from five (5) units to four (4). Since the project, as 
modified, only proposed two (2) retaining walls, the Zoning Administrator no longer needed to 
make a Determination, and the decision-making authority was transferred on December 8, 2017 
to the Director of Planning for the approval of the project, specifically the Project Permit 
Compliance and Design Review approvals, apart from the requests for the Division of Land. 
Updated tract maps and plans were submitted to reflect these changes. 
 
Public Hearings 
 
The entitlement case, DIR-2016-2455-DRB-SPP-MSP was originally filed on July 12, 2016. The 
proposed project is subject to the design review process because it is located within the 
boundaries of the Mulholland Scenic Parkway Specific Plan. The Mulholland Design Review 
Board (MDRB) met for the first time on March 16, 2017, and considered the original project, which 
consisted of five (5) units and three (3) retaining walls.  The board convened a quorum of five (5) 
members and voted unanimously (5-0) to continue the case with the following conditions: 
 

a. The project shall be a maximum of two (2) stories tall. 
b. The side yards shall be landscaped. The side yard landscaping shall be a minimum 

of three (3) feet. 
c. Remove roof top decks and the access stairways to the roof decks. 
d. Mechanical equipment shall be screened on all sides or located at ground level. 
e. All plant material shall be selected from the Preferred Plant List. 
f. The front yard setback shall be a minimum of 10 feet. The front yard setback shall 

include a landscaped area of a minimum of 6 feet in width. 
g. The applicant shall provide a centralized through area off-street. 

 
The MDRB met on August 17, 2017 where the board convened a quorum of four (4) members 
and voted unanimously (4-0) to continue the case with the following conditions: 
 

a. Comply with previous recommendations (a) and (c), listed above. 
b. Move the fire access to the exterior of the structures.  
c. All materials shall be 20% greyscale value or darker. 
d. Comply with Design Guideline 51 [which recommends that no portion of the 

proposed project located within 15 feet of the side property line should exceed any 
portion of an existing main structure on an abutting lot within 15 feet of the property 
line by more than 10 feet in height]. 

 
The MDRB met on January 17, 2018 for the revised plans stamped December 26, 2017, which 
consisted of four (4) units and two (2) retaining walls; however the hearing for the project was 
cancelled due to a failure to meet notification posting requirements as outlined by LAMC Section 
16.50 E.3(b)(2). 

 
The MDRB met on February 21, 2018 where the board convened a quorum of 6 members. The 
vote was unanimous (6-0) recommending conditional approval of the project since the project will 
substantially comply with LAMC Section 16.50 E. of the LAMC, as well as the relevant design 
guidelines and development provisions of the Plan. The conditions recommended by the MDRB 
were:  
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a. LID Planter along driveway is significantly over-planted. Remove everything but 

Pacific Wax Myrtle from planter on south side of front unit. Show full size of Pacific 
Wax Myrtle in plans. 

b. Narrow planter along north side of front unit. Should be shifted away from wall of 
house to against the fence. 

c. Second floor of Unit 1 reduced five (5) feet from line shown in current drawings. 
Entire Fredonia facing elevation of first floor as shown remains the same.  

d. The currently shown patio may remain covered and extend beyond “Bedroom 1” 
by maximum seven (7) feet and five (5) inches to align with the current entry 
element as shown on sheet 35.  

e. Canopy over front entry but shall not be larger than as currently shown. 
 
On June 26, 2018, the Deputy Advisory Agency held a hearing for the vesting tentative tract 
approval for the Project. The hearing was attended by community members, including the 
applicants, the applicant’s representative, and members of the public who offered public comment 
on the project.  
 
On October 26, 2018, the Director of Planning issued a Determination that approved the project’s 
Specific Plan Project Permit Compliance and Design Review (see Exhibit F), with conditions. 
 
Also on October 26, 2018, the Deputy Advisory Agency issued a decision approving the Vesting 
Tentative Tract (see Exhibit E), subject to Conditions of Approval. 
 
On November 5, 2018, an appeal by Harold I. Huttas and Scott A. McPhail was filed within the 
required 15-day appeal period, challenging the decision of the Deputy Advisory Agency to 
approve VTT-74217-SL, in part (see Exhibit C).  
 
On November 13, 2018, an appeal by Harold I. Huttas and Scott A. McPhail was filed within the 
required 15-day appeal period, challenging the decision of the Director of Planning to approve 
DIR-2016-2455-DRB-SPP-MSP, in part (see Exhibit D).  
 
Specifically, the appeals cite concerns which are discussed in detail below. 
 
APPEAL ANALYSIS  
 
The same appellants have filed two (2) appeals: one of the Director’s Determination in DIR-2016-
2455-DRB-SPP-MSP, and one of the Advisory Agency’s approval of VTT-74217-SL. The 
following section will address the contentions of each appeal as filed under each case. 
  
Appeal of DIR-2016-2455-DRB-SPP-MSP 
 

1. The project should have been evaluated and subject to regulations under the Small 
Lot Design Standards ordinance adopted on March 22, 2018.  
 
Response: The appellant alleges that the project should have been evaluated under the 
Small Lot Subdivision Design Standards adopted by the City Council on March 22, 2018. 
The Master Land Use Application for the project was filed on July 12, 2016, pre-dating the 
current Small Lot Subdivision standards that were adopted by ordinance on March 12, 
2018. Sections 12.02 and 17.15 of the LAMC, and further affirmed by case law, affords 
the property owner vested property rights to the rules and regulations, or “ordinances, 
policies, and standards in effect” in December 2017, the date the application was deemed 
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complete.1 The Vesting Tentative Tract application was deemed complete on December 
1, 2016, the revised tract map is dated December 26, 2017, and the Specific Plan 
application was deemed complete on March 8, 2017 before the adoption of the new Small 
Lot Subdivision standards. The project is therefore subject to the applicable rules and 
regulations of the Small Lot Subdivision in effect at that time.  
 
The Small Lot Subdivision ordinance is a separate part of the LAMC from the Mulholland 
Scenic Parkway Specific Plan, and the project was evaluated under the filing of VTT-7421-
SL, and not DIR-2016-2455-DRB-SPP-MSP. As an Outer Corridor project not-visible from 
Mulholland Drive, the Specific Plan is limited to regulating Environmental Protection 
Measures if the project is grading on a prominent ridge, constructing or grading within 100 
feet of a stream bank, constructing or grading within 200 feet of a parkland, or removing 
an oak tree. Because the project is not visible from Mulholland Drive, the Specific Plan 
does not impose limits on height, grading, or use. None of those regulations are in conflict 
with or are superseded by the Small Lot Subdivision Ordinance. While the Design Review 
Board did give recommendations to the applicant on the design and siting of their project, 
the recommendations are either not in conflict with the Small Lot Subdivision ordinance or 
are superseded by the ordinance. 
 

2. The project does not include affordable housing and the new small lot ordinance 
was put in place to provide affordability. 

 
Response: The appellant contends that the project offers no affordable housing options. 
The Mulholland Scenic Parkway Specific Plan does not regulate housing affordability. 
Furthermore, the applicant did not apply for and is not pursuing any Density Bonus or 
Transit Oriented Communities entitlements which would have incentivized additional units 
with affordable units provided concurrently. It is not within the purview of the Design 
Review Board or the Director of Planning as part of the enforcement of the Specific Plan 
to require that a project seeking the specific entitlements at issue offer affordable housing 
under the LAMC. The Department of City Planning has no power under those provided by 
this particular Specific Plan to regulate the price or affordability of projects.  
 

3. The Project does not meet the Neighborhood Compatibility requirements found in 
the Mulholland Scenic Parkway Specific Plan (“MSPSP”), which violates Section 
11.I.3 of the MSPSP and Design Guideline 50.  

 
Response: The appellant states that the project is in conflict with the Neighborhood 
Compatibility requirements of the Mulholland Scenic Parkway Specific Plan relative to its 
height. This is incorrect. Design Guideline 50, the Neighborhood Compatibility component, 
recommends that the size, appearance, color and setback of existing homes, as well as 
the grading and landscaping of the lot of the project be considered for purposes of project 
compatibility with the existing neighborhood.  
 
The MDRB reviews design and compatibility as described in the Design Guidelines.2 The 
applicant submitted an analysis of 10 properties within a 100 foot radius of the project. 
Pursuant to Section 11.I.3 of the Specific Plan, the MDRB evaluated the project and found 
the design to be compatible, with recommended modifications to the massing to further 

                                                
1 LAMC Section 17.15.C “Development Rights” -  
http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzon
ing/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$an
c=JD_17.15. 
2 Mulholland Scenic Parkway Specific Plan – Design and Preservation Guidelines - 
https://planning.lacity.org/complan/specplan/pdf/mulholguidelines.pdf 

http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzoning/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$anc=JD_17.15.
http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzoning/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$anc=JD_17.15.
http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzoning/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$anc=JD_17.15.
https://planning.lacity.org/complan/specplan/pdf/mulholguidelines.pdf
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address concerns. While the MDRB did give direction to modify the design of the project, 
it was not with regard to height. The findings of the project for Design Guideline 50 - 
Neighborhood Compatibility were as follows: 

 
“The project is four (4) small-lot single-family dwellings. The lot is in an area zoned 
RD 1.5-1 with a General Plan Land Use designation of Low Medium Residential. 
Low Medium Residential is a Multiple Family designation on the General Plan Land 
Use Map, and the zone and designation allow for multiple dwelling units on one 
lot. As such, there is a mix of single-family and multi-family dwellings in the 
neighborhood, including several duplexes and apartment or condo structures of 
five or more units. The neighborhood has a mix of architectural styles and building 
heights of one (1) to two (2) stories. The small lot single-family dwellings are a 
blend of the single-family and multi-family density of the surrounding 
neighborhood. The project will be single-family in nature on what is a subdivided 
small lot that could –and did- have multiple units on one formerly un-subdivided 
lot. Furthermore, the project’s finish materials of wood siding and stucco are also 
found in nearby homes. As such, the project’s design fits with the neighborhood 
and complies with compatibility Design Guideline 50.”  
 

Finally, the nature of Small-Lot Subdivision design versus design for single-family homes 
is that the setbacks, massing and height for a small-lot subdivision take into consideration 
spatial constraints that do not normally apply for single-family homes sited in single-family 
zoned areas. In an area that is zoned for multi-family residential, and that contains a mix 
of multi-family and single-family dwelling, comparing size, setbacks, and height can be 
inconsistent. As such, the Introduction to the Design Guidelines states: 
 

“These Guidelines do not create entitlements, nor are they mandatory 
requirements. They provide direction on how the Mulholland Scenic Parkway can 
best be preserved while allowing appropriate development, and clarify what can 
be expected when a project is reviewed by the [MDRB] and the Director. They 
recognize that individual projects and sites are different and present numerous and 
different design challenges. These guidelines do not require or expect every 
project applicant to address all the guidelines.”3 

 
The guidelines also state that flexibility and judgement will be used to balance the goals 
of the Specific Plan with the rights of the property owners. The project approved by the 
Department is for four (4) small lot single-family dwellings. The height of the structure in 
Lot 1 as seen from the street is proposed for no more than 21 feet and as a two-story 
structure. There is another two-story structure at 3676-3680 Fredonia Drive two lots away 
from the project on the same side of Fredonia Drive that is visible from the street with a 
chimney that exceeds the structure’s roof-line (Exhibit G). Additionally, developments on 
the opposite side of Fredonia Drive are built into a hill that in several cases has the ground 
floor sitting above the roofline of many of the projects on the same side of the street as 
the project. Also, while the project is conditioned to a height not to exceed 33 feet and six 
(6) inches, only Lots 3 and 4 will have projects that reach that height, and it is measured 
from the alley which sits at a lower elevation than Fredonia Drive. No part of the building 
height from Lots 3 and 4 will be visible from Fredonia Drive. For Lots 3 and 4 fronting the 
alley, there are at least two buildings on the same side of the ally of the project that are 
three (3) stories or two (2) stories with daylighted basements measured from the roadway. 
3696- 3698 Fredonia Drive, approved in 2016 as DIR-2015-1006-DRB-SPP-MSP, is 
improved with a building at the alley that measures 35 feet and six (6) inches from top to 

                                                
3 Mulholland Scenic Parkway Specific Plan – Design and Preservation Guidelines - 
https://planning.lacity.org/complan/specplan/pdf/mulholguidelines.pdf 

https://planning.lacity.org/complan/specplan/pdf/mulholguidelines.pdf
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bottom. 3676-3680 Fredonia is also improved with a building that measures three (3) 
stories as measured from the alley’s roadway. Given the presence of other buildings with 
similar heights in the neighborhood, the Department determined that the height was in-
line with the intent of the Specific Plan and the Design Guidelines. 
 
As mentioned, there are several aspects of compatibility set forth in Design Guideline 50: 
appearance, color, materials, massing, grading, and landscaping. The Director’s finding 
for the Project with respect to Design Guideline 50 concluded that “the project’s finish 
materials of wood siding and stucco are also found in nearby homes. As such, the project’s 
size and design fits with the neighborhood and complies with compatibility Design 
Guideline 50” (Exhibit F, p. 8). In this case, the Director of Planning found that the project 
submitted was compatible with the surrounding neighborhood and the recommendations 
of the MDRB, and that the project complies with the standards and intent of the Specific 
Plan. The project is also within its permitted height of 45 feet under the RD1.5 zone, which 
is the prevailing regulation that limits project height. As such, the Director of Planning’s 
determination is consistent with the Specific Plan and the Design Guidelines. 
 

4. The project requires a variance for a third retaining wall in lieu of the maximum of 
two (2) retaining walls allowed per LAMC Section 12.21.C.8(A). By requesting this, 
the applicants want to disregard safety with their retaining wall request.  
 
Response: The appellant contends that the project is missing a variance for a third 
retaining wall over the two (2) allowed by-right in the LAMC. For clarification, the procedure 
to permit retaining walls in excess of the LAMC is a Zoning Administrator Determination 
(ZAD), not a Zone Variance. Section 12.24 X.26 of the LAMC authorizes applications for 
retaining walls on properties located in Hillside Areas which exceed the maximum height 
or number allowed per Section 12.21 C.8(a). No such third retaining wall is part of the 
requested entitlements for the Project. 
 
Since the removal of the request for a ZAD, plans that the applicant submitted consistently 
show only two (2) retaining walls on site, not three (3): one wall running on each side of 
the length of the originally configured, un-subdivided lot. The initial proposal included a 
third wall, that may have been located between Lot 2 and Lots 3 and 4, as there is a drop 
in elevation; however it is clear from plans submitted that the buildings serve as their own 
retaining walls at the boundaries where those lots are connected. Section 12.21 C.8 allows 
up to two (2) retaining walls separated by a minimum of three (3) feet in the Hillside Areas, 
and define a retaining wall as “a freestanding continuous structure, as viewed from the 
top, intended to support earth, which is not attached to a building.” Per the plans submitted 
in December 2017, no retaining walls are shown in excess of the two (2) allowed by-right, 
and as the two (2) walls proposed are separated by more than three (3) feet (Exhibit A), 
no ZAD is needed.  
 
Furthermore, grading in the City of Los Angeles is subject to review and approval with the 
Department of Building and Safety Grading Division. Hillside grading review may not be 
absolved of this review out of desire if it is regulatory compliance. Regulatory compliance 
measures have been called out in the Soils Approval letter (Log Ref No. 92736). The 
Planning Department has not received information from the applicant that they do not wish 
to follow regulatory compliance and to date, the applicants have followed proper process 
and procedure by working with the Department of Building and Safety to receive a soils 
approval letter. Therefore the project complies with all rules and regulations relating to 
retaining walls.  
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5. The project exceeds the average Floor Area Ratio (FAR) for the neighborhood.  
 

Response: The appellant alleges that the community of Studio City recently “cracked 
down” on disproportionate building sizes in the area by reducing an FAR limit to 45%. 
Floor Area Ratio is the calculation of a building’s size measured in square footage divided 
by the lot’s square footage. It can be expressed in ratio or percentage form. The project is 
in the RD1.5-1 zone which limits buildings to a maximum 3:1 FAR and a maximum 45 foot 
height limit by-right. All of the lots within a 100 foot radius of the project are in the same 
RD1.5-1 zone, and at least two (2) have Floor Area Ratios that hover around 1:1: 3642-
3644 Regal Place has an FAR of 1.2:1 and 3696-3698 Fredonia has an FAR of 1:1. The 
project as proposed is below the FAR that is allowed for the site, and at 0.9:1 is lower than 
the densest projects within the immediate neighborhood.  
 
In the Mulholland Scenic Parkway Specific Plan, applicants are asked to create a 
neighborhood compatibility study that compares the square footage and FAR of lots within 
100 feet of the project (Exhibit A, page 23). As mentioned in Appeal Point Response No. 
3, there are several ways beyond building size in which a project can be found compatible 
with the neighborhood: appearance, color, materials, massing, grading, and landscaping. 
The finding for the project with respect to neighborhood compatibility concluded that “the 
project’s finish materials of wood siding and stucco are also found in nearby homes. As 
such, the project’s size and design fits with the neighborhood and complies with 
compatibility Design Guideline 50” (Exhibit F, p. 8). In this case, the Director of Planning 
found that the project submitted was compatible with the surrounding neighborhood and 
the recommendations of the MDRB, and that the project complies with the standards and 
intent of the Specific Plan. 
 
Furthermore, the “crack down” on FAR for Studio City that the Appellant refers to, the 
Studio City Residential Floor Area (RFA) Zoning Supplemental Use District (Ordinance 
No. 182048), does not apply to the Project for the following reasons: 
 

1) Applied to a geographic area that does not include this project’s location;  
2) Only applied to lots that were zoned R1 and RE, of which this project is not 

zoned;  
3) Limited Residential Floor Area for single-family homes, of which RFA does not 

apply to this project; and  
4) Was rescinded in January 2018 and is no longer applicable.  

 
As such, the Director of Planning’s determination is consistent with the Specific Plan, 
Zoning Code, and the General Plan. 
 

6. The project does not adhere to recommendations made by the Mulholland Design 
Review Board in previous hearings of the project.  

 
Response: The appellant alleges that the Applicant has failed to adhere to the MDRB 
recommendations made at the July 12, 2016 and August 17, 2017 hearings: 1) the project 
shall be a maximum of two (2) stories tall; and 2) comply with Design Guideline 51. The 
project was revised after the August 17, 2017 hearing to address the MDRB’s comments 
and revisions were presented to the board at the final meeting on February 21, 2019. The 
Mulholland Design Review Board is a recommending body to the Director of Planning. 
The final recommendation from the Design Review Board in approving the project did not 
include comments limiting the number of stories the project should be. As such, the MDRB 
approved the project as presented with only minor design modification, not related to 
building height. For projects in the Outer Corridor that are not visible from Mulholland 
Drive, there are no regulations or Design Guidelines that limit the number of stories of a 
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project. The Director of Planning determined that the number of stories was in-line with 
the intent of the Specific Plan and as such no conditions of approval were included to limit 
the number of stories.  
 
Design Guideline 51 states that “No portion of the proposed project located within 15 feet 
of the side property line should exceed any portion of an existing main structure on an 
abutting lot within 15 feet of the property line by more than 10 feet in height The project 
satisfies this requirement, as shown in Exhibit A, page 47. The Director of Planning 
determined that the height of the project was in-line with Design Guideline 51 and the 
intent of the Specific Plan, and as such no conditions of approval were included to 
prescribe further restrictions on the height with regard to adjacent structures. 
 

7. The project does not address tenancy issues regulated by the Ellis Act. 
 

Response: The appellant contends that the decision of the Director of Planning does not 
address items within the Ellis Act. The Mulholland Scenic Parkway Specific Plan does not 
regulate tenancy or the Ellis Act; the Los Angeles Housing and Community Investment 
Department does. It is not the purview of the Design Review Board or the Director of 
Planning as part of the enforcement of the Specific Plan to ensure that the Ellis Act is 
being abided by. The Department of City Planning has no power under those provided by 
this particular Specific Plan to regulate the price or affordability of projects seeking 
approval. More detail regarding this issue is provided for the related case in Appeal Point 
Response No. 10 
 

8. The project adds an unwanted street light to Fredonia Drive. 
 

Response: The Mulholland Scenic Parkway Specific Plan only regulates Street Lights on 
the Mulholland Drive Right-of-Way. It is not the purview of the Design Review Board or 
the Director of Planning as part of the enforcement of the Specific Plan to ensure that 
Street Lights added in areas outside of the Mulholland Drive Right-of-Way meet any 
regulations or standards as required by the Bureau of Engineering. The Director of 
Planning has no authority under the regulations in this Specific Plan to regulate the 
requirement of Street Lights by the Bureau of Engineering. 

 
Appeal of VTT-74217-SL 
 

9. The project should have been evaluated and subject to regulations under the Small 
Lot Subdivision ordinance adopted on March 22, 2018.  
 
Response: The appellant alleges that the project should have been evaluated under the 
Small Lot Subdivision Ordinance adopted by the City Council on March 22, 2018. The 
discussion regarding the applicability of the new small lot subdivision ordinance to the 
subdivision case is referenced and incorporated herein from Appeal Point Response No.1. 

 
10. The project does not include affordable housing, and the project does not address 

tenancy issues regulated by the Ellis Act. 
 

Response: The appellant contends that the project offers no affordable housing options. 
The applicant is seeking a discretionary entitlement, such as a General Plan amendment, 
zone change, height district change, or the granting of a density or development bonus, 
that would trigger the City’s affordability requirements either under Measure JJJ (LAMC 
Section 11.5.11) or the City’s Density Bonus Ordinance (LAMC Section 12.22. A.25), and 
thus is not being asked to provide affordable housing options onsite. Furthermore, the 
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applicant has not filed for a Density Bonus or Transit Oriented Communities case that 
would require affordable housing units.  
 
As the applicant filed a Vesting Tentative Tract Map application prior to the adoption on 
February 17, 2018 of the Affordable Housing Linkage Fee Ordinance (Section 19.18 of 
the LAMC), they are also not required to pay a linkage fee to a fund for affordable housing. 
The Conditions of Approval (Exhibit F) that relate to affordable housing simply regard 
tenant relocation and Ellis Act compliance: 
 

“19. Tenant Relocation Conditions.  That the applicant execute and record a 
Covenant and Agreement (Planning Department General Form CP-6770) in a 
form satisfactory to the Advisory Agency binding the applicant and any successor 
in interest to provide tenant relocation assistance and establish a relocation 
program in a manner consistent with Section 47.07 of the Los Angeles Municipal 
Code relating to demolition.  The covenant and agreement shall be executed and 
recorded with 10 days after the expiration of the appeal period (and final action 
thereon) and a copy provided to each eligible tenant within five days of 
recordation of the covenant and agreement.” 
 
“20. Within 10 days after the time to appeal has expired, the applicant shall execute 
and record a Covenant and Agreement (Planning Department General Form CP-
6770) in a form satisfactory to the Advisory Agency binding the applicant and any 
successor in interest to the affirmative duty to abide by all provisions of the Ellis 
Act (Government Code §§ 7060, et seq.) and §§ 151.22 – 151.28 of the Los 
Angeles Municipal Code (LAMC).” 
 

The affordable housing components in the Condition of Approval are enforced by the Los 
Angeles Housing and Community Investment Department (HCIDLA). HCIDLA is not a 
member of the Subdivision Committee however, therefore issues related to compliance 
with the Conditions of Approval of subsequent enforcement of any affordable housing 
issues related to this project fall outside the scope of this appeal.  

 
11. The project exceeds the average Floor Area Ratio (FAR) for the neighborhood.  

 
Response: The subdivision of land does not regulate FAR, it regulates the density of uses. 
The Deputy Advisory Agency has no authority to limit the size of the construction beyond 
what is limited by the Zoning Code. The appeal point does not apply to the tract case. 
Responses for the related case is detailed in Appeal Point Response No. 5. 

 
12. The project does not comply with the Transit Oriented Communities Affordable 

Housing Incentive Program.  
 
Response: The appellant alleges that the project does not adhere to Transit Oriented 
Community requirements. The Division of Land Regulations, which VTT-74217-SL is filed 
under, is focused exclusively on carrying out the State of California’s Subdivision Map Act. 
The stated purpose in Article 7 Division of Land Regulations is as follows: 
 

“Purpose. The purpose of this article is to regulate and control the division of land, 
within the City of Los Angeles, to provide for the dedication of land, the payment 
of fees in lieu thereof, or a combination of both, for the acquisition and development 
of park and recreation sites and facilities to serve the future inhabitants of the 
subdivision, to supplement the provisions of the Subdivision Map Act concerning 
the design, improvement and survey data of subdivisions, the form and content of 
Tentative Maps and Final Maps, and the procedure to be followed in securing the 
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official approval of the City of Los Angeles on such maps, consistent with the 
applicable general and specific plans as well as the public health, safety and 
welfare.”4 

 
Any Transit Oriented Communities Affordable Housing Incentive Program approval would 
require a discretionary case filed under Section 12.22 of the LAMC, separate from the 
power vested in the Advisory Agency by the Division of Land Regulations section of the 
LAMC. The applicant has not filed for a TOC or Density Bonus case which would allow for 
incentives, and affordability is not before the Director or APC as a decision making body.  
 

13. The project requires a variance for a third retaining wall in lieu of the maximum of 
two (2) retaining walls allowed per LAMC Section 12.21.C.8(A). 
 
Response: The Deputy Advisory Agency does not have the authority to allow for additional 
walls then otherwise permitted by code. The project is not requesting a deviation from the 
two retaining walls that are permitted by right under the LAMC. The discussion regarding 
the non-applicability of the variance or the ZAD to the project from Appeal Point Response 
No. 4 is fully referenced herein.  
 

14. The project does not adhere to recommendations made by the Mulholland Design 
Review Board in previous hearings regarding the project.  

 
Response: The Deputy Advisory Agency, under its division of land authority, does not 
have the authority to regulate conditions recommended by the Mullholland Design Review 
Board or the Mulholland Scenic Parkway Specific Plan. The discussion regarding the 
recommendations of the Mulholland Design Review Board for the project from Appeal 
Point Response No. 6 is full referenced herein.  
 
The Mulholland Design Review Board is a recommending body of the Mulholland Scenic 
Parkway Specific Plan. Anything that is regulated by a Specific Plan is filed in a separate 
case, and is not a party to the decision of the Deputy Advisory Agency for the Vesting 
Tentative Tract case that this appeal is filed under. An appeal of the Vesting Tentative 
Tract approval is not the appropriate venue to petition the City to reconsider discretionary 
approvals made under a Specific Plan.  
The Subdivision Map Act requires the Advisory Agency find that the proposed map be 
consistent with the General Plan. The Small Lot Design Guidelines allow the Advisory 
Agency to implement the purposes, intent, and provisions of the General Plan and its 
various elements, and effectively provides the Advisory Agency with the tools to make the 
consistency findings. In general, the Small Lot Design Guidelines address a project’s 
massing, height, circulation, and compatibility with adjacent properties by promoting 
design and development that complements the existing neighborhood character. Small 
Lot Subdivisions are now required to comply or meet the intent of the Small Lot Design 
Guidelines through either methods listed in the Guidelines or through alternative methods 
that achieve the same objective.   
 
The Small Lot Design Guidelines does advise applicants to avoid excessive differences in 
height, but so does the Mulholland Scenic Parkway Specific Plan. In cases where site 
characteristics, existing improvements, or special circumstances make substantial 
adherence with the Small Lot Design Guidelines impractical, substantial compliance may 

                                                
4 LAMC Section 17.01”Purpose” – Article 17 of the Division of Land Regulations - 
http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzon
ing/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$an
c=JD_17.01. 

http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzoning/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$anc=JD_17.01.
http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzoning/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$anc=JD_17.01.
http://library.amlegal.com/nxt/gateway.dll/California/lamc/municipalcode/chapterigeneralprovisionsandzoning/article7divisionoflandregulations?f=templates$fn=default.htm$3.0$vid=amlegal:losangeles_ca_mc$anc=JD_17.01.
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not be possible; in which case, small lot subdivisions must meet the intent of the 
Guidelines, as stated above. For the proposed project, the Mulholland Scenic Parkways 
Specific Plan’s Design Guidelines were used to condition the project in the Specific Plan 
case; however, the Small Lot Design Guidelines were not and cannot be used as the basis 
for approving or denying a project. 
 
The project has been conditioned (Condition Nos. 16 a-h, 18, and SF-2) so that it complied 
with the intent of the Small Lot Design Guidelines, including a condition “that the subdivider 
shall record and execute a Covenant and Agreement to comply with the Mulholland Scenic 
Parkway Specific Plan prior to the issuance of a building permit, grading permit and the 
recordation of the final tract map.”  
 
Although the Deputy Advisory Agency has the authority to condition the design of the 
dwelling units pursuant to the Small Lot Design Guidelines, a small lot subdivision cannot 
be denied based on the design of the building. Furthermore, given the design review that 
had been vetted at the MDRB, as well as consideration given to the Small Lot Design 
Guidelines, the project design, therefore, was found to be in conformance both with the 
regulations and the neighborhood, and complies with the rules and regulations of the 
Division of Land Regulations. 
 

CONCLUSION 
 
For the reasons stated herein, and in the findings of the Director’s Determination, the proposed 
project complies with the applicable provisions of the Mulholland Scenic Parkway Specific Plan. 
The intent of the Specific Plan is to provide standards to ensure land use and development in a 
manner that is compatible with or complements the Scenic Parkway environment. Planning Staff 
evaluated the project’s design, building materials, and landscaping, with a unanimous 
recommendation for conditional approval from the MDRB. Based on the complete plans submitted 
by the applicant and upon considering the appellant’s arguments for appeal, Staff finds that the 
project meets the standards of the Plan and has satisfied the requirements of CEQA.  
 
The Deputy Advisory Agency approved a vesting tentative tract map for the subdivision one (1) 
lot into four (4) small lots for the construction of single family homes. The approved tract map 
complies with the standards of the Small Lot Subdivision Ordinance, has been conditioned to 
substantially comply with the Small Lot Design Guidelines, the Sherman Oaks - Studio City – 
Toluca Lake – Cahuenga Pass Community Plan, and the Framework Element. The guidelines 
allow the Deputy Advisory Agency to address design issues such as height and massing, but they 
cannot be used to disapprove the tract map based on the architectural design of the proposed 
dwellings. Revisions to the dwellings were made to reduce the building’s proposed massing along 
Fredonia Drive and had been vetted by the MDRB. The project has been determined to be 
appropriate given its zoning and land use determination in lieu of an apartment building. 
 
Therefore, it is recommended that the South Valley Area Planning Commission deny both appeals 
and individually sustain the determination of the Director of Planning and the decision of the 
Deputy Advisory Agency.  



Exhibit A:  
Approved Plans and 

Materials Dated 10/26/2018 
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SCALE: 1 " = 20' 

I I I I 
0 10 20 40 

APPLICANT 
JOEL AND PAM FISHER 
10331 CHEVIOT DR. 
LOS ANGELES, CA 90064 
PHONE: (310) 559-8289 

ENGINEER 
UNITED CIVIL INC. 
30141 AGOURA ROAD, STE 215 
AGOURA HILLS, CA 91301 
TEL: (818) 707-8648 
FAX: (818) 707-8649 

Number 

1 

2 

3 

4 

Elevations Table 

Minimum Elevation Maximum Elevation Color 

-10.000 -5.000 • -5.000 0.000 

0 .000 5.000 

5.000 10.000 

EARTHWORK: 

RAW CUT - 33 1 CY 

RAW FIL L - 403 CY 

IMPORT - 72 CY 

• [ 

• 

CITY OF LOS ANGELES 
CUT FILL EXHIBIT 

W .0 .: 1315 

VESTING TENTATIVE 
TRACT MAP NO. 74217 

3686 FREDONIA DRIVE 
LOS ANGELES, CA 90068 
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DR- , 01 6- 24 55 OCT 2 j 2018 
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0 .893 FLOOR AREA RATIO (FLOOR AREA/ LOT SIZE) GROSS FLOOR 
CUMULATIVE RFA 

LOT SIZE AREA 

FLOOR AREA 

BUILDING FOOTPRINT 

HARDSCAPE 

7,281 .3 SQ. FT. 

6,506 SQ. FT. 

2,887 SQ. FT. 

1,309 SQ. FT. 

0.396 % OF LOT COVERAGE (BUILDING FOOTPRINT / LOT 

SIZE) 

0.576 % OF TOTAL LOT COVERAGE (HARDSCAPE + 

BUILDING FOOTPRINT / LOT SIZE) 

1 ST 

2ND 

3RD 

2,208 1,691 

2,500 1,986 

1,781 1,249 

NUMBER OF PARKING SPACES 2 PARKING STALLS PER UNIT 4TH 2,154 1,580 

3 UNCOVERED GUEST PARKING 

TOTAL 8,643 6,506 
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FLOOR AREA 

GARAGE 

COVERED PATIO 

TOTAL 

RFA 

9'-3" 

GROSS FLOOR AREA 

1,685 

424 

99 

2,208 

Sloped Roof 
(30% of roof SF) 

24'-4" 

NET FLOOR AREA 

1,568 

24 

99 
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FLOOR AREA 

GARAGE 

COVERED PATIO 

TOTAL 

RFA 

GROSS FLOOR AREA NET FLOOR AREA 

1,468 1,354 

473 73 

559 559 

2,500 1,986 

1,986 

t 22'·6" k 13'·6'' t ~1--------_-_---~1-----~L~ -
36'-0 ' 
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(30% of roof SF) 
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GROSS FLOOR AREA NET FLOOR AREA 

FLOOR AREA 1,309 1,150 

GARAGE 373 0 

COVERED PATIO 99 99 

TOTAL 1,781 1,249 

RFA 1,249 
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FLOOR AREA 

GARAGE 

COVERED PATIO 

TOTAL 

RFA 
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+ 677'-4" -;;;--~;;;;;;;ii;;;;;;;;;;;;;,;;;;;;,;;;;;~ii;;;ii;;;;ii,i;ii~ii~~i;;~~r TOP OF ROOF , 

+ 673'-10" 
ROOF FRAMIN 
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+ 648'-0" 
GARAGE 

UNIT 1 - SOUTH EXTERIOR ELEVATION 0 

$ + 36'-0" HEIGHT LIMIT - - - - - - - - - - - - - - - - - -
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FIRST FLOOR- -

UNIT 1 - WEST EXTERIOR ELEVATION 0 
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$ + 36'-0" HEIGHT LIMIT - - - - - - - - - - - - - - - - - - - - - - - -

$ + 673'-3" 
ROOF FRAMING -

$ + 667'-9" 
THIRD FLOOR- - -

$ + 657'-9" 
SECOND FLOOR - -
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~ FIRST FLOOR - -
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$ + 36'-0" HEIGHT LIMIT - - - - - - - - - - - - - - - - -
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HATER MANAGEMENT POINT SYSTEM 

REGUIRED 

REFER.ENGE• UNIT TYPE I POINTS 
NIA ENTIRE SITE 100 

TOTAL REGlU IRED / PROVIDED 

PROVIDED 

NIA AUTO. CONTROLLERS 5 

108 PLANTS ON SITE 
THAT H ILL, IN 

B DE516NED LOC.ATION 
216 REHAIN IN GOOD 

HEAL TH HITH NATURA 
RAINFALL. 

TOTAL PROVIDED· 221 

LANDSCAPE POINT SYSTEM 

REGIUIRED 

REFERENCE • I UNIT Tl"PE I POINTS I 
NIA I ENTIRE SITE I 10 I 

TOTAL REQUIRED, 10 

PROVIDED 

REFER.ENGE• UNIT TYPE POINTS 

12510 5 .F. PERVIOU5 ·I 
I 

A PAVING - 3 PTS PER 15 
100 5 .F . 
TOTAL PROVIDED: 15 

POTENTIAL LANDSCAPE AREA 

POTENTIAL LANDSC..APE AREA SITE = 1,244 5.F. - BUILDlN6 3,311 5.F 
"'3,813 SF 
LANDSCAPE PROVIDED = 102 5.F. 

SGt FEET 
1,244 
100 

NIA 

SGI. FEET 
1,244 

SGI. FEET 

NIA 

PRESCRIPTIVE APPROACH 

I. LANDSCAPED AREA "' 535 SG.FT. 
2. PLANT AVERAGE PER ~LS= LOH OR 0 .3 
3 . NO TURF 

MULCH 

A HINIHJM 3 -INC,H LAYER OF HJLC.H SHALL BE APPLIED ON ALL EXPOSED SOIL 
Sl.RFACES OF PLANT!N6 AREAS EXCEPT TURF AREAS, CREEPINo.S OR ROOTlN6 
6ROVNDCOVER5 OR DIRECT SEEDING APPLICATIONS ~RE MJLGH 15 
CONTRAINDICATED. 

SOILS 

UNLESS CONTRADICTED BY SOILS TEST, COMPOST AT A RATE OF A MINIMUM OF 
FOJR a.JBIG YARDS PER 1,000 SG. FT. OF PERHEABLE AREA SHALL BE 
INGORPORATED TO A DEPTH OF SIX INCHES INTO THE SOIL. 

LANDSCAPE CERTIFICATION'S 

I. FOR PRO.JEGTS THAT INCLUDE LANDSCAPE Y'IORK, THE LANDSCAPE 
GERTIFIGATION, FORM 6RN 12, SHALL BE COMPLETED PRIOR TO FINAL 
INSPEGTION APPROVAL. 

2. I HAVE COMPLIED HITH THE CRITERIA OF THE ORDINANCE AND APPL.JED THEM 
FOR THE EFF!GlENT U5E OF rlATER IN THE LANDSGAPE DE516N PLANS 

3 . AT THE TIHE OF FINAL INSPECTION, THE PERMIT APPLICANT HJST PROVIDE 
THE OHNER OF THE PROPERTY WITH A GERTIF!GATE OF COMPLETION, 
CERTIFICATE OF INSTALLATION, IRRl6ATION 5GHEDULE Of LANDSGA.PE AND 
IRRIGATION HAINTENANGE. 

FRONT YARD LANDSCAPE 

FRONT YARD LANDSCAPED AREA = 11 SF 
I TREE PER 500 SF = (f) 24 INCH BOX TREES REGUIRED 
(l) - 24 INC,H BOX TREES PROVIDED 

w 

> 

Di 

I 

D ;Q 
:x 

r-

<( 

trD PLANTER r-· z 

------ -- --DRIVEWAY L L () 

______ _ L __ LLLL __ __ LL_ D 
I I I I I 

TREE LEGEND 
BOT AN I GAL NAME / HJGOLS 
COMMON NAME 
SIZE I GUANTITY/ SIZE o PLANTIN6 / HA.l.lRITT' / YEARS 

G GERCIS OC,GIDENTALIS / LOI--! 
HESTERN REDBUD 
24" BOX I 5 / 8'T X 4 'W I 15'T X row / 10 YRS 

EX1STIN5 TREES OFF SITE TO REMAIN 
NO PROTECTED TREES ON SITE 
SEE SURVEY FOR TREE'S TO BE REMOVED 

GROUNDCOVER LEGEND 

SYMBOL 

I NO SYHBOL Hr~-· L=L~~~~"---------------1 

I 
ID !ST1GHL1S SPIGATA / LOW 
SALT6RASS 

I I SAL DIVIDED INTO 5 D IVISIONS o I' O.G. 

PLANTING PLAN 
SCALE: 1/8" = l '-0" 
r...l"'...r-,~_..,.---,, 
0 6 10 16 

I 
I 
I 

w 

Di 

LL 

SHRUB 4 VINE LEGEND 
I BOTANICAL NAME / i,,uc,oLS I 

SYMB01=--4 WMMON NAHE l 
IS!ZE / GUANT1TI'/ SIZE o PLANTIN5 / HA...l.lRITI' /T'EARS! 

0 )GLEHATIS Ll6USTIC1FOLIA / LOH I 

~ VlR61N BOV'ER I 
/5 SAL/ 13 / 5'T X 5'H / b'T X 20'Y'I I 2 YR I 

0 T 
J KEGKIELLA CORDIFOLIA / LOH I 
HEART LEAVED PENSTEHON I 

15 GAL / e, I 2'T X 2'H / b''T X b'H I 2 YR I 

0 IPENSTEHON SF'EGTABlUS / LOH I 

~ 4 SHOlt« PENSTEHON I 
I 5 GAL / 3 / 12 "T X l"H / 3 ''T X 3 'H / 2 YR I 

0 
8 

I MJHLENBER61A R IGENS / LOH I 
DEER GRASS I 

11 SAL / 13 / 18 "T X 18"Y'I / 4'T X 4 'H / I YR I 

0 0 IHYRIGA CALIFORNIGA I 
PACIFIC HAX MYRTLE I 

15 GAL / 13 / 18 "T X 24"H / 8 'T X4 'H I 3 YR I 

0 ISISYR!NCHIUM BELLUH / LOH I 

{} 4 BLUE-EYED 6RASS I 
11 GAL / 31 /8"T X 18"W / 18"'T X 22"H / I YR I 

0 
~ 

V'ENEGASJA CARPESIODIES / LOH 
~ GANYON SUNFLOV'IER 

15 GAL/ 11' /12"T X 12"H / 3 'T X 3W / I YR 

"""'' GlJANTITIE5 .>.RE FOR Rs=ERENGE ONLY - GONTRACTOR TO PROVIDE AU. P1..ANf 
HATERlAL ON PL.AN. 
• AYAlu.Bl...f: FROM ~ IA N.RSERY, ~AtVRSERl' .COM 

SHEET REFERENCE 

4 
), 

• SEE SHEET L-0 FOR EXISTING TREE PLANS 

• SEE SHEET L-2 FOR IRRl5ATION PLAN 

• SEE SHEET L - 3 THROUGH L-5 FOR DETAILS 

• SEE SHEET L-6 FOR NOTES 
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SUSAN E. McEOWEN 
LANDSCAPE ARCHITECT 2180 
A CALIFORNIA CORPORA TlON 

19197 Golden Valley Rd. , #924 
Santa Clarita, CA 91387 

Office: Telephone:: (661) 294 3753 
Emai1Address:susan@landarch.us 
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NOTE, 
FOR C.ONTINJOU5 LINETYPE 
IRRIGATION PIPE SY'MBOL(S), 
SH<:Jv,f,,I DIA6RAMHATIC,ALL Y' / 
AC, TUAL LOGATION INSIDE OF 
A...ANTER (TI'P ). 

XFS DRIPLINE FOR TREES AND SHRUBS 

XFS DRIPL/NE INSTALLATION 6U1DEUNES FOR TREES AND SHRLJB5, 

DRIPLINE PIPE SHOULD BE BURIED 4-6 INCHES BELOH SOIL SURFACE 
(SEE "XFS SUB-SURFACE DRIPLINE BURIAL" DETAIW. 

2. INSTALL MJL TIPLE R!N55 AS REGUIRED TO PROVIDE IRRl6ATION 
GOVERA6E FROH ROOT BALL TO PRO..EGTED TREE CANOPY. REFER TO 
RAIN BIRD DE516N BUJDELll'ES AND SPEGIF!CATIONS FOR REGOMHENDED 
SPAC,ING 6ETH:EN RIN55 ~.RAINBJRD.C..OM) . 

3 . PL.AGE TIE DOH-I STAKES EVERY THREE FEET IN SAND, FOUR FEET IN 
LOAM, AND FIVE FEET INC.LAT'. 

4. AT FITTIN55 v+if:RE THERE 15 A GHAN6E OF D IRECTION SUC.H AS TEES 
OR ELOOHS, lJSE TIE-DOWN STAKES ON EACH LEG OF THE GHANGE OF 
D IRECTION. 

5 . INSERTION PLOH AND TRENCHED IN5TAll.ATION5 DO NOT REGIUIRE TI E 
DOl-iN STAKES. 

DIAGRAMMATIC IRRIGATION PLAN 

PLAN IS DIASRAHHATIG FOR AJRPOSES OF 6RAPHIG GLARITY, 

VALVE PLAGEHENT TO DIVIDE AND EGIUALIZE FLOH RATES PER 
IRRIGATION ZONE. 

2. HAINLINE GIRGUIT TO BE "LOOPED' (CONNECTED AT BOTH ENDS) TO 
HAINTAIN WATER PRESSURE. 

3. LATERAL PIPE IS 1"4> UNLES5 5PEGIFIED OrnERH1SE PER GALLCVTS ON 
PLAN. 

4. INSTALL ALL IRRIGATION PIPE IN LAJ.+I AND PLANTING BEDS. 

5. IRRIGATION PIPE TO BE 5LEEY"ED UNDER ALL PAYED AREAS. ALL 
SLEEY"E5 SHALL BE A HfNtt-fUt-1 OF n-t'.J (2) TIHES LAR6ER THAN 
IRRIGATION PIPE(S). 

6. INSTALL ALL VALVE:, IN AGGE551BLE, INGONSPIGUOLIS AREAS. 

151.e,1 · 

LID PLANTER 

NOTE , 
IRRl6ATION EGIUIA-1£:NT LOCATION ------- 000-----
BY PROJECT OHNER'5 - _· - ._.. L 
REPRESENTATIVE. · -

NOTE, 
FOR DASHED LINETT'PE 
IRRl6ATION PIPE SYMBOL(S), 
CERTIFIED BUILDING PLUMBER c._ __ _ 

REGUIRED FOR INSTALLATION 
AND ~TER- PROOFIN6 WITHIN 
BUILD1N5 STRIJGllJRE (TI'PJ. 

XFS SERIES DRIPLINE SPACING GU IDELINES 

SOIL TYPE GLAY LOAH 5AND 

EHITTER FLO~ RATE O.b 6PH O.b SPH/0.c:f 6PH 
EHITTER SPACING 24" II>" 12" 
LATERAL SPACINcS' 18 - 24" 16" - 22" 12" - 18" 

XFS SERIES DRIPLINE FLOH (PER 100 FEET) 

EMITTER 5PAC.IN6- 0.6 5PH EHITTER o.q 6PH EHJTTER 

INCHES 6PH 6PM 6PH 6PM 
12· 6 1.00 I 1.02 c:f2 .00 153 , ... 41.00 I Obi> b l.00 102 
24" 31.00 I 0.52 46.00 o:n 

XFS DRIPLINE INFILTRATION RATES/ HOUR 

PERCENT OF SLOPE I GLAY LOAH 
I 

5AND 

0% - 4% I 0.13 - 0.44 0.44- Ob£!> I O.b8- l.25 
5% - 8% 

I 
0.1 - 0.35 0.35 - 0.1 

I 
0.1 - I 

XFS DRIPLINE 

XF5 DRlPLINE IRRl6ATION ZONES SPEGIFIGATfON5 AND GALGUI....ATION5 FOR THIS 
PLAN ARE BASED ON TH:E FOLLa-llN6 PARAMETERS, 

'SOIL TYPE: LOAM 

2. SLOPED IRRIGAT!ON ZONES, NO 

3 . STATIG Y'lATER PRE5SURE, 186 PSI 

IRRIGATION CONTRAGTOR TO OBTAIN SOILS REPORT TO VERIFY 
IRRIGATION ZONE SPEGIFIGATIONS AND GALGULATIONS FOR THIS PLAN. 

C.ONTRAGTOR RESPONSIBLE FOR VERIFYING STATIC. WATER PRES5URE. 

REFER TO RAIN BIRD 2014 IRRIGATION PROOJGT5 GATAL06 
c'WHH..RAINB!RD.COH) FOR ALL XFS DRIPLINE 5PEGIFIGATION5 AND 
REFER TO RAIN BIRD DESleN 6UIDELINES AND 5PEGIFIGATION5. 

MHELO IRRIGATION EQUIPMENT 

MJ.-ELO IRRIGATION EGUIPHENT 5PEGIFIGATION5 

A t' DEDICATED J.,,IATER HETER FOR IRRhSATION USE ONLY TO BE 
PROVIDED. 

2. F'RES5URE REISULATING DEVICES ARE REGUIRED IF HATER PRESSURE 15 
BELOH OR EXGEED5 TH:E REGOHHENDED F'RE55URE OF THE 5PEGIFIED 
IRRl5ATION DEY1GE5. 

3. GHECK VA.LYES OR ANTI-SYPHON VALVES ARE REGIIJIRED ON ALL 
SPRINKLERS HEADS WHERE LOW POINT DRAINAiSE GOULD OGa.JR. 

[lQ] .. 

MUNICIPAL PRESSURE CALCULATIONS 

5Y5TEH DESIGN GAPAGITY: 1 5ALLON5 PER Hl!'tJTE HAXlt-1.lt'-1 
CALGULATION5 FOR ZONE No, 4 <t-105T DISTAL ZONE FROH POG) 

ITEH SPEGIFIC.ATION I PSI 

STATIC, HATER PRESSURE (186 LOW/ 224 Hl6H) I +186.0 

W'T'E 5TRAIHER / FILTER I -LO 
BAGKFLOH PREVENTION DEYIGE I -1 5.0 
PRE55URE REDUGING VAL VE -5.0 
REMOTE C.ONTROL HASTER VALVE I -2.3 
REMOTE GONTROL VAL VE 1 - 15 
LATERAL LINE (-0.14 1100 LF X 40 LF) -0.1 
HAIN Lll'E (-1.14 / 100 LF X 128 LF) -2.2 
FITTIN5 L055ES (10% OF TOTAL PIPE L055ESJ -0.2 
D IFFERENc.E IN ELEVATION (-t I - 0.433 PSI PER FOOT) 00 
5UBTOT AL OF L055E5 I -213 
BOOSTER PUMP (MINIM.Jt-1 P51 BAIN REGIIJIRED) I H/A 

TOTAL PRE55URE AVAILABLE, i • 158.10 

XFS DRIPLINE DESIGN GU IDELINES 

XF5 DRIPLINE GENERAL DE5!6N i5U1DE.L INE5: 

Dl5TANc.E BETWEEN LATERAL ROWS AND EHJTTER 5PAGlt-kS TO BE 
BASED ON SOIL TYPE, PLANT 1'1ATERIAL5, AND GHAN6ES IN ELEVATION. 
SEE INSTALLATION 5PEGIFIGAT10NS ON RAIN BIRD J,£6 SITE 
(~.RAJNBIRD.GOH) FOR SU5t5E5TED 5PAGIN5. 

2 . LENGTH OF LONiSEST DRJPLINE LATERAL SHOULD NOT EXCEED THE 
MAXIH.JH SPAGIN6 5HOHN IN TH:E ACCOHPANT' IN6 TA6LE5. 

3. INSTALL A IR RELIEF VALVE AT HIGH POINTS IN DRIP LATERAL. 

4 . WHEN U51N6 11MH INSERT FITT1Nt55 HITH DE515N PRE55URE OVER 50P51, 
IT 15 REGOHMENDED THAT STAINLESS STEEL CLAMPS BE INSTALLED ON 
EACH FITTIN6. 

MHELO IRRIGATION CERTIFICATION 

Hr,!ELO IRRl5ATION GERT1FIGAT10N OF C.OHPLETION REGIIJIREHENT5 

A DIABRAM OF THE IRRIGATION PLAN 5,t-lOWING H'f'DROZONES SHALL BE 
KEPT WITH THE IRRIGATION CONTROLLER FOR SL.e5EGUENT PURPOSES. 

2 . AN IRRIGATION AUDIT REPORT SHALL BE GOHPLETED A THE TIHE OF 
FINAL INSF'EG TION. 

IRRIGATION PLAN 
SCALE: 1/8" - 1 '-0" 
l"l.r"l..r""1--r--"""I 
0 6 10 16 
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IRRIGATION LEGEND 
5THBOL HANJFACTURER "10DEL 5PEGIFIC,ATION PER DETAJL 

0 ANT IHATERHETER H/A 
NOTE, VERIFY SIZE AND LOCATION IN FIELD 

@£) H/A IPOINT OF C.ONt,.ECTJON IH/A 
NOTE, VERIFY LOGA T!ON IN FIELD 

0 ZURN H ILK INS l5XL 31/2" 6 / L-3 
DESCRIPTION, 1/2" LEAD-FREE GAST BRONZE HYE TYPE STRAINER 

li8il ZURN HILKINS I MODEL 315XL 3/4" 16 / L-3 
DE5C,RIPT10N: 3/4 " BACKFLOH PREVENTION DEYIC.E 

Ll ZURN WILKINS 1500XL I" 16 / L-3 
DESC.RJPTION: 1" PRES5URE REDUGING VALVE/ POTABLE HATER LINES 

[:] El-FLO I EZ-FLO EZ XXX:-HG lq / L-3 
NOTE, XXX AJJTOHATIG FERTILIZATION SYSTEM 

0 RAIN BIRD I 100-PESB-PR.$-D II>/ L-3 
DESC,RIPTION: I" REHOTE C.ONTROL VALVE WITH SC.RUBBER/ PSI GTL. 

~ 
Nl6GO / EGIUAL ILINE SIZE H/A 
DESC-RIPTJON, L INE SIZE BALL VALVE 1N YARD OOX 

@ RAIN BIRD I XCZ-LF-100-PRF II / L-4 
DE5C,R1PTl0N, LOW FL.OH GONTROL ZONE KIT 

(!) RAIN BIRD 133DRLG 14 l 5 / L-4 
DE5C,RIPTION, GUIGK GOIJF'LER VAL VE 

0 IRRITROL ITG-qEX-R 110 / L-3 
DESCRIPTION: Cf STATION OIJT'DOOR C.ONTROLLER 

D IRRITROL IGL-HI (GL-100-HIRELESS KIT) II I L-3 
DESC.RIPTION, IRRITROL HIRELE55 RECEIVER MODULE 

[!] IRRITROL IGL-HI (GL-100-HlRELESS KIT) / 12 / L-3 
DESC.R!PTION, lRRITROL HIRELE55 \rEA THER SENSOR 
ANT IP\IC GLASS 200 PLA5TIG PIPE IN/A ---
SIZE, I" LATERAL L1NE 
ANT - I PV'G GLASS 315 PLASTIC. PIPE IH/A 
SIZE, I' HAIN LINE 

ANT I TYPE K COPPER HATER TUBE IH/A ------
SIZE, 1• LAlERAL LINE/ INSTALLATION BY CERTIFIED PLUHBER - ANT I TYPE K GOPPER HATER 11J6E H/A 
SIZE, I" HAIN LINE/ INSTAllAT!ON BY CERTIFIED PLUMBER 
RAIN BIRD 1XF5-0({-18-XXX: 12-6 / L-4 

z. RAIN BIRD XGIF-XX.X L-5 
DESC.RIPTION: 51..6-Sl.RFAGE DRIF'LINE (o.q GPH / 18" EH(ITER SPACING) 

AND QF DR1PL1NE HEADER (SIZE PER MF5. 6U1DE.LJNE5). 

.'b NOTE, PLANTER PENETRATION/ GORING AND HATER PROOFIN6 BY 
CERTIFIED BU1LD1Ni5 PLUMBER. 

'\, NOTE, FLOOR SLAB AND PLANTER PENETRATION/ CORING AND HATER 

I PROOFIN5 BY GERTlFIED BUILDIN.5 PLLMBER. 

SUB-SURF ACE ZONE ROOT HATER ZONE 

ZONE 1'1.11'16ER 
VALVE 5 !ZE 
AREA TYPE 
SQUARE FEET 

~iQ:::=1f4-- PSI / VAL VE 
GAL./ HIN. 
INGHES / HR. 
1/4' H20 

ZONE: 
SIZE, 
TYPE, 
PSI, 
6PM, 
TYPE, 
GOUNT, 

I ,. 
TREE 
30 
5.0 
BBLR 
10 -

ZONE ~HBER 
VALVE SIZE 
AREA TYPE 
PSI/ VALVE 
GAL. I HIN. 
RH5 /BBLRJ 
BBLR COUNT 

I 1 1--------LOGATlON 

ZONE CALLOUTS 

ZONE , I 
SIZE, I' 
TYPE, VINE 
PSI, 30 
6PM, 1.25 
TYPE , R 
GOIJNT, 5 

ZONE, • , I> 
SIZE, ,. ,. I" 
TYPE, VINE VINE VINE 
PSI, 30 PSI, 30 PSI, 30 
6PM, 1.25 6PM, 1.25 6PM, 3.00 
TYPE, TTFlc, TYPE, 
GOUNT, 5 GOUNT, 5 GOUNT, b 

SHEET REFERENCE 

• 5EE SHEET L-0 FOR EXl5TIN5 TREE PLAN 

• 5EE SHEET L-1 FOR PLANTING PLAN 

• SEE SHEET L-3 THROU6H L-5 FOR DETAILS 

• 5EE SHEET L-6 FOR NOTES 

THE OFFICE OF 

SUSAN E. McEOWEN 
LANDSCAPE ARCHITECT 2180 
A CALIFORNIA CORPORATION 

I 9 I 97 Golden Valley Rd., #924 
Santa Clarita, CA 91387 

Office Telephone: (661) 294 3753 
Email Address: susan@landan:b.u.s 
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Exhibit B:  
Approved Vesting Tentative 
Tract Map VTT-74217-SL 

 
 
 

DIR-2016-2455-DRB- 
SPP-MSP-1A  

& VTT-74217-SL-1A 
3686-3688 Fredonia Drive 

Hearing Date: 2/28/19 
  





Exhibit C:  
Appeal of VTT-74217-SL 

 
 
 
 

DIR-2016-2455-DRB- 
SPP-MSP-1A  

& VTT-74217-SL-1A 
3686-3688 Fredonia Drive 

Hearing Date: 2/28/19 
  















Exhibit D:  
Appeal of DIR-2016-2455-

DRB-SPP-MSP 
 
 
 

DIR-2016-2455-DRB- 
SPP-MSP-1A  

& VTT-74217-SL-1A 
3686-3688 Fredonia Drive 

Hearing Date: 2/28/19 
  

















Exhibit E:  
Deputy Advisory Agency 
Decision VTT-74217-SL 
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Exhibit F:  
Director’s Determination 

DIR-2016-2455-DRB-SPP-
MSP 

 
 
 

DIR-2016-2455-DRB- 
SPP-MSP-1A  

& VTT-74217-SL-1A 
3686-3688 Fredonia Drive 

Hearing Date: 2/28/19 
  



DEPARTMENT OF 

CITY PLANNING CITY OF Los ANGELES 
EXECUTIVE OFFICES 

200 N. SPRING STREET, ROOM 525 
Los ANGELES, CA 90012-4801 

CITY PLANNING COMMISSION 

SAMANTHA MILLMAN 
PRESIDENT 

VAHID KHORSAND 
VICE -PRESIDENT 

DAVID H.J. AMBROZ 
CAROLINE CHOE 

REN EE DAKE WILSON 
KAREN MACK 

MARC MITCHELL 
VERONICA PADILLA-CAMPOS 

DANA M. PERLMAN 

ROCKY WILES 
COMMISSION OFFICE MANAGER 

(213) 978-1300 

CALIFORNIA 

ERIC GARCETT I 
MAYOR 

VINCENT P_ BERTONI, AICP 
DIRECTOR 

(213) 978-1271 

KEVIN J. KELLER, AICP 
EXECUTIVE OFFICER 

(213) 978-1272 

LISA M. WEBBER, AICP 
DEPUTY DIRECTOR 

(213) 978-1274 
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MULHOLLAND SCENIC PARKWAY SPECIFIC PLAN 
PROJECT PERMIT COMPLIANCE & DESIGN REVIEW 

October 26, 2018 

Applicant/Owner 
Joel and Pamela Fischer Trust 
Joel and Pamela Fischer, 
Trustees 
10331 Cheviot Drive 
Los Angeles, CA 90064 

Applicant 
Derick Flynn 
SODAISM, Inc. 
2121 E. 7th Place, Suite 215 
Los Angeles, CA 90021 

Representative 
Rick Pardo 
Pardo Land Use Consultants 
9720 Wilshire Boulevard 
Beverly Hills, CA 90212 

DETERMINATION 

Case No. DIR-2016-2455-DRB-SPP-MSP 
Related Case: VTT-74217-SL 

CEQA: ENV-2016-2456-CE 
Location: 3686-3688 North Fredonia Drive 

Council District: 4- Ryu 
Neighborhood Council: Hollywood Hills West 
Community Plan Area: Sherman Oaks - Studio City -

Toluca Lake - Cahuenga Pass 
Land Use Designation: Low Medium Residential 

Zone: RD1 .5-1 
Legal Description: Lot FR 37 (Arb 3) of Tract 5593 

For full legal description , see 
Exhibit "A" survey. 

Last Day to File an November 13, 2018 
Appeal: 

Pursuant to LAMC Sections 11.5. 7 C and 16.50, and Section 11 of the Mulholland Scenic Parkway 
Specific Plan (Ordinance No. 167,943), and based upon the recommendation of the Mulholland 
Design Review Board, I have reviewed the proposed project and as the designee of the Director 
of Planning, I hereby: 

Approve with Conditions a Project Permit Compliance and Design Review for 
the demolition of two existing, one-story, multi-family residential structures and the 
construction of a new, 8,643 square-foot, small-lot subdivision with four (4) units 
each with individual garages of 400 square feet. The project includes 
approximately 1,309 square feet of hardscape. The project's maximum height is 
approximately 33 feet and 6 inches on an approximately 7,281 square-foot lot. The 
project does not propose removal of any protected trees and proposes grading in 
the following quantities: 331 Cubic Yards (CUYD) of cut, 403 CUYD of fill , 72 
CUYD of import, and no export. 



Determine, based on the whole of the administrative record, that the Project is 
exempt from CEQA pursuant to the CEQA Guidelines, Cal. Code Regs. tit. 14, § 
15332, and there is no substantial evidence demonstrating that an exception to a 
categorical exemption applies pursuant to the CEQA Guidelines, Cal. Code Regs. 
tit. 14, § 15300.2. 

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

CONDITIONS OF APPROVAL 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, labeled Exhibit "A," 
dated 2/21/18, and attached to the subject case file. No change to the plans shall be made 
without prior review by the Department of City Planning, Plan Implementation Division, and 
written approval by the Director of Planning . Each change shall be identified and justified in 
writing. Minor deviations may be allowed in order to comply with the provisions of the 
Municipal Code, the project conditions, or the project permit authorization. 

2. Floor Area. The project shall be limited to a total of 8,643 square feet of Floor Area for all 
four (4) homes. This gross area includes the main house, garage, and covered patio areas; 
as an RD zone, the property is not subject to the Baseline Hillside Ordinance or the definition 
of RFA. The project shall be limited to the following square footage for each unit, in 
conformance with Exhibit "A": 

Unit Gross Square Footage 
Unit 1 2,208 
Unit 2 2,500 
Unit 3 1,781 
Unit 4 2,154 
TOTAL 8,643 

3. Height. The project shall be limited to 33 feet and six (6) inches in height. 

Design Review Conditions 

4. Revised Landscape Plans. Prior to final sign-off, the landscape plan shall be revised to 
show the following: 

a. All plants except the Pacific Wax Myrtle shall be removed from the planter on the 
south side of Unit 1. The full size of each Pacific Wax Myrtle shall be shown in the 
revised plans. 

b. The planter along the north side of the Unit 1 shall be relocated in-kind in length 
and narrowed in width to along the north fence opposite of location shown in Exhibit 
"A." 

5. Building Articulation. Prior to final signoff, the applicant shall provide revised plans to 
change the exterior surface (building elevations) as follows: 

a. The second floor of Unit 1 shall be stepped back five (5) feet further away from the 
line shown in current drawings in Exhibit "A" along the Fredonia Drive - facing side. 
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The first floor perimeter of Unit 1 shall remain the same as shown in Exhibit "A", 
page 35. 

b. The patio for Unit 1 that is located to the east of "Bedroom 1" may remain covered 
with dimensions not to exceed seven (7) feet and five (5) inches in width and 13 
feet and 4 inches in length as shown in Exhibit "A", page 35. 

c. The canopy over the front unit (Unit 1) shall not be enlarged. 

Administrative Conditions 

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

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

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

9. Certification of Landscape Installation. Prior to obtaining a Certificate of Occupancy, the 
project architect, landscape architect, or engineer shall certify in a letter to the Department 
of City Planning and to the Department of Building and Safety that the approved landscape 
plan has been implemented. 

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

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

12. Enforcement. Compliance with these conditions and the intent of these conditions shall be 
to the satisfaction of the Department of City Planning through the enforcement of the 
Department of Building and Safety. 

13. Expiration. In the event that this grant is not utilized within three years of its effective date 
(the day following the last day that an appeal may be filed), the grant shall be considered 
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null and void. Issuance of a building permit, and the initiation of, and diligent continuation 
of, construction activity shall constitute utilization for the purposes of this grant. 

14. Indemnification and Reimbursement of Litigations Costs. Applicant shall do all of the 
following : 

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

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

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

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

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

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

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

For purposes of this condition , the following definitions apply: 
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"City" shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 

"Action" shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local 
law. 

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

The proposed project is the demolition of two existing, one-story, multi-family residential 
structures and the construction of a new, 8,643 square-foot, small-lot subdivision with four (4) 
units with four (4) individual garages of 400 square feet each. The project includes approximately 
1,309 square feet of hardscape. The project's maximum height is approximately 34 feet. The 
project is in the MSP Outer Corridor on an approximately 7,281 square-foot lot. As a property 
zoned RD, the project is not subject to the Baseline Hillside Ordinance. The project is downslope 
from the Fredonia Drive right-of-way and downslope of Mulholland Drive. The project is not 
visible from Mulholland Drive. The project does not propose removal of any protected trees and 
proposes grading in the following quantities: 331 Cubic Yards (CUYD) of cut, 403 CUYD of fill, 
72 CUYD of import, and no export. 

A concurrent tract map application has been applied for in order to subdivide the land. The 
granting of this determination is separate and distinct from related case VTT-7 4217-SL for the 
subdivision of land into four (4) small lots, and which is subject to the California Subdivision Map 
Act and any applicable rules and regulations therein. 

1. A recommendation was made by the Mulholland Design Review Board, pursuant to 
Los Angeles Municipal Code Section 16.50: 

The proposed project is subject to the design review process because it is located within 
the boundaries of the Mulholland Scenic Parkway Specific Plan. 

The Design Review Board met on March 16, 2017 where the board convened a quorum of 
five (5) members and voted unanimously (5-0) to continue the case with the following 
conditions: 

a. The project shall be a maximum of two (2) stories tall. 
b. The side yards shall be landscaped. The side yard landscaping shall be a minimum 

of three (3) feet. 
c. Remove roof top decks and the access stairways to the roof decks. 
d. Mechanical equipment shall be screened on all sides or located at ground level. 
e. All plant material shall be selected from the Preferred Plant List. 
f. The front yard setback shall be a minimum of 10 feet. The front yard setback shall 

include a landscaped area of a minimum of 6 feet in width. 
g. The applicant shall provide a centralized through area off-street. 

The Design Review Board met on August 17, 2017 where the board convened a quorum of 
four (4) members and voted unanimously (4-0) to continue the case with the following 
conditions: 

a. Comply with previous recommendations one (1) and three (3). 
b. Move the fire access to the exterior of the structures. 
c. All materials shall be 20% grayscale value or darker. 
d. Comply with Design Guideline 51 . 

The Design Review Board met on January 17, 2018; however the hearing for the project 
was cancelled due to a failure to meet notification posting requirements as outlined by LAMC 
Section 16.50 E.3(b )(2). 

The Design Review Board met on February 21 , 2018 where the board convened a quorum 
of 6 members. The vote was unanimous (6-0) recommending conditional approval of the 
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project since the project will substantially comply with Section 16.50, Subsection E of the 
Los Angeles Municipal Code as well as the relevant design guidelines and development 
provisions of the Plan. The conditions recommended by the board were: 

a. LID Planter along driveway is significantly over-planted. Remove everything 
but Pacific Wax Myrtle from planter on south side of front unit. Show full size 
of Pacific Wax Myrtle in plans. 

b. Narrow planter along north side of front unit. Should be shifted away from wall 
of house to against the fence. 

c. Second floor of Unit 1 reduced five (5) feet from line shown in current drawings. 
Entire Fredonia facing elevation of first floor as shown remains the same. 

d. The currently shown patio may remain covered and extend beyond "Bedroom 
1" by maximum seven (7) feet and five (5) inches to align with the current entry 
element as shown on sheet 35. 

e. Canopy over front entry but shall not be larger than as currently shown. 

2. The project substantially complies with the applicable regulations, findings, 
standards, and provisions of the specific plan. 

Based on a review of the plans submitted with the application, marked Exhibit "A," dated 
2/21/18, DIR-2016-2455-DRB-SPP-MSP, the Director of Planning makes the following 
findings in accordance with the applicable design review criteria of the Mulholland Scenic 
Parkway Specific Plan, Ordinance No. 167,943, effective June 29, 1992: 

Section 6.A: Uses 
The project proposes the use of land for a four ( 4) small-lot single-family dwellings, which is 
a permitted use and as such, the project use complies with Section 6.A of the Specific Plan. 

Section 6.8: Environmental Protection Measures 
Section 6.8 of the Specific Plan refers back to Section 5.8, stating that all measures required 
for the Inner Corridor are to be complied with for properties in the Outer Corridor. The subject 
property is not defined as a "prominent ridge" as per the definition in Section 4 since no 
ridgeline appears near the property on the map of the Specific Plan Area: Map 11 of 12. As 
such, the project complies with Sections 5.8.1.a and 5.8.1.b, which limit grading and 
visibility on the defined Prominent Ridges in the Plan area. Furthermore, according to the 
same map and http://zimas.lacity.org the project is further than 100 feet from a watercourse 
and more than 200 feet from public parkland; complying with Section 5.B.2, which limits 
grading within 100 feet of a stream bank and Section 5.B.3, which limits construction and 
grading within 200 feet of public parkland. The project does not propose to remove, move, 
or alter any protected or native trees, which include Oak trees, in accordance with Section 
5.8.4. Finally, should the applicant encounter any archeological or paleontological 
resources while grading for the project, the applicant will need to follow the necessary 
notification procedures pursuant to California Health and Safety Code Sections 7000 et 
sequentia to appropriately handle these resources, fulfilling the intent of Section 5.B.5 that 
seeks to protect these resources. As such, the project complies with Section 6.B of the 
Specific Plan. 

Section 6.C: Grading 
The project requires 331 cubic yards to be cut, and 72 cubic yards will be imported, for a 
total of 403 CUYD to be used for fill; zero cubic yards will be exported. In Section 5.C the 
Plan states that: 
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The Director may approve grading up to two cubic yards of earth per four square feet of 
lot area per lot after making the following findings: 
a. The Department of Building and Safety or the Bureau of Engineering has determined 

that such grading is required to provide access driveways, pedestrian accessways, 
drainage facilities, slope easements, and/or dwelling foundations. 

b. All grading conforms to the standards set forth in the Landform Grading Manual, unless 
the Department of Building and Safety has determined that landform grading will 
conflict with the provisions of Divisions 29 and 70 of Article 1 of Chapter IX of the Code. 

c. The graded slopes have a natural appearance compatible with the characteristics of 
the Santa Monica Mountains. 

d. The Department of Building and Safety has determined that grading will minimize 
erosion. 

Per this Section, the applicant would be limited to 3,641 cubic yards of grading for the 7,281 
square-foot lot. This grading is necessary for the reasonable development of the property 
for the small lot dwellings, conforms with the Landform Grading manual , and as conditioned 
in this determination letter the design of the home will be compatible with the Santa Monica 
Mountains. Furthermore, the applicant is subject to stricter grading requirements by the 
LAMC, and is required to obtain grading permits and follow all practices imposed on them 
during the process of grading from the Building and Safety Grading Division. As such, the 
project complies with Section 6.C of the Specific Plan. 

Section 6.D: Building Standards 
The project's height is limited to 33 feet, six (6) inches, which complies with the height limit 
identified in subdivision 6.D which has no height limit for structures not visible from 
Mulholland. However, per Section 3.B of the Specific Plan, where the Los Angeles Municipal 
Code (LAMC) has a lower height requirement, the LAMC prevails and as such, the project 
is also subject to the envelope height requirements of the Baseline Hillside Ordinance. 

Section 11.1.3: Design Review Criteria 
Based on a review of the project proposal, and the recommendation of the Design Review 
Board, the proposed small lot development, as modified by the conditions herein, is 
compatible with the surrounding homes and the parkway environment in terms of design, 
massing, materials, and color and as such complies with Section 11 .1.3 of the Plan. 

Design Guideline 34: Building Articulation 
As per Condition of Approval Number 5, the project shall design the exterior surface of the 
structure such that the second floor shall be articulated from the first floor. As such, the 
project complies with Design Guideline 34 which states that the exterior surfaces of any 
structure should be designed to be articulated, · presenting a variety of surfaces, textures, 
and angles, and should avoid large flat sides. 

Design Guideline 50: Neighborhood Compatibility 
The project is four (4) small-lot single-family dwellings. The lot is in an area zoned RD 1.5-
1 with a General Plan Land Use designation of Low Medium Residential. Low Medium 
Residential is a Multiple Family designation on the General Plan Land Use Map, and the 
zone and designation allow for multiple dwelling units on one lot. As such, there is a mix of 
single-family and multi-family dwellings in the neighborhood, including several duplexes and 
apartment or condo structures of five or more units. The neighborhood has a mix of 
architectural styles and building heights of one (1) to two (2) stories. The small lot single­
family dwellings are a blend of the single-family and multi-family density of the surrounding 
neighborhood. The project will be single-family in nature on what is a subdivided small lot 
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that could -and did- have multiple units on one formerly unsubdivided lot. Furthermore, the 
project's finish materials of wood siding and stucco are also found in nearby homes. As 
such, the project's design fits with the neighborhood and complies with compatibility Design 
Guideline 50. 

Design Guideline 67: Existing landscape modifications 
As per Condition of Approval Number 4, all plants except the Pacific Wax Myrtle shall be 
removed from the planter on the south side of Unit 1. The full size of each Pacific Wax Myrtle 
shall be shown in the revised plans. Also, the planter along the north side of the Unit 1 shall 
be relocated in-kind in length and narrowed in width to along the north fence opposite of 
location shown in Exhibit "A." As such, the project complies with Design Guideline 67 which 
states that when the existing landscape is to be modified, designed the modifications so that 
they are compatible with both the existing landscape and with other existing landscaping in 
the neighborhood 

Design Guideline 70: Landscape Planting/Irrigation Plan Detail 
As per Condition of Approval Number 4, landscape plans must have specified species. As 
such, the project complies with Design Guideline 70, which states all new home construction 
and additions to existing homes which enlarge the building footprint must submit a complete 
landscape planting plan, with a plant legend keyed to the plan using symbols and listing the 
quantity, botanical name, common name, size at planting, size at maturity and time to 
maturity of all proposed plantings, and a complete irrigation plan. 

Design Guideline 71: Planning and Design for Sustainable Building Practices 
The project will follow the Green Building and Low Impact Development codes, as seen on 
Exhibit "A. " As such, the project complies with sustainable building practice Design 
Guideline 71. 

3. The project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review, which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible. 

Based on the whole of the administrative record, the Project is exempt from CEQA pursuant 
to CEQA Guidelines, Cal. Code Regs. tit. 14, § 15332, and there is no substantial evidence 
demonstrating that an exception to a categorical exemption applies pursuant to the CEQA 
Guidelines, Cal. Code Regs. tit. 14, § 15300.2. 

OBSERVANCE OF CONDITIONS-TIME LIMIT- LAPSE OF PRIVILEGES 

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

TRANSFERABILITY 

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

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

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

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment. " 

APPEAL PERIOD - EFFECTIVE DATE 

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

The Determination in this matter will become effective and final fifteen (15) days after the 
date of mailing of the Notice of Director's Determination unless an appeal there from is filed 
with the City Planning Department. It is strongly advised that appeals be filed early during the 
appeal period and in person so that imperfections/incompleteness may be corrected before the 
appeal period expires. Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this Determination, and received and receipted at a public office of the 
Department of City Planning on or before the above date or the appeal will not be accepted. 
Forms are available on-line at http://www.planning.lacity.org/forms.htm. 

Planning Department public offices are located at: 

Figueroa Plaza 
201 North Figueroa Street, 
4th Floor 
Los Angeles, CA 90012 
(213) 482-7077 

Marvin Braude San Fernando 
Valley Constituent Service Center 
6262 Van Nuys Boulevard, Suite 
251 
Van Nuys, CA 91401 
(818) 374-5050 

West Los Angeles 
Development Services Center 
1828 Sawtelle Boulevard, 
2nd Floor 
Los Angeles, CA 90025 
(310) 231-2901 

Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles or the Marvin Braude Building in the Valley. In order to assure 
that you receive service with a minimum amount of waiting , applicants are encouraged to 
schedule an appointment with the Development Services Center either by calling (213) 482-7077 
or (818) 374-5050 or (310) 231-2901 or through the Department of City Planning website 
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at http://cityplanning.lacity.org. The applicant is further advised to notify any consultant 
representing you of this requirement as well. 

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final. 

Note of Instruction Regarding the Notice of Exemption: Applicant is hereby advised to file the 
Notice of Exemption for the associated categorical exemption after the issuance of this letter. If 
filed, the form shall be filed with the County of Los Angeles, 12400 Imperial Highway, Norwalk, 
CA 90650, pursuant to Public Resources Code Section 21152 (b). More information on 
the associated fees can be found online here: https://www.lavote.net/home/county­
clerk/environmental-notices-fees. The best practice is to go in person and photograph the posted 
notice in order to ensure compliance. Pursuant to Public Resources Code Section 21167 ( d), the 
filing of this notice of exemption starts a 35-day statute of limitations on court challenges to the 
approval of the project. Failure to file this notice with the County Clerk results in the statute of 
limitations, and the possibility of a CEQA appeal, being extended to 180 days. 

VINCENT P. BERTONI, AICP 
Director of Planning 

cc: C uncil Office, District 4 
djoining Property Owners 

Hollywood Hills West Neighborhood Council 
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Exhibit G:  
Google Street View  

3676- 3680 Fredonia Drive 
March 2018 
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