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April 24, 2023 
 
Juliet Oh, Senior City Planner 
200 N. Spring St., Room 721 
Los Angeles, CA 90012   Via email: Juliet.Oh@lacity.org 
 
Re: DIR-2019-938-CDP, Amendment to ZA-2000-3281-CDP-AMDT1;  
ENV-2019-939-CE;  
15245 W. De Pauw St., Pacific Palisades; 
OPPOSE applicaLons, and Request for Removal Order. 
 
Dear Ms. Oh,  
 
Pacific Palisades Community Council (PPCC) is the most broad-based community organizaPon 
in Pacific Palisades and has been the voice of the community since 1973.   
 
We write today to restate our previous opposiPon (h"ps://pacpalicc.org/wp-
content/uploads/2019/05/DIR-15425-W-De-Pauw-2.pdf) to the large concrete deck structure 
that was constructed years ago without a permit at 15245 W. De Pauw St., in Pacific Palisades, 
and, by extension, to oppose the Proposed Amendment to ZA-2000-3281-CDP for the 
property at 15245 W. De Pauw Street., which seeks aZer-the-fact approval for the large 
concrete deck structure built without a necessary amendment to the Coastal Development 
Permit issued by the California Coastal Commission in July 2000 (Permit No. 5-00-218).  
 
PPCC has supported the creaPon and construcPon of a city park at Potrero Canyon for 
decades.  The 46-acre park has finally been completed and open to the public since December 
10, 2022. At the community’s request, the City Planning Department issued “Z.I. BullePn No. 
2422 Potrero Canyon” which sets forth rim development guidelines specific to Potrero 
Canyon, purposefully limiPng development in the rear of the adjacent residenPal properPes 
and protecPng the views from the trails of “George Woleerg Park at Potrero Canyon”.   
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The Coastal Development Permit issued by the California Coastal Commission in July 2000 
(Permit No. 5-00-218) allowed for the construcPon of only a house, not the large, caisson-
supported concrete paPo deck. That addiPonal structure required the Applicant to seek an 
amendment to the CDP if in the future he wished to build such addiPonal structures.  We 
understand that the exempPon to the CDP that he subsequently sought in order to build the 
deck was denied by the Coastal Commission on November 5, 2015.  We know of no other 
amendment of the CDP ever being sought by the Applicant. 
 
Instead, Applicant applied for a building permit from LADBS, which was granted, and began 
construcPon in 2019 without giving noPce to neighbors. The neighbors and community 
organizaPons, including the PPCC and the Board of Commissioners of the Department of 
RecreaPon and Parks, strongly objected to the construcPon of the deck, and LADBS issued a 
stop noPce and required the Applicant to seek an amendment to the CDP. By that Pme, 
however, construcPon of the concrete structure was substanPally completed. 
 
On March 13, 2020, at a meePng afended by PPCC officers and other community members 
who objected, the West Los Angeles Area Planning Commission (WLA APC) denied the 
Applicant’s proposed amendment, finding that the amendment would lessen or avoid the 
intended effect of the original CDP and would cause an adverse impact on the surrounding 
properHes, as well as the views from George WolKerg Park at Potrero Canyon.  A copy of the 
determinaPon/findings and other documents submifed in objecPon are afached.  Also 
afached below is a photo of the late George Woleerg standing in the park below the large 
concrete deck (a parPal view of the deck).   
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May 25, 2019 
 
Today, the Applicant has divided his applicaPon for approval of ancillary structures into several 
applicaPons, but is asking the Commission for the same (or substanHally the same) allowances 
that were denied by the Commission in 2020.  It is perplexing that the Director of Planning has 
apparently made a preliminary finding that an applicaPon for the same concrete structure 
that failed to gain approval from the Coastal Commission and was subsequently denied by 
the WLA APC, (but was constructed nonetheless) now represents only an “immaterial 
change.” 
 
The un-permi"ed concrete structure is an appalling violaHon of the Coastal Commission’s 
2015 determinaHon, several provisions of the California Coastal Act, Z.I. BulleHn 2422, and LA 
City Code SecHon 12.20.2.  The WLA APC already made this determinaHon in 2020.   
 
Since its opening on December 10th, thousands of visitors have already walked through the 
new passive park at Potrero Canyon - a mile long riparian and naPve restoraPon with naPve 
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flowers in bloom and beauPful ocean vistas, and they’ve unfortunately remarked to 
community leaders about the unsightly eyesore of the large concrete deck and caissons that 
unmistakably pierces the view and protrudes conspicuously from the hillside.  If the current 
applicaPon is granted, visitors will see addiPonal ADU or other structures in addiPon to the 
deck, further violaPng the spirit of coastal protecPons and the determinaPons already made 
by the Coastal Commission as related to this set of applicaPons.   
 
The applicant should not be allowed this aZer-the-fact approval, aZer knowingly ignoring the 
law and this Commission’s prior decision. The concrete deck structure and caissons should be 
ordered removed. We urge you to please deny the Proposed amendment and related 
applicaLons. 
 
Sincerely,  
PPCC ExecuPve Commifee 
Maryam Zar, President 
Jenny Li, Vice President 
Randy Young, Treasurer 
Beth Holden-Garland, Secretary 
David Card, Joanna Spak, John Padden 
 
Afachments:  
WLA APC DeterminaPon and Findings 2020 
ZI BullePn 2422 - Potrero Canyon 
PPCC lefer in opposiPon 5-2-19 
Board of Commissioners, RecreaPon & Parks Dept. opposiPon 1-27-20 
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DIR-2019-938-CDP-1A  Page 2 
 
 
Effective Date/Appeals: The action by the West Los Angeles Area Planning Commission on this matter is 
final and effective upon the mailing date of this determination and is the final appeal procedure within the 
appeal structure in the City of Los Angeles. 
 
California Coastal Commission/Appeals: Pursuant to Section 12.20.2 I of the Los Angeles Municipal 
Code, the Area Planning Commission’s action shall be deemed final only after 20 working days have 
expired from the date this decision letter is deemed received by the Executive Officer of the California 
Coastal Commission and provided that a timely, valid appeal is not taken by the California Coastal 
Commission within said time frame. The proposed development is in the single-permit jurisdiction area. 
This Coastal Development Permit shall be subject to revocation as provided in Section 12.20.2 J of the Los 
Angeles Municipal Code. 
 
If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 
90th day following the date on which the City's decision became final pursuant to California Code of 
Civil Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial 
review. 
 
 
Attachment:  Amended Findings 
  
 c:   Debbie Lawrence, Senior City Planner  
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FINDINGS 

As amended by the West Los Angeles Area Planning Commission on February 5, 2020. 
 
Coastal Development Permit – Amendment 
 
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.20.2-O, the applicant proposes 
an amendment of the previously approved Coastal Development Permit to include: the 
construction of a new, covered porch addition on the first floor and an uncovered deck addition 
above to an existing single-family dwelling, as well as a new detached concrete deck in the rear 
yard, and grading required for the work.  
 
1. The proposed amendment WILL lessen or avoid the intended effect of the original 

permit, as approved or conditioned consistent with the findings required in 
Subsection G. of this section (LAMC Section 12.20.2).  
 
On November 8, 2000, Pursuant to the Los Angeles Municipal Code (LAMC) Section 
12.20.2, the Zoning Administrator approved a Coastal Development Permit (ZA-2000-
3281-CDP) for a project consisting of: the construction, use and maintenance of a 3,900 
square-foot, two-story, 25-foot in height, single-family dwelling on an existing vacant 7,500 
square-foot lot located within the single permit area of the California Coastal Zone.   
 
The proposed amendment was for the construction of a new covered porch addition on 
the first floor and an uncovered deck addition above, as well as a new detached concrete 
deck. No grading will be conducted for the replacement of the existing deck. However, 
friction piles are utilized for the concrete deck support.  
 
The changes to the project WILL lessen or avoid the intended effect of the original permit.    
Section 30251 of the Coastal Act provides that the scenic and visual qualities of the coastal 
area shall be considered and protected as a resource of public importance.  Section 
30251:The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance. Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the alteration 
of natural land forms, to be visually compatible with the character of surrounding areas, 
and, where feasible, to restore and enhance visual quality in visually degraded areas.  
 
The proposed accessory structures are not visually compatible with the character of other 
accessory structures along the Potrero Canyon rim, as the deck extends out further than 
those of adjacent properties’ retaining walls and pools.    
 

2. The proposed amendment WILL lessen or eliminate conditions imposed for the 
purpose of protecting a coastal resource or coastal access consistent with the 
findings required by Subsection G. of this section. 
 
The original permit determined that the proposed construction of a two-story single family 
home on a vacant lot would not have a significant impact on coastal resources. The 
conditions of approval imposed for the project will not be changed by the proposed 
amendment, however the conditions that have been added will not adequately address 
the screening of the concrete deck so that views from the Potrero Canyon Park are 
protected and it will be visually compatible with the surrounding area. All other conditions 
of approval as part of the original permit will remain in effect.      
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The California Coastal Commission recommended approval of the single-family structure 
on February 2, 2000, pursuant to application number 5-99-405, with conditions requiring 
the applicants to provide revised plans that set back all proposed pilings no less than ten 
feet from the contact between natural soils and nonstructural fill. This condition, along with 
other special conditions, were made part of the approval for the Coastal Development 
Permit issued by the California Coastal Commission.  
 

3. All of the findings required by Subsection G. of this section CANNOT still be made. 
 
The Findings required by Subsection G are provided in the original permit, case no. ZA-
2000-3281-CDP. No changes are proposed to the Findings included in the original permit. 
However, the new structures are in addition to the previously approved primary structure 
and are determined to not conform to the policies of Chapter 3 of the Coastal Act, and the 
Regional Interpretative Guidelines, prior decisions of the Coastal Commission, and would 
conflict with the public access and public recreation policies of Chapter 3 of the Coastal 
Act.  
 
The addition of the new structures substantially change the previously approved project 
prepared for the project. Most of the single family homes along the ridge have accessory 
structures, including pools and decks. However, the deck as constructed is larger and 
cannot be adequately screened so that it is not visible from Potrero Canyon.  A Categorical 
Exemption (ENV-2019-939-CE) was prepared for the proposed project consistent, with 
the provisions of the California Environmental Quality Act and the City CEQA Guidelines. 
The original project proposed the construction of a 3,900 square-foot, two-story, 25-foot 
in height, single-family dwelling on an existing vacant lot. The covered porch and concrete 
deck are components added to the previously approved Single Family home that will not 
affect the density, use, height, vehicle access, or required parking of the project.  However, 
due to its larger size, it will affect the views of visitors to Potrero Canyon Park. As such, 
the project will have a significant adverse impact on the park resources of Potrero Canyon.  
 
The project is subject to review by the Department of Building and Safety and will comply 
with the requirements of The Geology and Soils Report Approval Letter dated April 28, 
2016 (Log No. 92594). The Geology and Soils report made the general findings that 
construction of the proposed deck is feasible from a geologic and soils engineering 
standpoint, provided that recommendations are made a part of the plans and implemented 
during construction. The subject property is located within the Potrero Canyon area, which 
is a geologically and environmentally sensitive area due to its history of slope instability. 
Therefore, Zoning Information Bulletin No. 2422 was created to prevent potential 
environmental impacts of development along the rim that includes specific restrictions on 
grading and excavation activities in the area.  The project cannot reduce visual impacts to 
the adjacent park. 
 

4. The proposed amendment will not result in any increase in the density or intensity 
of the project. 
 
The Brentwood – Pacific Palisades Community Plan designates the property for Low 
Residential land use with the corresponding Zone of R1-1.  No changes are proposed to 
the existing density. The original permit approved a single-family house and garage and 
the site will continue to be maintained as one dwelling unit. The subject site is zoned R1-
1 and is a rectangular-shaped, sloping, interior parcel, developed with a single-family 
dwelling and abutting Potrero Canyon to the rear of the property.  The site will continue to 
maintain one dwelling unit. 
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5.   The proposed amendment WILL cause an adverse impact on surrounding 
properties. 
 
The proposed amendment consists of the construction of a new covered porch addition 
on the first floor and an uncovered deck addition above, as well as a new concrete deck. 
The proposed development will not be visible from the street, but is visible from Potrero 
Canyon.  Under the Baseline Hillside Ordinance, structures in the area are limited to a 
maximum height of 33 feet for projects with roofs that have slopes of 25% or more, and 
28 feet for projects with roofs that have slopes of less than 25%. As such, the proposed 
project complies with the 33-foot height limit for the portion of the roof with a slope of more 
than 25%. The subject project is located within a residential neighborhood with single 
family homes that maintain similar structures. The property is located in an area of Pacific 
Palisades which is subject to landslides, and in response the City has procedures for the 
geologic review of properties before allowing construction.  On April 28, 2016, the Los 
Angeles Department of Building and Safety issued a Geology and Soils Report Approval 
Letter (Log No. 92594), which includes eleven conditions of approval. Condition No. 1 
requires that the deck be supported on a friction pile foundation system.  
 
Across De Pauw Street, the adjacent properties are developed with two-story single-family 
dwellings with automobile access at the front property line to either uncovered parking or 
attached garage at the front of the property. Other single-family dwelling units along the 
canyon have similar facades facing the canyon. The surrounding, adjacent properties are 
zoned R1-1 and are improved with one- to two-story single-family dwellings with attached 
garages at the front. The surrounding properties immediately to the north, south and west 
across De Pauw Street are developed with one and two-story single-family dwellings in 
the R1-1 Zone. The property to the east of the site is zoned OS-1-XL and designated as 
the Potrero Canyon Park.  
 
Most of the single family homes along the ridge have accessory structures, including pools 
and decks. However, the deck as constructed is larger and cannot be adequately 
screened so that it is not visible from Potrero Canyon.  Due to its larger size, it will affect 
the views of visitors in the Park. As such, the project will have a significant adverse impact 
on the park resources of Potrero Canyon. 
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PROJECT–For the purposes of this Zoning Information File the following activities shall 
be considered a Project: 1) construction of a new single family house; 2) major additions 
(more than 500 square feet to an existing house or accessory structure); 3) any addition  
that results in an increase in the existing graded building pad); 4) raised swimming pools 
located within the slope of the property; 5) any retaining walls; and 6) accessory 
buildings and structures.   
 
ENVRIONMENTAL REVIEW: An Environmental Assessment Form (EAF) will be 
required to be filed with any Coastal Development Permit. The following information is 
required in addition to the standard EAF exhibits: a copy of the geotechnical report; a 
grading plan; and a foundation plan.  
 
NON MANDATED DEVELOPMENT GUIDELINES 
 
The State Coastal Commission, in discussions with the Planning Department has 
expressed concern regarding the potential affect of proposed development along the 
slope areas of rim top properties on the viewshed from the future Potrero Canyon Park 
trails.   
 
In designing a development project along the canyon rim properties, the following 
guidelines should be considered: Accessory structures are discouraged; if retaining walls 
are necessary, they should be low in height; use a combination of lower retaining walls 
with open railings or transparent screening for safety instead of solid walls; increase the 
number of retaining walls to create a terracing effect instead of one higher retaining wall; 
confine project within the existing graded pad; consult with the Fire Department as to the 
appropriate planting palette for a Fuel Modification Zone that would allow for screening 
any walls as viewed from the future park; finish retaining walls with beige or a similar 
earth-tone color materials to better blend the wall into the hillside slope; and design any 
accessory structure to be setback from the toe of the slope.  
 
CALIFORNIA COASTAL ACT-REGIONAL INTERPRETIVE GUIDELINES:  
(Adopted October 14, 1980 for the Pacific Palisades Area) 
 
In making its determination the decision-maker must make five findings in order to 
approve or disapprove a City Coastal Development Permit.  Finding number three states 
“The Interpretive Guidelines for Coastal Planning and Permits as established by the 
California Coastal Commission dated February 11, 1977 and any subsequent 
amendments thereto have been reviewed, analyzed, and considered in light of the 
individual project in making its determination”.  
 
For the Public’s convenience the appropriate sections of the Regional Interpretive 
Guidelines for the Potrero Canyon Area are provided as an attachment to this ZI. These 
relevant Guidelines entitled:  Alteration of Landform; Bluff Top Development, and Height 
should be reviewed when designing any project along the canyon rim.  
 
Attachment 1: Zoning Administrator Memorandum 85 
Attachment 2: Regional Interpretive Guidelines 
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