
 

 

 
 
 
 
 
 
October 3, 2012 
 
 
TO:  Curt Pedersen, Chair 
  David W. Louie, Vice Chair 
  Esther L. Valadez 
  Harold V. Helsley 
  Pat Modugno 
 
FROM: Samuel Dea 

Supervising Regional Planner 
Special Projects Section 

 
SUBJECT: AGENDA ITEM NO. (TBD) 
  PROJECT NO. PM070536-(5) 
  TENTATIVE PARCEL MAP NO. 070536 
  OAK TREE PERMIT NO. 201100046 
 
The above-mentioned item was referred to the Regional Planning Commission by the 
Hearing Officer, Mr. Alex Garcia, on March 20, 2011. The project is a request to 
subdivide 0.6 acres (0.536 net acres) into three detached condominium units and to 
remove one oak tree in association with the project. This project was presented to the 
Hearing Officer on March 6, 2012 and it was continued to March 20, 2012, to allow the 
Crescenta Valley Town Council (“Town Council”) additional time to review the 
applicant’s proposal. Los Angeles County Regional Planning staff (“staff”) and the 
applicant attended the Town Council Land Use Committee (“Committee”) meeting on 
March 8, 2012. At this meeting, the applicant presented the project and staff answered 
questions from the members of the Committee and the public. Twenty members of the 
public attended the meeting, four members of the public testified in opposition to the 
Project and one was impartial. The Committee discussed the applicant’s request and 
decided to recommend to the Town Council not to support the approval of the project. 
The following concerns were raised by the Committee and members of the public: 

• That the buildings setbacks were not enough to buffer the proposed two-story 
homes from the existing residences in the neighboring lots;   

• That detached condominium units are not consistent with the neighborhood 
character; 

• That detached condominium units would have a negative impact on the home 
values of the properties in the community;  

• That the subdivision of the parcel into three detached condominium units would 
significantly increase traffic on Cross Street; and  

• That the oak tree should be preserved if the tree is healthy.  



 

 

Subsequent to the last Hearing Officer public hearing, the applicant has revised the 
Exhibit Map to address some of the community’s concerns raised at the public hearing 
and Town Council meeting. The changes are as follows: 

• Reduction of the proposed floor area for units 2 and 3 from 3,562 and 3,786 
square feet respectively to 2,783 square feet; 

• Elimination of the driveway for the existing single-family residence fronting Cross 
Street. The garages of all three residences (one existing and two proposed) will 
be accessed from the proposed private driveway and fire lane located on the 
west side of the property; 

• Proposed guest parking spaces have been relocated between units 2 and 3 to 
allow for additional landscaping area on the east side of the property; and  

• Use of permeable pavement that allows the growth of grass contingent upon 
approval by the Fire Department. 

The main concern raised during the hearing officer proceedings is the potential conflicts 
of developing detached condominiums in a neighborhood consisting of single-family 
residences on individual lots, whereby owners have fee simple ownership over the 
property. In condominiums, the buildings are individually owned but the lot or land is 
owned collectively by all owners of the development. The Town Council and some local 
residents contested that detached condominium units should not be considered as 
single-family residences and should not be allowed in R-1 zones. In accordance with 
Title 22, Single-family residence is defined as “a building containing one dwelling unit 
(...).” The County Code does not distinguish the difference of ownership of the land on 
which the building is located. 
The land use proposed by the applicant is single-family residences with a condominium 
form of ownership in which the property owners have an undivided interest in common 
in a portion of the property. This form of ownership does not influence significantly in the 
pattern in which the property is developed and how the units are constructed. The 
proposed units are consistent with all applicable development standards that would 
apply to a standard single-family residence, such as parking, height and setbacks. 
Therefore it is compatible with other properties in the neighborhood that had been 
previously subdivided and developed as individual flag lots (see properties highlighted 
in the Attachment A.)   
The table below shows how single-family residences are required to comply with the 
required setbacks in the R-1-7,500 zone if they are subdivided as fee lots (flag lots) or 
detached condominiums.  
 
 Fee Lots (Flag lots) Detached Condominiums 

Setbacks 

Front: 20 feet 
Side: 5 feet 
Rear: 15 feet 
or 
10 feet from all lot lines 

Front: 20 feet 
Side: 5 feet 
Rear: 15 feet 
Distance between buildings: 10 feet 

Lot Area  
22,500 sf (7,500 sf x 3 units) 
minimum area > 19,945 sf net 
area (23,345 minus the access 
strip area 3,400 sf) 

22,500 sf (7,500 sf x 3 units) minimum 
area < 23,345 sf net area 



 

 

 
The minimum lot area required per individual lot or individual unit is similar; however, 
County Code requires that the area of the access strip be excluded from the net area in 
flag lots, therefore, if developed with flag lots, the subject property would only have 
sufficient net area to accommodate two lots. As a result for this requirement, the 
applicant proposed to develop three detached condominium units in order to make the 
project financially viable. However, the proposed units are very similar in density and 
layout of the existing flag lots that have been developed in the surrounding area. 
 
OAK TREE PERMIT 
The removal of the oak tree is necessary to accommodate the grading and construction 
of the project. The applicant provided an additional oak tree report dated July 21, 2012 
(Attachment B), which states that the tree is leaning over the neighboring property to the 
south, arching toward the building rooftop, representing a hazard. According to the 
report, the tree has high potential for its root crown to be saturated and cause the oak to 
fall in the event of heavy rain. The report recommends that the tree be removed to avoid 
future hazard.  
 
STAFF EVALUATION 
The applicant’s proposal to create three detached condominium units on the 0.6 gross 
acre property is consistent with the maximum permitted density on the subject property 
by the General Plan. Based on the acreage shown on the tentative parcel map 
submitted, the subject property yields a maximum of three dwelling units. The project 
proposes three dwelling units, with a density of five dwelling units per acre, which is 
consistent with the maximum of six dwelling units per acre allowed by the Low Density 
Residential General Plan category. The proposed land use, single-family residences, is 
permitted in the R-1-7,500 zone and the subject property is consistent with the minimum 
area. The net area of the property is 23,345 square feet and the minimum required area 
for three detached condominium units is 22,500 square feet. The proposal is consistent 
with all applicable requirements of the R-1-7,500 Zone and is consistent with 
neighborhood land use pattern. Furthermore, the applicant has made changes to the 
design and placement of the buildings to address some of the concerns raised by the 
Town Council and adjacent property owners.  
 
STAFF RECOMMENDATION 
The following recommendation is made prior to the public hearing and is subject to 
change based upon testimony and/or documentary evidence presented at the public 
hearing: 
 
Staff recommends APPROVAL of the Tentative Parcel Map No. 070536 and Oak Tree 
Permit No. 201100046 subject to the attached recommended findings and conditions. 
 
If you need further information, please contact Carolina Blengini of my staff at (213) 
974-1522 or cblengini@planning.lacounty.gov.  Department office hours are Monday 
through Thursday from 7:00 a.m. to 6:00 p.m. The Department is closed on Fridays.   
 
Attachments: 
Revised Draft Findings and Conditions 



 

 

Tentative Parcel Map No. 070536 and Exhibit Map No. 070536 dated October 13, 2010 
(Reduced scale) 
Proposed Revised Exhibit Map No. 070536 (Reduced scale) 
All material submitted to the Hearing Officer 
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DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION 
COUNTY OF LOS ANGELES 

PROJECT NO. 070536-(5) 
      TENTATIVE PARCEL MAP NO. 070536 

 
1. The Los Angeles County Hearing Officer conducted a duly noticed public hearing 

in the matter of Tentative Parcel Map No. 070536 (“PM 070536”) and Oak Tree 
Permit No. 2011000461 on March 6, 2012, and referred the Project to the 
Regional Planning Commission. 
 

2. The Regional Planning Commission conducted a duly noticed public hearing in the 
matter of PM 070536 and Oak Tree Permit No. 2011000461 on November 2, 
2012. 
 

3. PM 070536 is a proposal to subdivide 0.6 gross acres (0.536 net acres) into three 
detached condominium units. 
 

4. Oak Tree Permit No. 2011000461 is a proposal to remove one oak tree (non 
heritage oak) pursuant to Section 22.56.2060 of the Los Angeles County Zoning 
Code. 
 

5. The subject property is located at 2446 Cross Street, within the unincorporated 
community of La Crescenta, in the la Crescenta Zoned District. The Assessor 
Parcel Number of the subject property is 5804-001-002. 

 
6. The rectangular shaped property is 26,370 square feet or 0.6 gross acres (23,345 

square feet or 0.536 net acres) in size with slight sloping terrain. 
 

7. The subject Project site consists of one parcel, currently improved with one single-
family residence to remain and be expanded and accessory structures. The 
subject property is surrounded by single-family residences to the east, west and 
north. There are multifamily residences and commercial uses to the south of the 
property. 
 

8. The three detached condominium units will take access via a 26-foot wide private 
driveway and fire lane located on the western portion of the subject property 
fronting on Cross Street. 

 
9. The subject property is depicted within Category 1 (Low Density Residential - One 

to Six Dwelling Units per Gross Acre) on the Land Use Policy Map of the Los 
Angeles Countywide General Plan (“General Plan”). This land use designation 
would allow a maximum of 3.6 or three dwelling units on the project site. The 
applicant has proposed three detached single-family units, which is consistent with 
this land use category. 
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10. The subject property is currently zoned R-1-7,500 zone (Single-Family 
Residences, 7,500 square feet minimum lot size.) The subject property is 
surrounded by properties zoned R-1-7,500 zone (Single-Family Residences, 7,500 
square feet minimum lot size) to the east, west and north. C-2-BE zone 
(Neighborhood Business- Billboard Exclusion) and R-3 zone (Limited Multiple 
Residence) are also to the south of the subject property. 

 
11. The proposed project is required to comply with the development standards of the 

R-1-7,500 zone, pursuant to Section 22.20.110 of the Los Angeles County Code 
(“County Code”). The subject property is consistent with the minimum area 
required by the R-1-7,500 Zone. The net area of the property is 23,348 square feet 
and the minimum area required for three dwelling units is 22,500 square feet. The 
proposal is consistent with the requirements and development standards of R-1-
7,500 zone. 
 

12. An e-mail was received on January 31, 2012 from Cheryl Davis, the President of 
the Crescenta Valley Town Council (“Town Council”) asking information about the 
project. The president of the Town Council met with the applicant on the project 
site on February 6, 2012. Additional emails and one phone call were received from 
the Town Council asking questions about the project’s condominium subdivision 
process and requesting a short hearing continuance since the Land Use 
Committee of the Town Council did not have the opportunity to meet and discuss 
the matter prior to the scheduled public hearing before the Hearing Officer on 
March 6.  
 

13. An e-mail was received on February 21, 2012, from Cross Street resident 
requesting additional information about the project.    

 
14. A phone call was received on February 21, 2012, from a local resident expressing 

opposition to the condominium project. 
 

15. This project was presented to the Hearing Officer on March 6, 2012 and it was 
continued to March 20, 2012, to allow the Crescenta Valley Town Council (“Town 
Council”) additional time to review the applicant’s proposal. Los Angeles County 
Regional Planning staff (“staff”) and the applicant attended the Town Council Land 
Use Committee (“Committee”) meeting on March 8, 2012. At this meeting, the 
applicant presented the project and staff answered questions from the members of 
the Committee and the public. Twenty members of the public attended the 
meeting, four members of the public testified in opposition to the Project and one 
was impartial. The following concerns were raised by the Committee and members 
of the public: 
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• That the buildings setbacks were not enough to buffer the proposed two-story 
homes from the existing residences in the neighboring lots;   

• That detached condominium units are not consistent with the neighborhood 
character; 

• That detached condominium units would have a negative impact on the home 
values of the properties in the community;  

• That the subdivision of the parcel into three detached condominium units would 
significantly increase traffic on Cross Street; and  

• That the oak tree should be preserved if the tree is healthy.  
The Committee discussed the applicant’s request and decided to recommend to 
the Town Council not to support the approval of the project. 
 

16. Staff received a letter from the Crescenta Valley Town Council on March 19, 2012, 
expressing opposition to the project and requesting recommending denial of the 
tentative parcel map and oak tree permit.  
 

17. At the continued hearing on March 20, 2012, the Hearing Officer heard a 
presentation from staff and testimony from the applicant and two members of the 
public. The two members of the public expressed opposition to the development of 
the property as a detached condominium subdivision. After hearing the 
testimonies, the Hearing Officer decided to refer the cases to the Regional 
Planning Commission.  
 

18. Subsequent to the March 20, 2012 Hearing Officer public hearing, the applicant 
has revised the proposed Exhibit Map to address some of the community’s 
concerns raised at the public hearing and Town Council meeting. The changes are 
as follows: 
• Reduction of the proposed floor area for units 2 and 3 from 3,562 and 3,786 

square feet respectively to 2,783 square feet; 
• Elimination of the driveway for the existing single-family residence fronting 

Cross Street. The garages of all three residences (one existing and two 
proposed) will be accessed from the proposed private driveway and fire lane 
located on the west side of the property; 

• Proposed guest parking spaces have been relocated between units 2 and 3 to 
allow for additional landscaping area on the east side of the property; and  

• Use of permeable pavement that allows the growth of grass contingent 
approval by the Fire Department. 

 
19. Hold for the proceedings of the Regional Planning Commission public hearing on 

November 2, 2012.  
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20. The Regional Planning Commission finds the proposed project and the provisions 
for its design and improvement to be consistent with the goals and policies of the 
General Plan.  The project provides for housing type diversity; promotes the 
efficient use of land through a more concentrated pattern of urban development; 
and promotes a balanced mix of dwelling unit types to meet present and future 
needs.  
 

21. The proposed development is compatible with surrounding land use patterns 
including lot size.   
 

22. The site is physically suitable for the type of development and density being 
proposed. The property is relatively level and has adequate building sites to be 
developed in accordance with the County grading ordinance, and will be provided 
with water supplies and distribution facilities to meet anticipated domestic and fire 
protection needs. 
 

23. The design of the subdivision and the type of improvements proposed will not 
cause serious public health problems, since sewage disposal, storm drainage, fire 
protection, and geological and soils factors are addressed in the conditions of 
approval. 
 

24. The design of the subdivision and the proposed improvements will not cause 
substantial environmental damage or substantial and avoidable injury to fish or 
wildlife or their habitat. The subject property is not located in a Significant 
Ecological Area and does not contain any stream courses or high value riparian 
habitat.  

 
25. The design of the subdivision provides to the extent feasible, for future passive or 

natural heating or cooling opportunities therein.   
 

26. The division and development of the property in the manner set forth on this map 
will not unreasonably interfere with the free and complete exercise of public entity 
and/or public utility rights-of-way and/or easements within this map, since the 
design and development as set forth in the conditions of approval and shown on 
the tentative map, provide adequate protection for any such easements. 
 

27. Pursuant to Article 3.5 of the Subdivision Map Act, the proposed subdivision does 
not contain or front upon any public waterway, river, stream, coastline, shoreline, 
lake or reservoir. 
 

28. The housing and employment needs of the region were considered and balanced 
against the public service needs of local residents and available fiscal and 
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environmental resources when the project was determined to be consistent with 
the General Plan. 

 
29. The Project meets the criteria for Class 1, 3 and 15 Categorical Exemption 

pursuant to the CEQA Guidelines and the Los Angeles County Environmental 
Guidelines. 
Pursuant to Class 1 Categorical Exemption, Existing Facilities, additions to 
existing structures provided that the addition will not result in an increase of more 
than 50 percent of the floor area of the structures before the addition are exempt 
from provision of CEQA. The subject property has one single-family structure that 
will remain and its floor area will be increased by approximately 40 percent.  
Pursuant to Class 3, New Constructions or Conversion of Small Structures, the 
construction of up to three single-family residences is exempt from provision of 
CEQA. The subdivision proposes the construction of two additional single-family 
residences. 
Pursuant to Class 15 Categorical Exemption, Minor Land Divisions, division of 
property in urbanized areas zoned for residential use into four of fewer parcels are 
exempt from provision of CEQA. The subdivision is located in an urbanized area 
zoned for residential use and proposes the creation of three condominium units in 
one lot. 

30. The location of the documents and other materials constituting the record of 
proceedings upon which the Hearing Officer’s decision is based in this matter is in 
the Department of Regional Planning (“Regional Planning”), 13th Floor, Hall of 
Records, 320 West Temple Street, Los Angeles, California 90012.  The custodian 
of such documents and materials shall be the Section Head of the Land Divisions 
Section, Regional Planning. 

 
THEREFORE, in view of the findings of fact and conclusions presented above, Tentative 
Parcel Map No. 070536 is approved subject to the attached conditions established by the 
Regional Planning Commission and recommended by the Los Angeles County 
Subdivision Committee, and that the Project is categorically exempt from the California 
Environmental Quality Act (CEQA). 
 



 

CC.060412 

DRAFT CONDITIONS OF APPROVAL 
COUNTY OF LOS ANGELES 
PROJECT NO. PM070536-(5) 

TENTATIVE PARCEL MAP NO. 070536 
Map Date: October 13, 2010 

 
PROJECT DESCRIPTION 
The project is three condominium units in a 0.6 gross acres (0.536 net acres) in the 
unincorporated community of La Crescenta, subject to the following conditions of 
approval:  
 
GENERAL CONDITIONS 
 
1. The Subdivider or any successor in interest of the subdivider (herein after 

collectively “subdivider”) shall conform to the requirements of Title 21 of the Los 
Angeles County Code (“County Code”), the requirements of the R-1-7,500 zone 
(Single-Family Residence – 7,500 square feet minimum required lot area) zone 
and the La Crescenta-Montrose Community Standard District (“CSD”). The 
subdivider shall also comply with all conditions of approval set forth in the 
associated oak Tree Permit (“OTP”) No. 201100046. This subdivision request is 
to create three condominium units in a 0.6 gross acres and 0.536 net acres in the 
unincorporated community of La Crescenta. 

 
2. All future development, including construction, shall be subject to Los Angeles 

County’s ("County's") Low Impact Development, Green Building, and Drought-
Tolerant Landscaping Ordinance requirements. 

 
3. A Final Map is required; a Parcel Map Waiver is not allowed. 
 
4. If a bond release inspection is required, the subdivider shall pay the fee in effect 

at the time of inspection, which is currently $1,771.00 per inspection. 
 

5. The subdivider shall place the following note, as stated on the final map to the 
satisfaction of the Los Angeles Department of Regional Planning (“Regional 
Planning”) and the Los Angeles County Department of Public Works (“Public 
Works”): “Parcel No. 1 of this map is approved as a condominium project for a 
total of three detached residential units whereby the owners of the units of air 
space will hold an undivided interest in the common areas which will in turn 
provide the necessary access and utility easements for the units.” 
 

6. The subdivider shall submit for review and approval an Amended Exhibit Map 
that depict all project changes required by these conditions of approval, including 
the following: 1) Reduction of the proposed floor area for units 2 and 3 from 
3,562 and 3,786 square feet respectively to 2,783 square feet; 2) Elimination of 
the driveway for the existing single-family residence fronting Cross Street. The 
garages of all three residences (one existing and two proposed) shall be 
accessed from the proposed private driveway and fire lane located on the west 
side of the property; 3) Proposed guest parking spaces be relocated between 
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units 2 and 3 to allow for additional landscaping area on the east side of the 
property; and 4) Use of permeable pavement that allows the growth of grass 
shall be contingent upon the approval by the Fire Department. 
 

7. The subdivider shall submit a draft copy of the Covenants, Conditions, and 
Restrictions (“CC&R’s”) to Regional Planning for review and approval prior to 
final map approval.  
 

8. The subdivider shall show and label all private driveway / fire lanes on the final 
map, consistent with the fire lanes shown on the tentative map. 
 

9. The subdivider shall post the driveway with “No Parking – Fire Lane” signs and 
provide for its continued enforcement in the CC&R’s. The subdivider shall submit 
a copy of the draft document to be recorded to the Regional Planning for 
approval prior to final map approval.  
 

10. The subdivider shall provide for the maintenance of any driveway required to be 
a fire lane by the Los Angeles County Fire Department through CC&R’s. The 
subdivider shall submit a copy of the draft document to be recorded to the 
Regional Planning for approval prior to final map approval.  

 
11. The subdivider shall provide in the CC&R’s a method for ensuring that an 

adequate lighting system along walkways is constructed within the common 
areas to the satisfaction of Regional Planning. The subdivider shall submit a copy 
of the draft document to be recorded to the Regional Planning for approval prior 
to final map approval.  
 

12. The subdivider shall provide in the CC&R’s a method for continual maintenance 
of the common areas, including the driveways and the lighting system along the 
walkways to the satisfaction of Regional Planning. Submit a copy of the 
document to be recorded to Regional Planning prior to final map approval. 

 
13. The subdivider shall pay Regional Planning an initial deposit of $1,000, from 

which the actual costs of the review of the final map shall be billed and deducted. 
The subdivider shall also pay Regional Planning supplemental deposits, should 
such additional funds be required to complete the review of the final map.  There 
are no limits to the number of supplemental deposits that may be required.  
 

14. Pursuant to Chapter 22.72 of the County Code, the subdivider or his/her 
successor in interest shall pay a fee to the Los Angeles County Librarian 
(“Librarian”) prior to issuance of any building permit, as this project’s contribution 
to mitigating impacts on the library system in the West San Gabriel Valley 
Planning Area, in the amount required by Chapter 22.72 at the time of payment 
and provide proof of payment to Regional Planning. The fee is subject to 
adjustment as provided for in applicable local and State law. 

 
15. The subdivider shall defend, indemnify and hold harmless the County, its agents, 
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officers, and employees from any claim, action, or proceeding against the County 
or its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code Section 66499.37 or any other applicable limitations period. The County 
shall promptly notify the subdivider of any claim, action or proceeding, and the 
County shall fully cooperate in the defense. If the County fails to promptly notify 
the subdivider of any claim, action, or proceeding, or if the County fails to 
cooperate fully in the defense, the subdivider shall not thereafter be responsible 
to defend, indemnify, or hold harmless the County. 

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

against the County, the subdivider shall within 10 days of the filing pay Regional 
Planning an initial deposit of $5,000.00 from which actual costs shall be billed 
and deducted for the purpose of defraying the expense involved in the 
department's cooperation in the defense, including but not limited to, depositions, 
testimony, and other assistance to the subdivider or subdivider's counsel. The 
subdivider shall also pay the following supplemental deposits, from which actual 
costs shall be billed and deducted: 

 
a. If during the litigation process, actual costs incurred reach 80 percent of 

the amount of deposit, the subdivider shall deposit additional funds 
sufficient to bring the balance up to the amount of the initial deposit. There 
is no limit to the number of supplemental deposits that may be required 
prior to completion of the litigation; and 

 
b. At the sole discretion of the subdivider, the amount of an initial or 

supplemental deposit may exceed the minimum amounts defined herein. 
 
c. The cost for collection and duplication of records and other related 

documents will be paid by the subdivider in accordance with Section 
2.170.010 of the County Code. 

 
17. Except as modified herein above, this approval is subject to all the conditions set 

forth in the Oak Tree Permit No. 201100046, as well as the attached reports 
recommended by the Los Angeles County Subdivision Committee, which 
consists of members of the Public Works, Fire Department, Department of Parks 
and Recreation, and Department of Public Health in addition to Regional 
Planning. 

 
 
Attachments: 
Subdivision Committee Reports (pages 1-18) 
Oak Trees: Care and Maintenance Guide 

 







































 

 

DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION 
COUNTY OF LOS ANGELES 

PROJECT NO. 070536-(5) 
OAK TREE PERMIT NO. 201100046 

 
1. The Los Angeles County Hearing Officer conducted a duly noticed public hearing 

in the matter of Oak Tree Permit No. 2011000461 and Tentative Parcel Map No. 
070536 (“PM 070536”) on March 6, 2012. 
 

2. The Regional Planning Commission conducted a duly noticed public hearing in the 
matter of PM 070536 and Oak Tree Permit No. 2011000461 on November 2, 
2012. 
 

3. Oak Tree Permit No. 2011000461 is a proposal to remove one oak tree (non 
heritage oak) pursuant to Section 22.56.2060 of the Los Angeles County Zoning 
Code. 
 

4. PM 070536 is a proposal to subdivide 0.6 acres (0.536 net acres) into three 
detached condominium units. 
 

5. The subject property is located at 2446 Cross Street, within the unincorporated 
community of La Crescenta, in the la Crescenta Zoned District. The Assessor 
Parcel Number of the subject property is 5804-001-002. 

 
6. The rectangular shaped property is 26,370 square feet or 0.6 gross acres (23,345 

square feet or 0.536 net acres) in size with slight sloping terrain. 
 

7. The subject property consists of one parcel, currently improved with one single-
family residence to remain and be expanded and accessory structures. The 
subject property is surrounded by single-family residences to the east, west and 
north. There are multifamily residences and commercial uses to the south of the 
property. 
 

8. The three detached condominium units will take access via a 26-foot wide private 
driveway and fire lane located on the western portion of the subject property 
fronting on Cross Street. 

 
9. The subject property is depicted within Category 1 (Low Density Residential - One 

to Six Dwelling Units per Gross Acre) on the Land Use Policy Map of the Los 
Angeles Countywide General Plan (“General Plan”). This land use designation 
would allow a maximum of 3.6 or three dwelling units on the project site. The 
applicant has proposed three detached single-family units, which is consistent with 
this land use category. 
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10. The proposed project is required to comply with the development standards of the 
R-1-7,500 zone, pursuant to Section 22.20.110 of the Los Angeles County Code 
(“County Code”). The subject property is consistent with the minimum area 
required by the R-1-7,500 Zone. The net area of the property is 23,348 square feet 
and the minimum area required for three dwelling units is 22,500 square feet. The 
proposal is consistent with the requirements and development standards of R-1-
7,500 zone. 

 
11. The proposed project is required to comply with the development standards of the 

R-1-7,500 zone, pursuant to Section 22.20.110 of the Los Angeles County Code 
(“County Code”). The subject property is consistent with the minimum area 
required by the R-1-7,500 Zone. The net area of the property is 23,348 square feet 
and the minimum required for three dwelling units is the R-1 is 22,500 square feet. 
The proposal is consistent with the requirements of R-1-7,500 zone. 
 

12. An e-mail was received on January 31, 2012 from Cheryl Davis, the President of 
the Crescenta Valley Town Council (“Town Council”) asking information about the 
project. The president of the Town Council met with the applicant on the project 
site on February 6, 2012. Additional emails and one phone call were received from 
the Town Council asking questions about the project’s condominium subdivision 
process and requesting a short hearing continuance since the Land Use 
Committee of the Town Council did not have the opportunity to meet and discuss 
the matter prior to the scheduled public hearing before the Hearing Officer on 
March 6.  
 

13. An e-mail was received on February 21, 2012, from Cross Street resident 
requesting additional information about the project.    

 
14. A phone call was received on February 21, 2012, from a local resident expressing 

opposition to the condominium project. 
 
15. This project was presented to the Hearing Officer on March 6, 2012 and it was 

continued to March 20, 2012, to allow the Crescenta Valley Town Council (“Town 
Council”) additional time to review the applicant’s proposal. Los Angeles County 
Regional Planning staff (“staff”) and the applicant attended the Town Council Land 
Use Committee (“Committee”) meeting on March 8, 2012. At this meeting, the 
applicant presented the project and staff answered questions from the members of 
the Committee and the public. Twenty members of the public attended the 
meeting, four members of the public testified in opposition to the Project and one 
was impartial. The following concerns were raised by the Committee and members 
of the public: 
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• That the buildings setbacks were not enough to buffer the proposed two-story 
homes from the existing residences in the neighboring lots;   

• That detached condominium units are not consistent with the neighborhood 
character; 

• That detached condominium units would have a negative impact on the home 
values of the properties in the community;  

• That the subdivision of the parcel into three detached condominium units would 
significantly increase traffic on Cross Street; and  

• That the oak tree should be preserved if the tree is healthy.  
The Committee discussed the applicant’s request and decided to recommend to 
the Town Council not to support the approval of the project. 
 

16. Staff received a letter from the Crescenta Valley Town Council on March 19, 2012, 
expressing opposition to the project and requesting recommending denial of the 
tentative parcel map and oak tree permit.  
 

17. At the continued hearing on March 20, 2012, the Hearing Officer heard a 
presentation from staff and testimony from the applicant and two members of the 
public. The two members of the public expressed opposition to the development of 
the property as a detached condominium subdivision. After hearing the 
testimonies, the Hearing Officer decided to refer the cases to the Regional 
Planning Commission.  
 

18. Subsequent to the March 20, 2012 Hearing Officer public hearing, the applicant 
has revised the proposed Exhibit Map to address some of the community’s 
concerns raised at the public hearing and Town Council meeting. The changes are 
as follows: 
• Reduction of the proposed floor area for units 2 and 3 from 3,562 and 3,786 

square feet respectively to 2,783 square feet; 
• Elimination of the driveway to access the existing single-family residence 

fronting the street. The garages of all three residences (one existing and two 
proposed) will be accessed from the proposed private driveway and fire lane 
located on the west side of the property; 

• Proposed guest parking spaces have been relocated between units 2 and 3 to 
allow for additional landscaping area on the east side of the property; and  

• Use of permeable pavement that allows the growth of grass contingent 
approval by the Fire Department. 

 
19. Hold for the proceedings of the Regional Planning Commission public hearing on 

November 2, 2012.  
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20. The Regional Planning Commission finds the proposed project and the provisions 
for its design and improvement to be consistent with the goals and policies of the 
General Plan. The project provides for housing type diversity; promotes the 
efficient use of land through a more concentrated pattern of urban development; 
and promotes a balanced mix of dwelling unit types to meet present and future 
needs.  
 

21. The proposed development is compatible with surrounding land use patterns.   
 

22. The permittee submitted an Oak Tree Report prepared by Steven’s Tree Exports 
(consulting arborist), dated March 25, 2010, that identifies and evaluates one oak 
tree on the subject property. 
 
The proposed removal of one oak tree is required to allow for the grading 
necessary for the construction of the subject project.  
 

23. The Los Angeles County Forester and Fire Warden (“Forester”) reviewed the Oak 
Tree Report and determined that the document is accurate and complete as to the 
location, size, condition, and specie of the oak tree on the site. The Forester 
recommended approval, within their January 12, 2012 letter, of the requested oak 
tree removal, subject to recommended conditions of approval, including 
replacement of the oak tree removal at a rate of 2:1 for a total of two mitigation oak 
trees. 

 
24. Development on the proposed parcels must comply with the Los Angeles County 

Low Impact Development, Green Building, and Drought-Tolerant Landscaping 
Ordinances, as applicable, prior to building permit issuance. 
 

25. The Project meets the criteria for Class 1, 3 and 15 Categorical Exemption 
pursuant to the CEQA Guidelines and the Los Angeles County Environmental 
Guidelines. 
Under a Class 1 Categorical Exemption, Existing Facilities, additions to existing 
structures provided that the addition will not result in an increase of more than 50 
percent of the floor area of the structures before the addition are exempt from 
provision of CEQA. The subject property has one single-family structure that will 
remain and its floor area will be increased by approximately 40 percent.  
Under a Class 3, New Constructions or Conversion of Small Structures, the 
construction of up to three single-family residences is exempt from provision of 
CEQA. The subdivision proposes the construction of two additional single-family 
residences. 
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Under a Class 15 Categorical Exemption, Minor Land Divisions, division of 
property in urbanized areas zoned for residential use into four of fewer parcels are 
exempt from provision of CEQA. The subdivision is located in an urbanized area 
zoned for residential use and proposes the creation of three condominium units in 
one lot. 

26. Approval of this Oak Tree Permit is conditioned on the permittee’s compliance with 
the attached conditions of approval as well as the conditions of approval for the 
related Parcel Map. 

27. The permittee has demonstrated the suitability of the subject property for the 
proposed use.  Establishment of the proposed use at such location is in conformity 
with good zoning practice.  Compliance with the conditions of approval will ensure 
compatibility with surrounding land uses and consistency with all applicable 
General Plan policies. 

 
28. The location of the documents and other materials constituting the record of 

proceedings upon which the Hearing Officer’s decision is based in this matter is in 
the Department of Regional Planning (“Regional Planning”), 13th Floor, Hall of 
Records, 320 West Temple Street, Los Angeles, California 90012.  The custodian 
of such documents and materials shall be the Section Head of the Land Divisions 
Section, Regional Planning. 

BASED ON THE FOREGOING, THE HEARING OFFICER CONCLUDES: 

1. That construction of the proposed land use will be accomplished without 
endangering the health of any remaining trees on the property that are subject to 
Chapter 22.56, Part 16, of the County Code; 

2. That the proposed removal of the oak tree will not result in soil erosion through the 
diversion or increased flow of surface waters which cannot be satisfactorily 
mitigated; 

3. That in addition to the above facts, that the removal of one (1) oak tree is 
necessary for development reasons as continued existence of the tree at the 
present location frustrates the planned improvements and proposed use of the 
subject property to such an extent that: a) alternative development plans cannot 
achieve the same permitted density or the cost of such alternative would be 
prohibitive; or b) placement of such tree precludes the reasonable and efficient 
use of such property for a use otherwise authorized; and  

4. That the proposed removal of the oak tree will not be contrary to or in substantial 
conflict with the intent and purpose of the Oak Tree Permit procedure. 
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THEREFORE, in view of the findings of fact and conclusions presented above, Oak Tree 
Permit No. 201100046 is approved subject to the attached conditions established by the 
Regional Planning Commission and recommended by the Los Angeles County 
Subdivision Committee including the County Forrester, and that the Project is 
categorically exempt from the California Environmental Quality Act (CEQA). 
 
 



 

CC.060412 

DRAFT CONDITIONS OF APPROVAL 
COUNTY OF LOS ANGELES 
PROJECT NO. PM070536-(5) 

OAK TREE PERMIT NO. 201100046 
 

PROJECT DESCRIPTION 
The project is three condominium units in a 0.6 gross acres (0.536 net acres) in the 
unincorporated community of La Crescenta with the removal of one oak tree as 
identified on Tentative Parcel Map No. 070536, subject to the following conditions of 
approval:  
 
GENERAL CONDITIONS 
 
1. This grant shall not be effective for any purpose until the permittee and the owner 

of the property involved (if other than the permittee) have filed at the office of the 
Department of Regional Planning their affidavit stating that they are aware of, and 
agree to accept, all of the conditions of this grant, and until all required fees have 
been paid pursuant to the attached County Forester’s letter dated January 12, 
2012. The affidavit shall be filed by May 6, 2012. 

 
2. Unless otherwise apparent from the context, the term "permittee" shall include the 

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

 
3. This grant shall expire unless used within two years after the recordation of a final 

map for the Tentative Parcel Map No. 070536 (“PM070536”). In the event that 
PM070536 should expire without the recordation of a final map, this grant shall 
terminate upon the expiration of the tentative map. Entitlement to the use of the 
property thereafter shall be subject to the regulations then in effect. 

 
4. The permittee shall defend, indemnify and hold harmless the County, its agents, 

officers, and employees from any claim, action, or proceeding against the County 
or its agents, officers, or employees to attack, set aside, void or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code Section 65009. The County shall notify the permittee of any claim, action, or 
proceeding and the County shall reasonably cooperate in the defense.   

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

against the County, the permittee shall within ten days of the filing pay the 
Department of Regional Planning an initial deposit of $5,000, from which actual 
costs shall be billed and deducted for the purpose of defraying the expenses 
involved in the department's cooperation in the defense, including but not limited 
to, depositions, testimony, and other assistance to permittee or permittee's 
counsel. The permittee shall also pay the following supplemental deposits, from 
which actual costs shall be billed and deducted: 

 
a. If during the litigation process, actual costs incurred reach 80 percent of the 

amount on deposit, the permittee shall deposit additional funds sufficient to 
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bring the balance up to the amount of the initial deposit. There is no limit to 
the number of supplemental deposits that may be required prior to completion 
of the litigation. 

 
b. At the sole discretion of the permittee, the amount of an initial or 

supplemental deposit may exceed the minimum amounts defined herein. The 
cost for collection and duplication of records and other related documents will 
be paid by the permittee according to Los Angeles County Code Section 
2.170.010. 

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

conditions of this grant and any law, statute, ordinance, or other regulation 
applicable to any development or activity on the subject property.   Failure of the 
permittee to cease any development or activity not in full compliance shall be a 
violation of these conditions.  The permittee shall deposit with the County of 
Los Angeles the sum of $200.00.  The deposit shall be placed in a performance 
fund, which shall be used exclusively to compensate the Department of Regional 
Planning for all expenses incurred while inspecting the premises to determine the 
permittee's compliance with the conditions of approval.  The deposit provides for 
one (1) inspection. If additional Department of Regional Planning inspections are 
deemed necessary, required supplementary funds (at $200 per inspection) shall be 
deposited with the Department of Regional Planning.  Inspections shall be 
unannounced and may be coordinated with the County Forester.   

 
7. If any inspection discloses that the subject property is being used in violation of 

any one of the conditions of this grant, the permittee shall be financially 
responsible and shall reimburse the Department of Regional Planning for all 
additional enforcement efforts necessary to bring the subject property into 
compliance. 

 
8. Notice is hereby given that any person violating a provision of this grant is guilty of 

a misdemeanor. Notice is further given that the Regional Planning Commission or 
a hearing officer may, after conducting a public hearing, revoke or modify this 
grant, if the Commission or hearing officer finds that these conditions have been 
violated or that this grant has been exercised so as to be detrimental to the public’s 
health or safety or so as to be a nuisance. 

 
9. All requirements of the Zoning Ordinance and of the specific zoning of the subject 

property must be complied with unless otherwise set forth in these conditions or 
shown on the approved plans. 

 
10. The development of the subject property shall comply with all requirements and 

conditions approved for PM070536. 
 
11. The permittee shall comply with all conditions and requirements contained in the 

County of Los Angeles Forester and Fire Warden, Forestry Division, letter dated 
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January 12, 2012 (attached hereto), to the satisfaction of said Division, except as 
otherwise required by said Division. 

 
a. The permittee shall provide mitigation trees of the Oak genus at a rate of 

two to one (2:1) for each tree removed for a total of two (2) trees, per the 
Forester’s letter dated September 24, 2010. 

 
12. The permittee shall plant one acorn of the Quercus agrifolia variety for each 

mitigation tree planted.  The acorns shall be planted at the same time as and within 
the watering zone of each mitigation tree. 

 
13. All replacement trees shall be planted on native undisturbed soil.  The first two 

irrigations or watering of planted trees shall incorporate the addition of a 
mycorrhizae product (i.e. “mycorrhizaROOTS” or similar product) in accordance 
with the label’s directions.  A layer of humus and litter from beneath the canopy of 
the removed tree shall also be applied to the area beneath the canopies of the 
replacement trees to further promote the establishment of mycorrhizae within their 
rooting trees. 

 
 
Attachments: 
County Forester’s Letter dated January 12, 2012. 
Oak Trees: Care and Maintenance Guide 
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