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TO: Laura Shell, Chair
Doug Smith, Vice Chair
David W. Louie, Commissioner
Curt Pedersen, Commissioner
Pat Modugno, Commissioner

FROM: Edward A. Rojas
Land Division Section

SUBJECT: Project No. R2015-03107-(3)
Vesting Tentative Parcel Map No. 073804
Minor Coastal Development Permit No. 201500112
Environmental Assessment No. 201500224
RPC Meeting: October 5, 2016
Agenda Item: 5

The above-mentioned item is a request to develop three residential condominium units
within the Santa Monica Mountains Coastal Zone. The item was continued at the August
31, 2016 Regional Planning Commission meeting in response to concerns from
neighboring property owners regarding obstructed ocean views. The Commission
instructed the applicant to redesign the proposed project with a maximum height of 30
feet and to allow for better views from properties to the north and west. Please find
enclosed side-by-side architectural renderings of the original design and the proposed
redesign. As well as photographs of the story poles reflecting the adjust height and
redesign, as depicted in the revised Exhibit “A” previously provided to the Commission
with the memo dated August 22, 2016.

Staff revisited the project site on September 28, 2016 and met with several neighboring
residents. Photos of the project site were taken from the public right-of-way, 18242
Wakecrest Drive, 18248 Wakecrest Drive and 18231 Coastline Drive. In regards to the
proposed changes, the residents at 18242 Wakecrest Drive stated the changes were an
improvement in regards to their views, but would not give their opinion until discussing
the changes with their family. The residents at 18248 Wakecrest Drive stated the rear
building of the proposed project was still too high and blocked their ocean views. The
resident at 18231 Coastline Drive also stated the rear building was too tall and would cast
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a shadow over his rear yard, and that the front building was not setback enough, blocking
ocean views. Enclosed you will also find correspondence received by staff from
neighboring residents regarding the proposed project.

If you need further information, please contact Edward Rojas at (213) 974-6433
or erojas@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.
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Enclosure):

Architectural Renderings
Location Map
Photographs (9/28/2016)
Levy letter (9/29/16)
Wong letter (9/29/16)
McGee letter (9/29/16)
Eberstein email (9/29/16)
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Photo of project site from
Coastline Drive
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Photo of project site from Coastline Drive 
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Photo of project site from private
driveway looking west towards

18231 Coastline
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Photo of project site from private driveway looking west towards 18231 Coastline Drive 


driveway looking east from 18231

Photo of project site from private
Coastline Drive
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Photo of project site from private driveway looking east from 18231 Coastline Drive 


Photo of project site from 18242
Wakecrest Drive
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Photo of project site from 18242 Wakecrest Drive


Photo of project site from 18242

Wakecrest Drive
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Photo of project site from 18242 Wakecrest Drive


Photo of project site from 18242
Wakecrest Drive
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Photo of project site from 18242 Wakecrest Drive
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Photo of project site from 18242 Wakecrest Drive


Photo of project site from 18248
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Photo of project site from 18248 Wakecrest Drive


Photo of project site from 18248
Wakecrest Drive
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Photo of project site from 18248
Wakecrest Drive
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Photo of project site from 18248 Wakecrest Drive


Photo of project site and 18231
Coastline Drive from private
driveway
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Photo of project site and 18231 Coastline Drive from private driveway 
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Photo of project site from 18231 Coastline Drive (Master Bedroom)


Phdto of project site from 18231 " P s
Coastline Drive (Master
Bedroom Balcony)
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Photo of project site from 18231 Coastline Drive (Master Bedroom Balcony)


Photo of project site from 18231
Coastline Drive (Family Room)
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Photo of project site from 18231 Coastline Drive (Family Room)


Photo of project site from 18231
Coastline Drive (Family Room
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Photo of project site from 18231 Coastline Drive (Family Room Balcony)


Photo from 18231 Coastline
Drive looking west
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Photo from 18231 Coastline Drive looking west
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RENDERING - NEW PROPOSAL sCALE: NOT TO SCALE

PROJECT ADDRESS:
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September 29, 2016

Mr. Edward Rojas

Los Angeles County Department of Regional Planning
320 W. Temple St.

Los Angeles, CA 90012

Regarding: Project #R2015-03107-(3)
18225 Coastline Drive, Malibu within The Malibu Zoned District

Dear Mr. Rojas,

My name is Ron Levy and | am authorized to speak for Melody, Inc., who is one of the owners
of the property next door (18231/18233 Coastline Drive). In this letter, | will refer to that
property as the Melody Property. Directly next door is the subject property, 18225 Coastline
Drive, which | will refer to as the Tomalevski Project.

Since the first hearing, the developers came to the property and met with Mr. Rojas, myself and
other neighbors. Subsequent to that meeting, new story poles were put up reflecting their new
design. On September 28th, Mr. Rojas came to the properties to look at the new design first
hand.

Let me be very clear that the new design does not sufficiently address the issues, nor do |
believe that it respects the recommendations of the Planning Commission. As a matter of fact,
there is virtually no mitigation of the issues from the Melody property at all from the last
design.

Further, | would like to point out that Tract 26732, which is the Tract that both the Tomalevski
project and Melody’s are a part of, have CC&R’s that must be followed. This isn’t a matter of
opinion. It is a recorded document. Below is a quote from the item in those CC&R’s that
protects all of Melody’s ocean views, as well as many of the neighbors:

It can be found on Page 2; Item (e):
“...In no event shall any fence, plants, hedges, or any other structure or device be placed
on any lot or any part thereof if the placing thereon will interfere with ocean views

enjoyed by adjacent lots in said tract.”

For your convenience, | have attached the complete recorded CC&R’s, which were recorded
September 21, 1966.



As designed, the rear building still severely blocks the sunlight and completely shades Melody’s
rear yard for many hours of the day. This is due to both the height of the rear building as well as
the fact that it extends so far toward the back property line. Also, it is important to note that
the front of the rear building of the Tomalevski project projects much more forward than any of
the other buildings on the street. See below.

The proposed design appears to be about 15’ further toward the ocean. This item alone is
responsible for blocking significant sunlight and ocean views from Melody’s property. It is the
one item that negatively impacts all of the surrounding properties in very significant ways. It
negatively impacts the homes above, the condos to the east (seen in the photo, which loses
their westerly ocean views) and from the Melody home.

The photo above is taken from Melody’s master bathroom window. As you can seeg, if the
Tomalevski building was designed to line up with the other buildings, Melody’s master
bathroom would continue to have sunlight it now enjoys, as well as its present dramatic ocean
views as seen in the photo below. It is the front line of the rear building that blocks all of that.
Note that the front projection of the rear building does not conform with the neighborhood
and is therefore very detrimental to the neighbors.
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In addition, the Planning Commission’s recommendations were not addressed in any
measurable way. The recommendations by the Planning Commission were to have the new
design step back as Melody’s building does (as it was required to) thereby not punishing
Melody for following the rules. This wasn’t done. This is depicted in the photo below:
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The Tomalevski ground floor projects many feet further than our home at the ground floor
alone. As the photo above depicts, it does not step back as it goes up. To be clear, “stepping
back” would not extend out further than Melody’s home. A natural measure of this would be if
you measured from both homes front walls, or from both homes balcony extensions. You don’t
have to see the plans (which | don’t have) to see that neither is the case. This is very egregious
and damaging to the ocean views and loss of sunlight. The net result is a significant compromise
to both the enjoyment and value of our home. | don’t believe that it follows either the letter, or
the spirit, of the Planning Commission’s recommendations. It certainly, and in dramatic fashion,
goes against the ocean view protections clearly specified in the CC&R’s and LU-35. The photo
below depicts how we were made to respect the views of the building to the west. To allow
Tomalevski to project further than our home would be unfairly punishing.

This line was required
to push back.

This balcony was required to
push back.

This line was required
to push back. rony ;

2

First floor line was
required to be even
with building to the |88

west. il

lNUTE‘ how far back we were
required to be in order to keep the
ocean view protected for the
brown building to the west.




Below is a photo that shows the beach view loss from my family room due to not “stepping
back”. In addition to losing the daytime view of the beach, | lose a substantial amount of the
nighttime lights of what is referred to as “The Queens Necklace”. This view is lost from most of
the family room.




Below are two pictures from Melody’s master bedroom window. This shows the loss of view
from the bed itself.
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In closing, | find it necessary to repeat points from the close of my previous letter. What
Tomalevski has submitted, in my opinion, is a great overreach in regard to allowable,
conforming and intended height restrictions and setbacks. The structure, as designed, would
negatively change the neighborhood and would allow the Tomalevski Project to play by a
different set of rules. This would create a severe detriment not only to just the Melody
property, but to all of the immediate neighbors as well as the community as a whole.

The submitted design, as represented by the story poles, does not respect the CC&R’s that are
very specific in regard to ocean views. It is also in direct violation of LU-35 of the Land Use Plan:
“Require that new development preserve views of the ocean...from...the principal permitted
use on adjoining parcels.” | strongly disagree with Mr. Rojas assertion that this is “subjective”. It
intentionally reads with a very specific intention.

I sincerely request that you require the Tomalevski’s to re-design their project respecting the
CC&R'’s, LU-35, proper setbacks, the ocean views and other concerns mentioned in this letter.

Very sincerely yours,

Ron Levy, \
Melody, Inc. :




Photographs Showing Obstructions to the Ocean and Coastline views at 18248 Wakecrest Drive, Malibu,
California 90265:
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Photograph Showing Neighboring Property and the Comparison of this Proposed Condominium

Development and the Neighboring Property:










Dear Mr. Rojas,

| want to express my concern about the 18225 coastline drive project which is next door to my
condo at 18219 coastline drive unit 8.

| attended the hearing last month and was told that the height of the story poles would be
lowered 5 feet. The new story pole height is continuing to abolish my ocean view to the west
from my side windows and patio. When | showed the owner the pictures she said that it did
not matter that my ocean view would be blocked. She was given instructions at the hearing to
address this issue with the neighbors.

There was no communication and no correction of the height problem with the new story
poles. She is not in compliance with the cc&rs in this tract.

In addition i am not sure why the rear building on the project starts so far in front of our
building. This further compromises the views from my building and access to natural light.

| along with the other 7 owners are opposed to this project as the correction made no impact
on the ocean view issues .

Thank you for your attention and consideration,

Jocelyne Eberstein LAc, OMD



Dear Mr. Rojas and the Planning Commission,

It was a pleasure meeting you at our home located at 18248 Wakecrest Drive, Malibu
California 90265. Thank you for taking the time to come out to the property to see the severe
impact this development, if passed as is, will have on our ocean and coastline views.

I am writing in objection to the condominium development located at 18225 Coastline
Drive, Malibu, California. Based on the layout of the story poles and flags as currently
positioned and in accordance with the developer’s anticipated build and design, there will be
significant interference to the ocean views from our home. It is evident through the photographs
and by a visit to our home that if this condominium development is built as it currently stands,
we will lose almost half of our ocean views and significant portion of our coastline, white water
views. This is simply unacceptable. I have attached photographs which provide just a brief
glimpse into the negative impact this condominium project would have on our views.

In Malibu, our ocean views are what make our home unique and valuable. As such, the
Santa Monica Mountains Local Coastal Program Land Use Plan LU-35 requires that “new
development preserve views of the ocean or scenic elements from public parkiand, trails, Scenic
Routes, and the principal permitted use on adjoining parcels.” “Scenic Elements” are defined in
Land Use Plan as “designated areas that contain exceptionally-scenic features unique not only to
the Santa Monica Mountains, but to the Los Angeles County region. These areas are
characterized by rare or unique geological formations, such as large rock outcroppings and sheer
canyon walls, as well as coastline viewsheds, undisturbed hillsides and/or riparian or woodland
habitat with intact locally-indigenous vegetation and plant communities.” The Santa Monica
Mountains Local Coast Program Land Use Plan as adopted in 2014 was written to protect people
like us from losing our valuable ocean and coastline views to new developments.

We expressed our concern at the last hearing and were assured by the developers that
they would contact us to work this out. At the last hearing, all contact information was
exchanged and we were optimistic we could come to some type of compromise and solution;
however no contact was made by the developers to address our concerns.

The neighboring condominium property directly next to this proposed development
conformed with guidelines to preserve ocean views and coastline views of its neighbors by
excavating the land. The developers for this condominium project should be held to the same
standard. We are not unreasonable people. We understand that the land in front of our house at
some point will be developed. We ask that this development be held to the same standards as
other developments in the area. Unlike the developer on this project, the neighboring developer
developed his condominium project in a way in which the properties surrounding his
development had little to no ocean view or coastline view impact. I have attached photographs
showing the difference of impact by the neighboring condominium and this proposed
condominium project.



This is a home that we intend to keep for generations to come. If this development goes
up, our children and generations to come will no longer be able to enjoy the beautiful ocean and
coastline views I enjoyed as a kid, but rather they will be staring at a wall or machinery on the
roof tops. We ask that you please deny the plans for the condominium development as they
currently stand. A condominium development such as the one currently being proposed at 18225
Coastline Drive, Malibu California would significantly obstruct our beautiful ocean views and
coastline views. Thank you for your time.

Best Regards,
S S——

Sophie Wong & the Wong Family



Mr. Edward Rojas

Los Angeles County Department of Regional Planning
320 W. Temple St.

Los Angeles, CA 90012

Regarding: Project #R2015-03107-(3), 18225 Coastline Drive, Malibu within The Malibu
Zoned District

Dear Mr Rojas,

Thank you for taking the time to visit with us yesterday at our home on Wakecrest for the review
of the re-positioned story poles of the planned condominiums on Coastline Drive. While the
change in the design is an improvement to the interference that the original design presented to
our ocean view, we still have some concerns that would prevent us from accepting the proposed
plan.

The first issue is that we still have an outstanding issue of the easement lawsuit that will protect
our deck. We understand from the previous hearing that the existence of our deck does not
prevent the applicant from building. However, the potential loss of the deck does have an
enormous impact on our ability to enjoy the ocean view. In the unlikely event that courts decide
in favor of the Tomalevska's regarding our easement, the loss of our deck would significantly
alter the degree to which this proposed building would impact our ocean view. So we, the
McGee family, cannot yet accept this building plan, nor drop our objections to this building plan
until we are assured that the easement for our continued use of the deck is recorded on applicants
title in our favor.

The second issue has to do with the tendency of the applicant to ignore rules and regulations
until they are confronted by an authority or by a judicial process. You yourself have seen how
they have misstated facts, made statements about our family that we find most disturbing, (I'm
referring to the statement that Luba made on Tuesday 9/20 about our "stealing her property"),
and they have continually denied the existence of CC&Rs. Even when confronted with a printed
copy of their own CC&Rs their response was to the effect that these CC&Rs cannot be

enforced. So we have grave concerns about trusting the Tomalevska's to do what is "right and
just" in the future. We would want to have some written assurances that there won't be anything
added to their structure during or after the construction which could present a new interference to
our ocean view.

We also want to express our full support for our neighbors, Ron Levy, Jocelyne Eberstein, the
Wong family, and Kathy May in their continued objections to the building plan.



Thank you,

Joe McGee
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