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FINDINGS
APPROVED BY PLUM COMMITTEE ON 11/19/13

APC NV-2012-751 -ZC-B L
7700 - 7706 Laurel Canyon Blvd.

A. Entitlement Findings
NOTE: The case was filed in 2010 and is therefore subject to the findings required at that time.

1. Specific Plan Exception Findings, LAMC Sec. 11.5.7 F 2: Findings for approving an 
Exception to the Mulholland Scenic Parkway Specific Plan to permit a garage in 
the 40 foot front yard setback, approving an Exception to permit an entry gate and 
wall in the Mulholland Drive public right-of-way, and disapproving an Exception to 
permit an garage in the Mulholland Drive public right-of-way:

a. That the strict application of the regulations of the Specific Plan to the subject 
property will result in practical difficulties or unnecessary hardships inconsistent with 
the general purpose and intent of the plan as related to the front yard setback.

Practical difficulties will result from the strict application of the front yard standards of 
the Mulholland Scenic Parkway Specific Plan due to the sloping topography of the 
site. The proposed 600 square-foot, two-car garage would be located closest to the 
existing driveway entrance from Mulholland Drive and the placement of the garage 
within the front yard setback avoids additional grading, removal of trees, and a more 
prominent visibility of the rear of the garage from an eastern portion of Mulholland 
Drive. The Specific Plan recommends to minimize grading where possible and to 
protect existing native vegetation and scenic views from Mulholland Drive. Therefore, 
providing an exception to the front yard setback in this instance will continue to meet 
the general purpose and intent of the plan.

That the strict application of the regulations of the Specific Plan to the subject 
property will result in practical difficulties or unnecessary hardships inconsistent with 
the general purpose and intent of the plan as relative to the location of gates and 
walls in the public right-of-way.

If the applicant were to strictly follow the requirements of the Specific Plan and were 
to locate the entry gate and wall outside of the public right-of-way, the gate would 
have to be located north of and behind the access drive, rendering the purpose of 
the gate and wall useless. Since the access drive to the site is entirely within the 
right-of-way, the only location where an entry gate would be effective in providing the 
applicant security or privacy would be at its current location in the right-of-way, at the 
apron of the driveway access from Mulholland Drive.

That the strict application of the regulations of the Specific Plan to the subject 
property will not result in practical difficulties or unnecessary hardships inconsistent 
with the general purpose and intent of the plan relative to the location of buildings 
in the public right-of-way.

One of the Specific Plan’s main purposes is to protect the scenic and natural 
qualities along Mulholland Drive as well as maintain certain street standards for the 
future development of the corridor, which includes a widening of the street and an 
adjacent trail system. If significant structures are permitted within the public right-of- 
way, these improvements will be more difficult to attain in the future, diminishing the 
overall quality of the corridor. While the subject lot is located on a topographically- 
difficult area for construction, there are other locations on the applicant’s property
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within the front yard setback, where development of a garage is still feasible, 
including flat portions of the lot just west and east of the existing house. The 
applicant has created a self-imposed hardship by constructing structures within the 
public right-of-way without permits or Planning review, and is now seeking relief from 
the standards of the Specific Plan. These structures should not be permitted in order 
to maintain the integrity of the purpose and intent of the Specific Plan.

b. That there are exceptional circumstances or conditions that are applicable to the 
subject property involved or to the intended use or development of the subject 
property that do not generally apply to other property in the Specific Plan area as 
related to the front yard setback.

The site is located on the north side of Mulholland Drive and accessed by a driveway 
entirely in the public right-of-way along the western frontage of the property. The 
topography of the lot has a substantial slope and provides a small, level building pad 
area where the existing house is located, which was constructed prior to the 
enactment of the Specific Plan. There are several other properties along Mulholland 
Drive that do not have similar difficulty in accessing their property due to flatter 
terrain. To construct a new garage outside of the required 40-foot front yard setback 
would require an extension of the driveway over a steep slope and significant 
grading and clearing of mature vegetation. This creates an exceptional circumstance 
for the subject property to demonstrate compliance with the front yard setback 
requirement of 40 feet. A garage setback at 10 feet will allow for the preservation of 
the natural condition of the rear portion of the lot.

That there are exceptional circumstances or conditions that are applicable to the 
subject property involved or to the intended use or development of the subject 
property that do not generally apply to other property in the Specific Plan area as 
relative to the location of an entry gate and wall in the public right-of-way.

The site’s unique driveway location entirely within the public right-of-way 
necessitates the placement of a gate and fence near Mulholland Drive and in the 
right-of-way.

That there are no exceptional circumstances or conditions that are applicable to the 
subject property involved or to the intended use or development of the subject 
property that do not generally apply to other property in the Specific Plan area 
relative to the location of buildings in the public right-of-way.

Several properties along Mulholland Drive similarly bear the problem of constructing 
on a difficult sloping terrain. However, there has been no evidence submitted to the 
file to show that any of these properties have constructed or been permitted 
structures within the public right-of-way. As a result, no exceptional circumstance or 
conditions found on the subject property are different from other properties in the 
area.

c. That an exception from the Specific Plan is necessary for the preservation and 
enjoyment of a substantial property right or use generally possessed by other 
property within the specific plan area in the same zone and vicinity but which, 
because of special circumstances and practical difficulties or unnecessary hardships 
is denied to the property in question as related to the front yard setback.

Special circumstances are possessed on the subject property because of its unique 
topography, overall slope and the existing pad. To require the applicant to move the
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building further to create a 40 foot front yard will cause substantial grading and the 
loss of natural vegetation. Many neighboring houses and accessory structures in the 
vicinity along Mulholland Drive were constructed prior to the Specific Plan and the 
enactment of its setback requirements; therefore the preservation of the existing 
garage will allow the enjoyment of property rights possessed by other properties in 
the vicinity.

That an exception from the Specific Plan is necessary for the preservation and 
enjoyment of a substantial property right or use generally possessed by other 
property within the specific plan area in the same zone and vicinity but which, 
because of special circumstances and practical difficulties or unnecessary hardships 
is denied to the property in question as relative to the location of an entry wall and 
gate within the public right-of-way.

Due to the topography of the area, the driveways and entryway gates leading to 
many properties in the area are also located within the public right-of-way. By gating 
off the only pedestrian and vehicular access from Mulholland Drive, these residents 
are able to provide additional security and privacy for their properties. Without being 
able to locate a gate within the public right-of-way, the applicant would have no way 
of limiting the access of people and wild animals onto his property.

That an exception from the Specific Plan is not necessary for the preservation and 
enjoyment of a substantial property right or use generally possessed by other 
property within the specific plan area in the same zone and vicinity but which, 
because of special circumstances and practical difficulties or unnecessary hardships 
is denied to the property in question relative to the location of buildings within the 
public right-of-way.

Although other residential properties in the area exist with similar site characteristics, 
no other lots have built structures within the Mulholland Drive public right-of-way. 
Therefore, if this Exception were approved, it would set a new precedent in the 
neighborhood and would grant additional property rights to this particular site which 
are not enjoyed by others.

d. That the granting of an exception would not be detrimental to the public welfare or 
injurious to the property or improvements adjacent to or in the vicinity of the subject 
property as related to the front yard setback.

The granting of an exception for the location of the three-car garage within the front 
yard setback would be consistent with the existing character of development along 
this section of Mulholland Drive. If Mulholland Drive were to be widened along this 
section, the garage would have easy access from the street, and its approximately 
10-10” setback from the front property line would not interfere with any future 
improvements. Additionally, the garage is located slightly upslope from the street and 
is screened with existing vegetation, resulting in minimal visual impacts from the 
reduced setback.

That the granting of an exception would not be detrimental to the public welfare or 
injurious to the property or improvements adjacent to or in the vicinity of the subject 
property relative to the location of an entry gate and wall within the public right- 
of-way.

The granting of the exception to allow an approximately 40-foot long entryway wall 
within the public right-of-way would not be entirely prohibitive to the future plan of
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widening Mulholland Drive, since a wall is relatively easier to remove than a more 
permanent structure. Additionally, a wall does not constitute as active a use of public 
property, whereas a building within the public right-of-way, which may include 
habitable living areas or storage of personal items, would be a more significant use 
of public lands.

That the granting of an exception would be detrimental to the public welfare or 
injurious to the property or improvements adjacent to or in the vicinity of the subject 
property relative to the location of buildings within the public right-of-way.

The granting of the exception to allow a permanent structure, such as a garage, 
within the public right-of-way could be prohibitive to the future plan of widening 
Mulholland Drive and the construction of adjacent trails, resulting in the loss of a 
public amenity for the City’s residents. The location of this structure would 
additionally be more visually intrusive and incompatible with the scenic qualities of 
the corridor.

e. That the granting of an exception will be consistent with the principles, intent and 
goals of the Specific Plan and any applicable element of the General Plan as related
to the front yard setback.

The front yard reduction from forty feet to approximately eleven feet for the three-car 
garage is consistent with the purposes of the Mulholland Scenic Parkway Specific 
Plan as well as the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Community 
Plan, in that views along Mulholland Drive will not be detrimentally affected, and the 
project will uphold other objectives and policies of the plan by minimizing the 
disruption to soil and plant life.

That the granting of an exception will be consistent with the principles, intent and 
goals of the Specific Plan and any applicable element of the General Plan relative to 
the location of an entry gate and wall within the public right-of-way.

The Mulholland Specific Plan discourages the placement of gates or fences within 
the public right-of-way, and sets out to limit “unnecessary construction” within this 
area. In this instance, the construction within public right-of-way is necessary since it 
is the only remaining feasible location for a gate along the property in order to 
provide the applicant with security and privacy.

That the granting of an exception will not be consistent with the principles, intent 
and goals of the Specific Plan and any applicable element of the General Plan 
relative to the location of buildings within the public right-of-way.

The location of the two-car garage is inconsistent with the general purpose and intent 
of the Mulholland Specific Plan, by diminishing the possibility of developing public 
amenities, roads, and trails along the corridor.

2. Adjustment L.A.M.C. Sec. 12.28: Findings for approving deviations from the Code 
to permit a garage within the front-yard setback and approving an approximately 
9’-2” high wall in-lieu of the maximum 3’-6” high fence which is otherwise 
permitted within the front yard setback, and for disapproving deviations from the 
Code to permit a garage/accessory structure to be located within the public right- 
of-way/front yard setback and side yard setbacks:
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a. The granting of an adjustment for a garage and an over-in-height fence in the 
front-yard setback will result in development compatible and consistent with the 
surrounding uses.

Many neighboring houses and accessory structures in the vicinity along Mulholland 
Drive were constructed prior to the Specific Plan and the enactment of its setback 
requirements; therefore the preservation of the existing garage would be compatible 
and consistent with other properties in the vicinity. Similarly, site visits and photos 
submitted to the file provide evidence of several entryway gates in the area, and a 9’
2” maximum height gate and wall would be compatible with the surrounding 
residential uses.

The granting of an adjustment for a garage in the public right-of-way and front- 
and side-yard setbacks will result in development not compatible and consistent 
with the surrounding uses.

No other properties in the area contain residences or accessory structures in the 
public right-of-way.

b. The granting of an adjustment for a garage and an over-in-height fence in the 
front-yard setback will be in conformance with the intent and purpose of the 
General Plan of the City.

The front yard reduction from forty feet to approximately eleven feet for the three-car 
garage is consistent with the purposes of the Mulholland Scenic Parkway Specific 
Plan as well as the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Community 
Plan, in that views along Mulholland Drive will be minimally affected, and the project 
will uphold other objectives and policies of the plan by minimizing the disruption to 
soil and plant life. The over-in-height fence will be in conformance with the intent of 
the General Plan to guarantee safety and privacy to residents of the City.

The granting of an adjustment for a garage in the public right-of-way and front- 
and side-yard setbacks will not be in conformance with the intent and purpose of 
the General Plan of the City.

The location of the two-car garage is inconsistent with the general purpose and intent 
of the Mulholland Specific Plan, a part of the General Plan, by diminishing the 
possibility of developing public amenities, roads, and trails along the corridor.

c. The granting of an adjustment for a garage and an over-in-height fence in the 
front-yard setback is in conformance with the spirit and intent of the Planning and 
Zoning Code of the City.

The garage setback requirements of the Code are partially meant to keep garages or 
accessory structures away from the dominant residential view along the roadway. 
However, the garage and main residence are minimally visible from the roadway due 
to existing vegetation and an entry gate. Additionally, practical difficulties will result 
from the strict application of the setback standards of the Code due to the sloping 
topography of the site. This alternative placement of the garage within the front yard 
setback avoids additional grading, removal of trees, and a more prominent visibility 
of the rear of the garage from an eastern portion of Mulholland Drive. Therefore, the 
project will continue to meet the general purpose and intent of the Code while 
avoiding other negative impacts.
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The Planning and Zoning Code of the City requires that the placement of walls allow 
for adequate access of light, air, privacy, visibility, and emergency services. 
Additionally, the Code provides for adjustment authority to address requests for relief 
due to difficulty or other significant circumstances. Approval of the over-in-height 
entry gate in the right-of-way will allow the applicant to enjoy reasonable use and 
security of the subject site. The wall would not inhibit adequate access, and is 
consistent with existing fencing on neighboring properties. Therefore the proposed 
over-in-height gate and wall is in conformance with the spirit and intent of the Code.

The granting of an adjustment for a garage in the public right-of-way and front- 
and side-yard setbacks is not in conformance with the spirit and intent of the 
Planning and Zoning Code of the City.

The intent of the public right-of-way and setback requirements of the Code are to 
maintain adequate spacing between neighboring properties as well as publicly-used 
streets, walks, and trails. By locating a 400 square-foot permanent structure within 
the public right-of-way, this leaves no spacing between the location of the proposed 
roadway and the garage. This also diminishes the ability for the public to use this 
area in the future for the improvement and widening of Mulholland Drive, and could 
also set a precedent for other building encroachments in the area.

d. There are no adverse impacts from the garage and fence in the front-yard 
setback or any adverse impacts have been mitigated.

Any visual impacts or seismic concerns that result from the location of the garage in 
the front yard setback or from an over-in-height fence have been mitigated by 
conditions of approval to comply with the City’s hillside requirements and the 
vegetative screening and design requirements of the Mulholland Scenic Parkway 
Specific Plan. '

There are adverse impacts from the garage in the public right-of-way and front- 
and side-yard setbacks or any adverse impacts have not been mitigated.

The location of a garage in the Mulholland Drive public right-of-way and setback 
areas would be prohibitive to the future plan of widening Mulholland Drive and the 
construction of adjacent trails, resulting in an adverse impact and the loss of a public 
amenity for the City’s residents. The location of this structure would additionally be 
more visually intrusive and incompatible with the scenic qualities of the corridor.

e. The site and/or existing improvements do make strict adherence to zoning 
regulations impractical or infeasible to require a garage and an over-in-height 
fence in the front-yard setback.

The topography of the lot has a substantial slope and provides a small, level building 
pad area within the front yard setback. To construct a new garage outside of the 
required front yard setback would require an extension of the driveway over a steep 
slope and significant grading and clearing of mature vegetation. This makes strict 
adherence to the zoning regulation impractical. A garage setback at 10 feet will allow 
for the preservation of the natural condition of the rear portion of the lot. Additionally, 
a wall height of 9’-2” is necessary to provide adequate security for the applicant, 
since a 3’-6” wall would do little to deter people or local wild animals such as coyotes 
from entering the subject property.
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The site and/or existing improvements do not make strict adherence to zoning 
regulations impractical or infeasible to require a garage in the public right-of-way 
and front- and side-yard setbacks.

While the subject lot is located on a topographically-difficult area for construction, 
there are other locations on the applicant’s property, outside of the right-of-way and 
within the front yard setback, where development of a garage is still feasible. The 
applicant has created self-imposed hardships by constructing structures within the 
public right-of-way without permits or Planning review, and is now seeking relief from 
the standards of the Municipal Code.

3. Design Review and Project Permit Compliance Review Findings, LAMC Sec. 16.50 
and 11.5.7 C:

The Mulholland Scenic Parkway Specific Plan has an appointed Design Review Board, 
which recommended unanimous conditional approval of the three-car garage and 
disapproval of the two-car garage at a public meeting on March 3, 2012. Based on the 
Design Review Board’s recommendation and Staff’s review of the plans labeled Exhibits 
E-2, dated November 2, 2012, and as modified by the conditions contained herein, 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:

a. That the project substantially complies with the applicable regulations, standards and 
provisions of the specific plan.

The project complies with Section 5-A, Inner Corridor Regulations, of the Specific 
Plan, in that the accessory garage is a permitted use.

The project conforms to the environmental measures contained within Section 5-B, 
Environmental Protection Measures, of the Specific Plan, in that the property does 
not have any prominent ridges, streams, archaeological or paleontological resources 
contained on the site or nearby, the garage is more than 200 feet from any parkland, 
and no oak trees will be affected.

The project complies with Section 5-D, Building Standards, of the Specific Plan, in 
that although the garage is slightly visible from Mulholland Drive, the height of the 
structure is 12’-7”, less than the maximum height of fifteen feet permitted by the Plan. 
Additionally, the entry gate and wall are composed of wrought-iron and a plaster 
surface with accenting stone, materials which are permitted by the Specific Plan. 
Although the garage and the entryway gate are located within the 40-foot front yard 
setback that is otherwise required by the Plan, conditions of approval require that 
adequate screening be provided of the wall and garage in order to minimize its visual 
impact from Mulholland Drive.

Based on a review of the project proposal, and the recommendation of the Design 
Review Board, the accessory garage and entryway gate, as modified by the 
conditions herein, are compatible with the surrounding homes and the parkway 
environment in terms of design, massing, materials, and color, as per Section 11- 
1.3(e), Design Review Procedure, and the Design And Preservation Guidelines of the 
Mulholland Scenic Parkway Specific Plan. Conditions are included to repaint the 
garage and entry gate wall from white to an earth-tone color, to maintain the existing 
approved materials of the gate and wall, and the requirement to plant vegetation to 
provide at least 70% coverage of the wall.
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b. That 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.

See CEQA Findings below.

B. CEQA Findings

Environmental. The Environmental Review Section of the Planning Department issued the 
proposed project Mitigated Negative Declaration ENV-2010-1413-MND on April 11, 2011. 
The project description was revised and corrected on October 2, 2012 to include all 
entitlement requests. However, several mitigation measures included in the MND are not 
applicable since the project has already been built, or are duplicative of other mitigations. 
Therefore, the following mitigations have not been included as conditions of approval:

I-30 Aesthetics - Hillside Site Design, Undeveloped Site 
VI-20 Erosion/Grading/Short-Term Construction Impacts 
VI-30 Erosion/Grading/Short-Term Construction Impacts (Hillside Grading Areas)
VI-60 Landslide Area (duplicate of VI-50)
VIII-40 Hillside Construction Staging and Parking Plan 
X-10 General Plan Designation/Zoning (duplicative)

Remaining mitigation measures 1-120, 1-150, IV-80, VI-10, VI-50, and X-50 address any 
potential impacts with regards to outdoor lighting, building color, Design Review Board 
review, landscaping/screening of the existing structure, and ensuring that the existing 
structure is seismically sound and located on stable soil.

Therefore, on the basis of the whole of the record before the lead agency including any 
comments received, the lead agency finds that, with imposition of the mitigation measures 
described in the MND and as modified by the above referenced changes, there is no 
substantial evidence that the proposed project will have a significant effect on the 
environment. The attached modified Mitigated Negative Declaration reflects the lead 
agency's independent judgment and analysis. The records upon which this decision is 
based are with the North Valley Environmental Review Section of the Planning Department 
in Room 430, 6262 Van Nuys Blvd., Van Nuys.


