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5. Transmit a copy of this report to the following Departments and Bureaus:
a. Department of City Planning, 200 N. Spring Street, 5th Floor City Hall Main, Los
Angeles, CA 90012, MS 395.
b. LABAS, 201 N. Figueroa Street, Suite 1000, Los Angeles, CA 90012, MS 115.
c. Fire Department, 200 N. Main Street, Room 1800, Los Angeles, CA 90012, MS 250.
d. City Attorney, 200 N. Main Street, Room 800, Los Angeles, CA 90012, MS 140.
e. Bureau of Street Services (BSS), 1149 S. Broadway, Suite 400, Los Angeles, CA
90015, MS 550.
f. Bureau of Sanitation, 1149 S. Broadway, Suite 900, Los Angeles, CA 90015, MS
520.
g. Bureau of Contract Administration, 1149 S. Broadway, Suite 300, Los Angeles,
CA 90015, MS 480.
h. Bureau of Engineering (BOE), Real Estate Division, 1149 S. Broadway, Suite 610,
Los Angeles, CA 90015, MS 515.
i.

BOE, Environmental Management Group, 1149 S. Broadway, Suite 600, Los Angeles,
CA 90015, MS 939.

j.

BOE, Geotechnical Engineering Group, 1149 S. Broadway, Suite 120, Los Angeles,
CA 90015, MS 495.

k. BOE, Central District, B-Permit Office, 201 N. Figueroa St., Suite 770, Los Angeles,
CA 90012, MS 503.
TRANSMITTALS
1. Letter, dated July 22, 2013, from Jeffer Mangels Butler & Mitchell LLP, regarding
8041 and 8045 Bulwer Drive.
2. B-permit application, plans, and soils reports submitted on September 12, 2013.
3. Interdepartmental correspondence, dated March 3, 2014, from the BOE,
Geotechnical Engineering Group.
4. Memorandum, dated October 31, 2013, from Bulwer Drive Neighbors.
5. Notice of Exemption.
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DISCUSSION
Background
Jeffer Mangels Butler & Mitchell, LLP submitted on behalf of Bulwer Drive, LLC, a request
to construct non-standard improvements for the purposes of erosion and dust control
mitigation on July 22, 2013 (Transmittal No. 1).

Bulwer Drive is an unpaved roadway that extends westerly of Woodstock Drive towards
Dominion Lane above Laurel Canyon Boulevard in the Hollywood Hills West Neighborhood
Council and the Mulholland Drive Scenic Corridor. The existing roadway is unpaved from
Woodstock Drive to its terminus, except for a portion in front of 8041 and 8045 Bulwer
Drive. Portions of the historical path of travel of the unpaved roadway encroach onto private
property. This historical path of travel results primarily from topography and the grading of
the least costly path of travel by those that originally developed the area.

In 1986, building permits were issued under the Los Angeles Municipal Code (L.A.M.C.),
Section 12.21 A.1., by the LADBS for construction of three homes located at 8037, 8041,
and 8045 Bulwer Drive. Soon afterwards, construction was halted on the project due to
funding problems. In 1990, while construction was stalled, the home at 8037 burned to the
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foundation. In 2002, Bulwer Drive LLC took over the project to complete the houses. LADBS
and the City Attorney determined that the permits for 8041 and 8045 were still in effect and
that the two partially constructed houses still had vested rights. Compliance with the current
Hillside Ordinance, L.A.M.C. Section 12.21 A.17 (e), was not a condition of approval.
The public improvement requirements for these building permits was/is only to make any
necessary improvements to the lot frontages. The homes were required to provide a 20foot paved roadway, curb, gutter, driveway apron, and sidewalk along their property
frontage. Also required were the construction of sewer main lines and a storm drain
connecting to Laurel Canyon Boulevard. This construction was completed in 2009 and
Certificate’s of Occupancy were issued by the LADBS for 8041 and 8045 Bulwer Drive.

Paved Roadway Fronting Lots on Bulwer Drive.

A final layer or wearing surface of Asphalt Concrete pavement was deferred in front of
the newly completed houses because the applicant planned to construct and extend the
roadway beyond the three lots. In 2009, Bulwer Drive, LLC, applied for a permit to
construct a voluntary substandard hillside limited street with a 20-foot roadway from the
lot at 8037 Bulwer Drive to Woodstock Road. The wearing surface in front of 8037,
8041, and 8045 was part of the proposed new voluntary improvement. A bond was

Department of Public Works
Bureau of Engineering
Report No. 1
August 13, 2014
Page 5
posted to guarantee the improvements. Subsequently, the owner determined not to
proceed with any future improvements to Bulwer Drive and the permits were cancelled.
The narrow dirt roadway from Woodstock Road to the houses at 8041 and 8045 Bulwer
Drive remains unimproved as shown in the following photo. This narrow roadway is
hazardous due to the steep unprotected hillside and narrow lane width. The uphill and
downhill slopes have had erosion problems in some past heavy rain events. Repairs, in
most instances, have been made at the City’s expense.

Rainstorms causing erosion of the granular soils of the upstream hillside slopes have
left mud deposits on the roadway, which results in hazardous conditions.
A recent water main break on the roadway resulted in conditions shown in the photo
below. These conditions are similar to those when rain erodes the slopes and deposits
mud into the roadway. The mud deposits from the water main break blocked the access
to the storm drain system. This condition makes the roadway more hazardous to
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traverse than dry weather conditions. Impounding the water also increases the
likelihood of infiltration and erosion that could lead to a slope failure.

Bulwer Drive, LLC, contacted the BOE and requested a permit to construct voluntary
non-standard improvements over the roadway. The owner stated that due to the
condition of the roadway they are unable to maintain tenants in their homes. They have
also been unable to sell the homes. The owner claims that tenants and potential buyers
cite the untenable conditions of the roadway as the cause.
On September 12, 2013, Bulwer Drive, LLC, submitted an application (Transmittal No. 2) for
a Class “B” Permit to construct a voluntary non-standard roadway section and improvements.
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In contrast to their earlier application to construct a 20-foot wide substandard roadway in
2009, the proposal submitted in September 2013 would not widen the dirt road, but pave the
current dirt road to the homes. The proposed voluntary non-standard section improvements
in the public right-of-way call for the removal of two feet of surficial material and replacement
and recompaction with classified fill. Four inches of Asphalt Concrete pavement over four
inches of crushed miscellaneous base material will be placed over the newly compacted fill.
An Asphalt Concrete berm is proposed on the uphill side and a metal beam guardrail on the
downhill side of the roadway for almost the whole length of the segment. This proposed
paved surface would have varying widths up to 16 feet wide along Bulwer Drive.
The BOE’s analysis shows that this proposed non-standard improvement will help improve
the current dirt road, subject to conditions listed in this report, for the following reasons:
1. Runoff from rain events will be directed onto a non-erosive surface and into the
existing storm drain system.
2. The pavement will provide an all weather surface.
3. Guardrails will reduce the risk of vehicles leaving the roadway at critical points.
Conditions

The proposed voluntary improvements as presented in the B-permit application by
Bulwer Drive, LLC (Transmittal No. 2), are not complete and need further review by the
City Engineer. The BOE is particularly concerned with the stability of the existing slope
of Laurel Canyon. Stabilization of the slope is beyond the scope of the proposed
voluntary improvements. However, the Geotechnical Engineering Group recommends
(Transmittal No. 3) certain details to ensure that the proposed improvements enhance
the stability of the existing conditions.
The BOE recommends that a slurry trench/cut-off wall be constructed along the outer
edge of the compacted fill. This small cut-off wall will prevent rodents from mining
underneath the roadway. Such rodent paths potentially become a conduit for water
which can lead to erosion and a washout of the roadway.
The BOE recommends that a drainage system be constructed to provide relief to any
area impoundments and convey the water to the existing storm drain system. In the
event that slough and debris from slope failures above the roadway block water flow on
the roadway surface to the storm drain system, an alternate path of travel for the water
is provided. Small pipes and basins will provide a means to collect water from any
impoundments and convey it to the existing system.
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The BOE recommends that the final two-inch Asphalt Concrete pavement wearing
surface in front of 8037-8045 Bulwer Drive be installed. The final paving will allow any
water to flow along the concrete gutters and direct its flow to the existing catch basins.
The geology and soils reports submitted by the applicant’s engineer referenced a slope
repair due to storm damage on Lots 58, 59, 60, and 61 adjacent to Bulwer Drive. The soils
report clearly indicates that no surface drainage control or erosion protection devices for
this slope have been provided. In the event the slope fails, it could potentially undermine
the upslope right-of-way. As such, the BOE believes that protection of this slope is
necessary to protect the Bulwer Drive right-of-way as well as Laurel Canyon Boulevard.
Bulwer Drive, LLC, shall install surface drainage control and erosion control as referenced
in the “Rough Grade Compaction Report for Remedial Repair of Storm Damaged Slopes”
by Cal West Geotechnical Consulting Engineers, January 10, 2011, following additional
recommendations from Cal West Geotechnical Engineers, under permit from LADBS, to
the satisfaction of the City Engineer.
Easements
The existing dirt road follows the historical path of travel and meanders within the right-of-way
alignment. As a result there are areas which cross private property and are shaded in
yellow below. The BOE is requiring that the proposed voluntary non-standard improvement
use these shaded areas to construct the road to match the existing path of travel. This
requirement means constructing the road up to the existing retaining bulkheads and to the
edge of the existing path of travel. The retaining bulkheads were installed by the City and
continue to be maintained by the City, even though they are located on private property.
Constructing the roadway from the bulkheads to the edge of the path of travel is necessary
for drainage control.

The roadway easement(s) highlighted in the plan view below would bring the right-of-way
into alignment with the existing historical path of travel.

An easement would grant access to the bulkheads maintained by the City and preserve the
road in its current configuration. Easements for slopes, retaining walls, and the roadway
allow the City right-of-entry for the purposes of maintenance and construction. The roadway
easement also grants right-of-passage for the public.
Even with the easement(s), the proposed temporary improvements would not meet or
exceed 20 feet in width. As such, the roadway would continue to be below the minimum
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required standard to meet the Hillside Ordinance requirements of L.A.M.C. Section
12.21 A.17 (e).
Community Opposition
The community is opposed (Transmittal No. 4) to this improvement for the following reasons:

1. A paved roadway would by-pass the requirements of the Hillside Ordinance for new
development.
2. An environmental impact report has not been prepared for the construction of the
road or additional homes.
3. The proposed improvement does not meet the Fire Lane access requirements.
4. Property owners will still be required to convey trash to Woodstock for pickup.
5. The drainage problem was created by the developers.
6. The community believes that it will attract nuisances such as non-resident vehicles,
loitering and non-resident pedestrian traffic.
7. The BSS will be obligated to maintain this non-standard improvement.
Council District No. 4 does not support the proposed voluntary improvements.
BOE Response to Opposition

The BOE’s response to the opposition is as follows:
1. The Hillside Ordinance, L.A.M.C. Section 12.21 A.17 (e) (3), requires a 20-foot wide
continuous paved roadway from the driveway apron to the boundary of the hillside
area prior to the issuance of any new building permit.
2. A project may have various levels of impact on the environment when proposed. Some
projects are by definition exempt from study or review. Those projects are classified as
categorically exempt. The proposed voluntary improvements for this B-permit do not
trigger the requirements for environmental documentation beyond a Notice of
Exemption (Transmittal No. 5). Should a project be proposed that would construct a
standard hillside street width of 20 feet and/or additional home(s), an assessment
regarding the necessary environmental clearance(s) would have to be made for that
alternative scope of work.
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3. A fire apparatus access lane and/or fire truck turnaround is part of a building code
requirement under the Los Angeles Fire Code Section 57.503. No building permit is being
solicited as part of this voluntary improvement. The proposed voluntary improvement is
not a fire access lane and due to the fact it is a voluntary improvement, there is no nexus
to require it to be widened to 20 feet.
4. The proposed voluntary improvement does not construct a standard or substandard
hillside street. Therefore, it does not change the current access limitations to the homes.
Delivery of goods and services will continue to experience the same obstacles that
existed prior to the improvement. It is expected that residential structures on Bulwer
Drive will continue to manage trash pickup as it existed prior to construction of the
voluntary improvement.
5. Drainage problems on Bulwer Drive existed prior to the development. For this reason,
bulkheads were constructed on Bulwer Drive consisting of steel I-beams and wood
lagging. Dates etched onto the bulkheads appear to indicate that construction was
performed in 1976 in order to preserve access to an existing residence. The lack of a
drainage system to control runoff exacerbates the problem with the surficial fill, steep
slopes, and decomposed granite. This natural situation can lead to slope failures common
to the hillsides. The proposed voluntary improvements will help to control this condition.
6. The BOE can not comment relative to this issue.
7. Non-standard improvements for erosion and dust control are not required to be
maintained by the BSS.
Review Under the California Environmental Quality Act (CEQA)
This project is exempt from the provisions of the CEQA pursuant to City CEQA Guidelines
Article III, Section 1, Class 1 (existing facilities), Class 3 (new construction of small
structures), or Class 4 (minor alterations to land), depending on the specific element of the
project. None of the potential exceptions to use of a categorical exemption set forth in State
CEQA Guidelines Section 15300.2 is applicable (Transmittal No. 5).
Notification of Stakeholders
Stakeholders to this application have been advised of the recommendation(s) contained
herein and the date and time when this matter will be considered by the full Board of
Public Works (Board). All parties were also advised that the Board meeting is open to
the public and that either party may present their case before the full Board if they
disagree with the initial recommendations. Furthermore, they have been advised that
the decision of the full Board is final.
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE
Date:

March 3, 2014

To:

Lemuel Paco, P.E., District Engineer
Central District Office

From:

Christopher F. Johnson, P.E., G.E., Group Manager
Geotechnical Engineering Group

Subject:

750' W/O BULWER DRIVE TO WOODSTOCK ROAD PROPOSED NON-STANDARD TEMPROARY ROAD IMPROVEMENTS
GEOTECHNICAL REVIEW
FILE NO.: 13-121
W.O. NO.: BR003460

In response to a request dated, December 6, 2013 (received December 6, 2013) from the Central
District Office, the Geotechnical Engineering Group (GEO) has reviewed the following reports and
revised plan:
• A three-sheet plan for a Proposed Non-Standard Temporary Road Improvements from the
intersection of Bulwer Drive and Woodstock Road proceeding west along Bulwer Drive for a
distance of 750 feet, dated November 20, 2013 and prepared by LC Engineering Group, Inc.;
• Update Geotechnical Engineering Report, Proposed Non-Standard Temporary Road
Improvements, West Bulwer Drive to 750' West of The Intersection of Woodstock Road and
West Bulwer Drive, City of Los Angeles, California, Project No. 5490, dated November 15,
2013 and prepared by Calwest Geotechnical Consulting Engineers;
• Geotechnical Engineering Investigation Report, Phase II — Proposed Street Improvements,
Bulwer Drive, West of Woodstock Road, Los Angeles, CA, Project No. 930C-065, dated
September 23, 2005 and prepared by Coastline Geotechnical Consultants, Inc.;
• City of Los Angeles, Department of General Services, Standards Data Report, Lab No. 1405308, dated February 12, 2004; and
• Los Angeles Department of Building and Safety Compaction Report Approval Letter, Log #
74263, dated August 2, 2011.
Previously submitted documents on October 17, 2013:
• A three-sheet plan for a completed Sewer and Street Improvement at 8007 — 8052 W. Bulwer
Drive, dated August 29, 2013 and prepared by LC Engineering Group, Inc.;
• Rough Grade Compaction Report, Remedial Repair of Storm Damaged Slopes, West Bulwer
Drive, City of Los Angeles, California, Project No. 4820, dated January 10, 2011, and prepared
by Calwest Geotechnical Consulting Engineers; and
• Rough Grade Compaction Report, Backfill of Sewer Line Replacement, West Bulwer Drive,
City of Los Angeles, California, Project No. 4820, dated May 25, 2011, and prepared by
Calwest Geotechnical Consulting Engineers.
Our review is limited to portions of the project within, or adjacent to the public right-of-way within
the City of Los Angeles, including the Proposed Non-Standard Temporary Road Improvements
from the intersection of Bulwer Drive and Woodstock Road proceeding west for a distance of
approximately 750 feet.
The above referenced three-sheet plan for the road indicates that the existing dirt road is only
partially within the City Right-of-Way (ROW). After making site visits and reviewing the plans, it is
apparent that it is impractical to construct an improved roadway of 9 ft or greater width within the
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existing public ROW. Construction of an improved road within the public ROW would require
several significant up-slope and down-slope bulkhead walls. It is our understanding, given the long
term use of the existing unpaved roadway that, it is possible to obtain easements so that the
improved roadway will match the existing alignment. Then the proposed improvements could be
built along the existing alignment, which is a reasonable solution to the problem.
GEO has made site visits and reviewed the listed documents in regard to the overall proposed
paving and concluded that it would be beneficial to the drainage and stability of the hillside. The
GEO developed a list of concerns that will need to be addressed prior to approving the proposed
paving of the street. These basic concerns are presented below. From the plans, it was noted that
there is only about 6 feet of fall from Woodstock Drive for a distance of 585 feet; therefore, only a
1% gradient can be achieved. This is relatively flat and in order to ensure ingress and egress and
positive drainage, a number of items along the road will need to be addressed in the final plans
prior to paving.

The items that need to be addressed prior to paving are as follows:
1. The descending new fill slope was constructed at a gradient steeper than 2:1 using soil that is
susceptible to erosion and surficial failure. The compaction report indicates that additional
mitigation measures were not constructed at the time of grading. Given that a failure on that
slope could undermine the proposed pavement, such measures should be included in the
design of the pavement, or completed prior to paving.
2. About 135 to 140 feet west from Woodstock Drive there is a erosion scar on the downslope
side of the unpaved road. The near vertical washout has exposed a utility. The proposed plans
should specifically address this and any other down-slope concern that could undermine the
pavement of the road.
3. Along the descending slope there are a large number of rodent holes. These commonly result
in undermining of the pavement unless a barrier is constructed to prevent it; therefore, the
pavement design needs to include a design to eliminate or greatly minimize the possibility of
rodent holes impacting the pavement.
4. On the up-slope side of the road at about 140 feet from Woodstock Drive there is an erosion
scar that appears to be a source of the water flowing onto the unpaved road. The nearest
catch basin is about 400 feet away. Given the long distance and the relatively flat gradient, it is
likely that this ongoing erosion will be a maintenance problem. The pavement plans need to
address this and other up-slope drainage, erosion and potential slope failure problems to
ensure that soil and water being washed down from ascending slope will not result in drainage
problems. Given the above concern, some type of non-erosive drainage system needs to be
incorporated into the pavement design plans.
5. At about 230 west from Woodstock Drive there is a driveway leading to the downslope side of
the road. The pavement plans need to include a berm, or some other device to prevent water
from flowing from the street to the driveway where the only outlet is to continue to flow
uncontrolled down the descending slope.
6. As discussed above, the requirements of the GEO October 23, 2013 letter remain in effect;
however, given the scope of the problems it is assumed that the two phases of this
development will be answered together and submitted for reviewed by Public Works, and
mitigated to the satisfaction of the City Engineer.
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If you have any questions, please call Theo Seeley at (213) 847-0534 or Erkan Tan at (213)
847-0491.
Q: \Projects \2013 \13-121 \750' W/O Bulwwer Drive to Woodstock Road BR003460 Proposed Non-Standard Temporary Road Improvements
Report Review 3-3-14for Board Report.doc

MEMORANDUM
October 31, 2013
TO: City Councilman Tom LaBonge
CC: Renee Weitzer, Chief Planning Deputy, Bulwer Neighbors
FROM: Bulwer Drive Neighbors
RE: Meeting With Midwest Financial's Representatives
Most of the neighbors of the surrounding properties to the proposed paving of Bulwer
Drive met last Tuesday, October 22nd at 10:00 am at the home of Fred Karger.
Kevin McDonald, Esq. of the Jeffer Mangels law firm and Lennie Liston of LC Engineering
Group were there on behalf of Midwest Financial, which owns Bulwer Drive LLC.
(collectively, the developer).

Midwest Financial’s attorney Kevin McDonnell goes over plans
We learned that the scope of what the developer likes to refer to as a "dust cap" is far
more involved, and much more like a new road than a mere new top layer. At the
August 13, 2013 meeting which Renee Weitzer hosted at City Hall. Gregg Vandergriff,
Lem Paco, James Doty and a City Attorney were all there to explain to us that the dust
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cap would be a temporary soft paving, which would break up and disintegrate in
between 2 to 4 years.
At last week's meeting; however, Messrs. McDonald and Liston explained that (i) three
layers would be put down on Bulwer Drive, and that the two lower layers would keep
the dust cap from breaking down.
The first new layer would be gravel. Then, rock and asphalt would go over the gravel.
Then, the dust cap would go on top. The gravel, rock and asphalt are the base layers for
any new road, and the developer wants to put a road in, but doesn't want to comply
with the Planning Department's order to prepare an environmental impact report (EIR)
before getting permits to build a road.
The developer's argument is that, because they're not seeking to build any new houses
right now, they shouldn't have to comply with the Planning Department's order for an
EIR.
The developer continues to claim that the drainage on Bulwer Drive is a hazard. At the
August 13th City Hall meeting, the Bureau of Engineering told us that the water flowed
from Bulwer Drive back to Woodstock Road. Last week, Messrs. McDonnell and Liston
told us that the water flow is directed from both ends of Bulwer Drive to a point where
there is a culvert running down through their lots to Laurel Canyon Blvd.
It turns out that, when the developer built the road to a 26’ width in front of their two
existing houses, they misdesigned the road ‐ which is now about two inches higher than
the dirt roadway from their houses to Woodstock Road. The water running down the
dirt road cannot reach their culvert and go down to Laurel Canyon Blvd. because the
water cannot go up the two inches to reach their new road in front of their two existing
houses. In other words, the developer's own road design made the drainage problem.
The developer also is proposing to install metal guard rails running the length of Bulwer
from their two existing houses to Woodstock Road.
The Planning Department's order to prepare an EIR for the road design has been
outstanding for more than 6 years, and it is only now that the developer has been trying
unsuccessfully to sell the two existing houses that the developer has acted to propose
paving over the existing road there.
If the developer's road proposal is approved and a permit is issued, it would be like
granting a variance. Messrs. McDonnell and Liston argued that because the developer
was exempt from The Hillside Ordinance, the developer wasn't required to build out the
new Bulwer Drive road to Woodstock Road when those homes were completed and
granted certificates of occupancy. Now, they argued to us last week that the developer

should be allowed to build this substandard road design because it is impossible,
physically, to build a Bulwer Road which would comply with the City's requirements.
Messrs. McDonell and Liston told us that, if anyone were to ask to build a new house on
the hillside, they would be required to tear up the new road and build one to comply
with the City's requirements.
We didn't believe their assertion(s), and they admitted that Midwest Financial, Bulwer
Drive LLC or any other property owner could take this developer's argument, if
approved, and make it their own. Their argument would be that if this developer was
granted a variance to build a substandard road, then they too should be exempt from
the City's requirements if they wanted to build houses on that hillside. In other words,
this developer and their attorneys have dangled this proposed road design and their 10‐
day law suit letter (dated July 22, 2013) as bait to get the City to open up the Bulwer
Drive hillside for further development of this developer's lots and any other landowners'
there ‐‐‐‐without having to build a road meeting the City's requirements.
This is an attempt to make an end run around and avoid the Planning Department's
order. The developer did not do anything to attempt to comply with the Planning
Department's order for many years. This developer should not be allowed to use the
Bureau of Engineering to stamp "approved" on a road design which is merely an
attempt to develop more homes on the 11 lots they own.
This new road design proposal doesn't provide for any turnaround, which would be
required for adequate fire safety so LAFD's vehicles can get in and turn around when
they need to get out and off that hillside.
The new road design proposal's failure to provide for a turnaround also means that
USPS and other mail carriers still won't be able to provide service out there, and that the
LA Sanitation Dept. still won't be able to pick up trash at those residences. Any residents
would still be forced to take their trash to their trash containers, which are left near the
Woodstock/Bulwer intersection.
The meeting was somewhat contentious since all the neighbors shared the many
horrors that we have all experienced over the past 15 years since Midwest Financial
purchased the houses and many adjacent lots. Nothing was even said of the 10 years
before Midwest Financial bought the properties and the “eyesore houses.” Midwest
Financial is located in Omaha. Nebraska and just wants to sell the two houses and
develop many more.
All the neighbors present including Primal Jimal who lives at the very end of Bulwer
were opposed to this end run by Midwest Financial.
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