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Re:  Supplemental Letter in Opposition to Proposed Variance for Outdoor
Bar (Case No. ZA-2024-1881-7.V)

Dear Honorable Board Members:

As you are aware, this firm represents Valentina and Alex Palermo (the “Palermos”) in
connection with Mulholland Tennis Club’s (the “Club”) improper and unsubstantiated request for a
zone variance to authorize a permanent dedicated outdoor bar (Case No. ZA-2024-1881-ZV) (the
“Project”). On February 10, 2026, the City of Los Angeles (the “City”) Zoning Administrator held
a public hearing on the Club’s variance application and expressly left the administrative record open
to provide the Bel Air-Beverly Crest Neighborhood Council (“Neighborhood Council”) with an
opportunity to opine on the Project.

The Bel Air-Beverly Crest Neighborhood Council Planning & Land Use Committee (“PLU
Committee”) considered the matter later that same date and recommended approval based on an
understanding, stemming directly from a series of unfounded comments from Club representatives,
that there is no change of use, that a “service station” is already present, and that there will be no
increase in membership. We previously submitted a detailed letter to the Zoning Administrator and
the PLU Committee, dated February 6, 2026 (attached here as Exhibit A). We submit this
supplemental focused letter to assist the Neighborhood Council in evaluating two dispositive land-
use defects associated with the variance request—(1) the absence of any legally cognizable or
articulated “unnecessary hardship,” and (2) the use of a variance as an improper substitute for the
appropriate entitlement path—together with a short list of material ways the Club’s record
presentation obscured and downplayed the nature of its request.
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REQUEST: The Palermos respectfully request that the Neighborhood Council votes to
recommend denial of the requested variance and transmits its recommendation to the Zoning
Administrator for inclusion in the administrative record.

I. Dispositive legal defect: the applicant has not demonstrated any “unnecessary
hardship”

A variance is not a discretionary policy preference tool; it is an extraordinary remedy
available only where strict application of the zoning rules creates a property-based hardship that
rises to “unnecessary hardship.” From a legal standpoint, the variance should be denied because the
Club’s proposed findings are woefully inadequate both legally and factually to justify its approval.
Most importantly, the Club has not shown “unnecessary hardship” which is the required threshold
per controlling caselaw; a mere showing of “practical difficulties” is insufficient. (City Charter §
562; LAMC Ch. Al, Div. 13.B.5; Walnut Acres Neighborhood Assn. v. City of Los Angeles (2015)
235 Cal.App.4th 1303, 1305 [“Although the test includes both ‘practical difficulties’ and
‘unnecessary hardships,’ the focus should be on ‘unnecessary hardships’ and not ‘practical
difficulties,” which is a lesser standard.”]; Stolman v. City of Los Angeles (2003) 114 Cal.App.4th
916, 925.)

The Club’s proposed hardship finding (quoted verbatim below) is telling: it relies on
generalized crime reporting district statistics and the asserted “hardship” of being unable to prepare
alcoholic beverages at a new outdoor bar location on a terrace where alcohol consumption is already
permitted. The finding does not in good faith provide a sufficient basis for a variance and instead
illustrates a complete misunderstanding by the Club’s representatives of entitlement requirements in
the City. The Club’s proposed finding states:

The Tennis club currently has a license to serve a full line of alcoholic
beverages. The applicant is requesting to add a new service location
for liquor at the terrace, where alcohol is already allowed to be
consumed. Statistics from the Police Department reveal that in the
subject Crime Reporting District No. 809, which has jurisdiction over
the subject property, the average crime is far below the average crime
rate throughout Los Angeles. The area is not considered high crime
and it would be an unnecessary hardship to not be able to access
alcoholic beverages on the Terrace at the proposed outdoor bar of a
private club that has an active liquor license that allows for alcohol
consumption throughout its premises.

A decision on the variance cannot be based on the Club’s after-the-fact attempts to
characterize the proposed outdoor bar in a different light or obfuscate the necessary findings for a
variance. In considering this application the Neighborhood Council must focus on the legal
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sufficiency of the above-written findings that were prepared and submitted by the Club’s
representatives in support of its application. The purported findings fail to articulate any basis to
satisfy the hardship standard:

e “Convenience for staff” (shortening service routes) is NOT a zoning hardship. It is
an operational preference.

e COVID-era conditions are citywide and not a property-specific constraint inherent
to the parcel.

¢ Crime statistics do NOT establish that the site cannot be reasonably used under
existing rules; they are not evidence of hardship caused by strict application of the
zoning ordinance.

e The record (including the Club representatives’ own testimony) reflects that
members can already obtain beverages and consume them on the terrace; the
proposal is an intensification of outdoor alcohol service, not avoidance of hardship.

II.  Dispositive legal defect: a variance is the wrong entitlement vehicle for the
request

Furthermore, the variance should be denied because it is the incorrect means to the Club’s
desired end. When asked directly during the PLU Committee hearing why a variance was being
sought, the Club representatives conveyed they did not know and could not identify whether it was
the “alcohol-specific component” or “the project in totality” that requires deviation from the zoning.
This is unsettling given the fact that variances are considered extreme remedies for property-based
hardships and should not be granted to permit a “use... substantially inconsistent with” applicable
land use regulations including the local general plan and zoning. (See City Charter § 562; LAMC
Ch. A1, Div. 13.B.5.) The Club’s inability to articulate or justify why, legally, this is an appropriate
entitlement underscores the precariousness of the Club’s strategy to seek an extraordinary hardship-
based remedy to authorize (and normalize) an operational expansion in a highly sensitive,
residential-adjacent setting.

The correct procedure to establish an outdoor bar would be a zone change requesting the
City to change the permitted uses in the A-1 district. Or, in the alternative, the Club could have
requested a modification of its operative conditional use permit, review of which would
appropriately facilitate consideration of the Project in the context of the Club’s operating
conditions, which were imposed, in part, to protect the neighbors’ quiet enjoyment given the Club’s
close proximity to residences. It is inexplicable from a practical or legal standpoint why the Club’s
representatives believe a variance may authorize a use in a zone that expressly prohibits that use
rather than pursuing a zone change.
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I11.

The Neighborhood Council should not rely on the PLU recommendation
because the Club’s PLU presentation materially obscured the nature of its
request and the conditions currently governing Club operations

Finally, the PLU Committee’s recommendation to approve the variance should be tempered
in light of the fact that the PLU Committee was repeatedly misled by the Club during the February
10" hearing, in ways that obscured the purpose of the variance and confused the PLU Committee
about the conditions under which the Club is currently permitted to operate. For example:

Rebranding the “bar” as a “service station.” The Club repeatedly described the
proposed outdoor bar as a “service station” for items such as smoothies and coffee,
even though the variance request and supporting application materials expressly seek
authorization for an outdoor bar to serve alcoholic beverages. The Club essentially
presented one version of the Project to the City in its application materials and a
different, more family-friendly, version of the Project to the PLU Committee and the
Zoning Administrator.

Misuse of the City’s Al Fresco framework. The Club suggested that the City’s Al
Fresco program supports outdoor “bar” areas. It does not. The City’s outdoor dining
standards regulate outdoor dining, and alcohol service requires seated patrons and
table service; any bar counter in an outdoor dining area is permitted only if it is not
used as a point of sale.

Unverified Fire Department “support” letter. The Club referenced and relied on a
document presented as a Los Angeles Fire Department support letter. At minimum,
the Neighborhood Council should treat any such document as unverified unless and
until its provenance is independently confirmed through the agency.

Minimization of neighborhood noise history. The Club stated it was not aware of
noise issues affecting adjacent homes, notwithstanding that the Palermos and other
nearby residents have raised noise and event-related concerns over an extended
period and have engaged the Club regarding those issues.

Mischaracterization of event limitations. The Club represented that its event
activity is effectively unrestricted, notwithstanding that its approvals authorize non-
commercial events only on “rare occasions” with narrow limitations intended to
protect nearby residences and ensure operations to remain compatible with the
surrounding district.

Misstatements regarding operating hours. The Club made statements about its
permitted operating hours that were not presented with reference to the governing
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approvals and conditions. Because the variance request implicates operating
characteristics—hours, outdoor congregation, and event frequency—precision on the
Club’s actual operating envelope is essential for an informed recommendation.

IV. Conclusion/Recommendation

This Neighborhood Council has a longstanding track record of relying on the adopted
Community Plan to prevent incompatible intensification near single-family homes. The Community
Plan emphasizes protecting low-density residential characteristics, protecting predominantly single-
family neighborhoods from adjacent uses, and preserving the open and natural character of single-
family development—cautioning that changes toward more intensive land use should be fully
justified in the public interest. A dedicated outdoor bar on a terrace in immediate proximity to
residences is precisely the type of incremental intensification that conflicts with those policies.

In making a recommendation on the Project this evening, the Neighborhood Council should
review the variance application materials and carefully consider the Club’s current operating
conditions—including its obligation to operate “at all times with due regard for the character of the
surrounding district,”—and the stated goals and policies in the adopted Community Plan. (See Case
No. ZA 13805(PAD), January 29, 1993.) A permanent outdoor bar that would facilitate social
events outdoors within close proximity to the surrounding homes directly contravenes the
residential use of the surrounding neighborhood.

For the reasons above, the Palermos respectfully request that the Neighborhood Council
votes to recommend denial of the requested variance and transmits its recommendation to the
Zoning Administrator for inclusion in the administrative record. The Neighborhood Council’s
recommendation is particularly important here because the Zoning Administrator left the record
open specifically to receive it.

Very truly yours,
N ///
/ AL A~ u’é( /LL/

Vv
Alan D. Hearty
ADH
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Jordann Turner

City of Los Angeles

Office of Zoning Administration
200 N. Spring Street, 7th Floor
Los Angeles, California 90012

Re:  Opposition to Proposed Variance for Outdoor Bar (Case No. ZA-
2024-1881-ZV)

Mr. Turner,

We represent Valentinaand Alex Palermo (the “Palermos’) in connection with their
opposition to the Mulholland Tennis Club’s (the “ Club”) proposed variance for an outdoor bar
(Case No. ZA-2024-1881-ZV).

As detailed below, the Club, which is located at 2555 Crest View Drive (the “ Property”)
adjacent to the Palermos’ family home, has for several years operated in a manner that violatesits
entitlements and the underlying zoning, and caused significant noise and traffic impactsin the
surrounding neighborhood. The Club now seeks approval from the City of Los Angeles (the “ City”)
Zoning Administrator (“ZA”) of avariance that would allow the Club to construct an outdoor bar
(the “Variance”) that would only increase the ongoing nuisance conditions it causes.

As summarized below and supported by the attached exhibits (1) local regulations prohibit
the issuance of a variance to authorize a use not permitted by the zoning; (2) even if avariance were
appropriate, the City cannot make the necessary findings to support the Variance; (3) approval of
the Variance rewards the Club notwithstanding persistent and egregious noncompliance with its
entitlements; (4) the Club has not engaged in good faith with concerned neighbors; and (5) unusual
circumstances apply to the Variance such that it is not eligible for a California Environmental
Quality Act (“CEQA") exemption.

Accordingly, on behalf of the Palermos and similarly situated concerned neighbors, we
respectfully request that the ZA (1) denies the requested V ariance for an outdoor bar (the
“Project”); (2) declinesto rely on any CEQA categorical exemption for the Project and instead
requires appropriate environmental review; or, at minimum, (3) continues the hearing to allow
proper noticing and the Bel Air—Beverly Crest Neighborhood Council sufficient time to complete its
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review and to require the applicant to submit a complete operational plan and impact information
necessary to support the required variance findings.

This letter is submitted for inclusion in the administrative record and to preserve the
Palermos administrative remedies. The Palermos expressly reserve the right to present additional
written materials and oral testimony at the public hearing, and to supplement these commentsin
response to information submitted by the applicant or the City’s planning department after the date
of thisletter. The Palermos further reserve all rights and remedies available at law and in equity,
including the right to pursue any and all administrative appeals and judicial relief as may be
appropriate. The Palermos will not hesitate to take all actions necessary to protect their property
rights and to ensure that any approval complies with the Los Angeles Municipal Code (“LAMC"),
CEQA, and other applicable law.

l. Background.

The Club islocated on a hillside 5.4-acre parcel surrounded by single-family residences.
The Property is zoned A1 (Agricultural), one of the City’s most restrictive zones, and is governed
by alow-intensity land use policy framework in the Bel Air—Beverly Crest Community Plan (the
“Community Plan”), including specific policies intended to protect the open and natural character
of the area and to protect predominantly single-family neighborhoods from adjacent intensity.

For most of the Club’s history since its opening in 1966, the Club operated in the manner
originally intended, as a private tennis club and social and recreational facility for use by its
members and their guests. However, in recent years, the Club has shifted its purpose to an event
facility and commercial enterprise, holding numerous daytime and late-night events seemingly to
generate additional income. These events, which are often open to the general public, have
dramatically increased noise and light pollution due to the events themsel ves and the clean-up
required afterwards, vehicle and delivery vehicle tripsto and from the Property, and traffic and
parking impacts. These operations directly conflict with the residential character of the
neighborhood the Club was originally established to serve.

The Club applied for the Variance in January 2024 to construct the Project on its southern-
facing outdoor terrace with the intent of expanding its alcoholic beverage service beyond the
existing restaurant. The terrace overlooks several private residences, more than ten of which are
located within afive hundred foot radius. The Palermos, who live in one such residence, are
extremely concerned that approval of the Variance would not only violate the law but would also
dramatically increase disruptions to the quiet enjoyment of their property.

Due to admitted inadvertence by the assigned City planner (Exhibit A) the Club’s variance
application was scheduled for hearing in front of the ZA on February 10, 2026 at 9:00 AM
notwithstanding that the Bel Air—Beverly Crest Neighborhood Council’s (the “Neighbor hood
Council™) Planning & Land Use Committee was scheduled to review the Variance during its
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meeting at 7:00 PM the same evening. The ZA hearing was not subsequently rescheduled so the
ZA must now proceed without the benefit of community input on record. Becausethisisa
discretionary entitlement that has been established as controversial with clear neighborhood-facing
operational impacts (noise, lighting, traffic, parking, and hours), if the ZA does not deny the
Variance outright, the Palermos respectfully request a continuance so the Neighborhood Council’ s
input can be included in the administrative record and so that the applicant can provide complete
operational details necessary for the City to make (or decline to make) the required findings.

[l. A Variance Cannot be Granted to Authorize a Use that is|nconsistent with
Surrounding Uses.

The Club states in the Variance application that it seeksrelief from LAMC section 12.05A,
which lists the permitted uses within the A1 (Agricultural) zoning district, “[t]o alow the
renovation of an existing covered patio to become a 231 [square foot] outdoor bar in an RE15 and
A1l zone.” Such avariance is prohibited by the City Charter and the LAMC which each
independently proscribe the granting of avariance to allow a use that is “ substantially inconsistent
with the limitations upon other properties in the same zone and vicinity.” (See City Charter 8 562;
LAMC Ch. A1, Div. 13.B.5))

An outdoor bar is not only substantially inconsistent with the uses permitted by the A1
zoning district; it iswholly inconsistent with those uses. The A1l district generally allows for low-
density residential uses, agricultural uses, such as animal keeping, and alimited array of
recreational uses, including golf courses and private clubs. (See LAMC 88 12.05(A); 12.24.)
Notably absent from thislist are uses that impede the peaceful neighborhood character, such as an
outdoor bar with amplified sound.

The Variance would not result in aminor physical adjustment. It is an intensification of
outdoor alcohol service at a private club in immediate proximity to single-family residences. Even
where private club facilities may be allowed on this site subject to discretionary approvals and
operating limits, the zoning and entitlement framework does not contemplate expansion of outdoor
alcohol service in amanner that increases late-hour outdoor congregation, noise, lighting, and
traffic impacts on nearby noise-sensitive residential uses.

Furthermore, the City’ s guidance on variances states that a variance “should not be
requested if another established procedure is designed to grant the use or privilege.” (Los Angeles
City Planning Findings/Special Requirements for Variance, dated January 1, 2024; emphasis
added.) Here, the correct procedure to authorize outdoor alcohol service would be for the applicant
to seek a zoning amendment. Or, at the very least and given that the Club’ s restaurant and alcoholic
beverage serviceisincidental to the Club’s primary, conditionally-permitted tennis use, an
alternative procedure for expansion of beverage service outdoors would be for the Club to seek
modification of its operative Conditional Use Permit (“CUP”). That procedure would appropriately
facilitate consideration of the Project in context of the Club’s operating conditions which were
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imposed, in part, to protect the neighbors quiet enjoyment given the Club’s close proximity to
residences.

A zone variance is an extraordinary remedy intended to relieve a property-based hardship; it
is not designed to function as an operational reprogramming tool. The core issues raised by the
Project are operational—hours of outdoor alcohol service, event frequency, amplified sound
controls, lighting, security, parking/valet circulation, and enforcement/monitoring. Those issues are
evaluated and conditioned through the appropriate discretionary entitlement/plan approval
framework governing the Club’ s operations, not through a variance that attempts to shoehorn an
operational expansion into a hardship-based finding structure.

[I1.  Evenif aVarianceis Appropriate, the City Cannot Make the Necessary Findingsto
Support It.

The Club submitted proposed findings with its Variance application describing to the City
the reasons it believes an outdoor bar should be permitted notwithstanding the restrictions in the
zoning code. Assuming the City intends to rely on the Club’s proposed reasoning, the findings are
woefully inadequate both legally and factually to justify the granting of the Variance. The burden
rests on the applicant to demonstrate, through competent evidence, that each required finding can be
made. Conclusory assertions are not substantial evidence. If any one of the required findings cannot
be made based on substantial evidence in the record, the Variance must be denied.

A. The Club has Not Demonstrated Unnecessary Hardship Because Disapproving the
Variance Would Not Cause Dire Financial Circumstances.

The LAMC requires that, in order to grant a variance, the ZA must find strict application of
the zoning ordinance would result in “ unnecessary hardship inconsistent with the general purposes
and intent of the zoning regulations.” (City Charter § 562; LAMC Ch. A1, Div. 13.B.5.)

Controlling caselaw sets a high threshold for demonstrating financial hardship —the
applicant must show that “dire financial hardship” would result without the variance, not only that
the applicant “merely wants the variance to increase existing profits.” (Stolman v. City of Los
Angeles (2003) 114 Cal.App.4th 916, 926.) For example, in Walnut Acres Neighborhood
Association v. City of Los Angeles, the Court ruled there was not substantial evidence of
unnecessary hardship where an eldercare facility would be limited to 16 roomsinstead of 60 rooms
because there was no evidence that the facility could not be profitable with only 16 rooms. (Walnut
Acres Neighborhood Ass n v. City of Los Angeles (2015) 235 Cal.App.4th 1303, 1315.)

The Club’sfirst proposed finding asserts that it would be an “ unnecessary hardship” for the
Club “to not be able to access alcoholic beverages on the Terrace,” and cites to its existing liquor
license and local crime statistics. These facts do not approach the “dire financial hardship” standard
required to justify the Variance. The Club’s conclusory statement that, under its existing liquor
license, beverages are permitted to be consumed outdoors is unsupported by evidence in the record.
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To the contrary, there is a comment from a planning staff member on the Club’s outdoor bar
application elevations, dated July 23, 2023, stating the need for the Club to “ obtain CUB approval.”
Furthermore, the application provides no financial data or other evidence showing that denial would
deprive the Property of areasonable use, threaten the Club’s continued operation under its existing
approvals, or otherwise create an extraordinary hardship attributable to the Property’ s physical
conditions rather than to the applicant’ s preferred mode of operation. The crime-rate discussion is
not relevant to the hardship inquiry and underscores the absence of evidence supporting this
required finding. We note the Club is limited regarding its financial positioning becauseit is
supposed to operate as a 501(c)(7) non-profit organization and should not be seeking profits as
such.

B. The Club’s Topography Does Not | ndicate Any Special Circumstance
Necessitating a Variance.

The LAMC also requires that there are “ special circumstances’ applicable to the subject
property regarding its size, shape, topography, location or surroundings that do not apply generally
to other property in the same zone and vicinity. (City Charter § 562; LAMC Ch. A1, Div. 13.B.5;
see also Committee to Save the Hollywoodland Specific Plan v. City of Los Angeles (2008) 161
Cal.App.4th 1168, 1183.)

The Club relies on a purported “ 46 foot grade difference” and vertical separation asa
“buffer.” Even if true, that is not a special circumstance that necessitates a variance. A claimed
buffer goes, at most, to the applicant’s argument regarding potential impacts; it does not establish
that strict application of the zoning ordinance creates a practical difficulty or hardship attributable to
unique physical conditions of the Property. Moreover, hillside topography and elevation
differentials are common conditionsin this area and do not, standing alone, constitute the type of
unique site constraint that can justify the Variance. The Club does not describe why this elevation
creates a special circumstance vis-a-vis the surrounding property owners that should entitle it to
establish an outdoor bar. To the contrary, the most elevated property in the vicinity should comply
with the local zoning because, given itslocation, it has more visual impact and therefore plays a
bigger role in establishing community character than other neighboring propertiesin the vicinity.

The Club also attempts to cast blame on neighboring property owners by stating that,
because the neighbors bought houses near the Club, the Club is specially absolved from causing
disturbances that affect the quiet enjoyment of their respective properties. While the Club does
receive some special privileges under its conditional use permit as compared to the standard zoning
for the area, the Club consistently subverts those conditions and causes nuisances as a result.
Neighbors did not knowingly move near loud parties, congested streets, and lights shining into their
homes outside of the Club’s hours of operation and are entitled to rely on the operating envelope
imposed by the Club’s former approvals and the zoning limitations intended to protect noise-
sensitive residential uses.



Allen Matkins Leck Gamble Mallory & NatsisLLP
Attorneys at Law

Jordann Turner
February 6, 2026

Page 6

C. The Varianceis Not Necessary for the Club to Preserve and Enjoy its Property
Rights.

The ZA must additionally find that granting a variance “is necessary for the preservation and
enjoyment of a substantial property right or use generally possessed by other property in the same
zone or vicinity.” (City Charter § 562; LAMC Ch. A1, Div. 13.B.5.) Controlling caselaw interprets
the “same zone and vicinity” language to mean properties within “reasonably close proximity” of
the subject, not any similar property elsewhere in the City. (Stolman, 114 Cal.App.4th at 929.)

The Club’s proposed finding attempts to argue that because two other country clubsin the
City allow the sale and consumption of alcohol in close proximity to homes, the Club should be
allowed to do the same at its proposed outdoor bar. Notwithstanding this argument being
incompl ete because the Club did not establish those country clubs allow the sale and consumption
of alcohol outside near homes, it is aso irrelevant. Per the Solman case referenced above, a
variance can only be granted if it isrequired to preserve a property right as compared to other
properties in the neighborhood. Since at |east the vast mgjority, if not al, of the propertiesin the
neighborhood do not have the right to sell or serve alcohol outdoors, disallowing the Club from
doing so would not inhibit its property rights. Furthermore, the Club’ s references to gathering
outside in light of Covid-19 are now moot.

The Club already enjoys substantial rights associated with its historically approved private
club facilities, including indoor bar service. The Variance request seeks a new privilege—dedicated
outdoor alcohol service—without any showing that similarly situated properties in the same zone
and immediate vicinity enjoy that privilege. References to other clubs elsewhere in the City do not
satisfy the “same zone and vicinity” standard and do not establish deprivation of a neighborhood-
comparable property right.

D. The Outdoor Bar Would Have Significant | mpacts on the Public Welfare Due to
Noise and Traffic | mpacts.

The LAMC aso requires the ZA to find that the variance would not impact the public
welfare nor cause negative impacts to surrounding properties. (City Charter § 562; LAMC Ch. A1,
Div. 13.B.5.)

Contrary to the Club’s blanket statement that there would be no disturbances caused by the
outdoor bar, granting the Variance would have an unquestionably negative impact on the
surrounding single-family residences, the closest of which is amere 200 feet from the proposed bar.
An outdoor bar would increase socializing and amplified sounds outdoors, exacerbating the Club’s
aready noisy operations even further (and potentialy late into the night), and would interfere with
neighbors’ rightsto quiet enjoyment of their properties.

Outdoor alcohol serviceis qualitatively different from indoor service. It predictably
increases the duration and intensity of outdoor congregation, elevates voice levels, and shifts
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activity into exterior areas that directly affect nearby noise-sensitive residential uses. Based on the
documented history of late-hour noise, event-related activity, and lighting impacts associated with
the Club’ s operations (see Section 1V.B), it is reasonably foreseeable that introducing a dedicated
outdoor bar on the terrace would intensify those impacts.

Likewise, traffic impacts from increasing the commercial operations at the Club will directly
impact surrounding residents. Accessto the Club isfrom Crest View Drive, a narrow two-lane road
in the hills aready lacking the width and capacity to serve the large events the Club regularly hosts
notwithstanding that such events are inconsistent with its entitlements (see Section 1V.A). Indeed,
given the Project’ s purpose—creating a dedicated outdoor service point on aterrace with expansive
views—it is reasonably foreseeable that the Project will increase the attractiveness and intensity of
outdoor gathering at the site, with corresponding increases in evening and weekend traffic and
neighborhood parking pressure unless strictly limited by enforceable conditions.

Critically, the applicant has not provided a complete, enforceable operational plan for the
proposed outdoor bar—hours of outdoor alcohol service, last call, clean-up timing, whether any
outdoor amplified sound will occur, maximum occupancy of the terrace during bar service,
frequency and size of events, lighting specifications including shielding/timers, and a
parking/valet/circulation plan that prevents spillover onto residential streets. Without those
operational commitments, the City cannot make the required “no material detriment” finding
supported by substantial evidence.

E. The Outdoor Bar is|Inconsistent with the Land Use and Noise Elements of the
General Plan.

The final finding must establish that granting of the Variance will not adversely affect any
element of the General Plan. (City Charter 8§ 562; LAMC Ch. Al, Div. 13.B.5.)

The Club’ s proposed findings state that “[t]he request isin harmony and not in conflict in
any way with the objectives of the General Plan” and that including an outdoor bar “will not be
materially detrimental to the character of development in the immediate neighborhood, nor will it
affect the environment” because the Club has an existing license for the sale of acohol indoors.
These conclusory statements fail to acknowledge the fundamental difference between operation of a
bar indoors versus outdoors near single family dwellings.

Contrary to what the Club claimsin its findings, the construction of an outdoor bar would
have a del eterious impact on the community, thus conflicting with several objectives of the General
Plan. First, the Noise Element of the General Plan labels single family dwellings as anoise
sensitive use and explicitly states an objective of the General Plan isto “reduce or eliminate
nonairport related intrusive noise, especially relative to noise sensitive uses.” (General Plan, p. 3-
1.) Allowing for an outdoor bar featuring both socializing and amplified music or other sounds just
200 feet from the nearest sensitive use would increase, rather than reduce, intrusive noise.
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Furthermore, approval of the Variance would bein direct conflict with policies and goals
identified in Community Plan. One of the Community Plan’s stated goalsis to protect the “low-
density residential characteristics” of the community. Furthermore, the Community Plan explicitly
provides that “predominately single-family residential neighborhoods,” like the one surrounding the
Club, “[should be] protected from adjacent uses,” and that the “ open and natural character of single-
family development of the [community] is desirable and deserving of public protection” such that
any “[c]hangesin this area should be fully justified as being in the public interest” before the City
“grantsa. . . more intensive land use which would alter this character.” (Community Plan, pp. 111-
1, 111-3.) Approva of the Variance would be antithetical to these goals. Allowing noisy, outdoor
uses that drive additional traffic into a quiet residential neighborhood erodes, rather than protects,
the low-density residential characteristics of the Community Plan area. An outdoor bar at a private
club within just 200 feet of the nearest sensitive use is exactly the type of use the Community Plan
seeks to prevent. This*“more intensive land use” would fundamentally alter the character of the
single-family residential neighborhood surrounding the Club.

The Project is precisely the type of incremental intensification—extended outdoor activity,
evening use, and associated traffic/parking effects—that the Community Plan cautions against in
hillside, predominantly single-family areas unless fully justified and conditioned to protect adjacent
neighborhoods.

V. TheClub Seeksto Expand its Alcohol Service Despite Egregious Noncompliance with
Existing Conditions of Approval.

Approval of the Variance will only empower the Club to continue defying the conditions of
its CUP. Outlined below is an overview of the City-granted approvals, the conditions and
requirements governing the Club’s operations, and the ongoing management-sanctioned
noncompliance which will only worsen if the Variance is approved.

A. Existing Discretionary Approvals.

On September 28, 1964, the City’ s Board of Zoning Adjustment approved a CUP
authorizing use and development of the Property with a* private tennis club and customary
facilities, including a swimming pool, gymnasium, as well as kitchen, banquet, dining room and bar
facilities.” (See Case No. ZAl 17087, BZA 1454, September 28, 1964 (the “Original CUP").)

This Original CUP has been modified and interpreted by the City on several occasions since
approval. First, in 1966, the City’s ZA approved a modification which, among other things,
allowed for an expansion of the then-under-construction Club onto two adjacent parcels. (Case No.
ZA 18305, August 22, 1966 (the “1966 M odification”).) Then, in 1973, in response to questions
regarding the legality of special events, the ZA issued an interpretation stating that a*“ private tennis
party for single members and invited guests’ was consistent with the terms of the Original CUP.
(See Letter of Clarification re: BZA Case No. 1454 and ZA Case No 17087, May 9, 1973 (the
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“1973 Interpretation”).) Notably, the ZA explicitly stated that such events would be allowed only
on “rare occasions,” that in no case are “commercial venture[g] . . . permitted,” and, as aresult, that
signage must be posted noting that “all proceeds are a donation, and any surplus will be givento a
philanthropic organization.”

In 1984, the ZA authorized the addition of an office, approximately 247 square feet in area,
to the Club for the use of a professional tennis player. (Letter re: Approval of Plan 2555 Crestview
Drive, November 19, 1984 (the “1984 Expansion”).) And finaly, in 1993, the ZA approved the
enclosure of a section of the ground floor breezeway adjacent to the existing exercise areato alow
for an expansion of the Club’s gym. (Case No. ZA 18305(PAD), January 29, 1993 (the “1993
Expansion”).) In connection with the 1993 Expansion, the City approved a new set of plans (the
“Approved Plans’), which continue to govern the use and development of the site today. (lbid.)

Collectively, the Original CUP, the 1966 Modification, the 1973 Interpretation, the 1984
Expansion, the 1993 Expansion, and the Approved Plans shall be referred to herein as the
“Discretionary Approvals.” Copies of the Discretionary Approvals are attached hereto as Exhibit
B. Use and development of the Property must be in substantial conformance with the Discretionary
Approvals and their associated conditions of approval (“COAS"). Nevertheless, as outlined in
detail below, there are numerous examples of the Club defying the Discretionary Approvals and
COAs over the last decade.

B. The Club Does Not Comply With its Conditions of Approval.

The Club no longer attemptsto conceal itsillegal commercial operations and has, for the last
severa years, operated with brazen disregard for restrictions and conditions set forth in the
Discretionary Approvals. The key legal requirements that govern the Property are listed below:

e Original CUP (COA 3): There shall be no unusual lighting effect provided on the
buildings or premises which could be disturbing to adjacent residents and all exterior
lights shall be placed so as to be directed away from residential properties.

e Original CUP (COA 4): Any guests permitted on the premises shall be accompanied
by a member.

e Original CUP (COA 7): The Club building facility may be used by philanthropic
groups or local community service groups if such groups are sponsored by aregular
member.

e Original CUP (COA 8): All activities on the premises within the clubhouse building
shall be limited to the hours between 8 am. and 2 am., with outside activities to be
restricted from 8 am. to 10 p.m. except for necessary custodial service and a
maintenance guard.
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e 1973 Interpretation: No “commercia venture[s]” are permitted at the Club.
However, specid activities for “members and invited guests’ shall be allowed on
“rare occasions’ provided “it is posted that all proceeds [from such events] are a
donation and any surplus will be given to a philanthropic organization.”

e 1984 Expansion (COA 2): The 1984 Approval authorized the addition of a second-
floor office for a professional tennis player provided no retail sales be allowed within
this office.

e 1993 Expansion (COA 3): “[ T]he authorized use shall be conducted at all timeswith
due regard for the character of the surrounding district, and the right is reserved to
the [ZA] to impose additional conditionsif, in the [ZA’s] opinion, such conditions
are proven necessary for the protection of personsin the neighborhood or occupants
of the adjacent property.” (emphasis added)

There are numerous instances of the Club’s noncompliance with these conditions, many of
which have been documented by the Palermos over the past two years. Exhibit C describes the date
and time of each documented instance where the Club defied one or more of the above-listed
conditions. In short summary, the Club frequently hosts large events during the daytime and
evening with colorful lights and amplified music. The Club’s parking lot cannot accommodate the
number of guests that attend these events so it is often the case that parked vehicles spill out onto
the streets of the surrounding neighborhoods, and nearby residents are subject to the sounds
associated with large delivery trucks loading and unloading rental equipment when setting up and
cleaning up events. Furthermore, the Club does not limit events to be tennis-related, permits
members of the public to rent the premises and attend events without accompaniment by members,
and does not require nor publicize that proceeds from events will be donated to charity. Any
suggestion by the Club that the ongoing operations are not commercial in nature isfalse and can be
easily refuted. Indeed, areport attached hereto as Exhibit D and prepared by a private investigator
catalogs and erases any doubt as to the commercial activities carried out at the Property—the Club
openly advertises itself and operates as an event facility. Finally, the Club often leavesitstennis
court LED flood lights on during non-operating hours, sometimes for the entire night, and has
converted the tennis player office to a pro-shop with ongoing retail sales (Exhibit C).

This documented pattern of noncompliance is directly relevant to the required variance
findings—particularly the “no material detriment” and General Plan consistency findings. Where
the operator has repeatedly failed to adhere to existing conditions specifically designed to protect
nearby residents, the City cannot reasonably conclude, on substantial evidence, that expanding
outdoor alcohol servicewill not materially exacer bate impacts. At minimum, the Project should
be continued and processed through the appropriate operational review/plan approval framework
with enforceable conditions, monitoring, and clear enforcement triggers.




Allen Matkins Leck Gamble Mallory & NatsisLLP
Attorneys at Law

Jordann Turner
February 6, 2026

Page 11

Approval of the Variance would further enable and empower the Club to continue defying
its COAs, which are specifically targeted at limiting the Club’ s operations so it does not create
nuisance conditions that affect the surrounding neighborhood.

V. The Club Subverts Good Faith Engagement with Concerned Neighbors.

On January 27, 2026, the Neighborhood Council, through its Planning & Land Use
Committee, submitted a written request to the City’s planning department to continue the currently
posted February 10, 2026 ZA hearing date and to hold this pending case open for sixty (60) days so
that the Neighborhood Council can conduct its scheduled public hearings and provide a
recommendation for inclusion in the City’ s record (Exhibit E). The Neighborhood Council |etter
confirmsthat (i) the Neighborhood Council Planning & Land Use Committee has scheduled its
public hearing and review of the project for February 10, 2026, and (ii) the full Neighborhood
Council Board will hear testimony and take a position on February 25, 2026. The Neighborhood
Council further statesit has been receiving significant input from the community over the past
several months regarding this project and that continuing the City hearing until after the
Neighborhood Council’ s hearings will provide a public forum for the applicant, community, and
stakeholders to voice justifications and concerns regarding the request.

Proceeding with the City’ s discretionary hearing before the Neighborhood Council can
complete its scheduled review would defeat the intended function of the Neighborhood Council
process—namely, informed advisory input before discretionary decision-making. This concernis
particularly acute here because this application has been pending for an extended period, and the
applicant had ample opportunity to engage with the Neighborhood Council and nearby residents
early in the process in amanner that could have meaningfully informed the project design and
operational commitments before the matter was calendared for decision. To date, the administrative
record does not reflect any sustained, good-faith engagement effort by the applicant with nearby
residents or the Neighborhood Council designed to identify concerns and incorporate reasonable
design or operational modifications before the City’ s discretionary hearing was scheduled.

For these reasons, and consistent with the Neighborhood Council’ s written request, the
Palermos respectfully request that the ZA continue the hearing so that the Neighborhood Council
may complete its Planning & Land Use Committee and full Board hearings and submit its
recommendation for consideration as part of the City’ s administrative record.

VI.  TheOutdoor Bar Requires Review Under the California Environmental Quality Act.

The Project is adiscretionary approval and therefore subject to CEQA. The applicant will
likely request that the City rely on a categorical exemption. That approach is not supported on this
record.

First, to the extent the City considers the Class 1 (Existing Facilities) exemption, that
exemption applies only where there is negligible or no expansion of existing or former use. A
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dedicated outdoor bar/service feature on aterrace overlooking nearby residencesis an operational
intensification of outdoor activity and alcohol service, not merely aminor ateration with no change
in use intensity.

Second, the “unusual circumstances’ exception applies where there is a reasonable
possibility that the Project will have a significant effect due to unusual circumstances. Here, the
Project’s hillside/residential adjacency, the proximity of noise-sensitive single-family uses, and the
documented history of existing event-related noise, lighting, and traffic/parking impacts associated
with the Club’s operations (Exhibit C) establish, at minimum, a reasonable possibility of significant
impacts from intensifying outdoor bar activity. (See Cal. Code Regs,, tit. 14, section 15300.2(c).)

Accordingly, the City should not approve a categorical exemption on this record and should
require appropriate environmental review sufficient to analyze and, where feasible, mitigate noise,
lighting, traffic/parking, and related operational impacts. At a minimum, the matter should be
continued until the applicant provides a complete operational plan (hours, outdoor service limits,
amplified sound restrictions, occupancy, lighting specifications, and parking/valet circulation)
necessary for ameaningful CEQA and variance findings analysis.

VIlI. Conclusion

For the foregoing reasons, the Palermos respectfully request that the Zoning Administrator
deny the requested zone variance. The applicant has not carried its burden to establish, based on
substantial evidence, that each of the required findings can be made, and the current record does not
support a determination that the Project would not be materially detrimental to nearby noise-
sensitive residential uses or consistent with the applicable General Plan and Community Plan
policies.

In the alternative, and consistent with the written continuance request submitted by the
Neighborhood Council, the Palermos respectfully request that the Zoning Administrator continues
the hearing so that (i) the Neighborhood Council may complete its scheduled public hearings and
submit its recommendation for inclusion in the City’ s administrative record, and (ii) the applicant
may provide a complete operational plan and environmental analysis sufficient to allow the City to
evaluate the request and make (or decline to make) the required findings on afully developed
record.

Very truly yours,

Alan D. Hearty
ADH
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Wright, Jordan

From: Andres Gutierrez <andres.gutierrez@lacity.org>

Sent: Tuesday, January 20, 2026 9:25 AM

To: Wright, Jordan

Cc: McCarron, Eoin; Nichols, Matthew

Subject: Re: Request for Meeting - Case No. ZA-2024-1881-2V
Attachments: February 10 (1) (1).pdf

Categories: EXTERNAL EMAIL ALERT - EXTERNAL EMAIL ALERT
Hello,

| was unaware that the Neighborhood Council meeting was scheduled for the same day as the Zoning
Administrator hearing until after scheduling. Please note that the Neighborhood Council meeting
occurring afterward does not impact the Zoning Administrator’s decision-making process.

The Zoning Administrator will wait to receive the Neighborhood Council's recommendation before a final
determination is reached. The neighborhood council can also attend both hearings as well. However, the
hearing remains the final step before the appeal period begins. | have attached the hearing notice agenda
if you have not received it already.

Best regards,

Andres Gutierrez, MPP he/him/his
Planning Assistant, OZA
Los Angeles City Planning

200 N. Spring St., Room 763
Los Angeles, CA 90012
- T:(213) 682-6399 | Planning4LA.org

Please note that the New Zoning Code is now operative in the Downtown area. Applications in this area
are now required to use the revised forms available on the Department’s Forms page.

On Fri, Jan 16, 2026 at 4:33 PM Wright, Jordan <jwright@allenmatkins.com> wrote:

Hi Andres,

| hope you are doing well, and happy new year.

As you know, we represent a concerned homeowner adjacent to the Mulholland Tennis Club and are
aware of several others in the vicinity that take significant issue with the proposed outdoor bar area at
1



this location. | am emailing after observing on the City’s portal that the Mulholland Tennis Club Zoning
Administrator hearing appears to be scheduled for February 10, 2026 at 9 AM.

Before the Zoning Administrator hearing, the critical next step in the entitlement process is for the
Applicant to appear before the Neighborhood Council’s Planning and Land Use Committee (PLUC) on
February 10, 2026 at 7 PM, where the PLUC would vote on a recommendation to the full Board, followed
by consideration at the Neighborhood Council’s full Board meeting—anticipated in March—where the
Neighborhood Council would take formal action to oppose or support the project.

I assume the Zoning Administrator hearing date may be a misunderstanding or mistake given the
required prerequisite step for the Applicant to obtain input from the Neighborhood Council. Scheduling
the first Neighborhood Council PLUC meeting on the matter after the Zoning Administrator hearing runs
counter to this process and deprives the neighborhood of meaningful input.

By way of background, the Applicant was invited to both the December 2" and January 13"
Neighborhood Council PLUC meetings but opted for the later February 10" slot, which coincidentally
occurs on the same day after the Zoning Administrator hearing is scheduled.

Canyou please confirm the Zoning Administrator hearing will be postponed to a later date, following the
Neighborhood Council Board’s formal vote to oppose or support the project?

Thank you very much.

Best,

Jordan

Jordan Wright | Associate

Allen Matkins Leck Gamble Mallory & Natsis LLP
jwright@allenmatkins.com | Direct (415) 273-7439 | Main (415) 837-1515

Allen Matkins
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MEMBER
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RALPH O. ROMEROC
SECRETARY September 28, 1964
Paul H, Talbert B, Z. A, Case Mo, 1454
g380 Santa Moniea Z. &, Case No, 17087
Beverly Hills, €alifornis 2500 Crest View Drive

Basverly Crest District
Fronkk P, Iomberdl
Director of Plaming

Buber E. Smutg
Chief Zoning Aéninistrator

Department of Bullding and Safety

Greetingss

The Board of Zoning Adjustment at its regular meeting of September
1, 1964 considered the reguest of Poul H, Talbert for a transfer
of jurisdiction from the Office of Zoning Adminlistration ardsing
from failure 0 render a deobtermination on the application, request-
ing o Conditional Use approval on a parcel of unsubdivlded acreage
containling approximately 5 ascres bordered by record tracts and
inaluding future streets desipnated as Iots 84 and 85 of Tract

No. 211756, 21l located in the Ri-1-H Zone at 2500 Crest View
Drive, Beverly Crest District, to permit the operation of a
private tennis club, having four tennis courts, & swlmming pcol,
ehildrents play area, 81 parking spaces and one- and two-story
clubhouse building containing gymasium, steam and sauna rooms

and a kitchen,bangquet, dining room and bar facilitles.

Tne Board conducted o publie hearing on August 18, 1964 and
continued the hearing to the above date and reviewed the informa-
tion contained in the Zoning Administration flle, the reguest for
a trencfer of jurisdiction on the above case and the report of
the Associate Zoning Administrator in answer thereto,

After thorough consideration of the variocus aspects of this

matter, the Board found that the prorequisites for the grenting

of g Conditional Use as set forth in Sectlon 12,248-C of the HMunicipal
Code are present in this case for the following reasonsi
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1. The subject property is an lrregularly shaped ownership
econsaining approximiely 5.15 acres lccated along a
mountain vidze which abuts the rear of recorded subdivi
sions, except for & radio transmission Gower adjolning
on the northwest operating under authority of zone case
Ne, 6509, It is proposed to Gevelop this site for z
privetely operated temmis club Incorporated by property
owners in the area ard providing appurtenant faecilitles,
including a swlmming pool, gymnasium and sauna rooms as
well as kitchen, banguet, dining room and bar facilitles.
The pite 18 separated from adjoining properties by the
topography and is well sulted for private recreational
pruposes which, under proper conbrol, would be deemed
to be in hermony with the general intent and purpose
of the Master Plan as applied o this pawticular dlstrict.

2, Oranting the request wlthout conditions $o control the
type of construction and mpmnsr of development would not
be in harmeony with the varlous elements and objectives
of the Comprehensive Zoning Plan or desirable to publiic
convenicnce and welfare. Howsver, under the conditions
and limitations heveimafter set forth, granting the
request will not have these cbjectionabie features,
Suech approval will permilt development of this suvbstan-
tial parcel of lavd that will not be materially detri-
mental to the character or development of the neighbor-
hood and will provide a facllity that will benefit the
generanl commnity,

The Board of Zoning Adjustment, therefere, by virtue of the
authority contained in Section 99 of the City Charter and Section
12,28 of the Munleipal Code, considered the request, as amended
% the public hearing, on the transfer of Jurisdlietion in Z, A,
Case Ne. 17087 for a Conditlonnl Use on that portion of Lot 3,
Section 6, Towmship 1 south, Range 1 west, San Bernardino
Meridian, In the City of Ios rales, as more parbtlceularly
deseribed in Z. A, Case No, 17007, which by veference ls made

a part hereof and,when vacated, those future strests desipgnabed
as Lots 84 and 85 of Traect ¥No, 21176, all located in the Rl-1-H
Zone at 2500 Crest View Drive, Beverly Crest District; and the
development and use of szld described property for & private
termis club and customary facilities, ineluding & swimming pool,
gymmasium, as well as llbchen, banquet; dining room and bav
focilities, is hereby authorized as a Conditlonal Use, subject
%o the following terms and conditlions:
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That prior to the issuance of any bullding permitz or
starting ¢f construction on the property, Crest View
Drive {(vhich 18 a fubture street comprising Iots 85 and
84 of Trect 21176, ex » through the subject property
north to Skyline ﬁrive shall be Improved %o conform to
the improvements on Crest View Drive in Tract Mo, 20240;
or the required improvements may de guarantesd by a bond
which is satlsfactoxy to the City Engineer.

Fhat prior to the issuance of any bullding permits or
starting of construction on the property, Getailsd plans
insluding elevation drawinge of all the bulldings together
with the detalled plot plan for develeplng the site
showing precise locatiocn of all buildings, exterior
property 1ines, enclosing fixtures, driveways, pariting
areas, landscaping, recreational features, etc., shall

be submitted ts and approved by the Beard of

Adjustment, The development as proposed on the herein

- yeferrad to final slte plan shall not mun significantly

counter to the development as shown on the plo¢ plan
attached to the file and marked Exhibit M,

There shall be no unusual lighting effect provided on
the buildings or premises which could be disturbing to
adjacent residents and all exterlor Lights shall be
placed 8o as to be directed away {rom residential

propexties,

The identification sizn located at the intersection of
the access drivewsy and Crest View Drive shall not
exceed 20 sq. £t, and shall be conservative in nature
ardl may be lighted only by fioccd ligata,.

A pariting area shall be provided for at least 81 cars
and shall be enclosed by & 3 £t. in helgh? wall as showm
on Exhibit M, A loading and unloading area must be
provided adjacent Lo the pariting lot also as ghoun on
Exhibit M, The lighting for the parking area shall be
conservative and the light from all electroliers ghall
be deflected away from adjacent residences,

Not moxe than 400 regular family memberships and not
move than 50 Jr. memberships are to be issued. (A Jr.
merbershipd is t2 be issued only to sons and daughters
or rogular membere While they are betwean the ages of
23 and 30). Any guests permitted on the premises shall
be accompanied by a member, The Board of Directors of
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the Club shall have the right o issue & limited mumber
of Homovary and Clerical memberships on an amwmal basis.
There shall be 25 memberships veserved for a period of

ol months for the fubture residents of Tract No, 21176;
guch memberships shall be subject to all of the qualifica-
tions and fee requircments as provided in the Club bylaws.

The Club building faellity may be used by philanthwropie
groups or local commumity servlice groups if such groups
are gponsored by a regular member,

That all setivities on the premises within the clubhouse
building shall be limited to the hours between 8 a.m,
and 2 a.m., with outside activitles to be restricted
from 8 a.m. 0 10 p.m, except for nscessgary cusbodial
gervice and a maintenance guard,

Thet an agreement concerning all the information con-
tained in the last paracraph of Page 2 be recorded by
the property owners in tha County Recorder's Cffice;
gald agreement to rum with land and be binding on any
subsequent owners, heirs or assigns, Furthermore, hat
said agresment be first submitted to the Secretary of
the Board of Zoning Adjustment for approval bhefore being
recorded, end after recordastion, a copy thexreof with

the Recorder’s rumber and date be furnished the Board
of Zoning Adjustment for attachment to the {lle befors
required pernits ave issued.

That this guthorization shall be conditlonal upon the
privileges theresf utilized within ome year after the
dotoc of this commnication; and that if they are not
utilized or construction work is not begun within such
time and carried on Giligently to completion of at
lsast one usaeble unit, the guthorization schall become
void and be deemsd to have lapsed, unless the Board of
Zoning Adjustment shall have granted an extension of
puch time 1imit after sufficient evidence has been sub-
mitted that there has been an ungvoidable delay in
talking adventage of the privileges; and further, that
once any portion of the privileges agre ubilized, the
conditlions hereof shall become immediately operatlive
and must be strictly complied with. Further, that this
Conmditionsl Use approval shall be subject to revecation
in the same mavmer a8 provided under Sectlon 12,27-B,7
of the Municipal Code for revocation of zone variances,
1f the conditions hercof are not strietly complied with,
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Attention ic called o the fesct that this grant is not a permib
or license and that any permits and licenses required by law

mist be obtainsd from the proper public agency; that if any
condition of the grant is violsted or not complied with in every
respect, then the applicant or his successor in interest may be
prosecuted for violating these conditicns the same for any viola-
tion of the requirements contalned 1n the Municipal Code; and that
1f the preperty iz sold, leazsed, or rented to or occupled by any
person or corporation other than the applicant, it lg incumbent
¢n him o give notice of the conditions of this grant,

Very truly yours,
é“% Qo
Seoretary

RORser

ces  Board Hembers
Branch 0ffice - W,1,4,
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HUBER E. SMUTZ
CHIEF ZONING ADMINISTRATOR

ASSOCIATE ZONING ADMINISTRATORS Koo OFFICE OF
ZONING ADM:NISTRZETION
CHARLES V. CADWALLADER N J—
ARTHUR DVORIN 600 CITY HALL
MANUS D. O'GRADY LOS ANGELES, CALIF. 90012
R. A. RUDSER MADISON 4-5211
SAM YORTY
MAYOR
August 22, 1966
The Mulholland Club Re: Z. A, CASE NO, 18305
ATTN.: William J. McClellen B.Z,A, CASE NO, 1454
8735 Hollywood Hille Road 2555 Crest View Lrive
Los Angeles, California 90040 Beverly Crest Distrlct .

Do Mo Noo 7024
Audrey Fuss
9091 Wonderland Parik Avenue
Hollywood, Califcornia

Department of Building and Saflety
Grestlings:

In the matter of the amended application of The Mulholiand Club
and Audrey Fuss for Conditional Use Approval on a site in the
BEl5-1-H Zone, please be advised that based upon the Findings

of Facts heveinafter set forth and by virtue of authority contained
in Seetion 98 of the City Charter and Section 12,24-C of the
Municipal Code, the Asscciate zZoning Adminlstrator, to whom the
matter was assigned, hereby authorizes as a Condlitional Use as
far as the zoning regulations are concernsd, the development

and use of a portion of Lot ¢, Parcel Map LA No. 241 (formerly
portions of Lots 25 and 206), Tract No. 15007, located at

2555 Crest View Drive, Beverly Crest District, for the esiablish-
ment, operation and maintenance of tennis courts, landscaplng
and appurtenant facilities, including enclosing fixtures as

an expansion to the existing tennis club under construction on
the ownership as subhorized by the Board of Zonlng Adjustment
under B.Z.A. CaBe No. 1454 on september 28, 1904, and the modi-
fication of Condition No, 6 of the Board of <oning Acjustment
authorization relative to the definition of “Junior Membersnips”,
upon the following terms and conditions:

1. That the property shall be developed substantlally in
accordance with the plot plan atbtached to the file and
marked Exhibit "A" uwhich has been approved by the Board
of Zoning Acjustment.

2. Condition No. 6 of B.Z.A. Case No, 1454 is hereby
modified bub only as to change the definition of "



Z. A, CASE NO, 18205
1454
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"yurfor Membership® included within the parenthesis
as follows: (a Junior Membership i3 to be isaved
only to ssms and dsugikbers er sinzle persons of
regular members while they are between e gges of
23 and 30}).

3, That all other conditlons and terms of B.Z.A. Case
No. 1454 except as herein specifically modifled,
shgall be fully complied with as i1f vestated hereln,

The applicants! attention is caglled to the fact that Chis grant
is not a permlit or license, and that any psrmites and licenses
required by law must be obtained from the proper publlc agency.
Furthermore, that 1f any condition of this grant 1s viclated,

or 1f the same be not. complied with In every reapect, then the
applicants or thelr successors in interest may be prosecuied for
violating these conditions the same as for any violation of the
requirements contailned in the Municipal Cede, In the event the
property is to be sold, leased, rented or occupled by any person
or corporation other than yourself, it is incumbent that you
advise them regarding the conditions of this grant., The Assoclate
zoning Administratorts determination in this matter will become
effective after an elapsed period of ten (10) days from the date
of this communication, unless an appeal therefrom is flied with
the Board of Zoning Adjustment,

FINDINGS OF FACTS

After thorough consideration of the statements, facts and reporis
conbained in the application, the report of the Planning Asscclate
thereon, the statements made at the public hearing before the
Assocliate coning Auministrator on August 19, 1966, and the pro-
ceedings in connection with 4. A. Case No. 17047 and B.Z.A. Case
No. 1454 which resulted in the establishme T the tennis club
presently under comsiruction, all of wiich are by reference

made a part hereof, as well as personal inspection of the
property and surrounding district, I find that the requlirements
for authorizing a Conditlonal Use under the provislons of Section
12,24«C of the Municipal Code have been established by the
following facts:

1. Essentially, the involved property and addlitlon constitutes
an interior parcel of land approximately 57 ¥, wide and
220 ft. in length. The property was formerly a portion
of two record lots. The northeasterly resr portions of
the lota had a sharp uphlll grade and the rear 1ot lines
had an elevation from 30 to 40 £t. above the dwellings.

In the grading of the temnis club site, it was found
that these portions of the twe lote were more oriented
to0 the club activities and wers acquired for the hereln
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authorized purposes., Parcel Map LA No. 241 permitting
the severances of the properties was approved and sube-
sequensly recorded on July 29, 1966, Inasmuch as the
involved property i3 not oriented to any adjoining
residential use and is now a part of the temnnis club
cwnership, it is detsrmined that the location is proper
for expanded fennis club actlivities In relation to
adjacent uses and developments in the community and

to the various elements and obJectives of the Master
Plan and such development will nct be materially detri-
mental to the character of the developments in the
immediate nelghborhocod,

Relative to the requested amendment to the fille, the
applicant advises that Condition No. 6 of B.Z.A. Case
No. 1454 reistive to the requirement that a Junior
Membership is to be issued only to sons and daughters
of regular members while they are between the ages of
23 and 30, creates the following problems:

Membership (or stock ouwnership) can only be in the
name of one paerson, and consequently in cases where
people have remarried, children in the family or
stepchildren, rather than "sons or daughers" as set
forth in this condition regarding Junior Membershlips
Childless members have objected to the restrictiveness
of this conditlon in that 1t obviates the elligibility
of godsons and/br goddaughters, nileces or nepheus, etc.
wnlch they feel should have the same eligibility as
gsons or daughters as a result of thelr close reiation-
Bhip to these younger persons. Inasmuch as this
condition was suggested by the Club o the Board of
Zoning Adjustment, and further, inasmuch a8 the intent
of this condition was to provide a younger group of
persons within the membership complex, it appears

that insufficient conslderation was glven to this
condltion before it was suggested,

This amendment 18 regsonable and will have no appreclable
affect on the operation of the fennis club relative to
required membership and will be in keeping with the
overall purpose and intent of the Boardfs authorization.

ery truly yours,

MANUS D, O'GRADY
Assocliate Zonlng Administrator



The 1973 Interpretation



C.'Y OF LOsS ANGELE.

CALIFORNIA ﬁv

FR. FRANK KELLEY ‘BOARD OF
CHAIRMAN ZONING APPEALS
CLARK DRANE T ROOM 561, CITY HALL
VICE-CHAIRMAN
M. JACK WOODS LOS ANGELES 90012
MEMBER 485-.35058
DONALD P. HAGGERTY
MEMBER
GEORGE W. BECKLEY
MEMBER SAM YORTY
- MAYOR
GILBERT R. CALDWELL
SECRETARY Hay 9 ’ 19 73
Board of Directors Re: LETTER OF CLARIFICATION
fulholland Club B. 7. A. Case 'lo. 1i54
2500 Crest View Drive 7., K. Case 'lo. 17087
Los Angeles, California 90046 2500 Crest View Drive

Beverly Crest District

Calvin S. Hamilton
Director of Planning

Arthur Dvorin
Chief Zoning Administrator

Denartrmont of DBuilding and Safety
Greetings:

7he Doard of Zoning Appeals on May 8, 1973, considered a letter
from the applicant's representative, Pngineering Technologv, Inc.,
dated *ay 8, 1973, requestinag clarification of Conditions llos. €
and 7 of a prior Noard determination dated September 23, 1964, in
granting a conditional use for a nrivate tennis club and customary
facilities for 450 family menmbarshins.

After considering the matter of holding a proposed tennis partv for
single membors and non-members of the club, inecluding testimony
from the apnlicant's representative, it was determined that no
modifications or changes he made in the grant; however, the condi-
tions do not restrict such snacial activities on rare occasions
providing it is posted that all nroceads are a donation and anv
surplus will be given to a philanthrovic organization.

mhe Doard reitorated that no commercial ventura was nermitted and
did not anprove any deviation from the original grant as a vrivat~
tennis club and limited to family memberships; however, cuests are
allowed, as stated in Condition 'lo. 6 and such private tennis
party for single members and invited guests would not he contrary
to the oricginal arant.
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lowover, such srecial activity should not hecome comron nlace,

and the TDoard reserves the right to impose additional restrictions
or conditions if the private tennis club shoulé@ hecome detrimental
to the public welfare or injurious to the vicinitv in which it i=s

located,

Very trulv yours,

iy

Father Frank Xelley
Chairman

-
-

Ny

william E. TLillenberg
Secretary

FK:WEL:rC



The 1984 Expansion









The 1993 Expansion


















Approved Plans















EXHIBIT C



Documented Evidence of Noncompliance with Entitlements

Date Time Event
October 14, 2023 12:28 PM | Valet service parking vehicles in neighborhood; Club
guests’ parked vehicles back-to-back lining both sides of
the road; several cars entering and exiting the Club
driveway within a matter of seconds.
3:44 PM Outdoor event with amplified music.
February 19, 2024 Private investigator asked about hosting event without
member association; Club approved.
November 15, 2024 | 7:29 PM Beeping delivery truck audible from Palermo property.
November 16, 2024 | 1:57 PM Club guests’ parked vehicles back-to-back lining both
sides of the road.
November 23, 2024 | 7:22 PM Colorful party lights in Club dining room and projected
into the sky; visible from Palermo property.
7:30 PM Party lights visible and amplified music and voices audible
from Club parking lot.
10:54 PM | Tennis court LED flood lights visible from Palermo
property.
December 7, 2024 | 8:10 PM Tennis court LED flood lights visible from street below the
Club.
December 18, 2024 | 10:12 PM | Tennis court LED flood lights visible from Palermo
property.
March 2025 GQ Magazine editorial photoshoot at Club.
May 3, 2025 9:40 PM Party lights visible and amplified music and voices audible
from Club parking lot.
10:00 PM | Colorful party lights in Club dining room visible from

Palermo property.

September 7, 2025

Event with loud noise and lighting effect; Club guests’
parked vehicles back-to-back lining both sides of the road
[documented by Palermos’ neighbor]

4932-4311-7195.1
394635.00001/2-5-26/jIw/jlw




October 18, 2025 7:19 PM Colorful party lights in Club dining room visible from
Palermo property.

10:10 PM | Beeping delivery truck audible from Palermo property.
11:00 PM | Colorful party lights in Club dining room visible from
Palermo property.

October 31, 2025 6:18 AM | Tennis court LED flood lights visible from street below the
Club.

November 8, 2025 | 3:07 PM Sounds associated with delivery of party rentals audible
from Palermo property.

9:05 PM Party lights visible and amplified music and voices audible
from Club parking lot.

9:35 PM Colorful party lights in Club dining room visible from
Palermo property.

10:15 PM | Three delivery trucks arrive to the Club to load party
rentals; beeping as the trucks back into the Club driveway.

11:37 PM | Sounds associated with teardown of party rentals audible
from Palermo property.

November 9, 2025 | 12:22 AM | Noises associated with delivery of party rentals audible
from Palermo property.

November 15, 2025 | 6:21 PM Delivery vehicles parked in Club parking lot; colorful
lights in Club dining room visible from Club parking lot.

9:22 PM Colorful party lights in Club dining room visible from
Palermo property.

December 4, 2025 | 11:15 AM | Club guests’ parked vehicles back-to-back lining both
sides of the road; several vehicles crowding driveway to
the Club.

11:20 AM | Valet service stand at Club entrance; Club guests’ parked
vehicles back-to-back lining both sides of the road.

11:50 AM | Holiday market shopping/wellness event unrelated to
tennis hosted by Club.

December 13, 2025 | 2:03 PM Beeping delivery trucks backing into Club driveway.

4932-4311-7195.1
394635.00001/2-5-26/jIw/jlw




9:22 PM Party lights visible from Club parking lot.

10:13 PM | Tennis court LED flood lights and delivery trucks visible
at Club.

11:22 PM | Sounds associated with teardown of party rentals audible
from Palermo property.

11:26 PM | Delivery trucks leaving Club.

4932-4311-7195.1
394635.00001/2-5-26/jIw/jlw




Evidence of Retail Sales

4932-4311-7195.1
394635.00001/2-5-26/jlw/jlw
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TIFFANY and RANKIN INVESTIGATIONS, INC.

License Nos. CA 188788 WA 2482 OR 74532
135 E. Olive Ave., #321, Burbank, CA 91503
Phone: (818) 590-3252

CONFIDENTIAL INVESTIGATIVE REPORT

Prepared for: Date: March 7, 2024

Valentina Palermo
8341 Skyline Dr.
Los Angeles, CA 90046

UPDATED -- Event Investigation
Subject: MULHOLLAND TENNIS CLUB — December 10, 2023
File No: PRIVATE EVENT
Property Address: 2555 Crest View Dr., Los Angeles, CA 90046

The following is an updated report regarding private events at the Mulholland Tennis
Club.

FINDINGS:

Mulholland Tennis Club allows for non-members to hold private events at the club. On
Friday, Feb 16t after arranging for a credit card payment, a $1000 deposit was made
to reserve the club for an engagement party June 29t. The club has a “NonMember
Event Contract” with meta data stating the document was created 5/4/2023. The
price list shows the different prices for members and non-members to reserve the
facility.

EVENTS:

On 1/18/2024, | called the Mulholland Tennis Club (MTC) and asked about hosting an
event. A man by the name of “Danny” answered and asked if | had a member who
could sponsor my event. |said | did not. He said, “That’s okay.” He said to email Chris F.
at chrisft@themtc.org.

On 1/19/2024 | spoke with Chris Finley with MTC. He stated | could reserve the facility for
my private event. He reported there is a $1000 deposit to reserve the facility. One half
of the final costs must be paid no less than two weeks prior to the date and the final

TiffanyAndRankin.com

Confidential Notice: This information is for the sole use of the intended recipients and may
contain confidential, privileged information. If you are not an intended recipient, please
contact sender by telephone or email and destroy this report and all copies of it.
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payment is due the day of the event. He stated | could pay with a credit card. At no
time did he ask if | was a member or if | knew a member who could sponsor me.

| asked about decorations and he stated he would provide lighting but balloons or
other decorations would be my responsibility. | asked him about the pricing for using
two locations (outside and inside). He emailed me the contract and price list. Finlay
stated and emailed he would provide a discount if | used two locations. The price list
has separate pricing for members and non-members to reserve the facility but not for
food or beverages.

Finley stated March 16" and March 23 are available for the event. The Non-Member
Event Contract provided the deposit was non-refundable 90 days prior to the event.
The meta data on the word document reported the document was created 5/4/2023.

Through a number of emaiils, Finlay wrote he would reduce the total cost from $7500 to
$6000 for both the Dining Room and Club Lounge. The price list shows the non-member
rate as $4500 for the Main Dining Room and $3000 for the Club Lounge. A member
would pay $3000 and $2000 respectively or a total of $5000.

| changed the date to June 29%, four months in the future. On Feb 9t | spoke with
Finlay regarding my event, asking about security and valet. | confirmed my event
verbally and followed-up with an email asking him to send a link for a credit card
payment. Finlay reported he was waiting for the General Manager to arrange for the
payment.

The $1000 payment was made Feb 16™ through the link
https://invoice.stripe.com/i/acct 1Mvoy8EcZ3gFEU8b/live YWN|dF8xTXZveThFY10zZ0ZFV
ThiLFO9QW[BpYXVOYmMpZdOhZRThiNWNKRk1MeEdkMVRTZG1ILDk4NDk3MzMwO0200XEX3499g
x?s=em

On Feb 231, | emailed Finlay asking him to cancel my event and return the $1000
deposit. He replied four days later that he will “have your deposit returned
immediately.” Finlay emailed March 6t and included the email wording from the
Accounting Manager Kari Phillipps writing a wire refund will take 1 - 5 days. No refund
has been made to date. 7

PRIOR FINDINGS 12/11/2023:

The LVBL and Racquet Club LA Dream Team Invitational was held Sunday, December
10 at the Mulholland Tennis Club. The event was promoted on Instagram and the LVBL
website home page.

Food, beer, and wine was sold at the outdoor bar. The parking lot was full of cars. A
large number of cars were parked in the main driveway, obstructing traffic. One car

TiffanyAndRankin.com
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parked on Skyline blocked the driveway for a neighboring resident. A large number of
cars were parked on Crest View.

SOCIAL MEDIA:

The event was promoted on the following websites and Instagram Accounts.

Home Page of LVBL https://Ivbl.club/

Instagram Account of Ivbl.club --https://www.instagram.com/Ivbl.club/ on

Nov. 13, 2023 Post - https://www.instagram.com/p/CznM3M80qj4/

Nov. 18, 2023 post - https://www.instagram.com/p/CzzUecVSJ _h/?img_index=1

TiffanyAndRankin.com
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Nov. 20, 2023 post -- https://www.instagram.com/p/Cz4MQUGVWHU/

Instagram Account of rcla_tennisclub
https://www.instagram.com/rcla_tennisclub/?img_index=1
TiffanyAndRankin.com
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Nov. 18 Post (shared with Ivbl.club)
)https://www.instagram.com/p/CzzUecVSJ_h/?img_index=1

Videos showing the posts have been saved.

DECEMBER 10, 2023
A visit to the club occurred between 12:40 and 1:00 pm.

The room described as the Senior Lounge was used as a check-in for the LVBL event. A
food and beverage buffet was visible outside the north doors of the Senior Lounge.

A large number of people were assembled in front of the tennis courts. Vendors were
selling items.

TiffanyAndRankin.com
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An outdoor bar was selling food, beer, and wine. As seen below, beer was $10 and
wine was $15. No credit cards were accepted, only cash.

was

TiffanyAndRankin.com
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A large number of cars were parked in the parking lot. A

number of cars were parked in the driveway, partially
obstructing the exit.

TiffanyAndRankin.com
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Many cars were parked on Crest View. One car parked on Skyline Dr blocked a
neighbor’s driveway.

If we can be of further assisted, we would be pleased to respond.

TiffanyAndRankin.com
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Sources utilized in this investigation may include records of the California, Washington, and
Oregon Criminal, Civil and Family Court Records, National Criminal Records, United States District
Court Records, Liens and Judgments Index, Internet, National Newspapers, Scholastic Sources,
Employment Sources, and confidential proprietary sources. This agency endeavors to verify the
accuracy of information where feasible however, we cannot guarantee the accuracy of

information which is provided to it by third parties. The Client therefore understands and agrees
to accept all risk of reliance on such information.

This report was prepared and respectfully submitted by:

Carrie Tiffany
CTiffany@TiffanyAndRankin.com

TiffanyAndRankin.com
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January 27, 2026

To:  Andres Gutierrez, City Planner
Jordann Turner, City Planner
City of Los Angeles, Department of City Planning
200 North Spring Street, Room 763
Los Angeles, CA 90012
Sent via email to: Andres.Gutierrez@Iacity.org
Jordann.Turner@lacity.org

Re: 2555 N. Crest View Drive ZA-2024-1881-ZV
Mulholland Tennis Club ENV-2024-1882-CE
Public Hearing, February 10, 2026
Dear Andres Gutierrez and Jordann Turner,

The Bel Air - Beverly Crest Neighborhood Council (BABCNC), Planning & Land Use
Committee (PLU) respectfully requests that you continue the current posted hearing date of
February 10, 2026, for the above noted case, and hold open this pending case for sixty (60) days.

This request to extend the City’s hearing date is for the following reasons.
1. On February 10, 2026, the BABCNC PLU Committee, at its regularly scheduled meeting,
has scheduled a public hearing and review of this project. On this date it is anticipated
that the PLU Committee will make a recommendation to the full BABCNC Board.

2. On February 25, 2026, the full BABCNC Board, at its regularly scheduled public meeting
will have the opportunity to hear testimony from both the Applicants and the Community,
and to take a position on this project.

The BABC Neighborhood Council has been receiving significant input from the Community
over the past several months on this project. Extending the City’s hearing date to after the
BABCNC conducts their public hearings, will give the Applicants, Community and Stakeholders
a public forum to voice their justifications and concerns regarding the proposed project and

request.
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OFFICERS COMMITTEES/CHAIRS STAKEHOLDER GROUPS RESIDENTIAL DISTRICTS
President Executive — Travis Longcore, Ph.D. Bel Air Association Bel Air Glen District
Travis Longcore, Ph.D. Planning and Land Use — Jamie Hall/Michael Kemp Bel-Air Crest Master Association Franklin-Coldwater District
Vice President — Operations Bylaws, Rules and Elections — Ellen Evans Bel Air Hills Association North of Sunset District
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Vadim Levotman Budget and Finance — Vadim Levotman Residents of Beverly Glen Private Schools K-6 and 7-12
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BABCNC Request for Hearing Continuance
Mulholland Tennis Club
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Once the BABCNC hearings are conducted we will advise you of the response and any
recommendation that the Neighborhood Council would like to enter into the hearing for the case.

Thank you for your time and consideration in this matter.

Respectfully,

Michael A. Kemp, AIA
Co-Chair, Planning & Land Use Committee
Bel Air - Beverly Crest Neighborhood Council





