
SOUTH VALLEY AREA PLANNING COMMISSION 
200 North Spring Street, Room 272, Los Angeles, California, 90012, (213) 978-1300

www.planning.lacity.org 

LETTER OF DETERMINATION 
 

 
 
MAILING DATE: __________________ 

 
Case No.: ZA-2024-5222-CU2-ZBA-1A                   Council District: 12 – John Lee  

    CEQA: ENV-2024-5223-CE 
Plan Area: Canoga Park – Winnetka – Woodland Hills – West Hills  
 
 
Project Site: 23717 West Victory Boulevard 
 
Applicant: Bennett Lefebvre 
 Representative: Ryan Abraham, Kaidence Group 
 
Appellant:  West Valley Alliance for Optimal Living 
 Representative: Jamie T. Hall, Channel Law Group, LLP 
 
At its meeting of February 12, 2026, the South Valley Area Planning Commission took the actions 
below in conjunction with the following Project: 
 
Conditional Use Permit and a Zone Boundary Adjustment to allow the construction, use, and 
maintenance of a new 1,479 square-foot Starbucks Drive-Through Coffee Shop with a trash enclosure 
and walk up/pick up window. The project proposes an adjustment to the C1 zone boundary so that the 
entire building, signage, patio, trash enclosure, and drive-through lanes are all within the boundaries of 
the existing commercial zone. 
  
1. Determined, based on the whole of the administrative record, that the Project is exempt from 

California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Sections 15301 (Class 
1), 15303 (Class 3) and 15305 (Class 5) and there is no substantial evidence demonstrating that an 
exception to a categorical exemption  pursuant to CEQA Guidelines, Section 15300.2 applies; 

2. Denied the appeal and sustained the Zoning Administrator’s determination of October 21, 2025; 
3. Approved, pursuant to Section 12.24 W.17 of the Los Angeles Municipal Code (LAMC), a Class 2 

Conditional Use to permit a drive-through coffee shop located adjacent to a residential zone; 
4. Approved, pursuant to the LAMC Section 12.24 W.17, a Class 2 Conditional Use Permit to allow the 

development standard deviations from LAMC Section 12.22 A.23 in conjunction with a Commercial 
Corner Development in the QC1-1VL and P-1VL Zones; 
a. Less than 50 percent transparent windows on exterior walls/doors fronting Victory Boulevard; 
b. Less than five-feet width of landscaping planter area on the Victory Boulevard street frontage and 

the perimeter of the parking area; 
c. The continued use of an existing 26-foot tall on-site pole sign; and 
d. Hours of operation, exceeding the maximum permitted hours of 7:00 a.m. to 11:00 p.m., daily; 

5. Approved, pursuant to the LAMC Section 12.30 K, a Zone Boundary Adjustment to allow 
maintenance of necessary elements of the proposed coffee shop including the building, drive-through 
lane, trash enclosure, signage and path of travel to be contained within the existing C1 Zone; 

6. Adopted the attached Conditions of Approval; and 
7. Adopted the attached Findings. 
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The vote proceeded as follows:

Moved: Karadjian
Second: Gourdikian
Ayes: Barraza, Crockett
Absent: Mather

Vote: 4 – 0

________________________________________
Alma Sandoval, Commission Executive Assistant I
South Valley Area Planning Commission

APPEAL PERIOD - EFFECTIVE DATE: 

The decision of the South Valley Area Planning Commission is not further appealable and shall become 
final upon the mailing of this determination letter.

Notice: An appeal of the CEQA clearance for the Project pursuant to Public Resources Code Section 
21151(c) is only available if the Determination of the non-elected decision-making body (e.g., ZA, AA, 
APC, CPC) is not further appealable and the decision is final.

WHO CAN FILE AN APPEAL

An applicant or any other person aggrieved by the Decision may file an appeal.

HOW TO FILE AN APPEAL

An appeal application must be submitted and paid for before 4:30 PM (PST) on the final day of the appeal 
period in order to appeal the determination. Should the final day fall on a weekend or a legal City holiday, 
the time for filing an appeal will be extended to 4:30 PM (PST) on the next following working day. Appeals 
should be filed early to ensure that the Department of City Planning Development Services Center (DSC) 
staff have adequate time to review and accept the documents, and to allow appellants time to submit 
payment. Appeals may be filed either online or in person as referenced below:

Forms are available online at http://planning.lacity.gov/development-services/forms.

ONLINE APPEAL FILINGS THROUGH ONLINE APPLICATION SYSTEM (OAS)

QR Code to
Online Appeal Filing

Online Application System (OAS): The OAS (https://planning.lacity.gov/oas)
allows entitlement appeals to be submitted entirely online. Appeal fees may be 
paid for by credit card or e-check.

IN- PERSON APPEAL FILINGS
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QR Code to Forms for 

In-Person Appeal Filing 

 
Drop off at DSC. Appeals of this determination can be submitted in-person at 
the Metro or Van Nuys DSC locations, as well as the South Los Angeles DSC 
on Tuesdays and Thursdays only, and payment can be made by credit card or 
check.  
a.     The Department of City Planning has established drop-off areas at the 
DSCs with physical boxes where appellants can drop off appeal applications;  
b.     Alternatively, appeal applications can be filed with staff at DSC public 
counters.   
 

DEPARTMENT OF CITY PLANNING DEVELOPMENT SERVICES CENTERS – PUBLIC COUNTERS 
 
Office Address Phone 

Number 
Email 

Metro DSC
201 N. Figueroa Street 4th 
Floor
Los Angeles, CA 90012 

(213) 482-
7077 

planning.figcounter@lacity.org

Van Nuys DSC 
6262 Van Nuys Boulevard, 
Suite 251 
Van Nuys, CA 91401

(818) 374-
5050 

planning.mbc2@lacity.org

South LA DSC
Tuesday and 
Thursday Only

8475 S. Vermont 
Avenue,  1st Floor 
Los Angeles, CA 90044 

(213) 978-
1465 

planning.southla@lacity.org

 
Department of City Planning staff may follow up with the appellant via email and/or phone if there are any 
questions or missing materials in the appeal submission, to ensure that the appeal package is complete 
and meets the applicable LAMC provisions. 
 
If you seek judicial review of any decision of the City pursuant to California Code of Civil procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 
90th day following the date on which the City's decision became final pursuant to California Code of Civil 
Procedure Section 1094.6. There may be other time limits which also affect your ability to seek judicial 
review. 
 
DETERMINATION EFFECTIVE DATE 
 
This determination will become effective after the end of the appeal period date on the first page of this 
document unless an appeal is filed with the Department of City Planning.  
 
This grant is not a permit or license and any permits and/or licenses required by law must be obtained 
from the proper public agency. If any Condition of this grant is violated or not complied with, then the 
applicant or their successor in interest may be prosecuted for violating these Conditions the same as for 
any violation of the requirements contained in the Los Angeles Municipal Code (LAMC).  
 
SCHEDULING CASE CONDITION CLEARANCE AND BUILDING PERMIT SIGN-OFFS 
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QR Code to BuildLA 
Appointment Portal for 
Condition Clearance 

In order to clear conditions and/or obtain building permit sign-offs, you must 
make an appointment with the Department of City Planning’s Development 
Services Center (DSC). You may schedule a Case Condition Clearance 
Appointment with the DSC at appointments.lacity.org after the effective date 
of the determination.

See instructions on how to prepare for your appointment at 
planning.lacity.gov/project-review/case-filings  

Attachments:       Zoning Administrator Determination Dated October 21, 2025  
 

     cc:       Henry Chu, Associate Zoning Administrator 
   






















































































