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PROJECT ANALYSIS 
 
APPELLATE DECISION 
 
Pursuant to Section 12.20.2 of the Los Angeles Municipal Code (LAMC), appeals of Coastal 
Development Permit cases are made to the Area Planning Commission. The appellate decision 
of the Area Planning Commission is final and effective as provided in Charter Section 245. 
Appeals of the California Environmental Quality Act (CEQA) are made to the City Council. 
 
 
PROJECT SUMMARY 
 
The proposed project involves the demolition of an existing one-story single-family dwelling and 
the construction, use, and maintenance of a 3,213 square foot, three-story, single-family dwelling 
with an attached garage and roof deck; three parking spaces are provided onsite. No swimming 
pool is proposed.  
 

Table 1. Residential Floor Area Calculation 
  Floor Area (ft.2) 

First Floor 1,095 
Second Floor 1,559 

Third Floor 518 
  3,172 

Garage 41 
Total Floor Area 3,213 

    
Garage* 441 
*400 ft.2 of garage can be deducted from floor area calculations 

 
Table 1 shows the residential floor area as shown in the approved project plans (Exhibit C). 
Additional correspondence (Exhibit H) for the project was received by planning staff in regard to 
the appeal. 
 
 
APPEAL POINTS AND STAFF RESPONSES 
 
The City issued a determination (Exhibit B) approving local Coastal Development Permit (CDP) 
for the subject project on April 3, 2017. One appeal (Exhibit A) was filed in a timely manner on 
April 13, 2017. Below is a summary of the appeal points with a staff response to each point. 
 
 
Appeal Point No. 1:  
The proposed project fails to conform to Sections 30251 and 30253 of Chapter 3 of the Coastal 
Act. The project is not consistent with the mass, scale, and character of the Venice neighborhood; 
the majority of homes are less than 1,500 square feet and are predominantly single-story. 
 
Response:  
Appeal Point No. 1 fails to draw a clear nexus of how the City’s decision is inconsistent with 
Sections 30251 and 30253 of the California Coastal Act. The appellant suggests two illogical 
conclusions based on hearsay regarding mass, scale, and character.  
 
Section 30251 addresses the consideration and protection of visual feature and enjoyment of the 
coastal views. The appellant claims that the project’s floor area and number of stories are 
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indicative of compatibility. Under the certified Venice Land Use Plan (Venice LUP), the City 
considered the project’s potential to obstruct or degrade public views to the ocean and scenic 
coastal areas; however, the Venice LUP does not restrict FAR nor does it limit the number of 
stories for residential development within this subarea. As noted in the Determination’s findings, 
the project includes design features that enhance the visual qualities of the neighborhood: 
 

The subject site and surrounding area are relatively flat with no views to and along the 
ocean; no natural land forms will be altered as part of the project. The property is not 
located along a bluff with views to the Pacific Ocean. The project proposes the 
construction of a new three-story single-family dwelling and an attached garage. The 
subject site is situated on Cloy Avenue in a neighborhood zoned R1-1. The existing 
residential structures within 100 feet are comprised of mostly one-story and two-story 
structures. To maintain visual computability with the neighborhood, the project is designed 
with a roof access structure pitched back to reduce visibility. The use of mixed materials 
is used to soften the appearance of the structure. Per the applicant, the existing dwelling 
onsite is not well-maintained; construction of a new single-family home would enhance the 
visual quality of the lot and the neighborhood at large. As stated by the applicant, “Venice 
is an eclectic area with a mixture of traditional and contemporary architecture. 2334 Cloy 
aims work within that aesthetic and to be conscientious of the impact of its front elevation 
by keeping the front roof edge as low as possible (for two stories) sloping away from the 
street and also breaking up the front facade with material choices derived from the 
traditional (wood siding) and contemporary (plaster glass and steel) materials in the 
neighborhood. The house is open toward the street giving it a much more friendly and 
neighborly aspect and pulls back at the living area to give more area to the front yard.” 

 
Section 30253 describes how new development shall minimize risks to life and property in areas 
of high geologic, flood, and fire hazard, minimize impacts along bluffs and cliffs, and protect 
special communities and neighborhoods that are popular visitor destination points for recreational 
uses. However, Appeal Point No. 1 does not address these factors. No findings made by the 
appellant adequately address this section of the Coastal Act. As noted in the City’s findings: 
 

The property is located within 5.7 kilometers from the Santa Monica Fault, liquefaction 
zone, methane buffer zone, and tsunami inundation zone. Therefore, the project is will 
comply with Zoning, Building, and Fire Safety Code compliance measures and 
requirements that will minimize risks to life and property in hazard areas. The project is 
not located by a bluff and is not directly adjacent to any popular visitor destinations. 

 
 
Appeal Point No. 2:  
The project fails to conform to Policy I.E.2 and Policy I.A.1 of the Venice LUP because the project 
is not consistent with the mass, scale and character of this Venice subarea. 
 
Response:  
Appeal Point No. 2 does not make any factual findings to illustrate how the project does not 
conform to the Venice Land Use Plan (LUP). The appellant cites the Venice LUP but fails to 
provide discussion of how the project is inconsistent with its policies. Although Appeal Point No. 
2 argues that the number of stories and floor area are appropriate measures of compatibility, the 
Venice LUP broadens this rubric by identifying “bulk, height, buffer, and setback” as well as “scale, 
massing, and landscape of existing residential neighborhoods” as factors for determining whether 
a new development is compatible. 
 
Certified Venice LUP Policy I. E.1 General, states:  
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Venice's unique social and architectural diversity should be protected as a Special Coastal 
Community pursuant to Chapter 3 of the California Coastal Act of 1976. 

 
Certified Venice LUP Policy I. E.2 Scale, states: 
 

New development within the Venice Coastal Zone shall respect the scale and character 
of the community development. Buildings which are of a scale compatible with the 
community (with respect to bulk, height, buffer and setback) shall be encouraged. All new 
development and renovations should respect the scale, massing, and landscape of 
existing residential neighborhoods.  

 
Certified Venice LUP Policy I. E.3 Architecture, states:  
 

Varied styles of architecture are encouraged with building facades which incorporate 
varied planes and textures while maintaining the neighborhood scale and massing.  

 
Certified Venice LUP Policy I.A.1 Development Standards states, in part:  
 

The maximum densities, building heights and bulks for residential development in the 
Venice Coastal Zone shall be defined by the Land Use Plan Maps and Height Exhibits 
(Exhibits 9 through 16), and the corresponding land use categories and the development 
standards as described in this LUP… a. Roof Access Structures. Building heights and 
bulks shall be controlled to preserve the nature and character of existing residential 
neighborhoods. Residential structures may have an enclosed stairway (roof access 
structure) to provide access to a roof provided that:  

 
i. The roof access structure shall not exceed the specified flat roof height limit by more 

than 10 feet;  
ii. The roof access structure shall be designed and oriented so as to reduce it visibility 

from adjacent public walkways and recreation areas; 
iii. The area within the outside walls of the roof access structure shall be minimized and 

shall not exceed 100 square feet in area as measured from the outside walls; …  
 
Certified Venice LUP Policy I.A.3 states, in part:  
 

Yards: Yards shall be required in order to accommodate the need for fire safety, open 
space, permeable land area for on-site percolation of stormwater, and on-site recreation 
consistent with the existing scale and character of the neighborhood.  
Height: Not to exceed 25 feet for buildings with flat roofs or 30 feet for buildings with a 
varied or stepped back roof line.  

 
Certified Venice LUP Policy I.A.7.c states, in part:  
 

Height: Oakwood, Milwood, and Southeast Venice: Not to exceed 25 feet for buildings 
with flat roofs; or 30 feet for buildings utilizing a stepped back or varied roofline. The portion 
that exceeds 25 feet in height shall be set back from the required front yard one foot for 
every foot in height above 25 feet. Structures located along walk streets are limited to a 
maximum of 28 feet.  

 
When considering the certified LUP’s holistic definition of compatibility, the City finds that the 
project conforms to the height, setback, and parking standards of the LUP and therefore is 
consistent with the envisioned mass, scale, and character of the neighborhood. The Venice Sign 
Off (Exhibit F) issued for the project indicates compliance with the Venice Coastal Specific Plan. 
The project applicant also prepared a neighborhood context study (Exhibit E) to illustrate that the 
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proposed project is not out of character with the existing neighborhood. In addition, the Venice 
Neighborhood Council recommended approval of the project (Exhibit G).  
 
As stated in the certified LUP, height is limited to 25 feet for structures with flat roofs and 30 feet 
for structures with varied roofs. Roof access structures may reach a height of 10 feet and have 
an area of no greater than 100 square feet and railings no taller than 42 inches. The approval of 
this project – a 30-foot single-family dwelling with a varied roof, a roof access structure with a 
height 9 feet 3 inches and an area of 100 square feet, and a roof deck with 42-inch high roof deck 
railings – is entirely consistent with the development standards regarding height and roof access 
structures of the certified LUP. The side, front, and rear yards for this project are consistent with 
the other homes on Cloy Avenue. All yards are provided without deviation from the LAMC. The 
amount of parking required and provided in this project are consistent across the homes in the 
area. The project provides three parking spaces onsite; two covered and one uncovered guest 
space. In accordance with the certified LUP, vehicle access is from the rear alley. 
 
Overall, the proposed project is an infill development of an otherwise established neighborhood 
in an urbanized area. The proposed property is located in an area that is already developed with 
other single-family dwellings, thereby making it contiguous with existing developed areas that are 
able to accommodate it. Articulation of the building walls and vegetation will reduce the visual 
massing of the dwelling while allowing for reasonable use of the property in a manner that is 
consistent with the massing of existing structures. As approved and conditioned, the project will 
not be detrimental to the adjoining properties or the immediate area. 
 
 
Appeal Point No. 3:  
The Project will prejudice the City’s ability to prepare a local coastal program in conformity with 
Chapter 3 of the Coastal Act. The Project will set an adverse precedent for future projects due to 
its incompatible scale and character.  
 
Response:  
Appeal Point No. 3 presents an illogical fallacy because it does not state why or how this approval 
would set an adverse precedent. No findings are made to demonstrate how the Project alone will 
prejudice the City’s ability to prepare a local coastal program. The City does not currently have a 
certified LCP but it does have a certified LUP. The development is consistent with the residential 
building standards related to scale, mass, and architectural diversity set forth in the certified LUP. 
The project is also consistent with the development policies regarding mass, scale, and character 
of the certified LUP and, by extension, the Chapter 3 policies of the Coastal Act. Therefore, the 
development will not prejudice the City’s ability to certify an LCP. 
 
 
Appeal Point No. 4:  
The Categorical Exemption was issued in error and “cannot be relied upon”. The California 
Environmental Quality Act (“CEQA”) prohibits use of a categorical exemption when “there is a 
reasonable possibility that the activity will have a significant impact on the environment due to 
unusual circumstances.” The appellant claims that the Project’s incompatibility with the 
surrounding neighborhood will substantially degrade the existing visual character of the Project 
site and its surroundings. 
  
Response:  
Appeal Point No. 4 is an unsubstantiated claim. The appellant fails to specify which unusual 
circumstances will have a potential significant impact on the environment. The appellant presents 
no new information to demonstrate that the Director of Planning erred in this CEQA determination. 
As the lead agency for CEQA certification, the City determined that the project is categorically 
exempt from CEQA pursuant to Article III, Section 1, Class 3, Category 1 and certified its 
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determination concurrently with the local CDP, ENV-2016-4358-CE (Exhibit D). The Class 3 
Category 1 categorical exemption allows for construction and location of limited numbers of new, 
small facilities or structures; installation of small new equipment and facilities in small structures; 
and the conversion of existing small structures from one use to another where only minor 
modifications are made in the exterior of the structure.  Furthermore, the Exceptions outlined in 
the State CEQA Guidelines Section 15300.2 do not apply to the project: 
 

(a) Location. The project is not located in a sensitive environment. Although the project is 
within the Coastal Zone, the residential neighborhood is not identified as an environmental 
resource. The proposed project is consistent with the scale and uses proximate to the 
area. The subject site is not located in a fault or flood zone, nor is it within a landslide area. 
Although the project is located within a liquefaction area and tsunami inundation zone, the 
project is subject to compliance with the requirements of the Building and Zoning Code 
that outline standards for residential construction. 

 
(b) Cumulative Impact. The project is consistent with the type of development permitted for 

the area zoned R1-1 and designated Low Residential use. The proposed addition of one 
new dwelling unit will not exceed thresholds identified for impacts to the area (i.e. traffic, 
noise, etc.) and will not result in significant cumulative impacts. 

 
(c) Significant Effect. A categorical exemption shall not be used for an activity where there is 

a reasonable possibility that the activity will have a significant effect on the environment 
due to unusual circumstances. The proposed project consists of work typically to a 
residential neighborhood, no unusual circumstances are present or foreseeable.  

 
(d) Scenic Highways. The project site is not located on or near a designated state scenic 

highway. 
 

(e) Hazardous Waste Sites. The project site is not identified as a hazardous waste site or is 
on any list compiled pursuant to Section 65962.5 of the Government Code. 

 
(f) Historical Resources. The subject site and existing structure have not been identified as 

a historic resource or within a historic district (SurveyLA, 2015), the project is not listed on 
the National or California Register of Historic Places, or identified as a Historic Cultural 
Monument (HCM).  While the site is approximately 1,500 feet northeast the historic Venice 
Canals, construction activities related to the subject project will not have a noticeable 
impact on the waterway. 

 
CONCLUSION 
 
Staff recommends the Commission deny the appeal and sustain the Director’s Determination 
(DIR-2016-4357-CDP-MEL) approving a Coastal Development Permit and Mello Act Compliance 
Review for the demolition of an existing one-story single-family dwelling and the construction of a 
new three-story single family dwelling. Staff also recommends the Commission find that the 
project is Categorically Exempt pursuant to the California Environmental Quality Act. Upon review 
and analysis of the issues raised by the appellant for the proposed project, no errors or abuse of 
discretion by the Director of Planning or his designee were found in regards to the appeal points 
raised. The project is deemed consistent with applicable provisions of the LAMC, California 
Coastal Act, General Plan, and Mello Act. This appeal of the Director of Planning’s approval of 
the Coastal Development for the proposed project cannot be substantiated with facts, and 
therefore should be denied. 
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DIRECTOR’S DETERMINATION  
COASTAL DEVELOPMENT PERMIT 
MELLO ACT COMPLIANCE REVIEW 

 
 April 3, 2017 
 
Owner/Applicant 
MDB Silicon Beach Cloy II 
Investors, LLC 
503 9th Street 
Santa Monica, CA 90402 
 
Representative 
Jefferson Schierbeek 
architects AddisonSchierbeek 
3456 Ashwood Avenue 
Los Angeles, CA 90066 

 Case No. DIR-2016-4357-CDP-MEL 
 CEQA: ENV-2016-4358-CE 
 Location: 2334 South Cloy Avenue 
 Community Plan Area: Venice – Southeast Venice 
 Council District: 11 – Bonin 
 Neighborhood Council Venice 
 Land Use Designation: Low Residential 
 Zone: R1-1 
 Legal Description: Lot 150, Tract 4424 
   
 Last Day to File an Appeal: April 13, 2017 
   
   

 
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.20.2, Section 11.5.7, and the 
Venice Coastal Zone Specific Plan (Ordinance No. 175,693), I have reviewed the proposed 
project and as the designee of the Director of Planning, I hereby: 
 

Approve a Coastal Development Permit authorizing the demolition of an existing one-
story, single-family dwelling and the construction, use, and maintenance of a 3,658 square 
foot, three-story single-family dwelling with an attached two-car garage and a rooftop deck, 
located in the single permit jurisdiction area of the Coastal Zone, and  

 
Pursuant to Government Code Sections 65590 and 65590.1 and the City of Los Angeles Interim 
Mello Act Compliance Administrative Procedures I hereby: 
 

Approve a Mello Act Compliance Review for the demolition and construction of a single-
family dwelling in the Coastal Zone. 

 
The project is categorically exempt from the California Environmental Quality Act (CEQA) 
pursuant to ENV 2016-2382-CE per Article III, Section 1, Class 3, Category 1 of the City of Los 
Angeles CEQA Guidelines. 
 
The project approval is based upon the attached Findings, and subject to the attached Conditions 
of Approval:  
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CONDITIONS OF APPROVAL 
 
1. Except as modified herein, the project shall be in substantial conformance with the plans and 

materials submitted by the Applicant, stamped “Exhibit A,” and attached to the subject case 
file. No change to the plans will be made without prior review by the Department of City 
Planning, Plan Implementation Division, and written approval by the Director of Planning. 
Each change shall be identified and justified in writing. Minor deviations may be allowed in 
order to comply with the provisions of the Los Angeles Municipal Code or the project 
conditions. 
 

2. All other use, height and area regulations of the Municipal Code and all other applicable 
government/regulatory agencies shall be strictly complied with in the development and use of 
the property, except as such regulations are herein specifically varied or required. 

 
3. Density. A maximum density of one single-family dwelling per lot shall be permitted, as 

restricted by LAMC Section 12.08. The proposed project will maintain one single-family 
dwelling unit on the property. 
 

4. Height. The subject project features both flat and varied rooflines; portions of the structure 
with flat rooflines shall be limited to a height of 25 feet and portions with varied rooflines shall 
be limited to a height of 30 feet; height is measured from the centerline of Cloy Avenue to the 
highest point of the roof. The portions of the proposed single-family dwelling with a flat roof 
are 23 feet in height while portions with a varied roofline are 30 feet in height. 

 
5. Parking and Access. As shown in “Exhibit A” and as approved by the Department of Building 

and Safety, the subject project shall provide three parking spaces onsite; two covered and 
one uncovered guest space. All vehicle access shall be from the rear alley. 

 
6. Roof Structures. The Roof Access Structure (RAS) is limited to a height of 40 feet, measured 

from the centerline of Cloy Avenue to the top edge of the RAS. The area within the outside 
walls shall be minimized and shall not exceed 100 square feet as measured from the outside 
walls. Chimneys, exhaust ducts, ventilation shafts and other similar devices essential for 
building function may not exceed the maximum height by more than 5 feet. 

 
7. Roof Deck. Railings used on the proposed rooftop deck shall be of an open design and shall 

be limited to a height of 42 inches. 
 
8. No deviations from the Venice Coastal Specific Plan have been requested or approved herein. 

All applicable provisions of the Specific Plan shall be complied with, as further noted in DIR-
2017-389-VSO.  
 

9. Outdoor lighting shall be designed and installed with shielding so that light does not overflow 
into adjacent residential properties.  

 
10. All graffiti on the site shall be removed or painted over to match the color of the surface to 

which it is applied within 24 hours of its occurrence. 
 
11. A copy of the first page of this grant and all Conditions and/or any subsequent appeal of this 

grant and its resultant Conditions and/or letters of clarification shall be printed on the building 
plans submitted to the Development Services Center and the Department of Building and 
Safety for purposes of having a building permit issued. 
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12. Prior to the sign-off of plans by the Development Services Center, the applicant shall submit 
the plans for review and approval to the Fire Department. Said Department's approval shall 
be included in the plans submitted to the Development Services Center. 
 

13. Prior to the commencement of site excavation and construction activities, construction 
schedule and contact information for any inquiries regarding construction activities shall be 
provided to residents and property owners within a 100-foot radius of the project site. The 
contact information shall include a construction manager and a telephone number, and shall 
be posted on the site in a manner, which is readily visible to any interested party. 
 

14. Prior to the issuance of any permits, a covenant acknowledging and agreeing to comply with 
all the terms and conditions established herein shall be recorded in the County Recorder's 
Office. The agreement (standard master covenant and agreement form CP-6770) shall run 
with the land and shall be binding on any subsequent owners, heirs or assigns. The agreement 
with the conditions attached must be submitted to the Development Services Center for 
approval before being recorded. After recordation, a certified copy bearing the Recorder's 
number and date shall be provided to the Zoning Administrator for attachment to the subject 
case file. 

Administrative Conditions  
 
15. Final Plans. Prior to the issuance of any building permits for the project by the Department of 

Building and Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building and Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a building 
permit by the Department of Building and Safety shall be stamped by Department of City 
Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be 
retained in the subject case file.  

 
16. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein. 

 
17. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 

of consultations, review of approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Department of City Planning prior to clearance of any building permits, 
for placement in the subject file.  

 
18. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 

subject property shall be complied with, except where granted conditions differ herein.  
 
19. Department of Building and Safety. The granting of this determination by the Director of 

Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to 
plans made subsequent to this determination by a Department of Building and Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director, and which are deemed necessary by the Department of Building 
and Safety for Building Code compliance, shall require a referral of the revised plans back to 
the Department of City Planning for additional review and sign-off prior to the issuance of any 
permit in connection with those plans. 
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20. Condition Compliance. Compliance with these conditions and the intent of these conditions 
shall be to the satisfaction of the Department of City Planning and/or the Department of 
Building and Safety. 

 
21. Indemnification and Reimbursement of Litigation Costs.  

 
Applicant shall do all of the following: 
 
(i)  Defend, indemnify and hold harmless the City from any and all actions against the City 

relating to or arising out of, in whole or in part, the City’s processing and approval of this 
entitlement, including but not limited to, an action to attack, challenge, set aside, void, 
or otherwise modify or annul the approval of the entitlement, the environmental review 
of the entitlement, or the approval of subsequent permit decisions, or to claim personal 
property damage, including from inverse condemnation or any other constitutional claim. 

 
(ii) Reimburse the City for any and all costs incurred in defense of an action related to or 

arising out of, in whole or in part, the City’s processing and approval of the entitlement, 
including but not limited to payment of all court costs and attorney’s fees, costs of any 
judgments or awards against the City (including an award of attorney’s fees), damages, 
and/or settlement costs. 

 
(iii)   Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of 

the City tendering defense to the Applicant and requesting a deposit. The initial deposit 
shall be in an amount set by the City Attorney’s Office, in its sole discretion, based on 
the nature and scope of action, but in no event shall the initial deposit be less than 
$50,000. The City’s failure to notice or collect the deposit does not relieve the Applicant 
from responsibility to reimburse the City pursuant to the requirement in paragraph (ii). 

 
(iv)  Submit supplemental deposits upon notice by the City. Supplemental deposits may be 

required in an increased amount from the initial deposit if found necessary by the City 
to protect the City’s interests. The City’s failure to notice or collect the deposit does not 
relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii). 

 
(v)   If the City determines it necessary to protect the City’s interest, execute an indemnity 

and reimbursement agreement with the City under terms consistent with the 
requirements of this condition. 

 
The City shall notify the applicant within a reasonable period of time of its receipt of any action 
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim, 
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the 
defense, the applicant shall not thereafter be responsible to defend, indemnify or hold 
harmless the City. 
 
The City shall have the sole right to choose its counsel, including the City Attorney’s office or 
outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the event the Applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its approval of the 
entitlement, or take any other action. The City retains the right to make all decisions with 
respect to its representations in any legal proceeding, including its inherent right to abandon 
or settle litigation. 
 
For purposes of this condition, the following definitions apply: 
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 “City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes actions, 
as defined herein, alleging failure to comply with any federal, state or local law.  

 
Nothing in the definitions included in this paragraph are intended to limit the rights of the City 
or the obligations of the Applicant otherwise created by this condition. 
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BACKGROUND 
 
The subject site, 2334 South Cloy Avenue, is a relatively flat, rectangular, interior lot with a width 
of about 40 feet and depth of about 90 feet; with a total lot area of approximately 3,600 square 
feet. Situated in a neighborhood known by locals as the “Silver Triangle”, the property fronts Cloy 
Avenue to the west and abuts an unnamed alley to the east. To the north and south of the property 
are single-family dwellings. The neighborhood is zoned R1-1 and properties immediately 
surrounding the property are developed with one and two-story, single-family dwellings. The 
property is located within the Los Angeles Coastal Transportation Corridor Specific Plan, Venice 
Coastal Zone Specific Plan (Southeast Venice Subarea), a Calvo Exclusion Area, Methane Buffer 
Zone, Liquefaction Zone, and Tsunami Inundation Zone. The site is within 5.7 kilometers from the 
Santa Monica Fault. 
 
The applicant requests a Coastal Development Permit authorizing the construction of a 3,658 
square-foot, two-story, 30 feet-in-height, single-family dwelling with a two-car garage and a 
rooftop deck on residential lot within the single permit jurisdiction of the California Coastal Zone. 
An additional parking space is provided behind the garage, resulting in a total of three parking 
spaces. In addition, the project is subject to review for compliance with the Mello Act.  
 
Cloy Avenue is a designated Local Street with a right-of-way width of 60 feet and developed to a 
roadway width of 36 feet. Wilson Avenue is improved with an asphalt roadway, gutter, curb, and 
sidewalk. 
 
Mildred Avenue is a designated Local Street with a right-of-way width of 60 feet and developed 
to a roadway width of 36 feet. Mildred Avenue is improved with an asphalt roadway, gutter, curb, 
and sidewalk. 
 
(Unnamed) Alley is a designated alley with a width of 15 feet. Vehicle access to the proposed 
garage is provided from the alley. 
 
Previous zoning related actions on the site/in the area include: 
 

DIR-2015-2912-CDP-SPP-MEL – On December 22, 2016, the Director of Planning 
approved a coastal development permit, project permit compliance review, and Mello Act 
compliance review for the construction of a three-story duplex within the dual permit 
jurisdiction of the Coastal Zone, located at 217 E. Venice Boulevard. 

 
ZA-2015-913-CDP-MEL – On January 29, 2016, the Zoning Administrator approved a 
coastal development permit and Mello Act compliance review for the demolition of a 
single-family dwelling and construction of a two-story, 3,503 square-foot single-family 
dwelling with an attached two-car garage within the single jurisdiction of the Coastal Zone, 
located at 644 E. Sunset Boulevard. 
 
ZA-2015-637-CDP-SPP-MEL – On January 21, 2016, the Zoning Administrator approved 
a coastal development permit, project permit compliance review, and Mello Act 
compliance review for the demolition of a single-family dwelling and the construction of a 
new three-story single-family dwelling with a roof deck and attached garage in the RW1-
1-0 Zone within the dual permit jurisdiction of the California Coastal Zone, located at 232 
E. Linnie Canal. 

 
ZA-2014-4517-CDP-SPP-MEL – On December 22, 2015, the Zoning Administrator 
approved a coastal development permit and Mello Act compliance review for the 
demolition of a single-family dwelling and construction of a two-story, 3,386 square-foot 
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single-family dwelling with an attached two-car garage within the dual permit jurisdiction 
of the Coastal Zone, located at 2919 Sanborn Avenue.  

 
ZA-2014-1088-CDP-ZAA-MEL – On April 8, 2015, the Zoning Administrator approved a 
coastal development permit and Mello Act compliance review for the demolition of a 
duplex and construction of a two-unit condominium within the dual permit jurisdiction of 
the Coastal Zone, located at 454 E. South Venice Boulevard. 

 
DIR-2008-4534-SPP-MEL – On January 28, 2009, the Director of Planning approved a 
specific plan project permit compliance and a Mello Act compliance review to allow the 
construction of a 5,400 square-foot single-family dwelling with a basement and attached 
garage on a vacant lot within the dual permit jurisdiction of the Coastal Zone, located at 
147 Via Marina. 
 

 
Public Hearings 
 
A public hearing was held by a hearing officer at on March 6, 2017 at 1:00 p.m., at the West Los 
Angeles Municipal Building, Second Floor Hearing Room, 1645 Corinth Avenue, Los Angeles, 
CA 90025. The applicant, applicant’s representatives, Council District 11 representative, and 
approximately 12 members of the public attended the meeting.  
 
Kevin McCauley, the applicant and builder, talked about his intention to live on the property and 
briefly summarized the scope of work. He mentioned he is a resident of Venice and raised his 
daughters in that area. He believes keeping in scale is important, and as such has not requested 
variances. According to Mr. McCauley, the property is not enclosed in tall fencing but rather open 
to engender a neighborhood feel. He says the project will preserve vegetation and use mixed 
materials. Lastly, he states that that the overall living space is 3,100 square feet, which is below 
the allowable 5,000. 
 
Jefferson Schierbeek, the applicant’s representative, showed height renderings of existing homes 
near the subject property to illustrate that the proposed project is not out of scale with the current 
built environment. He mentioned that the roof is pitched back to minimize obstruction. 
 
Justin Hackman, a Venice resident, spoke in support of the project. He commented on the open 
design of the development. 
 
Michael Tutelian, a member of the public, applauded the mass and scale of the design, saying 
that it fits with the neighborhood. 
 
Austin Peters, a member of the public, said he enjoys how the scale of the building is pitched 
back. He commended the mixed materials used for the frontage and plant preservation. 
 
Stacy Fong, a resident of Venice, asked to know the maximum allowable Floor Area Ratio (FAR) 
of the neighborhood. While acknowledging that the applicant has been sensitive to the 
neighborhood, she said the project does not fit with the area. She is seeking assurance that 
developers are not cutting corners, and that everything complies with the specific plan. She is 
concerned that the house is built for speculation. She says that people in her neighborhood enjoy 
the quiet atmosphere. She expressed concern about impacts to parking and traffic. 
 
The applicant responded by reaffirming that he intends to raise his family and live in the proposed 
home. He said he complies with all regulations. He mentioned the homes he builds have character 
and are specifically designed with the neighborhood in mind. FAR was clarified to be three times 
the buildable area. The building is at roughly 60% of the allowable floor area. 
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Michael Hackman, spoke in support of the project. He said he was impressed that the project has 
scaled back from what is by-right. He stated the builder is very thoughtful with respect to size, 
setbacks and trees. 
 
Ted Tannenbaum, a Venice resident, commented on previous statements on how the project floor 
area is below the allowable area. He said that just because a project isn’t built out to its maximum 
volume does not mean it is a good project. Mr. Tannenbaum does not oppose the project, but 
cautions that such comparisons could be applied to a fallacious degree. 
 
Ray Mattson, a Venice resident, said he has lived in Venice for over 40 years and is concerned 
about the influx of three-story homes. 
 
The applicant responded to the concerns; he said that he wants to build something attractive 
regardless of the allowable floor area. He also said height limits will be respected. 
 
No additional comments were said at the hearing. 
 
Correspondence  
 
An email dated February 20, 2017 from Janet Lent, a Venice resident, stated concerns about the 
size of the proposed development. She is concerned about variances, although it is noted that no 
variances are requested. As a long-time Venetian, Ms. Lent is worried about rising heights of 
newly built homes in the community. In her email, she speaks against the expanding square 
footage of new houses and says it directly blocks light, air, and views. She says in her email, “[I]f 
these multi-bedroom houses become renter occupied, short-term or otherwise, there could be 
significantly more neighborhood density, traffic, and stress on our ancient neighborhood sewer 
system.” 
 
A letter dated February 20, 2017, from Ethan B. Lipton, a Venice resident, stating that the mass, 
scale, and character of the proposed project is not aligned with that of the existing streetscape. 
Mr. Lipton said in his letter that “71% of homes here are fifteen hundred square feet or less” and 
cautions that overdevelopment may lead to negative outcomes. 
 
An email received February 22, 2017 from Venice resident Judy Esposito voiced concerns about 
the size and character of the proposed home. Ms. Esposito objects to allowing developers build 
large homes, citing negative impacts to the community at large. Another email received March 6, 
2017 reiterated similar apprehensions. She requests that the proposed project be reduced in size. 
 
An email received on February 22, 2017 from Bernard Mendoza, Venice resident, objects to the 
proposed project because of its size. Specifically, he is concerned about the scaling effects of a 
larger home juxtaposed with a smaller one. He is weary of the impact of profit-driven interests on 
the neighborhood. In his email he writes how setting a precedent of tall buildings will diminish the 
quality of life for the community. He requests that the applicant’s request for entitlements be 
rejected. 
 
An email received on February 22, 2017 from Frank Defurio, a Venice resident, opposed the 
proposed project on the basis of size and scale. He included photos in his email which suggest 
that the existing homes in the area are modest, one-story dwellings. Mr. Defurio cited statistics to 
illustrate how existing homes are notably smaller in square footage than the proposed property. 
He requests that this development be downsized. 
 
A letter received on March 1, 2017 from Venice resident Ray Mattson voiced objection to the 
proposed project. He states that a three-story, 3,172 square-foot home is out of character for the 
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Silver Triangle area. In Mr. Mattson’s letter, he mentions Ordinance S and expressed disapproval 
of investors and developers profiting at the expense of the community. 
 
A letter received on March 1, 2017 from Venice resident Terry Sidell stated concerns about the 
size of the development. He states that the character of the neighborhood had been centered on 
small houses and an ethos of diversity. He says that newer, larger homes have led to a loss of 
character for the neighborhood. He writes in his letter, “While I do not wish to cause a financial 
hardship to the developer, I would request that the design have a street-friendly” profile and a 
footprint more befitting the scale of a less-than-3600-square-foot lot.” 
 
A letter received on March 13, 2017 from Venice resident Kennalee Mattson objected to the 
development, citing the following reasons: A three-story home that is 3,172 square feet is out of 
character for the Silver Triangle; the proposed development aims to circumvent regulations by 
seeking approval before the vote for Measure S; traffic and congestion will worsen as a result of 
overbuilding. A photo was attached to show Ms. Mattson’s view across the alley to illustrate how 
a 30 foot house would be taller than the tree. 
 
A letter received on March 13, 2017 from Venice resident Ed Guilani objected to the development, 
citing the following reasons: A three-story home that is 3,172 square feet is out of character for 
the Silver Triangle; the proposed development aims to circumvent regulations by seeking 
approval before the vote for Measure S; traffic and congestion will worsen as a result of 
overbuilding. 
 
No other correspondence was received.  
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FINDINGS 
 
Coastal Development Permit 
In order for a coastal development permit to be granted all of the requisite findings maintained in 
Section 12.20.2 of the Los Angeles Municipal Code must be made in the affirmative.  
 
1. The development is in conformity with Chapter 3 of the California Coastal Act of 

1976. 

The applicant requests a Coastal Development Permit authorizing the demolition of an 
existing single-family residence and the construction of a new three-story, 3,658 square-
foot single-family dwelling with an attached two-car garage, rooftop deck, and swimming 
pool, within the single permit jurisdiction of the California Coastal Zone. The project also 
requires a Mello Act Compliance review. The applicant does not request any deviations 
from the Los Angeles Municipal Code with respect to required parking, building height, 
setbacks and floor areas. 

Chapter 3 of the Coastal Act includes provisions that address the impact of development 
on public services, infrastructure, the environment and significant resources, and coastal 
access. Applicable provision are as follows: 
 
Section 30211 requires that the new development shall not interfere with the public’s right 
of access to the sea. The development is located approximately 0.80 miles away from the 
shoreline and does not share a right of way to the Pacific coast; thus, the development 
will not interfere with the public’s right of access to the ocean. The site is located far 
enough from any coastal access points to reasonably assume that public access to the 
sea will not be affected. Other lots in the area are similarly developed with single-family 
residences.  

 
Section 30221 states that recreational use and development shall be protected. The 
proposed development is located in a residential neighborhood and does not adjoin any 
recreation and visitor serving facilities. As such, the development will not result in any 
adverse impacts on such facilities. 
 
Section 30230 states that marine resources shall be maintained, enhanced, and where 
feasible, restored. The proposed development does not affect any marine resources, such 
as fisheries, minerals, and gases. The development is well above the high tide line and 
will not have any identifiable effect on the Pacific Ocean. The subject property does not 
have direct access to any water or beach so no dredging, filling or diking of coastal waters 
or wetlands is required. There is no commercial fishing or recreational boating on or 
adjacent to the property. 
 
Section 30240 states that environmentally sensitive habitat areas shall be protected. 
Environmentally sensitive habitats are areas where plant or animal life are either rare or 
especially valuable because of their special nature or role in an ecosystem, and which 
could be easily disturbed or degraded by human activities and developments. No rare 
plant or animal life is known to exist within the property and surrounding area. The 
proposed development is limited to the lot line boundaries of the private property in an 
area that is improved with single-family dwellings. Due to these confines, the project will 
have no significant impact on the sensitive habitat areas and wetlands. 
 
Section 30244 requires reasonable mitigation measures to reduce potential impacts on 
archeological or paleontological resources. The project consists of the demolition of an 
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existing residential structure and construction of a new two-story single-family dwelling. 
No grading is required because the earth onsite is flat. The subject site is not located within 
an area with known Archaeological or Paleontological Resources. However, if such 
resources are later discovered during excavation or grading activities, the project is 
subject to compliance with Federal, State and Local regulations already in place.  
 
Section 30250 states that new development shall be located in areas able to 
accommodate it, areas with adequate public services, and in areas where such 
development will not have significant adverse impacts on coastal resources. The proposed 
development is located in the single permit jurisdiction area of the California Coastal Zone. 
The proposed project is located in an urban residential neighborhood developed with 
similar single-family dwellings. Currently, the site contains a one-story single-family 
dwelling to be demolished and replaced with a two-story single-family dwelling. The 
proposed density of one unit per lot complies with the R1-1 zone and land use designation. 
The project is located within an existing developed area and will be comparable in size, 
scale and use with the developed area. The property provides access for emergency 
vehicles on Cloy Ave, with an actual width of 50 feet. Sufficient parking and setbacks 
required by local zoning and building and safety requirements are provided. The lot will be 
developed with a single-family dwelling that maintains connections and access to all public 
services typically required for residential uses, including water and sewage, waste 
disposal, gas, and electricity. Because the project is replacing one existing single-family 
home with another, the development will not overload the capacity of public services. 
Therefore, the proposed development will be adequately serviced and will not have a 
significant adverse impact on coastal resources.   

 
Section 30251 states the scenic and visual qualities of coastal areas shall be considered 
and protected as a resource of public importance. Permitted development shall be sited 
and designed to protect views to and along the ocean and scenic coastal areas, to 
minimize the alteration of natural land forms, to be visually compatible with the character 
of surrounding areas, and, where feasible, to restore and enhance visual quality in visually 
degraded areas. The subject site and surrounding area are relatively flat with no views to 
and along the ocean; no natural land forms will be altered as part of the project. The 
property is not located along a bluff with views to the Pacific Ocean. The project proposes 
the construction of a new three-story single-family dwelling and an attached garage. The 
subject site is situated on Cloy Avenue in a neighborhood zoned R1-1. The existing 
residential structures within 100 feet are comprised of mostly one-story and two-story 
structures. To maintain visual computability with the neighborhood, the project is designed 
with a roof access structure pitched back to reduce visibility. The use of mixed materials 
is used to soften the appearance of the structure. Per the applicant, the existing dwelling 
onsite is not well-maintained; construction of a new single-family home would enhance the 
visual quality of the lot and the neighborhood at large. As stated by the applicant, “Venice 
is an eclectic area with a mixture of traditional and contemporary architecture.  2334 Cloy 
aims work within that aesthetic and to be conscientious of the impact of its front elevation 
by keeping the front roof edge as low as possible (for two stories) sloping away from the 
street and also breaking up the front facade with material choices derived from the 
traditional (wood siding) and contemporary (plaster glass and steel) materials in the 
neighborhood. The house is open toward the street giving it a much more friendly and 
neighborly aspect and pulls back at the living area to give more area to the front yard.” 

 
Section 30252 states that new development should maintain and enhance public access 
to the coast. The project proposes the demolition of a single-family dwelling and 
construction of a new single-family dwelling in its place. The subject site is located within 
a residential neighborhood 0.80 miles northeast of the Pacific shoreline. The project 
provides three onsite parking spaces. No permanent structures will erect within the public 
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right-of-way and public access to the coast will not be obstructed. 
 

Section 30253 requires new development to minimize risks to life and property in areas of 
high geologic, flood, and fire hazard, minimize impacts along bluffs and cliffs, and protect 
special communities and neighborhoods that are popular visitor destination points for 
recreational uses. The property is located within 5.7 kilometers from the Santa Monica 
Fault, liquefaction zone, methane buffer zone, and tsunami inundation zone. Therefore, 
the project is will comply with Zoning, Building, and Fire Safety Code compliance 
measures and requirements that will minimize risks to life and property in hazard areas. 
The project is not located by a bluff and is not directly adjacent to any popular visitor 
destinations.  
 
As conditioned, the proposed project is in conformity with Chapter 3 of the California 
Coastal Act. The resulting single-family home will have no adverse impacts on public 
access, recreation, public views or the marine environment, since the site is within a 
developed residential area located more than one mile away from the shoreline. The 
project will neither interfere nor reduce access to the shoreline or beach. There will be no 
dredging, filling or diking of coastal waters or wetlands, and there are no sensitive habitat 
areas, archaeological or paleontological resources identified on the site. The proposed 
project will not block any designated public access views.  
 

2. The development will not prejudice the ability of the City of Los Angeles to prepare 
a local coastal program that is in conformity with Chapter 3 of the California Coastal 
Act of 1976. 

  
 Coastal Act Section 30604(a) states that prior to the certification of a Local Coastal 

Program (“LCP”), a coastal development permit may only be issued if a finding can be 
made that the proposed development is in conformance with Chapter 3 of the Coastal Act. 
The Venice Local Coastal Land Use Plan (“LUP”) was certified by the California Coastal 
Commission on June 14, 2001; however, the necessary implementation ordinances were 
not adopted. The City is in the initial stages of preparing the LCP; prior to its adoption the 
guidelines contained in the certified LUP are advisory. 
 
As discussed, the project consists of the development of a two-story, single-family dwelling 
with a rooftop deck on a lot within the Southeast Venice Subarea. The subject site is zoned 
R1-1 with a General Plan Land Use Designation of Low Residential.  

 
The following are applicable policies from the Venice Local Coastal Land Use Plan: 
 
Policy I.A.1 identifies general residential development standards regarding roof access 
structures and lot consolidation restrictions. The project proposes a roof access structure 
that is 100 square feet in area, measured from the exterior walls and is less than 10 feet 
in height. The project is limited to the development of one lot. 
 
Policy I.A.2 and Policy I.A.3 describe the intention to preserve single-family neighborhoods 
and allow for infill development, provided that it is compatible with and maintains the 
density, character, and scale of the existing development. The proposed single-family 
dwelling serves to infill the R1-1 zoned area and is in compliance with the density and 
development standards set forth in the LUP. 

 
Policy I.A.4 outlines density and development standards for areas designated for single-
family dwellings. The project consists of the construction of one new single-family dwelling 
on one lot, and complies with the requirement of one unit per 3,000 of lot area. The height 
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of the single-family home ranges from 23 to 30 feet but is below the maximum height with 
respect to roof type. The required side, front, and rear yards will be maintained as no 
adjustments or variances are requested in conjunction with the proposed project. 

 
Policy II.A.3 outlines the Parking Requirements for the project: single-family dwellings on 
a lot greater than or equal to 35 feet in width (if adjacent to an alley) are required to provide 
three parking spaces; the single-family dwelling is on a lot 40 feet in width and will provide 
three parking spaces onsite: two spaces covered and one space uncovered. 

 
The proposed two-story single-family dwelling is consistent with the policies of the Land 
Use Plan and the standards of the Specific Plan and will not prejudice the ability of the 
City to prepare a local coastal program that is in conformity with Chapter 3 of the California 
Coastal Act.  

 
3. The Interpretive Guidelines for Coastal Planning and Permits as established by the 

California Coastal Commission dated February 11, 1977 and any subsequent 
amendments thereto have been reviewed, analyzed and considered in light of the 
individual project in making this determination.  

 
 The Los Angeles County Interpretative Guidelines were adopted by the California Coastal 

Commission (October 14, 1980) to supplement the Statewide Guidelines. Both regional 
and statewide guidelines, pursuant to Section 30620 (b) of the Coastal Act, are designed 
to assist local governments, the regional commissions, the commission, and persons 
subject to the provisions of this chapter in determining how the policies of this division 
shall be applied to the coastal zone prior to the certification of a local coastal program.  

 
 As stated in the Regional Interpretative Guidelines, the guidelines are intended to be used 

“in a flexible manner with consideration for local and regional conditions, individual project 
parameters and constraints, and individual and cumulative impacts on coastal resources.” 
In addition to the Regional Interpretative Guidelines, the policies of Venice Local Coastal 
Program Land Use Plan (the Land Use Plan was certified by the Coastal Commission on 
June 14, 2001) have been reviewed and considered. 

  
 The Regional Interpretive Guidelines have been reviewed and the proposed project is 

consistent with the requirements for the Southeast Venice Subarea; the project also 
complies with the policies of the LUP and other applicable provisions of the Specific Plan. 
The number of dwelling units on the subject property will not exceed the maximum 
allowed. The required three parking spaces per dwelling unit will be provided in the 
attached two-car garage and unenclosed carport. No deviation from the front yard setback 
requirement was requested as part of the project. The proposed building is set back 18 
feet from the front property line. The height of the proposed project does not exceed 30 
feet in portions with a varied roof and 25 feet for portions with a flat roof. The project is not 
expected to affect the scenic and visual quality of the coastal area since it is located in a 
relatively flat area more than 0.80 miles inland. Visually, the proposed project will be 
compatible with the character of the surrounding area. Furthermore, the proposed project 
will not alter any natural land forms. As such, the proposed project, as conditioned, is 
consistent with the Regional Interpretive Guidelines.   

 
4. The decision of the permit granting authority has been guided by any applicable 

decision of the California Coastal Commission pursuant to Section 30625(c) of the 
Public Resources Code, which provides that prior decisions of the Coastal 
Commission, where applicable, shall guide local governments in their actions in 
carrying out their responsibility and authority under the Coastal Act of 1976. 
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The project consists of the development of a two-story, single-family dwelling with a 
rooftop deck. The new residential structure does not conflict with prior decisions of the 
Coastal Commission. The Coastal Commission recently approved the following projects 
in the Venice Coastal Zone: 
 
- In February 2017, the Commission approved a coastal development permit for the 

demolition of a one-story single-family home and the construction of a two-story, 2,702 
square-foot single-family dwelling with an attached two-car garage and rooftop deck 
on a lot located at 3021 Stanford Ave (Application No. 5-16-0685). 
 

- In October 2016, the Commission approved a coastal development permit for the 
construction of a three-story, 4,7037 square-foot single-family dwelling with an 
attached three car garage and rooftop deck on a vacant lot located at 2709 Ocean 
Front Walk (Application No. 5-16-0096). 
 

- In February 2016, the Commission approved a coastal development permit for the 
partial demolition, interior remodel, and addition to an existing single-family dwelling, 
resulting in a 2,249 square foot, two-story, 25-foot 4-inch structure located at 219 
Howland Canal (Application No. 5-15-1220). 

 
- In August 2015, the Commission approved an Administrative Permit for a 1,152 

square-foot second-story addition (approximately 28 feet tall) to an existing single-
family dwelling, located at 513 28th Avenue (Application No 5-15-0764). 

 
- In August 2015, the Commission approved an Administrative Permit for the demolition 

of a single-family residence and construction of a 3-story 28-foot tall single-family 
dwelling located at 26 30th Avenue (Application No. 5-15-0634).  

 
- In July 2015, the Commission approved an Administrative Permit for the demolition of 

a single-family dwelling and the construction of a three-story (35-foot), two-unit 
condominium providing a total of four parking spaces, located at 458 E. South 
Boulevard (Application No. 5-15-0310). 

 
As such, this decision of the permit granting authority has been guided by applicable 
decisions of the California Coastal Commission pursuant to Section 30625(c) of the Public 
Resources Code, which provides that prior decisions of the Coastal Commission, where 
applicable, shall guide local governments in their actions in carrying out their responsibility 
and authority under the Coastal Act of 1976. 
 

5. The development is not located between the nearest public road and the sea or 
shoreline of any body of water located within the coastal zone, and the development 
is in conformity with the public access and public recreation policies of Chapter 3 
of the California Coastal Act of 1976. 
 

 Section 30210 of the Coastal Act states the following in regards to public access: 
 

  In carrying out the requirement of Section 4 of Article X of the California Constitution, 
maximum access, which shall be conspicuously posted, and recreational 
opportunities shall be provided for all the people consistent with public safety needs 
and the need to protect public rights, right of private property owners, and natural 
resources from overuse. 
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 Section 30211 of the Coastal Act states the following in regards to public recreation 
policies: 

 
  Development shall not interfere with the public’s right of access to the sea where 

acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

 
The subject property is located approximately 0.80 miles from the Pacific coast. The 
project could have a cumulative effect on public access to the coast if it resulted in a loss 
of on-street parking spaces or did not provide adequate parking for the dwelling. The 
existing single-family dwelling has a one-car garage which is accessed from a driveway 
on Cloy Avenue. The project shall include three parking spaces – two parking spaces will 
be located in a garage and one uncovered space in the back yard, all accessed from the 
alley. By increasing parking capacity and relocating vehicle traffic from Cloy Avenue to the 
alley, the project enhances the public right of way. As proposed, the project will not conflict 
with any public access or public recreation policies of the Coastal Act. 
 

6. An appropriate environmental clearance under the California Environmental Quality 
Act has been granted. 

 
A Categorical Exemption, ENV-2016-4358-CE, has been prepared for the proposed 
project consistent, with the provisions of the California Environmental Quality Act and the 
City CEQA Guidelines. The project proposes the construction of a new, 3,658 square-foot 
dwelling unit with an attached two-car garage along with an additional parking space 
behind the garage. The Categorical Exemption prepared for the proposed project is 
appropriate pursuant to Article III, Section 1, Class 3, Category 1 of the City’s CEQA 
Guidelines.  
 
The Class 3 Category 1 categorical exemption allows for construction and location of 
limited numbers of new, small facilities or structures; installation of small new equipment 
and facilities in small structures; and the conversion of existing small structures from one 
use to another where only minor modifications are made in the exterior of the structure; 
this includes one single-family residence, or a second dwelling unit in a residential zone.  
 
Furthermore, the Exceptions outlined in the State CEQA Guidelines Section 15300.2 do 
not apply to the project: 
 

(a) Location. The project is not located in a sensitive environment. Although the project 
is within the Coastal Zone, the residential neighborhood is not identified as an 
environmental resource. The proposed project is consistent with the scale and 
uses proximate to the area. The subject site is not located in a fault or flood zone, 
nor is it within a landslide area. Although the project is located within a liquefaction 
area and tsunami inundation zone, the project is subject to compliance with the 
requirements of the Building and Zoning Code that outline standards for residential 
construction. 

 
(b) Cumulative Impact. The project is consistent with the type of development 

permitted for the area zoned R1-1 and designated Low Residential use. The 
proposed addition of one new dwelling unit will not exceed thresholds identified for 
impacts to the area (i.e. traffic, noise, etc.) and will not result in significant 
cumulative impacts. 

 
(c) Significant Effect. A categorical exemption shall not be used for an activity where 

there is a reasonable possibility that the activity will have a significant effect on the 
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environment due to unusual circumstances. The proposed project consists of work 
typically to a residential neighborhood, no unusual circumstances are present or 
foreseeable.  

 
(d) Scenic Highways. The project site is not located on or near a designated state 

scenic highway. 
 

(e) Hazardous Waste Sites. The project site is not identified as a hazardous waste site 
or is on any list compiled pursuant to Section 65962.5 of the Government Code. 

 
(f) Historical Resources. The subject site and existing structure have not been 

identified as a historic resource or within a historic district (SurveyLA, 2015), the 
project is not listed on the National or California Register of Historic Places, or 
identified as a Historic Cultural Monument (HCM).  While the site is approximately 
1,500 feet northeast the historic Venice Canals, construction activities related to 
the subject project will not have a noticeable impact on the waterway. 

The project is determined to be categorically exempt and does not require mitigation or 
monitoring measures; no alternatives of the project were evaluated. An appropriate 
environmental clearance has been granted. 
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Mello Act Compliance Review 
Pursuant to the City of Los Angeles Interim Administrative Procedures for Complying with the 
Mello Act, all Conversions, Demolitions, and New Housing Developments must be identified in 
order to determine if any Affordable Residential Units are onsite and must be maintained, and if 
the project is subject to the Inclusionary Residential Units requirement. Accordingly, pursuant to 
the settlement agreement between the City of Los Angeles and the Venice Town Council, Inc., 
the Barton Hill Neighborhood Organization, and Carol Berman concerning implementation of the 
Mello Act in the Coastal Zone Portions of the City of Los Angeles, the findings are as follows: 
 
7. Demolitions and Conversions (Part 4.0). 

 
The project includes the demolition of an existing single-family dwelling located on a 4,799 
square-foot lot in the Southeast Venice subarea of the Venice Coastal Zone. A Mello Act 
Determination issued by the Los Angeles Housing and Community Investment 
Department (HCIDLA) dated January 31, 2017 states that the property currently maintains 
one single-family dwelling. The current owner, MDB Silicon Beach Cloy II Investors LLC, 
acquired the property through transfer in October 2016 from a related company, 
Avondale426 Investments LLC, who purchased the property from the Perlman Family 
Exemption Trust in March 2016. The property was transferred from Arnold Perlman to the 
Perlman Family Exemption Trust in April 2013.  
 
The Determination from HCIDLA confirms that the current owner kept the property vacant 
from March 29, 2016 through December 23, 2016. Utility bills show low usage during this 
time, suggesting that the property had been vacant. Lease contracts from the previous 
owner were submitted to confirm rent amounts. The total rent collected from November 
2014 through March 2016 was $60,400 and the property was rented for 28 of the last 36 
months, yielding an average rent of $2,157; which exceeds the low-income threshold. 
HCIDLA concluded that no affordable unit exists at the subject site, based on the fact that 
the property was rented at market rate until it was sold to the new owner, and then sat 
vacant. Therefore, no Affordable Existing Residential Units are proposed for demolition or 
conversion and the applicant is not required to provide any Affordable Replacement Units. 
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TIME LIMIT – OBSERVANCE OF CONDITIONS 
 
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Pursuant to LAMC Section 12.25 A.2, the instant authorization is further conditional 
upon the privileges being utilized within three years after the effective date of this determination 
and, if such privileges are not utilized, building permits are not issued, or substantial physical 
construction work is not begun within said time and carried on diligently so that building permits 
do not lapse, the authorization shall terminate and become void. 
 
The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 
 
Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles or the Marvin Braude Constituent Service Center in the Valley. In 
order to assure that you receive service with a minimum amount of waiting, applicants are 
encouraged to schedule an appointment with the Development Services Center either by calling 
(213) 482-7077, (818) 374-5050, or through the Department of City Planning website 
at http://cityplanning.lacity.org. The applicant is further advised to notify any consultant 
representing you of this requirement as well. 
 
Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 
 
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.” 
 
TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 
 
APPEAL PERIOD - EFFECTIVE DATE 
 
The Director's determination in this matter will become effective after 10 days, unless an appeal 
therefrom is filed with the City Planning Department. It is strongly advised that appeals be filed 
early during the appeal period and in person so that imperfections/incompleteness may be 
corrected before the appeal period expires. Any appeal must be filed on the prescribed forms, 
accompanied by the required fee, a copy of the Determination, and received and receipted at a 
public office of the Department of City Planning on or before the above date or the appeal will not 
be accepted. Forms are available on-line at http://cityplanning.lacity.org. Public offices are 
located at: 
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CATEGORICAL EXEMPTION 
ENV-2016-4358-CE 
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Visual Height/ Story Survey      05.30.2017
2334 S. Cloy Avenue- 500' Radius Map

E= Empty lot
S= Single Story
M= Multiple Stories

154 Residences/ Lots counted
12 appear to be 3 story (7.8%), 
47 appear to be 2 story (30.5%)

area grayed not
counted in survey

S

We have not been able to conduct precise measurements or a height survey of the homes, but it
appears that many of the homes with more than one story are at or near the height limit.  Further,
some of these homes may have mezzanines or other components that appear to be a third story. 
For this reason this radius map does not identify the number of stories for houses with more than
one story.                                                   architects AddisonSchierbeek
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to show houses of comparable scale, character and massing on the same block.  There
are multiple examples of similar residences in this neighborhood.)

2334 S. Cloy Avenue Residence 

Height/ Massing Comparison
2017.06.05 

 architects AddisonSchierbeek

This is a two story house.
Based on the perspective
and back sloping roof, it is
probably over 25'-0" to the
peak of the roof.

2341 Cloy  2329 Cloy  2325 Cloy 2314 Cloy  2318 Cloy  2334 Cloy  
proposed construction

673 Mildred    
3 story structures
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Richard Stanger 
2409 Clark Avenue 
Venice, CA 90291 

 
June 13, 2017 
 
 
Planning Commissioners 
West Los Angeles Area Planning Commission  
11214 West Exposition Boulevard, 2nd Fl.  
Los Angeles, CA 90064 
 
Re: Appeal of Planning-Approved Residence at 2334 Cloy Avenue (by email) 
 
Dear Commissioners: 
 
I write this letter in opposition to the subject application. 
 
I live in the neighborhood in Venice often referred to as the “Silver Triangle”.  It is 
composed of 230 single-family homes 70% of which are below 1,500 square feet (sf) in 
size and only 1 in 8 larger than 2,500 sf.  These larger homes are all new, but have 
become so over-scaled as to threaten the character of the neighborhood.  The subject 
residence at the approved size of 3,658 sf will be among the half-dozen largest.  Almost 
all lots in the Silver Triangle are on 3,600 sf lots. 
 
In approving the application City Planning uses as comparable examples homes that are 
either not in the Silver Triangle neighborhood or are along Mildred Avenue, the northern 
boundary of the neighborhood.  The latter are designated in the Venice Land Use Plan 
(Exhibit 11b) as “Multi-Family Residential, Medium Density II”, instead of the “Single-
Family Residential, Low Density” in the rest of the neighborhood.  To include these 
homes is either sloppy work on the part of the Planning staff or simply deceptive. 
 
One could ask, “So what does the community want?  No growth?”  The answer can be 
seen in the draft Mass, Scale, and Character Report prepared by a citizen working 
group over the last several years.  In Appendix E the Report recommends a maximum 
residence size of 2,549 sf (FAR =0.71) for the typical 3,600 sf neighborhood lot size 
including character bonuses (e.g., for articulations, second-story setbacks, etc.).  That 
allows for the same average house size now being built in the United States on a lot 
size far less than the average for new homes.  It is also roughly twice the size of the 
average home now in the Silver Triangle.  In short, the neighborhood is quite amenable 
to larger homes, just not behemoths.  
 
Thank you for providing me the opportunity to comment. 
 
Sincerely, 
 
 
 
 
Richard Stanger 
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Frank Defurio 
2341 Boone Ave. 

Venice, CA  90291 
 

June 14, 2017 
 

Planning Commissioners 
West Las Angeles Area Planning Commission 
11214 West Exposition Boulevard, 2nd Floor 
Los Angeles, CA 90064 
 
Re:  DIR-2016-4357-CDP-MEL 
 
Dear Commissioners: 
 

I am a resident of Venice in the area that is often referred to as the Silver Triangle. 
The Silver Triangle has historically been single story homes with a few two story 
homes of a reasonable size on very small lots of approximately 3600 square feet. 
That is the mass, scale and character of my neighborhood that should be 
maintained. But, in recent years developers, who have no roots or connection to 
the neighborhood, have been, little by little, attempting to destroy the character 
of my neighborhood by demolishing these homes, and replacing them with big 
box homes of enormous size which tower over the smaller homes and cover way 
too much (or virtually all) of the land area. The proposed 3 story development, at 
3,658 square feet of floor area (plus a garage and roof top deck) and more than 4 
times the size of the home that will be demolished, is the latest example of a 
proposed development, the approval of which will destroy the mass, scale and 
character of this neighborhood. 
 
The City apparently approved the CDP for this project without sincere 
consideration, if at all, of the mass scale and character of the proposed 
development being consistent with the mass, scale and character of our 
neighborhood. The six decisions of the Coastal Commission, which the City says 
guided it in approving this project’s CDP, involved properties located in entirely 
different areas of Venice where homes are not of the same or even similar scale, 
mass and character that is unique to the Silver Triangle. Two of the decisions 
involved 2-story homes of 2,702 square feet and 2,249 square feet. One decision 



 

Page 2 of 3 
 

involved a 3-story project on Ocean Front Walk where apartments and other 
multifamily homes are allowed. One was located in the canals which has its own 
unique character. Another was a condo development on a major thoroughfare.  
A survey (based information shown on zillow.com) of the Silver Triangle  area 
shows that almost 70% of the homes in the defined area are single story homes of 
1500 square feet or less, and 17% of the homes are between 1500 square feet 
and 2500 square feet. Only 7% consist of homes between 2500 square feet and 
3000 square feet, and 6% of the homes in this area exceed 3000 Square feet. See 
the chart below. There are only two 3-story homes in this neighborhood of 232 
total homes. These two massive structures and many of the few other oversized 
houses in this area were almost certainly built without the scrutiny required by 
the CDP process. No advance notice was given to the residents of the area that 
building permits would be issued for these massive homes. It wasn’t until the 
existing modest homes were demolished and construction of the new home 
begun that the neighbors learned that a new development was to be constructed. 
By then it was too late to let their concerns to be known. Unfortunately, without 
input from residents in the area raising the issue of the massive size of these 
developments, no consideration was apparently given by the Planning 
Department to the mass, scale and character of the then existing homes in this 
neighborhood. 
  
This 3- story project, at over 3,600 square feet, is greater in mass and scale than 
99% of the homes in the Silver Triangle This project clearly out of proportion in 
mass and scale with the existing homes in this area, and it is not in keeping with 
the character of our precious neighborhood.  
 
The construction of the few out-of- scale large box houses often avoided scrutiny 
of the residents of the neighborhood, the City and the Coastal Commission by the 
developer’s misleading, deceptive and false permit applications claiming their 
developments were mere “remodels”, rather than the complete demolition of an 
existing home and the construction of a totally new structure in its place. Thus, 
these out-of-scale houses should not be considered by the City as representative 
of the mas, scale and size of the homes in this neighborhood or its character. The 
developers should not be rewarded for their deceptive or illegal activity, or be 
allowed by their greed and deception to change the character of the 
neighborhood   
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My neighborhood is being destroyed all in the name of profit for the developer, 
who leaves the neighborhood with its ill-gotten gains.  It is the residents of this 
area that have lived here for years or decades that must suffer the consequences 
of this over development and destruction of the character their neighborhood for 
the rest of their lives.  
 
Sincerely,  
A concerned resident of Silver Triangle, Frank Defurio 
 
 

232 Homes in the Silver  Triangle  

  

1500 sq. ft. or less 69% 
1501 sq. ft. – 2000 sq. ft. 10% 
2001 sq. ft. – 2500 sq. ft. 7% 
2501 sq. ft. – 3000 sq. ft. 7% 
3001 sq. ft.  or more 6% 

 



 
 

 
June 16, 2017 

 
Planning Commissioners 
West Las Angeles Area Planning Commission 
11214 West Exposition Boulevard, 2nd Floor 
Los Angeles, CA 90064 
 
Re:  DIR-2016-4357-CDP-MEL 
 
Dear Commissioners: 
 
I am a resident on S. Boone Ave. This proposal for the 2334 S. Cloy Ave. house will 

be tall enough for me to see it from my yard! 3 story, plus roof top access to party 

is not in keeping with most of our neighborhood. Our lots are 40x90 feet. That is 

3600 sq feet. I understand folks want larger and larger homes, but this eliminates 

others privacy and blocks air and light space. 

Please do what you can to stop this excess. 

  

Respectfully, 

Marianne Pogoler 

 



June 16, 2017 
West L.A. Area Planning Commission 
In care of Harold Arrivillaga 
City Hall 
200 N. Spring Street 
L.A., CA 90012 
IN SUPPORT OF APPEAL of CDP for 2334 Cloy Ave, Venice (DIR-2016-4357-CDPMEL/ 
ENV-2016-4358-CE) 
 
 
Honorable Commissioners, 
I am writing, as a resident of Venice, in support of the appeal. 

This is but one of a series of development projects that do not meet the requirement of compatibility with 
mass, scale and character with their immediate neighborhood. The more these projects are allowed to go 
forward, they weaken the meaning of mass, scale and character and denigrate the quality of the 
neighborhood. As the neighborhoods become saturated with big boxes built to the maximum of the lot, 
the architectural and historical diversity of Venice is lost forever. 

There is another negative impact to allowing these large over scale houses: It is prejudicing the writing of 
the Venice Local Coastal Program (LCP). The city allows these buildings, those not compatible, and by 
the time the LCP might get written, the diversity in all its forms will not be protected by the city.  

This neighborhood is under attack. The existing neighbor is predominately single story, modest size 
homes. Developers, like this one, are invading the neighborhood and imposing a scale that is predatory 
and imposing. It should not be sustained. Development should be in increments, a slow rational pace. 

The city shows a disregard to the existing neighbors, issuing inappropriate permits for projects that a 
neighborhood cannot and should not sustain.  

Our only protection is these appeals.  We have been before you too many times arguing the same issues 
and yet the city continues to defy the law: its own Specific Plan, the state Coastal Act and the Land Use 
Plan. I keep hoping that one more time before the Commissioners will fix it. 

I hope this Cloy Avenue appeal is the one that stops them from this blatant disregard of the law. 

 

Sue Kaplan 

763 Nowita Place 

Venice 

 



 



From: Robin Rudisill wildrudi@me.com
Subject:

Date: June 16, 2017 at 2:44 PM
To:

June 16, 2017

West L.A. Area Planning Commission
In care of Harold Arrivillaga
City Hall
200 N. Spring Street
L.A., CA 90012

IN SUPPORT OF APPEAL of CDP for 2334 Cloy Ave, Venice (DIR-2016-4357-CDP-
MEL/ENV-2016-4358-CE)

Honorable Commissioners,

I am writing as an Appellant, in support of the appeal.

The prejudicing of the Venice Local Coastal Program (LCP) with development that is not 
compatible with the mass, scale and character of its surrounding existing neighborhood 
must stop.

It becomes increasingly more obvious that the City is purposely causing the prejudicing of 
the future Venice LCP by allowing development in this pre-LCP period that is not 
compatible with the Community Character of the neighborhood in which it is to be 
situated. The City has done this in a number of ways, but the two most common are 1) to 
approve Coastal Exemptions (CEX) that are not allowed under the Coastal Act state law, 
which entail no analysis of the proposed project’s compatibility of the mass, scale and 
character with the neighborhood and which we have many times successfully appealed; 
and 2) to allow CDP’s with inadequate, erroneous, and/or conclusory Findings. 

In this case, we have a CDP that clearly has inadequate, erroneous and conclusory 
Findings. This CDP does not adhere to the Coastal Act state law requirements and must be 
denied. 

City Planning and its City Attorneys assigned have been notified in many ways that their 
CDP Findings are inadequate. They have received copies of all citizen appeals on the 
subject. They are aware of state Coastal Commission determinations, as well as the many 
determinations of the West L.A. Area Planning Commission, that make it clear that the 
City’s Findings are many times erroneous or inadequate. They are told this in meetings 
with senior Coastal Staff or California Coastal Commission Commissioners. Many citizens 
make them aware of this in Public City Hearings, on an ongoing basis.

And yet City Planning continues to do the Findings erroneously and incorrectly, no matter 
how many appeals are won on this issue and no matter how many times they are trained, or 
no matter how many times they are told by a more senior authority that the way they are 
doing the Findings is wrong. It’s clear that this is not a training issue or an issue of loss of 
institutional memory. This is not rocket science. This is being done very purposefully.



Why? I believe it is because they do not respect the state coastal laws and do not care if 
their CDP’s follow the law’s requirements, as their main goal is to prejudice the LCP with 
as many projects as they can get through and past the statute of limitations as possible. In 
short, it appears that they believe that they are above the law and have no intention of 
protecting the community character of the L.A. Coastal Zones and will continue to do so 
until someone finds a way to stop them.

Please insist on correct Findings for the City’s CDP’s. Every time a CDP goes through 
without challenge, it’s another step towards prejudicing of our future Local Coastal 
Program. As long as City Planning and its City Attorneys are able to get away with it, they 
will keep doing this and in this way they will continue to destroy the unique character of 
our individual neighborhoods and historic districts that make up the Community Character 
of the Special Coastal Community of Venice. The Coastal Commission-designation of 
Venice as a Special Coastal Community is a rare designation, and the Community of 
Venice (primarily a residential community and thus residential development is a 
significant factor in its character and its "special coastal community" designation) is known 
as one of the most popular visitor destinations in the state. Thus preservation of its 
community character is even an issue of statewide significance and should be of significant 
importance to the City of L.A.

Lastly, the Silver Triangle of the Southeast Venice Subarea is one of the only “low density 
single-family residential neighborhoods" in Venice. And the MANY similar single-family 
neighborhoods in the non-coastal zone areas of Los Angeles are more protected than those in 
the Venice Coastal Zone, as under the City’s ordinances these non-coastal zone 
neighborhoods have very low FAR limits, such as .45. It is a crime to have less protection for 
the single-family neighborhoods in the Coastal Zone than in the non-coastal zone areas of 
Los Angeles, due to the City’s disregard of the  protections provided in the Certified Venice 
Land Use Plan, the detailed guidance for assuring conformance of a project to the Coastal Act 
Chapter 3 requirements.

If the Commission does not honor this neighborhood’s protections in Coastal Act Chapter 3 
and its Certified Venice Land Use Plan of requiring compatibility with the existing 
surrounding neighborhood, these single-family neighborhoods of Venice will be completely 
unprotected, which will destroy their character and scale.

Please note the Substantial Evidence provided in this appeal for the Cloy block Streetscape 

analysis of the neighborhood, showing that the existing scale of the 
neighborhood is a large part of its character as one of the 
few remaining low density, single-family residential 
coastal neighborhoods in the Venice Coastal Zone. 

The neighborhood of the project is all of 
the area with the very light yellow color, 
which are the lowest density single-family 



which are the lowest density single-family 
neighborhoods:

The only other place in Venice with this 
low density single-family residential land 
use category is the Oxford Triangle:



These neighborhoods should be the most 
protected neighborhoods in Venice

Excerpt from the Certified Venice Land 
Use Plan, Policy I. A. 1. (page II-5):



Consistent with your determinations in prior cases, where the proposed project was not 
compatible with the surrounding existing neighborhood, based on a through analysis of 
the surrounding block and provision of Substantial Evidence proving significant 
incompatibility, please uphold our appeal and deny this project as proposed so that we can 
protect the Venice community and our future Local Coastal Program.

Yours truly,
For the Love of Los Angeles 
and our precious Coast,
Robin Rudisill
(310) 721-2343







To whom this may concern, 
 
I currently own two homes in the Silver Triangle of Venice.  And until recently, I lived in the 
neighborhood for over 25 years.  Both homes are the original 1950’s single story 1000sf buildings 
on 3600sf lots.  I have spent a lot of care, time and money maintaining and improving upon these 
homes over the past 30 years, without going outside of the original footprint or building “up.”  And 
because of that care and attention to detail, I have never had a tenant who hasn’t appreciated my 
rental properties or the quaint Venice Silver Triangle neighborhood.  But, as of late, that 
quaintness is beginning to disappear. 
 
I am an architectural designer and developer, so I very much appreciate development and 
neighborhood gentrification in general.  However, it’s hard to overlook these most recent 
imposing and out-of-scale sized homes being built in our small neighborhood for purely 
speculative purposes.  Not only do these towering homes affect the quaint neighborhood “feel”, 
but, more specifically and literally, they have created a negative presence upon their adjacent 
neighbors because their 3 story heights block out sunlight, minimize privacy due to the minimal 
setback requirements, and impact available street parking. 
 
Recently, there have been a number of projects being approved by the Building Department in 
the Silver Triangle (Venice 90291).  Even though the vast majority of lots are only 3600 s.f., these 
projects are coming in at 4000 sf ++, and this is not including non-livable spaces like garages. 
There are other districts and neighborhoods that have enacted de-mansionization policies to limit 
the size of building in proportion to the lot size.  The local residents hope that this will curtail the 
huge boxes that are popping up all over the westside, and, literally, looming over it’s quaint 1 
story neighbors.  Less than 2 miles away, in 2016, the city approved a change in the building 
code to reduce the FAR to 45%. But, herein lies the problem: Our neighborhood has no FAR 
established to date, and the City is supposed to be sure that new developments are “within 
character of the existing homes”.   With these recent homes coming in at 80%+ FAR, and the 
existing, on average of .38%, I don’t think anyone would consider these new projects fitting within 
the existing character of the neighborhood.  Please keep in mind that, as of 5 to 7 years ago, the 
existing home FAR average was closer to 30%!!! 
 
I understand the code and permit process, and do not want to interfere in others’ rights to build 
and develop their projects within the framework that the building and fire department, as well as 
the Coastal Commission has set forth.   Being that the Building Department cannot decifer or 
agree upon what is “fitting within character of the existing homes” I am requesting an 
implemention of an FAR in our neighborhood, and that the FAR should be no more than 30%!  In 
addition, for those builders who are not complying with the rules and standards of the 
neighborhoods in which they build, please put pressure on the local municipalities by asking them 
to tighten up on their permit and building restrictions and/or allowances; make sure the appeals 
boards do more research on the variances being applied for, and severely penalize those builders 
and developers who are found guilty of side-stepping the standard process and procedures with 
the local building departments as well as the California Coastal Commission. 
 
We are a very desirable neighborhood because there is little street traffic, the homes (for the 
most part) are small and discreet, and there is room to breathe.  When another 3 story, 3500sf + 
structure is built next to an original 800 to 1000 sf home, it upsets the very reason why people 
gravitate to the neighbor in the first place.  There is a place for these developments, but it doesn’t 
belong in a neighborhood where the lot sizes are 3600 square feet or smaller.  (The average lot 
size is only 40’ x 90’.)   
 
Thank you for your time and consideration, 
 
Stacy Fong 
Owner of 2326 Cloy Avenue, and 2342 Cloy Avenue, Venice, CA. 
 



 
 
 
    



Richard Stanger 
2409 Clark Avenue 

Venice, CA 90291 
 
June 13, 2017 

 
 
Planning Commissioners 

West Los Angeles Area Planning Commission  
11214 West Exposition Boulevard, 2nd Fl.  
Los Angeles, CA 90064 

 
Re: Appeal of Planning-Approved Residence at 2334 Cloy Avenue (by email) 
 

Dear Commissioners: 
 
I write this letter in opposition to the subject application. 

 
I live in the neighborhood in Venice often referred to as the “Silver Triangle”.  It is 
composed of 230 single-family homes 70% of which are below 1,500 square feet (sf) in 

size and only 1 in 8 larger than 2,500 sf.  These larger homes are all new, but have 
become so over-scaled as to threaten the character of the neighborhood.  The subject 

residence at the approved size of 3,658 sf will be among the half-dozen largest.  Almost 
all lots in the Silver Triangle are on 3,600 sf lots. 
 

In approving the application City Planning uses as comparable examples homes that are 
either not in the Silver Triangle neighborhood or are along Mildred Avenue, the northern 
boundary of the neighborhood.  The latter are designated in the Venice Land Use Plan 

(Exhibit 11b) as “Multi-Family Residential, Medium Density II”, instead of the “Single-
Family Residential, Low Density” in the rest of the neighborhood.  To include these 
homes is either sloppy work on the part of the Planning staff or simply deceptive. 

 
One could ask, “So what does the community want?  No growth?”  The answer can be 
seen in the draft Mass, Scale, and Character Report prepared by a citizen working 

group over the last several years.  In Appendix E the Report recommends a maximum 
residence size of 2,549 sf (FAR =0.71) for the typical 3,600 sf neighborhood lot size 
including character bonuses (e.g., for articulations, second-story setbacks, etc.).  That 

allows for the same average house size now being built in the United States on a lot 
size far less than the average for new homes.  It is also roughly twice the size of the 
average home now in the Silver Triangle.  In short, the neighborhood is quite amenable 

to larger homes, just not behemoths.  
 
Thank you for providing me the opportunity to comment. 

 
Sincerely, 
 

 
 
 

Richard Stanger 



West Los Angeles Planning Commissioners 
11214 West Exposition Blvd.  2nd Fl. 
Los Angeles, CA. 90064 
 
Dear Planning Commissioners,  
 
When average residents are forced to appeal a grossly out of scale development, as is 
the case with 2334 Cloy,  even hire an attorney, then we all know that City Planning is 
negligent and or incompetent.   City Planning has sided with developers / investors 100 
% of the time, and is protecting residents 0 % of the time.  (I believe the current 
owner of 2334 Cloy is MDB Silicon Beach Cloy II Investors LLC)  
 
The result of City planning's complete lack of regard for Mass, Scale, and Character has 
caused great injury and damage to our lovely single family neighborhood, 
irreparably, and even more terrifying, with some terribly out of scale homes that have 
been approved by City planning, (one at Frey and Olive with a FAR of 1.013) causes a 
domino effect for future developers to claim these gigantic homes are compatible to our 
small homes!!!!   
 
They are NOT, since our overall average FAR for all 232 homes in our Silver Triangle 
neighborhood is   0.401!!!! 
 
The FAR for all 31 homes on Cloy is 0.366!!!! 
 
How can a 3658 sq.ft.  house be approved by City planning as being compatible with 
the vast majority of our homes?   (this building would be 4058 sq.ft. with garages on 
a  3593 sq. ft. lot !!! )   Building would be much LARGER than the lot itself!!!   
 
Our neighborhood has been irreparably damaged by City planning's refusal to assess 
new developments for Mass, Scale and Character resulting in 11 homes being permitted 
with FARs in the  0.8   range and one even at 0.900  hence the real fear of true 
ruination of our precious neighborhood caused by City planning !!!!   
 
To use buildings, that were never assessed for compatibility of Mass, Scale, and 
Character, as models for future developments is a guarantee that neighborhoods will be 
further injured/ruined terribly!!   
 
An older neighbor called, telling me that a house behind her was slated for 
demolition.  What should she do?  She felt powerless!!  People do NOT KNOW how to 
protect themselves and their homes and the City is not protecting US!!!  Isn't the City 
supposed to be protecting neighborhoods and residents????  Another neighbor told me 
that when she sees one of these monsters going up, a piece of her dies.  One neighbor 
told me that City planning has never turned down an application because of it's SIZE, 



there's no limit!!!  He said that the neighborhood has to use the Coastal Commission to 
protect itself FROM THE CITY. 
 
These outrageous approvals by City planning in our precious Coastal Zone is.... WRONG 
and we "pray" that Planning Commission will require City Planning staff to ALWAYS 
respect Mass, Scale and Character.    
 
For example, a building next door to us at 2405 Boone, was approved by the City as a 
remodel and thus exempt from Coastal Development Permit.   Developers/investors 
were permitted to build 3 stories and 4363 sf.!!    We were forced to bring this 
development to Coastal Commission where it was unanimously seen as a tear 
down, requiring a Coastal Development Permit!  How does this happen???  
 
We are all "praying" that Commissioners will insist and direct City planning staff to 
BOTHER to pay VERY CLOSE ATTENION to Mass, Scale, and Character.   City planners 
do not have to suffer this horrible injury caused by their decisions, but we must suffer 
that injury for the rest of our lives!!! 
 
We don't want our once idyllic neighborhood to look like rows of apartment buildings 
with no room for any greenery, taking away neighbor's views, light and even air 
flow.   It's WRONG! 
 
We find it to be ridiculous that this development has been approved!!!   
 
We wish someone would come over here and look at our neighborhood.  But it seems, 
no one can be bothered, or even bothered to check overall size of the vast majority of 
our homes.   
 

 232 homes    overall average FAR  =   0.401               
 All 31 homes on Cloy  FAR =  0.366  

 

 Proposed development FAR = 1.02 and is more than TWO TIMES the overall 
average FAR for our Silver Triangle homes 

 

 At 3658 sq.ft. the proposed development is  240%  LARGER than the size of 
70% of our homes in the Silver Triangle 

    
 



This is obviously a very very serious problem.  Please please see the true situation 
here.  Developers/INVESTORS are using our precious neighborhood as their own 
personal CASH COW causing terrible, irreparable injury.  Please do not allow further 
damage. 
 
Judy Esposito 
2341 Boone Ave. 
Venice, Ca. 90291 
 



LUNA & GLUSHON 
A Professional Corporation 

16255 VENTURA BOULEVARD, SUITE 950 
ENCINO, CALIFORNIA 91436 
TEL: (818) 907-8755 
FAX: (818) 907-8760 

June 16, 2017 
VIA EMAIL 

West Los Angeles Area Planning Commission 
11214 West Exposition Boulevard, 2nd Fl. 
Los Angeles, CA 90064 

Century City Office 

DENNIS R. LUNA 
( 1946-2016) 

1801 Century Park East, Suite 2400 
Los Angeles, CA 90067 

Re: DIR-2016-4357-CDP-MEL/ENV-?016-4358-CE 
?334 South Cloy Avenue 

Honorable COlmnissioners: 

We submit this letter on behalf of twenty-seven neighbors (" Appellants") 
in opposition to the proposed 3,658 square foot, tluee-story single family 
dwelling on a 3,594 square foot lot, with a Floor Area Ratio ("FAR") of 1.02, at 
2334 South Cloy Avenue ("Project"). Appellants are neighbors who live 
immediately adjacent to and in the immediate vicinity of the proposed Project, 
and who would therefore be most impacted thereby. [Exhibit 1]. 

The Project is not visually compatible with the mass, scale and character of 
its surrounding neighborhood, and therefore, not in conformance with Chapter 3 
of the Coastal Act or the Venice Land Use Plan. Indeed, at tluee-stories and an 
FAR of 1.02, it is an anomaly to Cloy Avenue and the Silver Triangle 
neighborhood, would destroy the prevailing character of this established 
community, and set a precedent for further incompatible development. 
Appellants ask that this Commission protect their community and this Venice 
neighborhood, and deny the Project. 

1. The Silver Triangle Neighborhood 

As this Commission may be aware, the Silver Triangle neighborhood 
[Exhibit 2] is unlike the other Venice neighborhoods and is distinctive in mass, 
scale and character. The standard size of a lot the in the Silver Triangle is a mere 
3,600 square feet, and the homes which are built on these lots are proportionate 
to this size (approximately 70% of them are less than 1,500 square feet). 



West Los Angeles Area Planning Commission 
June 16, 2017 
Page 2 

Out of 232 homes in the Silver Triangle, 172 are single story, 58 are two­
story; and only 2 are three-story. The 2 three-story homes are not indicative of 
the prevailing character of the Silver Triangle, but are rather outliers which were 
permitted tlu·ough previously allowed exemptions to max out the building 
envelope. On Cloy Street, where the Project is proposed, there are no three-story 
homes, and the average FAR of all homes is 0.366. [Exhibit 3]. 

The California Coastal Act provides that as a Special Coastal Community, 
the Silver Triangle is protected, and any new development w ithin this special 
community must protect its unique characteristics1 The Venice Land Use Plan 
confirms: 

Venice's unique social and architectural diversity should be protected as a 
Special Coastal Community pursuant to Chapter 3 of the California 
Coastal Act of 19762 [Policy I.E.l]. 

The protection of conmmnity character is a very significant issue for the 
residents of Silver Triangle. As pointed out in Coastal Conunission reports 
[Exhibit 4], Venice has a unique blend of style and scale of residential buildings, 
historical character, walk streets, diverse population, as well as expansive 
recreation areas and ath-actions, such as the Venice Boardwalk and the beach. As 
a result of these separately unique characteristics, Venice is a coastal resource to 
be protected. However, Venice is a primarily residential conununity, and its 
residential development is a significant factor in determining Venice's 
conununity character. It is these residential conununity identities that are to be 
protected . 

Appellants are mindful that City staff does not like to consider issues of 
mass, scale and character when reviewing projects for conformity with the 
Coastal Act. But, as this Commission is aware, staff's refusal to sufficiently 
analyze mass, scale and character has been repudiated by the Coastal 
COImnission time and time again.3 Adequate consideration of mass, scale and 

1 Califomia Coastal Act, §30253(e): New development shall ... protect special conununities 
and neighborhoods that, because of their unique characteristics, are popular visitor 
destination points for recreational uses. 
2 Venice is one of the most popular visitor destinations in the state, making its 
preservation as an eclectic conununity with a unique character a statewide issue. 
According to the Venice Chamber of Conunerce, Venice and its unique neighborhoods 
including the Silver Triangle are the 2nd-largest tourist attraction in Southern California 
after Disney land. (http: // venicechamber.net/ visitors I a bou t -venice I) . 
3 Until recently, developers building homes in Venice have been able to get away with 
claiming "remodels" of existing homes, and City staff has accepted this "interpretation," 



West Los Angeles Area Planning Commission 
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character is exactly how the Coastal COlmnission requires Chapter 3 of the 
Coastal Act to be integrated into project review. [Exhibit 4, Coastal Commission 
staff reports of development in Venice, approved by the City, but overturned by 
the Coastal Commission based upon mass, scale and character incompatibility]. 

The City of Los Angeles, continually passes legislation for protections for 
its Single-family neighborhoods (restrictions against overbuilding are getting 
more and more rigorous under both the Baseline Hillside Ordinance and the 
Baseline Mansionization Ordinance). The Coastal Act is this very protection in 
the Venice Coastal Zone. Appellants simply ask that the City enforce and take 
the Coastal Act's restrictions just as seriously as it does protection of single­
family neighborhoods in other areas of the City. 

II. The Project Does Not Conform to Chapter 3 of the Coastal Act 

Section 30251 of the Coastal Act requires permitted development to be 
visually compatible with the character of surrounding areas and require 
protection of cOlmnunities and neighborhoods that, because of their unique 
characteristics, are popular visitor destination points for recreational uses: 

The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development shall be 
sited and designed to protect views to and along the ocean and scenic 
coastal areas, to minimize the alteration of natural land forms, to be 
visually compatible with the character of surrounding areas, and, where 
feasible, to restore and enhance visual quality in visually degraded areas. 
New development in highly scenic areas such as those designated in the 
California Coastline Preservation and Recreation Plan prepared by the 
Deparhnent of Parks and Recreation and by local government shall be 
subordinate to the character of its setting. California Coastal Act, §30251. 

At three-stories, 3,658 square feet (on a 3,594 square foot lot) and an FAR 
0(1.02, the within Project is far from being visually compatible with the character 
of its surrounding areas. 

granting exemptions rather than Coastal Development Permits. In doing so, the 
Plam-Ling department was not holding public hearings, and developers were avoiding 
neighborhood scrutiny. Once the Coastal Commission was made aware of this practice, 
it provided that the City must consider the Coastal Act provisions and must proceed 
with all single fanuly development projects pursuant to a full Coastal Development 
Permit. If the process had been handled lawfully, as the Coastal Act requires, the few 
oversized houses in this conunUluty would not have been pernutted and built. 
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Again, there are 110 three-story homes along Cloy Avenue, where the 
average FAR is 0.366. Out of the 31 homes on Cloy, 27 are single story and only 
four are two-story. The same realities exist on all surrounding Silver Triangle 
sh"eets including Boone, Bryan, Clark, Clement, Frey, McKinley, Olive and 
Wilson where out of 232 homes, 172 are single story; 58 are two-story; and only 2 
are tlu"ee-story. The average FAR of these homes is 0.401 . Nearly 70% of the 
homes in the Silver Triangle are less than 1,500 square feet. [Exhibit 3]. 

For perspective on how destructive the Project will be on surrounding 
neighbors, below is a photograph of where the Project will be located, taken from 
the backyard of its neighbor at 2333 Boone: , 

.

•. , . 
. \ . .-.­
\, 

From the same backyard, this is what a Sin gle-story neighbor looks like: 
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And a two-story neighbor: 

It is unimaginable how visually incompatible a three-story structure will 
be, when a two-story building, like the one above, is already out of scale. 

Similar examples of this incompatibility can be found in the few other 
instances of out of scale development next to one-story single family homes in 
the Silver Triangle: 
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This exactly what the Coastal Act's "visual compatibility" reguirements 
are meant to protect against. 
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Staffs analysis of other Venice projects to compare the within Project's 
mass and scale is misplaced. [Exhibit 5, determination letter, p. 14]. Not one of 
these other projects is in the Silver Triangle. Projects on Ocean Front Walk or 
the Howland Canal are not in any way indicative of the mass, scale and character 
of the Silver Triangle conununity. The same goes for the comparison of a 
condominium building at 458 E. South (Venice?) Boulevard which is not even a 
single family home. Staff even includes developments which are completely 
different in scale to the Project, such as a two-story, 2,702 square foot home and a 
2,249 square foot home. Simply stated, this comparison chart has noticing to do 
w ith the proposed Project or the Silver Triangle conununity. 

As set forth herein, a true and correct mass, scale and character analysis of 
the Silver Triangle neighborhood demonstrates that the Project's mass and height 
are not visually compatible with the character of Cloy Avenue and the 
surrounding neighborhood. The Project fails to consider the scenic and visual 
characteristics of its predominantly single-story Silver Triangle neighbors, a 
cOlmnunity which is a protected, special community under the Coastal Act. 
[Exhibit 3]. As evident from the photographs, it will be completely incompatible 
with its neighbors. 

III. The Project Does Not Conform to the Venice Land Use Plan 

The Venice Land Use Plan provides the following policies: 

Policy I.E. 2: New development within the Venice Coastal Zone shall 
respect the scale and character of the conununity development. Buildings 
which are of a scale compatible with the cOlmnunity (with respect to bulk, 
height, buffer and setback) shall be encouraged. All new development and 
renovations should respect the scale, massing, and landscape of existing 
residential neighborhoods. 

Policy LA.l: Ensure that the character and scale of existing single-family 
neighborhoods is maintained and allow for infill development provided 
that it is compatible with and maintains the density, character, and scale 
of the existing development. 

Again, the Project fails to respect the scale and character of the Silver 
Triangle community. Its 1.02 FAR (bulk) and three-stories (height) is 
incompatible w ith all of its surrounding neighbors. [Exhibit 3]. If allowed, it w ill 
degrade the character and scale of Cloy Avenue and the Silver Triangle 
neighborhood and set an adverse precedent for further out-of-scale in height and 
FAR development. 
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IV. The Project will Prejudice the City's Ability to Prepare a Local 
Coastal Program in Conformity with Chapter 3 of the Coastal Act 

This Project will prejudice the ability of the City of Los Angeles to prepare 
a Local Coastal Program. 

If allowed to proceed, other developers will be able to point to this 
"recent" three-story, 3,658 square foot Project and claim that, despite the mass, 
scale and character of the surrounding Silver Triangle neighborhood (almost 70% 
of the homes are 1,500 square feet or less), they too should be allowed to build a 
structure almost two and a half times the size of almost 70% of the homes in the 
conununity. Undoubtedly, developers are already using the few oversized 
homes (the homes built without the benefit of a Coastal Development Permit 
when the City was erroneously granting them exemptions) as precedent for 
currently proposed projects. 

Protecting community character is a classic cumulative impacts issue, and 
this Project must be considered in combination with other past, current and 
probably future projects in Venice. Accordingly, if allowed to proceed, this 
Project's adverse precedent will prejudice the ability to adopt a Local Coastal 
Program that protects community character. 

V. The Categorical Exemption was Issued in Error 

The California Enviromnental Quality Act ("CEQA") prohibits use of a 
categorical exemption when "there is a reasonable possibility that the activity 
will have a significant effect on the environment due to unusual circumstances." 
(CEQA Guidelines § 15300.2(c)). 

The within Project's incompatibility with the surrounding neighborhood 
will substantially degrade the existing visual character of the Project site and its 
surroundings, a significant impact under CEQA and the CEQA Guidelines. 
Therefore, the Categorical Exemption cannot be relied upon. 

VI. Discrepancies in Square Footage 

This Commission should know that when this Project was noticed for 
public hearing, it was noticed for the construction of a 3,172 square foot 
residence and made no mention of a swimming pool. Yet, as approved, the 
Project has all of a sudden turned into 3,658 square feet! 
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PI aIming staff has tried to explain this discrepancy by claiming that there 
are "multiple" ways to calculate square feet, but that is an untenable argument. 
How can neighborhoods be vigilant in monitoring development if notices, the 
very notices which are supposed to set forth what the City is considering, are 
fluid? How can an adequate mass, scale and character analysis be determined? It 
is unknown how many residents did not appear at the initial hearing as a result 
of this square foot misrepresentation. 

VII. Conclusion 

For all of the reasons set forth herein, the Project, as proposed, is not 
consistent with Coastal Act §30251 because it will not be visually compatible 
with the character of surrounding Silver Triangle cOlmnunity; and is not 
consistent with Venice Land Use Plan Policy 1.E.2 because it does not respect the 
scale, massing, and landscape of this existing residential neighborhood. 
Accordingly, it has been granted a Coastal Development Permit in error. 

Appellants ask that this COlmnission protect the Silver Triangle 
COI1U11Unity and grant their appeal. 

Very truly yours, 

LUNA & GLUSHON 
A Professional Corporation 

~~ 
ROBERT L. GLUSHON 



Exhibit 1 



Judy Esposito 
2341 Boone Avenue 
Venice, CA 90291 

Lisa Bartoli 
19 29th Ave. 
Venice, CA 90291 

Anita Zubere 
19 29th Ave. 
Venice, CA 90291 

Laurent Combredet 
2333 Boone Ave. 
Venice, CA 90291 

Laurie Hubbard Combredt 
2333 Boone Ave. 
Venice, CA 90291 

Anne Mullins 
2417 Cloy Ave . 
Venice, Ca. 90291 

Terry Sidell 
2338 Cloy Ave. 
Venice, CA 90291 

Stacy Fong 
2342 Cloy Ave . 
Venice, CA 90291 

Richard Stangerr 
2409 Clark Ave. 
Venice, CA 90291 

Charmaine Soo 
2409 Clark Ave. 
Venice, CA 90291 

Danise Lehrer 
2237 Boone Ave. 
Venice, CA 90291 

APPELLANTS 

Teddy Tannenbaum 
2237 Boone Ave. 
Venice, CA 90291 

Lisa Masse 
2417 Boone Ave. 
Venice, CA 90291 

Luis Perez 
2417 Boone Ave. 
Venice, CA 90291 

Sandra Wilson 
2420 Cloy 
Venice, CA 90291 

Ray W. Mattson 
2329 Boone Ave. 
Venice, CA 90291 

Pamela Harbour 
2330 McKinley 
Venice, CA 90291 

Kennalee Mattson 
2329 Boone Ave. 
Venice, CA 90291 

Robin Rudisill 
3003 Ocean Front Walk 
Venice, CA 90291 

Frank Defurio 
2341 Boone Ave. 
Venice, CA 90291 

Janet Lent 
2329 Cloy 
Venice, CA 90291 

Marianne Pogoler 
2340 Boone Ave. 
Venice, CA 90291 



Leon Pogoler 
2340 Boone Ave. 
Venice, CA 90291 

Jude Epstein 
2413 Clark Ave. 
Venice, CA 90291 

Tom Johnstone 
2342 Cloy Ave. 
Venice, CA 90291 

Lisa Farr Johnstone 
2342 Cloy 
Venice, CA 90291 

Clay Boss 
2404 Cloy Ave. 
Venice, CA 90291 
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Address: 2341 S CLEMENT AVE 

APN: 4226006016 

PIN #: 106-5A147195 

Tract: TR 4424 

Block: None 

Lot: 72 

Arb: None 

Zoning: R1-1-0 

General Plan: Low Residential 
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RE/MAX 
ESTATE PROPERTIES 

June 13, 2017 

To Whom it May Concern: 

T-021 POOO1 /0012 F-031 

TERRY BALLENTINE 
RE/MAX ESTATE PROPERTIES 
(310) 577-5300 .355 BUSINESS 
(310) 577-5301 FAA 
TenySold@aol.com 
WNN.TerryBalientine.com 

124 Washington Blvd 
Marina del Rey, CA 00292 

I have review the Neighborhood FAR Calculations for the Silver Triangle 
area of Venice. (Revised 6-13-17) 

I verified the data with the LA County Tax Assessor website and 
. have found that the information and calculations are accurate. 

Sincerely, 

Terry Ballentine 
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FAR Calculations for Silver Triangle* 

See Attach ed Map for Area Bounded by: Beach Ct. to the West 

No. Homes 

232 

Street 

McKinley 

Clark 
Clement 

Frey 

Cloy 

Boone 
Wilson 

Bryan 

Olive** 

No.1 Story 

172 

Mildred Ave. to the North and the East 
Harbor st. to the South 

FAR AVERAGE 0.401 

No.2 Story No.3 Story Aver~ge FAR 
58 2 0.401 

FAR Summary by Street 

No. Homes No.1 Story No.2 Story NO.3 Story Average FAR 
29 19 9 l ' 0.421 

31 26 5 0 0.377 
32 21 11 0 0.442 

32 25 7 0 0.401 

31 27 4 0 0.366 

30 20 9 1 0.399 
25 16 9 0 0.453 

17 14 3 0 0.379 

5 4 1 0 0.243 

Other sizeinformation for Silver Triangle (232 total homes) 

Under 1000 sf 1001-1500 sf 1501-2000 sf 2001-2500 sf 2501-3000 sf Over 3000 sf 

68 homes 29% 93 homes 40% 23 homes 10% 17 homes 7% 17 homes 7% 14 homes 6% 

*AII calculations are based on information provided by zillow. Com as of 5/11/17 
** Houses located on Olive Ave. East of Bryan Ave. 

Note:(l) Nearly 70 % of the homes in the Silver Triangle are less than 1500 sq_ ft. 

(2) Almost all the lots are approximately 3600 sq. ft_ 

(3) Two of the largest houses are on extra-large lots (7200 sf and 5004 sf lots) 

Revised 6.13.17 



06-1 3-' 17 17 :07 FRor~- RE~IAX 

3 Outlier Homes: 

T-021 POOO3/0012 F-031 

2 

(1) 2416 McKinley on 2 lots of 3600sf. each (total lot 7200 sf.). House is 5000 sq.ft. 

(2) 637 Olive is on Frey but has an Olive address. 3650 sq. ft. home on 3600 sf. Lot 

3'd outlier is 2324 Boone 3 stories 3911 sq.ft. home on 5004 sf lot 

Note: Only 2 Three story homes of the 232 total homes. 

Revised 6.13.17 



06-13-'17 17:08 FROM- REMAX T-021 POO06/0012 F-031 
Neighborhood FAR Calculation* 

McKinleyAve. 

Total Homes: 29 

Total Single Stories: 19FAR AVERAGE 0.421 
Total Two Stories: 9 
Total Three Stories: 1 

ADDRESS STORIES FLOOR AREA sq. ft." 
2313 1 1474 
2317 1 1130 
2321 2 3219 
2325 2 3114 
2329 1 870 
2337 2 2918 

592 Olive Ave .••• 2 2200 
2409 2 1608 
2413 1 1800 
2417 2 2304 
2421 1 768 
2425 2 2244 
2429 1 900 
2433 1 1268 
2314 1 1280 
2318 1 1292 
2322 1 1208 
2326 1 800 
2330 1 1100 
2334 1 860 
2338 3 2720 
2342 1 1479 

612 Olive Ave.· .. 1 1080 
2408 1 700 
2412 2 2314 
2416 2 5000 
2424 1 1448 
2428 1 1246 
2432 1 1063 

LOT AREA sq. ft . 
3623 
3629 
3645 
3666 
7391 
7467 
3785 
3805 
3840 
3843 
3862 
3881 . 
3901 
3835 
3616 
3603 
3603 
3603 
3600 
3602 
3602 
3602 
3602 
3601 
3600 
7200 
3600 
3600 
3551 

FAR 

0.406 
0.311 
0.883 
0.849 
0.117 
0.390 
0.581 
OA22 
0.468 
0.599 
0.198 
0.578 
0.230 
0.330 
0.353 
0.358 
0.335 
0.222 
0.305 
0.238 
0.755 
0.410 
0.299 
0.194 
0.642 
0.694 
0.402 
0.346 
0.299 

Average 0.421 

"'Floor area and lot size based on 2i11ow.com as of May 8, 2017 
** Floor area does not include garage or other non-livable areas. 
*** These homes are McKinley Ave. but have Olive Ave. addresses. 
(Revised 6.13.17) 
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Neighborhood FAR Calculation* 
ClarkAve. 

Total Homes: 31** 

Total Single Stories: 26 FAR AVERAGE 0.377 
Total Two Stories: 5 
Total Three Stories: 0 

ADDRESS STORIES FLOOR AREA sq . ft . _.-
2313 1 840 
2317 2 2982 
2321 1 860 
2325 Unknown Unknown 
2329 1 1400 
2333 1 720 
2337 1 1378 
2341 1 1000 
2405 1 854 
2409 2 1592 
2413 2 2002 
2417 1 1008 

. 2421 1 878 
2425 1 1124 
2429 1 904 
2433 2 2124 
2314 1 1655 
2318 1 1039 
2322 1 1172 
2326 2 2900 
2330 1 1508 
2334 1 1150 
2338 1 2432 
2342 1 1590 
2404 1 878 
2408 1 1153 
2412 1 962 
2416 1 1008 
2420 1 1232 
2424 1 1084 
2428 1 1070 
2432 1 1718 

LOT AREA sq. ft . 
3601 
3600 
3601 
3601 
3601 
3600 
3602 
3613 
3603 
3602 
3603 
3603 
3604 
3604 
3603 
3577 
3601 
3599 
3601 
3601 
3600 
3600 
3601 
3608 
3601 
3600 
3599 
3600 
3600 
3599 
3600 
3600 

FAR 
0.233 
0.828 
0.238 

Unknown 
0.388 
0.200 
0.382 
0.276 
0.237 
0.441 
0.555 
0.279 
0.243 
0.311 
0.250 
0.593 
0.459 
0.288 
0.325 
0.805 
0.418 
0.319 
0.675 
0.440 
0.243 
0.320 
0.267 
0.280 
0.342 
0.301 
0.297 
0.477 

Average FAR 0.377 

*Floor area and lot size based on zillow.com as of May 8,2017 
** Floor area does not include garage or other non-livable areas . 
••• Information for 2325 Clark Ave. is unavailable. 

(Revised 6.13.17) 
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Neighborhood FAR Calculation* 

ClementAve. 

Total Homes: 32 

Total Single Stories: 21FAR AVERAGE 0.442 
Total Two Stories: 11 
Total Three Stories: 0 

ADDRESS STORIES FLOOR AREA sq. ft." 
2313 1 1459 
2317 1 860 
2321 1 1082 
2325 2 2781 
2329 2 3229 
2333 1 1224 
2337 2 3012 
2341 1 1680 
2405 1 864 
2409 1 860 
2413 1 1347 
2417 2 2506 
2421 1 1306 
2425 2 2966 
2429 2 2455 
2433 1 1099 
2314 2 2286 
2318 2 1764 
2322 2 1874 
2326 1 1074 
2330 1 914 
2334 1 1076 
2338 1 1241 
2342 2 2948 
2404 1 1138 
2408 2 2245 
2412 1 700 
2416 1 1153 
2420 1 1130 
2424 1 914 
2428 1 832 
2432 1 968 

LOT AREA sq. ft. 
3599 
3599 
3599 
3599 
3599 
3599 
3599 
3606 
3599 
3600 
3599 
3600 
3598 
3600 
3602 
3622 
3601 
3484 
3600 
3601 
3602 
3600 
3602 
3600 
3602 
3615 
3484 
3602 
3603 
3600 
3602 
3655 

FAR 
0.405 
0.238 
0.300 
0.772· 
0.896 
0.340 
0.836 
0.465 
0.240 
0.238 
0.374 
0.696 
0.362 
0.823 
0.681 
0.303 
0.634 
0.506 
0.520 
0.298 
0.253 
0.298 
0.344 
0.818 
0.315 
0.623 
0.200 
0.320 
0.313 
0.253 
0.230 
0.264 

Average FAR 0.442 

*FloDr area and lot size based on zillow.com as of May 8, 2017 
** Floor area does not include garage or other non-livable areas. 
(Revised 6.13.17) 
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Neighborhood FAR Calculation'" 
Frey Ave. 

Total Homes: 32 
Total Single Stories: 2SFAR AVERAGE 0.401 
Total Two Stories: 7 
Total Three Stories: 0 

"Floor area and lot size based on zillow com as of May 7 2017 ) 

T -021 POOO4/0012 F-031 

ADDRESS STORIES FLOOR AREA sq. ft.-- LOT AREA sq . ft. FAR 
2313 2 2932 3600 0.814 
2317 2 3008 3598 0.836 
2321 1 1074 3600 0.298 
2325 1 1168 3600 0.324 
2329 1 1444 3600 0.401 
2333 1 934 3601 0.259 
2337 1 940 3600 0.261 
2341 2 2586 3605 0.717 
2405 1 973 3602 0.270 
2409 1 1044 3603 0.289 
2413 1 914 3603 0.253 
2417 2 1665 3603 0.462 
2421 1 832 3603 0.230 
2425 2 2640 3600 0.733 
2429 2 3050 3615 0.843 
2433 1 930 3679 0.252 
2314 1 1080 3606 0.299 
2318 1 1135 3606 0.314 
2322 1 1300 3606 0.360 
2326 1 1100 3605 0.305 
2330 1 900··· 3600 0.250 
2334 1 961 3602 0.266 
2338 1 1358 3603 0.376 

637 Olive***· 2 3650 3600 1.013 
2404 1 1742 3600 0.483 
2408 1 1208 3600 0.335 
2412 1 1059 3599 0.294 
2416 1 939 3598 0.260 
2420 1 860 3598 0.239 
2424 1 1039 3597 0.288 
2428 1 930 3598 0.258 
2432 1 968 3699 0.261 

Average FAR 00401 
** Floor area does not include garage or other non-livable areas. 
u* Floor area is not available. This is an estimate based on photo of house. 
**** This house is on Frey Ave. but has an Olive Ave. address 
(Revised 6.13.17) 
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Neighborhood FAR Calculation* 

2334 Cloy Ave. Three Story Proposed Development 

Total Homes: 31 
Total Single Stories: 27 
Total Two Stories: 4 
Total Three Stories: 0 

CLOY ADDRESS STORIES 

2313 1 
2317 1 
2321 1 
2325 2 
2329 1 

2333 1 
2337 1 
2341 2 
2405 1 

2409 1 
2413 1 
2417 1 
2421 1 
2425 1 
2429 1 
2433 1 
2314 2 
2318 2 

Vacant lot 
2326 1 
2330 1 
2334 1 
2338 1 
2342 1 
2404 1 
2408 1 
2412 1 
2416 1 
2420 1 
2424 1 
2428 1 
2432 1 

FAR AVERAGE: 0.366 

FLOOR AREA sq. ft." LOT AREA sq. ft. 
990 3601 
1359 3601 
1325 3600 
3408 3602 
2252 3601 
1090 3602 
1112 3602 
2700 3602 
930 3600 
1263 3602 
1408 3602 
1256 3603 
1130 3603 
844 3603 
1317 3602 
1317 3780 
1912 3590 
1924 3593 

3600 
949 3594 
1190 3594 
832 3593 
1600 3600 
930 3594 
700 3594 
832 3596 
984 3596 
1042 3596 
1168 3600 
1238 3597 
1148 3596 
914 3754 

AVERAGE FAR: 

*Floor area and lot size based on zillow.com as of April 7, 2017 
**Floor area does not include garage or other nor-livable areas 
(Revised 6.13.17) 

FAR 
0.274 
0.377 
0.368 
0.946 
0.625 
0.302 
0.308 
0.749 
0.258 
0.350 
0.390 
0.348 
0313 
0.234 
0.365 
0.348 
0.532 
0.535 

0.264 
0.331 
0.231 
0.444 
0.258 
0.194 
0.231 
0.273 
0.289 
0.324 
0.344 
0.319 
0.243 

0.366 
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Neighborhood FAR Calculation* 

Boone Ave. 

Total Homes: 30 

Total Single Stories: 20FAR AVERAGE 0.399 
Total Two Stories: 9 
Total 'fhree Stories: 1 

ADDRESS STORIES FLOOR AREA sq. ft ." 
2313 2 1482 
2317 1 930 
2321 1 1000 
2325 1 860 
2329 1 1008 
2333 1 1130 
2337 2 2086 
2341 2 2040 
2405 1 1283 
2409 1 1016 
2413 1 1016 
2417 1 878 
2421 2 1672 
2425 2 2179 
2429 1 930 
2433 1 1714 
2324 3 3911 
2334 1 1136 
2336 2 2810 
2340 1 765 
2344 2 2914 
2348 '2 1782 
2404 1 1152 
2408 1 1308 
2412 2 2104 
2416 1 930 
2420 1 968 
2424 1 1150 
2428 1 1244 
2432 1 930 

LOT AREA sq. ft. 
2755 
3605 
3606 
3606 
3606 
3606 
3605 
3606 
3600 
3604 
3605 
3604 
3605 
3605 
3600 
3783 
5004 
3600 
3599 
3599 
3599 
3599 
3598 
3600 
3599 
3600 
3601 
3599 
3600 
3870 

FAR 
0.537 
0.257 
0.277 
0.238 
0.279 
0.313 
0.578 
0.565 
0.356 
0.281 
0.281 
0.243 
0,463 
0.604 
0.258 
0.453 
0.780 
0.315 
0.780 
0.212 
0.809 
0.490 
0.320 
0.363 
0.584 
0.175 
0.268 
0.319 
0.345 
0.240 

Average FAR 0.399 

"Floor area and lot size based on zillow.com as of May 4,2017 
.* Floor area does not include garage or other non-livable areas. 
(Revised 6.13.17) 
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NeiJ,borhood fAR Calcull:ltion* 

2325 Wilson Ave. 

Total Homes: 2sFAR AVERAGE: 0.453 
Total Single Stories: 16 
Total Two Stories: 9 
Total Three Stories: 0 

WILSON ADDRESS STORIES FLOOR AREA sq . ft." 
2325 1 700 
2329 2 3242 
2337 2 3005 
2341 2 2970 
2345 1 832 
2405 2 2748 
2409 2 2499 
2413 2 3059 
2417 1 930 
2421 1 1305 
2425 1 930 
2429 2 2870 
2433 1 1099 
2334 1 1050 
2340 1 1012 
2344 1 753 
2348 1 930 
2404 1 832 
2408 2 1966 
2412 1 1014 
2416 1 700 
2420 2 2993 
2424 1 1776 
2428 1 930 
2432 1 930 

*Floor area based on zillow.com as of April 7, 2017 

LOT AREA sq. ft. FAR 
4800 0.145 
3600 0.900 
3602 0.834 
3602 0.824 
3484 0.238 
3600 0.763 
3602 0.693 
3599 0.849 
3600 0.258 
3600 0.362 
3598 0.258 
3599 0.797 
3830 0.286 
3321 0.316 
3600 0.281 
3600 0.209 
3599 0.258 
3599 0.231 
3600 0.546 
3600 0.281 
3600 0.194 
3600 0.831 
3600 0.493 
3599 0.258 
3858 0.241 

AVERAGE FAR 0.453 

** Floor area does not include garage or other non-livable areas. 

(Revised 6.13.17) 
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Neighborhood FAR Calculation* 

Bryan Ave. 

Total Homes: 17 

Total Single Stories: 14FAR AVERAGE 0.379 
Total Two Stories: 3 
Total Three Stories: 0 

ADDRESS STORIES FLOOR AREA sq. ft ." 
684*·· 2 1930 
2337 1 700 
2341 1 1100 
2405 1 939 
2409 1 930 
2413 1 1168 
2417 1 1066 
2421 2 3111 
2425 2 2008 
2429 1 1405 
2433 1 1271 
2340 1 922 
2402 1 1160 
2408 1 1370 
2412 1 1266 
2416 1 1684 
2420 1 1260 

LOT AREA sq. ft . 
3117 
3600 
3601 
3599 
3598 
3600 
3597 
3598 
3596 
3596 
3872 
2732 
3901 
3898 
3900 
3900 
3897 

FAR 
0.619 
0.194 
0.305 
0.260 
0.258 
0.324 
0.296 
0.864 
0.558 
0.390 
0.328 
0.337 
0.297 
0.351 
0.324 
0.431 
0.323 

Average FAR 0.379 

* Floor area and lot size based on zillow.com as of May 4,2017 
** Floor area does not include garage or other non-livable areas. 
*** This property is on Bryan Ave. but has a Mildred Ave. address. 

(Revised 6.13 .17) 
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Neighborhood FAR Calculation* 

Olive Ave. East of Bryan Ave. 

Total Homes: 5 

Total Single Stories: 4FAR Average 0.243 
Total Two Stories: 1 

ADDRESS STORIES FLOOR AREA sq. ft.-' LOT AREA sq . ft. 
688'" 1 1164 Unknown 

678 2 2371 9031 
682 1 700 6109 
688 1 1051 4486 
690 1 1172 3207 

FAR 
unknown 

0.262 
0.114 
0.234 
0.365 

Average FAR 0.243 

Total Three Stories: 0 

*Floor area and lot size basedon zillow.com as of May 4,2017 
** Floor area does not include garage or other non-livable areas. 
*** This property is on Olive Ave. but has a Mildred Ave. address . 

(Revised 6.13.17) 
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CALIFORNIA COASTAL COMMISSIO'li 
Sol'lIth",!- -"\, ... a('fii~. 
~I;\;(;';CJ;'~'II'" ";.!!c Ii",.:, 

'\"'4\}; is'':J,-h, C ,\ t)(lltO~_,,,, ~I': 
1<:<.02) " · ;(!·~1J7 j 

F21b 
I-il~d . 

Denied: 
Slaff: 
Siaff Repon: 
Ilcaring Date: 

4<1711 :< 
8'12,15 

I. Rchm-Ul 
1 '~2/16 
211/1 6 

ST AFf REPORT: REVISED FI~DJ~GS 

Applica tion Nu mbcl": 

Agents: 

Project Location : 

P roject Dc,cl"iption: 

C()mmissionc~ on 
rl'c\'ailin~ Side: 

Staff Rccom fiu.·ou .. tion: 

A-S-V£!,\-l S-0026 

422 Grand Bhd LLe 

R,,,aric) Perry. 1\ kl inda Oro}. Fred (inin",. Sham all '>lneeO' 

~'X-L"I:' (,',.nJ Bt liit.:\J:-~ (LotNo$. 7&8. 1310..:"-3. Tract 
935R). Vt:nke~ Cil~ or I ,n" Allgclcs~ Lo~ ;\ngck:-. Count). 
(AI" '0'. 8614-017-003 and 4232-013-004). 

Construct thrl:'.::-~tnr~. 35 toul high . .l,QJ3 squar~ f{)i,)l ~ingJc­
famil~ hnmt:. two-tar garage. and swimming pool: nnd 
cOllsolid31e \W(1 k,,, at 418--122 Orand HUlIle,art!. 

MIl<,h,'II, Turnolll.-Sandcrs. limllga. Cox. Groorn.lI l\\\dl. 
McClure. K insc)' 

/\dopllhc rc,j,cd linding:,. 

SUMMARY OF ST.\Fj.- RF.COMMENIHTION CO:\1:\lISSIO;\l ACTIOl\ 

Staff b T{,l"Ommenrling th at the Commi'\~ion adopt the follo\\ ing rc\ i~t..-d findin:.:~ in supp0l1 
of the Commission 's action 011 Augu,t 12. 2015 to dem ('oa,tal \)e,elopmellt Permit 
A pplication Nil. A-S-VP,·J 5-0026, 

At " puhlic hearing on June II. 1015. lhe l'ommis,jon tOllnd lh", the apreal of local Co",lnl 
Do\ dopmcnl Permit \;(1. 1:1\-20 l4-135~-(Di'-1 A. i,,"cd h~ the Cit~ t)1" Los Angeles. raised :I 

5ub<..;wnti(ll i:-'~l1c \vith fCSPCl:-t to the proposed proj~ct':\ consisknc) with Chapter:; of the CO,-ISW! 
Act. 11,,, ('''mffii .• ',i'*1-b-t_e~~irea In hold " ae "B', () "~uAng..,,~,eri!s dftll. !>,oje"" 



A -)-VE,\-15-00c6 (422 (jranu Blvd LLC) 
Re\ ised I:indings 

As originall) proposed, the strllcture was in~on<i~lcnt "ith the ,i/e 'illd !TIllS, of neighboring 
rl."sidt:nllal slruCltJfC':O; and wilh (he characlcr (If the cmnmullil>, In consultation \\i'th ('oml1li~s.jon 
,t~f( the applicant has re' iscd the propos~d plal1\ 10 reduce the ~ilC nfthe slructure 11) 
appro~il1latcly 60() square ICcl. 'I he applicallt hfls relksigncd the front ra~a(lc to ktlllrc a ,tepred 
bcl\.:k i.k'iign. reducing lh¢ ma:-.S of th;; strudu(c hy rCIllO,," ing approxinmtdy half of tilt.: front 
pm1in" "fthe third story which Ironl> Gmnd Bmlk\ard, 'I he applicant Ita!; also prop'h"d 11 thrcc­
I"oul high fellc~ nnd drought tokrant n{)n~in\""si\'c lundscaping in the from yard in !in effort to 
"rovid.: a more pedestrian·friendly scak~ ~iStt::ni \\ itA Ih~ CalHlliHl1il) "h:waGt-ef. 

III its act i,," at the de no)o hearing on Aug",! 12,2015, the Commission detcrmin.tl that. 
('yen fI~ modified. the J)ropo.s.cd single f:nnilv home waS not cons is len I ,,"'ith the ,.Stn'):) 

rcs()urcc~ ilnd m i nimiJ'~'ion of mlvcrse impacts poJich!"S of the Coastal Act. In particular. 
the pnmosed home. especially whell cnnsidHcd in comhin;ltioll witb th(' related 
rlevclopmen t proposed 411 416 Grand 8oulevar·d. '\ a\j inc..'oll"iisu'nt with ~ht:: 'scale. m:JS~. alHI 
cnar;Jctcf of the ~uI"Toundi.ng n .... idt.'n lbl neighborhood. Addition;dh, till' CHmmi~~ion 
found ih~tt 3nprt)\>;.I] ofth{' applicali(,n would h.ne an atht,,.sc (,'umulathc cffct,t on tht: 
~nedal C03!otl.a1 ('ommunih of \ coin' and \\ou ld Ilrcj udic.:c the abihh C){ tht Cit) ue Lw'l 
l\ngcJ('~ to prcpan~ a ('crtificd tOl";}1 c.oOl:-.ta.1 program for \'enit'c. 

<;wff r<e"Ill",""es AI' l]Fa ', ,,1-01' ("aslal l).",It>t'''' ''''l !'erm't A,'I,I;2atian J'>..." A : \ 1,>1- 1; ()G '6 
~vtal e,)nditi8ns reel-Hiring IRe-aPI~t£7H1He-tmplemell~ cen~tFUClt<3n hest man.lt!l.!IHeffi 
pfa~l+Ce.i. pr8'!il·h!o-dH1U:"!'ht ttlleHtnH\1~H iHVH'jiv~ lana';Ctlflin.;.-fHtfH1+.-.t::rRs. and·1,i I)nd l l?~.; 

~/~ renee h. igilL .... t1ld-Hlldefh' I," J"vdermenl-+fH!Ccffidanoe " ilh lbe al)~rey"dfinal-I*""'" 



,\-:i-VI',\-15-0026 (-122 (,tllOd Ilhd 1.1.(') 
Rt.:vi~ed j:indings 

The project is propt'scd fin two grad"d 10" in the middk ora residentially /oned block (Rlli 5-
1-0) ill the North Venice SUb'ln't! within Ihe City of 1--<1:> Angeles Single Permit Jurisdiction nrea. 
rhe propos('d project fr(lnls Grand Bouk\3rd. a wid~ strcd pa\cd nn tup or (he original Grand 
Canal of V~niec. developed by Abbot Kill ney inlhe eMIl' I <)OOs. I h~ site i> approximalel) I.O()(l 
!Cd inland or Veil ice Beach and Oc,''''' Front Walk ([.tll ibit I). (irand Boulevard and the 
.... urrounding residential hlocks feature pf(·c)ominntch .... in . k-tamil} n:siJcnl:~'" :md ourJc\,..:, of 
\myin£. J.r~hit(,~lUral st)"Jes. F.angiRd fFoln tlAe ', lor. h:l Tlu.' hnflllo, lin (he ,uhjcc( bJUl,:h and in 
th\" :-.urrllunding nelghhurhood an.' nw!'>t" onr ;uhl t\\o- .. tnrit' .. , ,,;th m:.tn\ \\0(1(. 
hun!:alo\, .. : tht'rr arc on" a fel' !lln.:",'- I.·r\ rill - r,',pl/j;:\.l- T-h.Ja I e:1 ... ... I:-,Id~tre (~xhihil -'), 

lloth fe,;dential I..>\> Jlr~pflscd lelf dc, c1(lPIllC'lt are app""inl>ltcly 25-r""[,, ide b) 90-lcc\ dt~p. 
In ncldl ti lJn. a separate! De Novo Coastal Dc:v<.:klpmi.:!lL P~mli[ (COP applicath.m is pl.,·nding with 
the' Coastal COl11mission I'm deH'lopl11cl1t or a l\vo-s\on. 29 toot h igh. 1,800 square le)ot sin!;lc­
family home and attached two e:lr-garagc on the adjacent kll at416 Grand S,'u levard. <;cpar:lte 
appli';"lio", arc penJing wilh the L(b Angcks Departmcnt ofCil) Planning lor a !\\o-story 
1,462 square lelot home plw, <120 ,qUilT,' ((','I two-car garage and a three-story 4.l;~8 squarc foot 
home plus roofth.:c'-. fInd 397 sqUi.lft.: fOOL two-cal' g,lragc tin three adjl)tning loIS to the ('~Ist ( .. t~--i ­

,118 Gn.md BlvJ). one of '" hi~h Jot..., ar~ currcrH.) grndt'd and the latter two or whi..:h ar\.' currentl: 
ckvch'peJ ,>ilh a 19~O, ern duple,. 

B. PnO.lf.CT HISTORY 

],h(; :.;ubje-c{ devclopml.!nt is prop0:-'i.:d :across two hlb at 41 8 dnd ,122 Grand Bl.,ule\ arJ. \\ hieh 
\\ ~re p re.yiol1sl~ dc\ doped \\ ilh porlinn<;J l)r two <.Ii rrt:rent <.Iuplcxc~ (1 h~rC' \Vat; one dur le\ over 
t\V(' lot' at ~ 16 .. 118 lirand BI\d and a scwnd duple, mer 1\\0 lots at 422--12-1 (;rand Bhd). The 
1\ __ ,) duplexe, ""re wll~trllclcd ,>\CI' {'HII' I'csidcntiallub (LOL< 6. 7. 8. & 9. Bloc!" 3. rmct 935S) 
in 19·17. rhe applicant purcha,eo -116-418 Umnd BOll!c\ard on Jul) 10. 20l e and -122--124 Gr:II1U 
Boult.!,.trd on AUgllst S. 2012, On June 27.2013, ati.t!r re'\iewing infonnation submItted b) lhe 
applu;(l11L the Cit) ofl,os Angeles I l ou~i n e. and Communit) Inv~:"lmenl D(:p~lr1mCnl det~nnim::d 

lhal all four units \\ ithin the !WO prc-cxi.'ling duple\", quahiJed as .. tfordable under the Cit)'s 
Interim I\dministfallv ..... Pn.h..:cdurc:-. for Cornrl~ in1-! \\ ith the .\1e11,) Act. 

On Scpkmber 17.2013. the I .. ", Angeles Direclor ofl'lanning issued 0 Venice :o.ign Off and a 
:\-1cllo Ck:arancc lor the demolilion of each of the l"" dUplc\" .... (DIR -2013-2'i03-V';O-\'I I:-I. ~nd 
DIR-20 11-2910-VSO-MI.L). The Ci ty', tskllo Act Coord inator determined Ihat it ""S ink"i!>lc 
to pn)\ hje repla~cmcnE atlorrlablc h(.)u~jn~ units on-sjte or oO:'sif(>, [~lch f(:at:;ihjlit~ stud; \\ a<\ 

accomp:micd a one page II.kllc ACl Compliance [{c,iew Work,heel which ddinc'./c'(lsij,J(,: 
'\;ap:thk of being acnnnpliSihcd in a \ucl.'cs",ful manner \\ ithin a rcasonablt.: pt.:riod of liml.", 
lakillg into account cconomic~ \..'n\ ironmenlaL SOCial, and te..:hni,all~1(tnf'\. - ' 

On (k1obcr 22. 20 I J, the ~amc applican1 '\lIbmiticd Coa:-.tnl Development Permit i\pplii;~Hjon 
\.0, 5-13-0949 tl) the Commission pr\'f)()~ing to dcnl()lj"h tWt.) prc ... ~xi~1ing duplexi.:'S 'rannm.= 
1i..1Uf rc~idcnti{ll lot~ and l!onstnlCl.1 th((:"('-~tor), 30·1;)ot high. 6.166 three story ~ingk-t;!mi:) 
1I<)Ill". I he prop",,;d dcvdDpment ",,"ld have consolidakd thn:" 1m,. In a ktter dflt.cd November 
19.2013_ C(lnlllli"inn .t'IO· not iJled the applio:Ull ' , representative that the Ilropo,ed dndopmcllt 
w", incon,;,rent " ith the StHlld:lfds of the C03,t,1I A~t anJ the cCI1ificd V cnice Land llsc 1'1'"1 
and encouraged the applicantlo modil) the projecl and apply lor a local e0a,la l dC'"lopmcn! 
pel-mil from the City of I.os Angdc:~_ 



A-5-VFN 15-0026 (422 (;Iand 1l1,,11.1.( ') 
Rc\ j"ed Finding~ 

ii /Julldin}.?, /iU:Ofk.\ _,hull he \'oricd HUi! lJrliclll(l/~'" /0 provide (J pedes/riol} 
scah: u}Ul'h fcsUiJ" ill CWlsI.,/euL')' ~1'i(!t Ill!ixhhoril1J.,: slnu'W}'e'\ 1)11 .,mull 
I()/~', t:;llch Ino/dings ,-hul/ prtH'itie !wIJl(lIbl" space Oil the ,!!,rOlmdjloof" LJ 

g.r(JItJ1lIIL'1'(~/ I!l1IrOJ]ce and hlJu/\",'uJ,j)}1!, and )rindoifs:/hmling llu~ ."l/n.'I.'I ... 

jii rroJlI porches. },o)'\', and ha1colJj('s shall he jlrtH'ided to ml/rimi:,-' 

(lrdlil£'clllra/ "onell'. 

I h~ pnticct originally proposed under C03~tl'l LkH:lopmtnt 1\!Pllll Application 1\0. 5~ 13 ~09-+9 

W:lS :1 thrct:~slory. 30-fool high. 6.166 lhn;(' ~tory singh.:-ffUnil) homl' over three h' ls., \\ hich \\ a~ 
im.:onsiMclll with <..)CCtiOl1S 30251 and 30253 Oflhc ('oa~t:ll ,\ct and \\.ith tht.: policic~ of the 
certified 1 t JP h(:causl.: if was not ViSlWIl) compatible with tht." ~haru(,:;jcr of the surruunding ilf<:d. 

I h~ structure \ViI\) n01 con!'.istcnt \\ ith the scale. m:l,\t.,ing. and land,,~ap1..' of the existing n:")identbl 
ncighhnrhood and ltlt: proposul to cOnstflll;t one hnll~~ OH~r thn:e Im.<) \\-as inCOfhish:nt \\ ith the 
polici"' "fthe certified LliP. 

rho applica"t \\ ithdrc\\ the refercn('cd prop,,,ed 6.166 ,quare li)(lt ho,,<e from the ()rig",,,l CDP 
appli..:atil)1l and modilied tht! proposed proj,,'ct to incilloc i l Ihrct:-stol") . 35~f()ot high. 4.816 squ:trc 
I'Ol)t single-rami I) homt: with an attached 3h7 square thot (\-\<)-car garag.e on the subject two lots 
and a I.06-l -square fool .')inglt:' famil~ Ih·."n~ Oil a third adjat:cnl lot. That propos:ll \\as appro\(.;d 
b) Ihe Cit) of I.(IS Angeles hUllhe Commission li)und Ihat Ihc project raised a ,uh,tant",l issu~ 
\\ Ilh rc=->pct:t to cOHsi\tcnc,Y with Chapter 3 of the ('oaMal Acl. ;;;pecificall~ [ h~ policic-. rciJteJ to 
~..:cnic .and \i.:..tml qU:lIith':~ nnd conllnuni'~ character n: ferenccd abu\l:. 

I he "pplicanl h'I\ ,iller modified Ihe propo,cd pn,jed and ,nhmittcd r,'vi,cd plan> which fcalu!'e 
a Ihrct:-~tol). 35~IOot high. 3. i) 13 squart: fm.ll singlc-fmnil~ home with attached 367 ,qu:trc foot 
[\\ o-car gar:igr and fj s\rvimming pooll'1Il two HlJjoining Jots at -4 t8 .. ·.1'21 nrand l3oulcvmcl. Th~ 
r":\i,,cd plan") redUCe the siL'c and ma,,~ of tht: ..,tmctun:.' b} n:mo\ ing appro.\illl3lely half of the 
from pOr1ioo of the third :-;tory whi..:h front .... C;r~lnd B,,Ju!cvard (appr().\in)3td~ 600 :-.cuare fcd~ ..,t"l: 

l:xhibil 3), The n.'\iscd plan' Ul ... f\ caJlol1l cnlitrgcd windo\'vs and design Hrticulation:-. on Ihe 
rrol1l fi.l~ad~ of the hOllS':, Tht.: revised plait') propose drought tolemnt non-inv41sht.: l[1nJ,~aping, 
gutters and do" n~pouts, and rain catchment ci"terns in the side ~arth. 

The C'ummission finfh that e'en a~ modifit'd. the fl.'vised prop(\~al is s+gR-ifiea.nl) i1n,r..: noc 
I.:unsistcflt \\ ith Ih\.' ~tak·. ma:-"ing. and lan("'~apc Oflhc I.: .\i'>ting rcsidcnli:il neighhorhood and 
\yould.!!Q! ht.: \i'lIall~ c(lInp:1tihle \""th Ihe Ch:lraClt.:r of the slIrr()uncting art::.L l'h\,:re :lfC seye";"11 
other fhree-SlUr) ,1rtleUircs on tilL: sllhje .... t block, in..::luding [t 2.798 squ~'rt.: foot s.ingh;; famil)­
home at .:1.0..+ (Jrnnd Blvd. ~nd 3, t 5Q ~{lUa(e loot single family h(.mc 21 406 Ur.:md Bln!' appro\ \..J 
h~' th(: I.'\(:cutiv~ [)in.;ctCJf under \\aivtrs of ~oustnl Jcvdopmcnl permit rcquirt:mems (5·13--0,.10. 
\\ and 5-12-222-W: ,e,' ph,)t", in Exhibit ~) . Those home, wcre built 10 ncarl~ Ih,' maximum 
sift alir,\\cd b~ the ?oning cnde and the eel1itkd !.UP. and induded roofded.s :lI1d o;mOWer 
from ..,ctbtH.:k") than the sllbj(:~t npplicmi(lIl. There is Ubllll 1\\'0 story, 3.362 "(lmm.; li,ot four -uni t 
apanmcl1I building to the wesl o(the suhjeci slIe at.j I~ (,mnd Bhd. and" thrcc-,ror, 2.526 
squa!\.:, fl)Ol singl~ family home al434 Grand 13lvd. rhcn.:: art (\\n one-story ::otrllc1ur..:·s at -i26--l2~ 
Grand l,!l\id. ttl the cast oftht..· "lout'tject site and many ~)nc and t\\,o-:itory !)lrUC1Urcs {)n the- ()PPl.~..:;ilC 

side of the slrecl. 

Th~ Commi""SInD find, that the referenced l'\i'lillg largr ... ,nlcturC'io do nlJl r ... ·on·'''''·"' the 
pre, :tiling paltern of dC\l"lopmt."nt fin the ... ubjed hlut'" (Ir the dlar.u:lcr of (h(' specral 
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,\-5-\71'1'\-1:\-0026 (4:?2 Grand 13"" [1.(') 
Rc\ i'\cd Filldill~s 

('0;.1 .... t31 communi." (If \ eDict.'. Tht' ,i/c uf till' prup .. "cd hOI1U: "Huld b(' "rc:~lcr tll;," an' 0 

the e\.i~liug '.rudun ..... uD .be ,"hk"'1 hlm·k.., including thr four unit ;J.nartuH':Ul :Juildin:;:. 
Th ... · prolJo ... cd Uc\.cl.opmcnl \\ould he fUJI Clf ~\.'ait: "Hh Ihl' dlardct(.'f urthe ar:I!!!.ht'rJ.'J:'l~. 
espl'eialh when considered in combination "ith the related. pmpose" ,tructurc ,,1416 
Grand Boul{'\.:ard . I h .. · fmol th~1 olhel' l!lrgl" hom .. -, 1t\ht ill the area and an' altm\L' lin tbe 
}'oning cudc t1m .. ~ not ml'~m Iball'\r:n proP(:rn 0\\ " .. 'r i ... ('"tid!:,! In ma\.imul' U. ' L-. __ -; 

df!\(:lutHth.'nl uu{cntial oft"\en ,l1c. Section 3H:!51 of the (tt~"lal \('l ... tal~ ... lb;st th\: ~c('n'( 
ano "i"ual (Ju!llitk~ of an arl'a ~ball hI..' l'on,iJert:d a, a rC'CHi n,'c.:: {If puhl,c impnrt:tnCC ~!'Id 
!'-o('d ino 3{1253 ' tall. .... that ~J)l·\.·iall't'mmunitie"i anti ncighhnrhmKh ,haiJ h",' proJected. I he 
~ubjccl applif..'j,lIon \\ Huld not he cOD,jstenf \\ ith • he.:: ,ct:uic ~tnd ,i~uaJ n':o,H1! H'C' Pi" lh~' :lr~J. 

aDd \\ 0" It! ha\ c an 3th '-'1'(' l.'umu la li, l' trr'-'-d uD the f..'lImmUnih char".lch:r of \ t ' ; lU.'. \' 'ti.:h 
j~ defined a' a 'perial ("0:1"':.11 ('Hwmuuir\ in the I,.'\,·rlifil.'d Land 1 ,{" Plan. 

~.,.revisei!-j"epR'''! f"al"",,,.....k"-i"'lI front yanl ,e\l>i"k ",ill, a Ill"'" met high JrOtll-yara fon2~ 
sdback .... ",e ie"t frOllH"",-,~Iifljoc'AI 18 Grand flol1!.,""L I" drJ"f-hl-elhtt'e thaI th" 
d., ,,1"1'''''''1 preseFI'eortJ"""!leae ,(fi." 'eal, "h,~h "om,.i!"" •. , 10 te ... unittt'" ,11,1""6:"'- "r th~ 
ee!1l1T1URily-as-t>utit • .ee-il, Ihe eeFtili"d UJP"SI,eeial COllllili&&-J.retJ,";fe5 that the ffUAlI"t~ 
'he 15 lee! fr0'1I-7M~ethae" area \;hall-!J<, een',I",el"" Aa I"':R" IIHIII three fe'I ae,,,,,, Sf~ 
"""""red-lh"" the ~"l>lii ., i~e,· elk aElju<'<AI la brand-R ... ,lo" .. B, 'lA, _;ide "Ad "".",yare ~·enN'; 
:-.ha .. JI Ae €:8BS(l'HI:Hed"'flcrwghcr iI,dA ::ik fe~t aHtIl) f'bitlt a,> me~HiHred frt)Ji) nnrurel JI'3:de. 

~ h~ r~wi'\~a lHt:lpL',"sai is at··,o-efttlsbOOl1t II 'jth lht'-~, i ... tttlJ lancbeaptC of lfl~""''\{1mtfttjl\il:Y eec't11:l',l:!it 
I" 01\ i8«' <iAJHghH,.!.;r!lfl!-llnn in"",i" e-htne,eApi",: in Ih" 15 r;,..l-lh»lt 'dIPail,. ',,,h i,h " i11-1>;, 
ffiibl.· .. f"'.,,'"tI~KJe',.al1, ,,,,,I-will pl·~ __ I-frl'mlhe-l'_t r.,"~<, erllle hAm", 

+ll<=-i'''' i.,.a Brolh)s:,1 include, [I.. ,,,. of diffu<'AI ,,,,,,,,,,,"1<; fro": IRe ha_1Jf0flc1 .d :,.),1 aa,'r 
I~G Crana HI,," bloC \whicR is ."IHrollt'd·lry4lk'-':aA'e a~~li<aAHUnOO( the roblee. but 
~,e~ar11I<'. Cuo,Ia! De .<1, ~'TleAI I',·""il ~I!l. A :; VI:> 15 0027 (-Mllihi! .l), The p"'I~r",," 
:0.'1 hi",h f<!)Cd> rF""IIf~(l.h "rlh. 1\', t' pre!"",," 4e, ,,1"I'Ak Ab arc' "1 .. o ·(ii .... Aet-li .. ,ffi an" 
a!)e!h", Il1 desig ••. To fllrlher ,"~arnl" Il,,, w. e de> elPFITI<AI. ,d Ihal ,he) de !Ie! f'llldlilln fI~ 
ctlmp"'111d. which v'P>lld he jnC')I'~': with IR. ~.ftartt<.>!eF-0ft"e eeAlImm;ly·a,idel1li::ed in-the 
c<!rtilieJ U 1'. Ih" (ipplicam t'",~a,,<, "n<J.SI ..... • ... ~~nHdili9A 3 r<quir", .hal the "ie,"-Yiml rei,,"'" 
at Ih. " •• 1 ~i,le ( f the 1'fI1~.Ft~ (h'I'" e"" .. lIlt ", immind F' ,>k'lfHlle ',l1Ajecl .. il' aRti ,1I1e aejae, r:I 
f'F"J>erly ,,,11 (, CranEl illluJ.."aR!t...,h"" he maintained in a .fltfletiol1,1i ,;talt'-tlU()ugi",.H-the Ii " (l r 
t~2\ e!PflAl~Al. 

l_rJ",,*l-tiL.lIre IRal tl1<' ~t ... eIOP11le11t ;G em ri.~ Jbll" ~H€>"" Oil :he r,";;'e.!-j,lan,. en: .:,,:e:11 
,\-if.h-lI,e .. i;·" an~ 5eale of "lfff,uAa;ni! tl!'uel' . ...,' Itn~" Ihe I'2a, tnaA ""ale ',hich ""!:triilMtb 
!&4h ... ""iQM" .. haffl_r~j'flt" ee"""'Mnily-(b (>tHhned-~~1 UP~Sf'Hinl COIl<Hiion-4 
kqHires IRe "!lpli"am to dna .. !,,!." J"Yel<'(lfllel1t in "<€Ordan""" illl Ihe -'Pi"'''' t'd-linitl1~ 
*ciiicall) i""blliA,;c Ih .. "~1. landscaping rH(IIl. alld drainage I'lal1, 

As dc\cribed ill the ~.arrrCpOt·t for the Cornmi ~inn', ccrtifil'ation ()rVcnicc'~ Land l!'ot., 
Plan, allon-iog large homes. to be l'on<itructccl on (\\0 or more conwiidatcd 101'\ ,ignificanth 
ch'lD"es Ihe "h,mlelcr of ucighhorhoods: "The major th rcal to the unique ('harrletcr of thc' 
sm •• 11 peoestrian oriented scale of ",am Venice neighborhoods is lot consolidat ions. Vcr" 
lurge IlC\I\ residential projects huilt acl'm.s two or rnnrc consolidated lots would be 

I" 



t\-5-VEN-IS-0026 (422 Grand Blvd LLC) 
Rcvls~d Findings 

suhst~ln(ialh out of ~calc and character"l\-ith the- older small-lot V(mice neighborbuod~.'· 
Sec bttp:lldocumenls.coaslal.c3_2ov/rcporlsI2000/11fl"l0e-11-2000.(ldf (pp. 38_ 44-45). 
Accordin!!I ... Venice Land Ihe l'lan I'olin 1. A. 1 b forbids 101 consolidatioD' in some arellS 
and significallth re,h;cl~ i t in others. Under Ibis I,olicv. propo.<als to ,·onsolid:!te h'" lots 
Ina" he found to be cOllsi,tent nilh the Coasral Act lind wilh the Venice LUP nlli>, if 
proposed structures an~ articulated to provide a pedestrian s.talc and are de'igned to be 
\isualh ('ump:1tihle ,vah surrounding strudures. 

l;.tnlhcapt..' of tlu." 'unl.unding dC\l'lopm(.·nl. It dne .. n(ll fcatun' ... ulhlantb! .;..rti,,·u!.llitHl. 
bid .. • from ll1l' .. lUlled rOH(" hich h:h beeo (h:,ignt.."d to nu.:ct Ihe alio\\ann~ 1"111' an cxlra [j\\: 
[('l·t IIfhuildll1t: hl'ig-hl hl'\UnU ,hl'lhirt,-fCf.,t pl'rmilh.'d fill' O:JI ruur ... in thl' ,or::: '\ ,--,UK\.' 

,utJarea_ The "rchilcctoml stvle of Ihe home is also 'imilar to Ihat of the pro(l!hed adjal"ent 
Slru,'lure "I ~J(. Grand noulC\ard. and tbe 1"0 ha,e been designed to ,orround what 
appears 10 he a common court'\·ard and pool area. Buth on it, If\\ n a, ,H·II ~ ... \\ ~ll'n 

an:Jh/l'ci ('umulalill'h \\-ilh th· (lro,w,(·" ... cli~lc:cnt ,tructun·.lht, propo"'l'ti .1c..·,i..IOllntl'Ut 1:-. 

nt,t l·on ... "I~nt ,\ ith ~'diun j(J:!51 of th~ ( uasla) -\{'f ht'cau"r it "in nul h~ \ i",u:.I,1\ 
comnatible \\ i1h th,,' l h:II .... {·h:r of ,urrollntJing an:a, "hif.:h f"'·.ltun: .... prim;..rih ... m 

Opr"n~nts of the proposed project a"cJ1lhallh~ City·, public hcaring procedures \ iobkJ 
Venke resident'· du" process. did nOI comply with the California Environment,,1 Quali!y Act. 
and did not comply \\ ith Californiil (,ovcrnment Code Section 655,)() (Ihe ~1clln Act). I"hcy 
llrgnc th:lllhe V,'nicc IUP contains standard, 1i>r implem,'ntulion ,.f Ihe Mello Act which tht 
City of Los J\ngdc:-. ignt1fcd. 

I"hL' Ca!if'()rni<l Lcgisl3t\lrc amended the CO:1swl Act to remove ~()rnc :;.pedfic pohl:ic!:> rd~lkd to 
thL" ('ommi~~ioJ1's direct authority to protcLt affordJblc h(lu ... ing. in th~ coast.al /A)JlC. Section 
3060-l ofthc: ('(Klstal Act. a~ <lmcnded. contains tht.: f~Jllo\\ in:; poli..:ic;); 

(I) The CtJlfllili.,·"101J silt/II c!flcollragt) lifJlI.\il1>! opporlUnilic'\" lOI" pers(}ns t:~/ 10\\ and 
moderate lI1("ome. fll I"(TindliX h:.\ideJlliol clen:/o{llJlcw applicutions/or /0\1'- lind 
1I1Otleratf.'-incoJJlc' hOJlsiJIj!,. as defillcd il1ll1/rugl'lI!,h (3J (~r··,'Uhdil'isil)n (10 'd 
)eclioJ/ 655R9.5 (?f fIJI! GOlvronwnt ( ·ode. lht! issuillg ([g(!tlt ~ l' OJ' the cvmmi \'.\"iOI/, 

1m nppeu/, ma,v not require ml.'lISJJre,\ ,hal redll('!.' J"(',\idt!n!il.ll del1silie.) b,/lm1' lht! 
d2JlsifY .\OU~", hr (IJI applicuHI ~f III; .. r/,>nslll' SOliXhi is Idlhlllllw p,Jrmilled deil-\'i(l' 
or nw;v 0fdeIJSJlY t:slahlish:d Ii\' lo('ul :fJJ1in;,: pln\ dIP atldumnal de11.1;ill 

permiUr!d undt'r S'('('[;OIl fi5(j 15 (~f Ihe (,uverwut'111 ( 'odc, 1il1h.:\'S Ihl! J.Huing 

(J.~(,1I(1 · Of Ille commi.\siol1 OJ1l.1ppealmukes ajiudin>!! hased ol1.\u/lsllllltiai 

el'itiel1u,: jn 'lte tl!corcl. Ihallhe (/C]}SIIrW)/(l!.iJl J~l' Iht.' OppJiCIlllf emmu/ ji!(I.\ ih(t , he 
accolllUlot/(lied Oil/he sift' in a UJfIIlJli//' Ihal is in cou{i,rmill' ,dlh elmpl{' /' 3 

(COI1I1J1('IU.: illg H'il115ieuiol1 3UlI)(" or lilt' {.'erldled local ('{lchlo! prugram. 

f~) The Li'giJ/tllllre fil1ds (Jnd declares IIw/ i l h impuJ'lilJll jiu' fbt! ("oJUmj,\'siOll /0 

encuurage fhe PJ'lJIt'clioJ1 (~f e\"i~/ij}g lImlthe pro\'i.\;oll oflU.'w ((lifJr(/ahic Jwusio,!!. 
(JPP()I'IUJ1ilii.!\'ful' jJt!t,wm.\ t?f low and mOc/"rtlle income in/hi! ("()(// .. laJ :(Ji/t'. 
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A-5-\'I:N-15-0026 (~22lir:lIld Blvd 1.1.(,) 

Rc\ i ... cd Find ings 

repJaCCll1~m affordahle hOll~ing unit::. because th .. · Cit) <ktcrrnined that it \\''-!\ not f~asihl\.': to 
prm ide r~rla~e",eni .nordablc housing units. pur'uHnt t() the pr", i,ion 0 r the Mello Acl. 

Th" (ommlS"on h~, no jurisdiction to altef the Cit) " \kll,) Aet determinations. rilC ealifornw 
Ciovt::rnmt:n! Code I1'w1..~~ it clear that it is the rc~pnn(jibilily of the loca1 government tt) 

implement Section 655')0. 1'\ or call the Commission invalidate the Cit>" Calil(lmia 
Lrn irtmmcntal Quality Act ch.:h.:nllinatinll. In ils ~ub\jttmti31 ic:stlc analysic;, tht: C'ommi,S.,ion 
t(llmd that the app~lIant" s contentions regarding the Cit) " Me'llo Act and C"OA determinations 
did 1101 mist.: a suhstantial js~uc bcC3tht!' the ComlJ1i~~ion docs nol ha\c juri~diction to rcvic\\ 
lf1l)s~ contentions. 

For 1i1(' rC:.lson, dii')Cu,:;sed above. Ii'll..; d\,;'\ I.!lopmel1t is ·IOCl.Hcd Ilfolloscd within an cxi"ling 
dcveloplo!J area that because uf ih unique ('haracteri-.;tir~ is a popular d~tination ,)uint for 
rccreational use~. In ortler (II he cun~i.'h.·nt" illt t lH.' \ i~u:tl re"itlun'~ and minim lalilln .If 
Jd\Cf\l' imna('b 'lolicic' urthe (naslal \Cl. nCl' Ul'\dopmCnl mu ... t he dl',ign{'d 1(1 de 

\bu :.lIh ('ompalihlc \\ith thl' C'har.a.clcr of,ul'roundino area ... and 10 aHa. as c:'8RJiltl,lh::a. ",ill 
~~t" the "h"ract~r aRe! cale l>H""",,,,roulldiAg area, has ~",A a<!!iig!lI~d-hh~ 
~fdl-H·Hegrity, aHe 'Ii ill a\ lid t.:umulat 1\ 1.: ac.h er~e impa'h 9,n \ j,ual rC~.lUn:~, :md 
l:ommuni~ character The propH'l"t1 borne .... largrr than all' other ,trw,"ture on the suhj<'t.:t 
blul,.'k :wd" hoth indi\idualh tlod in romhination "ith the related. adj:u.:enl IlN)po,("d home 
at 416 (.rand \,t',. j, illI.·()D~i,'eJlt \\ rth the fhar-•. lt..'lcr uf the area. Therefore. the (lHnmi ... ,ion 
HllJ, Ilut the ~ .. d.,pm<m. ru; GBRdilio, ...... l.cAAkl" .. , denie. the propost'd development due , .. 
it> incunsistelll" with Sections 30251 ""d 30253 "rthe Cnastal Act 

U. W A TieR QlJA l.ITY 

As originally ,unmined b) the applicant and appr."eJ h) the Cit) "r Los Angcl",. the propo,ed 
pwj ... ·lo!t \\ as not consish.:nl \vilh Section 3023 I or tht: Coastal A~t. which state..:: 

lite bjo'oKicullwodl(clil'i~v anri Ihe l qualify (~! t'oa.ua! ll'vlers, .strea/ll .... 11"<lllw1(I . ." 
('sllUlrit· ... and la/ie., lJI'proprialL 10 !JUWIIUIn optimum POpululions of 1II(lril/{' 
tJr:~a}Jj\m.\" and.Jfu· {he pro/I.'djoll (J/,llIlmun he/ult/t shall ht' mainlaillt'd lIml. \I'here 
kwdble, restored Ihrough. a{IUJI1g arh(,r IIlt'a!)s, mmimj~inJ; ac/n?f.·;e (Ij'cc'\; I~r 
H fI.\l!..' water di\(harKCs and I.!llfrailllUCnl, cOlt/rollm.S! FUNoff. prcl'r.!n1iJlp. depletion 
(~f }.!rmmd lj'(1/(~J' supplies (111(1 slIh.\!wJlial mJer[c?rellt't' h'lIh',:m/uci.! H'lIIC{ .I10l1·. 

t!llcallJ'ogilJ]!. wa.\I..! walt!I' ree/wIlLl/ion. IntlllJlailling no/ural tVf..!,eUJlitm I}UI!(~I' 
an.:os IhUIIWOh:CI riparian JlObiwlS, <lml mil1imi::inf-[ allerllliollllj"Jlt.lIUl'a/\/rt'ollJ.\·. 

(he (' it)' appro, 1.:d dcvt:hlpmcnt \'-,IS not consistent \\. ilh Section 30231 of the C0:ls1al \..;t 
lk~ausc th~ ,ill: pl:m. diu not t.;all out on-sit~ drttin:1gc dt=\ ic<!s and tht: special condillnn"':l ()f the 
appro\cd permit did not n.:qoirc con~trlJ(':lion bc:\t Illanag.cm~nt pra..:tict:'s to pn..:\ enl di<.;chargc or 
COlhtfllCtioll (kbrl:,. il1t() coastal ":.Hers. The ('it} -approved development did not inciuth: a 

b.ndscape pbo or (\!qui rcmcnt fi.'1t drnughllukrdnl landscaping. fhe Cit") -:lpprovcd <!t:.·\C'!opmcnt 
(lit! nOllJ1cludc kalun:s llr requirements for \,;ontrolling rUllotTur ~lIrfa~e \\at..:r f1\l\\ gener:nt.:d OB 
:;il~ or from ~l("1T'ln e vcn1s.. Additionall~ . the tit)' '5 appro" .. 1 \\as 1101 consistent \\"ith section 
30253(d) of the Coaswll\ct \\hich l\.:quin.:s IlC\\ development tD minimu,v cncfg) usc occau\c i1 
did not include requirements for ill\\ w:H1?r'Cl1crgy U~C appliance~ Dr oth~r tcn.tur~s dc ... igncd to 
reduce n;S{)UfCC lise during Califnrnia';:.; c.\.lrcrn~ dwught. Projl:ct (){lpon~nt~ abo argut.!d that thi.· 
proposni ')\-\imming pool \\<1:"1 not appr~lprjalc during Cali li1rnia""':I extreme drought. 
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A-5-VfN:IS-0026 (~:'2 (,mnd Blvd 1.1.e) 
Re\-' is('d Filldmg' 

The Cit) or',o~ Angeles is in the process of f)fcnadng a Local ('()~l~tal Program for the 
V~nice "r"3. Approval orlhl' pmjecl. as OOI\tl~ proposed. ", ill not ~ prejudice' lhe 
ahilil) of rhl! '1\)c31 government to prcp~tn: tllIl.C:P that is in confomli t.) \\ilh the fO\lsions l,f 
Chapter 1 ortlH.~ Co~r,I.a1 Act. In narti<.-ular. appru, iug (hi .. hom..: .intl rtll" n:j~l1l:lj ru.llll..' al ..s16 
(. nmtl .\ \ l', \\ fluid modiC, the i:h.uath.'" of Bu.' m:ighhorhootJ. then.'h, m:JJ..in:; it morC' 
dilfi('uft ror the ( i1\ tn adop' a I.ocal ( oa ... t~1 Progr.lm 1h;,lf prl'.wn c ... ;.lod prol ·r .... fltt: 

.('\.i'ling cnmmuDir, chan.u:tcr. Proh-clin;: cnmmUl1It\ ch~ract('r j, j da"k l.'UlHl:l:ttne 

imn;Jl'h uc. and {hi, "ruiN" t:'ifll'l'lafh \' hen lnnsidl'rl'd in l'olJlhiu:.uion \\ It : thl..~ rt,t.tc:d 
IIrntHJ,al ~I 418-421 Craml \\c. and othc-r p •• ,I.l·urrcnt and prol/ahh: futun.:' ;nuJcd:-­
Hnuld prcUHlln." the (i1\· ... ahilin to prepan: ~nd adolJt olD LCP lilal prulc:t:h lbL: 
\·~I;llmunih· ... L:\.i.'ling chanlch:r. Th~rd\lrt:. lhl.:' Comrn h ... itlfl (knic\ the proposl.!d 
d\.!"\t.'10pmcnt. "~~)Ilsi'lcnl \-vilh tht: pruvi~ion:;. vI' SC(;fion :10604 (a) of the Coastal Act. 

G. CAUfORKIA E;-;VIIHl.'1l\l£:-' TAL QLALlT\ ACT 
Section 13096 I il k 14 of the ( aiifmnia <-'<'de of Regulali"n, rcqlliro Commission apr"" al 01' .1 

coa:::,tal <.h.;vciopmclll pcnnit nppht.:ation to be sUrpl'lI1~J b~ ,I nlldin~ .;;howing the "pp lic:H it)tl, as 
condilinned 0) any condit ions of appro\::tl. to o\" (,.'(m~jst(·IH with ::my applic(lhk n;quircmt!nl~ of 
the Ca!ifomia I,,,vironmental ()uulll~ Act ((,H)A \. Section 21 08t1.5(d)(2)(A) of CEQ/\ pr"hihih 
a proposed deve!opm\.·nl from being appr{l\'cd iflh\!rc arc feasible altel11~livcs or lC~l\jhk 
miti!,'atinn measures avnibhk .... "' hich would ,;uh ... lallllnih IC;""ien an\' sh:mificant ild\:l?fSe cffc,.:t 

~ . . -
\vhich the activit:- may ha\c: on tht..' cn\ ironmellt. The Cit) is the h:4ld agency for Cl Q:\ 
<.:(unpii;lI1l.:c and afkr preparing ilfl Initial Stud~. thl.: C it) ()doPlt:d [\'1itigntcd '.;cg<lti vc D~cIJr31i{}n 

"0. r:"V-201~ - 1357- "I"f) 

A" 6PHdit ifl lli:O proposed. there are n~ tC~l\ink ahcrnatj\c~ or uddition31 fcnsibk m itigat ion 
Ifh...'aSllrcs aV3i1ahle that \\ ould \Ulhtantialb Ic~s(..'n an\ .... i 'nifi~3nt 3<.h er .... e cn(,:~t thi!1 thl.: .1c:i\ i t} 
fIl3) ha\c on the t~n\ ironment. The d('\ "'npmen. ha~ nflt hl·(.·" dr..· .... igm.·d to dimin:..lh: ali, ,'''l' 
"fll.·ch 'U \,omIllUnil\ fhar:J.clcr and" i ... ual rC""oun:t..." .... The applicant could construe' lip to 
four Je~!'! ma~~i\"(~ homes on the h\ 0 lOIS subject to this application. ('arb of \\ hil' h could bt: 
de,igncd consist"n. with the character of Iht ~ur,.ounding area and with the Chapter 3 
J)olicic~ of the Coastal Act. ther~b, miligrlting the proice"~ vj"wliancl aesth('tic impact:o.. 
I hcrcli'r..:. Iht ('<1I11mlS,iol1 *,,1 ,thai lA' ~ri~2 eJ proja!. e, eenait iaA"J to milig"k iA ' 
i<kIllifi"J ""1'''''1.. i, 11~1 el1yjfElAI11<",,,II: J'"II;;~iAr rea.;i:'., all~FIl&~nd-t"'n "" feliHe 
~",*,wifh'-Ill" .. "equil'emel1!:; "flhe (',)"&191 ;\el 18 eeAle~'h0A denies Ihe propn,cil 
pt·o i(~\.·t becilust' (If the a"!li1abili", of i'n, i nHlfllcntally preferable aUert13ti\"cs. 

10 ~ln\ evcnl. CF.O:\ dnc ... not apD!) to pri\u1c projects th:lt puhlic agenciL'S tiro, or 
"i,appro,c. Puh. Hes. Code ~ 211180(1)\15). According", hee,usc Ihe Cummi"ion denied Ih,· 
pr()po~ed project. it is nul required 10 adopt findings regarding mitigation ntea~urcs or 
nlttrn:lti\('"~. 

Appendix A - Substantive File l)oculIlcnts 
I. Cil) of L", Angele, Ccrtili~d Lund I'<c Plan lor Venice (2001) 
2. Coastlll I kw h1 pmcnl Permil \\ ai\cr No, 5- 13-09~9- \\' 
3, City hie f(,r Local Coaslal DeVelopment Permil 7A-~()14 - 1356 .. (,lW- JJ\ 
4. City hie for toe:l! CO",lal Development PC'rlllil I.A-20 14 -1 35S-CDP- IA 
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STAFF REPORT: APPEAL - SlJBSTA'\TIAL ISSUE 

Appeal '\illmh(,f" : 

Applicant: 

\gent: 

l~()cal (;<H ('rnmcnt: 

LUl'at Dct"!!\ion: 

Appdl"nh: 

I)rnjt"{·t Location: 

Starr ltt'commendation : 

A-5-VEN-I S-OOS2. A-S-VEl'. -OOS3, & A-S-\ LN- I S-005~ 

Fahian Be\e/", Calirornia Eco Homes. LLC 

/\ppn\\<.11 \\ irh t nndition,; 

,\ppeab. h~ I.~Jb Ponct.:, (J~ul'g_(: (linL"ri .... R{lhin Rudi"lill. &. \bri.. 
J...lcillh.:n b\llP d,.:~i"HHl 0: Cii.: ("f Los Angek ... ,:;raming thrc;2' coa'Sl:.li 
d~\.d()pl1h:llI permit-- \\ ith ..:ondilions Iv-'- dt.·\d\mm,,:nt or 3 a .. ljol!1lng 
rcsith.'l1tial I.)ts, in .. :iul.'~ demolition \if a 2-l\lor) !-It!1il ap::mml.."fH 
huiitJ'n= ~tr1d ~oTls lnu.:t i o ll of (3) 3-... tor: sil1gk-falnij~ rl..·sidences.: I' 
appn1.\illlmd) ;'::;;~I~e! hig.: 2.MW ':>q. :i 011 :! I 95~ ... q. ft. lo t· 2) 
appr1i\HlHHl·I) ·'S-kl2t high. 1.63 1 ,q, :t. Ill) ~ 1.<)7·i .... q, flo lot: a:1d ~) 

appw:-..imatd: J~ - tu.:t high. :!.G62 ~q . It. ~}n a 1.l)t)() :-.q. 11. lot I:ad~ \'vHh 
:In tlll;ll.:h..:d :t22 "'~I. ·L 2-Cdf garagc. a 1 () w -f~){)t Ir .. ,'ll ~anf \l·tba..; k. dnJ i.I 

3X- tonl high f\\o f ac .. :I..'ss QruC'lt1!·C. 

Dl..'lt'ITnilli..' lh~lt a sllh:-.wnlia! i"SllC ;::-,:ish . 

{1\·lPORTANT NOTE: The (Olllllli ....... inll \\ill ·1(\( tall,,; h,'"linwIl: on this · ... u '''td'~li<tI i ... ~~ 
fL'CClll1rlh.:nJalillB LJI~I~ ... \ at !easl three (,x)mmi ... ,it)Jh':l'~ r'-'"que .... ! it. ·Jh: (o~lHni, ... inn. Il'liI ) ;1 .... ,., qll~· ... l!l)l1 .... PI" ,t.h~·. I 
apnll .. ·:J.Jlt. (111) aggnn-cd p...:ro,;\\l1. the Altornt.:) (IL'nCrall)!" .hl..' (''\~cutl'''''':: dl(c..:lnf prior ll' d\"'k[mlnln~ \\hl.:1lkl 

\ll' !lot 10 IIik~ h.''ilil11ony n.:g:miing \\ h..:(I1(')" Ihl: ~;PPl.':ti r.li\I..'''; a "'lIh,;tanti~lt i ... ..;t;( If tht.' C()ll1l11l:-. .... i,)ll [Jt.:. ... >;. 
tr...":-wnutl.Y rl:;.'~lrJin~ \\ hether [h ... appl':ll rai:-.t: .... CI 'ub ... t;lfllial i ...... u\:. :t. ...... timnll~ i ... t~t.:lii.:rId)) !tl1d :1; the di ... cn:li\\fI 

Ill' th\,o Chair hmH~J to J minllt<..·s lOlal pl.·r "H.It:. Uniy (h~ app IH.::IIH. pt'r .... ~\lb \\ho nppo:.;;ed ~h(" ~Ippli~;ttr~)fl 

h..:f\\fl.· tltt.' h);.;,tI g.LIH'J1Unl:nt (l\r th("'ir rqxl.:sf.:nlati\\,;:-.1. and th .. : io(a! g()\\.!mml..·nl :'>h~!I: bl..· qurt\ilicd to t\'-stij~· 
during thi:... ph;::-.I,,~ of lh~ ht:aring. Othc..:r ... ma~ 'iubmit ~OIllIl1L'nls in \\filing:. I: thl" C0l111l1 1 .... sion JinJ~ that tn:..., 

arpl."JI r~ti..,l."~ ,j SUb:-.t<.lntial issu('~ the tic no\ {1 ph.l"'L' {\j" the hl."ar illl! \\ ill (\<':~lIr .It :1 fuhm.: Conll:1i"'''!oh)Jl 01(.;.;1 illg.. 

dunng \\ hich il will take puhlic h:sLimon~·. 



\-~ - VI.l\-I'-(J()52. A" Vf:'\-15-o05-'.\ -5-VI'\ - I' -ou:'-J 
(1";II"lIal' dl'\\..'1" (alilnrnia h .',) Ilnm(.-.... I 1,(", 
AppC:11 'iuh..;tanli:ll J.,.'IIl: 

SliM MARY OF STAfF RECOMMENUA nON 

Th ... · .... Iuff n':l'{)IllIlll'nd:-> that {hI..' Commi,silll1. flflcr pul.1li...: IKarin!::,. (1< .. .'tcrminc th:u n !'Ouh:...tmllial i ... ' LC 

(: \i ... f:... \\ illl ("'· ... pl."CllO tht' rwjt:...:(" (ullli)Jlf\ily \\ illl Chdph.:r -' tlrli1t C\K! ... l~1i Ad. lhl..' Cll~ -:tPPfU\<.:d 

pwj(Ch an..' lhH C{Hl~istcnt with thc comlHlIllil·~ dltlra~h.·r PI" th\.' surrounding :lfI .. 'a 

()n .lui) 1·1. 2015 . the C it ) :'1>1'"",11 three 1",:1i CD I' , (1;\ -201-l-()~c9. IA-cOI-I-OK11. and 1/\-20. i -
0833) for the ."':!lHe appliL;1Jl1 (':llitom i ~) h:(') ! I~Hlll· ". I.I.C) appn)\ ing the tk'nwlitil'ln 01 J ! \\\i-,;tpry . 

!()ur-unit apartment hui ld inJ; Ih~t1 "'pan.., 11m .. '\.' rt.:~h.knlial lots. and the COlhtfud ioo of lhrcl.', thr~(,-"1f"(~ 

'iill~h.: ralllil: 1\ ::-;id('(H,.·I".'S (one on each lin) d\.''idihl'l; a." follll\\s: J) appl'(\\imalci;.- ~';~ji,:""1 high. :UtXU "'-1 
n. 011 ~I 1.\)~8 sq. It kH: 2} approx!mmcl)L' - !~d high. ~.63 .... q. n. on a 1.97--1- "'4. ti lot: dl1d 3) 
iI[)pmXilll<1lci:- ," k~l high. 2.('()2 ..,q. fl \\11 ,\ 1.9<'0 sq. 1'1. [1)1. 1::...:11 \\ilh .11) altl1ch.:d .~:!~ "it-I' ii. 2·..:.11" 
g~lragl.'. <.l 1 U.S -fonl front YiH'd :'>l..."th.1cl... ;lIId ,l 1& !"nol high nloi' W':Cl"',"i ~tnlcHm: 

'1I .. ·,'I}OI1 \0')51 ~II1J JlI133 t;;) rcquirt.' til...: prl,[cct il)J) ld scenic and \ i ... uJI ll\laliti<.:' '.Jf ~I.\a\l(tl ~'r...:~!s \\ ilh 
\c...:tinn 102:',' \.c) P:l:":l.,.(; tar:; 1\:qt:lrIllg 1"'-: ;1"I\h:l'!I (l:~ ,>\ ... pt.:":la: I...'.\mmu:'lill("'-. :l!1(' /1t..' I~' ~"nd)nnj " : :~:: 

hl· .... · ~!ll:-.!,: af th~lr unique c :ur;h,:IL'I1 ... 1i i..:--.. :m: p .lp,lb:- \i ... i tur .~t.'":\1Il:;: Je ... tin;~il\·') n- ;,,1 ... k r r~·~ '·1._1:h';iil 

iI "i.: .... Thl.: ~~r{ili;.:-d V~nl(.' ... , LnnJ L\ .... Plan n.llp} ,tatc"> Ih:H. {h~ thar~l~h:r !"lnd ,,~a\.;; (it ...:ing\;.·-ramil~ 

n (' i~llh(lJ"htl .. )d, 'i11l1u1d b ... maimailH.:d and th:! t lI1.dl J<.'\dClpnll'l1! shtHlld h\.' !)lIo\\cd pw\ictl.:d lh~!t it i ... 
l'ompatihk' \\ith and maimain<.. the <kn ... it). dWr:h .. kr. anJ s-'..·ak or thl' existing d'..!\('lepn1;,:llt (j>0!ic) 
1.;\,,'). ,'\dditionally . (1\,·\)a ... tal i:-.:-.lIL· !',d,>(d In I !~I.;' I { Pi ... !hl..' \1:-:":"';';11,(;;\11 . 11 ... ·-l1'BU·'.\ ";'"II J,,:;":'- " ~~!d.: 

~H1d ~H(:u",·(.:ttJral dt\\,.'r....it~ \11'\ l.·niL" .... a ... a ..... pt.'L·i~l ll. iI,htU: ( tl!l:lHl~nil\l 

I hl' Cit)-appro\\.!d projt;;':-h ak, appt.::11 to lili\,-, a :-..lIb ... tanli;:d t'l:SlW a ... to the ir i..':Onl~ml1it: \\ith ""'l,.'ction 
3(),~) I In;,,; Cot\\lal .\('t "hi .... h n.~qt! i n.:,\ th~ll lh\,,· "Lcnic and \ i'-llJtl! Yll:dili(.:'-. of l:\llhl:d ;:~n:a ...... IIO JII O\" 
I2nn:'.idd .... cI :wd pn)1<:dcd a ... ,1 rc,;"Ollr~c 1'01 pHbh\. Inlpt1rtan\:e ~md bl.: YiC;lI[tll~ ;':i'lfl)IXliihh." with [h,.: 
dlJnl(:!l"r c.j'the 'iurrounding an::a. '11k Cil .. \ 'a pl) ,"O\~d projc<':b abd rai.,;,: 1..1 ... uostanti.tI j:.;:-,uc <1:-. t·1 th ... ·lf 
ct\llf~)fJ11il: \\ ith '-..,\"'dl{ln 311'"'" ~l \..) ,\1' C ~';l ... t;:1 \(': \\hll .. :h ;·('Llu:r ... : .... lh.: :'~llll'...:ti , . • : ~l: 

anli !It."lghb. ·:-!llll'i.h t;l"!f. hC ... ;HI"(' I d 
~~~~~~~~~~~~~~~~~ 

pv inb f(\r rl.:'l..:"n:;ltt, mal U"'"· .... 

rh .... :-,1JI~j ... ·..:l ~i!t: i:-.. ~!prro\. irnah:b 1.30(1 kCl lO~aml ,)( V1.' n i("~ ika..:h in tilt.' '\.onh \"'cnl\.::~ ... .!h~m ... ':I. "hi\.;h 
Ii.:.i!ttlrcs 'l{}nh:~ and commerci:11 busint.: ... "i\.':-' \If \ ar~ 1J1~ ;m.:hik..:hlf<ll "'l~ II.: .... I'HngH; ~ ifllll1 <,\I1( - '((Q':- ".ood 
bungalo\\",,> to thn.::C- :-'l{)J) - plus- ro~~IJt:ck llhldt:nl t!!n ... , qru:..:!tm.; ..... I Ill' dn.l'!l)pmUH lin th..: :-·.In.:k lIn 

\\hich Ihl..." Cj[~·appf\lh;d pfl~jl'i,..-I\ r-:."·dd,- .-.) pnlll~.rily sin:'l' - st()r~ .... ingk· .. I'amil) n: ... llh.:nc(,.'", Ih'\\~\t:r 

thefe MI..' a ft,\\ Ltrgt'j' apafll11t.:"111 hl1ilding" Itlld I\\() - ,\(If> 'iingk -nlmil) r..:sitkl\l· ... ~:-. ~~cro" ... tlh.: :-.ltl..'L"l. Thl:.: 
dl".' .... igll or [h(.' Cil:~"ppro\\,.'J prnjt'ct j:-. not \.:()n~i ... knt \\ ith !hl,; dl~! I~l!.:l{;1 d' !hl".· , It'~i~,;1 .... (lw ... cill\.· and :T1a"'i 

Oflh(' 3S-f~)ot high pl'Oj O: i.:h an .. ' larger ll1<m what ('·\.ht" \111 th\,.· block . Th(' pn~il..'l2h 11.1\;': h('o;:n (ksi~',I)(:d [0 

lilt.: maximum all()\\ablc h(.'i~hl f(11" Iht: i1n . .'a ;'!l1d ini.:!tldL' ;\11 (h.ljlhll'lL'l1t t(,~r thl' frunt-)-ard ... t.: l ba;;~ \,1' 10.5 
ti..·d frnlll tIll' pr\)l)i..'r!~ lirk' <l~ I'PP\I\l'U til tilt:' l)(lnll~lll~ fCl.juired 15-t"ool i"n)nt-yard ..... .-1 b:h:f... , '1 It ... Cih 
:lppm\L'd r;.:r;;jdvl1('·("'\ \\IHlld b .... · la:ILT :mJ ktrgL'r than ~n~ ()tikr \m~Ic-E1mlly r(' ... il.CIlI2(,S Ctll the hlo(:~. 
rhcn .. ·f~JrL'. th{' rnljL:;;t~;h ~lppr(l\t'J h: I-:l' Cit~ \\dll...'umu;ati\('!y chanfh':' the chara.c!(:1 or til,: V..:Hh.::\.' 
i.:~lmmun:t\ ral"\:~! \llhstantl~t! i..,'u ... · a ... hI thL'ir (:O~ll(lnnil: \\ ilh Ih ... ' C(\ast~1 ;\(1. 



:\-:i-Vl:'J I' 0052, ,\ 5-VLN-,:;-\JOS\. ,\ -5-\'1 '\-I~-O()'-1 
(Llbial1 nt:;u.;r. C a I t!orl1la t:.co I tornes. 'I I {') 
.\ppe,iI \ul""lIltial },sue 

I fO\\cH.'r . thl: Ii 'P dnt;..; h1Jn~ polk-Ie:.: to pn.::-.t:I\(' ~~nd prokd .... i~lhk Hndti -1:l1n il,; n.;sfcknlial 
ni.,;lghhorho\)ds (PoJicic.;; 1;\ ,5 [lnd Lt, ! L which can be inteq1retcd to ri'L's~r\'~ ih~ cxi-..ting hou:-;.ing 
~hX.·'" I'hl.: hUlld:n!;! 1h:u il\C" ( "ily uppr{ncd for "h:molilitln i~ a !i..'ur"'dl' ", .1!"l ,lr' ",_'" ~ I\,.. 11~:.., !lC 

C. 'd\.. ..... ,. ,,:l· ... ..,:!,k h' .1 \\ lJ\,: "'rl'L'(nn~l ; ... . (11 ... r '''' .. ii' - The ('i~}-appn)\'cd 
pJ'.()Je~1. lH) the Oilll'!' nand. \\ouid y!eld thrL't.' ... ingk-llll11i ly housing units. whi..:h \vou!\l onh be 
~lr.::r.::t:',·>ihk· W ~l limited .... pcctrum of the pOrUblion. l\, t:rrmwcd b) 1111.: City. tilt: prnj\.;l,;l \\fHdd 
t,;. lminah: J1ltllti-i~ll1liJ) ft..·, it1l'ntial units and f..:.· )1.1(" 1..' them \\ il h i't:wt'r ~inglc~b :l ily unlh. Illl r .. ·n:, 
,· .. :fl:,lTlcliKII\'(I·;;, ).; .. ~ .1I..,ql'~·h. . .• 1lh. ... . ,lil_i .'I:-·I~(;il !;:1...:krnI1hL· :fronl 
nHll t! - j~unily h} ~in glt:: - f~lJl1il ) J1,1 ,'- ...... . i 'll!jj \ . '. l'1l_\'s actions contrJuk·t If P Policy I. \ S. 
\'\ hi~h ,l ....... ~rh Ih.lt ml .. - :tml rl"gh'~ ,h .~ .i ') .. :ret f.' :.f'a H .. thl: (' lh.: '. 

th\,; . '1p,h'\t.: •. ," CP~ \ .... r .. .., 1 'uIJ,.-: pn.·"'I.T I.,'~n n. ~LI. ;. 

rile ~lrp\.·n;tI1h al:.,:o i.:nntt.:nd that Ih\. elt} -apl'fY"l'ti dl.:'H:lopmcl1t j...; not con;;iS1C!1! with "\..~c[io n<; ,10:::5 f 
~ I nd '){)2)3 nftht' ('oa-.t:d <lei ht:cau:-:...: IhL' hu!k and '-;tait.' ()I"th t: ... lructurc..; lTH1Y not be c(ln:-;l;:.;tent with lhi..' 
-.:hara;.:h.:r of1.he Nmih Vr.;nicL: .;;uhorc;! 

" .... I. \ 11'0 ~ .. ':' ~'i:u ~ .'-';- ~ . I I. • a... .. \ _, ... 'i..llIll,' p\.T' ' ". 

\\Ilh ~ h( ,.-h.lr;!!,. I,:r . I(T! ur.J:n~ ~~ rL"'J'- ,lnu t'\. '. ;'C )'\)1.:";'.,-J'I \1' ~( n,·. ~ r:~' < .\ d '\..'1. I' ... ·'1 l .! .... 
't~ ... all~ )r{l..: . JI !\jU ..... \":.(;"~IL"'.\.'''' 'I( . a:-( popL:ar \ hlt)1 d_· ... ltnal 1 '", mh It r L"I.. I.:, ...... ~ 

\ ~n!I.·l.' \.""·rpUJll:, .n .. ,Ulilnc rhL" hL"i!;\..h. l:l \.. ,.{",;r!,\.llk I~(.· \...I'1.!I, i.r't th\. c "'.. . rl 

~t,!c...·"'l lhl.: l.'·:hh<}'I1f ,\d, 1 In.,f ~. nl1 !pL'1LJ.1r\l,r1r.\. ):10:". 1 hr 

\ \~h':': ~ ..• 1' • . ~ll' .\lit:, \,hi.( I L· '!'ll\..' t·; :It:\;'r ~ ;nd (Jrand h,·uk\~t,\.o .• ,!lu \t.. , ... ...: \ ~ 

Ul:\L" f'l..'u in !l' .. ,If ;';cIHur .I' " ~lf of \!. t.., 'h."" ,j<.ll) 1(\( 1 h.'I..·.1 ~ (f1\\.r-", ~l\:Jl"-. 

F\hihil 2 ka!ur,,· ... ;l map 01 the 1 !i:-:.i<H·!C Venice ('anal..... 

\Vhl!( the l.:crtified V .. 'nice I liP is Il,)l lhL' \tillldard \lr p. • .-vic\', !i, r lindlng "lIbstanti~l! i:---':"1..IC, tb ... ' policit-; 
piw"id;;; gllllj:IIlLl.,' from \\hl.:::h till: t \')!ll!l1! ...... u'l1l..:<in ('\:1!Uah: th..: :h.l~lill;.h::\ " ~l .r(l: ..... ..:: 'j iHltl,!;oilh '1 

lillpa •. :l ... . " " ,..; 111 .. , I .;': L(' C " - .. 
\. ..... I.I\ .. i!.: ."l{' r :"'u1..T~ I'l'!, \.. :" • .. , 1I1;1 l'P ,~ -~ " . rJ! , " th_ .. 
k' , " nr"c.:nl he ,,' :;;nu , • ~ ... fl' . " ,. , " " , • , 

\\ hen dlC 1.1. P \\J~ ct.::rtified in 1001. the {.1'!nmi..:,:-,io!1 "':oi!,idl.;f ... 'd Ihe fh'k;ntiai imp:h:b lila! 
r1c\L"i('pnh':lll cOldd h:l\·c on nlnlll1Unit: ",'f1anlclcr and ad~)r{ed rc~kh::mj31 huilding !'\(andard .... ID t:1:·\Un .. ' 

d (,.'\dtJpmcnt \\;1<; t.!t.·~iglh:d \,j lh pc{k'')lrian ,>cak and .. :ompatihi;i:Y with <-:tlIT0Undinp d':\C!op!'k~m . 

(jjvcn the :-;p .. ·cin ... epndllHilh stlrroul1din!;! the ... ul~.i\.7ci :-oit ..... ~lHd {hI.' \':,.;k~ti~ dC\i..'lnpnH:nl pattern of 

Vl.:ni{.;.:. if i~ ilpprnrriah.: to u;-.{,.' the L:t'rti fit:J Lt P p(ili\.."jt~ for dclt'Jinining. ,dh:1Ih.:r ';1; 11;)1 th~ I'n ~I,.'-..:l i, 
;.:,)n ... i ... l~nl \\ ith ~\.'I..::t('lh ,',O'::~ I and ":,(2)"~ 'f th\..· C;\~I .... t~1i .\ .... : In thh LI:...':. i1-.,.c ,', . \ '. ' ~j 

I .t.' j ••• :~ ... 1.. .. : ' ..... ' I.'P:l.·v".:J 11:, l. ~I.J ~d I,of :'i,:" ... f\_:: n "t '11;,.' t:~tll ... a:,tl ':!l~::~,d ' 

C\. .'n~ ... ~ 'J(" 'll _ ~h, -h. i .. 

III its li!ldilJg~ illa! iht: proj~'d'" ,lr(' in (.:har:tclcr \\ itl!! ;.' sllrrnU1h:i ng arcn. the City 'lckno'.\ kdg~;:. :hat 
J"(:si"h,'nttal dc\,\,.'!opmt:nts ~m thi ... P:lfti\.:ular blf'lch an.: primarii,; onl:~"toj') dc\'i:k'plll,·nh. Th .. " Ci!; z!,T:-' 
m:lt...c n::f..:n:ncl..' to ulh~'f large, Bh)tkrn hOnil'\ whkh 11m;: n.:ctntl: b"''LT! appnYH:d in til .. : an::l. Ofrhc 16 
d:.;\{.'lnpmcllh thdi ih!.: ('jl~ n,.'fCr .. 'ncctl. 1301 tht'm an.' nol vn the '-,amc h!ock a" lhe .. uh,i('t:l ~H'o.i<':":h. 

;md t1h: thrt:t: !ha! arc till.: "',,!HC hlod" ,Ife l hi.' "iubjei.'! or till',)\' appt:ai!-, (pages () - 9.38 - 41, nnd 57 -
ill! of EXH! BIT 4). 
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{\ -)- \ ". ,- I 5-005" .. \ -~- \ 1-[\ - 15 -005_'. A-,- \ 1·.' - 1 5-1J05-1 
(F:lhian Ik·\~r. l'alJrorru<l l·.c~) I h.'IlH..'S. l,Le) 

;\rp~<11 - ")uhstamial 1~:'.lI( 

\\hl.:o :l!1'i\/,>...i in ~I rr·bir~.L!('/l \\,11' ;lH: ,.:.· ... !lJlb r,,:-:' IJdL..1J c\" l'nHo- I" I-:l" iiiL.'/\ ~ ,\\hldl 

hoa"t\ nllc ami two-SlOl'V ~ingh.:-'~I1'!'ih hom ... ·' ilild il[Hlrtl1ll'nt building", UL: rr !t"I..'''' ;1-". 1\ 

\..'lur~llh.'r with ' '! ... ~,·'l:'LndEIt.: ,1~! .... LI"'·' :h,( ,.:,>\.." ,Ih: \ lil,J) ' t "'--')1:.:,,:1 I h. rrr.; I·, :.... b"':gfn h'" 

. ~w ("\j~U)~ n ....... ltk:l~(' ... . A:-; ~uch. tht: "'i'!)i~~h U' III", v" 'll,!!!! til [i('lil.'\ 1 .:. III: E,,' 'l' .. \. f '. \\hit.:h 
statl's th:lt IIi \! dl'tJ"f"iHii lIiliU!! ! ": 1 \Nd! ':" (' i' 'i. C, ~1'1J, "t-, ' iI.' J,', ' 

t kl'dll/'1}1I. ... lIl • (iih'l1 the .l? n~po:'r.l:d (h:;v(h),rmt.:nt<,: '\:btivc di .... pn)p.;lrlioniilt: h(.·i,g IH~ ma ... 'l .• and l:nt.:adl..', 
lhc- ' hn:~: il~' 1)\:'-- 'r·. !l·H i:nll,i~iCn{ \\ 11 ~('25! l1l [it ... ( ,. ' ':b .. :I\l...i ih.: ... ,U\l' '.1..'\ " .. i~;,. \,~ ., 1', 
"': l_"'l'li.1l -k- \\ !I!' i)1..' (lI.lr;II..;,-'r, :--lITh umJ1n~ .I !GJ f 11;: { ' jl~' .. ,rprp\:11 of alllhr~c..;trticlt.!rcs is. not 
consislClH \\'i111 Seetinu 10~53 bt'Call"<:.' it J.);.'\ ,-:,t prl't\,.'l.t ,he I.,h.1l'Jller d·!l\.. ... 1" ....... ( "mtllt; ;] i'\ 

\\h1>.:11 1:-. <.l"\ ,l)O!;li \.'.111"'1 jL'''UIl.1P lit "1\\ h1nrr~~l'I:~t :'!'11;d ,1'>. .. ''.; , 

Ille City ' S '\ l'l i('l' of ,. mal l. oct! Act ion I ill" I ,0t:a l <. \)i.lsta! Dcvch 'pwent Pl:lmil "i\ d:-'. /.1\ -20 ! 4 -u:)2'J. 
I.A ·2{H·1~()X,1 1. and /;'\-20 !-I -OSl) ~tnd aC(,)lllpilll)inJ; ,..,tidT n:porh and fit..: n.Tord_" <lal..: thaI {hI.,' Cny 
applied the rh}lick:-: oj' Chapt(,f 3 oj" tl'h.' Co.hlal ;\(1 and cI)ndud(.·d. in part, that the dr.:·\-t:]{lpnll:tH. {h 

propn-.;tU ~lHd conditiollt:u hy th1..~ <. 'it>. \Vi)1I1J hl..' ~o!bish.'nt I..\jth ( h<'lph.~J' 3 of the (("~bl:\1 A.;'. ;:1nJ \~ ill 

nOI pn.:jlH!ii.·c ih~ ahilil~ (}ftlw Cit> to pn,:p<.Jft,,·:.tIl I <. P 1"nr the \'t.;nict' Coas.tal/.(llk· 

A <..ub:.,wntiid i ........ uL" t.\ i:-:.b \\. ilh l\.·"PL·ct h' tll-l' prnjL:t:l:": t.:iI111(mnnHCC \\ jIh C hf!ph.·r 1.. or tll;; { uir .. ,t:1i ;\(::. 
anJ with the approval \)1' :lit 1Ilft:L: ll')(:al c{\a"tal JC\c'!\)onh:m pcrmih., bt.~cau:-.e 111..; <. ~ -;.;1"1"" \' 'd 

PW,ll:(h d,' lwE ~h.h:~JlIJlt.:!~ mlllgEh: til .. i'\(·,!.:~1'd.; ~" 1llJ1lllr1l1~ ",:l ',.:r:,I...t;.::- imr'<l\,.'I,! '1r..' dnL' ':.'111 , 

Thi..;; impact could he milig:lh:d if lh~ pn\jc~{", \\I.:rl; n.:d...:signcd Uf (:ondilinm.x! W r'..~quin.-' kiItUrl.."'> h) 

minimi/c building height and ..;i7C. not pr\)\idcd lart-:~ . .'r trolH ~ :lrd .... C-lt),i..::l-.:-.. ;'_nd [Jrti1..·olnt.:: l::~ch 

..... lrtIClll(l: ('oli,,>i<"'h:nt \\ith ~t1rwunJing tk·\{;h1pnH:nt. 

Only \dlh \"~'lfe-rlll f1.'\i .. '\\ or rh:.: Cit)-:lPPIO\l'd prp,icd:o. \';,lIi lh\.;' Commi",j{)!l J..'lhl-ift...' Ihal cnrn!rl!r!lit~ 
charach:r j" PI\.lH:~ltJ. If it limb that a substanti:d issue {.'Xi\b, the Cnmmi .. ,i~)[1 \\:in h:i\ I.' 11'1..: 

~lpplll'hlnil) to n .. '\ic\\- dlHi <!l:i {)1l l h\"~ pn,tict.:h <1t lh\"~ "uh ..... \,.~qlH:nl d\.-' 110\- ,] hi;:~iriJ1g.. lh':i'l.':!()f\; . llw 
( , I!l1 ll1i .... "H'!1 'iIlJ~ that ,1 "u~'<>ti.lntlal h':UI... \.'\hh \\ ith !'(,'C.Pl·ct to the (it) -app!'()\'{:d pro.!~(,h· 

~\)nf()ml;HH .. \.' \\i:h Chapler j lwii~j,;,:, orth,,; ('t.~;:htal -\ct. induding :,c('!idn 30~51 ;)l1d 30::::5.~, 

AppJYHlg the live Eh,::lol:-' li"u.:d in lib.: PliO] \-.:dioll ..:bri1!t' ..... liw t liH,: apP(;HI<;; f<li .... t: ";l. "Uh"la111i:1I j .... ,tJ\;·· 

\\ilh rl.::-lpl'ct to l'hapk'r 3 <'f tht: CO:l:ilal t\~i. :ll1d Iht:fd~)r 1..'. dtl me(:1 tht: \llh"il;lnli::dily "l~!lHlmd of 
S.:...:lliH1 ')026.:'( b)f I). hC~'HJ',t.; the Otlltm: \Jf th~ Cit) -appw\cu pn~Je\.'h and the loca l ~oH~rnrncnt :ldl\)J) 

arc no!. c~.,n~i ... ll'nl \.\ ith polici(.:-., 01' Chapkr 1 oj" th..: (·l);t ..... la! ACL 

I"ht fin.! titt:l\)l i .... ill<.: \L~~H~"---~_Qr Eld)}~l.L~iJ,~LJ:~J:d .2,!}DJ}5lrl :~lr liH'J.£!.~:..<!L1:~:nUDs:!}.r ·, _~k<i.\.i(,)J.l 1h~lt til'.: 
d .... ·\I.:lornh·nb an: CO!blstcnt ()r mCtm;~bkn{ \\ ilh i.he fL'!...'\ :IIH pn)\j<.;.i(Jn<, Dr th~ (\1~! ... 1:11 \cl. \\irh 
n.:g.ltd ((i tih: !.:oIl1Jllllnit) (ilara\:.t;..:r po!i;.:h.,·s of t!h.' CO~hl,i.I! ,-\C1. tIl\.' <. 'il~ ':~ find!l1~:-' :-:.lat~ thaI "/I/he 
\1.'(/1(' fili.I Ji/(/.I,\jn.!.!, or 111<, I'/"Ujlfl.\i'd hili/din;.:,!,! /(j}'~'J (lfipira/ tllmjJo/'t'd Ii> ilh' i.'xi.\lin: .. ~ dl'r~'lol}jlU:Jl! 

a/oil':: JlII.\ 1t/()rR Jocr·. 1!lIi''' 01'('/ o"(m'1\/Ol/ 11'il/l oilier 1"~'\idt'!lIi{t! \'1i"1a fun" oil the Mock 1t'il/;;1} thi 

!mmedj,lfc ri.'il1it\' ... jij.r H ,l!d!nl thOJ jilin.:! !)I'()jCCl/"I/uJ"(-j !'I"Ppf!sed; WJcw'rt'Nfh leu-ft ',j"fh!,\ .. ! 
hom,,'> Hi!l.f~'lI;!II\ (I \'imifa}' -,,{'{I/e, J1UlhlHg [fnd !UIJ,{\O;/lWg . . /'1/lJi/C liU' f.f P OhH!/I·Og,'.\ 'it'll' 

{'lJJlSfI'UdiOi] Ii' Il!' of "lilli/or \("ok tlllil iIlrl<;\jllg lnth tht' eOi/muml!\", ,hi\- rOhCi ha~' nil! yt{ hcen 
im{l/t,tlJl'fU<'d through i.l (>d'li/led lll" on:! tht' !'l"t;len do, \' JiO! ,'X( t'I...'(/ {'yhling de\"t'lulHJlt'JlJ muximum\' 

fur hci;.!./u or fluof O)\'d.· PH: Cit: ha'~ ·.;JW\\li thai {he: /t'l\ I..' nn:11))'t;.":d lit::.: r;.::-.i .. knticd build in);! 
"t:HH.brd:, nf tl1(' ~,xrtifil..'d \\.:ni1..'( Lmd i " ..... Plan :tnd {lU1 Ihe propo<-;;,,;'d Ut:\-L·!opml·nh ~lr-: ·'atypic."" 
rC1-~<H\iillg I.:Ollllll!luil) dwnu.;kl' ill Ih i" an:,L \\.'1 thl,.:\ "h.:!I.'fminc.:u 111M lh~ rrl:i~t:b a r" ~{I-nsi~.h.;nt \\ ::h 
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\-5-\1'''-1 ~-1i()5~. \-~-\ LI\-15-005 ' .. \-'-VI '.:_1 '-oo·q 
tI:lhian l-kn:r. California h.:o IInJll\:~. I I.e I 
A ppt.:al ,",uh ... lalliial l ... "uc 

IhL" ~1;J1itlL'd 1\ P and 'c((inn<.. ."'O~:' I .1Ilt! ";tI~:,3 01 lhl..~ C~la ... ln; \~t and. a ....... lIdl. d,}\,:,n I :lpp~'; !r I,} 

h'l\ \,; thl,.· prollt.:! r:luual (!J1J Il'!:;al 'i.UppllJ1 HI ,iu"t,h it-. dc.:~hjo n. 

rile .... ccond l~.h.·lOr j" the 1.:::\klH ~1Ih.1 ... ...:_ll.P ... • .\\1 thL' df..·\"t, ... 1~)l1.rnt':_~t a .... appro\:.:d llf l:CIl,i.:d :\\ lhi: 10..:::\1 
gO\\.~rJlllli..:Jlt I hi.' i.::-.:j'iting dl..'\-'L'll)pnh . .'llt j, 4! l \\(\- .. a{lr~. !~)ur- un:t apanm;:m bllild;n~ Ih:!i ~1>r!1b. :lirC't: 
II II'. :lIld \\'(\:'> huilt in 1917 fill: Ci'.\-~lppnl\i:d i..k\ ch'pnh:nt \\lJuld (kmoli"h tlK' i1pmtnll,Tl hl11aiillg 
:lIltl :J1lov\o con..;trw ... ·tic.fl uf thr\,;~ n .. .':'>ith . .'ntial ... trw.:t!!!'t', nn tht: thre\,: IOh The lhH',' nt:\\ ... lruClllr{.',,; arl..' 

I1HlL' h l:llc)CI' than the ..;\j"ting H}Xlrll1H.:nt htll;dln~~ ,lilt! mm.-I; largt.:r thull t!-lt' (ir~u <Hninatl..' l) slnf!k -... tor) 
~inpk-I:unil) ihlIHCS 1,)11 till..' ~iJml' hlo(k . rile.: IlW,t;j·l;;. df fhe thr\.'o ... · ..,lrUClun.::-' \\ ill h,: 1:\1..·(' r'tiona!h (HIt 

~lrdlttnh.:lcr ,\nll thl ~lIrroulldin ~~ dCH,:!opllh.:nt, \\ appfuH:d b) thl: Cit). ' H: :':··l ,.";" l.lI ..... 

1 J l' ;-Ll'\'!:~ -L~,!dvnli,-t! :r .'" <Inti '-L'1""\ .: ... ,; ~h!""1 ',1 I ii ~\\I..' ,i:l~il,.· .~Ull· " Lilli '. lL.... :·l,.·du .... no! , 11..: 

\IU.~.!1~ ... lc\. ... ill till" Jh:J~i:h\j ',I~i .l:d ... h.lIl~i· g ~h \." Jr,K,LT .'1 _lL·~t.: :-J. d; :~\{. I !I Ill:t' I. ;~'h, 

h 'll1gh.>LIfl1lt) t OlhlL.i .... rl'd I....lI'Lt.: •. .Ii\,·I:, Ih .. .- '"l,.'p! ;h.,:ml..':l1 d t l~.: :1~:~11lt.n: '1m!.. \\.~ 1 I. 'c 
' Ill.. h.,:·I;!m-i\, rL·"'h.kn~I..'''' ... ~tn ,:u:nill.t1 \\.._\ .1 leo....! th .. l..'h~lf,!\.'!.'r . l-ll1\.' 'l,'-:;hhl,r' ~_ 

nil.': (hird j~ldLlr j, the ... i~ni!I.';!!1~~~~JJ.h~'~t);bt.. ·\;'I),f1,.. .. · ... ,\ 1".:([ ..... 1 b: .hL· G;':i,:l,llm. \ ... :1t"':t· ".1.1: h"i;1,..­

c ,'~I ... I:JI r .. '''OI 11 I.,.' .. Ih..: C~l'~:\..;l.!lj",l' efft\,:I" l)f thl: Cit: ';lprn.~\{,~d dc;nolitlOn at"...: ;o,1~ni':l.;tl:. Ilk ( i!~\­

:I[)!)!"l)\~d prl)j..;\,:h. and otht'r..; likl..' it \\llUld Ile~·"llj\d~ imp,ld thl· \:harw.:tcr or thl" \,:mnmunil: ht:i.::iu:-.e 

th ... , largt ... calt.: {lflhl.: bllildin1;. ... b nOl ;:oll,i·~tcnt with tlk' "U1T\)I.IIHliu:-.:. th,'vdllp Il H.:nl p:lttl..'fn. J hcrl,.·ll'rl..:. 
th(,.' Jt>\-1,.·!opnh.·f\t (,fn!ld \i1!nititanll:- and ad\ ,,~r,dy afkct coas!J.1 1\:,'':'C~ul'c~\. 

I ht:: low1h I ~h .. tllr b, 11lL' QT<;,;Ll.lI •• .'JlL.tl \,I1;.ll Ilt.llL I~ ".11 '1I"l\ .. 'IOIll1.::11{ " JCLI"1 ' 1\ 101 hilllf"(' inicrprt '{; l ion .... 

of ir" 'JP 1 hl" City dot'''> not t:urrl'l1tly h:l\~ fl C1.:rtiJiCll '.Ct> but il dot· ... havt.: a i,;~ndl(.'d land t ;SL" 

PblL rh\., ( it~~"!J)prn\;,::d dc\doprn\.'nl i ... 1111( cnn .... ;:;tl'nt \\ith the clHnmunit)- dlar.:l\,:h.:r ... wlldan.L 'il"i 

fdrlh \11 th\,o cl,:rttfieu \\' !l1f":~ Ll P. I'hth. IIlL' pn)j<"(:1 .1' t!ppnn;..'d and t,;~mdit){.\!ll'(:. ra,,<...~" u .... lIhs!~nlial 

j"UL' \\flh J\:gard 10 tht: PWJL'(t ' \ conl{\nnit) v .. it h 1hL" UHllilHlUil; cnmat:ll:r pl\l i('ic~ Chaph:r .' of the 
l'<'ast.:l1 -\t.:l [!Ill"! Iht.~ ct.:rtilicd V\."llit'l.: I.l P and \\,'l.,J h,I\;.: .Ill' '1i.)ll"·'iai t{'l 'l" ;~ IW .. -:: \: :,rl'J,.:I..'d\. 

,'Hi.II"!.. Cl'\(I() )IHl'lll 

Thl.: till.ll 1:ldor i, \\ hClhcf IhUJ?jlcul r .li ... !,..', 1,)1,:.,1 i,<o;u(:-, . of Hh'''t.: of r\:~h)lli.llllr :--latn' !d ... · "'1~l1L!c":lh'-l..· 

Ihl:-' ~ Ipped! tili",(', ~pc~if~(,,; l(l~:al issa...: .... but \'\.".:,1..-": i: "11(',,1 !h~~~~ p' qi . r \ 1''11,1 \ 1,;,,1 l~_ 
--(,I:": m'l;"'m~ It... ;'[t.' .... t-'n.Hi,·II.h .,r ~llo...'~·I . ..:onH~;l;)llt: \'itl~ a U!1lqJ( ... hLIf.! ... · ... 'fl ~t.l·l'\·.Jdl.. ' .... 

~ her..: fl" '.:, Ih,: { II., ... a prc\.: .... ,·, ' .... :-, ";:Ihe 1'--...,11(.'" nf '[~1:1'\\ I~k .. r ".Hill\. : :!'k \,. 

11l1,.'I..HH,,'!U<-iioli. ~r,\..' ~rim~!I} i ... ..,uc l\~rlhL ;I'P1..'.:Jo.· I ... r,"I.: l!j;t :It,h..:r ... ("mr~l '~· Ii ... (llll t~ _il.,r-..... : .. 
In lh"(;;"t: ·fl\'Cil:~aFl~r'l\I,.'(.i "'nll,Tt..,~;rL·I~t': ill I.. ,~,; 'm;'\ 1'.1111 I1l'( ';!rtl'l ")(1 11.. It,. ,d 'k( 1''1W 

,\Ci and tlh' rl:l'm'l:_ [11..: Comrni:-.,joll li nd" 11::'I1II1t' ;Ippc~d ... rajs-!;; a "ubSlantiJl i..,...,w: ," to ...:,m!()l'mil\. wilh 
Ihl' Chapl.t'r 3- pol iCIl:" . 

Appell/Ii, A - Sub~l:lI1li\(' File DoclIlIlenh 

12 



CALIFORXIA COASTAL CO:vr\-lISSION 

& FIle 
hied: 
191h I)"," 
SI!,ff 
Siaff Rep,',.," 
lll..'aring I )atc: 

X".i I :C015 
Hj' 19"20 i 5 

\" V""ghn- 1.13 
9. 24'~(j I'; 

I(I'J 201' 

STAFF REPORT: APPEAL - StmSTANTIAL Issm: 

Applicant : 

Local (;oyern mcnt: 

Loral Ilet' j:\ ion : 

Apl'dl"n!>: 

Projc..'cl u lca1ion: 

I.) ru.lt"t-t ]){'!'t"ripti(ln : 

Stafr R(~c{)mmcntla1i(Jn : 

A-5-VCN- 15-0fl52, A-5-VI,!\ -OOS3, & A-5-VIc.N-I S-OOS4 

F'lhian Be\cI·, California F:co Homes, LLC 

217. :: tJ. & ~_1 l Venlct: \\ ".\, V~ni.:c lk-:h::h. ! .\ ~~ An:].de:-- C{)lml~ 

11\1''1 .1238-021-0::>2) 

.\rpea!\ h~ L}di~1 Ponte. (iO;:Uf¥.(; (,inl:ri .... Rtlbin Rw,li..,ill" 8.;. \1mk 
J..:k:illh:n rl\lrn di..'ci'~i()n h: Cit;. of LCls Angt'ie<;. gnmting {hrt.~e coastal 
(ic\dtJpnh.:nt 11I..:nnil'- \\ ith Cl.ll1t:iil'ms Cor dt'\(,;k~pnlcnt 1)f ~ adjol!1lng 
r(,sitkntial hJts. in...:luding dCIHoliri(11) (If a 2-srory ·~-u,)it :11)Jl'[nh::t1! 

buihling ·and ,,;ollstruction of U} 3- ... wr:' singh . .'-fatn ify rl'sidcnces: ]} 
app·(O,:irllU1.\:(~ ;.'~ti.:tl hig.h, :.MW "lJ Ii on a l,(}5g ... q. fL lo t: 2) 
appn\xHnalcl) J5 -lcc! high. 1.6Jl \q. H. ,)11 3 1.{)7·.J \q. fl. tot . :lnd :~.I 

apprlixilnalci:, 3~-fi.:ct tlIgh. :2.0(,2 ~q. ft. on a 1.990 :~q . f!. !~)t. ! tid~ viith 
,Ill ~Ht;lch(:d "'\22 '.\1. '1. ::!··car garag\.:. a 1 () ! -I()ot ffont \ard s('lb'ld.;. . and a 

3X - !()(H high (\,01' acc('s~ ~U1IC.Hlrc . 

,-----------------------------------------------------------
IMPORTANT NOTE: 
!'\:cnmm ... ~ndadnn unk;.,\ at k:l~t thrc<.: <:ommj·,. ... inn...:r ... rcqw:: ... t it. "Ihr.: ( PlllTn i ... ,ion m{!)· d-.t- qu(. .. ..,li Dll:-. (.If tlw 
appli .. :anL <1ll) aggricvtd fh.;r·"nn . thL" Attorney (IL'fH.'!":!l nr til..: ('\:ccuti\...: dir'c\.:lnr prior to tkl('rminjng \\hd!H:r 

or Ilr;lt It) litk\.: h:'\lilrHHl:' n.:g:1rding v.ht;(h(;f tht.: arri.::l r,li"l''i- a ,)lllhtal1lial j ""u\;.> If tlll' C\imll'lj\",>i~)!l takt.::.;; 
(t.':-:'limnny n .. ·gd!Tiing \"\hdher r!h: appc3i rai,,(" d "'l.Ib-..t:1nti~d i .... ..,llL., te:l.tinwn.\ i:-, gcncr:dt) :lIld:1i the di ',crction 

vI' lhe: (haJJ !lmlk'J tn J minutes lotal JkT "1>idt..:. Onl~ till' aPP!I«llH. ptr;"1..'ns \\ ho ('ppo'~ed 1i1(' appliC:lti,m 
ncror\;.: Ihl..~ lo~al g.PHTnrncnt ( l lf lh';:I!' n .. 'pn.:sc:nt.nivt::-ii. and Iht lo(:tl gO\I.Jmmcnt :-.ha!! be qualtll1...'d 10 tl..~stJ!'y 

\.luring. Ihis ph:\:,.; or the hl:uring. Other ... ma: .... ubmit (ommcn!S in \\ riting, If the Commi:-sion find~ that the 
aprL'~d mis\,.·:-,.\ suh:-.tamiai i~\u(', IIlI? dt' om 0 ph:r.,c l)rtik hL'aring \.\ ill nccur.l1 !l (uWr< .. · (\:.mmi,,-.,iollIlH.:";ling. 

dUring \\ hiL"h it \\'ill L!I..;.e publk h:stimony. 



,\-~- \ 1.1\-1 ~-tj(l:ic _ A "VI:i\-1 :\-11053_ \ -5- \-1-:\-1 ' -OO).J 
{!·"hHlI' r'h;\\'T (·alllnrnia I~t:\) Ilonh: .... II.t', 

;\ppc::d Sub,,1:11111nl h .... lIc 

SLMMARY OF STAFF RECOIW\1ENDA nON 

Tit ... : ,Ian n..:~(mll11l'nd ... that th~ Cnmmi ..... ,i(~n. after puhli;,; h<.:aring. J(,h: rlllin1.;~ that a .... ulht:mli:ti i'''LC 
(" \j ,h \\ 11h n ...... pl...·(t to tht..' proj'-.:'...:t" .... 1..'\,nfOllnit) \\ iih Chdph.:r 3 ci" thl' C\)i.!."-lal A\.'L 'Ill\: ell). <IPPw\'l·d 
pmjCl'l"i :tlT not COI1\!stent \yilh the comnllillil\ dwr:l;.;t(.'r of th<.' surroundlHg af..::a 

On .lui:. 14_ 2(1) - the Cil) "PI',,',c<i thn:c 111,al UlI', (/./\-201-i-08c'l_ /'\ -2014-0X.11. and /\-cOI-i­
OSJ3) for tht.' same app!jL~lIlt (C':llif~)1'lli~l L;';ll ! hlllll.:...;. 1.1,(') appnnin2 the dC!l1n!itivl!) ot' a l\\()-'i:tpr:. 

1~)lIl' - linil ~lp,n1m{;flt htJildin:; (b~tl ... ran .... \111\;1.' rl..'sld<.'ntw' lots. and th\." cnn~tru('tjon 01 three. 11l! .... ::e-"hlr~ 

iingk r;,tmil)- rl.:\idl.:nl.·c~ (OIH.' lnl cal..:h hH) dL""I~fihL:l1 ;t" li,llo\\:-: I) ~Ippnl\.intatd: ~'_Il:\.·t high. ~~.l):·W <.;q 
n. (n :t I.li):\ sq. It IllL ~} appro:'.:!nK\tL'l~;5 - 1{;d high. 2.6_~ I ,-;y_ n. {In n 1.07-.4 .... q. :"1 lot: ~I!ld ~)) 

appro:'.:llIl:!!.:!: ~:'o_ 1..:;,;1 11Igh. 2.662 ~q. :1. lIn :1 1.9"JO S4. n. h\£. f :t...:h \\Ith ~In at:w..:h .... d ~22 "'(1. fl. ~-clr 
garagt.'. a 1U.5-1()(\( front ~:11'<1 ",dh~)c\". and <I ~R (unl hig.h f\\of <ICCI.· ....... slrucHIn.: 

'H:(lion ~(I») I ~lI1J 31125J{t.;) r~quirc tlh': pnHcct illn \)\' scenic and vi..;11a1llual itit.· ... ·)f ~(':hlal (Ir~;;'j \\ith 
'<.:dinn ."'02~ ' \,c ) p:lr:l;.t~ ar:~ h'qu;nl1~~ th .. ' ")"llll:\..·!lP·· . "P":"':l<L"': lJl)nHl:-:li:l. ar1{ ·.bu 'i1_ ,I < ..... 

h l.' .• :;lU!-oL· ,'I tht:1l uniqlh: l.'.··;:tr;Jl"!\.'r ,,[1-:'" .n',' ~l )p,d .. ' \ hihl, ...... r\ 111,::: ,.;l.· ... 111l~.11<·:1 ~~l ... ~._'",:'l..' ';1<1 , 

l.l St,;"\. -rhl.: ~crti(jt.:d V~ni(x l.anJ { \1.: Plan fl.l 'PJ 'lale ... th:ll. thl.: ch:Jr~lt::'kr :md ... t.:ak of ,ingl..'-i':lmii: 
fll.'i;ahh(lrlk1{)(h .. lh)llld b,' ma imainL:d and lhal 1Il!1!! Jt~\t:lnpmcm should b..: ~Ih)\\cd pr<J\id..:J lh~ll it i ... 
~ompa ( ibk' \\ ith ::md maimain ... the dl:u ... il) , dWfat:k·r. and ::) ... lk llf the existing I..H:\\.'!opm:lll (Poill..~) 

I...\.~j. :\uditi0I1al[y . ll ":(1~1 ... t:!I i"''''l1l. fJi'-.('ll In t~~~ I ( ;' i" d1l..' :m .. · ... \.:/··.,j·: .. 'n ,! \. '-1l"'111 \..'" :;,. .. ".;' ~, ... ah.: 

~1I1...r ~I rc;; ~1..·(.'1!!!";!1 dl\~r .. il'; \11' \\..·nil..·~ ii' d "'p~~LII '- ".t ... ta (~I!l·.llH.llil\. 

Ilh.' CJt: -appro\ cd pn.1j l:t.:h ~I kl :lPP\.·:H II' lui,\,., it ',llh"'lanli:d j'stlc U'" to their i.·onl~lrmit: \\-ith .... t'ction 
"~O.'l:; I Ih..: Coa'-,t~ll /\\'l \\hidl n.·qtl i l\ ..... th~lt tho:: "i,.cnk' awl., j''',11al lltI:lJjI:c ... of ~ll(ht;:l ;,I'l.':;" ..,Iwll hI..-' 
..::nn:--.idded Mld PfOh:(.'lCd a ... (I n:.:"nur(l: 01 pub Ii\.' Imp\lrtan;.::c and ht: "i"'lIaH~ ...:\\mpalibk: \\ith thl..' 
t.:hanh.;t..:r {\j' lh\.· ,urrounding ;1I..:a. 'J hl.: eil: 'appn)y.:d proj t:Cb :.tb\l n.I1~ \': a o.,uDstanu;t! i~:-'lll.: a~ C' dk'lf 

c(\nl~)rmit) \\iih \\.·..:lli1nHi'1·qi\.' l "f It);,q;d \c. \\hi...:11 :('Yl1,r~' .... Ilh: :):""Il.·...-ti·, ;ll', ,r~\"I.d ({IP""'1!.T:I :I,;"'" 

~nd n ... ,:hb.,rhl1i,)(I .... L,!{, ";..· .. :111'..: It! th,,'ir .;";llh." ~·I;;I-:!I .. -.\..···"!' l.· .... :.;-'l' .... ,1ubr \: ... ,,\ ... ;\10::... d:: ... td1Jtal';1 

p""inb h: f rn:fi.:;1th "1aJ u ... ":,,. 

I'hl..' :-.ubi.:~1 ... ill: i" ;!ppW\im<lldy 1.3001ct.:l mhlnd ·,r \('llk·\.' Be:}ch in {he ",orth \,\!()i.:t.: ,-uklrt::I. \\ili.;.;h 
Il'alll r~...: '10111\.'" anJ t.:ommcfl.'i~ll hll~illL:"''-;L'" dr \ i1r~ 1I1~ '1f\:hilL" ... :~ural "'l~ k .... r"ngln~ 1 nlill l"I1I..' - ... kll·:- "ood 
bullgalo\\- .... In lhn:{;- '>t{)r~ -pIUS-rol}fut.:cl\ nlOd~rn gla ... , '-.In'L:Illn.:,-;. TII..:- ,!cH·[,'pmUl! ('n Ih ... :)ICL:h nil 
,,\hidl Ill\.' CiI,\~;tppnl\t,;d proj\.·Ch n."·ddt ~ prilll,~rl!Y sin;;lL:- stor~ .... mgl ... -I:ullil) f'c",d:: nLl..". h.: \\,-.\\.:1' 

tfH.:rc afL' a 1;"'\\ I.. I I~t.~r apallm("!lt hllildi llgS and I\\o-\Inf) "ingk ~ i'amily r...:sidt.:fK· ... ·S ~~("fU",,, Ih\": :-.tr\..~(t. Thc 
i..k .. ign pf Ih(" Cil)-.appn)\ \..,d prnj(,:d IS nol C()Il~i ... h:1H \\ itb !hl.; Ch~ll':/!.':~{;I of Ihe ,tn;:j. ;II., If1\.' :,>;,';dc and ;\1:\,-;<.; 

{\t'tlK' 3X .. t;101 hi~h pl'uje...:\ ... ar\,.· targL:r th,HI what (,'\ I')t ... (til UK' bhh:h . Thl.~ pn~k~t\ h.l\;':; ht.'cll dl.:'\i~'l)l'd Hl 
tilt.: ma:-.:imum al!O\\able ht.'ight fot' the ar~',1 find indudt.·'1ll th.ljlhtnll..'l1l f~)r lilt.' rri.,mt-~,:rd ~t.:lhai.:k l,f 10.5 
red fn.un tlh.: I)},dlx'rl~ lint' J~ ~)Ppj,..;(:d to t he 11('1'111:111) required I:'~t'not (n"lIH-Y3ft1 " .. :lb:l..:k.l It\,. ( i!\ 
;,ppn)\L.:d r;.'\idcIlCl:S \\\Hlld bi.: 1~lfkr and lar~cr than Ull~ Ni1LT .;mgk-brnlly 1'l.':-.IU<.:I1('\?S ("!It the hlo.::k. 
rh(.;rd~lrl:. I hI..' pr\ljl:CI.:-,. h.., apprn\l..'d h~ till' t il~ \\111 ... ·umwativcly Cilall,!1'L' the- charntlr.::! of tl1 ... ' \'..:ni(1.' 
...:urnmun:!~ rah{.; ,I \tlbslant1~tl i~";IIL" ,:" Itt thl.:H C(Hli<l! mil: \\ ilh thl".' C(\ast~1 ;\1..'1. 



\ -:' -V I' '1- I' OO:i2 .. >\ :i -V I.N- 1 'i -tIO:'\. .\ -)- \' 1.:\ - I ~-oo';4 
(1'abian !kn:r. C;'l li ltl !l1iU l:\,;p Ilomes. 1 ! C) 
,\ppcal \ub~t.a!1tjal I<';'tlt.' 

110\\ ... ·vt:r. the I t 'r d{l~", ha\v polit'ks to prL'>LT\\..." and prnh.:d "lahJi..: pndti,j~lm i l: r1.:'ddt:nti~ll 

IH:I!~hhorhol)ds (Policic ... J ;\j i1rH.l U' I L \\hidl can be: interpreted LO preserve the existing h()U~1I1g 
stock. rill." huildlllg tilat the Ci1) np.Q!o,,;d (Uf th.;m~\ l il i on is a .• ~ur*:m~i .1') .. lrrm(,"!t h l;::',_~;ll~ allu 11::" hL 
;.'apa(ll) ~ .nl'l :ll:l' l'-.;sihl .. : hl ,1 \\lJt.: 'Pf..',.:}·u :'I:hL P"I'1L,i.lth'''. Th...: City-approved 
pro.it:(;t. nn the nlhcr hand. \vould :"ic1J tl'lr~i..' ,illglc *l:mlily housing units. whiLh \\'ouJd onlv he 
:!('('t:..,,,ihk 11,"' a limited !-.pcctrwn \If the p~)rl!l;lIjon. A, nrprnvcd b,;. tht: Cit). Ih;.' pn.~i';';"';'l \\ould 
di1lli11311: l11uhi ~ j~lIlljlj n..:~idcntiaI unit--. and fcplilCL' them \\ il h feW{:1" "iingh>l;urlii) . Un!h. t' :.r~h: 

n:du( \-' i;" _ ... t.!i.h :n ~': ' "I.. i,:.:' .!ll' It: '- ::n,!~h:r f ' j' '!It: ,. ·'hhdr!h'nd from 
n1lilti - fal'nil~ w ... ingk- t~llllil) I ",1 .. ' ( U ,-ltJi \ , Cit:· ·s actions contradict Ll'P Policy I.A.5 . 
\\-hidl ~1."~Th th~lt .1r·: \ I ~l',~.h l\ r ..; \1 Iht:r .. 'h1r, q\~J"H"'l"II;:n ldin);" ... <;. ; .. ;It'' dll' .1I,lll1~1 

tht: ( '"\.',: c· !, S!' 1 '''' pn.' ........ ~,:,~. n:l ':'.:r.:tl'L, 

'f:ll' appdl:lIlh aJ\(l <XHlknd lh:1t tit.: ell) -appro\l..'d dl.:'vclopmcnt i" not (OnSiSlCI11 \\ iih <.\('cliol'l'-; 1o}5! 
:l11d ";02~', t)f Iht' (:"0:1,\1:11 <l(:t hC'::H!~..; lil(' hulk ~UH.! \('~ l k tlfthe ... tructurc...; may not be (,():y.:i:<:tclH \\ ilb the 
~har~Il;-tL'r orlhl..~ Norih \/(:ni..:t ...;ul);)l'cr! 

\\ l lh . he .. h.B 'a .... t.:r .. 
)~;:au\(' )fll .. :lr q l.i\..' .. h~ .. h .. 1L · lll.,.'-. 1l'L"P\)[)lii~lr \ I~,ttll ~ ...... ill:~: II ·, ... ll :, tn: ,I..'I.. \. t. J 1\.." I-I,.; 

\ ...... 111".1". 1,; .. 'Wl1l'~;:\ ml..i1Il.:nt- Ih .... rc:!\..! tl, .... i"( ,1Eh\.Jlk I"'" ,I l.d .... n\ l':. ,'" l "1 11".. 

:-.11, !L· ... 'f tilL' l:' _~hh\,< :c-, It" i .. oJ' \. of t: r: ~,st r~'ll, "d \ l"'tn: 1 ... .. ~ _: > . 1... \ z:. 
\'(.. .. ~IU.; , ... '!h. 1,,(,.', \ ... I"li '! , tnllt.:\ H~ :\t.\,:r" ,, -.1 -::nd ~t'uh\Jrt .lJ1(1 'l '~ ... \\_~ \.:,_ 

l!l:\L " t. ill !,: .... lfL ~(~".1-- \:. ~ :' L" ..,\1 l~,ll Irel,,; ••• L·l~ 1..'\ 
~--------------------~ 

l'~\hihit 2 k~ttll1\·~ a map of thl..: f II:-..tt)rJ\.' Venice Canal ... 

\\ hi Ie th~ L~rtllicd V ('nice 1 ,l i P i~ ntH 1 h(" :-.LHhhrd \ \ n:\ ic \\ l ti f fi nd mg -..,unSlanliai i:--'~llC. lh\.' pt)1 iZ' it·~; 
prLI\idc gllld~IIlI,:r frnm \\hi(h thl.. ( l)mmb,j(ll1 (.1Il 1.!"\3Iuait: th ... : :1I..k41;1~\ ,f{i rro:...:...:]'..; ll1iti '=; ~iti,-'n \' 

Ilnpai.:l... . ~ .• 'i': '·..: ...... '·i. i· ... l -'h:i '_\...' ':..:.':_,- l... .......... _, "i;~L' 

... _.JdL·j .... d [)tTul..r -\ .I-Ihll \"'f'\ 1,:( .. 11. m ., \ ... . ; :, 
to. I~' '," .... ,"-, l . " ,:.',.." hl.. . 

\\, hl.:n the It.P \\-a" certified in 20(lL the (\)mmi~.;-,.ivn i..:on,id1.;n.·d thi...· p\lh,.·ntial imp~t';';l" tl1<11 
dc,dnpllh.:nt i:onld Iw\c on c,Hnmunil) ci1ar;Jc\(' r and adoptL'd r('~id~ 'Hj3 1 noi!ding ~tJnd<1r~J.;. 10 (T'iUn..' 

tit:\:..;lop!1lcnt \\;;1 .... dc~iglh,:d \\ ilh pJ:,k\lrian .... ~,dL., and comrHltibi it:· \\ Ith ~UlTi)Undinf'" d..:\ dopm~m , 

(iivcn Ihl: .... pL'L'dk, cnnditinn:-. ... urn\lI!lJin~ ihl.' ... uhjc(l" :-.ik and tl1~ i...·~kdk {h.'v,:ic'pml.:rll pattern of 

V,:ni,;,.;c. il i:, ,lpprdpri~lh" t(~ ll"-"i;,' the C't:rtift ..... J I.t P pP! il'jCS 1{)j' i.k:icrmining .. dll:thl.:f i"lr Ih,t lhl.: J'r(0"':~1 i~ 

-cnn,i ... I(·n! with :o,(:di,)th :~il~' I and .~d2) .. ~ l'1 Ih(' C '~i."tal .\,,;t In till'" "': .. I't:. ...l: \ l; L ... 

l ,1.,. ... j" l,;·n·;,; ,> ... J 1; 1 I.. \..·.1 ~'-.: \ 1".\ I.'r "'!';';',_:\,;.; !' ,'i .~",;; .ltu~ ~ll!C ... 11 ••• ,\lL: .) 

C' • - ; ....... 11.. . 

In i'i\ findiIl~, "..; ih~H the P«~k(:h [H\~ in I.:h:1r:tCli.T \\ till till.: surrpunding arca . the Cily a::l!1o\\ k'J~l?s that 
n:~id,,"'ntial dc\L'lopments dl1 this p~lrtit'ulm blnck. arc ptimaril,: onl..~-stury dCH:h\pm.:nt,_ The ("il~ d.h: .... 
m:l}..l: rcf: .. T\:m:c h' ulhl..'f lan;;c . moth,:rn h{lm~\ \\h ir.:h hm-L' rcct'ntl: b\..'t.'ll approved in the ;,Ht\.!. Oftht: 16 

dL:\'dop11l(.'flh 111.;11 lilc City n .. 'kn:nn:d. ! 3 of thl'!11 an.' nol on the ",aIne.· hlo(:k a ... the , uh,itet pr(i.i ~cb. 
and Ihe Lhrtt' thill arc Ihe .;;ame hlocl.. ~,ln: thL.' .... Uhjl'i..'l {)r tnL'-;1.: appeal, (pages 6 - 9. 3~ - 41, and 5:-
6lI of EXIIiHIT 4). 
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(I';lhian Ikn:r. l'alilorni::.! i:.collonK's. llC'j 

;\ppcai ")lIb~taJllia! I"QK' 

\\hl:H ~l!1hl\/(I..' in (.:' ml'dl;]'I;)f1 \\ 11 : Ill. ~, ,,>1111 ;::; r,:."!J~'L l'\ __ 'i'!1ll' II :!lL .~;h.~· u .. ,\,hl..:11 
b(Ht..;t~ OI1C Jnd t\\ o-ston.' :-, i ni:.h.:~j;imil~ htHTH.:~ and apnrtrl1l'nl bllildin.,g::,.. Itt ... : r lin: ... .l.r .. ' .... II 

Ch.1rJl:~r with .l'l;~ ",U1Tnundl:1l: ,1 tf ... t .1,,- ' 1) ....... ;1.., ... ' );,:\ ~1.\1' { ""'~hi {II .. rr;':\~iil r .b .... igl. r;" ~; " '" 

, ;1\: L""i~t n:; rl:-..!(h.:I(L''' , .I\s such . the 'l;"O!l'U" II 1:1', \",,'fl , 'm: ,. '(lb.\ I ... td ~Ill .~' P. \\hidl 
stall'''! that 11 ... ;1 h'Lt"}j In if 1\ ;Jh:" '/1.1" ; ', I \l :111 t i, I,!i I /! i.'! "J • 

d tTt'iol'lJll.!nf. . (ii\en the p rnpn ... l'ct (h.:;vI..: h'!t)!lh..'nh • I\.:!;)ti\(: di"'pn1Qonioll1ttl: hf..:it::hL ilia .... "). ,rind lill.;adi...'. 
the : hr\,:~ ,,"""W'" If< IH f.-,·n" ... ,;:!;[ \\ ;" ,1 :';;'1 1'1 tho. I.. ';1:<>,.11 \\.. , :k',,; t!"l " ;i..'~' ' , ''';.: \I~ . l~ 

~'Ujnp :!ljhk-' \\III:!)...' i..'hJr;'ho.~ ... :1 :'>lJrrdHllim~ .tn .. '"l" filL' (!~~ .lfpr,,\ ,d nfal! thr..::e -:lfucLUrcs is not 
consjstent with ~edi(H1 ~02)3 br.:t:<tll\": it ~L '",'''' Hlt ['f· t ... 'd Ill' ... "l~lfa ... :\..'r ' ,.Ill \.1':(" ... Ilmml1iHl' 

\\hh:h I'>J "K'nllb \1 \11'" J ... ,,, , .n -II ')j\'h 'rr\'\.'\ '.l~ "l1al ';:"' . 

lile efty' s 0.l111('(:' ·nf ,. Inal Li.1C;:l! Al·tinn for! .neal ( \)~h!al Dcveh1pment PL'lmil r..\~:-;. Z:\ -20 14-uS2<), 
IA~1nl~~mn l. ilnd /'A<~.f)1-l .. 0K1i ,Jilt.l a((,)l1lpan:int~ '..; l ~tll n.:Pl'r!'> and 1ik: n.·t'onJ~ ...;tall' {hat (h{' Cit} 
applied the f'dlicte...; of ChaptL'f .1 of !.Ih.' Coastal Act and ~()ndtldl:d, in parI.. thai t\11: \k'\-(:"k}pnh.';(~t. fl ..... 

propnS('ti and t'OlH..iiti()fl\.'O by thl' Cit~ o. \\·ould bL' consistent witli ChnptL'r J of the (na"tal ;\c~ 3nJ \\ ill 
!lI)l pn.:judit:e till;: ahi'lil~ or-Iht: Cil~ to pn.:par\.-' ~Hl 1<.. P fnr the Vcni·t-t'" Coastal Zon\.· 

;\ ;...ub:-.wnti;t! i ... :-.u{: -.:~i:...b \\ith J("",Pt:ct tf' the pmjet..:h' Gln,'()nn:mct: \.\ith Ch3pIL:r; of the (0;1:')1:11 (\('1 
and \\ l lh th..:: :lppr\wal ~)r all thrcl' focal \.:o<!\tal den~lnpmcnt permih. ht.'c<1tJ:-.e lIlt , _;!ppr 1\:'>..1 

pn~II:\:h " n~){ alh;~llIa(c1;. mlllg;.;ll ~h:,: :''-':l'n:'. l,'Ill11lLlIll\: "'::';;'U;'l.:l;.:, Ol1'i<ldS I Lh~ ~h.·\l: l'J01l'n d 
Thi..; irnpact could he miligal~d i f lh", proj,.:ch \\Cl\; n.::{k~igm:d !lr \.:t.Hldiliont..~d t(l n.:quin.: kaiUf .. ,,> 1,) 
minimi/{; building he ight and '!7C. not prj)vidcu large r fronl. ::1n\ ;;,clba..:ks. ;:mtl '111iL'lil[lli: L:?i..:h 
"'lnH":!llr~: ,:nn ... i ... tI:1l1 \\jlil ')urroullding ... k,t,;!tlplllcnt 

Un!} \\ it!) Laft,:fui n.:\ lL'\\ of rhe ('i!~ -nppn1\' l'd prpjceh call the Cmnmi::.:-iol1 ('lhllrc tl1:11 l;(1lHlllunit.\ 
chanu.'!i,T i:-, pruh: ... :tl·U. if It find ... th.!! a .\u b~Haf1t i a l is:-.ut: t.'xj".'bo. th\..' Comln i\"\jnn will h(I\l' tho;; 
0PI)llflUnil) to !'t. .. '\jt,;\\- dod ,1...:1 on the rrt~C'h a t th ... : 'illh"t.:qllt'nt lk 1li)\'O h'-'<1fing. 'J h..:n;f(ln..:. tIll' 
(ommh:--!t<l\ :lI1d., thaI a ..... u~)":.,mtlHl !""'U ... ,-'\1'1.0.; \\ith respect to the (il: ·appr(1Vt.:d prnj":'i..'h­
t:{)11fOn-n;H'H .. ':l~ \\flh Chapler j pniil;i\.; ... \,ftl1(.; (,n<!,tai'\ct, i n;.;ltldin~ scctinn .)025 i ~md 30253, 

ApplYlIlg tht' !i\t.: Hl<.:ior:-. li ... ttd in tIll.: l'H jill' "'l~di{!n "':!arific' that tb .. , :tPPC;11'-i nJi~c '·a ... uh .... {anliai j,suc" 
\\J!h n."~IH.'ct to Chapter 3 \,r the CO;1 ... t~11\('i. anti tht:fd~l!'l', d{\ mec! rht: s.uh~larl!i:1ii l ) \ialld:nd of 
S.:di,111 ;,(r:~6)(bH 1), h(.'~ml"'l: the natlln: oflh~ C it:·apPw\l:J pwjecl:o: tmd the kh..'ai gov..:mment :ldlon 
arL" not cnw .. i ... tcnt \\ i th p()!kic .... ()t" ( 'hapkr \ ,)1' Iht.: ('o;!"lal :'\U. 

ITa: iinq 1~Kior i" tlk d..sg-r<.-c of Eldtlal)lI1d l~val ... lIllport i~)r 1Ih.: lnl'n1 ~-:.!y.,:t.:nl1)1.',:'J~L",~i.kd0on Ih~\t th\' 

lkH'lorl11cnts me \.'onSI.',;LC'nl (lr inCl)l):-;istl'IH \\ il h the fL"k\ all! pm\ isinn ... nr lhl: (i"\~btal \....:1. \Yith 
n.;giittJ !O ihl' J..:OlllIlWllil) cliarft\,:lt..T poli(:)...:s of tl'h.' ('O~bl(t! Act. 1]h.' Cit) ' ') lindm~> stak thai "II!/;!' 

\,'ule fllld 1I!(J.\,\ill:.,!. o/Ih(' ,ll/o.UjNJ.\{'d h/fildill~fi/ /(/1'.,/ (/~'ipind cumpared /Ij lite ~'xi,\ljlJf: d~ · rr.·j/}pmOJ! 

alollg 111;'.\ hltwk /acr'. jilin' arej ,'IJ}lsl\fl 'f/{trilh nfh('1' I't''lilit .. 'l1Ildi 'ttl/dul'i." nn 'h~ f,/(}ck Il'ilhilJ Ihi. 

lmmefiidtc l'icimt\' ... jijl is JiuJnl thaI /:110('1 !lr,ycclj.\! jure! FI'(lposed dJJ!t urr.'1IIh l..-u:h "(lh('.\~'1 
jM}1/t'\ H'i!l.kmlll't' {/ \'imila}' \ctlle . I'l'W\'\lfl,~~ ;:11(/ fUJiiI.V("( {/Wlg ... /H,/hih' ille 1.I'P OJd/,'/r:J.!!I''\' f/t'll' 

l'fHl,\lrucfiof] /0 hI' of \'imiiur \('(1/; aud J!/(ls,-ing lri;h IJh' l..·tJlJ1i1Jim;tr, this pO/l(l hu',- 1l0! ye{ heel! 
i11lplclIJl'nlnllhrfltl,eh i.f ct'l'Jified l.IP (mil 1/11> !!f'(~/{'l1 rlu,',' flo/ ('rreed {'.""iV/;llg dt'l't'/r,pnh'nI mariH'iflll,' 

tOJ" hch:hJ or .flnor lfJ'efl. · l"he Cit:, h<h ~.;ho\\n thai thl-'Y ha\(' anal:/(:d the n:~I~kntial building 
"{~HKbrd" of tlH..~ i.:cnifit,'d \\:nilT Lmd I.):\\.' Plan ~tnd that the pr("p(; ... ~'d dt'\e!opnk'nh ar(.' "'al) pa:al"­
rq:md ing cOlll!l1!ll1il)- dwraC1L'r ill lhi" arCH, ) ,;t tlH.~~ dch,.'flnim:J that th~ rn--:~il:('b :11'":,,' con"ii::.h:!'ll \\ th 
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(J-ahian B"'\t.'L ( allfnrnia h.:\) }JOl1ll'S. I I.C 
APllC;!1 "1I1"tantial J"'''lH? 

thl' \.71.!J1iticd liP ;md 't('t'tinn .... .1.1)~5 .. lI1d ~O::,_, IlJ th.: C\-la\lJ.l \~{ LtnJ. a, \tld:. d\)C,ll"1 appl.:'lr I;.) 
h,!\ c the 1'«11'1..:1 Ell"ual '11lJ It,:gal SUpp.lrt hi .Ilhl i f'. 1\ ... dl,;(!""IOIl. 

rhl.: \l.'col1d 1~1\ .. :LOr i:-. the ~Xk'Jl[ [Illd ',l:OP,,' oj' lhl' <.kn,~!~)p!~lt;,!.H :.1'\ :Jppro\cd lH dl.'lI:t:d t\~ thi,; io(;:d 
uo\-crnllli..'111 I h~ l'x.i.,ting ck\"L:klpml.'nt j, i! I \\ p-';t(lr~ _ f(Hlr -unit apartm;:nt hui jdmg lh~!i :-.pnn ... !hn:.' \.! 

hw·, ,1I1U \ql:-. huilt in 19-17. Tht: Cil:-;lppwn .. ·J <.k'\t'h\rH11d1\ "d)llid dcmoli ... h th~' Jpalrmcnt building 
and ~11l0\\ COJhtrt.lc riorl ~lr thn .. :c n.'~H.h.'nti:tI ...., t rtlt.:tur~ ... on rhl: 11m.:!..: lOb Tht.: lhn.~, .. : 111.:\\ I\lnH.:llll\:.., ~lrt.: 

llluL'h bl'~?c l' th;'11l the <.:xi"'ling aparlml'l1t hUI)dln~} ,md !Huell largt.:T than tht..' pn:uominah.'ly ;.;in~k: - -)tol) 
... inf!k-bmil~ hnmi,:s (')n the ~iJ nH.' olo<.:k. rht' lll:t"i:,)!. ~li' th~ !hrc\.' 'trm:ture:.. \\ ill hI.' c\(quionall)- out 
or l:'harad" . .'r \\nil the surmunding d\.:\cloprnl:nl \\ i1ppro\l'd b: thL' City. ',he f'l',' t \\. , .. i .... I" ,;:1..: 

f"lJlti- !a",I:\ rL"H:vnli,d :p-",~ .... ,nd rL·~' .. : .. \': :hL:l '."II!' \.·\\L" .... 1;l~...:!L· ~111l \ lIl;' llil. \. ',,~ -\.'JtI .. :1l1' ' :k' 

"')1I~ 1I1':; .... tl.,i..k in til! .... llL"!;-hb"'1 )ll ,I~ d ... h.IIl~ J t; gi\l.· (" ,.1",1\:,-...1 ,'; ~~l"- :lL ,..:H'". ll'~, n mill: !~;r ,I 
',) ~ingh-,-ranlll,\ (.,.n'hkrt·;j \.LlI'illltl:\I.:I~ t'h: '\·pld..l,'I'Ih./11 {'.! t~ .. · ~1'1~,1!1lLn~ ' ,!!1':.:.. ,\;:11. h. 
"' 1 1!.!h.· ~L:m·;" fI .. • .... ld(n..:t· ..... ~In \.:llmul~ILH,i\ ~I ·i~..:! {hL ,,', C1L!d.:r, : Jill" ... ·:~"lr."r Ie 

rile third (,h:lur i .... lilt: ... i=-n_U,h,:~·;\:c ,~'l Jh~ (,I;).\.. rl,."(1 .1 ..... • ... I 'l .. ' ... \I..\.! h:-- :h!..· \.',;.;'<..-:i"'h)l1. \ l·'lI--:l' ' .. 1 lin:~l":(.~ 

t..'o:.I~la l n.~,our"·I.: I h ... · Cb'~'. .. "ali\l' c;"ft:ClO:; ()j" tht.: Cit~ ,:lppnJ\t:d demolition aI'\! ",~nl. .l,;allL Il~..: ( il~ ­

appr\\v~d prt1j\..\ . .:h, and otha ... lik ... • it \\,\u ld lleg:1ti\L'I~ imp<lo..:t {h: I..lanK:!!,;r 01' lhl.: cllmmuoil:-- bt:l::llb<.: 

thl: largt.: .... t:alc tlflh<.: I)llih.ling ... is not ;'·{IIl,i ... lcnt Wllh lh~ <;l!lTl)II!H.iiH1:! d<.:\.cI~lPI11l'I1~ p~It\f.:rn. I ht'I .... .:f~.'rt:. 

the JL'\;..'I(~PIll~!H cc'uld ~it-:-n i ti(,:lIlll: ancl'l(ha ... t..:Iy anc~t coasl~1 !"C"(\lI(CL". 

!'he /()LlI1h Jaetnt' i~ !hL pn:Lt:d;"':I ! : \,I_~~;.!J.~K I II l:ll· ];··, .. :" ll.l.!\ •. :lnmi.:'H· ... __ :k~,I .. i ~IJ 1i.'1 fntlln.: inkfflrcLl i/)ll~ 

of ih f ,('p I hi.; City dOt'~ nnl \.'urrl'lltly hay..:: a ct:ftific-d f ,C'P but it tim.· .... hayio: a (.:\.'rllll,;d Land l i:~L' 
Pl:ln, I'hl: ('i!>'~;'IPlm\v('{ 1 d~\c[()pnh.:nt j, IH.I( C{II1\,·<-;lCIH \\ith tht: L'{IJntllunitj -;,;hdJ'.ICh:r :-.l.alldarJ ·., <;,-'1 
l~)rth III Iht..· L"\.'ftifll'u \\:nice It P. nHl~. lh l' proj<.:d. :,\, appnncd and ('!\.ll1ditl()l1l'Q. r~li" ... ~ ... .:l "uh:-;!:lmi<1! 

j''''Ut: \\ jib n:~ar<l t{,) thl' prOJi.:L·t· ... I:(lnl()rmit~ \\ jth tht: U)IHilH..IIlil} t.:h:lral.:tl'r p\'l j ci...:~ ChaJ.?ICf -' of the 
('('3stal ·\<.:t and IIH.;t:crlilil..·u Vcni<.:ll.l P ~lnd \\,'Lid 1:.1\ ;': ~!Il: ')I,'llT:I~ti In ....... ": Ill,: ,\.. 'H!.., .. '~k (,r 

( ti l ur...: Cl\ ('!, p ml'lll 

lh: till.d IZldnr j, ldlclhcr thl' "tpjlral rai,t: ... 11)"':;11 i ... "lh..: ..... lIt lh\,sc.:~c.l·~It'\n.;,lJ or :..tah:\\ J~"; ~lgn1(i~~tllLS. 
I hl~ ~,ppl.:.'al tai,c ...... pccifil: l(l~al isslIe'. \"lut \'L"';\:C h' '!~ ... I :he 11', ',1 1'( [,dar \ j..,ltl' u\.: ... tIJJ: 11\.)"., .. 1 1: . .' 
~lat;.; m .. !\.IIi::; It.... :'I··l, .. ~n,lth'tl .h .. 1: ~~k~'I, ("lr~ll':;~;I1Il: \\[Il~ ~l lIni4,1l' I.:.h;lr~l.""i ) ,t,(· ... ·\\ k "',"H.' 

111t:rc!\': '':~lh(~ :[\ ,,~!n 1\'\',; \.\'".':-. "j,I..I ....... lIl .... nf ... r..·l:\ .. hll· ... I,·!U·j .. . . ··I..': 

In ~onL'lu'ij\.ilj. th\.' primal: i~"uL' i\)r !1lL' ;,!,pcah. I ... ". :!... ill ;t Ji,l\.:r',1.. ~mr~ll..:·. 1 .. "\' WI! ,~It\ \.1;.:: :c .... :~ 
Ir. t~~,\, ~' i""\' 'hf,.'l n.\-aprr\l\l·J "ri~'t\.·I~ ;.rl' Ill't 'Ill L',):':,rll~·\ "lill . Ill: f. :!rll"f ;)\'.:\.1,,'· ,,[11<.: t .1 ... 1;11 
.\ct and th ... ·fl'!(m: . tl1<.:" Commi:\ ... ion lind ... Iltll lilt· <lp~'t'(lI, nli..:l' a "uhs[anti:tl i ....... ce.h tp t.:l)n/();·mil\ \\'ilh 

Iht..' Clulpll..·r 3- Iwlrul.:'. 

Apjlcllili\ A - SubslanliH' file !)()rUlllellT~ 

I.' 
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(21J) 97~ -UCO 

,,",prn"3, '2tl17 

Owner/Applicant 
MDB Silicon Beach Cloy II 
Investors, LLC 
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Santa Monica, CA 90402 
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UfC:UTIVE OffiCES 
2C<l n S~1Cl1C Sl~~l ROCM 52$ 

Los ".~!IJ!l!$, ().~Jll-laOl 

v:t'>JCENT P. OEIHCNt AI(P 
OlA!CTe.l 

(,2ll)na-lZ7l 

l(~tJ 1. K9.lJ~, ,1icP 
O(NfYCI~taO' . 

(2U) 979·1272 

US .. M. VH:m!l, Alep 
OUUT(O'J\lliO~ 

(213) m·127~ 

JAN lAlOilSi(J 
OIM;TY~lto;JO~ 

(213)m-1213 

hit p:llplannlllgJadty.org 

Cu. No. DIR-2016-4357-CDP-MEL 
'CEOA: ENV-2016-4358-CE 

Loc.tlon: 23M Snl.!!b,Cloy AV~'1ye 
Communl~1 Plan Area: Venice - Southeast Venice 

Council District: 11 - 80nln 
Nolghborhood Council Venice 

Jefferson Schierbeek 
architect. AddisonSchierbee'. 
3456 Ashwood Avenue 

Land Us. De.tgnatlon: Low Residential 
Zone: R1·1 

Legal Description: Lot 150, Tract 4424 

Los Angeles, CA 90066 La.t Day to File all APP¥i: April 13, 2017 

Pursuant to the Los Angela. Municipal Code (LAMC) Sactlon 12,20,2, Section 11.5,7, and the 
Venice Coastal Zone Specific Ptan (Ordinance No. 175,693), I have revtewed the proposed 
project and as the designee of the Director of Planning , I hereby: 

Approve a Coast.1 Development Permit authorizing the demplltlon of~ existin\Nl(le­
story, slngle·family dwelling and the construction, use, and malntenancsS a 3,658 sa"~re 
fooL thr~e·slory sit}qle:fam~v dwelling with an att.ched tNo-car garage '1NI' ~tl ... ck, 
located in the single permit Jurisaictlon area of the Coastal Zone, ,and 

Purouant to GO'lernment Code Sections 65590 and 65590,1 and the City of Los I<n90105 Interjpl. 
Mallo Act Compliance Administr.tive Procedures I hereby: 

Approve B Mello Act Compliance Rovi6W for the demolition and construction of a single: 
family dwelling in the Coastal Zone, 

The project is categortcally exempt from the California Environmental Qualitl Act (CEQA) 
pursuant to ENV 2016-2382-CE per Article III , Section 1, Clas. 3, Category 1 of tho Ci,ly of LOB 
Angeles CEOA Guidelines, 

The project approval is basad upon the attached Findings, and subjact to the attached Conditions 
of Approval: 
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CONDITIONS OF APPROVAL 

1. Except as modified herein, the project shall be in subslantial conform~nce with the plans and 
matarials submitted by Ihe Appl icant, stamped "Exhibit A:' and attached to the subject case 
file. No change to the plans will be made without prior review by the Department of City 
Planning, Plan Implementation Division, and written approval by the Director of Planning. 
Each change shall be identified and justified In writing. Minor deviations may be allowed in 
order to comply with the provisions of the Los Angeles Municipal Code or the project 
conditions. 

2. All other use, height and area regulations of the Municipal Code and all other applicable 
governmenVregulatory agencies shall be strictly complied with In the development and Lise of 
the property, except as such regulations are herein specifically varied or required. 

3. Density. A maximum density of one sing le·family dwelling par lot shall be permitted, as 
restricted by LAMe Section 12.06. The proposed project will maintain one single-family 
dwelling unit on the property. 

4. Height. The subject project features both fiat and varied roomnes; portions of the structure 
with flat rooflines shall be limited to a height of25 feet and portions with varied roomnes shall 
be limltgd to a height of 30 feet; height is measured from the centerline of Cloy Avenue to the 
highe.t point of the roof. The portions of the proposed single-family dwelling with a flat reof 
ere 23 feet il1 height while portions with a varied roofiina are 30 feet in height. 

5. Parklng 'and Aces" . A. shown in "Exhibit A" and as approved by the Department of Building 
and Safaol, the subject project shall provide thrae parking spaces on site; two covered and 
one uncovered guest space. All vshicle access shall be from the rear alley. 

6. Roof structures. The Roof ACC<ls1) Siructure (RAS) Is limited to a height of 40 feet. measured 
from the centerline of Cloy Avenue to the top edge of the RAS. The area within the outside 
walls shall be minimized and shall not exceed 100 sq'Jare feet as measured from the outside 
walls. Chimneys, exhaust ducts, ventilation shafts and other similar devices essential for 
building function may not exceed ths maximum height by more than 5 feel. 

7. Roof Dec~, Railings used on the proposed rooftop deck shall be of dn open design and shall 
be limited to a he ight of 42 Inches. 

8. No deVlatiO~S frOi11 the Venice Coastal Specific Plan have been requested or approved herein. 
All appllfi',bla .PCQ.visians of the Specific Plan ehall be complied with, ag further noted in DIR-
2017·3ag·VSO. 

9. Outdoor lighting sMIl be designed and installed wilh shielding so that light does not overtlow 
into adjacent res idential properties. 

10. All graffiti on the sit. shall be removed or painted over to malch the color of the surface to 
which It I, applied within 24 hours of Its occurrence. 

11. A copy of the iirst page of this grant and al l Conditions andlor any subsequent appeal of this 
grant and Its resultant Conditions andlor letters of clarification ehall be printed an the building 
plans submitted to the Dovelopment Services Center and the Department of Building and 
Safety for purposes of having a building permit Issued. 

DIR-2016-4357-CDP-MEL P(Joe :2 of19 
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12. Prior 10 1116 sign-ofr of plans by Ihe Developmenl Services Center, the appl icant sha ll submit 
the plans for review and approval to tha Firs Department. Said Department's approval shall 
be included in the plens submitted to the Development Services Canter, 

13. Prior to the commancement of site excavation end consiruction activitias, construction 
schedule B.nd contact Information for any inquiries regard ing construction activities shall be 
provided to residents and property owners within a 100-foot radius of the project site. The 
coniact information shall include a construction managar and a te lephone nllmber, and shall 
be posted 9n the site in a manner, which is readily vis ible to any interested party. 

14. Pl!gr .lQlhill,sll.>!,c'2,oi anY. ~il!_~, a covenant acknowledging and agreeing to comply with 
all Ihe terms and conditions eslablished herein shall be recorded In the County Recorder's 
Office. The agreement (standard master covenant end agreemont form CP-6770) shall run 
with the larid and shall be binding on any .ubsequent owners, heirs or as,lgn •. The agreement 
with the cpndltion, attached must b. submitted to the Development Services Canter for 
approval tiefore being recorded. After re cordation, a certified copy bearing the Recorder's 
numb~r arid data shall be provided to the Zoning Adm lni6trator for attachment to the subject 
case file. ; 

; 

Administrative Conditions 

15. Final Plans. Prior to the issuance of any building permits for the project by the Department of 
Building ahd Safety, the applicant shall submit all final construction plans that are awaiting 
issuance 91 a building permit by the Department of BlIildlng and Safety for final review and 
approval by the D~partment of City Planning. All plans that are awaiting Issuance of a building 
permit by the Department of Building and Safety shall be stamped by Department of City 
Planning staff ' Final Plans". A copy of the Final Plans, supplied by the applicant, sh,1I be 
reta ined in the subject caso file. 

16. Not.tlons on Plan •. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall Include all of the Conditions of 
Approval herein attached all a COvar sheet, and shall include any modifications or notations 
required herein. 

1?, Approval, Verification and Submittal,. Copies of any approvals, guarantees or verification 
of consultations, re',iew of approval, plans, etc., as may be required by the subject conditions , 
shall be provided to the Department of City Planning prlor to clearance 01 any building penmits, 
for placement In the subject file. 

18. Cod. C;ompll.ncB. Use, area, height, end yard regulaticns of the zone classiflcenon of the 
subject property shall be ccmplied vvth, e~cept whera granted conditions differ herein. 

19, Departmont of Building and Safoty. The granting of this determination by the Director of 
Planning does not in any way indicate full compliance with applicable provisions of tho L05 
Angeles Municipal Code Chapler IX (8uilding Coda). Any corrections andlor ",odificaUons to 
plans mace subsequent to this determination by a Department of Building and Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director, and which are deemed necessary by the Department of Building 
and Safety for Building Code compllanco , shall reqUire a referral of the revised plan. bael\ to 
the Department of City Planning for additional review and sign-off prior to the issuance of any 
permit in connection with those plans. 

OIR·2016·4357·CDP-MEL Paao:3 o( 19 

7 / 23 



FECEI 'v'ED £1..! / O'3/20l 7 16 :8.:1 818'307:;7E.0 LUI I~ .:, GUJ';HO I 

·;pr.09 . 2017 Ot! :3 3 PN 3103019791 PAGE. 8/ 28 

20. Condition Complianco. Compliance with thMO conditions and the Intont of these conditions 
shall be to Ihe sal15faetion of tho Departmenl of Clly Planning andlor Ihe Departmen! of 
Building and Safoly. 

21 . Il1demnific,llon nnd Relmbur •• mon! of Lltlg.tlon Cosl •. 

Applicanl shall do all of Ihe fo llowing : 

(i) Defend, Indemnify and hold harmless Ihe Clly from any 'and all aetions against the Clly 
relating to or arising out of. In whole or in part, the Cily's processing and approva l of this 
entitlement, including bul not limited to, an aciion 10 attack, challenge, 5et .side, void, 
or otherwise modify or annullhe approval of Ihe entillement, the env!ronmental review 
of the enlillemonl, or Ihe approval of subsequent permit decl,lons, orto claim personal 
property damage, inclUding from Inverse condemnalion or any other constltulional claim. 

(iI) Reimbllrse tha Cily for any and all costs Incurred in defen,. of an a!=tlon relaled to or 
arising out of, In whole or in part, tiha City's processing and approval of Ihe entltlament, 
including bul not limited to payment of all court costs and atlorney's fees, costs of any 
judgment. or award, against the City (InclUding an award of allorney's fees), damages, 
andlor setllemenl costs. 

(iii) Submit an initial deposil for the City's litigation costs to the City within ~1 0 days' notice of 
the City tendering defense to Ihe Applicant and requesting a deposit. :rha initial deposll 
shall be In an amount sat by the Clly Attorney's Office, in its sola discretion, based on 
the nalure and scope of action, but In no event shall the initial depeslt bo less Ihan 
$50,000. The City's failur. to notice or collect the deposit does not relieve the Applicant 
from respons ibility 10 reimburse Ihe City pursuant to Ihe reqUirement iii paragraph (ii). 

(iv) Submit supplemenlal deposits upon notice by Ihe City. Supplamantal 'deposits may be 
required in an Incraased amount from tha initial deposll ii found nece:5sary by the City 
10 protect the City's interests. The Cily's failur~ to notice or collect the:daposlt does nol 
relieve the Applicaot from ra.ponslbillty to r.imburse tho C~y 'pursuant 10 the 
requlremenl in paragraph (iI). . 

(v) If the City datermines It necessary to protact Ihe City's intsrest. execute an indemnity 
and rl::imburuement agreement wi th the City undsr terms consIstent with t1e 
requiremenls of this condition. 

. . I . 
The City shall notify Ihe applicant within a rea30nable period of time of its receipt of any action 
and the Cily shall cooperate in the defense. If the City fa ils to nallfy the applicant of any claim , 
action , or proceeding In a reasonabl. time, or If the City fails to r.nsonably :cooperat. in Ihe 
defense, the applicant shall nol Ihereaftar be responsible 10 defend, Indemnify or hold 
harmless the City. 

The City shall have Ihe sale righl to choose its counsel, Including the City Momey's office or 
outSide counse l. AI its sale discretion, the City may participate al Its own: expense In 11\. 
dafense of any action, but such participation shall not relieve tihe applicant pi any obligation 
imposed by Ihis condition. In the eve nt the Applicant fail ' to comply with this condillen, in 
whole or in pon, the City may withdraw Its defens. of the action, void Its; approval of the 
enlillement, or take any other action. The City retains the righl to make all decisions with 
reapect 10 its representations in any legal proceeding, Including i\s inherent tight to abandon 
o r se~~~n. . ' 

For purposes of this condition, Ihe following delinitions apply: 
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"City" shall be defined to Include Ihe Cily, ils aganls, oHicers, boards , commissions, 
committees, employees, and volunleers. 

"Aclion" shall be defined to include suits, proceedings (including Ihose held undor 
altemative dispute rasolution procodures), cla ims, or lawsuits. Actions includes actions, 
as danned horein, olleglng failure to comply with any federal, slate or local law. 

Nothing in the definilion. Incll/ded in this paragraph ars Int.nded 10 limit the rights of the City 
or IIle obligations of the Applicant otherwise crealad by this condition. 
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BACKGROUND 

The .ubjecl sile, 2334 South Cloy Avenue, Is a relalively flat, rectangular, inteflor 101 with a width 
of aboul 40 feat and depth of about 90 feel; with a total 101 area of approximately 3,600 square 
faet. Situated in a neighborhood known by locals as Ihe "Silver Triangle", the property fronts Cloy 
Avenue to Ihe wast and abuts an unnamed alley to the east. To the north and south of the property 
are single-family dwellings. The neighborhood is zoned R1-1 and properties immediately 
surrounding tho property ara developed with one and Iwo-story, single-family dwellings. The 
properly Is located wlUlin Ihe Los Ang~:os Coaslal Transportation Corridor Specific Plan, Venice 
Coastal Zone Specific Plan (Southeast Venice Subaraa), a Calvo Exclusion Area, Methane Buffer 
Zona, Llquelaction Zone, and Tsunami Inundation Zono. The site is wllhin 5.7 kilomelers from the 
Santa Monica Fault. 

The applicanl raquasts a Coastal Development Permit authorizing the consti.uction of a 3,658 
square-foot, r,vo-story, 30 leet-in-helgI1t, single-fgmily dwellin9 with a rNa-car garage and 8 

rooftop deck on residential 101 within the single permit jurisdiction of tha California Coastal Zone. 
An .dditional parking spec. is provided behind the g9rage, resulting In a total of three par1<lng 
spaces. In addition, the project is subject to review for compliance with the Mello Act. 

Cloy Avenu~ Is a designated Local Street with a rtght-of-way width of 60 feet and developed to a 
roadway width of 38 feet. WII~on Avenue I~ improved with an asphalt roadway,gutter, curb, and 
sidewalk. . 

Mildred Avenue is a deslgnaled Loca! Street with a rlghl-of-way width of 60 feel and developed 
to a roadway wldlh of 36 feet. Mildred Avenue Is improved vlith an asphalt roadway, guttar, curb, 
and sidewalk, . 

(Unnamed) Alley is a designo!sd alley with a width of 15 feet. Vehicle access: to the propos.d 
garage is provided from tile alley. 

PrSIJ;OUS zoning rel&1ted actions on the p;lteFin the are~ iOc!\ld~: 

DIR-2015-2912-CDP-SPP-MEL - On December ~2, 2016, the Dire~or of Planning 
approved a coastal davelopment permit, project pefl~it compliance revie,!" end Mallo Act 
compliance review for the construction of a threeJs\ory duplex within ,the dual permit 
jurisdiction of the Coastal Zone, located at 217 E. V~nice Boulevard. : 

ZA-2015-913-CDP-MEI_ - On January 29, 2016, t~a-Zoning Administr~tor approved a 
coastal development permit and Mello Act compli~nce review for the :'demolltlon of a 
single-family dwelling and construction of a two-stbry, 3,503 square-foot single-family 
dwelling with an attached two-car garage within the sjnglo jurisdiction of the Coastal Zone, 
located at 644 E. Sunsel Boulevard. . 

ZA-2Q15-637-CDP-SPP-MEL - On January 21, 2016, the Zoninq Administrator ~roved 
a coastal development permit, project permit cpmpifance reViS'.V; and MellO 'Act 
complratlc>;--rovlal"lim the"dmnctifron of a sing:e-family dwelling and the construction of a 
new three-storl single-family dwelling with a roof deck and attached garage In the RW1-
1-0 Zona within the dual permit jurisdiction of the Caiifornla Coastal Zone', located at 232 
E. Linnie Cana!. . 

ZA-2014-4517-CDP-SPP-MEL - On December 22, 2015, the Zoning Administrator 
approved a coastal development permit and Meilo Act compliance 'review for the 
demolition of a single-family dwelling and conslruction of a ~tlO-story , 3,386 square-foot 
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sing le· fami ly dwell ing with an attacilGd two·car garage within the dual permit jurisdiction 
of the Coaslal Zone, located al2919 Sanborn Avenue , 

ZA·201d·l088·CDp·ZolJI·MEL - On April 8, 2015, :the Zoning Administrator approved a 
coastal development permit and Mallo Acl comPliance review for Ihe demolition of a 
duplex and construct ion of a two-unil condomlnluril within the dual permil jurisdiction of 
Ihe Coastal Zone, located at 454 E. South Venice Boulevard. 

DIR-2Q08-45}j·SPP-MEL - On January 28, 2009' the Director of Planning approved a 
specific plan projoct permit c~mpliance and a Mello Act compliance review to allow the 
conatruction of a 5,400 square-foot single-family dYialling with a basement and attached 
garage on a vacanl 101 within Ihe dual permit jurisdiction of the Coastal Zone , located at 
147 Via Marina. . 

Public Hearings 

A public hearing was held by a hearing officer al on Marc~ e, 2017 a11 :00 p.m., at the West Los 
Angsles Municipal Building, Second Floor HMring Room\ 1645 Corinth Avenue, Los Angeles, 
CA 90025. The applicant, applicant's repuo&Ale~, ~il District 11 representalive, and 
approximately 12 members of t!::a-pGblic attended the meetina. 

Kevin McCauley, the applicant and bulldar, talked about his intention to live on !he property and 
briefly summari~ the scope of work. He mMtloned he Is a resident of Venice and ra ised his 
daughters in le"'t aroa. He believes keeping in scala is ImRortant, and as such has not requested 
variances, Ar;cording to Mr. McCauley, the property Is not ~nclo3ed in tall fen,illg but rather open 
to engend.r ~ neighborhood feel. H. says the project will prasaNe ve.Qetation and use mixed 
materials . L8stl)., be states that that tho overall living spaqe Is 3,1.00 .rquare feet, which Is below 
tha allowable 5,000. 

Jefferson Scnierbeek, tho appl icant's representative , .howbd height renderings of .xisllng homes 
near tho subject prop~rty to iIIustrata that the proposed prdjcet Is nol out of scale with the currant 
built environment. He mentioned that the roof 19 pitched back to minimi.a obstruction. , 
Jllstin Hackman, a Venice rasldent, epok8 In support of t~e "roject. He commented on the open 
design of the development. 

Michael Tutelien, e mGmber of th8 public, applauded thelma .. and scale of tha design, saying 
thot It fits with the neighborhood. . 

Austin Peters, a mamber of the public, said he enjoys how the scale of the building is pitched 
back. He commended the mixed materials used for the frqntage and planl preseNation. , 
Stacy Fong, a resident of Venice, asked to know the maxltnum allowable Floor Are. Ratio (FAR) 
of the neighborhood. While acknowledging that the applicant has been sensitive to the 
neighborhood, 6h8 said the project doa. not fit with th~ area. She is seeidng aseuranca that 
del/61oPQfS are not cutting comers, and that ever{thing Complies with the speciiic plan. She is 
concerned that the house i. buill for speculation. She say. that people In her neighborhood enjoy 
the quiat atmosphere , She expressed concern about Impacts to parking a~d.traffic. 

The Dpplicant roopohaed by reaHlmllng that he intanda t.o raise his family and live In the propo,s6d 
home. He",rald he compiles With ell regulations. He mentioned the homes he builds have character 
and are specifically designed v~th the neighborhood In mlrd. FAR was clarified to be three time;' 
tho b uildable area. The building is at roughly eO% of the allowable floor area. . 
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Michael Hack"lan, spoke in support of Ihe projoct. He said ~e was impressed Ihallhe projecl has 
scaled back from whal Is by-right. He slaled Ihe builder is ' very Ihoughtfulwilh respecl lo size, 
selbacks and Iraas. 

, 
Ted Tannenbaum, a Venice resldanl, commenled on previous slalemenls on how the project noor 
area Is below Ille allow.ble area . He said Ihal jusl because a project Isn'l built out to its maximum 
volume does not mean it Is a good project. Mr. Tannenbaum does not oppo,e the project, but 
cautions Ihat such comparisons could be applied 10 a fallacious degree. 

Ray Mattson, a Venice resident, said he has lived In Venice for over 40 years end Is concerned 
about the influx of three-story homes, 

The applicant responded 10 Ille concerns; he said Ihal h~ wants to build something attraclive 
regardless of the allowable flcor area . Ha also ,aid height lien it, will ba raspecled. 

No additional comments were said at the hearing . 

QQrruoondence 

An email dated Februarj20, 2017 from Janel Lent, a Venice resident, stated concerns about the 
size of the proposed development. She Is concerned about ~anances, although It Is noted that no 
variances are requested . As a long-timo Venetian, Ms. Le.nl Is worried sbout rising heights of 
newly built homes In Ihc community, In her email, she speaks against the expanding squam 
footage of new houses and sa,s il directly blocks light, elr, end views. She says in her email, "[I]f 
these muill-bedroorn houees taco me renter occupied, short-term or othelWlse, thera could be 
significantly more neighborhocd density, traffic, and straes'on our ar,ctent Mlghborhood Sewer 
system,l) 

" 
A letter daled February 20, 2017, from Ethan B. Liplon, a V~nice rasident, stating Ihat the mass, 
scala, and character of the proposed project i. nol aligned ;With that of the existing slre.lscape. 
Mr. Lipton said in his lener lhal "71 % of homo. here are fi fteen hundred square fest or less" and 
cautions that overdevelopmenl may lead to negative outcorbes. , 
An email received February 22, 2017 from Va nlce raaident j udy Esposito voiced concerns 'aboul 
the size and characler of the propos ed hom • . Ms. E.po. ilc! object. to allowing developers build 
large homes, citing negative impscts to the community at lalga. Another email received March 6, 
2017 relteraled . imilar apprehensions. She requests Ihat th~ proposed pro)scl 00 reduced In elze . 

An email r.ceived on February 22, 20 17 from Barnard Menboza, Venice res ident, objects to tha 
proposed project because of lis size. Specifically, he Is concerned about Ihe scaling effects of a 
larger home ju;dapo~ed with a smallar ana, He is weary of I~ O Impact of profit-driven Interesl. on 
the neighborhood. In his email he wriles how setting a pracedenl of tall buildings wili diminish the 
quality of life for Ihe community. He requests Ihat Ihe applicant's requast for antlti.menls be 
rejectad. : 

An email received on Februa:y 22, 2017 from Frank DefJrlo, 9 Venice resident, opposed the 
proposed project on the baSin of niz. and scale, He included photos In his email which suggest 
that the exlsllng homes In tho area ora modest, one-s tory dli,olltngs. Mr. Defuno cited stalistics to 
illustra te how exlsllng homes are notably smalier in aquerelfootage Ihen the proposed property. 
He raquesl3 Ihat this development be downsized. 

, 
A Iciter rece ived on March 1, 2017 from Venice resident Ray Mattson voiced objecllon to the 
proposed projec\. He slates tllat a three-story, 3,172 square-foot home is out of charactor for the 
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Silver Triangle area. In tvlr. Malison's letter, he mentions Ordinance S and expressed disapproval 
of inveslors and developers profiting allho expense of lhe! communlly. 

A leller received on Msrch 1, 2017 from Venice re~ldenl Terry Sidell slated concerns aboullh. 
size of the development. He statas that the characlor of the neighborhood had been centered on 
small houses and an ethos of diversity. He says that nev)er, larger homes have led to a loss of 
character for the neighborhood. He writes in his letter, "While I do not wish to cause a financial 
hardship to the developer, I would request that the dasiQn have a street-friendly" profile and a 
footprint more befitting the scale of a less-than·3600·square·foot lot." 

A lottsr receiVed on March 13, 2017 from Venice resident Kennalse Mattson objected to the 
development, citing the following reasons: A three-story home that Is 3,172 square feet Is out of 
character for the Sliver Triangle; the proposed development aims to circumvent regulations by 
saeking approval before the 'lots for Measure S; traffic a~d congestion will worsen as a r.suli of 
ove rbuilding. A photo was atlached to show Ms. Mattson's view acroos the alley to illustrate how 
a 30 fool house would be taller than the tree. 

A lelter received on Msrch 13, 201.7 from Venice rs,ldent Ed Gullant obje'cted 10 the development. 
citing the following reasons: A three-story heme that Is 3i172 squars teet is out of character tor 
the Silver Triangte; the proposed developmenl aims to circumvent reglJlalions by seeking 
approval before the vote for Maasure S; traffic and c:ongestion will worsen as a result of 
overbuilding, 

No othar corrospondance waB received . 
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FINDINGS 

Coastal Development Permit I 

In order for a coastal development permillo be granted all ofi the requisite findings mainlained in 
Section 12.20.2 of the Los Angeles Municipal Code must be made In lhe affirmalive. 

1. ThB d"/olopment i. in conformity w l lh Chaptar 3 of til. California Coastal Act of 
1976. 

The applicant requesls s Coaslal Developmenl Permit aulhorlzlng the demolition of an 
existing single-family residence and Ihe conslructlon ot a new three-story. 3,658 square­
fool single-family dwelling with an attached two-car garage, roo~op deck, and swimming 
pool. .:vlthrn thE! sing le permit jurisdiction of the Catifornia C093tal Zone. 1 he (Jr0JecfaTSo: 
require, a Mello Act Compliance rev iew. The applicanl does nol request any devl"tlon. 
from lila Loa Angeles Municipal Code wilh respecl to required parking, building helghl, 
satback, and noor areas. 

Chapler 3 of the Coaslal Act Includes provisions that addresn the Impact of development 
on public services, infraslructure, the environment ana significant resources, and coastal 
access. Applicable provision are as follows: 

Section 30211 requires that the new de'/e/opment shall not interfere with Ihe public's right 
of aCcess to the se<1. The development is located approximately 0.80 miles away from the 
shoreline and does not share a right of way to the Pacific coa,t; thus, the development 
will not Interfere with the public's rig hi of eccess to the ocean, The site is located far 
enough from any coastal access points to reasonably assume that public access to the 
sea will nol be affected. Other. lois in the area ara similarly developed with single-family 
residences. 

Section 30221 slates Ihal recreational use and development shall be prolecled. The 
prol'osed development Is located in e ra3idential neighborhood and doe, nol adjoin any 
recrealion and Visitor seoling facilities. As such, the development will not result In any 
adverse Impacls on such facilitias. 

Section 30230 stales Ihal marine resoUrces shall be mainlained, enhanced, and where 
feasible, restored, The propo9ad development does not affect any marine resources, such 
as fisheries, minerals, and gasas. The development is well above the high tide line and 
will nol have any Identiiiable effect on the Pacific Ocean. The subjoct property does not 
have direct ace,"", to anywaler or b03ch so no dredging , filltng or diking of coastal walers 
or wetlands is required. There Is no commercial fishing or recreational boating on or 
adjacenllo the property. 

Soctlon 30240 slales that environmenfally sensll/ve habitaf aleas shall be prolaclad. 
Environmentally sensitive habitats are areas where plant or animal lite are either rare or 
especially valuable because of their special nature or role in an ecosystem, and which 
could be easily di3turbed or degraded by human activities and developments. No rare 
plant or . nimal life is known to exist within tho property and surrounding area. The 
proposed developmenl Is limited to the lot line boundaries of the private property In an 
are" that is improved with single-family dwellings. Due to the,e confines, the proj ~ct '11111 
have no signir,cant Impact on the sonsilive habitat araas and wetlands. 

Seclion 30244 requires reesonable mitigation maasures to reduce potenlfel impacfs on 
archeological or paleontological resourcas. The project consists oi Ihe demolition of an 
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existing residential structure and construction of a new two-story single-family dwelling. 
No grading Is required because the earth onsite is flat. Iha subject site is not located within 
an area with known Archaeological or Paleontological Resources. However, if such 
re30urce, are later discovered during excavation or grading activities_ the project is 
subject to compliance with Federal, State and Local regulations already In place. 

Scclion 30250 slales Ihat new development shall be located in areas able to 
accommodala it, Breas with adequate public services, and In areas where such 
development will nol heve significenladverse Impacts on c08slal rssources. The proposed 
development Is tocated in the single permit Jurisdiction area of the Callfomia Coastal Zona. 
The proposed project Is located in an urban residential neighborhood devetoped with 
similar single-family dwellings. Currently, the site coniains a one-story single-family 
dwelling to be demolished and reptaced with a two-story single-family dwelling. The 
proposed density of one unit per lot complies with the R 1-1 zone and land use designation. 
The project Is tocated within an existing d.veloped area and wilt ba comparable In size, 
scale and use wIth tho devsloped area. The property provide:s ac~es5 for emergency 
vehicle, on Cloy Ava, with an actual width of 50 feat. Suhlclent p.rking and setbacks 
raquired by lOCal zoning and. building and safety requirements ara provld~d. The lot will be 
developed with a single-family dwelling that maintains connections and access to all public 
services typically required for residential uses, Including water and sewage, waste 
disposal. ga3, and electricity. Because the project is replaCing one existing single-family 
home with another, the development will nat overload the capacity of . public services. 
Therefore, the proposed development will be adequatety Mrviced and will not have a 
significant adverse Impact on coastal resources. 

Section 30251 states the scenic and visual qualities of coastal areas shall be considered 
and protected as a rS30urce of public imparlance. Permitied developmenl shall be sited 
and desianad to .EroJ301 v;aws, to and along Ihe ocean and scenic coastal areas, to 
minimize Iha alteration of natural lend farms, to be visually compafib/s wilh the characlar 
of surrounding areas, and, wher. feasibla, to reslora and enhance visual quality In visually 
degraded areas. The subject si te and surrounding area are relatively flat wilh no views to 
and atcng tha ocean; no nalural land forms will be alterad as part of the projae!. The 
property is nat located along a bluff with views to the Pacific Ocean. The project proposes 
the construction of a new t ~rea-storl singls-family dwelling and an atlached garage. The 
subject sits Is situated on '-CIoY 7\VlffiUa-lii-,;- neighborhood zoned R1-1 . The existing 
residential slructures within 100 feet arB comprised of mostly one-story and two-story 
structures. To maintain visual computabil ity with the neighborhood, the project is designed 
with a roof access structure pitched back to reduce visibility. The use of mixed matarials 
is u$ed to soften the appearance of the structure. Per the applicant, the existing dwelling 
onsile is not well-maintained; construction of a new single-family home would enhance the 
Visual quality of the lot and tho neighborhood at large. As statad by the applicant, "Venica 
is an eclectic arsa with a mixture of traditional and contemporary architecture. 2334 Cloy 
aim' work within that aesthetic and to be conscientious of the Impact of its front elevation 
by keeping the front roof edge as low a3 possible (for two stories) sloping away from the 
street and also breaking up the front facade with material choices derived tram the 
traditional (wood siding) and contemporary (plastar glass and steet) materlats in the 
neighborhood. The hou~ Is open toward the straat giving It a much mora friendly and 
neighborly aspect and pulls beck at the living area to give more area to the front yard.' 

Seelion 30252 slates thaI new development should malnlDin and ""iJMcs public access 
to Ihe coast_ The project proposes the demotition of a slngte-family dwelling and 
construction of • new single-family dwelling in its place. The subject site 19 located within 
a residenttal neighborhood 0.80 miles northeast of the Pacific shoraline. The project 
provide, three onslte par«ing spaces. No permanent structures will eract within the publio 
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rig ht-o/-way and public accass to the coast will not be obstructed. 

Section 30253 requires new deo'elopmonllo minimize risb /0 lifo enel prope/ly in areas of 
higll geologic, flood, and fire hazard, mllllmizo Imp.,cls along bluffs and cliffs, and prolecl 
special communilies and neighborhoods Ihat are popular visitor destination poinls (or 
recraationaillses. The property is located within 5.7 kilometers from the Santa Monica 
Falllt, liquefaction zone, methane buffer zone, and tsunami inundation zone. Therefore, 
the project 15 will comply with Zoning, Building, and Fire Safety Code compliance 
measures "nd requirements th3t will minimizo risks to life Bnd property in hazard areas. 
The project is not locatad by a bluff end is not dlractly adjacent to any popular visitor 
destinations. 

As conditioned, the proposed project I, in conlormity with Chapter 3 01 the Cali fornia 
Co",tal Act. The resulting single-family home will have no adverse impacts on public 
access, recreation, public vieWS or the marine envIronment, since the site Is IoIJlthin a 
developed residential area located mora than one mile away from the shorel ine. The 
project will nallher in terfere nor reduce access to the shoreline or beach. There will be no 
dredging, filling or diking of coastal walers or wetlands, end there are no·san3itive habitat 
areas, archaeological or paleontological resour~. Id~ntified on the site. The proposed 
project will not block any deSignated public access views. 

2. The d3valopm~nt wlll not prejudice the ability of the City 01 Los Angolo3 to pre para 
a local co"stal program thet t. In conformity with Ch~pter 3 of tho California Coastal 
Act of 1976. 

Coastal Act Saction 30604(a) stata. that prior to the certificalion of a Local Coastal 
Program ("LCP"), e coastal de'lelopmenl pennI! may only be issued ii a finding can be 
made that the proposed developmont is in conionnance with Chapter 3 of the Coastal Acl. 
The Venice Local Coastal Land Use PI~n ("LUP") was certlned by the California Coastal 
Commission on June 14, 2001; howe'ler, the necess ary Implam.ntatlon ordinance. ware 
not adopted. The City is in the initial stages of preparing the LCP; prior 10 Its adoption the 
guidolines contained in the certified LUP ara advi.or}. 

As discussed, the project consists of the developmer.t of a ~IIO·s tory , single-family dwelling 
with a roo~op deck on a lot Y/ithin the Southeast Venice Subarea, The subject site is zoned 
R1·1 with a General Plan Land Usa Designation of Low R9sidential. 

The following are applicable policies from the Venlco Local Coaatal Land U,e Plan: 

'Policy 1.A.1 identifies general residential de'lelopment standards regarding roof access 
structures and lot consolid"tion restrictions. The project proposes a roof access structure 
that Is 1 00 square feet In area, measurad from th~ exl.rior walls and is lesa than 10 faet 
In height. The project is limited to the developmant 01 on. 101. 

PoliCY I. A. 2 and Policy I.A.3 describe the intention to pt'iiSarve sii'i\l\,,-Tpmily neighborhoods 
and allow lor infill development, provided that it ~ s com patible with and maintains the 
density, character, and . cale of the existing de'l(,!opmaot :The proposed' single-family 
dwelling serves to inml the R1·1 zoned area and 15 In compliance with the density and 
de'lelopment standards set forth in the LUP. 

Policy 1.A.4 outlines density and development standards for areas deSignated for slngle­
family dwellings. The project consists of the construction of one new single·family dV/elling 
on one lot, and complies with the roquirement of one unit pcr 3,000 of lot erea. The height 
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of Ihe sing le·family home ranges from 23 10 30 feel bul is below Ihe maximum heighl wilh 
respect 10 roof type. The required side , fronl, and resr yards will be maintained as no 
rJdjustments or varIances art) requestad In conjuncti on with the proposed project. 

Policy 11.A.3 outlines Ihe Parking Requiremenls for the project: single·family dwellings on 
a lot greater Ihan or equal to 35 f~91 in width (if adjacent 10 an alley) are required to provide 
Ihree parking spaces; the slngle·family d'/lelling Is on e lot40 feet In wldlh and l'Iill provide 
three parking spaces onslle: two spaces covered and one space uncovered 

The proposed two·story single-family dwelling Is consislenl with the policies of the Land 
Use Plan and tha siandards of th. Specific Plan and will not prejudice ,the ability of the 
City to prep;;:: fe a local coastal program that i~ in confom,lty with Chapter 3 of the California 
Coa'ial Act. 

3, Tho Int.rp,aiive Guld~IIM' for Co .. t.1 Planning end Permits as eslablished by th e 
California Coaolal Comml •• lon datod February 11, 1977 and any Bubsaquent 
am"ndmon!> thoro to have bMn r."lowad, analyzed and considered In IigM of the 
Individual project In maldng t,hj. · d~taI'Jl11Mflon, . 

The Los Angeles County Interpratalive Guidelines were adopt.d by Ihe Galifornia Coasl.1 
Commission (Oclober 14, 1980) to supplement Ihe Statewide Guidelines. Bolh regional 
and statewide guidelines, pursuanl to S.ection 30620 (b) .of lha,Coastal Act, are designed 
to assl5t locaJ government3, the ragicn.al commissIons, th~ commis3ion , and persons 
Bubject to the provisions of this chapter in determining how the policies of this division 
shall be appliad to the coastal zone prior 10 the certification ,of a local coastal program, 

As st,I9d in the Reg ional'lnterpretative Guidelines, l!la guidelines are Intended to be used 
"in a flexible ma"ner with conslderstion lor local 'and rog lonsl condilions, individual project 
paramote" and conslraints, and Individual and cumulatl'J8 impacts on coastal resources.' 
In addit ion 10 the Rsgionallnlerpretative Guldalinas, tha policies of Venice Local Coastal 
Program L.nd Usa PI.n (the Land Use Plan was cer@ed by Ihe Coastal CommiSSion on 
June 14, 2001) have been reviewed and considered. 

The Regional Interpretive Guidelines have been reviewed and the proposed projecl is 
conslstant with Ihe requlremenls for the Southeast Venice Subsrea; the project also 
complies with the policies of Ihe LUP end other applicable provisions or the Specific Plan. 
The number of dwell ing units on the subject property will not excead the maximum 
allo'Nod. The required three parking spaces per dwelling unit will be ' provided in Ihe 
a!tached two·car garage and unenclosed carport. No devialion from Ihe front yard setback 
requirement was roque.lsd as part of the project. The prop05ed building is set back 18 
(eet from the front properly line. Tho height of the proposed project doa's not exceed 30 
faet In portions with a varied roof and 25 faat for portions with a flat roof. The project is not 
expected to afiecl the scenic and vleual quality of Ihe coaotal area since it is located in a 
relatively nat area more than 0.80 miles inlond. Vi.ually, the proposed project will be 
compatible with Ihe character of the surrounding ares. Furthermore, the proposed project 
will nol alter any na!ural land forms. A. such, the proposed project, as conditioned, is 
consist~n t with the Regionallnterprative Guidelines. 

4. The deci.lon of tha p~rmit granllng authority has busn guldad by any applicable 
doci,lon of tha California Con.bl Commiasion pursuant to Socllon '30625(c) of lha 
Public Resources Code, which providaa that prior decision. of tho Coeatal 
Commlsolon, where appllc.bls, .holl guide local governments In thoir actions In 
carrying out thalr responsibility nnd authority undor the Coaslal Act of 1976. 
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The project consists of the developmen l Jo~ \ " ' • .',o-s l<jel,fiJMJd-family dwelling with a 
rooftop deck. The new resldent!al stn..' cture.. 'n6e,g--iiot confll l'!U \'~ i l h prior decisions of the 
Co", lal Commission, The Coastal Comrniss1o'it'tecenUntPtl[;lvod the following proj ects 
in the VeniCe Coastal Zone: 

In Febr ~arl 20 17, tho Com mission approved a coastal developmant permit for the 
demOlition ora ons-slory single-family hom a and the conotruction of a r.I'o-storv, 2,702 
square -foot single-family dwelling with an attached hva-cor garage and rooftop deck 
on a lot tocated at 3021 Stanford Ave (Applica tion No, 5-16-0685), 

In October 2016, the Commission approved a coastal devotopment permit for the 
Cllcstluctlon at ~ ttl!:ae-story. 4,7037 square-foot single-family dwelling vA!h an 
attached three cor garag e and rooftop deck on a vacanl le t locatad at 2709 Ocean 
Front Walk (Application No, 5-1 6-009S), 

In F"!)ru~('L20J6, the Commission approvod e coastal de'/elopment permit for the 
part ial demolition, Intarlor remodel, end addi tion to an existing single-family dwelling, 
resuiling in a 2,249 'qua" foot ~NO- 'tOry , 25-loot 4~nch structure located at 219 
Howland Ca nal jApplication No, '5--15-12"20) , -

In Au~ust 2ID, the Commls~ lon approved an Admlnl.tra!lve Permit for a 1,152 
square-foOt seCOnd~stCry addi tion (approximately 28 fd9t tall) to en exis ting single­
family dwelling, local ad at 513 28,,1 A'ienue (Application No 5-15-0764), 

In AUQu1li2Q1:i" thd Commission approvad an Administrative Pem,i t for the demolition 
of a single-family residenc. and construction of e..3,,!ory 28-foot ta il single-family 
dwell ing located at 26 30· Avenue (Applioation No, 5-15-0634), 

In July 201 5, th'il Commission approved an Ad ministrativ9 Permit for thf demoli tion of 
a singlo-faG1i1y dwelling and the comtructlon of a thres-star! (35-foot), rNa-unit 
condomInium providing a total of four parking s pa.;es~ located d! :.tS8 E. SOljtr-. 
Boulevard (Application No, 5-15-031 0) , 

As such, this dadsion of the permit granting authority has been guided, by applicable 
decisions of tho Ca lliornia Coasial Commission pursuant to Seciion 30625(c) of the Public 
Resources Code, whIch provides that prior d~ci :; l ons of th £l Coastal CommiSSion, Where 
applicable, shall guide local governments in their aelions in carrying out their responsibility 
and authori ty undsr tho Coastal Act of 1976, 

5, The devolopm"n! 1$ not loc.tad batmen tho neer.ot public ro~d an d the s.a or 
shore line of any body of water tocatod wl!hln tho coa.1.>1 ,on., ond th. d.v.lopmont 
I" In conlormliy with the publJc ace ••• and public r.cr .. !lon potlclo'; 01 Chopte r 3 
of tho CalifornIa COMtal Act o f 1976. 

Section 30210 of the Coa,tat Act slates the following in regards to public access; 

In carrying cut the r5qulrement of Secticn 4 of Article X o( the California Constitution, 
maximtlm .cce5S, which shell be conspicuously posted, and recreational 
opportunities shall be provided for all the people cOnsistent with public safoty needs 
and the need to protect public right., right of privat~ property owners, and notu ral 
resources from overuse. 
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Section 30211 of Ihe Coaslal Acl slales Ihe following In regards 10 public recreation 
policies: 

Devolopmenl "hall nol Intarfare with Ihe publlc's righl of eccess to the saa whera 
acquired through use or legislaliva aulhorlzotion, including, bul not limited to, the 
use of drJ sand and rocky coastal beaches to the firsilina of terreslrial vegetation. 

Tha subject property is localed approximalely 0.80 miles from the Pacific coast. The 
project could have a cumulative effact on public access to the coast If it lesuited in a loss 
of on-straet parking spaces or did not provlda adequate parking for Il1e dwelling. The 
existing single-family dwolling has a ona-car garage which is accessed from a driveway 
on Cloy Avenue. The project shall include three parking spaces - 1'/10 parking spaces will 
be located in a (J3rag. and one uncovered space in the back yard, ali accessed Irom the 
alley. 6y Increasing parking capacity and relocaling vehicle traffic from CI6y Avenue to the 
allay, the project enhances tho public rlght olwa,/. As proposed, the project will nol conflicl 
with any public access or public racreatlon policies of the Coastel Act. 

6. An appropriate envlronmontal cl.arance undor tho C~lIfornl. En'llronmentll Quallol 
Act h •• ba.n grantod. . 

A Categori:al Exemption, ENV-2016-4358-CE, has been prepared fqr the proposed 
projact cons isis nt, with the provisions of the California Environmental Quality Act and the 
City CEQA Guidelines. The project proposes the construction of a new, 3,:658 square-foot 
dwelling unit with an attached two-car garage along with an additional parking space 
behind the garage. Tho Categorical Exemption prepared for the proposed project is 
appropriate pursuanl to Article III, Secllon 1, Class 3, Categorj 1 of the City's CECA 
Guidelines. 

The C I ~ss 3 Category 1 catagorical exemption allows for construction iand location of 
limitad numbers of new, small fac ilities or structures; installation of smallinew equipment 
and facil ities In smail structures; and the conversion of existing small structures from one 
use to anolher where only minor modifications arB maGe in the extarior of the structure; 
this Includes one single-family reSidence, or a sacond dwelling unit in a residential zone. 

Furthermoro, Ihe Exceptions outlined In the State CEQA Guidelines Section 15300.2 do 
not apply to the project: 

(a) Location. The project is not localed in a sensitive environment. Alth(>ugh the project 
Is within the Coa3tal Zone, the residential neighborhood is not idenlified as an 
environmental resource. The proposed project 'Is consistent with the scale and 
uses proximate to the araa. The SUbject site Is not located in a fault or flood zone, 
nor is it within a landslide aroa. Allhough tha project is locat30 within a liquefaction 
area and tsunami inundation zone, the project is subject to compliance with the 
requiremonts of the Building and Zoning Code that outline standards for residential 
construction. 

(b) Cumulative Impact. The project is consistent with the type of developmanl 
permitted for the area zoned R1-1 and des ignated LoVi Residimtial usa. The 
proposed addition of one new dwelling unit will nol exceed thresholds identified for 
Impacts to the area (i.e. traffic, nOise, etc.) and will not result In significant 
cumulative impacts, 

(c) Significant Effect. A categorical exempli on shall not be used for ait activity where 
thers Is a reasonable possibility that the aclivity will have a significant effect on the 
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environment due to unusual circumstances. Tha proposed project cons ists of work 
typically to a resldenli.1 neighborhood, no unusual circumstances Bre present or 
foresoeable. 

(d) Scenic Highways. The project site is not loc~tad on or near a designated state 
scenic highway. 

(e) Hazardous Waste Sites. Tha project site Is not identified as a haz~rdous waste site 
or I, on any list compiled pursuant to Section 65962.5 of the Go,jernment Code. 

(D Historical Resources. Tho subject sito and existing structure I have not been 
identified 85 a historic resource or within a histortc district (Surv~yLA, 2015), the 
project is not listed on the Nallonal or California Regleter of HI~toric Places, Or 
identified as a Historic Cultural Monumant (HCM) . While the SitB (I'B approximately 
1,500 faet northe"t the hi. to ric Venice Canals, construction ac Ivlties relaled to 
the subjecl project will not hove a noticeable Impact on the waterway. 

The project is d,,(;rmined to be categorically e,ampt and does not require mitigation or 
monitoring measures; no a!temati'les of the project wers evaluated. \An appropriate 
environmental clearanCe hag been granted. 
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Mollo Act Compliance Review 
Pursuant to the City of Lo. Angeles Intarim Administrative Procedures for Complying with the 
Mello Act, all Convorsions, Demolitions, and New Housing Davelopments must be Identified in 
order to datarmine if any Affordable Rasidential Unit. are onsita and mllst be m,(ntained, and if 
til. project is subject to the Incluslonary Residantial Units requirement. Accordingly, pursuant to 
the settlement ogreament berNesn Ihe City of Los Angeles and tho Venice TO'lln Council, Inc., 
tho Borton Hill Neighborhood Organization, and Carol Berman concerning implenjenlation of Ihe 
Mello Acl in Ihe Coastal Zone Portions of Ihe Cily of Los Angeles, Ihe findings are. as folloW3: 

7. Dell1oll:;on~ and Conversion. (Part 4,0), , 

The project includ.s Ihe demolilion of an exisling single·family dwelling loJted on a 4,799 
square·fool lot In Ihe Soulheast Venice subarea of ths Venice Coastal Zo?e. A Mello Act 
Delerminalion is,uod by the Los Angelos Housing and Community Investment 
Departmenl (HCIDLA) dated January 3),2017 states that the property cUlT~ntly maintains 
ana single·family dwelling. The currenl ownar, MOB Silicon Beach Cloy II ,Inveslors LLC, 
acquired the property through transfer in October 2016 from a related company, 
Avondale426 Inveslmenta.1LC, who purchassd the -property from the ~erlman Family 
Exemption Trust In March 2016. The property was transfared from Arnold Perlman to Ihe 
Perlman Family Exemption Trust in April 2013, 

, 
The Determination from HCIDLA confirms Ihat the current owner kept the property vacant 
from March 29, 20161hrough December 23, 2016. Utili~J bills show low us'age during this 
time, suggesting that the property had been vacanl. Lease conlracts from the previous 
owner were submitted to confirm renl amounts. The total rant collected f~om November 
2014 through March 2016 was $80,400 and Ihe property WO" ranted fo r 2,B of Ihe last 36 
months, yielding an averag' rent of $2,157; which exceeds illS low·lncome threshold. 
HCIDLA conclud~d Ihat no afiordabls unit exl,ls al the subject site, baSed 'on the fact that 
the property wa3 rented at mar'.<et ra ta unlil it W3S sold to Ih< new owner, end then sa: 
vacanl. Thorafore, no AHordabla Existing Residenlial Units are proposed for demolition or 
conversion and Ihe applicant is not req uired to provide any Affordable Rapracement Units. 
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TIME LIMIT - OBSERVANCE OF CONDITIONS 

All lerms and condilions of Ill. Direclor's Delarmlnation shall be fulfi lled before. the use may be 
esl"blishad. Purguant to LAMC Section 12.25 A.2, the Inslant authorizallon is further conditional 
upcn the privileges being utilized within throe years a~er the effective date of this determinalion 
and, If such privileges are nol utilized, building permits are not Issued, or substantial physical 
construction work is not begun within said lime and carried on diligenily so that' building permits 
do not lapso, the authorization shall tarminate and become void. 

The applicanl's altonlion is called to the fact that this grant is not a permit or license and Ihat any 
permits and licenses required by law must be obtained from the proper :publlc agency. 
Furthermore, If any condit ion of this grant Is violated or not complied with, than 'Iha applicant or 
hia successo; in intarest may be prosecuted for vlclatlng these condit ions the ~ame as for any 
viola lion of the requirements contained in the Municipat Code, or the approval may be revoked. 

Verification of condition compilance with building plans and/or bui lding permit :applicalions are 
done at the Development Services Center of the Department of City Planning a\ either Figueroa 
Plaza in Downlown los Angelos or the Marvin 8;aude Conatltuent Sorvice Center In the Valley. In 
order to assure that you receive sarvlea with a minimum amount of waiting', applicants are 
encouraged to schedule an appOintment with tha Development Services Center!elther by oailing 
(213) 482-7077, (818) 374-5050, or through the Department of City Planning website 
at http://cityplanning.lacity.org. The epplicant Is further advised to notify : any consultant 
representing you of this requirement as well. . 

Saction 11 .00 of the LAMe states in part (m): "It shalt be unlaWful for any pers<in to vlolata any 
provision or fa ll to comply with any of the requlrenl.nt. of this Code. Any perso~ violating any of 
the provisions or failing to comply with any of the mandatory requirements of th is Coda ~haa be 
guilty of a mIsdemeanor unlcsSl that violation or failure Is daclared in that section to be an 
Infraction. An Infraction shall be tried and be puni.hable es pro'lidad In Section 1~9.e of the Penal 
Code and the provisions of this section. Any violation of this Code that is cjesignatad as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an Infraction. 

Every violation of this datermination is punishable as a misdemeanor unless provision is othef'N\s9 
made, and sholl be punishable by a fine of not more than $1.000 or by imprisonment In the County 
Jail for a period of not mora than six months, or by both a fine and imprisonment:" 

TRANSFERABILITY 

Thi3 dol.rmination funs with the land. In the event the property is to be sold, l~a5ed, rantad or 
occupied by any person or corporation other than yours eli. It is incumbent that YOli advise them 
regardi ng the conditions of this grant. If any portion of Ihls approval is utilized. then all other 
conditions and requirements sat forth herein become Immediately operative andl must be strictly 
observed. 

APPEAL PERtOD· EFFECTIVE DATE 

The Oirector1s d~termlnation in this matt!:!r will become effective after 10 da'/g. u~183s an appeal 
therefrom is filed with the City Planning DeR.oment. It Is strongly advised that ~ppeal s be filed 
e"rlv during Ihe appeal period and In person so that ImperfecUons/incomple\ane6s may be 
corrected before the appeal pertod expires. Any appeat must be fi led on the prescribed forms, 
accompenied by the required fae, a copy of the Determination, and received ana recoipted at a 
publ ic office of the Department of City Ptannlng on or before the above data or the appeal will not 
be accepted. Forms are availabl. on·llna at http://cltvplannlng,![\cltv.org. public offices are 
tocated at: 
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Figueroa Plaza 
201 North Figueroa Street, 
4th Floor 
LDs Angeles, CA 90012 
(213) 482·7077 
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Marvin Braude San Fernando 
Valley Constituenl Service Center 
6262 Van Nuys Boul~vard, Room 251 
Van Nuys, CA 91401 
(818) 374·5050 

Furthermore, this coaslal developmenl parmit shall bo subject 10 ravocation BS prdvided in Seclion 
12.20.2·J of 111e Los Angeles Municipal Code, as authori,ed by Section 30333 pi Ihe California 
Public Resources Code and Seclion 13105 of Ihe California Administralive Code. 

Provided no appeal has been fi led by Ihe above-noted dale, a copy of the per~ il will be sant 10 
Ihe Ca lifornia Coastal Commtssion. Unless 'an appea l is filed with the C~liforni a Coastat 
Commission before 20 working days have expired from the dale the City's detenninalion Is 
deemed received by such Commission, tho Cily's aclion shall be deemed final. ; 

IIYOLI seel< jucicial review of any decision of the City pursuant to California Coda o( Civil Procedure 
Secti.cn. 1094.5, tha petition for· writ of mand~t" pu13u"nl to that .~ction must be filed no later than 
'tlle 90lh day following tha date on which tho Ci ty's decision became final pursuant to Cali fornia 
Code of Civil Procedure Section 1094.6. There may be other lima limits which '" Iso affect your 
ability to seek judicial riwis'J'J. 

VINCENT P. BERTONI, AICP 
Diredor of Plonning 

Approved by: 

Reviewed by: 
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Reviewed by: 

£:'>, lJd ,- J~,=--
Debbie Lawrence, AICP, Senior City Planner 

Preparad by: 

Jei\K~au , Planning Assislanl 
Jeff,k1tau@laclly.org 
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