
 

 

 

To Owners: ☐ Within a 100-Foot Radius And Occupants: ☐ Within a 100-Foot Radius 
 ☐ Within a 500-Foot Radius  ☐ Within a 500-Foot Radius 
  Abutting a Proposed Development Site And:  Interested Parties/Others 

 
This notice is sent to you because you own property or are an occupant residing near a site for which an appeal from a determination 
of the Department of Building and Safety was filed with the Department of City Planning.  The appeal alleges that an error or abuse of 
discretion related to an order, interpretation, requirement, determination or action was made by the Department of Building and Safety 
in the enforcement of the Zoning Code or other land use ordinance.  All interested persons are invited to attend the public hearing where 
you may listen, ask questions, and/or present testimony regarding the appeal.  The Area Planning Commission will consider all the 
testimony presented at the hearing, written communications received prior to or at the hearing, and the merits of the appeal. Please 
note that your attendance at the hearing is optional. 

 
Project Site: 2624 South Naples Avenue 

    
Case No. DIR-2018-4597-BSA-1A Council No: 11 – Bonin  
Held By: West Los Angeles Area Planning 

Commission 
Plan Area: Venice 

Date: June 19, 2019 Zone R2-1 
Time: After 4:30 p.m. Plan Overlay: N/A 

 Place: Henry Medina West LA 
Parking Enforcement Facility 
2nd Floor, Roll Call Room 
11214 West Exposition Blvd. 
Los Angeles, CA  90064 

Land Use: Low Medium I Residential  
 

 

Staff Contact: Juliet Oh, City Planner 
200 North Spring Street, RM 721 
Los Angeles, CA 90012 
juliet.oh@lacity.org 
(213) 978-1186 
 
apcwestla@laicty.org 

Owner: Wyoming Investment, LLC 
Representative: Steve Kaplan 

Law Office of Steve Kaplan 
 

Appellant: Wyoming Investment, LLC 
Representative: Steve Kaplan 

Law Office of Steve Kaplan 
      
 

  
EXISTING USE/OPERATION: 
One (1) single-family dwelling. 
 
 
APPEAL: 
Appeal from  the determination of the Director of Planning to deny an appeal of the determination of the Department of 
Building and Safety (LADBS) concerning the revocation of Building Permits No. 14014-10000-04873 for an addition and 
remodel of an existing single-family dwelling, Supplemental Building Permit Nos. 14014-10001-04873, 14014-10003-
048783, and Supplemental Building Permit No. 17016-10000-32448 to capture additional clearances for the Venice 
Coastal Zone.  
     
 
 
 
 

Puede obtener información en Español acerca de esta junta llamando al (213) 978-1300 
 

________________________________ 
 

CITY OF LOS ANGELES 

DEPARTMENT OF CITY PLANNING 
City Hall 200 North Spring Street Los Angeles CA 90012 

NOTICE OF PUBLIC HEARING 
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GENERAL INFORMATION 
 

FILE REVIEW - The complete file is available for public inspection between the hours of 8:30 a.m. to 4:00 p.m., Monday through Friday. 
Please call or email the staff identified on the front page, at least three (3) days in advance to assure that the files will be available.  Files 
are not available for review the day of the hearing.   
 
AGENDAS AND REPORTS- Commission agendas are posted for public review in the Main Street lobby of City Hall East, 200 N. Main 
Street, Los Angeles, California.  Commission Agendas are accessible online at planning.lacity.org, by selecting "Commissions & Hearings", 
the specific Area or City Planning Commission and “Agendas”.  Appeal Recommendation Reports are available on-line seven (7) days prior 
to the Commission meeting and are hyperlinked to the case numbers on the agenda.   Please note that Appeal Recommendation Reports 
are not prepared for appeals related to Zoning Administrator decisions. 
 
Be advised that the Commission may RECONSIDER and alter its action taken on items listed on the meeting agenda at any time during this 
meeting or during the next regular meeting, in accordance with the Commission Policies and Procedures and provided that the Commission 
retains jurisdiction over the case.  If a Commission meeting is cancelled or adjourned due to lack of quorum, all remaining agenda 
items shall be continued to the next regular meeting or beyond, as long as the continuance is within the legal time limits of the 
case or cases.  
 
TESTIMONY AND CORRESPONDENCE - Your attendance is optional; oral testimony can only be given at the Commission meeting and may 
be limited due to time constraints.   Written testimony or evidentiary documentation may be submitted prior to, or at the meeting in accordance 
to the Commission’s submittal requirements. Commissions function in a quasi-judicial capacity and therefore, cannot be contacted 
directly.   Any materials submitted to the Commission become City property and will not be returned.  This includes any correspondence or 
exhibits used as part of your testimony. 
 
REQUIREMENTS FOR SUBMISSION OF MATERIALS - Written materials may be submitted prior to or at the meeting in accordance with 
the submittal requirements below.  When required, hard copies must be presented on letter size (8 ½ " x 11") or legal size (8 ½ " x 14") 
paper. All oversized exhibits must be folded to fit into a legal-sized folder.   Plans (i.e. site plans, floor plans, grading plans) must be presented 
on paper size not smaller than ledger size (11” x 17”). The case number must be written on all communications, plans and exhibits.   
 
• Regular Submissions – Written materials not limited as to volume must be received by the Commission Executive Assistant no later than 

by end of business day Monday of the week prior to the week of the Commission meeting. Materials must be delivered electronically to the staff 
and commission email identified on the front of this page.  In addition, an original plus six (6) copies must be submitted to the Commission 
Office directly at 200 North Spring Street, Room 272, Los Angeles, CA 90012 in attention to the Commission Secretariat.   

• Secondary Submissions - All written materials in response to an Appeal Recommendation Report and/or additional comments must be 
submitted no later than 48 hours before to the Commission meeting (for Central, South LA and Harbor APCs, materials must be 
received no later than by 3:00 p.m., Thursday of the week prior to the Commission Meeting).  Submissions, including exhibits, shall not 
exceed ten (10) pages and must be submitted electronically to the Commission identified on the front of this notice. 

• Day of Hearing Submissions - Submissions less than 48 hours prior to, and including the day of the Commission meeting, must not exceed 
two (2) written pages, including exhibits.  Photographs do not count toward the page limitation. 

• Non-Complying Submissions -   Submissions that do not comply with these rules will be stamped “File Copy. Non-complying 
Submission”.  Non-complying submissions will be placed into the official case file, but they will not be delivered to, or considered by the 
Commission.  The Commission Rules and Operating Procedures are available online at planning.lacity.org by selecting “Commissions & 
Hearings” and selecting the specific Commission.  

EXHAUSTION OF ADMINISTRATIVE REMEDIES AND JUDICIAL REVIEW - If you challenge these agenda items in court, you may be 
limited to raising only those issues you or someone else raised at the public hearing agenized here, or in written correspondence on these 
matters delivered to this agency at or prior to the public hearing. If you seek judicial review of any decision of the City pursuant to California 
Code of Civil Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 90th day 
following the date on which the City's decision became final pursuant to California Code of Civil Procedure Section 1094.6. There may be 
other time limits which also affect your ability to seek judicial review. 
 
ACCOMMODATIONS - As a covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate 
on the basis of disability.  The hearing facility and its parking are wheelchair accessible.  Sign language interpreters, assistive listening 
devices, or other services, such as translation between English and other languages, may also be provided upon written request submitted 
a minimum of seven (7) working days in advance to: per.planning@lacity.org. Be sure to identify the language you need English to be 
translated into, and indicate if the request is for oral or written translation services.  If translation of a written document is requested, please 
include the document to be translated as an attachment to your email.  

http://planning.lacity.org/
mailto:per.planning@lacity.org
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CASE NO. DIR-2018-4597-BSA 
BUILDING AND SAFETY APPEAL 
2624 Naples Avenue 
Venice Community Plan 
Zone R2-1 
D. M. 108-B149 
C. D. 11 -Bonin 
Legal Description: Arb 2, Lots 12 and 13, 
TR 1112 

Pursuant to the provisions of Section 12.26K of the Los Angeles Municipal Code (LAMC), 
I hereby DENY: 

an appeal of the determination of the Department of Building and Safety (LADBS) 
concerning the revocation of Building Permits No. 14014-10000-04873 for an 
addition and remodel of an existing single-family dwelling, Supplemental Building 
Permit Nos. 14014-10001-04873, 14014-10003-04873, and 14014-20002-04873; 
and Supplemental Building Permit No. 17016-10000-32448 to capture additional 
clearances for the Venice Coastal Zone. 

I find that LADBS did not err nor abuse its discretion in making a determination regarding 
the revocation of the building permits for the two-story addition and remodel to an existing 
single-family dwelling in the Coastal Zone. 

After thorough consideration of the statements contained in the appeal, the information 
provided by LADBS, the statements made at the public hearing on March 7, 2019, the 
information submitted to the public record, and the applicable provisions of the LAMC, I 
find that LADBS did not err or abuse its discretion in this case based on the following 
findings of fact: 

The subject property is comprised of two lots (tied) with a total lot area of approximately 
6,218 square feet. The subject site fronts Naples Avenue with a width of 44 feet and a 
depth of 141 feet; the lot abuts an alley to the rear which has a width of 15 to 17 .5 feet. 
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The site is zoned R2-1 and designated for Low Medium I Residential land uses in the 
Venice Community Plan . The property is located within the single-permit jurisdiction area 
of the Coastal Zone, the Southeast Venice Subarea of the Venice Coastal Zone Specific 
Plan, and the Los Angeles Coastal Transportation Corridor Specific Plan Area. 

The properties immediately to the northwest, south, and east of the site are zoned R2-1 
and developed with single-family residential structures that are one and two stories in 
height. The adjacent properties to the north, across the rear alley, are zoned [Q]C2-1-
CDO and developed with two, two-story motel uses. 

· Naples Avenue is a Local Street with a 60-foot-wide right-of-way and 36-foot-wide 
roadway; the street is improved with an asphalt roadway, gutter, sidewalks, and street 
trees. 

Alley. The unnamed alley maintains variable width of 15 to 17.5 feet and is improved with 
an asphalt roadway and concrete gutter. 

Previous zoning-related actions on the subject property include: 

ZA-2015-2302-CEX - On June 16, 2015, the Department of City Planning 
approved a Coastal Exemption for a new swimming pool. 

ZA-2014-4775-CEX - On December 19, 2014, the Department of City Planning 
approved a Coastal Exemption for the remodel and 3,417 square-foot, two-story 
addition to an existing one-story single-family dwelling. 

DIR-2014-3760-VSO - On October 8, 2014, the Department of City Planning 
issued a Venice Sign Off for the remodel and additions to an existing single-family 
dwelling. 

Previous zoning-related actions surrounding the subject property include: 

ZA-2009-1348-ZAD - On January 26, 2010, the Zoning Administrator approved a 
Determination for the continued use and maintenance of a 6-foot 8-inch fence and 
8-foot hedge in the front yard, in iieu of the permitted 3 feet 6 inches, located at 
1010 West Harding Avenue. 

DIR-2001-785-SPP-On June 4, 2001, the Director of Planning approved a Project 
Permit Compliance Review for the construction of a one-story office building, for 
automobile rental use, located at 2423 South Lincoln Boulevard. 

CDP-2000-874 - On November 17, 2000, the Zoning Administrator approved a 
Coastal Development Permit for .the demolition of an existing motel and the . 
construction, use, and maintenance of a new 44-room motel, located at 2435 
Lincoln Boulevard. 

ZA-2000-,873-PP-CUZ - bn November 17, 2000, the Zoning Administrator 
approved a Conditional Use and Project Permit Compliance for the construction, 
use, and maintenance of a 42-room motel, located at 2435 Lincoln Boulevard. Two 
appeals were filed . At its meeting on February 7, 2001, the West Los Angeles 
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Area Planning Commission denied both appeals and sustained the action of the 
Zoning Administrator. 

STATUTORY PROVISIONS OF AUTHORITY 

The provisions of the LAMC establishing authority in regard to this appeal include: 

Section 12.26-A of the Municipal Code . addresses the functions of the 
Department of Building and Safety and provides in part, "The Department shall 
have the power and duty to enforce the zoning ordinances of the City." 

Section12.26-K of the Municipal Code provides in part "The Director of Planning 
shall have the power and duty to investigate and make a decision upon appeals from 
determinations of the Department of Building and Safety where it is alleged there is 
error or abuse of discretion in any order, interpretation, requirement, determination 
or action made by the Department of Building and Safety in the enforcement or 
administration of Chapter I of this Code and other land use ordinances in site-specific 
cases." 

ZONING CODE PROVISIONS 

The applicable LAMC Sections relative to this matter are as follows: 

Section 12.20.2-8 Definitions. 

Development 

" .... . construction, reconstruction, demolition, or alteration of the size of any 
structure, ... . 

Section 12.20.2-C Use 

Exception. The provisions of this section shall not apply to developments 
which do not need locally issued coastal development permits under the 
Coastal Act of 1976 or the California Coastal Commission · Regulations, 
Division 5.5 Title 14 of the California Administrative Code ..... 

COASTAL EXEMPTION (CEX) PROVISIONS 

The City of Los Angeles is authorized, by the Coastal Commission, to issue Coastal 
Exemptions (CEX) for pmjects located within the Single Jurisdiction bf the Coastal tone. 
City Planning Form C_P~1609.3 [9.: 12.201 q] oyUines impmvernent$ tha~ qu~_lify for a GEX. 
The Department <>f City. Planning reviews CEXs in . accordance with the .provisions of 
Section 30610 of the Cda~tal Act. In issuing a C_EX, a det~rtninationhas b·e~H made that 

•. a CoastalDevelophleritP$rmit-is ribt rsquiredforJhe preceding describecf pf9jedb~sed 
cm the fact that it does.'r16t: ( 1) involve a ·risk of adverse environmental effEid, (2) adversely 
affect public access, or (3) involve a change in use contrary to any policy of this division 
pursuant to Title 14 of the California Administrative Code, and qualifies for an exemption 
under one or more of the categories checked below: 
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~ Improvements to Existing Single-Family Residences. This includes interior and 
exterior improvements, additions, and uses which are accessory to a single-family 
residence (e.g. garages, pools, fences, storage). This does not include the 
increase or decrease in the number of residential dwelling units (including guest 
houses), or retaining walls or pools that may have a potential significant impact on 
coastal resources (i.e. viewable from the public right-of-way, involves a significant 
amount of grading or boring in Hillside, Landslide or Special Grading areas), which 
may be reviewed on a case-by-case basis. 

~ Improvements to Any Existing Structure Other Than a Single-Family Residence. 
For duplex or multifamily residential uses, this includes interior and exterior 
improvements, additions and uses which are accessory to the residential use (e.g. 
garages, pools, fences, storage sheds), but does not include the increase or 
decrease in the number of residential dwelling units, or retaining walls or pools that 
may have a potential significant impact on coastal resources (i.e. viewable from 
the public right-of-way, involves a significant amount of grading or boring in 
Hillside, Landslide or Special Grading areas), which may be reviewed on a case­
by-case basis. For non-residential uses, this includes interior and exterior 
improvements and building. 

m Repair or Maintenance. This includes replacement, repair and/or maintenance 
activities (i.e. re-roofing, replacement of equipment, etc.) which do not result in any 
changes, enlargement or expansion. 

Under no circumstances shall a Coastal Exemption be issued for the following scopes of 
work: 

- Remodels which involve the removal of 50% or more of existing exterior walls; 
- Addition, demolition, removal or conversion of any whole residential units (unless 

required by LADBS); 
- Projects which involve significant grading or boring in a Special Grading or 

Landslide area; 
- Any change of use (to a more or less intensive use). 

DEPARTMENT OF BUILDING AND SAFETY'S ACTIONS 

On July 12, 2018, the LADBS issued a written report in response to an appeal filed by 
Steve Kaplan, representing Wyoming Investment LLC (Property Owner and Applicant). 
The report concluded that the LADBS did not err or abuse its discretion by revoking 
Building Permit No. 14014-10000-04873 for an addition and remodel to the existing 
single-family dwelling and Supplemental Permit No. 17016-10000-32448 to capture 
addition clearances from the Venice Coastal Zone. 

On October 19, 2018, the LADBS issued a Notice of Revocation of Building Permit No. 
14014-10000-04873 for a two-story addition and remodel to an existing single-family 
dwelling, Supplemental Building Permit Nos. 14014-10001-04873 and 14014-10003-
04873 for revisions to the approved plans, Supplemental Building Permit No. 14014-
20002-04873 for collecting additional fees for additional inspection, and Supplemental 
Building Permit No. 17016-10000-32448 for capturing additional clearances from the 
Department of City Planning. 
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On January 10, 201 9, the lADBS issued a letter notifying the Appellant that the 
Department rendered a clarification to the written determination, in response to the 
appeal. The letter clarifies that the revocation date ( of the permit) was issued after the 
original determination was written and that the new effective date of the Department's 
determination is October 19, 2018. 

REPORT ON APPEAL FROM LADBS DETERMINATION TO THE DIRECTOR OF 
PLANNING PURSUANT TO L.A.M.C. 12.26K (Ordinance No. 175,428) 

REPORT NO. DBS-180071-DCP 

JOB ADDRESS: 2624 S. Naples Avenue 

ZONE: R2-1 

C.D.: 11 (Councilmember: Mike Bonin) 

PLANNING AREA: Venice 

APPEAL: 

Date of Report: July 12, 2018 

Effective Date of Determination: July 18, 2018 

Deadline to Appeal to DCP: August 8, 2018 

Aooeal Fee: $500.00 

Determine that the Los Angeles Department of Building and Safety ("LADBS") erred and 
abused its discretion in revoking the following permits: 

e Building Permit No. 14014-10000-04873 for an addition and remodel to the existing 
single family dwelling; 

• Supplemental Building Permit No. 17016-10000-32448 to capture additional 
clearances for Venice Coastal Zone. 

EXHIBITS: 

EXHIBIT A: Building Permit No. 14014-10000-04873 for an addition and remodel to the 
existing single family dwelling; 

EXHIBIT B: Supplemental Building Permit No. 17016-10000-32448 to capture 
additional clearances for Venice Coastal Zone for review of actual work 
done; 

EXHIBIT C: Clearance Summary Worksheet for Building Permit No. 14014-10000-
04873 for an addition and remodel to the existing single family dwelling; 

EXHIBIT D: Clearance Summary Worksheet for Supplemental Building Permit No. 
17016-10000-32448 to capture additional clearances for Venice Coastal 
Zone for review of actual work done 

APPENDIX: Appeal package submitted by appellant on May 24, 2018 
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The subject site is located in the Venice area of the City and the lot is zoned R2-1 . 
Currently, there is an existing single family dwelling on site. The property is also located 
in the Coastal Zone and shall comply with their requirements. 

HISTORY: 

On November 7, 2014 architectural and structural plans were submitted to the 
Department of Building and Safety (LADBS) for plan check under Building Permit 
Application No. 14014-10000-04873 for an addition and remodel to the existing single 
family dwelling. 

On February 18, 2015, Building Permit Appl ication No. 14014-10000-04873 for an 
addition and remodel to the existing single family dwelling was issued. 

On August 11, 2017, LADBS issued a Notice to Stop Construction and Notice of Intent to 
Revoke Building Permit No. 14014-10000-04873 since the construction did not comply 
with the conditions of the Department of City Planning Case (DCP) No. ZA-2014-4775-
CEX. 

On January 8, 2018, LADBS issued Supplemental Permit No. 17016-10000-32448 to 
capture additional clearances for Venice Coastal Zone for review of actual work done. 

· On January 31, 2018, LADBS issued Notice to Stop Construction and Notice of Intent to 
Revoke Building Permit No. 14014-10000-04873 and Supplemental Building Permit No. 
17016-10000-32448. 

On May 25, 2018, the appellant submitted the appeal (Appendix). 

DISCUSSION: 

The following issues are identified in the appellant's brief (Appendix), along with the 
corresponding response from LADBS: 

Issue No. 1 
LADBS erred and abused its discretion by revoking Building Permit No. 14014-20000-
04873 and Supplemental Building Permit No. 17016-10000-32448 for the addition and 
remodel to the existing single family dwelling. 

LADBS Response to Issue No. 1 
The subject site is located within the boundary of the Coastal Zone which requires review 
and approval from the Department of City Planning (DCP) prior to permit issuance. DCP 
approved Case No. ZA-2014-4775-CEX for construction at the site, and also stipulated 
that no more than 42.96% of the exteriorwalls shall be demolished. During construction, 
more than 50% of the exterior walls were demolished, which is not allowed by Case No. 
ZA-2014-4 775-CEX. Also, LADBS was notified by DCP that the clearance approved by 
Supplemental Permit No. 17016-10000-32448 was signed off in error and requests that 
LADBS revoke the subject permits. 
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LADBS did not err or abuse its discretion by revoking Building Permit No. 14014-10000-
04873 for an addition and remodel to the e)(isting single family, and Supplemental Permit 
No. 17016-10000-32448 to capture additional clearances from Venice Coastal Zone. 

APPEAL TO THE DIRECTOR OF PLANNING 

An appeal of the Department of Building and Safety's action was filed by the appellant, 
Wyoming Investment LLC, on August 8, 2018 to the Director of Planning. Pursuant to 
LAMC Section 12.26-K, the appeal requested a Director of Planning determination as to 
whether LADBS erred or abused its discretion in revoking the following building permits: 
permit no.14014-10000-04873 for a two-story addition and remodel to an existing single­
family dwelling, supplemental building permit nos. 14014-10001 -04873 and 14014-
10003-04873 for revisions to the approved plans, supplemental building permit no. 
14014-20002-04873 for collecting additional fees for additional inspection, and 
supplemental building permit no. 17016-10000-32448 for capturing additional clearances 
from the Department of City Planning. 

APPELLANT'S POINTS: 

The appellant raised the following points in the appeal to the Director of Planning 
regarding LADBS's action. The Zoning Administrator will respond to each of these points 
and then conclude the determination. 

1. The Department of City Planning approved the remodel of the existing 
single-family dwelling. 

The appellant states the Department of City Planning approved a Coastal 
Exemption under Case No. ZA-2014-4775-CEX, to allow a remodel with the 
removal of no more than 42.96 percent of the structures exterior walls. 

ZONING ADMINISTRATOR'S RESPONSE: 

On this issue there is no dispute. On December 19, 2014, the Department of City 
Planning issued Coastal Exemption No. ZA-2014-4775-CEX for the remodel of a 
single family home in the R2 zone and a 3,417 square foot, two story addition. The 
Coastal Exemption further limited the case to demolishing no more than 42.69% 
of the exterior walls of the building. It should be noted that the Coastal Exemption 
placed a limit on the amount of exterior walls of the structure which could be 
removed. This is important because the regulations for the granting of a Coastal 
Exemption state that under no circumstances shall a Coastal Exemption be issued 
for the followirJg scopes of work - Remodels which involve the removal of 50% or 
more of existing exterior walls . . . . If the remodel and addition had required more 
than 50% or more of the exterior walls then a Coastal Development Permit (CDP) 
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would have been required . A CDP requires a fully noticed public hearing before a 
Department of City Planning Hearing Officer and the writing of an appealable 
determination. The Coastal Exemption requires no hearing and no appealable . 
determination. 

2. The Depa1ime11ut of BlUli~d!iF1igJ aB1di Safe~y inspector al~owed the tremcva~ o~ 
existii"ilg extewior wails with termite damage. 

3. 

The appellant states that extensive termite damage was found to exist in the 
exterior walls by the contractor and the LADBS Inspector; that the Inspector 
allowed the removal of the damaged walls, exceeding 50 percent, and for work to 
continue. Construction was completed and the applicant has been unable to 
secure a Certificate of Occupancy. 

ZONING ADMINISTRATOR'S RESPONSE: 

While the Building Inspector may have allowed the developer to remove the termite 
damaged walls, the developer still had to abide by the conditions of the Coastal 
Exemption. Once the developer needed to exceed the conditioned 42.69 % of the 
exterior walls, a new Coastal Exemption should have been filed for, or if it went 
beyond 50%, a full Coastal Development Permit should have been requested . 
This did not happen. Nor could ignorance of the rules be claimed as if this were a 
simple homeowner not familiar with the rules. In this case, the applicant is a 
developer who has either built a number of projects in Venice or who has expanded 
existing structures with additions. 

The property owner substantially complied with the terms and conditions of 
the Coastal Exemption approved by the Department of C_ity Planning. 

The appellant asserts that any deviation from the provisions of the CEX, which limit 
work affecting the exterior walls to less than 50 percent, was approved and allowed 
by the LADBS Inspector due to termite damage. · 

ZONING ADMINISTRATOR'S RESPONSE: 

Again, while the Building Inspector may have permitted the removal of the termite­
infested walls, the applicant should have filed for either a new Coastal Exemption 
or a full Coastal Development Permit. The application for a Coastal Exemption 
clearly states that if the project requires repair or replacement of roofing, 
replacement of equipment, etc. such repair or replacement may not result in any 
changes, enlargement or expansion of the building. In this case, there was an 
expansion of the building, though permitted by the Exemption, which exceeded the 
condition of the Exemption, which did not permit more than 42.69% of the exterior 
walls to be removed. There is nothing wrong with removing termite-damaged 
wood, but it should be done within the strictures of the permit. While the Building 
Inspector may have permitted it, the Department of City Planning did not and this 
constituted a violation of the Condition of Approval. As previously stated, this 
oversite was important as it resulted in the applicant not filing a Coastal 
Development Permit, which would have resulted in neighborhood input into the 
project where previously there had been none. The first opportunity that the 
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neighborhood had to comment was at the public hearing for the Building and 
Safety Appeal where it was pointed out that the demolition of the fence between 
the project's rear yard and the adjacent alley resulted in an increase in criminal 
activity in the area. This could have been a condit ion of a Coastal Development 
Permit if the Department of City Planning knew that this could possibly be a 
problem. 

Additionally, the application for a Coastal Exemption requires that demolitions 
required by LADBS have been issued a Nuisance and Abate~ent or Order to 
Comply by the Department for abatement of an unsafe or substandard condition. 
In this case, no such order was given to the project. There was the building permit 
with no real written mention of a termite problem. Verbal permission does not 
constitute an Order to Comply, and the Department of Building and Safety did not 
err or abuse its discretion in revoking the subject Building Permit or not issuing a 
Certificate of Occupancy. The last line of the application for a Coastal Exemption 
states: "If it is found that the project description is not in conformance with the 
actual project to be constructed or is not in conformance with Section 30610 of the 
California Coastal Act, this exemption is null and void. In this case, the project 
resulted in the demolition of more than 50% of the outer walls of the structure and 
is a violation of the Exemption, which is based on Section 30610 and the 
interpretations thereof by the California Coastal Commission staff. Thus, the 
Exemption upon which the Building Permit was based was null and void which also 
makes the Permit null and void unless the applicant files for a Coastal 
Development Permit to correct the deficiencies in the project. 

PUBLIC HEARING 

A Notice of Public Hearing was sent to the applicant/owner, appellant, Department of 
Building and Safety, owners of all properties abutting, across the street/alley, or having a 
common corner with the subject property, and all persons known to have an interest in 
the matter. All interested persons were invited to attend the public hearing at which they 
could listen, ask questions, or present testimony regarding the project. 

The hearing was held by Associate Zoning Administrator Charles Rausch, from the Office 
of Zoning Administration who acted under Case No. DIR-2018-4597-BSA on March 7, 
2019, at the Second Floor Hearing Room of the West Los Angeles Municipal Building, at 
1645 Corinth Avenue, Los Angeles, CA 90025. The hearing was attended by the 
appellant's attorney, a staff member from the Department of Building and Safety and five 
residents of Naples Street. 

The purpose of the hearing was to obtain testimony from affected and/or interested 
persons regarding the project. The following testimony was provided: 

The applicant's representative stated: 

• The original developer lost the house to the loan's financier. I am representing the 
financial backers of the project; 

• There is a difference between the CEX's requirement that no more than 42.9 % of 
the outside walls be maintained and the Department of Building and Safety's 
definition of a remodel in which the building's foundation and one wall constitute 
50% of the wall area; 
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e:: The Department of City Planning in their conditions for the CEX stated that no 
more than 42.9% of the exterior walls could be removed; 

0 A Building Inspector noted that the walls vvere extensively damaged by termites 
and allowed the developer to remove all of the termite-damaged wood, which 
resulted in more than 50% of the exterior walls being removed. Even though this 
exceeded the Condition, he allowed the construction to move forward. At the time 
that the applicant was filing for a Certificate of Occupancy, it was noted that the 
Condition had not been complied with and the building permit was revoked even 
tho.ugh construction had been completed; and 

i, Building and Safety erred and abused their discretion by allowing the applicant to 
finish the project while violating the Condition of the CEX and then revoking the 
permit. 

The representative of the Department of Building and Safety stated that even if a 
Building Inspector allows a project to go forward while it is violating its conditions, the 
building permit can be revoked at any time if it violates a Condition of Approval. That 
is what happened in this case. The applicant needs to either fix the condition of the 
project, which he can't do, or file for a new entitlement which fixes the problem. 

The neighbors of the project on Naples Street made the following points: 

• The applicant basically demolished the building violating the Condition of 
Approval in the CEX by taking down three full walls and then taking down the 
fourth in violation. We also asked the crew working on the project not to open 
or remove an existing gate on the property which opened onto an alley which 
separates the homes on Naples from the commercial strip along Lincoln 
Boulevard to the east of us. Homeless people hang out in the alley and can 
gain easy access to our yards if the gates are left open; 

• The home on the said address was purchased in July of 2014. It was stated 
that a tenant would be moving in in a month or so. No one moved in, and the 
house was put back on the market. Only one open house was held and the 
house was not sold; 

0 In the spring of 2015, a construction crew arrived, tore off the roof and 
demolished three walls. One wall was maintained . I looked up the permit and 
noted that it was for a remodel and addition. When the other three walls were 
completed, the one which was not demolished was taken down and it became 
obvious that this was basically a new structure which got around the rules for 
the filing of a Coastal Development Permit which would have been required if 
more than 50% of the exterior walls were removed from a project. We were 
excluded from the process by this noncompliance with the rules. The house is 
much bigger than anything else on the street; 

• We noticed that the problems with noncompliance when the applicant could not 
get a Certificate of Occupancy because the permit had been revoked. It was 
also noted that the "remodel" did not comply with Title 24 of the State Energy 
Code. To comply, it will require extensive remodeling of the structure; 

• The original structure was built with a reduced side yard which was not been 
approved by Planning. Because it is in violation of Coastal Development rules, 
Title 24 and the Zoning Code, we believe that in order to bring the building into 
compliance with all of these rules it will have to be demolished and new 
construction begun after all of the proper permits are received; and 

• The developer's construction staff were inconsiderate and not only opened the 
gate but knocked down the rear wall including the gate for ease of moving 



CASE NO. DIR-2018-4597-BSA PAGE 11 

construction material into the yard. This resulted in people shooting drugs in 
the yard after the workers left and bothering surrounding homeowners. 

CORRESPONDENCE 

March 5, 2019 - A comment letter was submitted by a neighbor, outlining issues related 
to the construction activity and management, lack of public outreach, and code violations. 
The contents of the letter are included in the summarized comments from the public 
hearing as they were from the same person. 

DISCUSSION 

Pursuant to LAMC Section 12.26-K, the Director of Planning has the authority to 
investigate and make a decision upon appeals from the determinations of LABDS where 
it is alleged there is error or abuse of discretion in any order, interpretation, requirement 
determination, or action made by LADBS in the enforcement or administration of Chapter 
I of this Code and other land use ordinances in site-specific cases. 

The Director of Planning's action is limited to determining whether LADBS erred or 
abused its discretion in revoking the following building permits for the proposed remodel 
and addition: permit no.14014-10000-04873 for a two-story addition and remodel to an 
existing single-family dwelling, supplemental building permit nos. 14014-10001-04873 
and 14014-10003-04873 for revisions to the approved plans, supplemental building 
permit No.14014-20002-04873 for collecting fees for additional inspection, and 
supplemental building permit no.17016-10000-32448 for capturing additional clearances 
from the Department of City Planning. 

Projects in the Coastal Zone are required to obtain an additional clearance from the 
Department of City Planning for adherence to the requirements of the California Coastal 
Act and the Coastal Commission's Guidelines. The Department of City Planning reviewed 
the proposed remodel and addition and issued a Coastal Exemption for the scope of work. 
Case No. ZA-2014-4775-CEX was approved for demolition of 42.69 percent of the 
existing exterior walls. As stated by the appellant and the LADBS Determination, more 
than 42.69 percent of the exterior walls were removed during construction. The appellant 
argues that LADBS permitted the removal of the termite-damaged walls and allowed 
construction to continue; however, LADBS issued a Notice to Stop Work and Intent to 
Revoke the aforementioned permits on August 11, 2017 and January 31, 2018. LADBS 
informed the applicant, the Department of City Planning's approval wa·s conditioned so 
that no more than _42.69 percent of the exterior walls be demolished. The applicant not 
only violated the Condition of the Coastal Exemption, but also, the regulation that a 
Coastal Exemption cannot be granted if more than 50% of the exterior walls are removed 
as a part of a remodel or expansion of a building. A substantial effort was not made by 
the applicant to resolve thes~ issu._es; fh~refqre, the permits (issued for th~ remodel and 
addition) were revoked by the Department of s ·uilding and Safety .on October 19, 2018. 
The applicant in order to cure these issue_s without demolishing the existjng structure. for 
the violation needs to file -f9r a Coast~I Development Permit with the Depahment of City ·· 
Planning. · · 
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The information in the adm!nistrative record provided by l ADBS, the appellant, and the 
other irnterested parties in the form of testimony and correspondence has been reviewed 
and considered by the Zoning Administrator. The Zoning Administrator, acting on behalf 
of the Director of Planning, has determined based on the aforementioned information that 

. LADBS did not err or abuse its discretion in revoking the following permits: permit 
no.14014-10000-04873 for a two-story addition and remodel to an existing single-family 
dwelling, supplemental building permit nos. 14014-10001 -04873 and 14014-10003-
04873 for revisions to the approved plans, supplemental building permit no. 14014-
20002-04873 for collecting additional fees for additional inspection, and supplemental 
building permit no. 17016-1 0000-32448 for capturing additional clearances from the 
Department of City Planning. The building permits for the remodel and addition are 
contingent on compliance with the restrictions of the Coastal Exemption, which restricted 
demolition to no more than 42.96 percent of the existing exterior walls. 

As such, LADBS did not err nor abuse its discretion in revoking all permits issued for the 
remodel and addition. 

Pursuant to the requirements of Section 12.26 K.4 of the LAMC, the determination herein 
will NOT have a Citywide Impact as the use of the subject property and circumstances 
and issues identified in the case are unique to the affected site and will not generally apply 
to other sites in the City. 

The Zoning Administrator's determination in this matter will become effective after April 
30. 2019, unless an appeal therefrom is filed with the Department of City Planning. 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 Zoning Administrator's action, 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: 

Downtown 
Figueroa Plaza 

201 North Figueroa Street, 
4th Floor 

Los Angeles, CA 90012 
(213) 482-7077 

San Fernando Valley 
Marvin Braude San Fernando 

Valley Constituent Service Center 
6262 Van Nuys Boulevard, Rm 251 

Van Nuys, CA 91401 
(818) 374 -5050 

West Los Angeles 
West Los Angeles Development 

Services Center 
1828 Sawtelle Boulevard, 2nd Floor 

Los Angeles, CA 90025 
(310) 231-2598 

If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petit ion for writ of mandate pursuant to that section must 
be filed no later than the 9oth day fo llowing the date on which the City's decision became 
final pursuant to California Code of Civi l Procedure Section 1094.6. There may be other 
time limits which also affect your ability to seek judicial review. 
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Inquiries regarding this matter shall be directed to Juliet Oh, Planning Staff for the Office 
of Zoning Administration at (213) 978-11 86. 

VINCENT P. BERTONI, AICP 
Director of Planning 

CR:JO 

cc: Councilmember Mike Bonin 
Eleventh District 
Adjoining Property Owners 
l ADBS 
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APPLICATIONS: 

This application is to be used for any appeals authorized by the Los Angeles Municipal Code (LAMC) for discretionary 
actions administered by the Department of City Planning. 

1. APPELLANT BODY/CASE INFORMATION 

Appellant Body: 

IZI Area Planning Commission □ City Planning Commission D City Council D Director of Planning 

Regarding Case Number: -=D--'-IR'-'--=-2=0.....;.1-=-8---'4=5-=-9-'-7--=B'--"S;..;..A-'-----------------------­

Project Address: 2624 Naples Avenue, Venice 

FinalDatetoAppeal : ):i,.__~-p..,~ 30
1 

io,CJ 

Type of Appeal : 121 Appeal by ApplicanUOwner 

D Appeal by a person, other than the Applicant/Owner, claiming to be aggrieved 

D Appeal from a determination made by the Department of Building and Safety 

2. APPELLANT INFORMATION 

Appellant's name (print): Wyoming Investment, LLC 

Company: c/o Law Office of Steve Kaplan 

Mailing Address: 16133 Ventura Boulevard Suite 700 

City: Encino State: -"C-'-A'-------

Telephone: (818) 377-7440 E-mail : sk.landuselaw@gmail.com 

Zip: 91436 

• Is the appeal being filed on your behalf or on behalf of another party, organization or company? 

IZI Self D Other: 

• Is the appeal being filed to support the original applicant's position? IZI Yes □ No 

3. REPRESENTATIVE/AGENT INFORMATION 

Representative/Agent name (if applicable): _S_te_v_e_K_a~p_la_n~, _A_tt_o_rn_e~y _______________ _ 

Company: Law Office of Steve Kaplan 

Mailing Address: 16133 Ventura Boulevard Suite 700 

City: Encino State: _C_A ____ _ 

Telephone: (818) 377-7440 E-mail: sk.landuselaw@gmail.com 

CP-7769 appeal (revised 5/25/2016) 

DIR-2018-4597~8~1r-1A 

Zip: 91436 



4. JUSTIFICATION/REASON FOR APPEAL 

Is the entire decision, or only parts of it being appealed? IZI Entire 

Are specific conditions of approval being appealed? D Yes 

If Yes, list the condition number(s) here: _____________ _ 

□ Part 

121 No 

Attach a separate sheet providing your reasons for the appeal. Your reason must state: 

• The reason for the appeal • How you are aggrieved by the decision 

• Specifically the points at issue • Why you believe the decision-maker erred or abused their discretion 

5. APPLICANT'S AFFIDAVIT 

Date: 
-4 /..).:r /, 9 

6. FILING REQUIREMENTS/ 

• Eight (8) sets of the following documents are required for each appeal filed (1 original and 7 duplicates): 

o Appeal Application (form CP-7769) 
o Justification/Reason for Appeal 
o Copies of Original Determination Letter 

• A Filing Fee must be paid at the time of filing the appeal per LAMC Section 19.01 B. 

o Original applicants must provide a copy of the original application receipt(s) (required to calculate 
their 85% appeal filing fee) . 

• All appeals require noticing per the applicable LAMC section(s). Original Appl icants must provide noticing per 
the LAMC, pay mailing fees to City Planning's mailing contractor (BTC) and submit a copy of the receipt. 

• Appellants filing an appeal from a determination made by the Department of Building and Safety per LAMC 
12.26 Kare considered Original Applicants and must provide noticing per LAMC 12.26 K.7, pay mailing fees 
to City Planning's mailing contractor (BTC) and submit a copy of receipt. 

• A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the 
CNC may not file an appeal on behalf of the Neighborhood Council ; persons affiliated with a CNC may only 
file as an individual on behalf of self. 

• Appeals of Density Bonus cases can only be filed by adjacent owners or tenants (must have documentation). 

• Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said 
Commission. 

• A CEQA document can only be appealed if a non-elected decision-making body (ZA, APC, CPC, etc.) makes 
a determination for a project that is not further appealable. [CA Public Resources Code ' 21151 (c)]. 

This Section for City Planning Staff Use Only 

Base Fe~ lfZ-s.oo i;:;;:~~;~ Date: 

Lf,_lC-JC( 
Receipt No: Deemed Complete by (Project Planner): Date: 

O'l-0362£313 
pq Determination authority notified I ~ Original receipt and BTC receipt (if orig inal applicant) 

CP-7769 appeal (revised 5/25/2016) 

DIR-2018-4597-BY'r-1A 
~ Page2of2 
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JUSTIFICATION/REASONS FOR APPEAL OF CASE NO. DIR-2018-4597-BSA 

REQUEST: 

The Appellant does hereby request the West Los Angeles Area Planning Commission 
("WLAAPC") to direct the Departments of City Planning ("DCP") and Building & Safety 
("LAD BS") to reinstate Building Permit Nos. 14014-10000-04873, 14014-10003-04873, 14014-
20002-04873 and 17016-10000-32448 ( collectively "Building Permits") for the property located 
at 2624 S. Naples A venue ("Property"). 

JUSTIFICATION: 

DCP erred in directing LAD BS to stop the construction of a single family house located at the 
Property site and LAD BS erred and abused its discretion by issuing Notices to Stop Construction 
concerning the construction on the subject Property on August 11 , 2017 and January 31, 2018 
and by revoking the subject Building Permits on both September 27, 2017 and January 31 , 2018. 

In support of Appellant's position that DCP and LADBS have erred in revoking the 
subject Building Permits, please be advised as follows: 

On December 19, 2914 per Case Number ZA-2014-4775-CEX ("CEX"), DCP approved 
the remodel of the subject Property provided that no more than 42.96% of the structure's exterior 
walls were to be removed (see attached Exhibit 1 ); 

On February 18, 2015 Building Permit No. 14014-1000-04873 was issued by LA DBS for 
the two-story addition and remodel to an existing single-family dwelling to create a single-family 
dwelling with an attached garage (see attached Exhibit 2); 

On April 7, 2015 an authorized LAD BS staff inspector approved the condition of the 
footing/foundation/slab of the remodel work allowing for the continuation of construction (see 
the LADBS Jnspection Record attached as Exhibit 3). It should be noted that at that time, 
extensive termite damage to the remaining exterior walls of the structure was found to exist by 
both the project contractor and the LADBS inspector. The LADBS inspector allowed the 
removal of said infested wood thereby allowing the proiect contractor to remove more than 
50% o(tlte exterior walls o(the dwelling and to thereafter continue construction o(the 
proiect. 

As shown on the LADBS Permit and Inspection Report (attached as Exhibit 4), the 
Property owner completed construction of the dwelling and received LAD BS conditional final 
inspection approval on July 5, 2017 but has been unable to secure the issuance of a Certificate of 
Occupancy for the completed structure due to the revocation of the Building Permits. The 
Notices to Stop Construction and Intent to Revoke Building Permits are attached as Exhibit 5. 

DIR-l018-4597 



It is the position of the Appellant that the Property owner substantially complied with the 
terms and conditions of the DCP approved CEX. Any deviation from the CEX requirement of 
maintaining more than 50% of the exterior walls of the subject structure was approved and 
allowed by the actions of the LAD BS inspector due to the extenuating circumstance of finding 
termite infested beams which would make the use of said beams unsafe in the construction and 
completion of the remodeled dwelling. 

The owner detrimentally relied on the approval of the LAD BS inspector in allowing for 
the continuation of construction after removal of more than 50% of the exterior walls of the 
dwelling. 

Accordingly, the Appellant submits that the both LADBS and DCP have erred and 
abused their discretion in this matter by revoking the subject Building Permits thereby causing 
undue harm to the Property owner. 

DIR-2018-4597 
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Case Information & Documer •~ - Los Angeles City Planning 

Department of City Planning 

(/pdiscaseinfo/default.aspx) Case Summary & 

Documents 

Page 1 of 2 

Case Number ._! _o_r_di_n_an_c_e ___ z_on_i_ng_ In_fo_rm_a_t_io_n __ c_P_c_c __ ar_d_s_ ·_·~------~---~_-rd_·~- - -----~ 

Case Number: ZA-2014-4775-CEX Search Format: AA-YYYY-1234 Example: ZA-2011-
...... 

3269 Advanced Search Help 

;::=================================================================. 
O Case Documents found for Case Number: ZA-2014-4775-CEX 

I Type t 

No Documents were found 

Case Number: 

·case Filed On: 

Accepted for review on: 

Assigned Date: 

Staff Assigned: 

Hearing Waived 
/ Date Waived : 
Hearing Location: 
Hearing Date / Time: 

ZA Action: 

ZA Action Date: 

End of Appeal Period: 

Appealed: 

BOE Reference Number: 

Case on Hold?: 

Primary Address 

Address 

2624 SNAPLES AVE 90291 

View All Addresses 

Scan Date 

ZA-2014-4775-CEX 

12/19/2014 

12/19/2014 

12/19/2014 

MINDY NGUYEN 

No I 

12:00 AM 

APPROVED 

12/19/2014 

No 

No 

CNC CD 

Venice 11 

: Signed 

Project Description: REMODEL AND 3,417 SQ FT TWO-STORY ADDN TO AN (E) ONE­
STORY SFD 

Requested Entitlement: IMPROVEMENTS TO AN (E) SFD IN THE SINGLE JURISDICTION 
COASTAL ZONE; PROJECT TO DEMO 42.69% OF (E) EXTERIOR 
WALLS 

Applicant: 

http: //planning. lacity .org/pdiscaseinfo/Caseld/Mj A wMzk40 4/25/201 8 
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2624 S Naples Ave Permit#: 14014 - 10000 - 04873 

~~ Plan Chee~ #: 814LAl5358 Printed: 08103/ I 7 07:25 AM I v. 
\ 1, 

Event Cod~: w 

! Bldg-Addition GREEN - MANDATORY City of Los Angeles - Department of Building an d Safety Issue~~ 
I or 2 Family Dwelling APPLICATION FOR BUILDING PIRMIT 
Regular Plan Check 

Last Status: ssue 

Plan Check AND CERTIFICATE OF OCCUPANCY Status Date: 02/18/2015 

l...Ill.A.U llLOCK L.QTu) aRll CO!lt:!D' ~BE R~E # UBCEl,ll!li!Wl#l ~. ~SSESSQR f,lBCEI N 

TR 11 12 13 2 MB 17-120 1088149 712 4237 - 017 - 016 

a fa BCEI. lt:!fQl!.1',IAIIQIS 
Area Planning Commission - West Los Angeles Census Tract - 2738.00 Near Source Zone Distance - 5 .3 
LADBS Branch Office - WLA Coastal Zone Cons. Act - YES Thomas Brothers Map Grid - 672-AS 
Council District - I I District Map- 1088149 
Certified Neighborhood Council - Venice Energy Zone - 6 
Community Plan Area - Venice Earthquake-Induced Liquefaction Area - Yes 

ZONES(S): R2-1 

~ llQCliMEt:!I.S 
ZI - Zl-2406 Dir Inter of Venice SP for S ORD - ORD-I 72019 DTRM- DIR-2014-2824-DI CPC • CPC-2000-4046-CA 
SPA - Los Angeles Coastal Transportatic ORD - ORD-172897 CPC - CPC-1984-226-SP CPC • CPC-2005-8252-CA 
SPA - Venice Coastal Zone ORD - ORD-I 75693 CPC - CPC-1987-648-ICO AFF - 20 I 500282 76 
ORD - ORD-168999 ORD- ORD-175694 CPC - CPC- I 998-11 9-LCP 

< CIIECKl,IH IHMS 
Special Inspect - Concrete>2.5ksi Special Inspect - Structural Observation Fabricator Rcqd - Structural Steel 
Special Inspect - Field Welding Special Inspect - Structural Wood (periodic) Std. Work Descr - Seismic Gas Shut Off Valve 
Special Inspect - Grade Beam/Caisson Fabricator Rcqd - Shop Welds Combine Plumbg - Wrk. per 91 . 107.2.1.1.1 

~ fBQfEBD' OWJl'.EB IEIS,Uff Am lrAISI 11':!E!lllJl:Ia.Il!!t:! 
Ot-,1er(s): 
ROCKPORT DEVELOPMENT INC 2624 NAPLES A VE VENICE CA 9029 1 

Tenant 

Applicant: (Relationship: Agen! for Owner) 
LOUIS KIM - 672 S. LA FAYETTE PARK LOS A'iGELES, CA 90057 (2 13) 739-0955 

7 EXISI!!:!G !'SE CllQfQ~Ell JISE •--"""'•"m""""""= ~• (01) Dwelling - Single Family (OI) Dwolli,g - Si,gl, f•mc Two-story addition and remodel to existing single-family dwell ing to create single- ily 
(07) Garage - Private dwelling with attached garage. 

---2 !J. Did0 s QD Sitt & I11r· For inspection requests. call toll-free (888) LA4B{Jll,!) (SH-2845). 
Outside LA Counly, call (21J) 482-0000 or request inspcclions via 

la aee1 ICUIQ/'I eBQCll~Sl~G rnFOBMAim:s www.ladbs.oq:. To speak to a Call Center agent , call J 11. Olltside 

BLDG. PC By: Jesse Cardoza DAS PC By: LA C01u11, . ~all (213) 473-323 I. 

OK for Cashic::r: Jonathan Anionic Coord. OK: 

Signature: Date: 
For Cas ~ ier's Use Only W/0 #: 41404873 

II l'.BQJECT Yt.1.11.UIQt'i & EEE ['l~'QB~I Hlf11! Finni Fee Period 

[>erniit V11lu~tion: $345,000 PC Valuatio11 · 
-···-· ············- .... ··- ··----------- ...... _. --·-- - - ····-· ····--· ···· -··-···· ····-······· ·· · ··- ··· 

FINAL TOT AL Bldg-Addition 15,946.1 I Planning Surcharge 153.41 
Permit Fee Subtotal [lldg-Additior 1.923.00 Planning Surcharge Misc Fee 10.00 
Energy Surcharge Planning Gen Plan Maint Surcharg 127.84 

~ Electrical 499.98 School District Residential Level I 11 ,481.12 
'iVAC 249.99 CA Bldg Std Commission Surchar 14.00 
lJumbing 499.98 Green Bui lding 

Payment Date: 02/18/15 lJan Check Subtotal Bldg-Additio, 396.90 Permit Issuing Fee 0.00 
)ft~hour Plan Check 198.45 Receipt No: 0202198651 
>fan Maintenance 38.46 Amount $15,946.11 f/Jy 
0ire Hydrant Refuse-To-Pay 

Method: Combo 'f-16-{f :.Q. Instrumentation 44 .85 
) .S. Surcharge 77.03 8/lt 
lys. Surcharge 231.10 20·15VN91249 
icwcr Cap ID: Total Ho11d(s) Due: 

l, a.U&Cl:lm·~1s 

11111111 Iii lllll lllll lllll lllll lllll lllll lllll lllll llill lllll lllll lllll lllll lllll llllll llllll II IIII )wner-Builder Declaration 
'lot Pinn * p I 4 0 1 4 l 0 0 0 0 0 4 B 7 3 F N , 
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INSPECTION RECORL 

LAfiDBS 
.-----------------------~ Your feedback is important. pleaser.visit og,c website io complete cu~~rr1ar 

Survey at www.ladbs.org/LAOBSWeb/customer-survey.jsf 
If you would like to provide additional feedback, need clarification, or ha-,;,:, cr:y 
question regarding plan check or inspection matters, please call our CcSt:l:ner 
Hotline at (213) 482-0056 

PERMIT NO : 14014-10000-04873 

ADDRESS : 2624 SNAPLES AVE 

For USE! by cashier qniy 

2015VN91249 
2/181'2015 12:17:2CPM 

VN 0017 0202198651 
14014-10000-04873 F 

WORK DESC: TWO-STORY ADDITION AND REMODEL TO EXISTING SiNGL::: :-/.:.'..!...';' ~· .::::::_ __ • s-:::: :....,_'.::t~::: 
SINGLE-FAMILY DWELLING WITH ATTACHED GARAGE. 

INSPECTION RECORDS AND PLANS MUST BE AVAILABLE DURING INSPECTION 
~~~, ·-·~_.,_-:, ~~:~;~rf!fil1f.i~§e"§~'tiQ!iJlt:.:-~ :::··2".':~':'::. __ : -~ ---· _\ ___ .:,.::-1J19.XRQt~~Q.Ygi3:QfffJ!i~E~Yi@)J§::i§~$'!'§NJ~tL ·. -. :·: ~ ... :; 

TYPE DATE INSPECTOR t, \ TYPE _DATE ,.. /\ l~SPECT<j>R .,.., . ,, --'1 / 

Initial Grading 'la.) Exterior Lathing ~
0

""'~7 -~.ll is~~ /ii~1/7i,. 1------------+-----t-----------1 
ToeorBottom Interior Lathing ~"} /-i ~ ~'?7/'7--- ~/ ' 

Soils Report Approved Drywall 0-2 l·/l, ~l"ol?. HE i r4 E 
DO NOT PLACE FILL UNTIL ABOVE IS SIGNED DO NOT COVER UNTIL ABOVE IS SIGNED 

Backfill _';:_. ~: y __ •Wl'~B~~@:!ll.J:$.ID.};:~Ji!'J'f:(ff'@QlWJJN;G:;,'... . .:'::_:•, :. h · - ~~- i 
Fill Electrical Underground 

Excavation Gas 

Drainage Devices ----·-· ._.._ .... , __ ___ -------- Heating & Refrigeration 

Rough Glfoding Sew 

ApprovE:ft-e§ipacticfirReport --, ..... '-......, Disabled Access 
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EXHIBIT 4 



Permit and Inspection Report Detail 

Los Angeles Department of Building and Safety 

Certificate Information: 2624 S NAPLES AVE 90291 

Application / Permit 

Plan Check/ Job No. 

14014-10000-04873 

B14LA15358 

Building 

Bldg-Addition 

1 or 2 Family Dwelling 

(1) Dwelling - Single Family 

Page 1 of 4 

Group 

Type 

Sub-Type 

Primary Use 

Work Description Two-story addition and remodel to existing single-family dwelling to create single-family dwelling 

with attached garage. 

Issued on 2/18/2015 

Valley 

Permit Issued 

Issuing Office 

Current Status 

Certificate of Occupancy 

Intent to Revoke on 1/25/2018 

Pending 

Permit Application Status History 

Submitted 

Assigned to Plan Check Engineer 

Corrections Issued 

Reviewed by Supervisor 

Building Plans Picked Up 

Green Plans Picked Up 

Applicant returned to address corrections 

Applicant returned to address corrections 

Applicant returned to address corrections 

Plan Check Approved 

Issued 

Intent to Revoke 

Permit Revoked-Status Void 

Re-Activate Permit 

Intent to Revoke 

Permit Application Clearance Information 

Eng Process Fee Ord 176,300 Cleared 

Sewer availability Cleared 

Coastal Zone Cleared 

Miscellaneous Cleared 

11n/2014 

11/25/2014 

12/1/2014 

12/5/2014 

12/5/2014 

12/17/2014 

12/23/2014 

1/22/2015 

1/29/2015 

1/30/2015 

2/18/2015 

8/29/2017 

9/27/2017 

1/8/2018 

1/25/2018 

12/15/2014 

12/15/2014 

12/19/2014 

12/19/2014 

APPLICANT 

JESSE CARDOZA 

JESSE CARDOZA 

BILL STUTSMAN 

APPLICANT 

APPLICANT 

JESSE CARDOZA 

JESSE CARDOZA 

JESSE CARDOZA 

JESSE CARDOZA 

LADBS 

SHAHEN AKEL YAN 

SHAH EN AKEL YAN 

CATHERINE NUEZCA GABA 

SHAHEN AKEL YAN 

JAMES MORALEZ 

JAMES MORALEZ 

MINDY NGUYEN 

MINDY NGUYEN 

ft 
tlrV 
r0fs 

l(-1:6-ff 

https://www.ladbsservices2.lacity.org/OnlineServices/PermitReport/PcisPermitDetail?id 1 =... 4/25/2018 



Permit and Inspection Report Detail Page Lor 4 

Miscellaneous Cleared 12/23/2014 JULIET OH 

Specific Plan Cleared 12/23/2014 JULIET OH 

Green Code Cleared 12/29/2014 DONALD CRICHLOW 

Low Impact Development Cleared 1/21/2015 MARTIN FRAGOSO 

Roof/Waste drainage to street Cleared 1/23/2015 LEE GUILBEAUX 

Contact Information 

Contractor Owner-Builder 

Engineer Kim, Hong Kook: Lie. No.: C64529 839 S MUIRFIELD RD LOS ANGELES, CA 90005 

Inspector Information 

BOB DUNN, (310) 914-3981 Office Hours: 7:00-8:00 AM MON-FRI 

Pending Inspections 

No Data Available . 

Inspection Request History 

Footing/Foundation/Slab 

Underground Mechanical 

Deputy Steel/Welding 

BUILDING-Rough-Frame 

Green Building Rough 

Floor/Roof Diaphrgm/Shear Wall 

HVAC-Rough 

HVAC-Rough 

Floor/Roof Diaphrgm/Shear Wall 

ELECTRICAL-Rough 

Interior/Exterior Lathing 

PLUMBING-Rough 

BUILDING-Rough-Frame 

ELECTRICAL-Rough 

Interior/Exterior Lathing 

PLUMBING-Rough 

ELECTRICAL-Rough 

Interior/Exterior Lathing 

4/7/2015 

5/27/2015 

6/10/2015 

7/9/2015 

7/9/2015 

7/13/2015 

9/16/2015 

9/22/2015 

11/24/2015 

12/10/2015 

12/10/2015 

12/10/2015 

12/16/2015 

12/16/2015 

12/16/2015 

12/16/2015 

12/23/2015 

12/23/2015 

Partial Approval 

Partial Approval 

Partial Approval 

Partial Approval 

Not Ready for Inspection 

Not Ready for Inspection 

Corrections Issued 

Approved 

Corrections Issued 

Corrections Issued 

Corrections Issued 

Corrections Issued 

Corrections Issued 

Corrections Issued 

Corrections Issued 

Corrections Issued 

Not Ready for Inspection 

Not Ready for Inspection 

RONALD WEBER 

VINCENT COTTON 

DAVID HEINE 

DAVID HEINE 

DAVID HEINE 

BOB DUNN 

MARVIN GODFREY 

MARVIN GODFREY 

KENNETH NAGLE 

KENNETH NAGLE 

KENNETH NAGLE 

KENNETH NAGLE 

NEWTON GERHARDT 

NEWTON GERHARDT 

NEWTON GERHARDT 

NEWTON GERHARDT dK 
NEWTON GERHARDT 

NEWTON GERHARDT lfiJ-t'~ · fl./' 

l3)1 
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Permit and Inspection Report Detail Page 3 ot4 

PLUMBING-Rough 12/23/2015 Conditional Approval NEWTON GERHARDT 

ELECTRICAL-Roug h 12/30/2015 Partial Approval JOHN LUMB 

Inte rior/Ex terior Lathing 12/30/2015 Not Ready for Inspection JOHN LUMB 

Insulation 1/6/2016 Not Ready for Inspection KENNETH NAGLE 

ELECTRICAL-Rough 1/11/2016 Approved KENNETH NAGLE 

HVAC-Rough 1/11/2016 Corrections Issued KENNETH NAGLE 

Interior/Exterior Lathing 1/11/2016 Corrections Issued KENNETH NAGLE 

PLUMBING-Rough 1/11/2016 Corrections Issued KENNETH NAGLE 

HVAC-Rough 1/13/2016 Approved KENNETH NAGLE 

PLUMBING-Rough 1/13/2016 Approved KENNETH NAGLE 

Interior/Exterior Lathing 1/20/2016 Not Ready for Inspection KENNETH NAGLE 

Interior/Exterior Lathing 1/22/2016 Corrections Issued KENNETH NAGLE 

Interior/Exterior Lathing 1/26/2016 Not Ready for Inspection KENNETH NAGLE 

Green Building Rough 2/4/2016 Approved KENNETH NAGLE 

Interior/ Exterior Lathing 2/4/2016 Partial Approval KENNETH NAGLE 

BUILDING-Rough-Frame 2/8/2016 No Access for Inspection RONALD WEBER 

Wood Frame 2/11/2016 Corrections Issued BOB DUNN 

Pre-Inspection 317/2016 Not Ready for Inspection BOB DUNN 

BUILDING-Rough -Frame 5/25/2016 Corrections Issued BOB DUNN 

BUILDING-Rough-Frame 6/21/2016 Approved DAVID HEINE 

Drywall Nailing 6/21/2016 Approved DAVID HEINE 

Drywall Nailing 6/29/2016 Approved RICHARD STEINBACH 

Interior/Exterior Lathing 7/25/2016 Corrections Issued RICHARD STEINBACH 

Interior/Exterior Lathing 8/31/2016 Approved BOB DUNN 

Special/Order Compliance 9/16/2016 Corrections Issued MICHAEL PELHAM 

PLUMBING-Rough 3/20/2017 Approved CARLOS MATAMOROS 

ELECTRICAL-Final 6/28/2017 Not Ready for Inspect ion BOB DUNN 

Gas Test 6/28/2017 Not Ready for Inspection BOB DUNN 

PLUMBING-Final 6/28/2017 Approved BOB DUNN 

Service/Power Release 6/28/2017 Approved BOB DUNN 

ELECTRICAL-Final 7/5/2017 Approved CARLOS MAT AMOROS 

Final 7/5/2017 Conditional Approval CARLOS MATAMOROS ~ 
Footing/Foundation/Slab 7/5/2017 Approved CARLOS MATAMOROS lfi"t) Gas Test 7/5/2017 Approved CARLOS MATAMOROS 

1r)8 
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BOARD OF 

BUILDING AND SAFETY 
COMMISSIONERS 

VAN AMBATIELOS 
PRESIDENT 

E. FELICIA BRANNON 
VICE PRESIDENT 

,IOSEL YN GE.AG.A.-R.OSENTHAL 
GEORGE HOVAGUIMIAN 

JAVIER NUNEZ 

-------A gust 11, 2017 

oc port Development Inc 
Radziner, Ronald M. Et Al 
2624 Naples Ave. 
Venice, CA 90291 

CITY OF Los ANGELES 
CALIFORNIA 

ERiC GARCETTi 
MAYOR 

DEPARTMENT OF 

BUILDING AND SAFETY 
201 NORTH FIGUEROA STREET 

LOS ANGELES, CA 90012 

FRANK M. BUSH 
GENERAL MANAGER 

SUPERINTENDENT OF BUILDING 

OSAMA YOUNAN, P.E 
EXECUTIVE OFFICER 

NOTICE TO STOP CONSTRUCTION AND NOTICE OF INTENT TO REVOKE 
BUILDING PERMIT NO. 14014-10000-04873 FOR A TWO STORY ADDITION AND 
REMODEL TO EXISTING SINGLE FAMILY DWELLING AT 2624 SOUTH NAPLES 
AVENUE 

On February 18, 2015, Building Pe1mit No. 14014-10000-04873 was issued for a two story 
addition and remodel to existing single family dwelling at 2624 South Naples A venue. 

The subject prope1ty is located within the boundary of Single Juri sdiction Coastal Zone area and 
Venice Coastal Zone Specific Plan which requires review and approval from the Department of 
City Planning (D · o issuance o · ·ng permit. The approval from DCP was 
obtained 1-1...,..--c,,,..," umber ZA-2014-4775-CEX, with a condition that no more than 42.96% of 
the exter walls to be demolished. 

It has been brought to our attention and after careful review of the approved plans, that more than 
42.96% of the exterior walls were demolished. As a result, the Depai1ment of Building and 
Safety (LAD BS) has determined that Building Permit No. 14014-10000-04873 was issued in 
error and intends to revoke the pennit. The authority to revoke permits is stipulated in Section 
98.060 I of the L.A.M.C., which reads: 

"The Department shall have the authority to revoke any permit, slight 
modification, determination granted or made in reliance on a false statement or 
misrepresentation as to a material fact. " 

Hereby, you are ordered to immediately stop all work related to construction of the 
aforementioned permit. 

LADBS G-5 (Rev 11/23/2016) AN EQUAL EMPLOYMENT OPPORTUN ITY - AFFIRMATIVE ACTION EMPLOYER 



Page 2 
August 11, 2017 

NOTICE TO STOP CONSTRUCTION AND NOTICE OF INTENT TO REVOKE 
BUILDING PERMIT NO. 14014-10000-04873 FOR A T\VO STORY ADDITION AND 
REMODEL TO EXISTING SINGLE FAMILY DWELLING AT 2624 SOUTH NAPLES 
AVENUE 

You have until August 25, 2017 to contact Binh Phan (213) 482-0448 of my staff to address this 
matter and provide any reasons why Building Permit No. 14014-10000-04873 should not be 
revoked; otherwise, Building Permit No. 14014-10000-04873 will be revoked on August 25, 
2017. 

SHABEN AKEL YAN, Assistant Chief 
Permit and Engineering Bureau 

CC: Ifa Kashefi, Chief of Permit and Engineering Bureau, LADBS 
Pascal Challita, Chief oflnspection Bureau, LAD BS 
Binh Phan, Memrt't:rn.----etrec-trk,-1ti--A-tr--D~Bc's!S----------------
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CITY OF Los ANGEU:s .-
C-'•.i,l,ORr<i. ... 
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~ OTIClli TO STOP CONSTIUT€TIO:r,l AND NOl,llGE OF l.NTEN'l' TO IU..VOKE 
BUIL])JNG PERMIT NO. 140114-100011-04873 FOR A TWO STORY MJDlifj}0~ ~I> 
JiliMO))J.:l, TO E.p'.S$1i (; SINGl,8 FA1'\TILY J)'WEl,l,rNG, SUPPJ,E~IE rM, 

) lUll,.l)(NGlf..ERtv,tlT NOS. J4014-J0001-0..f~73 ~ND l41if4-JOOJ)3-04873 FOR RF,VfSl0N 
110 f m.A!Wlm'\_'JJ.:J)j)l A~Si SUPPJJ)~i\..(K TJ\I .. mm,U1NC PE!U\{~r N0.14{ll4-2OO02-
04,'!?3 FOR COl,l,EOflij~ Al>DIUON,\'..L Ft&S FOR Al)DlTlONM. J, SPJ,;CnON, 
AND sur•l'l,El\'lE!'ff ALBt.111,DJNG P~RMrr NO. 170 I 6-t0000-31448 FOR CAPT'URINC 
A'DnlTlO,NAL CLEARANCI~S .FROM DJ~PARTM£N'T OF CITY PLANNING FOR THE 

. PROPERTY LOCATED AT 2624 SOUTH NAfl,HS A:VtNlJE 

On February 1·8. 20 l :5, Los Angeles Department ofl3uild1ng and Safety (LADB-S) issu&I Building 
Permit 'No. 14Plit-t0000-04S73 for u two stor/ addition and remodel to existing single family 
dwdliug at 2oM' South .Nup!es A vcmi~, 

On Apr:i! 9. 2015, LA.1,)0S issued Supplemental Building Permit No. 14014-10001•0~87) 10 
corr<.'Cl approved struc-turnl plans und to change portion oflhc ground floor from ooncn: e slab-on• 
gr.2dc to rniscd .floor. 

On J1m1.mry 22, 2016, LADBS isf.ueJ Suppkmem11I Building Pc.'mil NCI. 14014-20002,048T to 
collect t"tes for ont .idditional inspection. -

On May :5. 2016.1.;\ J)nS issued .:upp!cni~nt:t! Bui /ding P<-'nnit No, M0 ! 4•1◊003-0•l!l13 to add 
iatcriw rnm-~lruc:tumi \1'ail whhit1 Sliiirw:.,y i,ml ch,u1g<! ilw pr,,po·cd balcony 10 endo!-C<l atcll as 
p,1.rt of1he h:.:tlroom oo the second flo(1r. 

On August 11 , 2017, LADBS send t Nolicc tu Slop Cons1n,1,.1ion ond No1ic- oflmcnt 10 Re.Wike 
Huitdi,lf:t Pennit No. J 4014-1000 J-04873 si_n •.;.: ill constn1ecif:ln did not comply 1vit h tlw condi :iuns 
_ ,t' "f ,. .-. 'I ._ , ...... __ - · ... .. ., _ - - _ ~- 4 · . :. . _ _ li 'li - --·: - ,_ , t ..................... ..-. _, .. .,, . .., .,.....,.,_ . • , ,~_,., ,. ., ..... . ~ 4' , _ ~ 
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APPLICATIONS: 

DIR - 2 0 1 8 - 4 5 9 7 
This application is to be used for any appeals authorized by the Los Angeles Municipal Code (LAMC) for discretionary 
actions administered by the Department of City Planning. 

1. APPELLANT BODY/CASE INFORMATION 

Appellant Body: 

D Area Planning Commission D City Planning Commission D City Council 121 Director of Planning 

Regarding Case Number: -=D:..::B::..::S::....·..:.;18=-:0::..::0::...:.7_,_1....!-D::.:C=-:P:........ ______________________ _ 

Project Address: 2624 Naples Avenue, Venice 

Final Date to Appeal : ....:0:..::8;:..:/0=-=8:.:..::/2=-=0:....:1..:::8 __________________ _ 

Type of Appeal : D Appeal by ApplicanUOwner 

D Appeal by a person, other than the ApplicanUOwner, claiming to be aggrieved 

121 Appeal from a determination made by the Department of Building and Safety 

2. APPELLANT INFORMATION 

Appellant's name (print) : Wyoming Investment, LLC 

Company: c/o Law Office of Steve Kaplan 

Mailing Address: 16133 Ventura Boulevard Suite 700 

City: Encino State: ..::C_;_A.:.__ ___ _ 

Telephone: (818) 377-7440 E-mail: sk.landuselaw@gmail.com 

Zip: 91436 

• Is the appeal being filed on your behalf or on behalf of another party, organization or company? 

121 Self D Other: ---------------------------
• Is the appeal being filed to support the original applicant's position? Ill Yes □ No 

3. REPRESENTATIVE/AGENT INFORMATION 

Representative/Agent name (if applicable) : _S""'t_;_ev_;_e"-'-K-'-a..._pl-'--a_n.._, A_t_to_r_n_ey..__ _______________ _ 

Company: Law Office of Steve Kaplan 

Mailing Address: 16133 Ventura Boulevard Suite 700 

City: Encino State: _C_A ____ _ Zip: 91436 

Telephone: (818) 377-7440 E-mail: sk.landuselaw@gmail.com 

CP-7769 appeal (revised 5/25/2016) Page 1 of 2 
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4. JUSTIFICATION/REASON FOR APPEAL 

Is the entire decision, or only parts of it being appealed? 

Are specific conditions of approval being appealed? 

Ill Entire 

D Yes 

If Yes, list the condition number(s) here: _____________ _ 

□ Part 

121 No 

Attach a separate sheet providing your reasons for the appeal. Your reason must state: 

• The reason for the appeal • How you are aggrieved by the decision 

• Specifically the points at issue • Why you believe the decision-maker erred or abused their discretion 

5. APPLICANT'S AFFIDAVIT 

Date: -----'-//4__,_1}_/ /_ 

6. FILING REQUIREMENTS/~ 

• Eight (8) sets of the following documents are required for each appeal filed (1 original and 7 duplicates): 

o Appeal Application (form CP-7769) 
o Justification/Reason for Appeal 
o Copies of Original Determination Letter 

• A Filing Fee must be paid at the time of filing the appeal per LAMC Section 19.01 B. 

o Original applicants must provide a copy of the original application receipt(s) (required to calculate 
their 85% appeal filing fee). 

• All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide noticing per 
the LAMC, pay mailing fees to City Planning's mailing contractor (BTC) and submit a copy of the receipt. 

• Appellants filing an appeal from a determination made by the Department of Building and Safety per LAMC 
12.26 Kare considered Original Applicants and must provide noticing per LAMC 12.26 K.7, pay mailing fees 
to City Planning's mailing contractor (BTC) and submit a copy of receipt. 

• A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the 
CNC may not file an appeal on behalf of the Neighborhood Council ; persons affiliated with a CNC may only 
file as an individual on behalf of self. 

• Appeals of Density Bonus cases can only be filed by adjacent owners or tenants (must have documentation) . 

• Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said 
Commission. 

• A CEQA document can only be appealed if a non-elected decision-making body (ZA, APC, CPC, etc.) makes 
a determination for a project that is not further appealable. [CA Public Resources Code ' 21151 (c)]. 

Base Fee: 

Receipt No: Date: 

() '20.Z 'Er+ g 2 
□ Determination authority notified □ Original receipt and BTC receipt (if original applicant) 

CP-7769 appeal (revised 5/25/2016) Page 2 of 2 
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HARBOR AREA PLANNING COMMISSION 
200 North Spring Street, Room 272, Los Angeles, California, 90012-4801, (213) 978-1300 

www.planning.lacity.org 

CERTIFIED MAILING - RETURN RECEIPT REQUESTED 

July 8, 2019 

John Ainsworth, Executive Director 
California Coastal Commission 
301 East Ocean Boulevard, Suite 300 
Long Beach, CA 90802 

Attention: Shannon Vaughn 
District Supervisor 
South Coast District Office 

Dear Ms. Vaughn: 

NOTICE OF COASTAL DEVELOPMENT PERMIT APPROVAL FOR THE PROPERTY LOCATED 
AT 1307 WEST PASEO DEL MAR; CASE NO. ZA-2013-3636-CDP-MEL-1A; ENV-2013-3634-
MND-REC1. 

On March 19, 2019 the Harbor Area Planning Commission (Commission) conducted a public hearing 
and approved a Coastal Development Permit for the above-referenced property, effective May 22, 
2019. The action by the Commission is the final appeal procedure within the appeal structure in the 
City of Los Angeles. 

Pursuant to Section 12.20.2 I of the Los Angeles Municipal Code, the Commission 's action shall be 
deemed final only after 20 working days have expired from the date the Executive Director of the 
California Coastal Commission deems the Commission decision letter received and provided that a 
timely, valid appeal is not filed with the California Coastal Commission within said time frame. 

The proposed development is in the dual-permit jurisdiction area, therefore the applicant shall 
obtain a CC pproved coastal development permit prior to proceeding with the subject project. 

C 
Commission Executive Assistant 

Attachments : 

cc: 

Harbor Area Planning Commission decision dated April 25, 2019, including, Conditions of 
Approval, Findings, Coastal Commission Packet and Mailing List. 

Applicant: 

Representative : 

Appellants : 

Nirmala Murthy, K&N Revocable Trust 

Thomas Steeno, Steeno Design Studio Inc 

Mark Severino, Penelope McKenzie, Noel Gould, Monica Hall , 
Jennifer Grasdo, Al Steele, Sally Steele, Wayne Widner, Lorna 
Wallace, Elaine Clark, Linda Lidsters, Sherry Moody, Rae Gates, 
Bunny Holwerda and Greg Martin 
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• 
CITY OF LOS ANGELES 

Department of City Planning - Plan Implementation Division 
City Hall• 200 N. Spring Street, Room 621 • Los Angeles, CA 90012 

DIRECTOR OF PLANNING SIGN-OFF 
Venice Coastal Zone Specific Plan (Ordinance 175,693) 

Case Number DIR-2014-3760-VSO I Date: 10/08/2014 (rev.1/29/15) 

Project Address 2624 S. Naples Ave. (Venice Crest Tract; MB?-111; Block none; Lot 30) 

Zoning: R2-1 Subarea: Oakwood-Milwood-Southeast Venice 

Remodel GF of (E) 1-story SFD, 1,387 SF addition to GF and 2,030 SF 2nd-story addition, and 
Project Description rooftop deck. Includes demo of (E) detached 1-car garage and construction of an attached 2-car 

garage (3 pkg spaces onsite). Project will remove 42.69% of (E) walls. 

Building Permit 
# 14014-10000-04873 (PCIS): 

Existing Use: one-story SFD with detached 1-car garage I Proposed Use: 2-story SFD w/ roof deck; attached 2-car garage +1 

Applicant Name Urban Planning Concept (Julia Lee) T: (213) 739-0955 

Applicant Address 672 South La Fayette Park Place Unit 42; Los Angeles, CA 90057 

-- - --------- - I 

The project qualifies for an Administrative Clearance, a Specific Plan Project Permit Compliance is not 
required (pursuant to Section 8 of the Specific Plan) for at least one of the reasons below: : 

- -- ----~~--- ---------- ---- ---- -- - ------- ------------- ------~ -~ 

In the DUAL JURISDICTION 

□ Improvement to an existing single- or multi-family structure that is not on a Walk Street 

In the SINGLE JURISDICTION 

l:&l Improvement to an existing single- or multi-family structure that is not on a Walk Street 

□ New construction of one single-family dwelling unit, and not more than two condominium units, 
not on a Walk Street 

□ New construction of four or fewer units, not on a Walk Street 

□ Demolition of four or fewer dwelling units; HCIDLA Mello Clearance: 

ANYWHERE in the Coastal Zone 

□ Any improvement to an existing commercial or industrial structure that increases the total occupant load, 
required parking or customer area by less than 10 percent (<10%) 

This application has been reviewed by the staff o( the Metro Plan Implementation Division, and the proposed 
project complies with the provisions of the Venice Coastal Zone Specific Plan including all development 
requirements contained in Section 9, 1 O.G, and 13, as evidenced below: 

I 

Oakwood-Milwood-Southeast Venice Subarea Development Regulations 

Section Regulation Proposed Project complies 

9.C. Roof Access 10 ft. max. above Flat Roof (25 ft); Max height of 32', 93 SF [&) 
Structure Area::; 100 sq. ft. 

1 0.G.2. Density R2 zones: max 2 du Maintain (E) dwelling unit, SFD [&) 

10.G.3. Height Flat Roof - 25 feet 25' to top edge of the flat roof [&) 
Varied Roofline - 30 feet 

10.G.4. Access Alley Alley [&) 

13. Parking 
SF - 2-3 spaces per unit pending width (2) covered spaces in attached garage [&) 
MF - 2 spaces plus 1 guest pending width and one uncovered. (3 spaces total) 

The proposed project must comply with all other regulations of its subject zone and all other provisions of the Los 
Angeles Municipal Code (LAMC) and must receive approval from the Los Angeles Department of Building and 
Safety (LADBS). This Director of Planning Sign-Off is based on the information provided by the applicant. If, at a 
later date, this information is found to be incorrect or incomplete, this sign-off will become invalid, and any 
development occurring at that time must cease until appropriate entitlements are obtained. 

Juliet h Planning Assistant 
Coastal Unit 
(213) 978-1186 



~ 
~ 

Case Number 

Project Address 

Zoning: R2-1 

Project Description 

Building Permit 
(PCIS): 

CITY OF LOS ANGELES 
Department of City Planning - Plan Implementation Division 

City Hall• 200 N. Spring Street, Room 621 • Los Angeles, CA 90012 

DIRECTOR OF PLANNING SIGN-OFF 
Venice Coastal Zone Specific Plan (Ordinance 175,693) 

DIR-2014-3760-VSO I Date: 10/08/2014 

2624 S. Naples Ave. (Venice Crest Tract; MB?-111; Block none; Lot 30) 

Subarea: Oakwood-Milwood-Southeast Venice 
I _,,,,..., SF" 

Remodel GF of (E) 1-story SFD~ SF addition to GF and 2,030 SF 2nd-story addition, and 
rooftop deck. Includes demo of (E) detached 1-car garage and construction of an attached 2-car 
garage (3 pkg spaces onsite). Project will remove 42.69% of (E) walls. 

# 14014-10000-04873 

Existing Use: one-story SFD with detached 1-car garage I Proposed Use: 2-story SFD w/ roof deck; attached 2-car garage +1 

Applicant Name Urban Planning Concept (Julia Lee) T: (213) 739-0955 

Applicant Address 672 South La Fayette Park Place Unit 42; Los Angeles, CA 90057 

[
~ ;~ project qualifies for ~~d~ini~tra~~v~ ~~;ran~e, a Speciii~ ~Ian P~-oject Per~it Com-p~i;nce ;s ~-~ - - I 

required (pursuant to Section 8 of the Specific Plan) for at least one of the reasons below: 
------- --- ---~ -~-----------~-------- - ------ -~--------- - _______ __j 

In the DUAL JURISDICTION 

□ Improvement to an existing single- or multi-family structure that is not on a Walk Street 

In the SINGLE JURISDICTION 

!&I Improvement to an existing single- or multi-family structure that is not on a Walk Street 

□ New construction of one single-family dwelling unit, and not more than two condominium units, 
not on a Walk Street 

□ New construction of four or fewer units, not on a Walk Street 

□ Demolition of four or fewer dwelling units; HCIDLA Mello Clearance: 

ANYWHERE in the Coastal Zone 

□ Any improvement to an existing commercial or industrial structure that increases the total occupant load, 
required parking or customer area by less than 10 percent ( <10%) 

This application has been reviewed by the staff of the Metro Plan Implementation Division, and the proposed 
project complies with the provisions of the Venice Coastal Zone Specific Plan including all development 
requirements contained in Section 9, 1 O.G, and 13, as evidenced below: 

Oakwood-Milwood-Southeast Venice Subarea Development Regulations 

Section Regulation Proposed Project complies 

9.C. Roof Access 10 ft. max. above Flat Roof (25 ft); .J,lffl q:; 9f ~~½t~ IX) 
Structure Area ~ 100 sq. ft . qz' 

10.G.2. Density R2 zones: max 2 du Maintain (E) dwelling unit, SFD IX) 

1 0.G.3. Height Flat Roof - 25 feet 
25' to top edge of the flat roof IX) 

Varied Roofline - 30 feet 

10.G.4. Access Alley Alley IX) 

13. Parking 
SF - 2-3 spaces per unit pending width (2) covered spaces in attached garage IX) 
MF - 2 spaces plus 1 guest pending width and one uncovered. (3 spaces total) 

The proposed project must comply with all other regulations of its subject zone and all other provisions of the Los 
Angeles Municipal Code (LAMC) and must receive approval from the Los Angeles Department of Building and 
Safety (LADBS). This Director of Planning Sign-Off is based on the information provided by the applicant. If, at a 
later date, this information is found to be incorrect or incomplete, this sign-off will become invalid, and any 
development occurring at that time must cease until appropriate entitlements are obtained. 

h, Planning Assistant 
Coa I Unit 
(213) 978-1186 



Case Number 

Project Address 

Zoning: R2-1 

Project Description 

Building Permit 
(PCIS): 

CITY OF LOS ANGELES 
Department of City Planning - Plan Implementation Division 

City Hall • 200 N. Spring Street, Room 621 • Los Angeles, CA 90012 

DIRECTOR OF PLANNING SIGN-OFF 
Venice Coastal Zone Specific Plan (Ordinance 175,693) 

DIR-2014-3760-VSO I Date: 10/08/2014 

2624 S. Naples Ave. (Venice Crest Tract; MB7-111; Block none; Lot 30) 

Subarea: Oakwood-Milwood-Southeast Venice 

Remodel GF of (E) 1-story SFD, 1,133 SF addition to GF and 2,030 SF 2nd-story addition, and 
rooftop deck. Includes demo of (E) detached 1-car garage and construction of an attached 2-car 
garage (3 pkg spaces onsite). Project will remove 42.69% of (E) walls. 

Existing Use: one-story SFD with detached 1-car garage I Proposed Use: 2-story SFD w/ roof deck; attached 2-car garage +1 

Applicant Name Urban Planning Concept (Julia Lee) T: (213) 739-0955 

Applicant Address 672 South La Fayette Park Place Unit 42; Los Angeles, CA 90057 

[
~;h~ ---~-- -- ------ --- ---- - ~ --- --- -~----- -~------- -------~-

oject qualifies for an Administrative Clearance, a Specific Plan Project Permit Compliance is not I 
required (pursuant to Section 8 of the Specific Plan) for at least one of the reasons below: ____ : 

In the DUAL JURISDICTION 

□ Improvement to an existing single- or multi-family structure that is not on a Walk Street 

In the SINGLE JURISDICTION 

l&J Improvement to an existing single- or multi-family structure that is not on a Walk Street 

□ New construction of one single-family dwelling unit, and not more than two condominium units, 
not on a Walk Street 

□ New construction of four or fewer units, not on a Walk Street 

□ Demolition of four or fewer dwelling units; HCIDLA Mello Clearance: 

ANYWHERE in the Coastal Zone 

□ Any improvement to an existing commercial or industrial structure that increases the total occupant load, 
required parking or customer area by less than 10 percent (<10%) 

This application has been reviewed by the staff of the Metro Plan Implementation Division, and the proposed 
project complies with the provisions of the Venice Coastal Zone Specific Plan including all development 
requirements contained in Section 9, 1 O.G, and 13, as evidenced below: 

Oakwood-Milwood-Southeast Venice Subarea Development Regulations 

Section Regulation Proposed Project complies 

9.C. Roof Access 10 ft. max. above Flat Roof (25 ft); n/a IKI Structure Area =,; 100 sq. ft. 

10.G.2. Density R2 zones: max 2 du Maintain (E) dwelling unit, SFD 181 

10.G.3. Height Flat Roof - 25 feet 25' to top edge of the flat roof 181 
Varied Roofline - 30 feet 

10.G.4. Access Alley Alley 181 

13. Parking 
SF - 2-3 spaces per unit pending width (2) covered spaces in attached garage 181 
MF - 2 spaces plus 1 guest pending width and one uncovered. (3 spaces total) 

The proposed project must comply with all other regulations of its subject zone and all other provisions of the Los 
Angeles Municipal Code (LAMC) and must receive approval from the Los Angeles Department of Building and 
Safety (LADBS). This Director of Planning Sign-Off is based on the information provided by the applicant. If, at a 
later date, this information is found to be incorrect or incomplete, this sign-off will become invalid, and any 
development occurring at that time must cease until appropriate entitlements are obtained. 

Coastal 
(213) 97 



2624 S Naples Ave Permit Application#: 14014 - 10000 - 04873 
Bldg-Addition City of Los Angeles - Department of Building and Safety Plan Check #: Bl4LA15358FO 

1 or 2 Family Dwelling 14014 - 10000 - 04873 Plans Filed in: METRO 

Regular Plan Check CLEARANCE SUMMARY WORKSHEET Printed On: 12/23/14 11:04:14 

IMPORT ANT: This summary documents the clearance(s) required prior to permit issuance. Most clearance(s) are granted electronically, however this form will also be I completed so that in the event of a computer outage, there is evidence of the clearance action(s). Keep this form with all other documents necessary to obtain the permit. 

INSTRUCTIONS 
APPLICANT L REPRESENTATIVE: You are advised to initiate the approval process for the following permit application clearance(s) marked as "Not Cleared" as soon as 
possible. The time to obtain approval from some departments (such as the City Planning Department) may be time-consuming. The address and phone number of the specific 
agency corresponding to the "Address Code:" shown for each clearance is indicated at the end of this form and it is recommended that you call before appearing in person. Remember to 

! ; a COQ)'. of the germit agglication to the clearance agencx for their reference. A "Cleared" condition requires no further action on your part. 

CLEARANCE AGENCIES: For city agencies, perform electronic clearance action(s) using PCIS and complete this form. For non-city agencies or PCIS outages, complete this form. 

Description of Work: Two-story addition and remodel to existing single-family dwelling to create single-family dwelling with 
Building & Safety Contact 

attached garage. 
Plan Check Office: METRO 

- PC Engineer: Jesse Cardoza 

S(atu~ Clearance Description and New Status 

Agency: Bureau of Engineering Description: The fee authorized by Ord. 176,300 for PW/Eng to process clearance(s) for LADBS issued permits 

Address Code: I 

Cleared Electronic Clearance IX! By: JMORALEZ Date: 12/15/14 Phone: 
Comments: PAID $75 , 12-15-14 

:= 
Agency: Bureau of Engineering Description: Roof and/or site drainage to street 

Address Code: I 

Not Electronic Clearance D By: JACARDOZA Date: Phone: □outage - Print Name/Initial: 
Cleared Comments: NEED BOS CLEARANCE 1ST NEED SITE DRAINAGE PLAN 

Agency: Bureau of Engineering Description: Sewer availability and connection 

Address Code: I 

Cleared Electronic Clearanceig) By : JMORALEZ Date: 12/15/ 14 Phone: 

- Comments: C20 14850880 S2014850802(PW INSPECTION W/CCTV WITNESS INSPECTION) 



Plans 



CORRESPONDENCE 
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