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April 12, 2016
TO: Coastal Commissioners and Interested Parties
FROM: South Coast District Staff

SUBJECT: APPEAL NO. A-5-VEN-16-0006 (LOUIS KIM), FOR THE COMMISSION MEETING
OF THURSDAY, APRIL 14, 2016.

1. CHANGES TO STAFF REPORT
The following revisions are made to the staff report dated March 24, 2016.

A. Page 4 — Modify Section Il. Single Permit Jurisdiction Area. Add the following language
immediately after the end of the section. Language to be added is underlined.

The applicant, relying on section 30600.5 of the Coastal Act, incorrectly asserts that the
Commission must use the Venice Land Use Plan as the standard of review when reviewing the
exemption on de novo. In 1978, relying on section 30600(b) of the Coastal Act, the City adopted
procedures for the City to issue coastal development permits. The Commission approved those
procedures and authorized the City to issue coastal development permits, with Chapter 3 of the
Coastal Act being the standard of review for the review of permits because section 30604(a)
provides that Chapter 3 is the standard of review when issuing a permit prior to certification of a
local coastal program. While the Commission certified the City’s Land Use Plan for the Venice
area in 2001, the Commission did not delegate authority to the City to issue permits pursuant to
section 30600.5(b) of the Coastal Act because the City did not adopt proper ordinances to issue
permits under its LUP as required by section 30600.5(f) of the Coastal Act. Thus, the City is still
issuing permits under the procedures it adopted pursuant to section 30600(b) of the Coastal Act
and must use Chapter 3 of the Coastal Act when reviewing coastal development permit
applications. The Commission, likewise, uses Chapter 3 of the Coastal Act as the standard of
review in its review, on appeal, of the City-issued exemption. (Coastal Act 8§ 30602, 30625)
Therefore, the applicant’s reliance on the LUP as the standard of review is misplaced and the
applicant cannot wholly rely on the LUP policies in his analysis of whether the proposed project
gualifies as exempt development, as that is founded on Chapter 3 of the Coastal Act and its
implementing regulations.

B. Page 7 — Modify the Citation of Section 13253 Improvements to Structures, Other than
Single-Family Residences and Public Works Facilities That Require permits. Language to be
deleted is identified by strike-out, and language to be added is underlined.

(a) For purposes of Public Resources Code Section 30610(ab) where there is an existing structure,

other than a single-family residence or public works facility, the following shall be considered a
part of that structure:
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(1) All fixtures and other structures directly attached to the structure;
(2) Landscaping on the lot.

The grounds for this appeal are that the project is not exempt development as defined in the Coastal Act
and so a coastal development permit should have been required. The City’s interpretation of a “remodel”
is based on the City’s uncertified municipal code, not the provision of the Coastal Act.

The proposed project does not qualify for an exemption under Coastal Act Section 30610(ab). Coastal Act
Section 30610(ab) allows improvements to any structure other than a single-family residence or public
works facility without a coastal development permit. In this case, the applicant demolished nearly both
existing structures as part of her proposed development. When an applicant proposes demolition of all or
nearly all of a structure as part of a proposal for new development, there can no longer be an “existing
structure” subject for improvement on the site.

C. Page 7 - Add the following language immediately after the second paragraph. Language to
be added is underlined.

Additionally, the City of Los Angeles Certified Land Use Plan (LUP) for Venice defines
“remodel” as: an improvement to an existing structure in which no more than fifty percent (50%)
of the exterior walls are removed or replaced. However, as previously found in the substantial
issue portion of this appeal, the Commission found that when a “remaining wall” is used as a
measure to determine whether a development is a remodel or a new structure, the wall must
remain intact as part of the structure, and for purposes of calculating the fifty-percent guideline
should retain its siding, drywall/plaster, windows, and doorways. The applicant’s claim of
remaining walls in this case is really just some of the studs, not unaltered walls. Furthermore, the
Commission found that demolition, reconstruction, or substantial redevelopment of a project in
the Venice coastal zone are not exempt under any section or provision of the Coastal Act, or the
Commission’s Regulations and require a coastal development permit. Even if a development is a
remodel under the LUP, it does not mean that it is exempt from the coastal development
permitting requirements. The LUP sets forth no policies relative to interpreting remodels as being
exempt development. As such, an exemption determination is based on a reading of applicable
Coastal Act provisions and associated implementing regulations in the Commission’s requlations.
In this case, the amount of structure removed far exceeds fifty percent of the structure. Therefore,
a coastal development permit must be obtained.

The applicant claims that the Commission must be bound to the project description, as proposed
by the applicant when he applied for the exemption with the City, in its assessment as to whether
or not the proposed development qualifies as exempt development. While this is often the case in
most appeals, this appeal is unique because the City did not retain the applicant’s plans that he
submitted at the City level. Thus, Commission staff does not have the record upon which the City
made its exemption determination and it is unclear whether or not the proposed plans that the
applicant submitted to Commission staff after the appeal was filed are the plans that the City
evaluated when it issued the exemption to the applicant. Given this, staff decided that since the
applicant had already finished demolition of the existing structure, a site visit was warranted to
ensure that the proposed plans submitted by the applicant, that he asserts are the plans submitted
to the City, matches the demolition that occurred. After the site visit, staff discovered that the
demolition far exceeded what was in the plans. As a result, staff incorporated this information
into its assessment of whether or not the City’s exemption raised a substantial issue. The
applicant asserts that any excess demolition should be left to enforcement to handle and that this
appeal cannot be “stylized as an enforcement action.” Given the unigue facts of this appeal and
the lack of plans from the City, it is appropriate for staff to consider all facts, both on the
applicant’s plans and facts on the ground, in its assessment of whether or not the project qualifies
as exempt development. Ultimately, the result is the same because a City-issued exemption is
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null and void if an as-built project is not built according to the plans submitted to the City when it
issued its exemption. Similarly, given the extent of demolition that has occurred, as shown in the
applicant’s exhibit to his letter, it’s clear that the project, as-built/demoed, far exceeds the
removal of 50% or more of exterior walls of the existing structure and is therefore not exempt-
either way, the applicant must go through the coastal development permit process.

Add the following findings to the last page of the staff report:
D. VESTED RIGHTS/TAKINGS

The applicant claims that he has obtained a vested right to continue with the development exempted
under the Coastal Exemption issued by the City and the Commission cannot interfere with such a
right. The applicant cannot obtain a vested right by relying on the City’s exemption determination
before it’s a final determination. As provided in the City’s ordinance that authorized the City to
issue coastal development permits, the City’s action on a CDP application is not final until after the
City sends notice of its action to the Commission’s Executive Director, the Executive Director
determines that the notice has been properly submitted and the 20 working-day appeal period has
run its course and no appeal has been submitted to the Commission. It is the City’s responsibility to
send notices of its exemptions to the Executive Director within 5 working days of its determination.
In this case, the City failed to timely send the required notice to the Executive Director. The
Commission received a valid appeal before the expiration of the 20 working-day appeal period.
Since the Commission found substantial issue on this appeal at its February 2016 hearing, the
City’s action on the Coastal Exemption is no longer valid. Contrary to the applicant’s claim, the
owner cannot vest any rights to development until the owner possesses all the necessary permits for
the development regardless of expenditure of funds or commencement of construction. (Patterson v.
Central Coast Regional Coastal Zone Conservation Commission (1976) 58 Cal.App.3d 833, 844.)
Therefore, since the applicant does not possess the necessary authorization from the City under its
coastal development permitting procedures, the owner cannot claim a vested right to build the
proposed development.

The applicant claims that the Commission’s action in denying the Coastal Exemption would result
in a regulatory taking. The applicant cannot claim a compensable taking claim against the
Commission for the Commission’s action in denying the claim of exemption for the proposed
development. The applicant correctly cites section 30010 of the Coastal Act that prohibits the
Commission from granting or denying a permit in a manner which will take or damage private
property for public use, without the payment of just compensation therefor. In this case, the
Commission is not denying a permit, but rather denying the claim that the proposed development is
entitled to an exemption from the permitting requirements of the Coastal Act. As such, the
Commission’s action is one that will require the applicant to apply for a coastal development
permit, not one that grants or denies a coastal development permit because the applicant has yet to
file a coastal development permit application. The Commission is not, in this action, making a final
decision as to whether or not the applicant’s proposed use is or is not consistent with Chapter 3 of
the Coastal Act and, as such, there is no basis to claim that the applicant will suffer a complete
regulatory taking that will leave his property “completely valueless.” Therefore, since the
Commission will not be denying or granting a permit, section 30010 of the Coastal Act does not
apply and the Commission’s action will not result in a taking of private property for public use
without just compensation.

E. UNPERMITTED DEVELOPMENT

Unpermitted development has occurred at the project site subject to this application. The
unpermitted development includes the substantial demolition of a residential structure without a
valid coastal development permit. Any non-exempt development activity conducted in the coastal
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zone without a valid coastal development permit, or which does not substantially conform to a
previously issued permit, constitutes a violation of the Coastal Act. Although the development has
taken place prior to Commission action on this application, consideration of this application by the
Commission has been based solely upon the Chapter 3 policies of the Coastal Act.

On January 28, 2016 Commission enforcement staff sent a letter notifying the Los Angeles
Department of Building and Safety (“LADBS”) and the Los Angeles Department of City Planning
(“LADCP”) that after reviewing photos of each site, staff determined that more than fifty percent of
the original structure had been demolished, and therefore work was occurring on the project site
that was outside the scope of Coastal Exemption No. DIR-2015-2993-CEX (Attachment A). The
letter also expressed a willingness to share information and cooperate to stop work, address the
unpermitted development, and to ensure the implementation of the Coastal Act in Venice. Staff has
since met with City to discuss the issues at hand and working closely to address these issues going
forward. Therefore, Commission staff first was aware of the alleged violation on the subject
property shortly before the Commission found Substantial Issue (“SI””) on Appeal No. A-5-VEN-
16-006 on February 11, 2016. On February 17, 2016, Commission permit staff sent an initial letter
that informed the property owner that no development is authorized until the applicant obtains a
coastal development permit from the Commission or the City. After receiving reports that work at
the project site was continuing, Commission staff posted a Field Notice of Violation (“Field NOV”)
on the project site during a site visit on February 26, 2016, as an additional measure to stop work.
The Commission’s enforcement division will evaluate further actions to address this matter.

PUBLIC CORRESPONDENCE

Commission staff received one letter of concern for the proposed project from Lydia Ponce. The letter
indicates support for finding a substantial issue with regard to the grounds on which the appeal was filed
and includes an attached article from a local publication (Attachment B).

3. CORRESPONDENCE FROM THE APPLICANT’S REPRESENTATIVE

Commission staff also received comments from the applicant’s representative. (Attachment C).
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January 28, 2016

Mr. Raymond S. Chan
General Manager
Los Angeles Department of Building and Safety
201 N. Figueroa St.
-~ Los Angeles, CA 90012

~ (Sent via email to Raymond.Chan@lacity.org and Michael.Logrande@lacity.org)

‘Re: Appeal No. A-5-VEN-16-0005 at 2405 Boone Ave,, Venice, Los Angeles
Appeal No. A-5-VEN-16-0006 at 635-639 San Juan Ave., Venice, Los Angeles . -

Dear Mr. LChan' -

It has come to Commission staff’s attention that several projects, mcludmg, but not necessarily @ - :
limited to projects located at the properties listed above, are underway in Venice in the City of ~ . |
Los Angeles s Single-Permit Coastal Development Permit Jurisdiction without benefit of the
necessary coastal development permit from the City. For example, the above referenced projects i |

~were issued Coastal Exemptions No. (DIR-2015-3857-CEX) and No. (DIR-2015-2993 CEX) by . P
~ City staff, for improvements to existing structures. However, after reviewing photos of each site, ; i
~Commission staff determined that more than 50% of the original structures have been '
demolished, and therefore work has occurred that exceeds the scope of development exempted
. by Coastal Exemptions No. (DIR-2015-3857- CEX) and No. (DIR-2015-2993-CEX). In addmon, :
the Coastal Exemptions for each of the projects at issue have been appealed to the, Commission. ;-
Such an appeal stays the effectiveness of a Coastal Exemption. Thus, for this reason as well, the = . :
development occurring on these properties. is unpermitted.

. The purpose of this letter is to not1fy Los Angeles Department of Bulldmg and Safety

_(“LADBS”) that development is occurring in the City’s coastal development permit jurisdiction, :
at the properties listed above, without benefit of the necessary coastal development permit from

. the City, and to offer to share mforma’pon we have about these projects and to coordinate with ~ :
LADBS staff to assist in stopping and addressing this unpermitted development. The apphcants ;
for the Coastal Exemptions have been notified of the appeals lodged with the Coastal L
Commission, and consequently, the stay of the effectiveness of the Coastal Exemptions 1ssued to; i
them until Commission action on the appeals. P

Thank you for your commitment to our shared responsibility to ensure the implementation of the -
. Coastal Act in Venice. Our staff is of course happy to meet with you and discuss the content of
- this letter. If you have any further questions, I can be reached at (562) 590-5071. '

jAgnchM%'Aj I /7. |




Sincerely,

- Enforcement Analyst

cc:  Lisa Haage, Chief of Enforcement, CCC
Andrew Willis, Enforcement Supervisor, CCC
Steve Hudson, Deputy Director, CCC
Theresa Henry, District Manager, CCC
Chuck Posner, Planning Supervisor, CCC
. Mandy Revell, Coastal Program Analyst, CCC
Michael Logrande, Director of Planning, City of LA




- Revell, MandZ@CoastaI

From: Lydia Ponce <venicelydia@gmail.com>
Sent: Friday, April 08, 2016 5:55 AM

To: Revell, Mandy@Coastal

Subject: 635 San Juan Ave (A-5-VEN-16-0006)

California Coastal Commission
Coastal Staff & Coastal Commissioners
200 Oceangate, 10™ Floor

Long Beach, CA 90802

Re. SUPPORT OF Coastal Exemption Appeals
635 San Juan Ave (A-5-VEN-16-0006)
Hearing date: Thursday April 14, 2016

Agenda Items 16.c.

Coastal Staff and Honorable Commissioners,

Please consider the attached very poignant article by one of our talented Free Venice Beachhead reporters, as pertains to your
decision on this very important Appeal. Your support is essential and invaluable to the Venice Community's efforts to keep
Venice Venice.

For the love of Venice.....

Sincerely yours,

Lydia Ponce

1 Aftnchreent 6 1/
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Hearing Date:  4/14/16
Agenda Item:  16(c)
Application No.: A-5-VEN-16-0006

Representing:  Applicant Louis Kim
IN FAVOR OF

Attorney Name: Niv V. Davidovich, Esq.

File Number: 4553.001

April 8, 2016

VIA EMAIL AND PERSONAL DELIVERY

California Coastal Commission
South Coast Area Office

200 Oceangate, Suite 1000

Long Beach, California 90802-4302

Re:  Application No. A-5-VEN-16-0006

Dear Coastal Commission:

Attorneys at Law

®
Suite 575

1901 Avenue of the Stars
Los Angeles, CA 90067

310 788-9200 - PHONE
310 788-9210 - FAX

www.ohshlaw.com

[ ]

Suite 1630

1901 Harrison Street
Oakland, CA 94612

510 999-7908 - PHONE
510 999-7918 - FAX

Suite 800
501 W. Broadway
San Diego, CA 92101

619 564-4130 - PHONE

Suite 1100
600 Anton Boulevard
Costa Mesa, CA 92626

714 795-3200 - PHONE

On behalf of Applicant Louis Kim (“Applicant”), we hereby submit this response in

opposition (“Opposition”) to the California Coastal Commission’s (“Commission”) Staff Report
regarding the appeal by Appellants Pam Anderson, Lydia Ponca, and Bill Przylucki (collectively,
“Appellants”) regarding the Local Coastal Exemption No. DIR-2015-3993-CEX issued by the City
of Los Angeles (“City”).

. INTRODUCTION.

On November 3, 2015, the City issued a proper coastal exemption to the Applicant,
permitting a remodeling improvement of a single family home and a duplex located at 635-637
San Juan Avenue (“Property”), in the Oakwood subarea of Venice, California (“Proposed
Project”). Based on the City’s coastal exemption (“CEX”), the City issued the Applicant a building
permit to proceed with the Proposed Project, which the Applicant proceeded to commence
immediately.

Despite having received all necessary permits for construction, on December 24, 2015, the
Appellants appealed the City’s grant of the CEX, alleging, wrongly, that the CEX was pursued by
the Applicant as a “work around” in order to evade compliance with the Venice Land Use Plan
(the “LUP”) and Chapter 3 of the Coastal Act and that the Proposed Project was out of compliance
with the “character, mass and scale” of the surrounding neighborhood (“Appeal”). Though the
Appeal provided no specific examples of any such violations and no evidence to substantiate the
“character, mass and scale” allegations, on February 11, 2016, the Commission determined that
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there was a “substantial issue” regarding the CEX and ordered that a de novo hearing be held to
determine its validity.

As explained below, there are seven grounds demonstrating that the Staff Report’s analyses
and conclusions are wrong factually and as a matter of law.

First, the Staff Report’s analysis ignores that the City has adopted and the Commission has
certified the LUP for the Venice geographical area where the Property is located. Pursuant to
Public Resources Code § 30600.5 (which is the statute that precisely controls the situation we have
here where a portion of the LCP [i.e., the LUP] has been certified by the Commission) the City
and the Commission on appeal are explicitly bound to decide the question of the CEX’s propriety
solely based on its conformity with the LUP. The Commission is prohibited relying upon the more
general Coastal Act provisions. By applying Public Resources Code § (which is the statute that
controls the situation where no portion of a certified LCP exists) the Staff Report misleads the
Commission to utilize an incorrect and unlawful means of review.

Second, the LUP provides a specific definition of “remodel” as being an improvement
where not more than 50% of the exterior walls are removed or replaced. The Staff Report ignores
this definition, instead choosing to use a “50% of the structure” requirement which does not apply
to the Proposed Project. However, pursuant to the appropriate and binding definition of “remodel”
found in the LUP, read in conjunction with Public Resources Code 88 30610(a) and 30610(b), it
is clear that the Proposed Project as reflected in the Plans (“Plans”) is fully compliant with the
CEX. No coastal development permit is required. Neither the Staff Report nor the Appellants
provide any evidence to contravene these facts.

To the contrary, in order to evade the conclusion that the Proposed Project is exempt, the
Staff Report attempts to improperly shoehorn the Proposed Project into a “repairs and
maintenance” category. This categorization is fallacious and without any support in the law.

Third, the conclusion which the Staff Report urges is in direct contradiction with the
admitted “constant guidelines” set forth by Commission staff, namely, that the “50% rule” for
approval of coastal exemptions refers to removing or replacing not more than “50% of the exterior
walls.” The attempt to treat the Applicant here differently than other applicants in similarly
situated circumstances is unlawful and cannot be supported.

Fourth, despite that the Staff Report admits that this hearing is to be done conducted on a
“de novo” basis, the Staff Report relies on evidence of the current state of the Proposed Project
after construction was well under way. This is wholly improper and beyond the jurisdiction of the
Commission to consider because the role of the Commission is to decide whether the Proposed
Project as proposed to the City is compliant with the LUP. Consideration of evidence which could
only have existed well after the City made its determination is irrelevant to the question of the
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CEXs propriety and cannot and should not be relied on in making this determination. However,
the Staff Report does just that in order to substantiate its conclusions.

Fifth, because the CEX and permits provided by the City were valid when issued, and the
Applicant has now expended in excess of $137,000 to perform substantial construction to progress
the Proposed Project before the Appeal was taken, a vested right was created to construct the
Proposed Project as permitted in the Plans. California law dictates that the vesting of this right
estops the Commission from prohibiting further construction of the Proposed Project.

Similarly, because the Commission’s actions have now rendered the Property wholly
useless, the continued prohibition of constructing the Proposed Project despite the vesting of
Owner’s rights constitutes an unlawful and compensable regulatory taking.

Sixth, despite the Appellants unsupported arguments regarding the Proposed Project’s non-
compliance with the “character, mass and scale” of the surrounding neighborhood, undeniable
photographic evidence proves beyond doubt that the “character, mass and scale” of the Oakwood
subarea of Venice where the Proposed Project is located is of a mixed and varied nature such that
numerous buildings exhibit similar heights, widths, lengths, densities, colorings, and architectural
designs as the Proposed Project. Thus, the Appellants’ allegation, inappropriate as it may be in
this forum, is also wrong.

Finally, the Staff Report relies heavily on alleged evidence of the state of the Property and
Proposed Project or or after December 24, 2015, which nearly six weeks after the building permits
were issued and construction began. Any objections to how the construction proceeded are beyond
the jurisdiction of the Commission to make at this appeal, as this proceeding is strictly limited to
deciding whether the CEX is appropriate for the Proposed Project as proposed, not as built. By
relying on such evidence, the Staff Report attempts to turn the appeal into an enforcement action,
which is improper. The Staff Report is not stylized to include or to be an enforcement action, and
therefore, consideration of and reliance on such post-CEX approval evidence is inappropriate.

Based on the authority cited below and the evidence provided in support of Applicant’s
opposition, the Applicant respectfully requests that the Commission reject the Staff Report, grant
the CEX, and permit the Owner to proceed with the construction of the Proposed Project as
provided in the building permits issued by the City.

1. HISTORY OF LOCAL COASTAL PROGRAM IN VENICE.

The Coastal Act “was enacted by the Legislature as a comprehensive scheme to govern
land use planning for the entire coastal zone of California. The Legislature found that ‘the
California coastal zone is a distinct and valuable natural resource of vital and enduring interest to
all the people’; that ‘the permanent protection of the state's natural and scenic resources is a
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paramount concern’; that ‘it is necessary to protect the ecological balance of the coastal zone’ and
that ‘existing developed uses, and future developments that are carefully planned and developed
consistent with the policies of this division, are essential to the economic and social well-being of
the people of this state....” (Pub. Resources Code, §§ 30001(a) and (d).)” (Yost v. Thomas (1984)
36 Cal.3d 561, 565.)

The Coastal Act expressly recognizes the need to “rely heavily” on local government “[t]o
achieve maximum responsiveness to local conditions, accountability, and public accessibility....”
(Pub. Resources Code, 8§ 30004(a).) It requires local governments to develop local coastal
programs, comprised of a land use plan and a set of implementing ordinances designed to promote
the act's objectives of protecting the coastline and its resources and of maximizing public access.
(1d., 88 30001.5, 30500-30526; Landgate, Inc. v. California Coastal Com. (1998) 17 Cal.4th 1006,
1011.) “Under the Coastal Act's legislative scheme, ... the [local coastal program] and the
development permits issued by local agencies pursuant to the Coastal Act are not solely a matter
of local law, but embody state policy.” (Charles A. Pratt Construction Co., Inc. v. California
Coastal Com. (2008) 162 Cal.App.4th 1068, 1075, 76 Cal.Rptr.3d 466.) “The Commission
applies state law state law and polices to determine whether the development complies with the
LCP.” (Id. at p. 1076.)

Thus, the Coastal Act acknowledges that its provisions are of a general nature—applicable
to the entire state, while the purpose of LCP is to impose development requirements tailored to a
specific locale. It makes perfect sense that the measure of conformity is with the specific
requirements in a certified LCP or land use plan rather than the general Coastal Act provisions.
Certification of a land use plan must have legal significance because the law does not require an
idle act. (Civ. Code, § 3532.)

On October 29, 1999, the Los Angeles City Council adopted the Venice Local Coastal
Program Land Use Plan (“LUP”). (Exhibit 1, p. 3, “Venice Activity Log.”)

On November 29, 1999, the Los Angeles City Council transmitted the LUP to the
Commission for certification. (Exhibit 2, Commission Memorandum, May 23,2001, p. 1.) On
November 14, 2000, the Commission approved the LUP with suggested modifications. (Exhibit
1, p. 3, “Venice Activity Log;” Exhibit 2, p. 1; Exhibit 3, Relevant Portions of Commission
Recommendations to City for Modification of LUP for Certification, p. 1.)

On March 28, 2001, the Los Angeles City Council unanimously adopted the LUP as
modified by the Commission. (Exhibit 1, p. 3; Exhibit 2, p. 1.)

On June 14, 2001, the Commission certified the LUP as modified by the Commission and
adopted by the City. (Exhibit 1, p. 3.)
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1.  EACTUAL HISTORY.

The owner of the Property, 187 Monterey Holding, LLC (“Owner”), took title pursuant to
a grant deed recorded June 5, 2014. (Exhibit 4.)

OnJune 1, 2015, the Proposed Project plans were submitted to the Los Angeles Department
of Building and Safety (“LADBS”) for approval and permitting (“Plans”). (Exhibit 5.)

As provided on the Plans and by the Permit and Inspection Reports for the Property,
permits for construction based on the Plans were approved on November 19, 2015. (Exhibits 5-7.)

The Property originally consisted of two separate structures: 635 E. San Juan Avenue was
a single-story single family dwelling, and 637 E. San Juan Avenue was a two-story duplex.
(Exhibits 3-4.)

As part of the approval for the Plans, the Applicant was required to and did receive a CEX
for the Proposed Project. The CEX was approved by the City’s Department of City Planning —
Plan Implementation Division on November 3, 2015. (Exhibit 8.)

Consistent with the Plans, the CEX describes the proposed construction on the Property as
follows:

“Remodel and addition to an (E) [existing] 2-story duplex consisting of a 1,027 SF
third addition. Project will remove/alter 44% of the (E) exterior walls (47% on first
floor, 43% at second floor).

Remodel and addition to an (E) 1-story SFD [i.e., Single Family Dwelling]
consisting of a 1,070 SF second story and 872 SF third story addition. Project will
remove/alter 49% of the (E) exterior walls.” (Exhibit 8, emph. added.)

On November 19, 2015, the Los Angeles Department of Building and Safety issued two
permits for construction of the Proposed Project. (Exhibit 29.) Based thereon, the Owner began
constructing the Proposed Project. (Exhibit 9-10.)

Unbeknownst to the Owner, the City failed to provide the notice of issuance of the CEX to
the Coastal Commission as required.

On December 24, 2015, after Owner had already been building for almost six weeks, the
Appellants filed the Appeal. (Staff Report, Exh. 3.)
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In late December 2015 and early January 2016, the existing exterior walls remaining from
the original single family dwelling and duplex on the Property which were left standing were
knocked down by severe winds. In order to be in compliance with the Plans, CEX, and permits
and to ameliorate the resulting unsafe conditions, in each instance, the Owner took steps to
reinforce and support the existing walls. However, no other construction took place on the Property
after the Commission ordered construction to cease. (Exhibits 9-10.)

IV. THE PROJECT IS EXEMPT FROM THE REQUIREMENT OF OBTAINING A
COASTAL DEVELOPMENT PERMIT PURSUANT TO THE VENICE LAND USE
PLAN.

As proven below, the Proposed Project is exempt from the requirement of obtaining a
coastal development permit pursuant to the Commission-certified LUP.

A. The Commission Has Delegated Its Development Review Authority to the City
Pursuant to Public Resources Code § 30600.5.

As discussed above, the Commission certified the LUP on June 14, 2001. (Exhibits 1-2.)

The Coastal Act, Public Resources Code, § 30600.5 (“Section 30600.5”), states, in
pertinent part:

“(a) Prior to the certification of a local coastal program and notwithstanding the
provisions of subdivision (a) of Section 30519, after the effective date of this
section, the authority for issuance of coastal development permits provided for
in Chapter 7 (commencing with Section 30600) shall be delegated to local
governments pursuant to the provisions of this section.

(b) Except for any development specified in subdivision (b) of Section 30519
and Section 30601 or with respect to any development proposed by any state
agency, the authority for issuance of coastal development permits provided
for in Chapter 7 (commencing with Section 30600) shall be delegated to the
respective local governments within 120 days after (1) the effective date of
certification of a land use plan pursuant to Chapter 6 (commencing with
Section 30500) or (2) the effective date of this section, whichever occurs last.
This delegation shall only apply with respect to those areas governed by the
certified land use plan or a certified portion thereof, applicable to an identifiable
geographic area.

(c) Notwithstanding any other provision of this division, after delegation of
authority to issue coastal development permits pursuant to subdivision (b), a
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coastal development permit shall be issued by the respective local government
or the commission on appeal, if that local government or the commission on
appeal finds that the proposed development is in conformity with the certified

land use plan.

(d) Any action taken by a local government on a coastal development permit
application pursuant to the provisions of this section may be appealed to the
commission pursuant to Section 30602. The commission shall hear an appeal
brought pursuant to the provisions of this section, unless it determines that
the local government action taken raises no substantial issue as to conformity
with the certified land use plan.” (Emph. added.)

Thus, the clear direction of this statute is that, once an LUP is certified, the authority to
issue coastal permits is delegated to the local authority or the commission on appeal, wherein the
decision is to be decided based on compliance with the LUP. When deciding an appeal, the
Commission must also do so based on the development’s “conformity with the certified land use
plan.” There is no provision allowing the Commission to rely on any provision of the Coastal Act.

The LUP was certified on June 14, 2001. Therefore, the authority described in Section
30600.5 was delegated on October 12, 2001, as the last occurring event specified in subsection (b).

Therefore, it is beyond doubt that the analysis must be whether the Proposed Project
conforms with the LUP.

B. The LUP’s Definition of “Remodel.”

According to the LUP, the Property is located in the Oakwood subarea of Venice. (Exhibit
__, Exh. 6a thereto.) Thus, the Property is within “those areas governed by the certified land use
plan or a certified portion thereof, applicable to an identifiable geographic area,” as provided in
Section 30600.5(b).

The LUP provides a “Definitions” section, the preamble to which states:

“The following words or phrases, whenever used in this land use plan, shall be
construed as defined in this section. Words and phrases not defined herein shall
be construed as defined in Section 12.20.2B, 12.03 and 12.40 D of the Los Angeles
Planning and Zoning Code (See Definitions Appendix). Words and phrases not
defined therein shall be construed as defined in Chapter 4 of the Los Angeles
Building Code, if defined therein.” (Exhibit 1, p. 1-13.)

Within those definitions, the LUP defines the word “Remodel” as follows:
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“Remodel: In the coastal zone, a remodel is an improvement to an existing
structure in which no more than fifty percent (50%) of the exterior walls are
removed or replaced.” (Exhibit 1, p. I-15 — 1-16; emph. added.)

Of note, this definition of “remodel” was not in the original LUP as provided to the
Commission by the City. To the contrary, it was the Commission that mandated that the City
include this definition in its LUP as a modification which was required as a condition of
certification by the Commission. (Exhibit 3, p. 7.) Thus, the Commission can hardly claim it is
not bound by the definitions it itself required the City to adopt and then certify.

The LUP does not provide a definition of the word “exterior,” “walls,” or “exterior walls.”
Similarly, none of Sections 12.03, 12.20.2B, or 12.40D of the Los Angeles Planning and Zoning
Code provide such a definition. (Exhibits 1; 11-13.)

The Los Angeles Building Code (Los Angeles Municipal Code, Article 1, Chapter 1X)
contains a definitions section in Division 2. (Exhibit 14, § 91.202.) However, nothing in that
section (or anywhere else in the Los Angeles Building Code) provides an explicit definition for
these terms.

The Los Angeles Building Code does provide a “default” defining mechanism, which
states:

“Terms Not Defined. Where terms, phrases and words are not defined they shall
have the ordinarily accepted meaning as the context implies. The definitions in
Webster’s Third New International Dictionary of the English Language,
Unabridged shall be considered as providing ordinarily accepted meanings.”
(Exhibit 14, pp. 3, § 91.201.4.)

Webster’s Third New International Dictionary of the English Language, Unabridged
(“Webster’s”), defines the word “wall” as follows: “a vertical architectural member used to
define and divide space.” (Exhibit 15.) Alternatively, Webster’s provides that a wall is “one of
the sides of a room or building that connects the floor and ceiling or foundation and roof.” (1bid.)

The use of a dictionary to understand the “ordinary” meaning of a term is consistent with
long-held principles of statutory interpretation. “[C]Jourts in non-insurance contexts turn to general
dictionaries when they seek to ascertain the ‘ordinary’ meaning of words used in a statute. ...
Indeed, courts in both insurance and non-insurance contexts regularly use the phrase ‘ordinary
dictionary definition [or meaning]’ as if ‘ordinary’ were synonymous with ‘dictionary.’” (Scott v.
Continental Ins. Co. (1996) 44 Cal.App.4th 24, 29; see also Heritage Residential Care, Inc. v.
Division of Labor Standards Enforcement (2011) 192 Cal.App.4th 75, 83 [“When attempting to
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ascertain the ordinary, usual meaning of a word, courts appropriately refer to the dictionary
definition of that word.”].)

Thus, an “external wall,” for purposes of the LUP, and consistent with the definition
provided by Webster’s, as directed by the Los Angeles Building Code, means the external “vertical
architectural members.”

Ray Steinberg, P.E., an expert and California registered civil and structural engineer, who
personally worked for the Los Angeles Building and Safety performing plan checks, confirms that
a “wall,” as used in the LUP, Los Angeles Building Code, and its “ordinary meaning,” means the
actual wood studs and not any elements attached to those members. (Exhibit 16.)

C. A “Remodel” Does Not Require a Coastal Development Permit.

As discussed above, the LUP’s definition of a “Remodel” constitutes a subset, or type, of
an “improvement.” (Exhibit 1, p. I-15—1-16.)

The Coastal Act exempts certain types of developments. Public Resources Code § 30610
states, in pertinent part:

“Notwithstanding any other provision of this division, no coastal development
permit shall be required pursuant to this chapter for the following types of
development and in the following areas:

(a) Improvements to existing single-family residences; provided, however,
that the commission shall specify, by regulation, those classes of development
which involve arisk of adverse environmental effect and shall require that a coastal
development permit be obtained pursuant to this chapter.

(b) Improvements to any structure other than a single-family residence or
a public works facility; provided, however, that the commission shall specify, by
regulation, those types of improvements which (1) involve a risk of adverse
environmental effect, (2) adversely affect public access, or (3) involve a change in
use contrary to any policy of this division. Any improvement so specified by the
commission shall require a coastal development permit.” (Emph. added.)

In this case, the Proposed Project consists of two (2) improvements, one of which is to the
single family dwelling, and is the other to the duplex. (Exhibit 5-8.) Both the CEX and the Plans
bear out this fact. (Ibid.)
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First, the CEX request prepared by the Applicant specifically states the proposed scope of
work is:

“Remodel and addition to (E) [existing] 2 story duplex consisting of 1,027 sf third story
addition. Project will remove 44% of (E) exterior walls.

Remodel and addition to (E) 1 story SFD consisting of 1,070 SF 2" story and 872 SF 3™
story addition. Project will remove 49% of (E) exterior walls.” (Exhibit 8.)

Second, the Plans explain that not more than 50% of the exterior walls of either structure
on the Property will be removed or replaced as part of the Proposed Project. On Sheet A-6.0, the
Plans show the outline of the original duplex framing for both the first and second floor. (Exhibit
5, p. 14.) Asshown on the Plans, the walls left in white represent the existing exterior walls which
would not be removed or replaced, while the walls colored in black represents existing exterior
walls to be removed. (Ibid.) A simple calculation confirms and the Plans state that the percentage
of exterior walls to be removed from the first floor is 47%, while that number if 43% for the second
floor. (Ibid.) Similarly, Sheet A-6.1 shows the same for the single family dwelling with a similar
legend, and confirms that only 49% of the exterior walls will be removed or replaced. (Exhibit 5,
p. 15.) There is no evidence anywhere in the Plans that any exterior walls would be removed
besides those depicted. In fact, the Staff Report does not dispute that the Plans show more than
50% of the exterior walls to be removed.

Thus, the entire Proposed Project, by definition, consists of two “remodel” improvements
to existing structures. Thus, for the single family residence, the Plans conform with Public
Resources Code § 30610(a). Similarly, the duplex improvements conform with Public Resources
Code § 30610(b).

Commission staff has admitted that the definition of “remodel” in the LUP, in conjunction
with the exemptions provided in Section 30610, is, in fact, the standard they themselves use to
determine whether a “remodel” qualifies for an exemption.

In an email to David Weintraub of the Los Angeles Department of City Planning dated
July 16, 2013, Chuck Posner of the Coastal Commission wrote:

“Hi David -We came across the attached LA City Coastal Exemption (ZA-
2013-1340-CEX) while reviewing the copies of city exemptions forwarded to
our office last week. The project is a major remodel of an existing single family
residence. The proposed ‘remodel’, however, includes the removal of more
than fifty-percent of the exterior walls of the existing house.
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We would like to remind your staff of the ‘50% rule’; the guideline which
Coastal Commission staff implements in the coastal zone on a consistent
basis. We have used this guideline as a way to distinguish between
improvements to existing houses (which may qualify for a coastal exemption)
and new construction (which requires a coastal development permit/de
minimis waiver). In general, if a project involves the removal of more than
fifty-percent of the exterior walls of the existing house, then it would be
considered demolition and new construction, and not an improvement to an
existing structure.

We only write this reminder so our staffs can implement the Coastal
Commission’s regulations in a fair and consistent manner.” (Exhibit 17,

emph. added.)

Thus, not only does the Coastal Act and the LUP provide for an exemption for “remodels”
pursuant to the LUP definition, the Coastal Commission has acted on and relied on this standard
in reviewing CEX requests as its “consistent guideline.” None of the relevant laws or ordinances
have changed since 2013. Therefore, the same rules must apply to the Proposed Project.

D. The Coastal Act Reqgulations Do Not Prohibit Granting the CEX.

Each of the above-described exemption statutes (Public Resources Code 8§88 30610(a) and
(b)) contains limited delegated authority to the Coastal Commission to create regulations which
describe exceptions to the exemptions.

1. Improvements to Single Family Dwellings — Title 14, California Code
of Reqgulations, § 13250.

For improvements to single family dwellings, the Coastal Commission’s regulatory power
is limited to specifying “those classes of development which involve a risk of adverse
environmental effect” that require a coastal development permit.

The corresponding regulation to this mandate is found at Title 14, California Code of
Regulations (“Regulations”) 8§ 13250, entitled “Improvements to Existing Single-Family
Residences” and which states, in pertinent part:

“(b) Pursuant to Public Resources Code Section 30610(a), the following classes of
development require a coastal development permit because they involve a risk of
adverse environmental effects:
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(1) Improvements to a single-family structure if the structure or
improvement is located: on a beach, in a wetland, seaward of the mean high tide
line, in an environmentally sensitive habitat area, in an area designated as highly
scenic in a certified land use plan, or within 50 feet of the edge of a coastal bluff.

(2) Any significant alteration of land forms including removal or placement
of vegetation, on a beach, wetland, or sand dune, or within 50 feet of the edge of a
coastal bluff, or in environmentally sensitive habitat areas;

(3) The expansion or construction of water wells or septic systems;

(4) On property not included in subsection (b)(1) above that is located
between the sea and the first public road paralleling the sea or within 300 feet of
the inland extent of any beach or of the mean high tide of the sea where there is no
beach, whichever is the greater distance, or in significant scenic resources areas as
designated by the commission or regional commission, improvement that would
result in an increase of 10 percent or more of internal floor area of an existing
structure or an additional improvement of 10 percent or less where an improvement
to the structure had previously been undertaken pursuant to Public Resources Code
Section 30610(a), increase in height by more than 10 percent of an existing
structure and/or any significant non-attached structure such as garages, fences,
shoreline protective works or docks.

(5) In areas which the commission or a regional commission has previously
declared by resolution after public hearing to have a critically short water supply
that must be maintained for the protection of coastal resources or public recreational
use, the construction of any specified major water using development not essential
to residential use including but not limited to swimming pools, or the construction
or extension of any landscaping irrigation system.

(6) Any improvement to a single-family residence where the development
permit issued for the original structure by the commission, regional commission, or
local government indicated that any future improvements would require a
development permit.”

The Proposed Project does not fall into any of these six enumerated developments. The
Property is at least 0.7 miles (approximately 3,696 feet) inland of Ocean Front Walk, the first
public road paralleling the sea, and is nowhere near a beach, wetland, coastal bluff, sand dune, or
environmentally sensitive area. (Exhibit 18.) There is no specification of “highly scenic” areas
within the LUP. Notwithstanding, the Property is in the middle of a nearly exclusively residential
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area, that cannot reasonably be construed as “highly scenic.” (Exhibit 19.) There is no evidence
that the Oakwood section of Venice was ever “declared by resolution after public hearing to have
a critically short water supply.” Finally, there is no evidence that the development permits for the
original structures “indicated that any future improvements would require a development permit.”
Thus, the Proposed Project does not fall into any of the six enumerated exceptions. This being the
case, the Proposed Project must be exempt.

2. Improvements to Structures Other Than Single Family Dwellings —
Requlations § 13253.

For improvements to structures other than single family dwellings, the Coastal
Commission’s regulatory power is limited to specifying “those classes of development which
involve a risk of adverse environmental effect” that require a coastal development permit. (Pub.
Resources Code, § 30610(b).)

The corresponding regulation to this mandate is found at Regulations § 13253, entitled
“Improvements to Existing Single-Family Residences” and which states, in pertinent part:

“(b) Pursuant to Public Resources Code Section 30610(b), the following classes of
development require a coastal development permit because they involve a risk of
adverse environmental effect, adversely affect public access, or involve a change
in use contrary to the policy of Division 20 of the Public Resources Code:

(1) Improvement to any structure if the structure or the improvement is
located: on a beach; in a wetland, stream, or lake; seaward of the mean high tide
line; in an area designated as highly scenic in a certified land use plan; or within 50
feet of the edge of a coastal bluff;

(2) Any significant alteration of land forms including removal or placement
of vegetation, on a beach or sand dune; in a wetland or stream; within 100 feet of
the edge of a coastal bluff, in a highly scenic area, or in an environmentally sensitive
habitat area;

(3) The expansion or construction of water wells or septic systems;

(4) On property not included in subsection (b)(1) above that is located
between the sea and the first public road paralleling the sea or within 300 feet of
the inland extent of any beach or of the mean high tide of the sea where there is no
beach, whichever is the greater distance, or in significant scenic resource areas as
designated by the commission or regional commission an improvement that would
result in an increase of 10 percent or more of internal floor area of the existing
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The first six enumerated exceptions are identical to those provided as to exemptions under
Public Resources Code 8 30610(a), and as discussed above, do not apply to the Proposed Project.

structure, or constitute an additional improvement of 10 percent or less where an
improvement to the structure has previously been undertaken pursuant to Public
Resources Code Section 30610(b), and/or increase in height by more than 10
percent of an existing structure;

(5) In areas which the commission or regional commission has previously
declared by resolution after public hearing to have a critically short water supply
that must be maintained for protection of coastal recreation or public recreational
use, the construction of any specified major water using development including but
not limited to swimming pools or the construction or extension of any landscaping
irrigation system;

(6) Any improvement to a structure where the coastal development permit
issued for the original structure by the commission, regional commission, or local
government indicated that any future improvements would require a development
permit;

(7) Any improvement to a structure which changes the intensity of use of
the structure;

(8) Any improvement made pursuant to a conversion of an existing structure
from a multiple unit rental use or visitor-serving commercial use to a use involving
a fee ownership or long-term leasehold including but not limited to a condominium
conversion, stock cooperative conversion or motel/hotel timesharing conversion.”

Similarly, the seventh and eighth exceptions are also inapplicable to the Proposed Project.

Here, there is no change to the intensity of use of either structure. Both structures on the
Property retain the same intensity of use as they were prior to the improvements: one single family

dwelling and one duplex.

Similarly, nothing in the Proposed Project contemplates a “condominium conversion, stock

cooperative conversion or motel/hotel timesharing conversion.”

Hence, it is clear that none of the enumerated regulatory exceptions apply to the Proposed

Project.

Therefore, what the evidence and law prove is as follows:
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The City in the first instance and the Commission on appeal are equally bound to decide
CEX requests pursuant to the certified LUP;

The LUP defines a “remodel” as a subset of “improvements” wherein no more than
50% of the “exterior walls” of the structure are removed or replaced;

The LUP, LA Building Code, Webster’s dictionary, and expert opinion all confirm that
an “exterior wall” of wood frame constructions means the wood studs and not any
components attached thereto such as drywall, stucco, insulation, plywood, or electrical
components;

The Plans and CEX show that the Proposed Project does not contemplate removing
more than 50% of the exterior walls of either of the dwellings on the Property;

As a “remodel” of a single family dwelling and a duplex, the Proposed Project is
entitled to an exemption Public Resources Code §8 30610(a) and (b);

Irrefutable evidence proves that Commission staff consistently decided the propriety
of CEX requests, which it calls the “50% rule,” based on not removing or replacing
more than 50% of the exterior walls;

The exceptions set forth Regulations §8 13250(b) and 13253(b) do not apply to the
Proposed Project as described in the Plans and CEX request; and

Therefore, the Proposed Project is exempt from the requirement of obtaining a coastal
development permit.

V. THE STAFF REPORT’S ANALYSIS CONCLUDING THAT THE PROPOSED

PROJECT IS NOT EXEMPT FROM THE REQUIREMENT OF OBTAINING A

COASTAL DEVELOPMENT PERMIT IS IMPROPER.

In recommending that the Commission find that the Proposed Project be deemed a non-
exempt “development” and be required to obtain a coastal development permit, the Staff Report
has not analyzed the Appeal in a manner consistent with the Coastal Act and the LUP.

A

The Appeal Process Is “De Novo.”

As admitted in the Staff Report, upon the finding of a substantial issue related to the alleged
grounds for an appeal under Section 3060.5, the “Commission is now required to hold a de novo
hearing.” (Staff Report, p. 1.) A “de novo” hearing requires that the Commission place itself in
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the position of the initial decision-maker (here, the City) and re-analyze the proposed CEX request.
“If the Commission determines that an appeal presents a substantial issue, the permit application
is reviewed de novo; in effect, the Commission hears the application as if no local governmental
unit was previously involved, deciding for itself whether the proposed project satisfies legal
standards and requirements.” (McAllister v. California Coastal Com'n (2008) 169 Cal.App.4th
912, 920, citing Kaczorowski v. Mendocino County Bd. of Supervisors (2001) 88 Cal.App.4th 564,
569.)

B. The Commission Cannot Consider Evidence of Alleged Non-Compliance with
the CEX in Determining the Validity of the CEX.

1. Evidence of Post-Appeal Construction Activities Is lrrelevant and
Inappropriate.

The Staff’s Report consideration of evidence has gone far beyond the jurisdiction afforded
the Commission as the appellate body on a de novo hearing by considering and relying on evidence
that was neither part, nor could have been part, of the evidence before the City at the time of the
CEX’s approval, and which evidence is, in any case, not part of the Proposed Project but rather
improper after-approval evidence of its implementation. The Commission is bound to “hear[] the
application as if no local governmental unit was previously involved, deciding for itself whether
the proposed project satisfies legal standards and requirements.” (McAllister v. California Coastal
Com'n, supra, 169 Cal.App.4th at p. 920.) By considering post-CEX approval evidence, the
Commission goes beyond the bounds of what may be relied on in a de novo appeal.

For example, the Staff Report claims: “Commission staff was notified on December 24,
2015, that although the City’s Local Coastal Exemption (DIR-2015-3993-CEX) was issued for an
addition to a structure other than a single family residence, most (more than fifty percent) of the
structures had been demolished, leaving only a portion of the outside framing remaining.
‘Demolition’ of the structure was not proposed or approved as a part of the Coastal Exemption.”

Even if true (which Applicant denies), this evidence is only relevant to enforcement of the
CEX and has nothing to do with whether the Proposed Project is exempt under the LUP. This
evidence was not in existence when the CEX was approved on November 3, 2015 or before the
building permit was issued on November 19, 2015. Thus, evidence of the status of the Proposed
Project on December 24, 2015 is wholly inappropriate and cannot be the basis of the Commission’s
determination of the matter on appeal.

Further, the post-approval status of the Proposed Project is not part of the Proposed Project,
which the Commission must weigh against the LUP on appeal. It is perfectly reasonable and
plausible that a “proposed project” is in full compliance with an approval, but for whatever reason,
at a later time, may be implemented in a manner that is not consistent with that approval. Even in
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such a case, it does not render the Proposed Project out of compliance with the LUP. Thus, the
determination of whether the Applicant has complied with the CEX is not an appropriate matter to
be determined at this appeal, and evidence of such alleged non-compliance must not be considered.

The Staff Report is not stylized as an enforcement action. The Commission never gave
notice that the Appeal was going to be an enforcement action. However, by utilizing evidence of
what construction work transpired after approval of the CEX to show that the CEX should not
have been issued in the first place, the Staff Report attempts to convert the Appeal into an
enforcement action. This is improper.

2. Evidence of Post-Approval Construction Activities Proves Compliance
with the CEX and LUP Policies.

However, to the extent the Commission feels it can consider such evidence, the only
evidence provided by the Staff Report (a single photograph) is misleading.

As shown in these attached photographs, more than half of the original wood stud exterior
walls of each remains. (Exhibit 27.) These photographs show that painstaking efforts have been
taken to maintain these existing walls. The evidence of them being the original walls is also
apparent, as the photographs depict the age of the studs and remnants of the originally attached
non-wall components, such as electrical wiring, drywall, nails, and other similar elements. (Ibid.)

The only “new” items are those needed to reinforce and stabilize the existing walls after
they had twice fallen as a result of the December heavy winds. (lbid.; see Exhibits 9-10.)

Thus, as shown in the Plans and the CEX and consistent with the definition of “remodel”
under the LUP, not more than 50% of the exterior walls of the Proposed Project have been
“removed” and therefore the CEX was and remains an appropriate exemption.

C. The “Repair and Maintenance” Exemption of & 30610(d) and Its
Corresponding Regulation Do Not Apply to the Proposed Project.

As discussed above, the Proposed Project is exempt from the requirement of obtaining a
coastal development permit pursuant to Public Resources Code 88 30610(a) and (b).

However, in attempting to prove the impropriety of the CEX, the Staff Report specifically
cites Public Resources Code § 30610(d) in its analysis, which pertains to “repair or maintenance
activities.” (Staff Report, pp. 6-7.) Specifically, the Staff Report alleges:

“Under section 13252 of the Commission’s regulations, if the repair and
maintenance results in the replacement of 50 percent or more of the existing
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structure, then the project constitutes a replacement structure and the entire
structure must be in conformity with applicable policies of Chapter 3 of the
Coastal Act.

In determining whether the project constitutes the replacement of 50 percent or
more of the structure, Commission staff analyzes what percentage of which
components and how much of each component of the structure is being
replaced. A single family residence or duplex consists of many components that
can be measured, such as: the foundation, plumbing, electrical, walls, floor,
and/or roof of the structure. The project plans must indicate the amount of
demolition and augmentation that is necessary to build the proposed remodel.
If 50 percent or more of the total of these components are being replaced, then
the project would not qualify as exempt development, and must obtain a coastal
development permit pursuant to Section 30600(a) of the Coastal Act.” (lbid.;
emph. added.)

As is clear, the Staff Report conflates a “repair and maintenance” project with a “remodel”
project, which is incorrect because a “remodel” is expressly defined in the LUP to be a type of
“improvement,” not a “repair and maintenance” activity. (Exhibit 1, p. I-15 —1-16.)

This analysis is further improper because at no point did Applicant ever request nor was
Applicant ever granted a CEX pursuant to the “repair and maintenance activities” exemption.
Clearly, the Proposed Project’s purpose is not “repair and maintenance” of the original structures,
but rather “improvements” of them, an entirely different scope and intent, as proven by the fact
that different exemptions exist for each type of work. The Staff Report, however, conflates the
two as if they are synonymous or interchangeable, which is incorrect.

When the Legislature uses different terms, it is presumed they mean different things.
“[W]e apply the rule of construction that when different terms are used [in a statute] it is presumed
that different meanings are intended.” (Las Virgenes Mun. Wat. Dist. v. Dorgelo (1984) 154
Cal.App.3d 481, 485-86, citing Charles S. v. Board of Education (1971) 20 Cal.App.3d 83, 95
[“We note preliminarily that in two closely positioned Education Code sections dealing with
closely related subject matter, the Legislature has used different terms. ... ‘“When different
language is used in the same connection in different parts of a statute it is to be presumed the
Legislature intended a different meaning and effect.’”’].)

Thus, “improvement” and “repair and maintenance” must and do mean different things.
Though neither are defined in the Coastal Act or LUP, “repair and maintenance” means to “restore
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by replacing a part or putting together what is torn or broken™* or “to keep in a state of repair,
efficiency, or validity: preserve from failure or decline.”? On the other hand, an “improvement”
means “the enhancement or augmentation of value or quality : an increasing of profitableness,
excellence, or desirability.” (See Exhibit 22, Webster’s definition of “improvement”, emph.
added.) In fact, Webster’s example of the use of the word “improvement” in this context is, “an
improvement of the property by building several outbuildings and a new barn.” (Ibid.) Thus, the
use of the term “improvement” in the exemptions provided under 88 30610(a) and (b)
contemplates the addition of elements, whereas the “repair and maintenance” exemption does not.
Thus, the “repair and maintenance” exemption of § 30610(d) does not apply.

Given that the “repair and maintenance” exemption of § 30610(d) does not apply, it follows
that the Regulation which only pertains to that exemption is equally inapplicable to the Proposed
Project. However, the Staff Report’s primary argument against approving the CEX relies almost
exclusively on such Regulation. The Staff Report cites Regulations § 13252 as a primary basis for
denying the CEX, which § is entitled, “Repair and Maintenance Activities That Require a Permit.”
(Emph. added.)

Further, Regulations § 13252 states, “(b) Unless destroyed by natural disaster, the
replacement of 50 percent or more of a single family residence, seawall, revetment, bluff retaining
wall, breakwater, groin or any other structure is not repair and maintenance under Section
30610(d) but instead constitutes a replacement structure requiring a coastal development permit.”
(Emph. added.) The Regulation is, on its face, limited to qualifying exemptions under § 30610(d),
which is irrelevant and has no bearing or connection to the Proposed. Consistent with this, when
the City issued the CEX, it did so under the basis of 8 30610(b), “improvements to any structure
other than a single-family residence,” but not under the “repairs and maintenance” provision.
(Exhibit 8.)

Thus, § 30610(d) and its companion Regulations § 13252, do not, as a matter of law, apply
to the Proposed Project and may not be used to consider the validity of the CEX, including, without
limitation, the inapplicable rule regarding “replacement of 50 percent or more of a structure”
utilized by the Staff Report.

D. The Staff Report Ignores and Does Not Cite to the LUP, While Misinterpreting
and Misstating the Coastal Act.

The Coastal Act is clear that on appeal of the City’s grant of a CEX after certification of
an LUP, the purpose of the appeal is to determine the CEX’s conformity with the certified LUP.
(Pub. Resources Code, § 30600.5.)

1 See Exhibit 20, Webster’s definition of “repair.”
2 See Exhibit 21, Webster’s definition of “maintain.”
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However, the Staff Report alleges, “The grounds for this appeal are that the project is not
exempt development as defined in the Coastal Act and so a coastal development permit should
have been required. The City’s interpretation of a ‘remodel’ is based on the City’s uncertified
municipal code, not the provision of the Coastal Act.” (Staff Report, p. 7.) The Staff Report is
wrong.

First, the Appeal itself states that basis of the appeal is the Appellants’ untrue allegation
that the Proposed Project is not consistent with the “Venice Land Use Plan.” (Staff Report, Exh.
3.) Thus, even Appellants admit that the proper measure of compliance is whether the Proposed
Project is consistent with the LUP, not under the more general Coastal Act provisions.

Second, while the LUP is part of the City’s municipal code, the LUP was certified by the
Commission. (Exhibits 1-2.) Again, even the Appellants describe the LUP as the “certified
Venice Land Use Plan.” (Staff Report, Exh. 3.) Despite this, the Staff Report relies on a provision
of the Coastal Act that 50 percent of a “structure” must remain in place in order to qualify for a
CEX. (Staff Report, pp. 7-8.) As shown above, this provision is based on a Regulation that does
not apply to the Proposed Project. Further, this interpretation completely ignores the actual,
binding, and applicable definition of “remodel” which establishes the basis for an exemption as
being an improvement which does not remove or replace 50% of “exterior walls.”.

Third, as discussed above, the Staff Report ignores that the Commission itself applies the
“50% rule” regarding coastal exemptions to the measure of exterior walls, not a “structure,” which
is the standard set forth in the LUP and used as the “the guideline which Coastal Commission
staff implements in the coastal zone on a consistent basis.” (Exhibit 17; emph. added.)

Therefore, the Staff Report’s arbitrary and capricious analysis is neither a fair nor proper
reading of the Coastal Act or the LUP, and flies in the face of what the Commission has
“consistently” done with regard to similar CEX requests. The Commission must interpret all
applicable statutes and ordinances in a manner consistent with law, just as a court would. “The
courts are loath to construe a statute which has the effect of ‘adding’ language to a statute.”
(Schneider v. California Coastal Com. (2006) 140 Cal.App.4th 1339, 1345.) Similarly, “a court
is required to interpret a statute as written and not to construe the statute to reach a result that it
thinks the Legislature was intending to accomplish.” (Chavez v. Mendoza (2001) 94 Cal.App.4th
1083, 1088.) “It is one of the best-established and most sensible rules of the law that courts should
not imaginatively construe—or meddlesomely fiddle with—statutes which are clearly written.”
(City of Ontario v. Superior Court (1993) 12 Cal.App.4th 894, 901.)

In finding that the Proposed Project was not entitled to an exemption under § 30610(a), the
Staff Report attempts to “imaginatively construe—or meddlesomely fiddle with” both the Coastal
Act and the LUP. The Staff Report states:
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“[TThe proposed project does not qualify for an exemption under Coastal Act
Section 30610(a). Coastal Act Section 30610(a) allows improvements to any
structure other than a single-family residence or public works facility without a
coastal development permit. In this case, the applicant demolished nearly both
existing structures as part of her proposed development. When an applicant
proposes demolition of all or nearly all of a structure as part of a proposal for
new development, there can no longer be an ‘existing structure’ subject for
improvement on the site.

A single family residence or duplex consists of many components that can be
measured, such as: the foundation, plumbing, electrical, walls, floor, and/or roof
of the structure. ... If 50 percent or more of the total of these components are
being replaced, then the project would not qualify as exempt development, and
must obtain a coastal development permit pursuant to Section 30600(a) of the
Coastal Act.” (Staff Report, p. 7.)

These statements are incorrect for a number of reasons and demonstrates the Staff Report’s
misinterpretation and misunderstanding of the relevant statutes.

First, 8 30610(a) allows improvements to a single-family residence, not to “any structure
other than a single-family residence.” Given that at least one of the structures on the Property and
part of the Proposed Project was and, pursuant to the Plans, will remain a single family residence,
the Staff Report’s analysis is completely incongruent with the clear terms of § 30610(a).

Second, neither 8 30610(a) or 8 30610(b), the latter of which pertains to improvements to
a structure other than a single-family residence (and would therefore apply to the duplex on the
Property) contains any reference to any “50% rule,” nor do their corresponding Regulations 8§
13250 and 13253. Thus, the only basis for any “50% rule” as applied to the Proposed Project is
that found in the definition of “remodel” in the LUP, which exempts “improvements” where no
more than 50% of the exterior walls are not removed or replaced. There is no requirement in the
LUP or anywhere in the Coastal Act that 50% of the entire structure be left in place to qualify for
the exemptions described above.

Third, § 30600(a) is inapplicable. Section 30600, entitled ‘“Procedures Prior to
Certification of Local Coastal Program,” provides, in pertinent part: *“(d) After certification of its
local coastal program or pursuant to the provisions of Section 30600.5, a coastal development
permit shall be obtained from the local government as provided for in Section 30519 or Section
30600.5.” (Emph. added.)
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As shown above, § 30600.5 applies to the Proposed Project due to the certified LUP.
Despite this undisputable fact, the Staff Report continues to proceed on the assumption that only
8§ 30600 applies. The facts and evidence demonstrate the contraraay, resulting in unfairness and
prejudice to the Applicant.

To construe the applicable law as done by the Staff Report is to either ignore the LUP
altogether or to “imaginatively construe—or meddlesomely fiddle with” both the Coastal Act and
the LUP by adding or replacing language in either or both statutes which are not present. Neither
can be a lawful basis of the Commission’s decision. Just as a court’s “role is simply to interpret
the statute as it was enacted, not to add to, detract from, or fine-tune it” (Woolls v. Superior Court
(2005) 127 Cal.App.4th 197, 214.), the Commission is equally so bound in its application and
interpretation of the Coastal Act and LUP.

E. The Staff Report Misinterprets Regulations § 13253.

The Staff Report also cites (incorrectly) to Regulations § 13253 as support for its position.
The Staff Report only cites, however, to subsection (a) of that Regulation, ignores the remainder,
and significantly misinterprets its meaning.

Regulations § 13253(a) states:

“(a) For purposes of Public Resources Code Section 30610(b) where there is an existing
structure, other than a single-family residence or public works facility, the following
shall be considered a part of that structure:

(2) All fixtures and other structures directly attached to the structure.
(2) Landscaping on the lot.” (Emph. added.)

First, the Staff Report incorrectly relays that the referenced Coastal Act section in Code of
Regulations 8 13253(a) is “Public Resources Code Section 30610(a),” when, in fact, it relates to
Public Resources Code § 30610(h).”

Second, the Staff Report implies, incorrectly, that this section supports its position
requiring all previously attached non-structural elements of a “wall” to remain attached in order
for 50% of the “wall” to be considered remaining in place.

However, in this context, a “fixture” is meant to be interpreted as a “structure” itself, as the
Regulation sates “all fixtures and other structures,” meaning, the fixture is a type of structure, not
non-structural elements such as windows, paneling, drywall, stucco, or electrical wiring.



April 8, 2016
Page 23

Further, the dictionary definition of “fixture” in this context is, “a chattel that has been so
wrought into or annexed to realty (as a house) that it may be regarded as legally a part of it usually
depending upon such considerations as whether it may be removed without irreparable damage,
whether the parties (as landlord and tenant) regarded or are presumed by law to have regarded it
as removable, whether its annexation was intended to be permanent and to further the purposes for
which the structure is designed, or whether its annexation is really necessary to the contemplated
use of the structure or only ornamental or convenient — called also immovable fixture — opposed
to fitting.” (Exhibit 23.) Thus, there is no question that, in this context, a fixture means another
structure such as a garage, and not non-structural elements usually installed within or on a wall.

F. The Staff Report’s Analysis Is Not Supported by Substantial Evidence.

To be valid, at a minimum, an administrative decision must be supported by substantial
evidence and free from errors of law. (Bixby v. Pierno (1971) 4 Cal.3d 130, 144.) The substantial
evidence supporting such a decision must be “of ponderable legal significance, which is reasonable
in nature, credible and of solid value.” (JKH Enterprises, Inc. v. Department of Industrial
Relations (2006) 142 Cal.App.4th 1046, citing Kuhn v. Department of General Services (1994) 22
Cal.App.4th 1627, 1633, internal quotations omitted.)

Were the Commission to follow the Staff Report’s recommendations, neither of these
standards would be met.

As shown above, the Staff Report is based on a number of errors of law. Moreover, the
Staff Report lacks substantial evidence.

For example, much of the Staff Report’s recommendations are based on. The Staff Report
states:

“Typically, the addition of a complete second story to a one-story house would
not qualify for an exemption because the amount of construction required to
support the additional weight of a new level would often require reinforcement
of the first-floor load bearing walls, often with steel framing, and/or a new
foundation which would exceed the amount of change allowable under an
exemption. Even if the plans do not indicate replacement of floors and walls,
the City building inspector may require replacement of these components for
safety reasons. For example, when an older structure is enlarged from one story
to two-story, more than fifty percent of the components may need to be replaced
due to termite infestation and/or dry rot, which are typical of Southern
California homes.” (Staff Report, p. 7.)
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None of these statements are evidence, much less substantial evidence. The Staff Report
immediately assumes that the typical addition of a story is, per se, unqualified for an exemption.
This overbroad conclusion is based on the assumption that such improvement would “often”
require reinforcement “which would exceed the amount of change allowable under an exemption.”
Notwithstanding that this assumption again states the incorrect standard for determining
exemptions and ignores the applicable “50% exterior wall rule,” there is also no evidence
supporting the baseless conclusion that any of these actually apply to the Proposed Project.

Similarly, the Staff Report bases its conclusion on what a City building inspector “may
require” after the CEX is issued, which is, again, not only an incorrect standard (as a CEX’s
propriety is measured at the time the proposed project is seeking permitting and not after), but also
a hypothetical that may never come to pass. (Staff Report, p. 7.) There is no evidence in the record
at all that any City building inspector has ever made such a requirement. Therefore, reliance on
such assumptions is wholly inappropriate.

The Staff Report further speculates, “The existing walls of the original structures built in
1930 would not be adequate to bear the loads of one and two more additional stories which almost
triple the mass and height of the original structures.” (Staff Report, p. 8.) Once again, the Staff
Report does not provide any evidence supporting its conclusion other than referencing the year it
was built. This is not substantial evidence—1930’s construction is not uniform, nor is it asserted
to be.

None of these statements constitute substantial evidence sufficient for the Commission to
make a reasoned decision in reliance thereon. To the contrary, such language proves the lack of
evidence to support the Staff Report’s analysis and conclusion.

VI. THE AMOUNT OF CONSTRUCTION PERFORMED AND EXPENSE
INCURRED PRIOR TO THE APPEAL FILING CREATED A VESTED RIGHT
TO PROCEED WITH THE PERMITTED PLANS.

As discussed above, the Applicant received a full building permit to proceed with the
Proposed Project on November 19, 2015. (Exhibit 29.) The Owner did so, and by the time the
Commission demanded construction to cease, the Property was trenched for installation of new
foundation elements, rebar was installed, demolition was completed, and the next step was to pour
concrete. (Exhibits 9-10; 27.) As of that time, over $137,000 has been expended on the Proposed
Project between the time of permitting and the cessation of construction activities. (Exhibits 24-
25.)

This presents a unique factual scenario which the Staff Report glosses over, but
significantly alters the balance of rights in this case. The expense incurred in reliance on the
permit created a vested right to proceed with the Proposed Project as permitted.
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A party has a vested right is created when substantial work is performed and substantial
expense is incurred in reliance on the permit. (Avco Cmty. Developers, Inc. v. South Coast Reg'l
Comm'n (1976) 17 Cal.3d 785, 791; Davidson v. County of San Diego (1996) 49 Cal.App.4th 639,
646; see, accord, Get Outdoors Il, LLC v. City of Chula Vista (S.D. Cal. 2005) 407 F.Supp.2d
1172, 1179 aff'd, (9th Cir. 2007).)

Similarly, the court in Court House Plaza Co. v. City of Palo Alto (1981) 117 Cal.App.3d
871, explained:

“The California Supreme Court has stated the vested rights rule as follows: ‘It
has long been the rule in this state and in other jurisdictions that if a property
owner has performed substantial work and incurred substantial liabilities in
good faith reliance upon a permit issued by the government, he acquires a
vested right to complete construction in accordance with the terms of the
permit.” ” (Id. at 884; emph. added.)

Further, “an owner of property acquires a vested right to construct a building only where
the conduct of the government amounts to a representation that such construction is fully approved
and legal, subject only to minor alterations, and in reliance on such representation the owner
materially changes position.” (Aries Dev. Co. v. California Coastal Zone Conservation Com.
(1975) 48 Cal.App.3d 534, 548.)

Historically, courts have imposed a building permit requirement as the exclusive threshold
of a vested right. (South Central Coast Regional Com. v. Charles A. Pratt Construction Co. (1982)
128 Cal.App.3d 830, 842; see, accord, Toigo v. Town of Ross (1998) 70 Cal.App.4th 309, 321;
Hermosa Beach Stop Oil Coalition v. City of Hermosa Beach (2001) 86 Cal.App.4th 534, 552;
Raley v. California Tahoe Regional Planning Agency (1977) 68 Cal. App. 3d 965, 975; Del Oro
Hills v. City of Oceanside (1995) 31 Cal.App.4th 1060, 1082-1083.)

Here, a vested right to build the Proposed Project was created. A valid building permit was
issued. (Exhibit 29.) Substantial construction work was performed, as evidenced by the attached
photographs, invoices, and letter from the contractor and Owner. (Exhibits 9-10; 24-25; 27.)
Substantial sums were incurred in reliance on the permits, and continues to incur such liabilities,
now totaling in excess of $137,000. (Exhibits 24-25.) Owner’s reliance was completely in good
faith and there is no evidence to the contrary. Thus, a vested right to complete the construction
as permitted was created.

Once an owner acquires a vested right for construction, the government is estopped from
denying the right. (McCarthy v. California Tahoe Regional Planning Agency (1982) 129
Cal.App.3d 222, 230, citing Patterson v. Central Coast Regional Com. (1976) 58 Cal.App.3d 840,
844.)
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Thus, here, the Commission may not deny the right to build the Proposed Project.

VIl. GIVEN THE INITIAL PROPRIETY OF THE CEX AND CREATED VESTED
RIGHT TO BUILD THE PROPOSED PROJECT PURSUANT TO THE
PERMITTED PLANS, ANY FURTHER INTERFERENCE BY THE
COMMISSION CONSTITUTES AN UNLAWFUL AND COMPENSABLE
REGULATORY TAKING.

The Coastal Act explicitly states:

“The Legislature hereby finds and declares that this division is not intended, and
shall not be construed as authorizing the commission, port governing body, or local
government acting pursuant to this division to exercise their power to grant or deny
a permit in a manner which will take or damage private property for public use,
without the payment of just compensation therefor. This section is not intended to
increase or decrease the rights of any owner of property under the Constitution of
the State of California or the United States.” (Pub. Resources Code, § 30010.)

Here, as established above, the CEX is valid. If the Commission determines that the CEX
is invalid or otherwise prohibits construction of the Proposed Project, the Commission will have
committed an unlawful regulatory taking for which just compensation will be due.

Even a transient and impermanent interference in real property use due to egregious
bureaucratic overreaching may constitute a compensable temporary taking. (Littoral Development
Co. v. San Francisco Bay Conservation etc. Com (1995) 33 Cal.App.4th 211, 222.) Where the
government’s activities have already worked a taking of all use of property, no subsequent action
by the government can relieve it of the duty to provide compensation for the period during which
the taking was effective. (Tahoe-Sierra Preservation Council, Inc. v. Tahoe Regional Planning
Agency (2002) 535 U.S. 302, 328; First English Evangelical Lutheran Church of Glendale v. Los
Angeles County, Cal. (2002) 482 U.S. 304, 321.)

Here, the Property in its current condition is wholly unusable: the prior existing structures
are no longer rentable or usable and the Property cannot be built on to replace the buildings. Thus,
the Property in its current state is completely valueless and unable to produce any income should
the Commission prohibit the Proposed Project from going forward. This would constitute an
unlawful and compensable taking.

VIll. THE PROPOSED PROJECT IS IN COMPLIANCE WITH THE CHARACTER,
MASS, AND SCALE OF THE OAKWOOD SUBAREA OF VENICE.
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The primary thrust of the Appellant’s Appeal was the incorrect allegation that the Proposed
Project was “filed as a Coastal Exemption in order to bypass the CDP process and its requirement
for compatibility with the surrounding neighborhood for mass, scale, and character, and in order
to attempt to evade the Mello Act law.” As the Staff Report states, this appeal is not the appropriate
forum for making any such arguments. Other than this complaint, the Appeal itself gives no
specific examples of violations of any Coastal Act Chapter 3 policies, Venice Land Use Policies,
or violations of any kind. Thus, the entire basis of the Appeal is suspect at best.

However, to the extent that the “character, mass and scale” allegation has any bearing on
the Commission’s decision, the evidence demonstrates that the character, mass, and scale of a large
number of existing developments on the same block or within a few streets of the Proposed Project
are of a comparable, sometimes nearly identical, character, mass and scale, thus negating any such
allegations by the Appellants.  The attached photographs demonstrate that the character, mass,
and scale of properties in the Oakwood subarea of Venice is of a mixed nature. There are numerous
completed developments which feature 2-4 story structures, modern architecture, and are of a
comparable size to the Proposed Project. (Exhibit 26.)

Similarly, the attached photo simulation of what the Proposed Project will look like, neatly
situated between its two neighboring properties shows that it is neither excessively wider, taller,
or larger than its neighbors and fits well within the overall look and feel of the Oakwood subarea.
(Exhibits 28.)

Thus, the Appellants’ allegations regarding character, mass and scale should be
disregarded.

IX. CONCLUSION.

For the reasons stated above, the Applicant respectfully requests that the Commission reject
the Staff Report’s recommendation, approve the CEX, and authorize construction to resume.

With Regards,
ORBACH HUFF SUAREZ & HENDERSON, LLP

Stan M. Barankiewicz Il, Esqg.
Niv V. Davidovich, Esq.
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VENICE

Local Coastal Program

THE COASTAL ACT

LAND USE PLAN

Chapter |
INTRODUCTION

This plan has been prepared to comply with the California Coastal Act of
1976. The Coastal Act directs each local government lying wholly or partly
within the Coastal Zone to prepare a Local Coastal Program (LCP) for those
areas located in the State's designated Coastal Zone. The Venice Coastal
Zone is the area generally bounded by Marine Street on the north, the City-
County boundary, Washington Boulevard and Via Marina on the south,
Lincoln Boulevard and Via Dolce on the east, and the Pacific Ocean on the
west (see Exhibit 1, Vicinity Map and Exhibit 2, Venice Coastal Zone Map).

ORGANIZATION OF THE VENICE LocAL COASTAL PROGRAM

The Local Coastal Program (LCP) consists of a local government's land use
plans, zoning ordinances, zoning district maps, and other implementing
actions which implement the provisions and policies of the California Coastal
Act at the local level. The LCP contains a Land Use Plan (LUP) and a Local
Implementation Plan (LIP).

The LUP consists of LCP Chapters 1 and 2, the maps entitled "Venice
Coastal Land Use Plan Maps", and Exhibits 1 through 23 with the emphasis
placed upon establishing plan goals and defining policy. It indicates the
"kinds, location, and intensity of land uses, the applicable resource
protection and development policies and, where necessary, a listing of
implementing actions."

The LIP will consist of LCP Chapter 3 and will contain the regulatory
controls and incentives for the systematic implementation of the LUP. The
LIP will be comprised of a specific plan and related implementing ordinances
and zoning map. The LIP will implement the certified LUP with specific
zoning designations and development standards for all uses within the
Venice Coastal Zone.
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SUMMARY OF COASTAL ISSUES

Chapter 3 of the California Coastal Act outlines the following 14 policy
groups which must be addressed, if applicable, in the LCP.

Shoreline Access

Recreation and Visitor-Serving Facilities

Housing

Water and Marine Resources

Diking, Dredging, Filling and Shoreline Structures
Commercial Fishing and Recreational Boating
Environmentally Sensitive Habitat Areas
Agriculture

Hazards

Forestry and Soils Resources

Locating and Planning New Development

12. Coastal Visual Resources and Special Communities
13. Public Works

14. Industrial and Energy Development
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The City and California Coastal Commission seek the widest possible public
input to identify local coastal issues. To this end, the Department of City
Planning has had an ongoing program of citizen involvement. Starting in
1978 seven public meetings were held in both coastal and inland
communities. The 14 policy groups were distributed at the meetings to
inform the public of the general scope of the coastal issues. In addition,
federal, state and local agencies were contacted for their input. City staff
and Coastal Commission staff held several subsequent meetings to
determine which of the 14 California Coastal Act policies applied in Venice,
to identify the extent to which existing plans met Coastal Act requirements,
and to delineate any potential conflicts between existing plans, development
proposals and the policies of the Coastal Act. The resulting local issues
were translated into a Work Program, which was approved in 1979 by the
City and the California Coastal Commission. The Work Program issues are
outlined in Exhibit 3. Coastal policy groups which were considered
inapplicable to the Venice Coastal Zone are Commercial Fishing,
Agriculture, Forestry and Soils, and Energy Development.

Since 1979, the Coastal Act has been amended to remove the policies that
related to the protection of affordable housing in the coastal zone. The
responsibility for carrying-out the provisions of Government Code
Section 65915 (Affordable Housing) now rests with local government.
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Locating and Planning
New Development

EXHIBIT 3
SUMMARY OF VENICE COASTAL ISSUES

Residential Land Use and Development

. Preservation of existing housing stock, and discouragement of
conversion of residential uses to commercial use where appropriate.

. Provision of very low, low, and moderate income housing for a cross-

section of the population, including persons with special needs.

. lllegal conversion of residential uses to commercial uses and illegal
provision of residential uses.

. Enforcement and regulation of encroachments into public rights-of-way.
Commercial Land Use and Development

. Encouragement of coastal development, recreation, neighborhood- and
visitor-serving facilities.

. Regulation of development which is out of scale with existing
community character.

. Regulation of open-air vendors along Ocean Front Walk.

. Over-development of the Coastal Zone resulting in traffic congestion.
. Over-intensification of commercial uses.

Industrial and Railroad Rights-of-Way Land Use and Development

. Preservation of the existing industrial land use base and employment
opportunities.

. Regulation of the location and types of non-coastal-dependent
industrial uses.

. Appropriate use of railroad rights-of-way.

Development within Natural and Recreational Resource Areas/
Protection of Views

. Protection of existing natural and recreational resources, including the
Venice Canals, Ballona Lagoon, Grand Canal south of Washington
Boulevard, and Venice Beach.

. Protection of coastal views and vistas.
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Shoreline Access

Preservation of Venice as a Special Coastal Community
. Preservation of community character, scale and architectural diversity.

. Development of appropriate height, density, buffer and setback
standards.

. Development of a landscape plan.
Preservation of Cultural Resources

. Preservation and restoration, where feasible and necessary, of

historical landmarks.
. Designation of historical sites as historic-cultural monuments.

. Preservation of significant archeological sites.

Parking
. Conflict between residential and beach visitor parking.

. Inadequate sighage of available parking for beach visitors on weekends
resulting in added traffic congestion.

. Inadequate parking provided by non-conforming uses.

. Inadequate off-street parking near or on the beach frontage for visitors
and residents.

. Intrusion of non-resident vehicles on residential streets to locate
available parking spaces.

. Preventing polluted stormwater runoff from parking lots from entering
the Venice Canals and Ballona Lagoon.

Alternate Transit and Traffic Management
. Lack of adequate alternate public transportation systems, including
shuttle systems; park and ride facilities; (bikeways;) and public bus

services.

. Lack of an adequate traffic management program to facilitate coastal
access to and within the Venice Coastal Zone.

Pedestrian and Bicycle Access

. Inadequate access to walkways due to lack of adequate parking
facilities.

. Walk streets are often illegally used as private driveways and parking.

. Open areas in activity nodes and special districts are often completely
surfaced with asphalt and concrete without provisions for pedestrian
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Recreation and Visitor-
Serving Facilities

Water and Marine
Resources,
Environmentally
Sensitive Habitat Areas

relief from the sun's heat and reflected glare. Resting places or other
people-oriented accommodations are seldom provided.

The eastern sidewalk of Pacific Avenue from Via Marina to Jib Street
and the western sidewalk of Pacific Avenue from Driftwood Avenue to
Mildred Street is unimproved and cannot be used for public pedestrian
uses due to encroachments on public right-of-way and requirements
for buffers for habitat protection.

Lack of pedestrian walkways along the banks of the Venice Canals
where the deteriorated sidewalks have been withdrawn from public
use,* and along the banks of the Ballona Lagoon.

Lack of bicycle routes to complement existing and future
transportation modes.

Inadequate maintenance of walkways and bikeways.
Lack of convenient and secure bicycle (parking/storage) facilities
provided at public buildings, retail uses, parks and multiple family

housing developments.

Inadequate handicap access (e.g. vertical ramps) to the beach.

Inadequate public support facilities, such as bike racks and storage
lockers, public restrooms, outdoor eating areas, trash cans, recycling
bins, etc.

Inadequate visitor facilities on or near the Peninsula south of
Washington Boulevard.

Utilization of vacant, publicly owned lots on the Peninsula for
recreational purposes.

Identification, preservation and enhancement of existing recreational
and visitor serving facilities, both private and public (including water
faucets and restrooms).

Inadequate recreational opportunities and pedestrian amenities, such
as walkways, bikeways, walk street improvements, open space and
viewing areas.

Inadequate maintenance of public recreational facilities.
Enhancement and maintenance of habitat value, including foraging

habitat for the Least Tern, an endangered species.

Invasion of non-native plant species along the banks of the Venice
Canals, Ballona Lagoon and in the intertidal habitat zone.

Regulation of surface runoff into the canals and the provision of
adequate drainage.*
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Diking, Dredging,
Filing, Shoreline
Structures

Environmentally
Sensitive Habitat Areas

Public Works

Regulation of tidal exchange between Ballona Lagoon and the sea.
Poor circulation and water stagnation in Ballona Lagoon.

Contamination of Ballona Lagoon from accidental raw sewage
discharge from the Venice Pumping Plant.*

Erosion of the banks along Ballona Lagoon.

Provision of adequate regulation of diking, dredging and placement of
fill in coastal waterways.

Regulations regarding placement of shoreline structures.

Prevention of hazards, such as liquefaction and flooding.

Identification of existing clam beds and domestic duck feeding and
nesting areas, if any, in the Ballona Lagoon and adjoining canals, and
protection and preservation of same.

Adequacy of public facilities in terms of stormwater drainage, water
supply, sewer capacity, and roadway capacity and maintenance.

Lack of adequate and regular maintenance program for the Venice
Canals* and Ballona Lagoon. Effluvium (odors) resulting from poor
circulation, lack of maintenance, and occasional accidental sewage
discharges in the Venice Canals* and Ballona Lagoon.

Deteriorated canal sidewalks, currently withdrawn from public use,
requiring restoration.*

Development and implementation of a comprehensive streetscape
plan.

* This issue has been resolved as indicated in the LUP text; it is
mentioned for historical reference.
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VENICE LUPPOLICIES (certified by the Coastal Commission June 14, 2001)
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RELATIONSHIP TO OTHER CITY PLANS AND PROCEDURES

The most effective means of addressing the largest number of issues
identified in the work program is through the development of the Venice LCP
and the associated general plan amendments and the adoption of
implementing ordinances including a Venice specific plan. Detailed and
specific coastal issues can be addressed in the LUP through general plan
amendments including policy statements and specific programs. The LIP
will contain a specific plan process to address development standards and
other implementation tools to implement the policies of the LUP.

The Land Use Plan is adopted by means of a plan amendment to the
Venice Community Plan. The specific plan ordinance adopts zoning and
development standards which carry the full weight of zoning law. All new
development within the boundaries of the specific plan must comply with the
ordinance. The specific plan ordinance is an integral part of the Los Angeles
Municipal Planning and Zoning Code, and is enforced accordingly.

Wherever the specific plan contains provisions which differ from provisions
contained in Chapter | of the Los Angeles Municipal Code, the specific plan
shall prevail and supersede the applicable provisions of the Code. In order
to be certified by the Coastal Commission, the specific plan must conform
to, and be adequate to carry out, the policies and land uses maps of the
certified LUP.

After certification of the LCP, permit processing procedures for coastal
permits in the Venice Coastal Zone are controlled by the Coastal Act and
the California Code of Regulations. The City’s permit issuing ordinances
must be certified as part of the Local Implementation Plan (LIP). After
certification of the Local Coastal Program by the Coastal Commission, the
authority of the Coastal Commission is limited to development within the
retained, or original jurisdiction (i.e. Submerged lands, public trust lands and
tidelands) and to appeals of locally issued coastal development permits. The
Coastal Commission will also retain jurisdiction over amendments to coastal
development permits that it approved before certification of the LCP.
Section 30519(a) of the Coastal Act provides that, except for appeals to the
Commission (as provided in Section 30603) after a LCP, or any portion
thereof, has been certified and all implementing actions have become
effective, the development review authority provided for in Chapter 7
(commencing with Section 30600) of the Coastal Act shall no longer be
exercised by the Coastal Commission and shall at that time be delegated
to the local government that is implementing the LCP. Section 30519(b)
states that 30519(a) does not apply to development proposed or undertaken
on any tidelands, submerged lands, or on public trust lands. The
Commission also retains jurisdiction over coastal development permits that
were previously approved by the Commission as well as amendments to
such permits.

All development, land use and coastal-related activities (including but not
limited to maintenance and recreational activities) in the Venice Coastal
Zone will be required to be consistent with the certified LCP.
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The Oxford Triangle Specific Plan (OTSP) (Ordinance 162,509) was adopted
by the City Council on June 30, 1987 and includes the area bounded by
Lincoln Boulevard, Washington Boulevard and the City-County of Los
Angeles boundary. The OTSP established the C4(OX)-2-D zone. The
primary purpose of the OTSP as it relates to the C4(OX)-2-D zone is to
encourage mixed-use developments on properties designated for
Community Commerce to create a lively urban environment. Upon adoption
by the City Council and certification by the Coastal Commission, the Venice
Local Coastal Program will incorporate the OTSP as part of the LIP. The
OTSP may have to be modified in order to conform to and be adequate to
carry out the policies of the certified LUP.

The Los Angeles Coastal Transportation Corridor Specific Plan (CTCSP)
(Ordinance 168,999) was adopted by the City Council on August 4, 1993
and includes the areas governed by the Westchester-Playa Del Rey District
Plan, the Palms-Mar Vista-Del Rey District Plan, the Venice Community
Plan and the Los Angeles International Airport Interim Plan. The CTCSP
may have to be modified in order to conform to and be adequate to carry out
the policies of the certified LUP.

CITIZEN PARTICIPATION/ADOPTION PROCESS: LCP

The Department of City Planning has had an ongoing program of citizen
involvement. (For more information refer to Chapter 1.C, Summary of Coastal
Issues.) In 1988, a total of 27 public meetings and workshops were held to
solicit information from the community and to present the Draft Venice
Coastal Land Use Plan (LUP) which was released to the public in April
1988. Numerous public comments were received on the Draft LUP between
April and August 1988. The comments were summarized and organized by
coastal policy group in the document, "Summary of Community Comments
Received on the Draft Venice Coastal Land Use Plan," dated January 1989.

A Preliminary LUP was prepared and released to the public in March 1990.
The Preliminary LUP incorporated information contained in the April 1988
Draft LUP and the summary of comments, in addition to the following
reports and documents identified in Exhibit 8.

A public workshop on the Preliminary LUP was held on March 19, 1990.
The workshop was attended by approximately 100 persons. A public
hearing on the Preliminary LUP was held by a Hearing Officer on March 28,
1990, during which 65 of the approximately 150 persons who attended,
testified.

Ninety-six written communications were received at the public hearing and
during the Preliminary LUP public review period held between March 5, 1990
and April 12, 1990. A summary of the comments raised during the public
hearing and in the written communications, along with the Department of
City Planning's response to those comments, are provided in the
Preliminary LUP "Response Document,” dated October 1990.

The Preliminary LUP was transmitted to the City Planning Commission on
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January 3, 1991.

In the spring of the 1992, staff held several workshops with members of the
community to discuss and clarify development standards for each of the
eight subareas.

The Department of City Planning received the California Coastal
Commission staff's comments on June 22, 1994,

The Department of City Planning continued the development of the proposed
Venice LUP with several more public workshops and public hearings in
1998-99.
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DEFINITIONS

The following words or phrases, whenever used in this land use plan, shall
be construed as defined in this section. Words and phrases not defined
herein shall be construed as defined in Section 12.20.2B, 12.03 and 12.40 D
of the Los Angeles Planning and Zoning Code (See Definitions Appendix).
Words and phrases not defined therein shall be construed as defined in
Chapter 4 of the Los Angeles Building Code, if defined therein.

Affordable Unit: Dwelling units or guest rooms for which rental or
mortgage payments do not exceed the limits stated in Section 65915 of the
California Government Code. Dwelling units or guest rooms designated for
lower income households, as defined in Section 50079.5 of the California
Health and Safety Code, shall have rents not exceeding 30 percent of 60
percent of the area median income as set forth in the rent schedule
prepared by the City’'s Housing Department or its successor agency. In
order for a development project to qualify as a project containing affordable
housing units, the owner shall record a document with the Los Angeles
County Recorder guaranteeing that these affordability criteria will be
observed for at least 30 years from the issuance of the Certificate of
Occupancy.

Architectural Features: Features including, but not limited to, sculpture,
bas relief, mosaic, mural, vents, porch, balcony, chimney, window and
doorway.

Athletic Facility: A facility which offers the use of the premises and
equipment to the general public for physical exercise, dance, or sports
activities.

Beach Impact Zone: The area which includes all lots located in the Marina
Peninsula, Ballona Lagoon West Bank, Venice Canals and North Venice
Subareas (see Exhibits 17a and 17b).

Blank Wall: A street wall or vehicular entry facing the street and having no
architectural detailing, windows, doors or similar features.

Change in Intensity of Use: A change in intensity of use includes, but is
not limited to, any addition, expansion or change in use on a site that
involves: (a) a change in the total number of dwelling units; or (b) a change
in the amount of floor area or customer area to a commercial or industrial
use; or (c) a change in the number of trips as calculated by the Trip Table
(See Appendix); or (d) a change in the number of provided or required
parking spaces as calculated by the LUP parking requirements contained
in LUP Policies 1I.A.3 and Il.A.4.

Change of Use: A change from (a) an existing residential use to a new
residential use resulting in an increase in the total number of dwelling units;
or (b) an existing residential use to a commercial or industrial use; or (c) an
existing commercial use to a residential use or industrial use; or (d) an
existing industrial use to a residential use or commercial use; or (e) an
existing industrial use to a new industrial use, when an increase in the
number of trips results from the new use, as calculated by the Trip Table
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(See Appendix); or (f) an existing commercial use to a new commercial use,
when an increase in the number of Trips results from the new use, as
calculated by the Trip Table (See Appendix), or when an increase in the
number of required parking spaces results, as calculated by the LUP
parking requirements contained in LUP Policies II.A.3 and 1.A.4.

Coastal-Dependent Development or Use: Any development or use which
requires a site on, or adjacent to the sea to be able to function at all (See
Coastal Act Section 30101).

Coastal-Related Development: Any use thatis dependent on a coastal-
dependent development or use.

Coastal Development Permit: A permit for any development within the
Coastal Zone that is required pursuant to subdivision (a) of Section 30600
of the California Coastal Act.

Development: (See Coastal Act Section 30106) “Development” means,
on land, in or under water, the placement or erection of any solid material
or structure; discharge or disposal of any dredged material or of any
gaseous, liquid, solid, or thermal waste; grading, removing, dredging,
mining, or extraction of any materials; change in the density or intensity of
use of land, including, but not limited to, subdivision pursuant to the
Subdivision Map Act (commencing with Section 66410 of the Government
Code), and any other division of land, including lot splits, except where the
land division is brought about in connection with the purchase of such land
by a public agency for public recreational use; change in the intensity of use
of water, or of access thereto; construction, reconstruction, demolition, or
alteration of the size of any structure, including any facility of any private,
public, or municipal utility; and the removal or harvesting of major vegetation
other than for agricultural purposes, kelp harvesting, and timber operations
which are in accordance with a timber harvesting plan submitted pursuant
to the provisions of the Z'berg-Nejedly Forest Practice Act of 1973
(commencing with Section 45l1).

As used in this section, “structure” includes, but is not limited to, any
building, road, pipe, flume, conduit, siphon, aqueduct, telephone line, and
electrical power transmission and distribution line. (PRC(] 30106).

Encroachment: Any structure or building or portion of a structure or
building which projects into a right-of-way or required setback.

Environmentally Sensitive Habitat Area: any area in which plant or
animal life or their habitats 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.

Fill: Earth or any other substance or material, including pilings placed for
the purposes of erecting structures thereon, placed in a submerged area.

Feasible: “Feasible” means capable of being accomplished in a successful
manner within a reasonable period of time, taking into account economic,
environmental, social, and technological factors.
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Flat Roof: Any roof form which has a slope of 2 inches to 12 inches or
less.

Height: Height shall be measured as the vertical distance from base
elevation (as specified in LUP Exhibits 13 through 16) to the highest point
of the roof or parapet wall, excluding roof deck railings that do not exceed
36 inches and are of a open design. Roof access structures may exceed
the otherwise allowable height limit only as specified in LUP Exhibits 13
through 16.

Implementing Actions: The ordinances, regulations, zoning maps, and
programs which implement the Land Use Plan portion of a certified Local
Coastal Program.

Lagoon Buffer: The land area that separates the developable portion of a
lot from the waters of Ballona Lagoon.

Lagoon Lot: Any lot which is immediately adjacent to the Ballona Lagoon
(as shown on Exhibit 4 of this land use plan).

Lot Consolidation: Lot consolidation occurs when: (1) one or more
structures are built over a lot line dividing two lots created in a previous
subdivision; or (2) a lot line is abandoned, a lot line is adjusted, lots are
merged, or other action is taken, for the purpose of allowing a structure to
be built extending over what were previously two or more separate lots.

Permeable: A paving material that permits water penetration to a soil
depth of 18 inches or more, including non-porous surface collectively
comprising less than two-thirds of the total surface area of the lot and
loosely laid materials, such as crushed stone or gravel.

Public Utilities: All production, storage, transmission, and recovery
facilities for water, oil, gas, sewage, telephone, and other similar utilities
owned or operated by any utility company subject to the jurisdiction of the
Public Utilities Commission.

Public Works:

a. All production, treatment, storage, transmission, conveyance, and
recovery facilities for water, sewerage, stormwater, telephone, and
other similar utilities owned or operated by a public agency.

b.  All public transportation facilities, including streets, roads, highways,
streetlights, public parking lots and structures, ports, harbors, airports,
railroads, and mass transit facilities and stations, bridges, trolley
wires, and other related facilities.

c. All publicly financed recreational facilities, all projects of the State
Coastal Conservancy, and any development by a special district.

d. All community college facilities.

Remodel: In the coastal zone, a remodel is an improvement to an existing
structure in which no more than fifty percent (50%) of the exterior walls are
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removed or replaced.

Replacement Unit: Any affordable housing unit to be provided as
replacement for an existing unit on a project site.

Replacement Parking: Any parking space to be provided as replacement
for an existing parking space on a project site.

Roof Access Structure: An enclosed stairway or elevator housing that
provides access to a roof, but contains no storage, habitable or living area.

Sensitive Coastal Resource Areas: Those identifiable land and water
areas within the Coastal Zone of vital interest and sensitivity, including the
following:

a. Special marine and land habitat areas, wetlands, lagoons, and
estuaries as mapped and designated in Part 4 of the Coastal Plan.

b.  Areas possessing significant recreational value.
c. Highly scenic areas.

d. Archaeological sites referenced in the California Coastline and
Recreation Plan or as designated by the State Historic Preservation
Officer.

e. Special communities or neighborhoods which are significant visitor
destination areas.

f. Areas that provide existing coastal housing or recreational
opportunities for low- and moderate-income persons.

g. Areas where divisions of land could substantially impair or restrict
coastal access.

Service Floor: All areas where the customer can be served, except the
bathroom, including the indoor and outdoor dining area, bar, waiting room
and tavern.

Seven-Foot Contour: The mean sea level as defined by the U.S.
Geological survey.

Silver-Strand Lagoon Buffer Strip: The strip of land (lagoon buffer)
immediately adjacent to the Ballona Lagoon as approved in Coastal
Commission Permit No. A-266-77, Permit Amendment No. A-266-77, and
Appeal No. A-266-77.

Special Coastal Community: An area recognized as an important visitor
destination center on the coastline, characterized by a particular cultural,
historical, or architectural heritage that is distinctive, provides opportunities
for pedestrian and bicycle access for visitors to the coast, and adds to the

VENICE LocAL COASTAL PROGRAM

1-16



ndavidovich
Highlight


visual attractiveness of the coast.
Street Wall: An exterior wall of a building that faces a street.

Subarea: One of the areas in the Venice Coastal Zone within which a
project is located as defined in the "Locating and Planning New
Development" Section of the Venice Land Use Plan, as shown in Exhibits
4 through 7.

Stepped Back Roofline: A roof on which the portion that exceeds the flat
roof height limit is set back from the required front yard one foot for every
foot in height above the flat roof height limit.

Trip: A single or one direction vehicle movement with either origin or
destination (exiting or entering) generated by the use of a subject site.

Varied Roofline: Any roof which has a slope in excess of 2 inches to 12
inches, including but not limited to a sloped, curved, or stepped back
roofline.

Venice Coastal Zone: The area within the Venice community planning
area west of Lincoln Boulevard, including those lots fronting on the west side
of Lincoln Boulevard (See Exhibits 2a and 2b of this Land Use Plan).

Walk Street: A public street in the Coastal Zone and/or beach area that
has been improved for public pedestrian use over part of its width and is
landscaped (privately or publicly) over the remainder, but which has not been
improved for vehicular access.

Wetland: Wetland shall be defined as land where the water table is at,
near, or above the land surface long enough to promote the formation of
hydric soils or support the growth of hydrophytes, and shall include those
types of wetlands where vegetation is lacking and soil is poorly developed
or absent as a result of frequent and drastic fluctuations of surface water
levels, wave action, water flow, turbidity or high concentrations of salts or
other substances in the substrate. Such wetlands can be recognized by
the presence of surface water or saturated substrate at some time during
each year and their location within, or adjacent to, vegetated wetlands or
deep-water habitats. Wetlands include saltwater marshes, freshwater
marshes, open or closed brackish water marshes, swamps, mudflats, and
fens.
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STATE OF CALIFORNIA - THE RESOURCES AGENCY

®K

GRAY DAVIS, Govemnor

4 CALIFORNIA COASTAL COMMISSION

, South Coast Area Cffica
"¢ 200 Oceangate, Suite 1000

Lo ng Beach, CA §0802-4302
.‘2) 590-5071

ITEM Th16a

May 23, 2001

MEMORANDUM

TO: Commissioners and Interested Persons RECORD PACKET COPY

FROM: Peter Douglas, Executive Director
Deborah Lee, Deputy Director
Pam Emerson, Los Angeles County Area Supervisor
Charles Posner, Staff Analyst

SUBJECT: Concurrence with the Executive Director's determination that the action of the City
of Los Angeles accepting certification with suggested modifications of the Land
Use Plan for Venice is legally adequate. (For Commission review at its June 14,
2001 meeting in Los Angeles.)

STAFF RECOMMENDATION

Staff recommends that the Commission concur with the Executive Director's determination
that the City's action is legally adequate.

BACKGROUND

On November 29, 1989, the Los Angeles City Council fransmitted the Land Use Plan (LUP)
portion of the proposed Venice Local Coastal Program (LCP) for Commission certification. On
November 14, 2000, Commission approved the City of Los Angeles LUP for Venice with
suggested modifications. The Commission’s suggested modifications would supplement the
Venice LUP with policies to protect marine resources and ESHA from impacts of development,
maintain community character, and to enhance public access and recreational opportunities.

On March 28, 2001, the Los Angeles City Council unanimously adopted the attached
resolution (Council File No. 98-0518-LCP) thereby approving the LUP for Venice as modified
by the Commission. The City Council resolution and modified Venice LUP was then
transmitted to the Executive Director for a determination that the City has incorporated the
Commission's suggested modifications into the Venice LUP consistent with the Commission's
action on November 14, 2000,

As provided in Section 13544.5 of the California Code of Regulations, the Executive Director
must determine whether the City's action is legally adequate and report that determination to
the Commission. In this case, the Executive Director has determined that the City's action is
legally adequate. Unless the Commission objects to the Executive Director's determination,
the certification of the City of Los Angeles LUP for Venice shall become effective upon the
filing of the required notice of certification with the Secretary of Resources as provided in
Public Resources Code Section 21080.5(d)(2){V).

End/cp



RESOLUTION

4

WHEREAS, the California Coastal Act of 1976 has declared that the California
Coastal Zone is a distinct and valuable resource of vital and enduring interest to all the
people and exists as a delicately balanced ecosystem; and

WHEREAS, one of the basic goals of the State is to protect, maintain, and where

teasible, enhance and restore the overall quality of the Coastal Zone environment and its
natural and manmade resources; and

WHEREAS, the California Coastal Actof 1976 requires eachlocal governmentlying,
in whole or in part, within the Coastal Zone to prepare a Local Coastal Program for that
portion of the Coastal Zone within its jurisdiction to assure that maximum public access to

the coast and public recreation areas is provided, consistent with Chapter 3 of the Coastal
Act; and

WHEREAS, portions of the Venice Community Plan located west of Lincoin
Boulevard lie within the Coastal Zone, as designated by the State Legislature; and

WHEREAS, on October 29, 1999, and pursuant to California Public Resources
Code Section 30510(a), the City Council of the City of Los Angeles certified that the Land

Use Plan of the Venice Local Coastal Program is consistent with the California Coastal Act
of 1976;

WHEREAS, on November 29, 1999, the adopted Venice Coastal Land Use Plan
has been transmitled to the California Coastal Commission for certification consistent with
Section 3051 1(b) of the Coastal Act;

WHEREAS, the California Coastal Commission approved the Venice Coastal Land
Use Plan with suggested modifications at its November 14, 2000 public meeting;

WHEREAS, written and oral avidence was duly presented to and considered by the
Calitomia Coastal Commission at the aforesaid public meeting, including but not limited to
a staff report, exhibits, appendices and public testimony; and

WHEREAS, plan amendments to the Venice Coastal Land Use Plan are necessary
to reflect the California Coastal Commission’s adopted modifications; and

WHEREAS, pursuant to the City Charter and ordinance provisions, the Mayor and

the Director of Planning on behalf of the City Planning Commission have transmitted their
recommendations; and

WHEREAS, a Notice of Exemption {No. CE-1999-882- LCP) was issued on the
Venice Coastal Land Use Plan on March 8, 2000 pursuant to Article lil, Sec.7 of the City
CEQA Guidelines and Sec. 15266(a)(1) of State CEQA Guidelines, and the amendments
1o the Venice Coastal Land Use Plan are considered to be statutory exempt per Public

Resources Code Section 21080.5; and COASTAL COMMISSION
VENIE LY

EXHIBIT #_AN\
PAGE __1__OF &
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HOW, THEREFORE, BE IT RESOLVED, that pursuant to California Public
oo Code Section 30510(b) and to Section 00071 of the Local Coastal Program
peguiations of the California Coastal Commission, the City Council herewith submits the
amendment to the Land Use Plan of the Venice Local Coastal Program.
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STATE OF CALIFORNIA - THE RESOURCES AGENCY GRAY DAVIS, Governor

"CALIFORNIA COASTAL COMMISSION

, South Coast Area Office

* 200 Oceangate, Suite 1000 P .y
‘n? Beach, CA 90802-4302 REDOCRD PACKET COPY
¥ 590-5071

November 2, 2000
TO: Commissioners and Interested Persons

FROM: Deborah Lee, Deputy Director ITEM TU 1 Oe

Pam Emerson, Los Angeles County Area Supervisor
Charles Posner, Coastal Program Analyst

SUBJECT: City of Los Angeles Land Use Plan for Venice (For Public Hearing and Commission
Action at the November 14, 2000 meeting!,

SUMMARY OF PROPOSED VENICE LAND USE PLAN

The City of Los Angeles submitted the proposed Land Use Plan {(LUP) for Venice on November 29,
1992, On December 13, 1999, Commission staff determined that the submittal was incomplete.
The City subsequently submitted the additional materials and information necessary to complete
the LUP submittai. On March 24, 2000, the proposed City of Los Angeles 1999 LUP for Venice
was officially deemed submitted. On June 15, 2000, the Commission established a one-year time
period, pursuant to Section 30517 of the Coastal Act, during which the public hearing and
Commission action on the proposed Venice LUP must be completed.

The City of Los Angeles has requested that the Commission certify the fand use map and land use
policies that comprise the proposed Venice LUP in order to establish the basis for the imminent
. completion of a certified Local Coastal Program (LCP) for Venice. The City plans to submit the
implementing ordinances {LIP} portion of the proposed Venice LCP, comprised primarily of the
Venice Specific Plan, subsequent to the Commission’s certification of the LUP portion of the LCP.

The proposed Venice LUP contains land use designations {Exhibits 9-12 of Appendix A} and land
use policies {Appendix A} that address the following Coastal Act issues: community character,
visual resources, shoreline access, pubiic recreation and visitor serving facilities, marine resources
and environmentally sensitive habitat areas (ESHA}, and public works. The Department of City
Planning developed the currently proposed Venice LUP with ongoing citizen involvement and
community participation that commenced in the early 1980's, was reinvigorated in 1995, and
finally completed in 1998,

SUMMARY OF STAFF RECOMMENDATION

Staff is recommending that the Commission modify the proposed LUP and supplement the
proposed LUP with policies that are necessary to: protect marine resources and ESHA from
impacts of development, maintain community character, and to maintain and improve the public
access and recreational opportunities provided in Venice, particularly in the Marina Peninsula area,
In order to carry out this recommendation, staff is recommending that the Commission, after
public hearing:

Deny the proposed LUP as submitted, and Certify the proposed LUP if modified.

See Page 2 for a summary of the staff recommendation, and Page 6 for the metions to accomplish

. this recommendation. The LUP modifications are necessary to bring the LUP into conformance with
the Chapter 3 policies of the Coastal Act. See Page 7 for selected suggested modifications related
to controversial issues. All suggested modifications are contained in attached Appendix A.
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SUMMARY OF SUGGESTED MODIFICATIONS RELATED TO

CONTROVERSIAL COASTAL ISSUES

Based on staff meetings with the City of Los Angeles Planning Department and a review of
correspondence received from the public, Commigsion staff anticipates that the following topics will be

raised at the Commission meeting.

Selected suggested modifications to address the following

anticipated areas of controversy start on page 7. See Appendix A for all suggested modifications.

COMMUNITY
CHARACTER
&
RESIDENTIAL
HEIGHT LIMITS

Section 30251 of the Coastal Act requires that development be sited and
designed to protect visual resources and community character. Residential
building standards that limit building height and bulk are necessary to preserve
the unique character and scale of Venice neighborhoods. Although the
propesed LUP contains residentiat height limits, it does not include provisions to
adequately limit the height and butk of allowable roof access structures,
Therefore, suggested modifications are recommended to control the design and
bulk of roof access structures that exceed the height limit. In this case,
Commission staff is recommending that roof access siructures on residentia!
development be limited to a height of no more than ten feet over the flat roof
height limit, a maximurm footprint of 100 square feet, and be set back from
ESHA and public walkways and recreation areas. See modified LUP Policy
L.A.1.a {Appendix A, p.2-17), modified LUP Policy L.LE.2 (Appendix A, p.2-42),
and staff report pages 37 {Scale) and 43-44.

COMMUNITY
CHARACTER
&
RESIDENTIAL
LOT
CONSOLIDATION
LIMITS

Section 30253 of the Coastal Act requires the proteciion of special coastal
communities. The major threat to the unique character of the small pedestrian
oriented scale of many Venice neighborhoods is lot consolidations. Very large
new resigential projects built across two or more consolidated lots would be
substantialy out of scale and character with the older small-tot Venice
neighborhoods. The proposed LUP does not contain a policy to control
residential lot consolidations. Therefore, suggested modifications are
recommended to restrict residential lot consolidations in order to protect the
character and scale of existing neighborhoods. See modified LUP Policy LA.1.b
(Appendix A, p.2-17), modified LUP Policy 1.E.2 {Appendix A, p.2-42), and staff
report pages 38 and 44-45.

ESHA
PROTECTION
&
RESIDENTIAL
DEVELOPMENT
STANDARDS

Section 30240 of the Coastal Act requires that ESHA be protected and that
development adjacent to ESHA he designed to prevent impacts that significantly
degrade the ESHA. [n order to protect the ESHA in Ballona Lagoon and the
Venice Canals and their banks, adequate habitat buffers and building setbacks
must be provided. For that reason, Commission sta#f recommends that the LUP
be modified to require, when necessary, the dedicaiion of a lagoon buffer strip
to the City to protect habitat and public access. Additionally, the setback and
height requirements for buildings adjacent to Batlona Lagoon and the Venice
Canals shall be modified to minimize adverse impacts o ESHA, See modified
LUP Policies LA.4 and LLA7 (Appendix A, p.2-19 1o 2-25}, modified LUP Policy
Group IV {Appendix A, p. 5-10), and staff report pages 48-54 and 104-109




City of Los Angeles
Proposed Land Use Plan for Venice
Page 3

PUBLIC ACCESS
&
RECREATION
ON THE
MARINA
PENINSULA

Section 30212.5 of the Coastal Act requires that public recreation opportunities
be distributed throughout the coastal zone to prevent overuse of any single
area. Section 30213 requires that lower cost recreational facilities be
encouraged. The North Venice beach area is one of the maost heavily used
beaches in the state. The southern end of Venice Beach located on the Marina
Peninsula is retatively under-used. A primary reason for the difference in the
north/south pattern of public beach use is the lack of a centinuous boardwalk
(Ocean Front Waik) and beach bike path to connect North Venice beach to the
Marina Peninsula. For that reason, Commission staff recommends that the LUP
be modified to encourage the completion of the boardwalk and the extension of
the beach bike path to the south end of Venice beach. See modified LUP
Exhibit 19 (Appendix A, p.3-10 & 3-10), modified LUP Policy I1.C.5 {Appendix A,
p.3-29), modified LUP Pglicy H.C.14 (Appendix A, p.3-34), and staff report
pages 87 through 94.

PUBLIC ACCESS
&
PROTECTI!ON
OF
PUBLIC PARKING

Section 30252 of the Coastal Act requires that public access to the coast be
ennanced by providing adequate public parking facilities. One of the most
controversial issues in Venice is the competition for public parking spaces
between residents, beach goers and customers of commercial uses. Public
access opportunities are negatively impacted by the jack of sufficient parking
facilities. The proposed LUP does not include adequate provisions to protect
the public parking opportunities that currenily exist, and could potentially be
expanded, on public streets and in public parking lots. Therefore, Commission
staff recommends that the LUP be supplemented with specific policies to protect
public parking opportunities, See suggested LUP FPolicies 1.A9 to LA 11
{(Appendix A, ».3-20 & 3-21) and staff report pages 95 through 99,

PUBLIC ACCESS
&
RECREATION

TEMPORARY
EVENTS

Sections 30220 and 30221 of the Coastal Act require that coastal areas be
protected for recreational uses. The proliferation of special temporary events in
some coastal areas has been determined to negatively impact public access
and recreation. Although many temporary events have few, if any, negative
impacts, some activities may not be appropriate in certain locations or at certain
times of the year. The proposed LUP does not inctude a policy to address the
issues of temporary events. Therefore, Commission staff recommends that the
LUP be supplemented with a spevific policy to regulate activities that involve the
exclusive use of any public beach parking area or sandy beach area to protect
public recreation opportunities. See suggested LUP Policy 11.0.1 (Appendix A,
p.3-35) and staff report page 81.

NONCONFORMING
STRUCTURES

Structures that do not conform to the standards of a certified LCP may have
negative effects on coastal resources. The proposed LUP does not include a
policy to address the issues nonconforming structures. Therefore, Commission
staff recommends that the LUP be supplemented with a specific policy to
require that nonconforming structures be brought intc confarmange with the
LCR whenever extensive renovation and/or a major addition is proposed, except
in cases where the nonceonformity achieves a goal asscciated with community
character (i.e. the reuse and renovation of a historic structure) or affordabls
housing. See suggested LUP Policy §.E.5 (Appendix A, p.2-43) and staff report
page 39.
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Sections 30230 and 30231 of the Coastal Act require that marine resources and

water quality be protected and if feasible, enhanced. To achieve these goals
WATER QUALITY staff recommends that proposed LUP Policy Group IV.C be supplemented with
PROTECTION more specific and effective policy language to protect and improve water quality
and marine resources. See modified LUP Policy Group IV.C {Appendix A, p.5-
14 & 5-15) and staff report pages 108-108.

Government Code Section 65915 provides for certain incentives to be provided

in order to increase the number of affordable housing units throughout the State

RESIDENTIAL of California. The proposed LUP is silent as to how Government Code Section
DENSITY 65915 would be implemented in the Venice coastal zone. Therefore,
BONUSES Commission staff recommends specific policy language be inserted into the

modified LUP in order to ensure that coastal resources are adequately
protected in the event that the City approves any density bonuses pursuant o
Government Code Section 65315. See modified LUP Policy 1.A.13 (Appendix A,
p.2-29 to 2-31) and staff report page 58.

PUBLIC PARTICIPATION

The City of Los Angeles Planning Commission held public hearings for the proposed Venice LUP on
May 21, 1998 and July 9, 1998, The City Council held public hearings for the proposed Venice
LUP on October 6, 1998 and October 26, 1999, These public hearings are in addition to the
hearings that the City held in 1990 and earlier {See Appendix A, p.1-20). On October 29, 1999,
the Los Angeles City Council approved the proposed Venice LUP with City Council Resofution No.
88-0119, and forwarded it to the Commission far certification. The Commission’s South Coast
District office in Long Beach received the proposed Venice LUP, submitted with City Council
Resolution No. 88-0119, on November 29, 1999. On December 13, 1898, Commission staff on
determined that the submittal was incomplete. The City subsequently submitted the additional
materials and information necessary to complete the LUP submittal. On March 24, 2000,
Commission staff determined that the City’s submittal of the proposed Venice LUP was consistent
with the submittal requirements of the Coastal Act and the regulations that govern such
proposals, and the proposed Venice LUP was officially deemed submitted. [See Sections 30501,
305610, 30514 and 30605 of the Coastal Act, and Sections 13651, 135662 and 13553 of the
California Code of Regulations.]

ADDITIONAL INFORMATION

Copies of the staff report are available at the Coastal Commission’s South Coast District office
focated in the ARCO Center Towers, 200 Oceangate, Suite 1000, Long Beach, 90802. To obtain
copies of the staff report by mail, or for additional information, contact Charles Posner or Pam
Emersen in the South Coast District office at (562} 590-5071.

STANDARD OF REVIEW

The standard of review for the proposed LUP, pursuant to Section 30512 of the Coastai Act, is
that the proposed LUP meets the requirements of, and is in conformity with, the Chapter 3
policies of the Coastal Act.
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I.  STAFF RECOMMENDATION

Staff recommends adoption of the foliowing motiens and resolutions:

A. Deny the Venice Land Use Plan as Submitted

MOTION: *“7 move that the Commission certify the Land Use Plan

for Venice as submitted by the City of Los Angeles. "~
Staff recommends a NO vote. Failure of this motion will result in denial of the Land Use Plan as
submitted and adoption of the following resolution. The motion to certify as submitted passes

only upon an affirmative vote of a majority of the appointed Commissioners,

Resclution to Deny Certification of the Venice Land Use Plan as Submitted

The Commission hereby denies certification of the Land Use Plan submitted for Venice and adopts
the findings set forth below on grounds that the Land Use Plan as submitted does not meet the
requirements of and is not fn conformity with the Chapter 3 policies of the Coastal Act.
Certification of the Land Use Pian as submitted would not meet the requirements the California
Environmental Quality Act, as there are feasible alternatives and mitigation measures that would
substantially lessen the significant adverse effects on the environment that will result from
certification of the Land Use Plan as submitted.

B. Certify the Venice Land Use Plan if Modified

MOTION: 7 move that the Commission certify the Land Use Plan for
Venice if it is modified as suggested in this staff report. ™

Staff recommends a YES vote. Passage of this motion will result in certification of the Land Use
Plan with suggested modifications and adoption of the following resolution and findings. The
motion to certify with suggested modifications passes only upon an affirmative vote of a majority
of the appointed Commissioners.

Resolution to Certify the Venice Land Use Plan with Suggested Modifications

The Commission hereby certifies of the Land Use Plan for Venice if modified as suggested and
adopts the findings set forth below on grounds that the Land Use Plan with the suggested
modifications will meet the requirements of and be in conformity with the policies of Chapter 3 of
the Coastal Act. Certification of the Land Use Plan if modified as suggested complies with the
California Environmental Quality Act because either 1) feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant adverse effects of the
plan on the environment, or 2) there are no further feasible alternatives and mitigation measures
that would substantially lessen any significant adverse impacts on the environment that will result
from certification of the Land Use Plan if modified. The Commission further finds that if the local
government adopts and transmits fts revisions to the Land Use Plan in conformity with the
suggested modifications, then the Executive Director shalf so notify the Commission.




. APPENDIX A~ MODIFIED LUP (November L2000 LUP INTRODUCTION _Page 126 |

. Remodel: In the coastal zone, a remodel is an improvement to an existing structure in which no
more than fifty percent (50%) of the exterior walls are removed or replaced.

Replacement Unit: any affordable housing unit to be provided as replacement for an existing
unit on a project site.

Replacement Parking Space: any parking space to be provided as replacement for an existing
parking space on a project site.

Roof Access Structure: An enclosed stairway or elevator housing that provides access 1o a
roof, but contains no storage, habitable or living area.

Sensitive Coastal Resource Areas: those identifiable land and water areas within the Coastal
Zone of vital interest and sensitivity, including the following:

(a) Special marine and land habitat areas, wetlands, lagoons, and estuanes as mapped and
designated in Part 4 of the Coastal Pian.

(b) Areas possessing significant recreational value.
(¢) Highly scenic areas.

. (d) Archaeological sites referenced in the California Coastline and Recreation Plan or as
designated by the State Historic Preservation Officer.

() Special communities or neighborhoods which are significant visitor destinaiion areas.

(f)  Areas that provide existing coastal housing or recreational opportunities for low- and
moderate-income persons.

{g) Areas where divisions of land could substantially impair or restrict coastal access.

Service Floor: All arcas where the customer can be served, except the bathroom, including the
indoor and outdoor dining area, bar, waiting room and tavern.

Seven-Foot Contour: the mean sea level as defined by the U.S. Geological Survey.

Sitver Strand Lagoon Residential Buffer Strip: the strip of land (lagoon buffer) immediately |
adjacent to the Ballona Lagoon as approved in Coastal Commission Permit No. A 266-77,
Permit Amendment No. A 266-77, and Appeal No. A-266-77.

Special Coastal Community: an area recognized as an important visitor destination center on
. the coastline, characterized by a particuiar cultural, historical. or architectural heritage that is

VENICE COASTAL LAND USE PLAN
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4/5/2016

Permit and Inspection Report Detail

Los Angeles Department of Building and Safety

Permit Information: 635 E SAN JUAN AVE 90291

Application / Permit
15014-10000-02378
Plan Check / Job No.
B15LA07586

Group

Building

Type

Bldg-Addition
Sub-Type

1or 2 Family Dwelling
Primary Use

(1) Dwelling - Single Family
Work Description

ADDITION TO SFD W/ATTACHED GARAGE. ADD 2 STORY TO 1 STORY SFD TO CREATE 3 STORY SINGLE FAMILY DWELLING W/ PARKING. THIS IS FOR THE REAR
BUILDING ADJOINING THE ALLEY "COMPLY WITH DEPARTMENT ORDER effective date 11/20/2008. PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE.

Permit Issued
Issued on 11/19/2015
Issulng Office

Metro

Current Status
Issued on 11/19/2015

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
Applicant returned to address corrections
Applicant returned to address corrections
Plan Check Approved

Issued

Permit Application Clearance Information

Address approval

Eng Process Fee Ord 176,300
Hydrant and Access approval
Permit

Sewer availability
Miscellaneous

ZA Case

Specific Plan

Housing rent stabilization
Frnt yard landscape/Water mgmt
Low Impact Development

Roof/Waste drainage to street

6/1/2015
6/18/2015
7/6/2015
71712015
71712015
7/7/12015
9/2/2015
10/9/2015
10/20/2015
11/2/2015
11/9/2015
11/19/2015
11/19/2015
Cleared 7/27/2015
Cleared 7/27/2015
Cleared 7/27/2015
Cleared 7/27/2015
Cleared 7/27/2015
Cleared 7/28/2015
Cleared 7/28/2015
Cleared 7/30/2015
Cleared 8/4/2015
Cleared 8/14/2015
Cleared 8/19/2015
Cleared 8/19/2015

APPLICANT
JOHN VASQUEZ
JOHN VASQUEZ
CHARLES CHANG
APPLICANT
APPLICANT
JOHN VASQUEZ
JOHN VASQUEZ
JOHN VASQUEZ
JOHN VASQUEZ
JOHN VASQUEZ
JOHN VASQUEZ

LADBS

ARNULFO NUNO
ARNULFO NUNO
ROBERT DUFF
ARNULFO NUNO
ARNULFO NUNO
HERMAN VAN BUREN
HERMAN VAN BUREN
PEDRO AYALA
CHARLES GARCIA
CASSANDRA ZWEEP
MARTIN FRAGOSO

KARAN PATEL

https://iwww.ladbsservices2.lacity.org/OnlineServices/PermitReport/PcisPermitDetail 7id1=15014&id2=10000&id3=02378 1/2
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4/5/2016

Green Code
Specific Plan

Coastal Zone

Contact Information

Architect Pink, Joseph; Lic. No.: C33102
Contractor Rockport Construction Inc; Lic. No.: 1002010-B
Engineer Kim, Hong Kook; Lic. No.: C64529

Inspector Information

PEDRO RIVERA, (310) 417-8663
ROBERT GARTH, (310) 417-8663
PAUL CHOPP, (310) 417-8663
JOHN JONES, (310) 417-8663

DANIEL VARNUM, (310) 417-8663

Pending Inspections

No Data Available.

Inspection Request History

Footing/Foundation/Slab
METHANE-Barrier
METHANE-Subgrade
Excavation/Setback/Form/Re-Bar

Excavation/Setback/Form/Re-Bar

Permit and Inspection Report Detail

Cleared 9/3/2015 MARCUS LEVIAS
Cleared 10/22/2015 JULIET OH
Cleared 11/3/2015 ULISES GONZALEZ

1130 WSHORB  ALHAMBRA, CA 91803
1619 WEST GARVEY AVENUE N #207  WEST COVINA, CA 91790

839 SMUIRFIELD RD  LOS ANGELES, CA 90005

Office Hours: 7:00-8:00 AM MON-FRI
Office Hours: 7:00-8:00 AM MON-FRI
Office Hours: 7:00-8:00 AM MON-FRI
Office Hours: 7:00-8:00 AM MON-FRI

Office Hours: 7:00-8:00 AM MON-FRI

1/25/2016 No Access for Inspection RONALD WEBER
1/25/2016 No Access for Inspection RONALD WEBER
1/25/2016 No Access for Inspection RONALD WEBER
1/26/2016 Not Ready for Inspection RONALD WEBER
2/10/2016 Not Ready for Inspection ROBERT WOOD

https://iwww.ladbsservices2.lacity.org/OnlineServices/PermitReport/PcisPermitDetail 7id1=15014&id2=10000&id3=02378
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4/5/2016 Permit and Inspection Report Detail

Los Angeles Department of Building and Safety

Permit Information: 637 E SAN JUAN AVE 90291

Application / Permit
15014-10000-02377
Plan Check / Job No.
B15LA07586

Group

Building

Type

Bldg-Addition
Sub-Type

1or 2 Family Dwelling
Primary Use

(2) Duplex

Work Description
ADDITION TO EXISITNG DUPLEX W/ATTACHED GARAGE. ADD 1 STORY TO EXISTING 2 STORY DUPLEX TO CREATE A 3 STORY DUPLEX. THIS IS FOR THE FRONT
BLDG ADJOINING THE STREET. "COMPLY WITH DEPARTMENT ORDER effective date 11/20/2008. PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE.
Permit Issued

Issued on 11/19/2015
Issulng Office

Metro

Current Status

Issued on 11/19/2015

Permit Application Status History

Submitted 6/1/2015 APPLICANT
Assigned to Plan Check Engineer 6/18/2015 JOHN VASQUEZ
Corrections Issued 7/6/2015 JOHN VASQUEZ
Reviewed by Supervisor 71712015 CHARLES CHANG
Building Plans Picked Up 7/7/2015 APPLICANT
Green Plans Picked Up 7/7/2015 APPLICANT
Applicant returned to address corrections 9/2/2015 JOHN VASQUEZ
Applicant returned to address corrections 10/9/2015 JOHN VASQUEZ
Applicant returned to address corrections 10/20/2015 JOHN VASQUEZ
Applicant returned to address corrections 11/2/2015 JOHN VASQUEZ
Applicant returned to address corrections 11/9/2015 JOHN VASQUEZ
Plan Check Approved 11117/2015 JOHN VASQUEZ
Issued 11119/2015 LADBS

Permit Application Clearance Information

Miscellaneous Cleared 7/23/2015 JUSTIN BILOW

ZA Case Cleared 7/23/2015 JUSTIN BILOW
Address approval Cleared 7/27/2015 ARNULFO NUNO
Eng Process Fee Ord 176,300 Cleared 7/27/2015 ARNULFO NUNO
Hydrant and Access approval Cleared 7/27/2015 ROBERT DUFF
Permit Cleared 7/27/2015 ARNULFO NUNO
Sewer availability Cleared 7/27/2015 ARNULFO NUNO
Specific Plan Cleared 7/30/2015 PEDRO AYALA
Housing rent stabilization Cleared 8/4/2015 CHARLES GARCIA
Frnt yard landscape/Water mgmt Cleared 8/14/2015 CASSANDRA ZWEEP
Low Impact Development Cleared 8/19/2015 MARTIN FRAGOSO
Roof/Waste drainage to street Cleared 8/19/2015 KARAN PATEL

https://iwww.ladbsservices2.lacity.org/OnlineServices/PermitReport/PcisPermitDetail 7id1=15014&id2=10000&id3=02377 1/2
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4/5/2016
Specific Plan

Coastal Zone

Contact Information

Contractor Rockport Construction Inc; Lic. No.: 1002010-B

Engineer Kim, Hong Kook; Lic. No.: C64529

Inspector Information

BOB DUNN, (310) 914-3981

Pending Inspections

No Data Available.

Inspection Request History

Excavation/Setback/Form/Re-Bar

Permit and Inspection Report Detail
Cleared 10/22/2015 JULIET OH

Cleared 11/3/2015 ULISES GONZALEZ

1619 WEST GARVEY AVENUE N #207  WEST COVINA, CA 91790

839 SMUIRFIELD RD  LOS ANGELES, CA 90005

Office Hours: 7:00-8:00 AM MON-FRI

2/10/2016 Not Ready for Inspection ROBERT WOOD

https://iwww.ladbsservices2.lacity.org/OnlineServices/PermitReport/PcisPermitDetail 7id1=15014&id2=10000&id3=02377
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CITY OF LOS ANGELES

Department of City Planning — Plan Implementation Division
City Hall » 200 N. Spring Street, Room 6§21 + Los Angeles, CA 90012

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

Case Number DIR 2015- 3140-VSO Date: 10/22/2015
Project Address 635-637 E. San Juan Avenue (Ocean Park Villa Tract; Block M; Lot 39)

Zoning: RD1.5-1 Subarea: Oakwood-Milwood-Southeast Venice

Remodel and addition to an (E) 2-story duplex consisting of a 1,027 SF third story addition.
Project will removefalter 44% of the (E} exterior walls (47% on first fioor, 43% at second floor).
(PCIS 15014-10000-02377)

Remodel and addition to an (E) 1-story SFD consisting of a 1,070 SF second story and 8§72 SF

third story addition. Project will remove/alter 49% of the (E} exterior walls.
{PCIS 15014-10000-02378)

Existing Use: 2-story duplex and 1-story SFD

Project Description

Proposed Use: 2-story duplex with § pkg spaces and 3-
story SFD with 3 pka spaces
Applicant Name Shane Fang, The Code Solution; {213) 537-0158

Applicant Address 1125 W. 6™ St. Suite 205; Los Angeles, CA 80017

In the DUAL JURISDICTION
Q Improvement to an existing single- or multi-family structure that is not on a Walk Street

In the SINGLE JURISDICTION
E improvement to an existing single- or multi-family structure that is not on a Walk Street

0O New construction of one single-family dwelling unit, and not more than two condominium units,
not on a Walk Street

O New construction of four or fewer units, not on a Walk Street
QO Demolition of four or fewer dwelling units; HCIDLA Mello Clearance:

ANYWHERE in the Coastal Zone

0O Anyimprovement to an existing commercial or industrial structure that increases the total occupant load,
raquired 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, 10.G, and 13, as evidenced below:

Section Regulation Proposed Project complies
9.C. Roof Access 10 ft. max. above Flat Roof (25 ft); nia
Structure (RAS)  Area s 100 sq. ft.
R1 zones: (per LAMC) 1 .

10.G.2. Density dwelling unit Maintain (E) Duplex and SFD

. ) . Max. height of 30’ with a varied roofline (slope of
10.G.3. Height Flat Ploof - 25 feet; Vanied Roofine 51125, 5:15.7, 4:1). Flat roof is at 28'. Portions > (2

25' are setback 5' from required FY setback.
10.G.4. Access Alley Maintain access from San Juan Ave
. . Project will maintain more than 50% of the (E)

13. Parking SF - 2-3 spaces per unit pending exterior walls of each structure and is not subject

width o 13.0D. Provides a {otal of 8 spaces onsite.

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 nhing Assistant
Coastat {213) 978-1186



caseNo.: D1 ~ 205-2%% (£X

TO: California Coastal Commission
South Coastal District
200 Oceangate, 10" Floor
Long Beach, CA 90802-4302

(562) 590-5071

FROM: Los Angeles Depariment of City Planning
Development Services Center (DSC)
201 North Figueroa Street
Los Angeles, CA 90012

SUBJECT: COASTAL EXEMPTION—SINGLE JURISDICTION AREA ONLY

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 invoive significant grading or boring in a Special Grading or Landslide area

L
]
* Any change of use (to a more or less intensive use)

OWNER/APPLICANT TO COMPLETE THE FOLLOWING (type, print, or fill out on-line)

PROJECT ADDRESS: E35 - 631 E. SHN TJusN AL, VENIE, A 909

LEGAL DESCRIPTION: LOT 9  BLOCK M TRACT aeav park UTLLA

ZONE: ko 1.5 -} COMMUNITY PLAN: VENICE

PROPOSED SCOPE OF WORK: ~REUGDEL aAp APDITIoN o -LE) 2 STy DURER  comidsTang
OF V. 033 sg THIRD PRaJECT Wl REUOE GHUY% F (5) EXTER#OR WAUL.

- READZL NP ADETIN o (B) | SRRY SFD  conseslad oF ioo¥o SF 206 STorY &
> SF IR0 Story N, PRJect VBl REMINE AU oF () GXTERTOR vALS

RELATED PLAN CHECK NUMBER(s): /501l = rfovoo~ 2>33% 1Kol (ovve- 3,

Note: If there is related work to be pulled under a separate permit, please include in the above project
description. The reason for this is so Planning Staff can evaluate the project as a whole and to avoid

having to apply for another CEX for any subsequent permits related to the original scope of work.

Applicant Name Lou

Mailing Address H3E W G eT , $TE 2k, L0 AYGELZS ch 9001

Phone Number: >3- &33 - 0lKB E-mail Address: _Lowis @ “hecodesolection. com
Signature:

CP-1608.3 CEX (ravisad RM/P01R)



THIS SECTION FOR OFFICE USE ONLY

This application has been reviewed by the staff of the Los Angeles Department of City Planning in accordance
with the provisions of Section 3010 of the California Coastal Act. A determination has been made that a
Coastal Development Permit is not required for the preceding described project based on the fact that it does
not: {1} involve a risk of adverse environmental effect, (2) adversely affect public access, or (3) involve a
change in use contrary o 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.

O This includes inferior and exterior improvements,
additions, and uses which are accessory to a single-family residence (e.g. garages, poo!s, fences, storage).
This does not include the increase or decrease in the number of residential dwelling units (including guest
houses), of 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 dupiex 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 signage (excluding pole, pylon and off-site signs), but doés not include any addition of square

footage or change of use (to a more or less intense use).

D 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.

Demolitions required by LADBS. This includes projects which have been issued a Nuisance and
Abatement or Order to Comply by the Department of Building & Safety requiring demolition due fo an unsafe

or substandard condition. Please attach the Bullding & Safety Notice.

This exemption in no way excuses the applicant from complying with all applicable policies, ordinances,
codes and regulafions of the City of Los Angeles. This exemption shall not apply if the project is not
consistent with local land use regulations. 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.

Michael LoGrande
Director of Planning

Issued By:
Signature

UlSes C//IO«'\‘Z afdl-

Print Name and Tit_le

Date: 'C\ ' 79 I | T
2{1 0 2»2- Receipt Number: Z S.—Dg 24&

Invoice No.:

Attached:
Copy of Invoice with Receipt No.
Copy of related Building & Safety Clearance Summary Worksheet(s)

CP-1608.3 CEX (revised 8/1/2015) Page 20f 2



Office: Downtown City of Los Angeles
Building & Safety Copy Department of City Planning
Application Invoice No: 26622

Scan this QR Codads with 2 balcoda
reading app on youwr Smarphome
Bookmark page for iuture reloronce,

City Planning Request
NOTICE: The staff of the Planning Department will analyze your request and accord the same full and impartial consideration to
your application, regardless of whether or not you obtain the services of anyone to represant you.

This filing fee is required by Chapter 1, Article 8, L A.M.C.
licant: THE CODE SOLUTION - '

Representative
Project Address: 837 E SAN JUAN AVE, 90291

0]
Item Fee % Charged Fee
Coastal Development Permit-Exemption Determination {each) * $684.00 100% $564.00
Case Total $664.00
Itemn Charged Fee
*Fees Subject to Surcharges $684.00
Fees Not Subject to Surcharges $0.00
Plan & Land Use Fees Total $584.00
Expediting Fee $0.00
Q85 Surcharge {2%) $1368
Development Surcharge (6%) $41.04 LA Depactment of Building sod SzietRAMafdx
Operating Surcharge (7%) 347.88 HaadaD Hidd "wadadxL icoanbritddxss TRRnns s Tnas
General Plan Maintenance Surcharge (5%) $34.20
Grand Total $820.80
Total Invoice $820.80
Total Overpayment Amount $0.00
Total Paidnis amount must equal the sum of all checks) $820.80

Coungcil District, 11
Plan Area; Venice
Processed by GONZALEZ, ULISES on 11/03/2015

Signature

Printed by GONZALEZ, ULISES on 11/03/2015. Invoiss No: 26622. Page 1 of | QR Code is o registered irademark of Denso Wave, Incorporaled



635 E San Juan Ave Permit Application #: 15014 - 10000 - 02377

Bldg-Addition City of Los Angeles - Department of Building and Safety Plan Check #: B15LA07586F0O
1 or 2 Family Dwelling 15014 - 10000 - 02377 Plans Filed in: METRO
Regular Plan Check CLEARANCE SUMMARY WORKSHEET Printed On: 11/02/15 15:21:52
IMPORTANT: This summary documents the clearance{s) required prior to permit issuance. Most clearance(s) are granted electronically, however this form will also be
so that in the event of a there is evidence of the clearance this form with all other documents to obtain the
INSTRUCTIONS
APPLICANT / 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 comesponding 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 tr
A "Cleared" condition requires no further action on your part.

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

Description of Work: ADDITION TO EXISITNG DUPLEX W/ATTACHED GARAGE. ADD 1 STORY TO EXISTING 2 Buildine & Safetv Confact
STORY DUPLEX TO CREATE A 3 STORY DUPLEX. THIS IS FOR THE FRONT BLDG ing & Safety Con
ADJOINING THE STREET. "COMPLY WITH DEPARTMENT ORDER effective date 11/20/2008. Plan Check Office: METRO

PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE. PC Engineer: John Vasquez

Status Clearance Description and New Status
Agency: Bureau of Engineering Description: Address approval for residential addition/alteration creating additional unit(s)
Address Code: 1

Cleared  Electronic Clearance[® By: ANUNO Date: 07/27/15 Phone:

Comments: new address for rear property: 637 E San Juan Ave

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: 1
Cleared  Electronic Clearance[d] By: ANUNO Date: 07/27/15 Phone:
Comments:
Agency: Bureau of Engineering Description: Permit for construction of driveways/curb ramps/sidewalks
Address Code: 1
Cleared  Electronic Clearance[® By: ANUNG Date: 07/27/15 Phone;

Comments: no construction in public right of way



Agency: Bureau of Engineering Description: Roof and/or site drainage to street
Address Code: 1

Cleared  Flectronic Clearance§] By: KMPATEL Date: 08/19/15 Phone:
Comments: Obtain A-Permit for one curb drain during constiction

Agency: Bureau of Engineering Description: Sewer availability and connection
Address Code: 1
Cleared  Electronic Clearance[f] By: ANUNO Date: 07/27/15 Phone:

Comments: s403-30 c2015850670

ency: City Planning Departmemnt Description; Coastal Development Permit
Address Code: 2 @ l[ }
Electronic Clearance[] By: JAVASQUEZ Date: OOutage - Print Name/Initial:

Comments: NOTE TO PC: PLEASE ADD A COASTAL CLEARANCE TO PERMIT #15014-10000-02378

Agency: City Planning Department Description: Front yard landseape per 12 21C1(g)
Address Code: 2
Cleared  Electronic Clearance[§] By: CZWEE Date: 08/14/15 Phone:

Comments: Approved per Landscape and Irigation Planting Sheet 1-1.0 stamped on 8/14/2015

Agency: City Planning Department Description: Miscellaneous Approval for: DIR-2014-2824-DI
Address Codes 2
Cleared  Electronic Clearance[§] By: JBILOW Date: 07/23/15 Phone:

Comments: not applicable to scope of wotk A Specific Plan Director’s Interpretation that clarifies the relationship between Section 12.22 C 27 of the LAMC, established by the Small Lot Subdivision Ordinance
{MNo. 176,354}, and the Venice Coastal Zone Specific Plan.

Agency: City Planning Department Description: Approval for Specific Plan: Venice Coastal Zone
Address Code: 2
Cleared  Electronic Clearance[] By: JOH Date: 10/22/15 Phone:

Comments: Per DIR-2015-3140-VSO project shall maintain (E} duplex, max height of 30’ to top of sloped roof, portions exceeding 25" are setback 5' from required front yard. As shown on demo plan, projsct shall
remove no more than 47% of (E) exterior walls on the 1t floor and 43% of (E) exterior walls on the second level.

Agency: City Planning Department Description: Zoning Administrator Case # ZA-2014-2514-CDP
Address Code: 2
Cleared  Electronic Clearance®] By: JBILOW Date: 07/23/15 Phone:

Comments: not applicable to scope of work



635 E San Juan Ave Permit Application #: 15014 - 10000 - 02378

Bldg-Addition City of Los Angeles - Department of Building and Safety Plan Check #: B15LA07586FO
1 or 2 Family Dwelling 15014 - 10000 - 02378 Plans Filed in: METRO
Regular Plan Check CLEARANCE SUMMARY WORKSHEET Printed On: 11/02/15 15:23:16
IMPORTANT: This summary documents the clearance(s) required prior to permit issuance. Most clearance(s) are granted electronically, however this form will also be
so that in the event of a outage, there is evidence of the clearance this form with all other documents to obtain the
INSTRUCTIONS
APPLICANT / 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 *Cleared” condition requires no further action on your part.

CLEARANCE AGENCIES: For city agencies, perform electronic clearance action(s) using PCIS apd complete this form. For non-city agencies or PCIS outages, complete this form.
Description of Work: ADDITION TO SFD W/ATTACHED GARAGE. ADD 2 STORY TO 1 STORY SFD TO CREATE 3 Buildine & Safety C
STORY SINGLE FAMILY DWELLING W/ PARKING. THIS IS FOR THE REAR BUILDING uliding & Satety Contact
ADJQOINING THE ALLEY "COMPLY WITH DEPARTMENT ORDER effective date 11/20/2008, Plan Check Office: METRO

PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE. .
PC Engineer: John Vasquez

Status Clearance Description and New Status
Agency: Bureau of Engineering Description: Address approval for residential addition/alteration ereating additional unit(s)
Address Code: 1

Cleared  Electronic Clearance[] By: ANUNO Date: 07/27/15 Phone:

Comments: use ex address 635 E San Juan ave

Agency: Bureau of Engineering Drescription: The fee authorized by Ord 176,300 for PW/Eng to process clearance(s) for LADBS issued permits
Address Code: 1
Cleared  Electronic Clearance[§] By: ANUNO Date: 07/27/15 Phone:
Comments;
Agency: Bureau of Engineering Description: Permit for construction of driveways/curb ramps/sidewalks
Address Code: 1
Cleared  Electronic Clearance By: ANUNOQ Date: 07/27/15 Phone:

Comments:



Agency: Buresu of Engineering Description: Roof and/or site drainage to strest
Address Code: 1

Cleared  Electronic ClearanceX By: KMPATEL Date; 08/19/15 Phone:
Comments:
Agency: Bureau of Engineering Description: Sewer availability and connection
Address Code: 1

Cleared  Electronic Clearance(f] By: ANUNO Date: 07/27/15 Phone:

Comments: s403-30 no sfereq'd

Agency: City Planning Department Description: Coastal Development Permit
Address Code: 2
Not Electronic Clearance[J By : JAVASQUEZ Phone: OOutage - Print Name/Initial
le Comments:
Agency: City Planning Department Description: Front yard landseape per 12 21C1(g)
Address Code: 2
Cleared  Electronic Clearance[§] By: CZWEEP Date; 08/14/15 Phone:

Comments: Approved per Landscape and Irigation Planting Sheet L-1.0 stamped on 8/14/2015.

Agency: City Planning Department Description: Miscellaneous Approval for; DIR-2014-2824-DI
Address Code: 2
Cleared  Electronic Clearance[® By : HVAN BUR Date: 07/28/15 Phone:

Comments: rnv/a to peoject request

Agency; City Planning Department Description: Approval for Specific Plan: Venice Coastal Zone
Address Code: 2
Cleared  Electronic Clearance[¥] By: JOH Date: 10/22/15 Phone

Comments: Per DIR-2015-3140-VSO project shall maintain (E) 3FD, max height of 30" to top of sloped roof. As shown on deme plan, project shall remove no more than 49%% of (E) exterior walls.

Agency: City Planning Department Description: Zoning Administrator Case #: ZA-2014-2514-CDP
Address Code: 2
Cleared  Electronic Clearance[® By: HVAN BUR Date: 07/28/15 Phone:

Comments: n‘a 1o project request



Offiice: Downtown City of Los Angeles
Applicant Copy Department of City Planning
Appiication Invoice No; 25302

City Planning Request

NOTICE: The staff of the Planning Departmant will analyze your request and accord the same full and impartial consideration to
your application, regardiess of whether or not you obtain the services of anyone to represent you.

This filing fee is required by Chapter 1, Article 9, LAM.C.

JUN, LIZ ( 213-5370158)

635 E. SAN

Landscaping Review

Fee % Charged Fee

Sign-Off for Minor Project/Plan Approval (Including other landscaping requirements) * $199.00 100% $199.00

Case Total $199.00

ltem Charged Fee

‘Fees Subject to Surcharges $169.00
Fees Not Subject to Surcharges $0.00
Plan & Land Use Fees Total $199.00
Expediting Fee $0.00 La Depasctment of Building and Safety
0SS Surcharge (2%) $3.98 LA ERIC 102061835 6/19/2018 4:10:1% WM
Davelopment Surcharge (6%} $11.94
Operating Surcharge (7%) $13.93 PLAN & LAND USE 8234 80
General Plan Malntenance Surcharge (5%) $9.95
Grand Total $238.80
Total Involce $238.80 Sub Totel: $206. 80
Total Overpayment Amount $0.00
Total Paldinis amowt must equal the sum of all chweks) $238.00 Receipt #: 0102376673
Council District:
Plan Area:

Processed by VAN DER ZWEEP, CASSANDRA onh 08/14/2015

Signature: CL\ Q\'M p

Printed by VAN DER ZWEEP, CASSANDRA on 08/14/2015. Invoice No: 25302, Page 1 of 1 QR Code is o registered trademark of Denso Wave, Incorporsted
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o8t
12¢ Los Angeles Co AR/CT Norwalk Reverue
llection
12400 \mperial High=ray

Norwalk, CéA 90650

Terminal D 132630012001
Date! Time:  6HS/1S 1O7PMPDT
Canfirmation # 50856136
iSh 1‘ E Card # %lxﬂ#kkx!ﬂ!!ﬁs“sa
m‘l' “‘ Transaction Type:  Payment $43.75 nl“
! Payment Type: Debit .
% ¢ CardType: VISA
Revenye Collection $4200
ten(:
201508183340059 tal
Fee Agency Amount.  $4200 T
Skipping Fee.  $000
LexisMexsis Service F ee: 175
Recor TotalFee:  $4375
20151
BASIL i-%g
4B 1 : ’ 00
Elect 50886136 s
Micre ! ' 00
Days Custorner Copy 1 . pos
Inde: ] . 300
BDDITIONAL PAGE FEE (REVE S »3. 0
ADDITIONAL PAGE FEE (STAT 3 $3.0
ADDITIONAL PAGE FEE (IMPR 3 $3-gg
D.A. SURCHARGE 1 $3-DG
CERTIFIED COPY (FIRST PAG 1 $6.
CERTIFIED COPY (ADDITIONA 3 $9.00
ubtotal $42.00
Fotat -~ §4Z .00
Customer payment(s):
Credit Card $42.00

 part of your document - DO NOT DISCARD

20151012378

l

Recorded/Filed in Official Records
Recorder's Offlce, Los Angeles Gounty,

California

08/18/15 AT 01:07PM

VAR

LEADSHEET

RO

201508183340059

00011016650
AL A
007028058

SEQ:
01

DAR - Counter (Upfront Scan)

Ed0T402

THIS FORM IS NOT TO BE DUPLICATED

GO

FEES :

TAXES:
OTHER:

BPAID:

L

|

27.00

0.00
0.00

27.00
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MASTER COVENANT AND AGREEMENT
REGARDING ON-SITE STORMWATER MITIGATION MEASURES AND MAINTENANCE

! (We), the undersigned, hereby certify that | am (we are) the owner(s) of the hereinafter legally described real property {“Property”} located in
the City of Los Angeles, County of Los Angeles, State of California {please give the legal description);

LEGAL DESCRIPTION
assessor's o ‘LR~ 02~ OMY  TracT no. R PRglc YLLK BLock N, ™M toTno_39
Site Address lDD\g E. Spﬂ\) JUP('L)
In consideration of the City of Los Angeles allowing EM\?{’L ‘f\ﬂCﬂ\-\FﬂT development on said Property, | {we)

do hereby covenant and agree to install, operate and maintain in a good ¢perable condition at all times, at my {our) sole cost, all on-site
stormwater BMPs. | (we) shall maintain, in accordance with the attached &M Plan (Attachment 1}, the following on-site stormwater BMPs:

[ Rrain Barral {min 55 gal): # of barrels ; total gallons, with minimum of 5q. Ft of vegetated landscaping

O RainTank/Cistern: #of tanks / cistern ; total gallons, with minimum of Sq. Ft of vegetated landscaping
ﬁ( Porous pavement/pavers: \d\"\q‘ 5q. Ft {for incidental rainfall); and / or 5q. Ft. with ft sub base

O RainGarden {lined): # of rain gardens : total Sq. Ft. [ Drywell Cu. Ft.

[0 RainGarden (untined): # of rain gardens ; total 5q. Ft. 0  iefiltration Trench: 5q. Ft.
ﬁ\ Flow Thru Planter:  # of planters 2 ; \Oq total 5q. Ft. 0 Green Roof: Sq. Ft.

[] Other

Owner further covenants and agrees that the above-described stormwater device{s) shall not be removed from the Subject Property unless and
until they have been replaced with other stormwater device(s). In the event that any portion of the above-specified on-site stormwater
pollution removal device(s) or BMPs is modified, | {we) shall immediately sign and record a Supplemental Covenant and Agreement, specifying
all of the on-site stormwater pollution removal device(s) and BMPs, as modified [along with a modified O&M Plan). No Supplemental Covenant
and Agreement shall, in any way, limit or diminish my {our) General Maintenance Qbligation,

This Master Covenant and Agreement, and all obligations herein, shall run with the Property and shall be binding upon any future owners,
encumbrancers, their successors, heirs or assigns and shall continue in effect until the Bureau of Sanitation of the City of Los Angeles approves

the termination hereof.

Owner further covenants and agrees that if Owner hereafter sells the Subject Property, Owner shall provide printed educational materials to
the buyer regarding the stormwater device(s} that are located on the Subject Property, including the type(s) and location{s) of all such devices,
and instructions for  perly maintaining all such devices.

{Print Na r) (Print Name of Property Owner}

{5i re of Property Owner) {Signature of Property Owner}
Datedthis_J &  day of A%m__ 20 48" Dated this day of 20 .
{PLEASE ATTACH NOTARY)

AEEXVEN PR SR RER AR R AR RIS RS AR AT BN Spa'l:e Below This Line For Bureau Internal Use FEHAEERNER AR EN SR E RN E AR Rk kb b kR

Permit Neo. \&7!\‘\‘ [OOOO -023 }:1-

Approved for recording by:  Department of Public Bureau of Sanitation

\ D ME Sy Date < /

{Print Name) Engineering Assaciate {Signature)



ATTACHMENT 1

Operation & Maintenance Plan — Planter Box

¢  Planters will undergo annual plant and soil maintenance typical of landscape care
procedures to ensure optimum filtration, storage, and drainage capabilities.

¢  Planters have not been installed on elevated platforms, decks or porches without
consulting local building code officials.

The project is in full compliance with all applicable sections of the current
municipal code, including drainage requirements per the Los Angeles Building
and Safety Code

+  Following rain events, planters will be inspected to ensure that standing water is not
present in the planter for more than 72 hours (3 days). Ponded water that is not
completely drained after 72 hours can cause vector breeding.

Standing water will not remain for more than 3 days. Extended periods of flooding
will not only kill vegetation, but may result in the breeding of mosquitoes or other
vectors. If vector breeding occurs at a site as a result of contained stormwater or
inadequately maintained BMPs, the Greater Los Angeles County Vector Control
District has the ability to fine site owners for violating the Ca.hforma Health and
Safety Code (Section 2060 — 2067).

e  Pesticide additives will not be used in the planters,

Maintenance Log
Keep a log of all inspection and maintenance performed on the planters. Keep this log on-

site.



ATTACHMENT 1

Operation & Maintenance Plan - Permeable Pavers

Pavement will be inspected after rains for pooling or other visible problems. Surface
clogging or movement of modular pavers can cause problems with both drainage and
pavement function. Missing sand or gravel between pavers will be replaced as

necessary.

¢ Pavement will be inspected for vegetation. Depending on the type of pavement and
growth, vegetation may need to be removed. Home owners have talked with the
contractor or manufacturer for additional maintenance requirements for their specific

installation.

Permeable pavement can involve significant maintenance, depending on the type of
pavement installed,

¢ If a pretreatment sedimentation catch basin or trench drain was incorporated in the
design, accumulated sediments should be removed once they fill twenty percent of
the caich basin or trench drain’s capacity.

Maintenance Log
Keep a log of all inspection and maintenance performed on the permeable pavers. Keep

this log on-site.



ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or

of that document

State of California
County of

“

Cn Y1 before me,
name and title of r)

personally appeared

who proved to me on the basis of satisfactory to be the person($) whose name(?r) is/ore—
subscribed to the within instrument and acknowledged to me that hefshe%g'reyexecuted the same in
his/her#teir authorized capacity{ies), and that by his/heritheir signature(§) on the instrument the
person(y), or the entity upon behalf of which the person(g) acted, executed the instrument

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct,

Ll

WITNESS my hand and official seal. Comemission # 2102330
Notsry Public - California
Los Angeles County
19

Signature (Seal)
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187 MONTEREY HOLDING, LLC

1619 W. Garvey Ave. N., Suite 207
West Covina, California 91790
P:626.373.1234
F: 626.373.1243

Chuck Posner

California Coastal Commission
South Coast District Office
200 Oceangate

Long Beach, CA 90802

Re:  Appeal No. A-5-VEN-16-006
Dear Mr. Posner —

It has come to our attention that the Coastal Commission (“Commission”) has concerns
regarding whether construction is on-going at the project site, 635 San Juan Avenue, Venice,
California 90291 (the “Site”), which is the subject of the above-titled appeal (“Appeal”). The
purpose of this communications is to assure the Commission that, pursuant to the Commission’s
order, all on-going construction at the Site has ceased pending resolution of the Appeal.

As a result of extreme wind and other weather conditions, the existing walls remaining
from the home which were required to be left pursuant to the City of Los Angeles’s Coastal
Exemption (“Exemption”) had fallen a number of times. In order to be compliant with the
Exemption and resolve any safety concerns, our staff has made efforts to reinforce the walls in
order to protect against future weather-related damage. Though no further serious weather is
forecast in the near future, if further reinforcement becomes necessary in order to avoid any
dangerous conditions, we would need to do so.

However, | can personally assure the Commission that no work to further the intended
construction for which the Exemption was sought is continuing nor will any such work commence
pending the resolution of the Appeal.

Further, 1 would like to provide my authorization by this communication for the
Commission to communicate with our office’s new counsel on this matter, Orbach Huff Suarez &
Henderson, LLP, including, without limitation, attorneys Stan Barankiewicz and Niv V.
Davidovich.

Given the assurances made herein and the fact that we have just recently associated in new
counsel in this matter who will require time to get familiarized with the specific facts, issues and
circumstances raised in the Appeal, consistent with our counsel’s previous communications, we
would respectfully request the Commission to allow the hearing on the Appeal to be continued to
the May 2016 meeting in order to allow our new counsel to be fully prepared and provide the
Commission with ample documentation and evidence in order to have a meaningful and fully
informed discussion.

I greatly appreciate the Commission’s cooperation and consideration. If the Commission
has any further questions, please feel free to direct them to Mr. Barankiewicz



(sbarankiewicz@ohshlaw.com) or Mr. Davidovich (ndavidovich@ohshlaw.com), both of whom
can also be reached at (310) 788-9200.

Si%

Kevin Zhang
CEO
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April 7,2016
Re: Appeal No. A-5-VEN-16-006 (“Appeal”)
Dear Coastal Commission -

My name is Raymond Zhang. I am an officer of Rockport Construction, Inc. (“Rockport”), the
general contractor hired to build the remodel project (“Project”) at 635 San Juan Avenue, Venice,

California 90291 (the “Property”), which is the subject of the above-entitled appeal.

Construction on the Project began shortly after the permits were issued on November 19,
2015. Since that time, Rockport has engaged in significant and substantial work to progress the
Project, including, without limitation, demolition, trenching, installation of rebar, concrete cutting,

excavation, installation of underground plumbing, and foundation preparation.

In or around the last week of December, 2015, Rockport was ready to pour foundation, but
the significant rain and wind conditions at the Property made going further impossible. Thereafter,

the holiday season continued to impede progress on the Project.

On December 24, 2015, [ was informed that the Appeal had been taken challenging the basis
for the permits on the Project. At that juncture, there was no work on-going at the Project due to the

weather conditions. Since then, no work to progress the Project has resumed.

In early 2016, on at least two occasions, the existing walls which were remaining from the
original structures on the Property pursuant to the Plans fell down due the unusually strong wind
conditions suffered in the Venice area. In order to ameliorate any unsafe conditions and maintain the
Property in compliance with the Plans which mandate that these walls remain, Rockport engaged in
minimal work solely to support and reinforce these walls. This work included nailing of minimal
siding and installation of supporting wood studs, again, solely for the purpose of reinforcing the
existing walls and not in conjunction with progressing the Project. Other than that, no work to

further the Project has ever re-commenced at the Property.

Sincerely,

A

Raymond Zhang
Vice-President

Rockport Construction, Inc.

80 S Lake Ave, Ste 660, Pasadena, CA 91101
Web: www.rockportdevelopment.com  Tel: +1-626-373-1234  Email: info@rockportdevelopment.com
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3/21/2016 SEC. 12.03. DEFINITIONS.

Los Angeles Planning and Zoning

SEC. 12.03. DEFINITIONS.

For the purpose of Article 2 to 6 inclusive of this chapter, certain terms and words are herewith
defined as follows:

ABANDONED AUTOMOBILE. Any motor vehicle, which when operated upon a
highway is required to be registered by the California Vehicle Code, whose registration has
been expired for a period of six months or more. Notwithstanding the foregoing definition, a
motor vehicle stored within a permitted building or structure shall not be considered to be an
abandoned automobile. (Added by Ord. No. 131,925, Eff. 4/11/66.)

ACCESSORY BUILDING. A detached subordinate building, the use of which is
customarily incidental to that of the main building or to the main use of the land and which
is located in the same or a less restrictive zone and on the same lot with the main building or
use. The relationship between the more restrictive and the less restrictive zones shall be
determined by the sequence of zones set forth in Sec. 12.23 B.1.(c). (Amended by Ord. No.
106,571, Eff. 1/1/56.)

ACCESSORY LIVING QUARTERS. An accessory building used solely as the
temporary dwelling of guests of the occupants of the premises; such dwelling having no
kitchen facilities and not rented or otherwise used as a separate dwelling unit. (Added by
Ord. No. 107,884, Eff. 9/23/56.)

ACCESSORY USE. (Amended by Ord. No. 182,095, Eff. 5/7/12.) A use, which is
customarily incidental to that of the main building or the main use of the land and which is
located in the same zone or a less restrictive zone and on the same lot with a main building
or main use. The relationship between the more restrictive zones and the less restrictive

zones shall be determined by the sequence of zones set forth in Section 12.23 B. of this
Code.

The garaging, maintaining or storage of any commercial vehicle on private property which
exceeds a registered net weight of 5,600 pounds shall not be considered an accessory use in
the “R” Zones. The rental, storage, or storage for rental purposes of a commercial vehicle
which exceeds a registered net weight of 5,600 pounds shall not be considered an accessory
use in any zone more restrictive than the MR-1 Zone, except as approved by conditional use.

An accessory use shall also include the keeping of domestic animals, subject to other
provisions of this article; and the keeping of wild animals, under an appropriate permit
issued by the Department of Animal Services as provided for in Section 53.38 of the Code,
but in no event including the following wild animals: bear, civet, coyote, eagle, eland,
elephant, elk, giraffe, gnu, gorilla, hyena, hippopotamus, jaguar, leopard, lion, lynx, moose,
orangutan, venomous reptile, puma, rhinoceros, sea lion, tiger, vulture, walrus, wart hog,
wolf or yak.

The sale of not more than one dog or cat litter from a domestic household in a 12- month
period shall be considered accessory to a residential use.

http://library.amlegal.com/alpscripts/get-content.aspx 1/31
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SEC. 12.03. DEFINITIONS.

The noncommercial keeping of birds (not including fowl) without regard to their number
shall be an accessory use in the RA, RE, RS, R1, RU and RZ Zones. However, if the
Department of Animal Services determines that the keeping of birds or the keeping of a
particular number of birds at a particular location constitutes a nuisance or a health or safety
hazard, then the keeping of birds under those circumstance shall not be an accessory use.

For the purposes of this section, the occasional sale of birds which is incidental to the
keeping of birds as a hobby, does not constitute a commercial use.

Garage and/or yard sales shall be considered accessory to a residential use, if the sale is
only incidental to the individual’s residential occupancy of the premises; and

1. The sales are confined to the sale of used items which were originally received
or purchased for use in the household; and

2. The sales are restricted to a maximum of five sales events per calendar year as a
means of disposing of used items originally received or purchased for use in the
household; and

3. The sales are limited to not more than two consecutive days per event; and
4. The sales are limited to not more than ten days per calendar year total; and
5. The sales are limited to the hours between 9 a.m. and 5 p.m.

For purposes of this section, the term accessory use shall not apply to any garage and/or
yard sales where new goods or merchandise, or items that were not intended to be used in
the household are offered or displayed for sale or exchange. (“Department of Animal
Regulation” renamed “Department of Animal Services” by Ord. No. 174,735, Eff.
9/13/02.)

ADDITION, GROUND FLOOR. An expansion of the exterior perimeter of a building
measured at five feet or more above adjacent grade at any point. (Added by Ord. No.
169,775, Eff. 6/2/94.)

ADJACENT GROUND ELEVATION. Same as grade. (Amended by Ord. No.
131,309, Eff. 4/24/66.)

ADMINISTRATOR — See “Zoning Administrator”.

AGRICULTURAL WASTE. All plant materials generated from the growing and
harvesting of agricultural crops, vegetables and fruits. (Added by Ord. No. 170,054,
11/13/94.)

AIRPORT OR AIRCRAFT LANDING FIELD. Any runway landing area or other
facility designed, used, or intended to be used either publicly or privately by any person for
the landing and taking off of aircraft including all necessary taxiways, aircraft storage and
tiedown areas, hangars and other necessary buildings and open spaces.

ALZHEIMER'S/DEMENTIA CARE HOUSING. Residential housing that is licensed

http://library.amlegal.com/alpscripts/get-content.aspx
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by the California Department of Social Services and provides 24-hour care for people
suffering from Alzheimer's disease or other disorders resulting in dementia. The residential
units shall be guest rooms only. The housing may be a component of an Eldercare Facility.
(Added by Ord. No. 178,063, Eff. 12/30/06.)

ANIMAL KEEPING ENCLOSURE. Any structure or fence which establishes the
perimeter of an animal keeping and maintenance area. (Added by Ord. No. 157,144, Eff.
11/22/82.)

ANIMAL KEEPING STRUCTURE. Any structure, as defined by this Code, which has
a roof and may have one or more sides and is used in whole or in part for the housing or
shelter of animals. (Amended by Ord. No. 161,352, Eff. 7/20/86.)

APARTMENT. Same as dwelling unit. (Added by Ord. No. 107,884, Eff. 9/23/56.)

APARTMENT HOTEL. A residential building designed or used for both two or more
dwelling units and six or more guest rooms or suites of rooms. (Amended by Ord. No.
107,884, Eff. 9/23/56.)

APARTMENT HOUSE. A residential building designed or used for three or more
dwelling units or a combination of three or more dwelling units and not more than five guest
rooms or suites of rooms. (Amended by Ord. No. 107,884, Eff. 9/23/56.)

APIARY. (Added by Ord. No. 183,920, Eff. 12/6/15.) The place where bees are kept
and maintained, usually in a collection of hives or colonies.

AREA PLANNING COMMISSIONS. (Added by Ord. No. 173,268, Eff. 7/1/00, Oper.
7/1/00; and Amended by Ord. No. 173,374, Eff. 8/3/00.)

Each Area Planning Commission shall consist of five members. Members shall be
appointed and removed in the same manner as members of the City Planning Commission,
except that residency in the area served by the Area Planning Commission shall be a
qualification for appointment. Except as provided in Paragraph (d), Area Planning
Commissions are quasi-judicial agencies.

Each Area Planning Commission, with respect to matters concerning property located in
the area served by the Area Planning Commission, shall have and exercise the power to:

(a) hear and determine appeals where it is alleged there is error or abuse of
discretion in any order, requirement, decision, interpretation or other determination
made by a Zoning Administrator;

(b) hear and make decisions on any matter normally under the jurisdiction of a
Zoning Administrator when that matter has been transferred to the jurisdiction of the
Area Planning Commission because the Zoning Administrator has failed to act
within the time limits prescribed by ordinance;

(c) hear and determine applications for, or appeals related to, conditional use
permits and other similar quasi-judicial approvals, in accordance with procedures
prescribed by ordinance;
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(d) make recommendations with respect to zone changes or similar matters
referred to it from the City Planning Commission pursuant to Charter Section 562;
and

(e) hear and determine other matters delegated to it by ordinance.

Notwithstanding the above, the City Planning Commission shall make decisions on any
matter that would otherwise be heard by an Area Planning Commission if the matter
involves a project which crosses the boundaries of the area served by more than one Area
Planning Commission.

ASSISTED LIVING CARE HOUSING. Residential housing that is licensed by the
California Department of Social Services and provides assistance to people 62 years of age
or older who require assistance with two or more non-medical activities of daily living as
defined in the Department of Social Services licensing requirements. The residential units
may consist either of dwelling units or guest rooms. Full time medical services shall not be
provided on the premises. The housing may be a component of an Eldercare Facility.
(Added by Ord. No. 178,063, Eff. 12/30/06.)

AUTOMOBILE DISMANTLING YARD. Any property or place where the business of
an automobile dismantler, as defined by California Vehicle Code Section 220, is conducted.
(Added by Ord. No. 152,770, Eff. 9/15/79.)

AUTOMOBILE FOR HIRE. An automobile for hire is a motor vehicle, other than a
commercial vehicle with registered net weight in excess of 5,600 pounds, which is let or
rented or offered for rental, lease or hire to another for consideration. (Added by Ord. No.
148,857, Eff. 10/31/76.)

AUTOMOBILE AND TRAILER SALES AREA. An open area other than a street, used
for the display, sale or rental of new or used automobiles or trailers, and where no repair
work is done except minor incidental repair of automobiles or trailers to be displayed, sold
or rented on the premises.

AUTOMOTIVE FUELING AND SERVICE STATION. A business which dispenses
automotive fuel to the public and may provide the following incidental services: tube and
tire repairing, battery servicing, automotive lubrication, mechanical adjustments, changing of
spark plugs and other similar maintenance activities. (Added by Ord. No. 169,130, Eff.
12/16/93.)

AUTOMOTIVE REPAIR. A use involving the diagnosing of malfunctions, repairing or
maintaining of motor vehicles. Included in this definition are body shops, paint shops, tire
stores, muftler shops, auto electric shops, van conversions, lubrication centers, auto-sound
shops, auto-alarm shops, auto upholstery shops, wheel alignment shops and other similar
automotive related repair or installation businesses; automotive repair does not include
automotive fueling and service stations as defined in this section and installers of automotive
telecommunication devices and computers. (Added by Ord. No. 169,130, Eff. 12/16/93.)

AUTOMOTIVE USE. The primary sale of used automobiles. In addition, this phrase

shall include automotive repair and automobile and trailer sales area, as defined in this
section. (Added by Ord. No. 178,382, Eff. 3/24/07.)
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BACHELOR APARTMENT. Same as Efficiency Dwelling Unit. (Amended by Ord.
No. 138,456, Eff. 5/30/69.)

BASE FLOOR. That story of a main building, at or above grade, which is not considered
a basement, and which has the greatest number of square feet confined within the exterior
walls, including the area of the attached covered parking at the same story. All levels within
four vertical feet of each other shall count as a single story. (Added by Ord. No. 179,883,
Eff. 6/29/08.)

BASEMENT. Any story below the first story of a building. (Amended by Ord. No.
131,309, Eff. 4/24/66.)

BED AND BREAKFAST FACILITY. A building or portion thereof which is used as a
temporary lodging place for fewer than thirty consecutive days and which does not contain
more than five guest rooms and one kitchen. (Added by Ord. No. 172,792, Eff. 10/4/99.)

BEE. (Added by Ord. No. 183,920, Eff. 12/6/15.) Any stage of life of the common
domestic honey bee (Apis Mellifera).

BEEKEEPING, BACKYARD. (Added by Ord. No. 183,920, Eff. 12/6/15.) The
keeping or maintenance of an apiary in a hive as an accessory use.

BICYCLE CAGE. A locked bicycle parking area that has been fenced off to prohibit
access by the general public. Bicycle cages shall contain bicycle racks that provide a means

of securing the bicycle frame at two points to a securely anchored rack. (Added by Ord.
No. 182,386, Eff. 3/13/13.)

BICYCLE CORRAL. Any on-street public parking space in which multiple short-term
bicycle parking racks have been installed. (Added by Ord. No. 182,386, Eff. 3/13/13.)

BICYCLE ROOM. A locked bicycle parking area that has been walled off to prohibit
access by the general public. Bicycle rooms shall contain bicycle racks that provide a means
of securing the bicycle frame at two points to a securely anchored rack. (Added by Ord.
No. 182,386, Eff. 3/13/13.)

BLOODMOBILE. A vehicle, or portable structure transported by a vehicle, easily
transportable in one or more sections, which is used to provide blood collection services on a
temporary basis in any one location. (Added by Ord. No. 166,045, Eff. 8/17/90.)

BOARD. (Repealed by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.)

BOARDING OR ROOMING HOUSE. A dwelling containing a single dwelling unit
and not more than five guest rooms or suites of rooms, where lodging is provided with or
without meals, for compensation. (Amended by Ord. No. 107,884, Eff. 9/23/56.)

BUILDABLE AREA. (Amended by Ord. No. 171,662, Eff. 8/17/97.) All that portion
of a lot located within the proper zone for the proposed main building, excluding those
portions of the lot which must be reserved for yard spaces, building line setback space, or
which may only be used for accessory buildings or uses. For the purpose of computing the
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height district limitations on total floor area in buildings of any height, the buildable area
that would apply to a one-story building on the lot shall be used.

Notwithstanding the above, in computing the height district limitations on total floor area
for any development of residential dwelling units, or of both residential dwelling units and
commercial uses, in the C2, C4, or C5 zones, buildable area shall have the same meaning as
lot area. The additional square footage permitted by this calculation for residential use shall
not result in an increase in the number of dwelling units beyond that which would have
otherwise been permitted but may only be used to increase the floor area or number of
habitable rooms within individual dwelling units.

This alternate definition of buildable area shall not apply within the following specific plan
areas: Central City West, Century City North, Century City South, Coastal Bluffs,
Devonshire/Topanga Corridor, Foothill Boulevard Corridor, Granada Hills, Oxford Triangle,
Pacific Palisades Commercial Village/Neighborhoods, Playa Vista Area D, Porter Ranch
Land Use/Transportation, San Pedro, Valley Village, and Westwood Village. This alternative
definition shall also not apply to any lot for which a “Q” or “D” limitation setting forth a
floor area limitation had been imposed before July 1, 1997. In the event of a conflict with
any other adopted specific plan, the most restrictive provision shall prevail.

BUILDING. Any structure having a roof supported by columns or walls, for the housing,
shelter or enclosure of persons, animals, chattels or property of any kind. (Amended by
Ord. No. 107,884, Eff. 9/23/56.)

CARGO CONTAINER. Any container (refrigerated or non-refrigerated) that permits the
temporary storage and protection of cargo, and which may be transported by ship, rail or
truck without intermediate loading and unloading of the contents of the container. (Added
by Ord. No. 177,244, Eff. 2/18/06.)

CARGO CONTAINER STORAGE YARD. An open-air site or facility, the primary use
of which is the keeping of empty cargo containers, and equipment, and may have as
accessory uses the storage of container chassis and truck cabs, repair facilities, warehouses
and offices associated with the movement or storage of cargo containers. This definition
does not include draying, freighting or trucking yards or terminals. (Added by Ord. No.
177,244, Eff. 2/18/06.)

CEMETERY. Land used or intended to be used for the burial of the dead and dedicated
for cemetery purposes, including columbariums, crematories, mausoleums and mortuaries
when operated in conjunction with and within the boundary of such cemetery.

CHILD CARE FACILITY. A facility in which non-residential care is provided for
children, 16 years of age or under, when licensed as a day care facility for children by the
State of California or other agency designated by the State, under the categories defined in
Section 30019 of Title 22 of the State of California Administrative Code. (Added by Ord.
No. 145,474, Eff. 3/2/74.)

CHIPPING/GRINDING FACILITY. Any facility which temporarily stores and/or
processes source-separated green waste and/or wood waste by means of chipping, grinding,
mixing and/or screening to produce a material of varying particle size. The material
produced by the above described processes may be used as ground cover, biofuel, wood
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chips, animal bedding, worm food or other similar uses. This definition shall not include
any chipping and/or grinding of green waste and/or wood waste conducted for
noncommercial, nonprofit purpose. (Added by Ord. No. 170,054, 11/13/94.)

CITY PLANNING COMMISSION. (Added by Ord. No. 173,268, Eff. 7/1/00, Oper.
7/1/00 and Amended by Ord. No. 173,374, Eff. 8/3/00.)

The Board of Commissioners of the City Planning Department shall be known as the City
Planning Commission and shall consist of nine members. It shall:

(a) give advice and make recommendations to the Mayor, Council, Director of
Planning, municipal departments and agencies with respect to City planning and
related activities and legislation;

(b) make recommendations concerning amendment of the General Plan and
proposed zoning ordinances in accordance with Charter Sections 555 and 558;

(c) make reports and recommendations to the Council and to other governmental
officers or agencies as may be necessary to implement and secure compliance with
the General Plan;

(d) perform other functions prescribed by the Charter or ordinance;

(e) make decisions on any matter that would otherwise be heard by an Area
Planning Commission if the matter involves a project which crosses the boundaries
of the area served by more than one Area Planning Commission; and

(f) adopt guidelines for the administration of the provisions of this chapter if it
determines that guidelines are necessary and appropriate. Authority to adopt
guidelines for the administration of the provisions of this chapter may be delegated to
others by adoption of a resolution by Council. Existing provisions of this chapter
that delegate authority for the adoption of guidelines to others shall continue to apply
with respect to those provisions.

COMMERCIAL COACH. A vehicle with or without motive power, designed and
equipped for human occupancy for industrial, professional or commercial purposes. (Added
by Ord. No. 161,716, Eff. 12/6/86.)

COMMERCIAL CORNER DEVELOPMENT. (Amended by Ord. No.
175,223, Eff. 6/30/03.)

(1) Any commercially used corner lot located in a C or M zone in Height District
Nos. 1, 1-L, 1-VL or 1-XL, the lot line of which adjoins, is separated only by an alley
adjacent to, or is located across the street from, any portion of a lot zoned A or R, or
improved with any residential use (except in an M zone), or

(2) Any multi-family residentially used corner lot located in a C zone in Height
District Nos. 1, 1-L, 1-VL or 1-XL, the lot line of which adjoins, is separated only by
an alley adjacent to, or is located across the street from, any portion of a lot zoned
RW1 or more restrictive zone.
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For purposes of this definition, a Commercial Corner Development can be located on more
than one lot only if the lots are adjacent, not divided by a public street, have a common
parking area, and one or more buildings are erected or are proposed to be erected upon the
lots.

COMMISSION. (Repealed by Ord. No. 173,374, Eff. 8/3/00.)

COMMUNITY APARTMENT PROJECT. The same as defined by Section 11004 of
the California Business and Professions Code. (Added by Ord. No. 151,432, Eff. 10/12/78.)

COMPACTION. The densification of a Fill by mechanical means. (Added by Ord. No.
181,624, Eff. 5/9/11.)

COMPOSTING FACILITY. Any facility which processes source- separated organic
materials to a stabilized state through controlled biological decomposition where the
resultant material is beneficial to plant growth or soil structure when used as a soil
amendment. Materials may initially be chipped, shredded, and/or screened on site prior to
being composted. Composting may be conducted in an in-vessel system or in the open, such
as windrow composting or aerated static pile composting. This definition shall not include
any composting of green waste and/or wood waste conducted for noncommercial, nonprofit
purpose. (Added by Ord. No. 170,054, 11/13/94.)

CONDOMINIUM. The same as defined by Section 783 of the California Civil Code.
(Added by Ord. No. 151.432. Eff. 10/12/78.)

CONVERSION PROJECT, COMMERCIAL/INDUSTRIAL. An existing building
used exclusively for commercial or industrial purposes, or both, proposed for conversion to a
condominium or stock cooperative to be used exclusively for such purposes through
approval of a tract or parcel map. For purposes of this definition, the term “existing” means
that the building was constructed prior to 1945, or if it was built after 1945, a certificate of
occupancy was issued for the building prior to the time of map application. (Added by Ord.
No. 154,960, Eff. 4/3/81.)

CONVERSION PROJECT, COMMERCIAL/INDUSTRIAL TO RESIDENTIAL.
An existing building used exclusively for commercial or industrial purposes, or both,
proposed for conversion to a condominium, stock cooperative or community apartment to be
used exclusively for residential purposes through approval of a tract or parcel map. For
purposes of this definition, the term “existing” means that the building was constructed prior
to 1945 or, if it was built after 1945, a certificate of occupancy was issued for the building
prior to the time of map application. (Added by Ord. No. 154,960, Eff. 4/3/81.)

CONVERSION PROJECT, RESIDENTIAL. An existing apartment house, apartment
hotel, hotel, multiple dwelling or group dwelling used exclusively for residential purposes
proposed for conversion to a condominium, stock cooperative, or community apartment
project to be used exclusively for residential purposes through approval of a tract or parcel
map. For purposes of this definition, the term “existing” means that the building was
constructed prior to 1945 or, if it was built after 1945, a certificate of occupancy has been
issued for the building prior to the time of map application. (Amended by Ord. No.
154,960, Eff. 4/3/81.)
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CONVERSION PROJECT, RESIDENTIAL TO COMMERCIAL/INDUSTRIAL.
An existing apartment house, apartment hotel, hotel, multiple dwelling or group dwelling
used exclusively for residential purposes proposed for conversion to a condominium or
stock cooperative which is to be used exclusively for commercial or industrial purposes
through approval of a tract or parcel map. For purposes of this definition, the term “existing”
means that the building was constructed prior to 1945 or, if it was built after 1945, a

certificate of occupancy was issued for the building prior to the time of map application.
(Added by Ord. No. 154,960, Eff. 4/3/81.)

CORPORATE HEADQUARTERS OR REGIONAL HOME OFFICE. (Added by
Ord. No. 169,366, Eff. 4/1/94.) The main administrative center or centers of one or more
enterprises whose day-to-day functions is the retrieval and/or dissemination of information
to a subsidiary and/or client business in and outside the City’s jurisdiction, through the
means of electronic or data processing.

COUNSELING AND REFERRAL FACILITY. (Added by Ord. No. 149,517. Eff.
5/26/77.) A neighborhood facility which provides counseling services and subsequently
refers applicants to appropriate licensed social service agencies offering professional
remedial assistance. Counseling and referral services may be offered in one or more of the
following areas: welfare, housing, employment, health, education, legal matters, job
development, consumer action, recreation, family problems, juvenile problems, probation,
and neighborhood improvement. Tutoring and legal aid shall be permitted as an accessory
use only.

The facility may also administer the implementation of government funded programs
established to provide low-income housing, job development classes and recreation.

The facility shall:
(a) permit no more than 5 employees, and,

(b)  where located in a residentially developed area, maintain the residential
character of the exterior of the building.

CURB LEVEL. The level of the established curb in front of the building measured at the
center of such front. Where no curb level has been established, the City Engineer shall
establish such curb level or its equivalent for the purpose of this article.

CURING FACILITY. Any composting facility, as defined by this Code, where additional
and/or final biological stabilization is attained after most of the readily metabolized material
has been decomposed, and where no chipping, grinding, or screening of material takes
place. This definition shall not include any curing of green waste and/or wood waste
conducted for noncommercial, nonprofit purpose. (Added by Ord. No. 170,054, 11/13/94.)

CUT. A portion of land surface or areas from which earth has been removed or will be
removed by excavation. (Added by Ord. No. 181,624, Eff. 5/9/11.)

DANCE HALL. Any place where public dances are held or conducted, other than when
incidental to the operation of a hotel, apartment hotel, banquet room, catering hall, church,
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school or lodge. (Amended by Ord. No. 169,990, Eff. 9/17/94.)

DANCE HALL, HOSTESS. Any dance hall or place conducting public dances where
partners are provided for dancing or social contacts by those conducting, managing,
maintaining or operating such public dances for patrons or guests and for which such patrons
or guests pay a fee or other consideration. (Added by Ord. No. 155,718, Eff. 8/6/81.)

DANCE, PUBLIC. A gathering of persons in or upon any premises where dancing is
participated in and to which premises the public is admitted. (Added by Ord. No. 155,718,
Eff. 8/6/81.)

DAY CARE FACILITY. Same as Child Care Facility. (Added by Ord. No. 145,474, Eff.
3/2/74.)

DAY-CARE HOME. (Deleted by Ord. No. 173,085, Eff. 3/19/00.)
DAY-CARE HOME, LARGE FAMILY. (Deleted by Ord. No. 173,085, Eff. 3/19/00.)
DAY-CARE HOME, SMALL FAMILY. (Deleted by Ord. No. 173,085, Eff. 3/19/00.)

DESTROYED. Damaged so as to not be habitable as determined by the Department of
Building and Safety. (Added by Ord. No. 153,144, Eff. 12/28/79.)

DINING AREA. A recess from a room or an alcove, adjoining and interconnected with
the kitchen by a door or opening. (Added by Ord. No. 146,421, Eff. 9/14/74.)

DIRECTOR OF PLANNING (DIRECTOR). (Amended by Ord. No. 173,455, Eff.
9/22/00.) The chief administrative officer of the Department of City Planning shall be
known as the Director of Planning and shall be appointed and removed as provided in
Charter Section 508. The Director shall be chosen on the basis of administrative and
technical qualifications, with special reference to actual experience in and knowledge of
accepted practice in the field of city planning. The Director shall interpret the meaning of
the General Plan and specific plans in instances when there is a lack of clarity in the meaning
of those regulations, subject to appellate review. The Director may appoint a designee to act
on his or her behalf, in which case, references in this Code and other land use ordinances to
Director shall include this designee, unless otherwise stated.

In accordance with Charter Section 553, the Director of Planning or his or her designee
shall:

(a) prepare the proposed General Plan of the City and proposed amendments to
the General Plan;

(b) prepare all proposed zoning and other land use regulations and requirements,
including maps of all proposed districts or zones;

(c) make investigations and act on the design and improvement of all proposed
subdivisions of land as the advisory agency under the State Subdivision Map Act;
and
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(d) have additional powers and duties as are provided by ordinance.

DISASTER. Fire, flood, wind, earthquake, or other calamity, act of God or the public
enemy. (Added by Ord. No. 153,144, Eff. 12/28/79.)

DORMITORY. A guest room designed, intended or occupied as sleeping quarters by
more than two persons. Every 100 square feet of superficial floor area in a dormitory shall be
considered as a separate guest room. (Added by Ord. No. 107,884, Eff. 9/23/56.)

DRIVE-THROUGH FAST-FOOD ESTABLISHMENT. Any establishment which
dispenses food for consumption on or off the premises to an individual in a vehicle. (Added
by Ord. No. 166,904, Eff. 5/18/91.)

DOWNTOWN DESIGN GUIDE PROJECT AREA. (Added by Ord. No. 181,557,
Eff. 3/15/11.) Those portions of the Central City Community Plan Area as shown in the
shaded portion of Map A, dated April 30, 2010, and attached to Council File No. 10-1196,
generally bounded by:

U.S. Highway 101 on the north, Alameda Street on the east, Second Street on the
south, and Harbor Freeway (110 Freeway) on the west;

Fourth and Fifth Streets on the north, the alley easterly of Hill Street (Lindley
Place), Grand Avenue, and Olive Street on the east, Olympic Boulevard and James
M. Wood Boulevard on the south, and Harbor Freeway (110 Freeway) on the west;

Olympic Boulevard and Eleventh Street on the north, Figueroa Street on the east,
Santa Monica Freeway (Interstate 10) on the south, and the Harbor Freeway (110
Freeway) on the west; and,

Ninth Street on the north, Crocker Street on the east, Twelfth Street on the south,
and Main Street on the west.

DWELLING. Any residential building, other than an Apartment House, Hotel or
Apartment Hotel. (Amended by Ord. No. 107,884, Eff. 9/23/56.)

DWELLING, GROUP. Two or more one-family, two-family or multiple dwelling,
apartment houses or boarding or rooming houses, located on the same lot. (Amended by
Ord. No. 107,884, Eff. 9/23/56.)

DWELLING, MULTIPLE. A dwelling containing two dwelling units and not more than
five guest rooms. (Amended by Ord. No. 107,884, Eff. 9/23/56.)

DWELLING, ONE-FAMILY. A detached dwelling containing only one dwelling unit.
(Amended by Ord. No. 107,884, Eff. 9/23/56.)

DWELLING, TWO-FAMILY. A dwelling containing two dwelling units. (Amended by
Ord. No. 107,884, Eff. 9/23/56.)

DWELLING UNIT. A group of two or more rooms, one of which is a kitchen, designed
for occupancy by one family for living and sleeping purposes. (Amended by Ord. No.
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107,884, Eff. 9/23/56.)

DWELLING UNIT, LOW INCOME. (Deleted by Ord. No. 180,308, Eff. 12/7/08.)

DWELLING UNIT, MODERATE INCOME. (Deleted by Ord. No. 180,308, Eff.
12/7/08.)

EDUCATIONAL INSTITUTIONS. Colleges or universities supported wholly or in part
by public funds and other colleges or universities giving general academic instruction as
prescribed by the State Board of Education.

EFFICIENCY DWELLING UNIT. A room located within an apartment house or
apartment hotel used or intended to be used for residential purposes which has a kitchen and
living and sleeping quarters combined therein, and which complies with the requirements of
Section 91.4930.2 of this Code. (Added by Ord. No. 138,456. Eff. 5/30/69.)

ELDERCARE FACILITY. One functionally operated facility, which provides residential
housing for persons 62 years of age and older, and which combines in one facility, two or
more of the following housing types: Senior Independent Housing, Assisted Living Care
Housing, Skilled Nursing Care Housing, and/or Alzheimer's/Dementia Care Housing. A
minimum of 75 percent of the floor area, exclusive of common areas, shall consist of Senior
Independent Housing and/or Assisted Living Care Housing. (Added by Ord. No. 178,063,
Eff. 12/30/06.)

ELEVATION. Vertical distance in feet above sea level. (Added by Ord. No. 181,624,
Eff. 5/9/11.)

EQUINE. Any horse, pony, donkey, burro, or mule which is 12 months of age or older
and is issued a current Equine License by the City Department of Animal Services. An
animal which is under 12 months of age and is the offspring of or is unweaned and being
nursed by a female equine lawfully kept on the property where said animal is kept shall not
be considered an equine and shall be allowed by right on said property. (“Department of
Animal Regulation” renamed “Department of Animal Services” by Ord. No. 174,735,
Eff. 9/13/02.)

EQUINE ENCLOSURE. Any structure or fence which establishes the perimeter of an
equine keeping and maintenance area. (Added by Ord. No. 157,144. Eff. 11/22/82.)

FACTORY-BUILT HOME. A residential building, dwelling unit, or individual dwelling
room or combination of rooms, or building component, assembly, or system manufactured in
such a manner that all concealed parts or processes of manufacture cannot be inspected
before installation at the building site without disassembly of, or damage or destruction to
the part. This home shall comply with all applicable provisions of the California State
Factory-Built Housing law. The term “factory-built home” shall not include a mobilehome,
mobile accessory building or structure, recreational vehicle, or commercial coach. (Added
by Ord. No. 161,716, Eff. 12/6/86.)

FAMILY. One or more persons living together in a dwelling unit, with common access to,
and common use of all living, kitchen, and eating areas within the dwelling unit. (Amended
by Ord. No. 177,325, Eff. 3/18/06.)
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FAMILY DAY CARE HOME - A dwelling unit that regularly provides care, protection,
and supervision for 14 or fewer children, in the provider’s own home, for periods of less than

24 hours per day, while the parents or guardians are away, and is either a large family day
care home or a small family day care home. (Added by Ord. No. 173,085, Eff. 3/19/00.)

FAMILY DAY CARE HOME, LARGE - A family day care home for 9 to 14 children,
including children under the age of 10 years who reside at the home, as set forth in Health
and Safety Code Section 1597.465. (Amended by Ord. No. 176,545, Eff. 5/2/05.)

FAMILY DAY CARE HOME, SMALL - A family day care home for 8 or fewer
children, including children under the age of 10 years who reside at the home, as set forth in
Health and Safety Code Section 1597.44. (Amended by Ord. No. 176,545, Eff. 5/2/05.)

FARMING. The cultivation of berries, flowers, fruits, grains, herbs, mushrooms, nuts,
ornamental plants, seedlings or vegetables for use on-site or sale or distribution on-site or
off-site. (Added by Ord. No. 181,188, Eff. 7/18/10.)

FILL. The depositing of soil, rock or other earth materials by artificial means. (Added
by Ord. No. 181,624, Eff. 5/9/11.)

FLOOR AREA. (Amended by Ord. No. 182,386, Eff. 3/13/13.) The area in square feet
confined within the exterior walls of a Building, but not including the area of the following:
exterior walls, stairways, shafts, rooms housing Building-operating equipment or machinery,
parking areas with associated driveways and ramps, space dedicated to bicycle parking,
space for the landing and storage of helicopters, and Basement storage areas.

Buildings on properties zoned RA, RE, RS, and R1, except properties in the Coastal Zone
which are not designated as Hillside Area, are subject to the definition of Residential Floor
Area.

FLOOR AREA, RESIDENTIAL. (Amended by Ord. No. 181,624, Eff. 5/9/11.) The
area in square feet confined within the exterior walls of a Building or Accessory Building on
a Lot in an RA, RE, RS, or R1 Zone. Any floor or portion of a floor with a ceiling height
greater than 14 feet shall count as twice the square footage of that area. The area of
stairways and elevator shafts shall only be counted once regardless of ceiling height. Area
of an attic or portion of an attic with a ceiling height of more than seven feet shall be
included in the Floor Area calculation.

Except that the following areas shall not be counted:

1. Required Covered Parking. The total area of 200 square feet per required
covered parking area.

2. Detached Accessory Buildings. Detached Accessory Buildings not exceeding
200 square feet; however, the total combined area exempted of all these Accessory
Buildings on a Lot shall not exceed 400 square feet.

3. Covered Porches, Patios, and Breezeways. For Lots not located in the
Hillside Area or Coastal Zone, the first 250 square feet of attached porches, patios,
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and breezeways with a solid roof if they are open on at least two sides.

For Lots located in the Hillside Area, the exempted area shall be limited to 5% of
the maximum Residential Floor Area for a Lot, but need not be less than 250 square
feet, and:

a. Attached porches or patios with a solid roof may be open on only one
side if two of the other sides are retaining walls.

b. Breezeways no wider than 5 feet and no longer than 25 feet connecting
a garage at the Street level to a Dwelling, either directly or through a stairway
or clevator, shall not count as Residential Floor Area and shall not be counted
against the aforementioned exemption.

4.  Lattice Roof Porches, Patios, and Breezeways. Porches, patios, and
breezeways that have an open Lattice Roof, as defined in this Section.

5. Over-In-Height Ceilings. The first 100 square feet of any Story or portion of a
Story of the main Building on a Lot with a ceiling height greater than 14 feet shall be
counted only once. Except that in the Hillside Area, for a room or portion of a room
which has a floor height below the exterior Grade (or "sunken rooms"), when the
ceiling height as measured from the exterior natural or finished Grade, whichever is
lower, is not greater than 14 feet it shall only be counted once.

6. Basements. For Lots not located in the Hillside Area or Coastal Zone, a
Basement when the Elevation of the upper surface of the floor or roof above the
Basement does not exceed 2 feet in height at any point above the finished or natural
Grade, whichever is lower.

For Lots located in the Hillside Area, a Basement when the Elevation of the upper
surface of the floor or roof above the Basement does not exceed 3 feet in height at
any point above the finished or natural Grade, whichever is lower, for at least 60% of
the perimeter length of the exterior Basement walls.

For all Lots, a maximum of 2 light-wells which are not visible from a public right-
of-way and do not project more than 3 feet from the exterior walls of the Basement
and no wider than 6 feet shall not disqualify said Basement from this exemption.

FLOOR AREA RATIO (FAR). A ratio establishing relationship between a property and
the amount of development permitted for that property, and is expressed as a percentage or a
ratio of the Buildable Area or Lot size (example: "3 times the Buildable Area" or "3:1").
(Added by Ord. No. 181,624, Eff. 5/9/11.)

FOSTER CARE HOME. A dwelling unit in which full-time care is provided for
unrelated children, 16 years of age or under, as part of the family, when such use is licensed
by the State of California or other agency designated by the State as a full-time foster home.
Foster care children may be in addition to those permitted under the definition of “Family”
contained in this section. (Added by Ord. No. 145,474, Eff. 3/2/74)

FRONTAGE. All property fronting on one (1) side of a street between intersecting or
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intercepting streets, or between a street and right-of-way, waterway, end of dead-end street,
or city boundary measured along the street line. An intercepting street shall determine only
the boundary of the frontage on the side of the street which it intercepts.

GARAGE, PRIVATE. An accessory building or portion of a main building designed or
used for parking or storage of motor vehicles of the occupants of a residential use.
(Amended by Ord. No. 144,082, Eff. 12/11/72.)

GARAGE, PUBLIC. A building or portion of a building designed or used for the
repairing, equipping or servicing of motor vehicles, or for the parking or storage of motor
vehicles for remuneration, hire, sale, or convenience of the occupants of the premises or the
general public, but not including a private garage. (Amended by Ord. No. 144,082, Eff.
12/11/72.)

GENERAL PLAN. A General Plan is a comprehensive declaration of purposes, policies
and programs for the development of the city, which includes, where applicable, diagrams,
maps and text setting forth objections, principles, standards and other features, and which
has been adopted by the City Council. (Added by Ord. No. 138,800, Eff. 6/13/69, Oper.
6/23/69.)

GRADE (ADJACENT GROUND LEVEL). Is the lowest point of elevation of the
finished surface of the ground, paving or sidewalk within the area between the building and
the property line, or when the property line is more than 5 feet from the building, between
the building and a line 5 feet from the building. This definition does not apply to any
building or structure located within the boundaries of the Century City North or Century
City South Specific Plans and which is subject to Section 12.21.2 of this Code. (Amended
by Ord. No. 160,657, Eff. 2/17/86, Oper. 6/17/86.)

GRADE, HILLSIDE AREA. For the purpose of measuring height on an R1, RS, RE, or
RA zoned Lot in the Hillside Area, pursuant to Section 12.21 C.10. of this Code, Hillside
Area Grade shall be defined as the Elevation of the finished or natural surface of the ground,
whichever is lower, or the finished surface of the ground established in conformance with a
grading plan approved pursuant to a recorded tract or parcel map action. Retaining walls
shall not raise the effective Elevation of Grade for purposes of measuring Height of a
Building or Structure. (Added by Ord. No. 181,624, Eff. 5/9/11.)

GRADING. Any Cut or Fill, or combination thereof, or recompaction of soil, rock or
other earth materials. (Added by Ord. No. 181,624, Eff. 5/9/11.)

GRADING, LANDFORM. A contour grading method which creates artificial Slopes
with curves and varying Slope ratios in the horizontal plane designed to simulate the
appearance of surrounding natural terrain. The graded Slopes are non-linear in plan view,
have varying Slope gradients, and significant transition zones between human-made and
natural Slopes resulting in pad configurations that are irregular. The concept of Landform
Grading incorporates the created ravine and ridge shapes with protective drainage control
systems and integrated landscaping designs. (Added by Ord. No. 181,624, Eff. 5/9/11.)

GRADING, REMEDIAL. For the purposes of Section 12.21 C.10. of this Code,
Remedial Grading shall mean grading recommended by a California Licensed Geologist

and/or Licensed Engineer prepared in accordance with Sections 91.7006.2, 91.7006.3, and
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91.7006.4 of this Code, and approved by the Department of Building and Safety - Grading
Division, that is necessary to mitigate a geologic or geotechnical hazard on a site (including
for access driveways), including, but not limited to: 1) correction of hazardous soil and earth
conditions, when notified by the Department of Building and Safety in accordance with
Section 91.7005.7 of this Code, 2) removal and re-compaction of soil for a Building site to
remediate expansive, compressible or seismically unstable soils, 3) grading required to
provide a minimum factor of safety of 1.5 for stability of slopes, and/or 4) grading to bring
existing steep non-conforming graded slopes into conformance with current Code
requirements for fill and excavated slope gradients. (Added by Ord. No. 181,624, Eff.
5/9/11.)

GREATER DOWNTOWN HOUSING INCENTIVE AREA. Those portions of the
Central City and Southeast Community Plan Areas generally bounded by the 101 Freeway
on the north, the 110 freeway and Figueroa Street (south of Adams Blvd) on the west,
Alameda and Grand Avenue (south of 21st Street) on the east, and Washington Boulevard
and Martin Luther King Jr. Blvd (west of Broadway) on the south as shown in the shaded
portion of Map A, dated January 23, 2007, attached to Council File No. 05-1173. (Added
by Ord. No. 179,076, Eff. 9/23/07.)

GREEN WASTES. All yard trimmings and/or leaves, grass clippings, agricultural wastes
and vegetative landscaping materials generated from the maintenance of yards, parks or
other similar facilities. (Added by Ord. No. 170,054, 11/13/94.)

GROUND FLOOR. The story or basement within a portion of a building that has an
access door that is directly accessible to and fronts on the street, and the elevation of the
floor level is within three feet above or below the adjacent curb. The point on the adjacent
curb is determined by drawing a line perpendicular to the door between the centerline of

such door and the curb of the street. No portion of a ground floor can be located directly
above or below another ground floor. (Added by Ord. No. 174,999, Eff. 1/15/03.)

GUEST HOUSE. A dwelling containing not more than five guest rooms or suites of
rooms, but with no kitchen facilities. (Amended by Ord. No. 107,884, Eff. 9/23/56.)

GUEST ROOM. Any habitable room except a kitchen, designed or used for occupancy
by one or more persons and not in a dwelling unit. (Added by Ord. No. 107,884, Eff.
9/23/56.)

HEIGHT OF BUILDING OR STRUCTURE. Is the vertical distance above grade
measured to the highest point of the roof, structure, or the parapet wall, whichever is highest.
Retaining walls shall not be used for the purpose of raising the effective elevation of the
finished grade for purposes of measuring the height of a building or structure. This definition
does not apply to any building or structure located within the boundaries of the Century City
North and Century City South Specific Plans and which is subject to Section 12.21.2 of this
Code. (Added by Ord. No. 160,657, Eff. 2/17/86, Oper. 6/17/86.)

HIGHWAY, MAJOR. Any street designated as a major highway on the Highways and
Freeways maps of the Transportation Element of the General Plan. (Amended by Ord. No.
172,840, Eff. 11/4/99.)

HIGHWAY, SECONDARY. Any street designated as a secondary highway on the
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Highways and Freeways maps of the Transportation Element of the General Plan.
(Amended by Ord. No. 172,840, Eff. 11/4/99.)

HILLSIDE AREA. Any land designated as Hillside Area as shown in the shaded portion
of the Department of City Planning Hillside Area Map, dated September 23, 2009, attached
to Council File No. 09-1390. The map is maintained by the Department of City Planning as
part of the Geographic Information Systems database. (Amended by Ord. No. 181,128,
Eff. 5/3/10.)

HISTORIC VEHICLE COLLECTION. One or more vehicles, as defined by Sections
5004(a)(1), (2) and (3) of the California Vehicle Code, special interest vehicles, as defined
by Section 5051(b) of the California Vehicle Code, out-of-production vehicles of historical
importance, as determined by the Zoning Administrator or parts cars, as defined in Section

5051(c) of the California Vehicle Code, which are collected, restored, or maintained for non-
commercial hobby or historical purposes. (Added by Ord. No. 161,931, Eff. 3/2/87.)

HIVE. (Added by Ord. No. 183,920, Eff. 12/6/15.) A structure that houses a bee colony.

HOME OCCUPATION. An occupation carried on by the occupant or occupants of a
dwelling as a secondary use in connection with the main use of the property, subject to the
regulations of Section 12.05 A.16. of this Code. For dwelling units where a home
occupation is conducted, the home occupation shall be considered a residential use for
zoning purposes. (Amended by Ord. No. 171,427, Eff. 1/4/97, Oper. 3/5/97.)

HOSTEL. A one-family dwelling, boarding or rooming house, dormitory, apartment hotel
or apartment house which is advertised as a hostel or which is listed with any recognized
national or international hostel organization. (Added by Ord. No 167,689, Eff. 5/9/92.)

HOTEL. A residential building designated or used for or containing six or more guest
rooms, or suites of rooms, which may also contain not more than one dwelling unit, but not
including any institution in which human beings are housed or detained under legal restraint.
(Amended by Ord. No. 138,685, Eff. 7/10/69.)

HOUSEHOLD, LOW INCOME. (Deleted by Ord. No. 180,308, Eff. 12/7/08.)
HOUSEHOLD, MODERATE INCOME. (Deleted by Ord. No. 180,308, Eff. 12/7/08.)

HOUSEHOLD MOVING RENTAL TRUCK. Any motor vehicle which is displayed,
stored or offered for rental without a driver, used and maintained solely for the transportation
of property, primarily used for the do-it-yourself movement of personal or household goods
by private individuals on a short-term basis, having only two axles, and equipped with a
body of no more than 22 feet in length measured at the vehicle chassis nor more than 12 feet
in height measured from the surface upon which the involved truck rests. Such vehicle may
exceed 5600 pounds in registered net weight. (Amended by Ord. No. 151,717, Eff.
1/13/79.)

HOUSING AUTHORITY. (Deleted by Ord. No. 180,308, Eff. 12/7/08.)

HOUSING DEVELOPMENT. The construction pursuant to a building permit of, or the
proposed conversion to condominium ownership pursuant to a final subdivision tract map
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submitted for approval of any apartment house, apartment hotel, multiple dwelling or group
dwelling, residential condominium development or cooperative apartment home having five
or more dwelling units. (Added by Ord. No. 145,927, Eff. 6/3/74.)

HOUSING DIRECTOR. (Deleted by Ord. No. 180,308, Eff. 12/7/08.)

INOPERABLE VEHICLE. Any motor vehicle or trailer which is incapable of
immediate and sustained movement for which it was designed. (Added by Ord. No.
176,840, Eff. 9/4/05.)

IN-VESSEL COMPOSTING. A process in which compostable material is enclosed in a
drum, silo or similar structure where the environmental conditions are controlled and the

compostable material is aerated and mechanically agitated. This process allows for
accelerated decomposition. (Added by Ord. No. 170,054, 11/13/94.)

JOINT LIVING AND WORK QUARTERS. A residential occupancy of one or more
rooms or floors used as a dwelling unit with adequate work space reserved for, and regularly
used by, one or more persons residing there. (Amended by Ord. No. 181,133, Eff. 5/11/10.)

JUNK YARD. Any property or place where the business of a junk dealer, as defined by
either Section 21601 of the California Business and Profession’s Code or Section 103.305 of
the Los Angeles Municipal Code, is conducted — other than wholly within an enclosed
building. In addition, a junk yard shall include property used for the storage of impounded,
abandoned, partially dismantled, obsolete or wrecked automobiles — other than wholly
within an enclosed building. Junk Yard does not include an Historic Vehicle Collection when
maintained as an Accessory Use as defined by Section 12.03 of the Municipal Code, or
Scrap Metal Processing Yard as defined in the Municipal Code. (Amended by Ord. No.
161,931, Eff. 3/2/87.)

KENNEL. Any lot or premises on which four (4) or more dogs, at least four (4) months
of age, are kept.

A municipality may lawfully regulate the number of dogs that may be kept and may also prescribe an age
limit.
Millerv. City of Arcadia, (1932) 121 Cal. App. 660.

KITCHEN. Any room or any portion of a dwelling unit, whether an enclosing
subdivision thereof or otherwise, used or intended or designed to be used for cooking and
preparing food except a light housekeeping room or that portion of a recreation room in a
multiple residential use, or in an accessory building appurtenant thereto, containing the
facilities for the cooking and preparation of food. (Amended by Ord. No. 140,191, Eff.
5/15/70, Operative 10/12/70.)

LEACHATES. Any liquid which has come into contact with or percolated through
composting or curing materials and contains extracted or dissolved substances therefrom, or
any other liquid which has been generated by the decomposition process. (Added by Ord.
No. 170,054, 11/13/94.)

LIGHT HOUSEKEEPING ROOM. Any guest room which is designed and used as a
bedroom and for the cooking and preparing of food, in a conformance with the provisions of
Section 91.4930.1 of Article 1, Chapter 9 of this Code. For the purpose of applying the lot
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area and automobile parking space requirements of the various zones, each light
housekeeping room shall be considered as a separate guest room. (Added by Ord. No.
113,548, Eff. 6/10/59.)

LOADING SPACE. An off street space or berth on the same lot with a building, or
contiguous to a group of buildings, for the temporary parking of a commercial vehicle while
loading or unloading merchandise or materials, and which abuts upon a street, alley or other
appropriate means of access.

LOT. A parcel of land occupied or to be occupied by a use, building or unit group of
buildings and accessory buildings and uses, together with the yards, open spaces, lot width
and lot area as are required by this chapter and fronting for a distance of at least 20 feet upon
a street as defined here, or upon a private street as defined in Article 8 of this chapter. The
width of an access-strip portion of a lot shall not be less than 20 feet at any point. In a
residential planned development or an approved small lot subdivision a lot need have only
the street frontage or access as is provided on the recorded subdivision tract or parcel map
for the development. (Amended by Ord. No. 176,354, Eff. 1/31/05.)

LOT - AIR SPACE. (Added by Ord. No. 156,681, Eff. 6/21/82.) A division of the
space above or below a lot as defined in this section with a finite width, length, and upper
and lower elevation occupied or to be occupied by a use, building or portion thereof, unit
group of buildings or portions thereof, and accessory buildings or portions thereof or
accessory uses. An air space lot shall be identified on a final map or a parcel map recorded in
the office of the County Recorder with a separate and distinct number or letter.

An air space lot shall have such access to a street (as defined in this section) or private
street (as defined in Article 8 of this chapter) by means of one or more easements or other
entitlements to use in a form satisfactory to the Advisory Agency and the City Engineer.

LOT, CORNER. A lot situated at the intersection of two (2) or more streets having an
angle of intersection of not more than one hundred thirty five (135) degrees.

LOT, DOWNHILL. A Lot for which the Front Lot Line, or Street which serves as the
primary vehicular access point for the required parking, is at a higher Elevation than the
Rear Lot Line. (Added by Ord. No. 181,624, Eff. 5/9/11.)

LOT, FLAG. A lot so shaped and designed that the main building site area is set back
from the street on which it fronts and includes an access strip not less than 20 feet in width at
any point connecting the main building site area to the frontage street. (Added by Ord. No.
137,956, Eff. 3/2/69.)

LOT, INTERIOR. A lot other than a corner lot.

LOT, KEY. The first interior lot to the rear of a reversed corner lot and not separated
therefrom by an alley.

LOT, REVERSED CORNER. A corner lot the side street line of which is substantially a
continuation of the front line of the first lot to its rear.

LOT, THROUGH. A lot having a frontage or two parallel or approximately parallel
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streets, but not including those lots having frontage on a street and frontage on a navigable
public canal or waterway parallel or approximately parallel to said street. (Amended by
Ord. No. 138,095, Eff. 4/19/69.)

LOT, TRANSITIONAL. The first 100 feet of a lot in an RA or R Zone having a side line
adjoining or separated only by an alley from a lot in a C or M Zone. (Amended by Ord.
No. 111,049, Eff. 5/3/58.)

LOT, UPHILL. A Lot for which the Front Lot Line, or Street which serves as the primary
vehicular access point for the required parking, is at a lower Elevation than the Rear Lot
Line. (Added by Ord. No. 181,624, Eff. 5/9/11.)

LOT, VACANT. A lot on which no building, temporary or permanent, is erected. (Added
by Ord. No. 153,361, Eff. 3/2/80.)

LOT AREA. The total horizontal area within the lot lines of a lot.

LOT DEPTH. The horizontal distance between the front and rear lot lines measured in
the mean direction of the side lot lines.

LOT LINE, FRONT. In the case of an interior lot, the line separating the lot from the
street or place, and in the case of a corner lot, a line separating the narrowest street frontage
of the lot from the street, except in those cases where the latest tract deed restrictions specify
another line as the front lot line.

LOT LINE, REAR. A lot line which is opposite and most distant from the front lot line
and, in the case of an irregular, triangular, or gore-shaped lot, a line ten (10) feet in length
within the lot, parallel to and at the maximum distance from the front line.

LOT LINE, SIDE. Any lot boundary line not a front lot line or a rear lot line.

LOT WIDTH. The horizontal distance between the side lot lines measured at right angles
to the lot depth at a point midway between the front and rear lot lines.

LOW TO MODERATE COST HOUSING. Housing for which the rent does not exceed
the current Fair Market Rent for Existing Housing standards applicable to Los Angeles City
as established for Section 8 and 23 Housing Assistance Payments Program by the United
States Department of Housing and Urban Development. (Added by Ord. No. 151,432, Eff.
10/12/78.)

MAJOR REMODEL - HILLSIDE. Any remodeling of a main building on a lot in the
Hillside Area whenever the aggregate value of all alterations within a one-year period
exceeds 50 percent of the replacement cost of the main building. (Added by Ord. No.
168,159, Eff. 9/14/92.)

MANUFACTURED HOME. The term “manufactured home” shall include a factory-
built home and mobilehome but shall not include a recreational vehicle, or commercial
coach. (Added by Ord. No. 161,716, Eff. 12/6/86.)

MINI-SHOPPING CENTER. (Amended by Ord. No. 175,223, Eff. 6/30/03.) A
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building or group of buildings located on a lot or lots, having all of the following
characteristics:

(1) Size - comprised of less than 65,000 square feet of lot area before any
dedications required in connection with the building permit or other permits for the
Mini-Shopping Center;

(2) Use - used for more than one retail establishment, such as a store, shop,
business, service or facility;

(3) Zoning - located in the C or M1, M2 or M3 Zones; and

(4) Improvements - improved with a structure or structures that do not exceed a
height of three stories.

For purposes of this definition, a Mini-Shopping Center can be located on more than one
lot only if the lots are adjacent, not divided by a public street, have a common parking area,
and one or more buildings are erected or are proposed to be erected upon the lots.

The definition of Mini-Shopping Center shall not include the following:

An automobile service station, including service bay areas, where accessory food
sales do not exceed 600 square feet of floor area and other accessory uses do not
exceed 500 square feet of floor area; or

Commercial buildings composed of general business or professional offices, including
those of a real estate or stock broker, or an insurance or building and loan company, with
30% or less of the total square footage containing related commercial/retail uses that are
located on the first and second floors, so long as parking is provided for the
commercial/retail uses as required by Section 12.21 A 4.

MINOR EMERGENCY REPAIRS. Those repairs to a currently State licensed motor
vehicle owned by the occupants of the property which do not require the complete
immobilization of the vehicle in excess of 24 hours duration or does not require the removal

of the engine transmission, rear-end or more than one wheel. Minor emergency repairs does
not include body and fender work. (Added by Ord. No. 137,210, Eff. 10/12/68.)

MOBILE MEDICAL FACILITY. A vehicle, or portable structure transported by a
vehicle, easily transportable in one or more sections, which is used to provide primarily
diagnostic or preventive medical services on a temporary basis in any one location. (Added
by Ord. No. 166,045, Eff. 8/17/90.)

MOBILEHOME. When used in Sections 12.08.1, 12.09.3, and 12.24 of this Code, this
term shall mean a structure transportable in one or more sections, designed and equipped to
be used as a dwelling unit or accessory to a dwelling unit. This structure shall comply with
all applicable provisions of the California State Mobilehomes — Manufactured Housing Act.

The term “mobilehome” shall not include a factory—built home, recreational vehicle, or
commercial coach. (Amended by Ord. No. 164,904, Eff. 7/6/89.)

MOBILEHOME PARK. When used in Sections 12.09.3, 12.24, and 17.50 of this Code,
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this term shall mean any lot or portion of a lot used to provide rental or lease sites for two or
more individual mobilehomes or trailers used as one—family dwellings. (Amended by Ord.
No. 164,904, Eff. 7/6/89.)

MOBILEHOME SITE. When used in Section 12.24 of this Code, this term shall mean
that portion of a mobilehome park set aside and designated for the occupancy of a
mobilehome or trailer and including the area set aside or used for parking and buildings or

structures such as awnings, cabanas or ramadas which are accessory to the mobilehome or
trailer. (Added by Ord. No. 161,716, Eff. 12/6/86.)

MODEL DWELLING. (Deleted by Ord. No. 172,839, Eff. 11/1/99.)

MULCH. A woody vegetative material used as a nonnutritive ground cover to control
erosion, improve water retention and retard weed growth. (Added by Ord. No. 170,054,
11/13/94.)

MULCHING FACILITY. Any facility which receives, temporarily stores and processes
primarily source-separated carbonaceous wood waste and/or yard trimmings into a mulch.
Examples of such materials include clean wood waste, tree and shrub trimming, leaves and
other high carbon, low nitrogen material which decompose at a slow rate and have little
leachate or odor-causing potential. Processing of such materials is achieved by chipping and
screening to attain a uniform particle size and may include limited aging of the material to
achieve a desired appearance. This definition shall not include any mulching of green waste
and/or wood waste conducted for noncommercial, nonprofit purpose. (Added by Ord. No.
170,054, 11/13/94.)

NATURE PRESERVE. An area in its natural state which serves as a habitat for flora
and/or fauna indigenous to the area, or as a corridor linking such habitats, including but not
limited to a bird sanctuary, and which is designated as a nature preserve on the applicable
community or district plan by footnote or other means, and where permitted uses are only

incidental to the preservation and enhancement of the preserve. (Added by Ord. No.
166,168, Eff. 10/3/90.)

NONCONFORMING BUILDING. A building, structure or portion thereof, which does
not conform to the regulations of this chapter and which lawfully existed at the time the
regulations, with which it does not conform, became effective.

NONCONFORMING LOT. A lot whose width, area or other dimensions does not
conform to the regulations of this chapter and which lawfully existed at the time the

regulations with which it does not conform became effective. (Amended by Ord. No.
127,777, Eff. 8/1/64.)

NONCONFORMING USE. A use of building or land which does not conform to the
regulations of this chapter and which lawfully existed at the time the regulations with which
it does not conform became effective.

OUTDOOR EATING AREA. When used in Sections 12.12.2, 12.13, 12.14, 12.21.1 and
12.24, this term shall refer to a covered or uncovered portion of a ground floor restaurant
which is not completely enclosed within the building; is used primarily for the consumption
of food and/or drinks by the patrons of the restaurant; and is not larger than 50 percent of the
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dining area of the ground floor restaurant. A “ground floor” restaurant refers to any
restaurant with an average finished floor elevation either below or not more than three feet
above natural grade as measured from any point along the exterior building wall closest to
the restaurant. (Amended by Ord. No. 165,403, Eff. 2/17/90.)

PARALLEL PARKING STALL. A parking stall having its length parallel with its
access aisle. (Amended by Ord. No. 142,306, Oper. 2/9/72.)

PARKING AREA, PRIVATE. An open area located on the same lot with a dwelling,
apartment house, hotel or apartment hotel, for the parking of automobiles of the occupants of
such building. (Amended by Ord. No. 138,859, Eff. 8/21/69.)

PARKING AREA, PUBLIC. Any open area other than a street or a private parking area,
used for the parking of more than four automobiles.

PARKING BAY. The width of two rows of parking stalls and the aisle between, or on a

single loaded aisle with width of one row of parking stalls and the access aisle. (Added by
Ord. No. 142,306, Oper. 2/9/72.)

PARKING. BUILDING. Any garage designed and used primarily for the parking of
automobiles. (Amended by Ord. No. 144,082, Eff. 12/11/72.)

PARKING SPACE, AUTOMOBILE. Space within a building or a private or public
parking area, exclusive of driveways, ramps, columns, office and work areas, for the parking
of one (1) automobile.

PARKING STALL. Same as Parking Space, Automobile. (Added by Ord. No. 142,306,
Oper. 2/9/72.)

PHILANTHROPIC INSTITUTION. A nonprofit, charitable institution devoted to the
housing, training or care of children, or of aged, indigent, handicapped or underprivileged
persons, but not including the following: office buildings, except as an accessory to and
located on the same lot with an institutional activity, as listed above; hospitals, clinics or
sanitariums, correctional institutions, institutions or homes for the insane or those of
unsound mind; lodging houses or dormitories providing temporary quarters for transient
unemployed persons; organizations devoted to collecting and salvaging new or used
materials, or organizations devoted principally to distributing food, clothing or supplies on a
charitable basis.

POOL. Any constructed pool used for swimming, bathing or wading or as a fishpond or
similar use. (Added by Ord. No. 109,714, Eff. 8/26/57.)

PRINCIPAL USE. The main permitted use of land or structures as distinguished from an
accessory use. (Added by Ord. No. 152,467, Eff. 7/14/79.)

RECREATION ROOM. A room contained in either a main building or an accessory
building, designed to be utilized primarily for games, the pursuit of hobbies, social
gatherings, and such activities. Such a room may contain such plumbing fixtures as are
utilized in a bar or for hobby activities. Such a room in a single-family or two-family
dwelling or in an accessory building appurtenant to a single-family or two-family dwelling,
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may not include facilities for the cooking and preparation of food. However, in a multiple
residential use or in an accessory building appurtenant thereto, a recreation room which is
for the common use of all the dwelling units therein may contain the facilities for the
cooking and preparing of food. (Added by Ord. No. 138,685. Eff. 7/10/69.)

RECREATIONAL VEHICLE. A portable vehicle mounted on wheels, with or without
motive power, and primarily designed and constructed to provide human habitation for
recreational, camping, travel or emergency purposes. (Added by Ord. No. 161,716, Eff.
12/6/86.)

RECREATIONAL VEHICLE PARK. Any lot or portion of a lot permitted by
conditional use to provide rental or lease sites for individual recreational vehicles which are
occupied for temporary purposes. (Added by Ord. No. 161,716, Eff. 12/ 6/86.)

RECYCLABLE MATERIALS. Items or materials to be recycled or reused, including but
not limited to yard waste, paper, plastic, glass, metal, newspaper, and cardboard. (Added by
Ord. No. 171,687, Eff. 8/19/97.)

RECYCLING AREA OR ROOM. An outdoor space or a room within a building which
1s designated for the collection of Recyclable Materials generated by the use(s) occupying
only that site, is approved by the Fire Department and the Department of Building and
Safety, and has the space to accommodate Recycling Receptacles. (Added by Ord. No.
171,687, Eff. 8/19/97.)

RECYCLING CENTER, MOBILE. A receptacle, usually a trailer, for the collection of
recyclable materials that is drawn by motor power and bears a valid state license. (Added
by Ord. No. 158,503, Eff. 1/1/84.)

RECYCLING CENTER OPERATOR OR JUNK DEALER. A person having a fixed
place of business in the City and engaging in, conducting, managing or carrying on the
business of buying, selling or otherwise charging or re-selling for reuse, materials approved
for collection at an approved Recycling Center or Buyback Center, Recycling Materials

Processing Facility, Recycling Materials Sorting Facility or Junk Yard as defined by this
Code. (Amended by Ord. No. 171,687, Eff. 8/19/97.)

RECYCLING CENTER OR SITE. (Definition Deleted by Ord. No. 171,687, Eff.
8/19/97.)

RECYCLING CHUTE. Any vertical smooth shaft used to convey recyclable materials
from the upper floors of a building to a recyclable storage bin or room at the bottom end of
the chute. (Added by Ord. No. 181,227. Eff. 9/1/10.)

RECYCLING COLLECTION OR BUYBACK CENTER. A facility where Recyclable
Materials are deposited or redeemed for monetary value, and which may include baling or
crushing operations for the purposes of efficiency of storage and transfer (volume reduction),

but shall not include sorting or processing activities for other than temporary storage
purposes. (Added by Ord. No. 171,687, Eff. 8/19/97.)

RECYCLING MATERIALS PROCESSING FACILITY. A facility which accepts
Recyclable Materials for sorting and processing on the site. For the purpose of this
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definition, processing shall mean the process of changing the physical characteristics of a
Recyclable Material, including the shredding, smelting, grinding and crushing of cans,
bottles, and other materials, for other than temporary storage purposes. (Added by Ord. No.
171,687, Eff. 8/19/97.)

RECYCLING MATERIALS SORTING FACILITY. A facility which accepts
commingled or source-separated Recyclable Materials of various types, which are separated
on the site using a manual or automated system. For the purpose of this definition, source-
separated Recyclable Materials are those which are separated from the waste stream at their
point of generation for the purpose of recycling. This may include baling or crushing
operations for the purposes of efficiency of storage and transfer (volume reduction), but shall
not include processing activities for other than temporary storage purposes. (Added by
Ord. No. 171,687, Eff. 8/19/97.)

RECYCLING RECEPTACLE. A container which is suitable for the collection of
Recyclable Materials. Containers shall be covered, durable, waterproof, rustproof, and of
incombustible construction, and shall provide protection against the environment or be in

completely enclosed indoor recycling areas. Containers must be clearly labeled to indicate
the type of material to be deposited. (Added by Ord. No. 171,687, Eff. 8/19/97.)

REGISTERED NET WEIGHT. Registered net weight or a commercial vehicle is the
unladen weight, as that term is defined by State Vehicle Code Section 660 and evidenced on
the registration card kept within a commercial vehicle pursuant to State Vehicle Code
Section 4454 or 4455 as the registration weight of a commercial vehicle pursuant to State
Vehicle Code Section 9400. (Added by Ord. No. 148,857, Eff. 10/30/76.)

RENTABLE FLOOR AREA. The floor area in a building, exclusive of corridors, stairs,
elevator shafts, lavoratories, flues and janitor’s storage closets.

RESIDENTIAL BUILDING. A building or portion thereof designed or used for human
habitation. (Added by Ord. No. 107,884, Eff. 9/23/56.)

RESIDENTIAL PLANNING DEVELOPMENT. A group of residential buildings and
appurtenant structures located and arranged in accordance with the requirement of the RPD -
residential planned development district (Sec. 13.04) in which the property is located. A
residential planned development may include schools. It may also include churches,
hospitals, infirmaries, recreational and commercial uses, as an integral part of the
development and intended for use by its occupants, to an extent commensurate with the
planned population of the RPD district. (Added by Ord. No. 141,474, Eff. 2/27/71.)

RESIDENTIAL VEHICLE. A mobilehome, or a travel trailer containing a minimum of
two hundred and twenty (220) square feet of superficial floor area exclusive of bath, closet
and water closet areas, as defined by the California Health and Safety Code Sections 18211
and 18219. Such residential vehicle shall contain cooking, eating, sleeping, toilet and
bathing facilities and shall display a California Department of Housing and Community
Development insignia issued within one year prior to the date of application for the use of
land permit herein required and a valid current California vehicle license. (Added by Ord.
No. 153,144, Eff. 12/28/79.)

RETIREMENT HOTEL. A building with guest rooms and/or dwelling units in which 90
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percent or more of the occupants are age 62 or older and for which a covenant running with
the land is recorded limiting the use as such for as long as the building contains any guest
rooms. (Added by Ord. No. 159,714, Eff. 4/8/85.)

REVERSE VENDING MACHINE. An automated mechanical device which accepts one
or more types of empty beverage containers including aluminum cans, glass and plastic
bottles, and which issues a cash refund or a redeemable credit slip with a value not less than
the container’s redemption value as determined by the State of California. A reverse

vending machine may sort and process containers mechanically, provided that the entire
process is enclosed within the machine. (Added by Ord. No. 168,662, Eff. 4/29/93.)

REVERSE VENDING MACHINE COMMODITY STORAGE BIN. A non-
automated container which is covered and made of durable, incombustible, rustproof and
waterproof construction, which is used to store the processed aluminum cans, glass and

plastic bottles that are removed from a reverse vending machine. (Added by Ord. No.
168,662, Eff. 4/29/93.)

ROOF, LATTICE. A roof covering constructed as an Open Egg-Crate Roof or Spaced
Roof. An Open Egg-Crate roof is constructed of lattice members so that a sphere of 10
inches minimum in diameter can pass through. All lattice members must have a minimum
nominal width of 2 inches. A Spaced Roof is constructed of members running in one
direction only with a minimum clear spacing between the members of not less than 4 inches.
In addition, beams supporting and placed perpendicular to the members shall be spaced not
less than 24 inches on center. All members or beams must have a minimum nominal width
of 2 inches. (Added by Ord. No. 181,624, Eff. 5/9/11.)

ROOM, HABITABLE. (Amended by Ord. No. 146,421, Eff. 9/14/74.) An enclosed
subdivision in a residential building commonly used for living purposes, but not including
any lobby, hall, closet, storage space, water closet, bath, toilet, slop sink, general utility room
or service porch. A recess from a room or an alcove (other than a dining area) having 50
square feet or more of floor area and so located that it could be partitioned off to form a
habitable room, shall be considered a habitable room.

For the purpose of applying the automobile parking space requirements of this article, any
kitchen as defined herein shall be considered a habitable room and, if it is a part of a room
designed for other than food preparation or eating purposes, such remaining portion shall
also be considered a habitable room.

For the purpose of applying the lot area requirements of this article, a kitchen less than 100
square feet of room area from wall to wall shall not be considered a habitable room.

For the purpose of applying the open space requirements of Section 12.21 G., a kitchen as
defined herein shall not be considered a habitable room. (Fourth Para. Added by Ord. No.
171,753, Eff. 11/17/97.)

SCHOOLS, ELEMENTARY AND HIGH. An institution of learning which offers
instruction in several branches of learning and study required to be taught in the public
schools by the Education Code of the State of California. High schools include Junior and
Senior.
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SCRAP METAL PROCESSING YARD. Any establishment or place of business which
is maintained, used or operated solely for the processing and preparing of scrap metal for
remelting by steel mills and foundries. (Added by Ord. No. 145,040, Eff. 10/15/73.)

SENIOR INDEPENDENT HOUSING. Residential housing that consists of dwelling
units for persons 62 years of age and older and may include common dining areas or other
community rooms. Full time medical services shall not be provided on the premises. It may
be a component of an Eldercare Facility. (Added by Ord. No. 178,063, Eff. 12/30/06.)

SERVANTS QUARTERS. An accessory building located on the same premises with the
main building, used solely as the dwelling of persons employed on the premises, such
quarters having no kitchen facilities and not rented or otherwise used as a separate dwelling
unit. (Added by Ord. No. 107,884, Eff. 9/23/56.)

SHELTER FOR THE HOMELESS. A residential facility operated by a “provider,”
other than a “community care facility” as defined in the California Health and Safety Code
Section 1502, which provides temporary accommodations to homeless persons and/or
families and which meets the standards for shelters contained in Title 25, California
Administrative Code, Part 1, Chapter F, Subchapter 12, Section 7972. The term “temporary
accommodations” means that a homeless person or family will be allowed to reside at the
shelter for a time period not to exceed six months. For the purpose of this definition, a
“provider” shall mean a government agency or private non-profit organization which
provides, or contracts with recognized community organizations to provide, emergency or
temporary shelter for the homeless, and which has been certified by the Housing and
Community Investment Department of the City of Los Angeles to meet all applicable
requirements as such which are contained in the California Health and Safety Code and the
California Administrative Code. (Amended by Ord. No. 182,718, Eff. 10/30/13.)

SHOWCASE THEATER. (Added by Ord. No. 148,910, Eff. 11/17/76.) A theater
which meets all of the following criteria:

(1) seats 90 persons or less;

(2) 1s nonprofit and tax-exempt;

(3) provides live entertainment; and

(4) employs fewer than five persons (exclusive of performers).

SKILLED NURSING CARE HOUSING. Residential housing that is licensed by the
California Department of Health and provides acute, intermediate, or long-term skilled
nursing care and consists only of guest rooms for its residents. Full time medical services
may be provided on the premises. It may be a component of an Eldercare Facility. (Added
by Ord. No. 178,063, Eff. 12/30/06.)

SLOPE. An inclined ground surface the inclination of which is expressed as a ratio of
horizontal distance to vertical distance (i.e. 2:1 or 1:1) or as a percentage (i.e. 50% or

100%). (Added by Ord. No. 181,624, Eff. 5/9/11.)

SLOPE BAND. The area of a property contained within a defined Slope interval as
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identified in Section 12.21 C.10. of this Code and shown on a Slope Analysis Map prepared
by a licensed surveyor based on a survey of the natural/existing topography. Slope bands
need not necessarily be located in a contiguous manner and can be one or more areas as
small or as large as they exist on said property. (Added by Ord. No. 181,624, Eff. 5/9/11.)

SOLID WASTE ALTERNATIVE TECHNOLOGY PROCESSING FACILITY. A
facility that has one or more technological systems which extracts, recovers or generates
usable materials and/or energy from solid waste, as defined in Section 40191 of California
Public Resources Code. (Added by Ord. No. 181,272, Eff. 9/28/10.)

SPECIFIC PLAN. A specific plan is a definite statement adopted by ordinance of
policies, standards and regulations, together with a map or description defining the locations

where such policies, standards and regulations are applicable. (Added by Ord. No.
138,800, Eff. 6/13/69.)

STABLE, PRIVATE. A detached accessory building which has a roof and may have one
or more sides and is used in whole or in part for the housing or shelter of an equine or
equines owned by the occupants of the premises and not kept for remuneration, hire or sale.
(Amended by Ord. No. 157,144, Eff. 11/22/82; Clarified by Ord. No. 157,219, Eff.
12/3/82.)

STABLE, PUBLIC. A stable other than a private stable.

STANDARD HILLSIDE LIMITED STREET — a street (public or private) with a
minimum width of 36 feet and paved to a minimum roadway width of 28 feet, as determined
by the Bureau of Engineering. (Amended by Ord No. 169,961, Eff. 8/29/94.)

STOCK COOPERATIVE. The same as defined by Section 11003.2 of the California
Business and Professions Code. (Added by Ord. No. 153,024, Eff. 1/10/79.)

STORAGE BUILDING FOR HOUSEHOLD GOODS. (Added by Ord. No. 173,979,
Eff. 6/29/01.) A building that offers secure self-storage for household goods in individual
rooms, compartments, lockers or containers to which clients bring goods for storage and
retrieve them any time during normal business hours without any assistance from the
operator of the building. For purposes of this definition, storage of these goods may not be
in containers, such as boxes, barrels and/or drums set on pallets or racks, or that require the
use of forklifts or other similar mechanical equipment for access or mobility. A storage
building for household goods does not include the storage of commercial inventory to be
sold, displayed, rented or otherwise relocated for sale.

STORY. That portion of a building included between the upper surface of any floor and
the upper surface of the floor next above, except that the top most story shall be that portion
of a building included between the upper surface of the topmost floor and the ceiling or roof
above. If the finished floor level directly above a basement, cellar or unused underfloor
space is more than six feet above grade as defined herein for more than 50% of the total
perimeter, or is more than twelve feet above grade as defined herein at any point, such
basement, cellar or unused underfloor space shall be considered as a story. (Amended by
Ord. No. 131,309, Eff. 4/24/66.)

STREET. Any public thoroughfare other than an alley or walk, except that in those cases
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where a subdivision has been recorded containing lots which abut only on an alley or walk,
said alley or walk may be considered to be a street.

STREET — COLLECTOR. Any street designated as a collector street on an adopted
community plan element of the general plan. (Added by Ord. No. 150,799, Eff. 6/5/78.)

STRUCTURAL ALTERATIONS. Any change which would prolong the life of the
supporting members of a building or structure, such as bearing walls, columns, beams or
girders.

STRUCTURE. Anything constructed or erected which is supported directly or indirectly
on the earth, but not including any vehicle which conforms to the California State Vehicle
Act. (Amended by Ord. No. 107,884, Eff. 9/23/56.)

SUBSTANDARD HILLSIDE LIMITED STREET. A Street which does not meet the
minimum requirements of a Standard Hillside Limited Street as defined in Section 12.03 of
this Code (public or private) with a width less than 36 feet and paved to a roadway width of

less than 28 feet, as determined by the Bureau of Engineering. (Amended by Ord. No.
181,624, Eff. 5/9/11.)

SUITE. A group of habitable rooms designed as a unit, and occupied by only one family,
but not including a kitchen or other facilities for the preparation of food, with entrances and
exits which are common to all rooms comprising the suite. (Added by Ord. No. 138,685,
Eff. 7/10/69.)

TEMPORARY GEOLOGICAL EXPLORATORY CORE HOLE. A seismic test hole
or exploratory core hole used or intended to be used exclusively for geophysical, geological,

and other exploratory testing for oil, natural gas or other hydrocarbon substances.
(Amended by Ord. No. 152,744, Eff. 9/10/79.)

TENANT. A person who rents, leases or sub-leases, through either a written or oral
agreement, residential real property from another. (Added by Ord. No. 151,432, Eff.
10/12/78.)

TENNIS OR PADDLE TENNIS COURT. A game court designed for the purpose of
playing tennis, paddle tennis or similar game, utilizing a concrete slab or other
conventionally accepted hard playing surface, an enclosing fence and frequently overhead
lighting fixtures. (Added by Ord. No. 151,466, Eff. 10/27/78.)

TOWNHOUSE. A dwelling unit, structurally separated from another dwelling unit or
other dwelling units in a building containing two or more dwelling units, and complying
with the provisions of Section 91.2305(k)(2) of this Code, and which may be sold jointly
with the lot upon which the dwelling unit is situated. Provided, however, that common
roofing, flashing, and siding are permitted so as to enclose the airspace resulting from said
structural separation. (Added by Ord. No. 141,474, Eff. 2/27/71.)

TRAILER OR AUTOMOBILE TRAILER. A vehicle without motive power, designed
to be drawn by a motor vehicle and to be used for human habitation or for carrying persons

and property, the terms “trailer” and “automobile trailer” shall not include a mobilehome.
(Amended by Ord. No. 161,716, Eff. 12/6/86.)
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TRANSIENT OCCUPANCY RESIDENTIAL STRUCTURE. A residential building
designed or used for one or more dwelling units or a combination of three or more dwelling
units and not more than five guest rooms or suites of rooms wherein occupancy, by any
person by reason of concession, permit, right of access, license, or other agreement is for a
period of 30 consecutive calendar days or less, counting portions of calendar days as full

days. (Added by Ord. No 167,689, Eff. 5/9/92.)

TRASH CHUTE. Any vertical smooth shaft used to convey rubbish, trash, or garbage
from the upper floors of a building to a trash storage bin or room at the bottom end of the
chute. (Added by Ord. No. 181,227, Eff. 9/1/10.)

TRUCK GARDENING. The cultivation of berries, flowers, fruits, grains herbs,
mushrooms, nuts, ornamental plants, seedlings or vegetables for use on-site or sale or
distribution oftf-site. (Added by Ord. No. 181,188, Eff. 7/18/10.)

UNDERFLOOR SPACE. A space between the ground and the floor directly above.
(Added by Ord. No. 109,714, Eff. 8/26/57.)

USE. The purpose for which land or a building is arranged, designed or intended or for
which either land or a building is or may be occupied or maintained.

UTILITY RENTAL TRAILER. Any non-passenger carrying, box- type open or van
designed to be towed by a passenger vehicle, not exceeding 3,500 pounds gross vehicle
weight (GVW), and not exceeding 96 inches in total width, nor 72 inches in box width, nor
14 feet in box length. (Added by Ord. No. 148,857, Eff. 10/30/76.)

VEHICLE, COMMERCIAL. Any vehicle, excluding Household Moving Rental Trucks,
and Utility Rental Trailers, which when operated upon a highway is required to be registered
as a commercial vehicle by the Vehicle Code of the State of California or by any other
jurisdiction and which is used or maintained for the transportation of persons for hire,
compensation, or profit, or designed, used or maintained primarily for the transportation of

property. (Amended by Ord. No. 148,857, Eff. 10/30/76.)

WINDROW COMPOSTING. The process in which compostable material is placed in
elongated piles or windrows which are mechanically turned or aerated to encourage
decomposition and to reduce odors. (Added by Ord. No. 170,054, 11/13/94.)

WOOD WASTES. Any untreated and/or unpainted wood material such as pallets,
plywood and other construction related scrap lumber, stumps and tree trimming. (Added by
Ord. No. 170,054, 11/13/94.)

YARD. An open space other than a court, on a lot, unoccupied and unobstructed from the
ground upward, except as otherwise provided in this article.

YARD, FRONT. A yard extending across the full width of a lot, the depth of which is the
minimum horizontal distance between the front lot line and a line parallel thereto on the lot.

YARD, REAR. A yard extending across the full width of the lot, the depth of which is the
minimum horizontal distance between the rear lot line and a line parallel thereto on the lot.
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(Amended by Ord. No. 121,925, Eff. 6/4/62.)

YARD, SIDE. A yard more than six (6) inches in width between a main building and the
side lot line, extending from the front yard or the front lot line where no front yard is
required, to the rear yard. The width of the required side yard shall be measured horizontally
from the nearest point of the side lot line toward the nearest part of the main building.

ZONING ADMINISTRATOR. (Amended by Ord. No. 173,492, Eff. 10/10/00.) The
Zoning Administrator shall mean the Chief Zoning Administrator or an Associate Zoning
Administrator. The Director may appoint the Zoning Administrator to act as the Director’s
designee or as a Hearing Officer for the Director.
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Los Angeles Planning and Zoning

SEC. 12.20.2. COASTAL DEVELOPMENT PERMITS (PRIOR TO CERTIFICATION OF THE LOCAL
COASTAL PROGRAM.)
(Title Amended by Ord. No. 160,524, Eff. 12/27/85; Sec. Added by Ord. No. 151,603,* Eff. 11/25/78.)

A. Purpose. It is the purpose of this section to provide for the approval or denial of Coastal Development Permits in accordance
with Section 30600(b) of the California Public Resources Code. In adopting the California Coastal Act of 1976 the State Legislature
finds and declares:

"(a) That the California Coastal Zone is a distinct and valuable natural resource of vital and enduring interest to all the people
and exists as a delicately balanced ecosystem.

"(b) That the permanent protection of the state's natural and scenic resources is a paramount concern to present and future
residents of the state and nation.

"(c) That to promote the public safety, health, and welfare, and to protect public and private property, wildlife, marine
fisheries, and other ocean resources, and the natural environment, it is necessary to protect the ecological balance of the
coastal zone and to prevent its deterioration and destruction."

B. Definitions. For the purpose of this section the following words and phrases are defined:

"Aggrieved Person'" means any person who, in person or through a representative, appeared at a hearing on the
application for a Coastal Development Permit, or appeal hearing in connection with the decision or action appealed, or who, by
other appropriate means prior to a hearing, informed the permit issuing authority, or appeal body of the nature of his or her
concerns or who for good cause was unable to do either. "Aggrieved person” includes the applicant for a Coastal
Development Permit.

"Coastal Zone" shall mean that land and water area within the City of Los Angeles as specified on maps prepared by the
California Coastal Commission, copies of which are on file with the Department of City Planning and the Office of City
Engineer. Such "coastal zone" extends seaward to the City's outer limit of jurisdiction, and generally extends inland 1000 yards
from the mean high tide line of the sea. In significant coastal estuarine, habitat and recreational areas it extends inland to the
first major ridgeline paralleling the sea or five miles from the mean high tide line of the sea, whichever is less, and in developed
urban areas the zone extends inland 1000 yards.

"Development" means, on land, in or under water, the placement or erection of any solid material or structure; discharge
or disposal of any dredged material or of any gaseous, liquid, solid, or thermal waste; grading, removing, dredging, mining, or
extraction of any materials; change in the density or intensity of the use of land, including, but not limited to, subdivisions
pursuant to the Subdivision Map Act (commencing with Section 66410 of the Government Code), and any other division of
land, including parcel maps and private street divisions, except where any land division is brought about in connection with the
purchase of such land by a public agency for public recreational use; change in the intensity of use of water, or of access
thereto; construction, reconstruction, demolition, or alteration of the size of any structure, including any facility of any private,
public, or municipal utility; and the removal or harvesting of major vegetation other than for agricultural purposes, kelp
harvesting, and timber operations which are in accordance with a timber harvesting plan submitted pursuant to the provisions
of the Z'berg-Nejedly Forest Practice Act of 1973 (commencing with Section 4511 of the California Public Resources Code).

As used in this definition, "structure" includes, but is not limited to, any building, road, pipe, flume, conduit, siphon, aqueduct,
telephone line, and electrical power transmission and distribution line.

"Feasible" shall mean capable of being accomplished in a successful manner within a reasonable period of time, taking into
account economic, environmental, social and technological factors.

"Local Coastal Program' (LCP) shall mean the City's land use plans and other applicable general plan elements, zoning
ordinances, zoning district maps, and proposed implementing actions, which when taken together, meet the requirements of,

and implement the provisions and policies of, the California Coastal Act of 1976.

"Permit" means any license, certificate, approval, or other entitlement for use granted, conditionally granted, or denied by



any public agency which is subject to the provisions of this section.

"Public Project" shall mean any development initiated by the Department of Public Works or any of its bureaus, any
development initiated by any other department or agency of the City of Los Angeles, and any development initiated or to be
carried out by any other governmental agency which is required to obtain a local government permit. Public Project shall not
include any development by any department or agency of the City of Los Angeles or any other governmental entity which
otherwise requires action by or approval of the City Planning Commission, Area Planning Commission or the Office of Zoning
Administration, or any development by any department or agency of the City of Los Angeles or any other government entity
for which a permit from the Department of Building and Safety is required. Public Project shall also not include any
development on tidelands, submerged lands, or on public trust lands, whether filled or unfilled. (De finition Amended by Ord.
No. 173,268, Eff. 7/1/00, Oper. 7/1/00.)

"Sea" shall mean the Pacific Ocean and all harbors, bays, channels, canals, estuaries, salt marshes, sloughs and other areas
subject to tidal action through any connection with the Pacific Ocean, excluding nonestuarine rivers, streams, tributaries,
creeks, and flood control and drainage channels.

C. Use. No Development shall be undertaken in the Coastal Zone unless and until an application for such Development has been
submitted to the City for a Coastal Development Permit and such Permit has been obtained from the appropriate City Department in
conformance with the provisions of this section and has become final Where the particular coastal project requires a coastal
development permit from the Commission in addition to the one obtained from the City, no development may be commenced until both
such permits have been obtained, and both have become final.

1. 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. A current copy of these regulations is on file with the Department of City Planning and the
Office of City Engineer. This exception shall not relieve any person from obtaining from the proper authority a Coastal
Development Permit for a Development within the Coastal Zone where such permit is required but can only be issued by the
California Coastal Commission, the Regional Commission or the Executive Director. The provisions of this section shall also
not apply to any development on tidelands, submerged lands, or on public trust lands, whether filled or unfilled; any
development by a public agency for which a local government permit is not otherwise required; any emergency repair
authorized by Section 30611 of the Public Resources Code; any permits authorized to be issued by the Executive Director of
the California Coastal Commission or the Executive Director of the Regional Commission pursuant to Section 30624 of the
Public Resources Code; and any other permits over which the City is not authorized to exercise the option provided for in
subdivision (b) of Section 30600 of the Public Resources Code.

D. Initiation. Proceedings for a Permit shall be initiated by the filing of a verified application upon a form or forms prescribed for
that purpose. An application for a Coastal Development Permit for a public project, or for a private project where the approval for the
underlying permit is within the jurisdiction of the City Engineer shall be filed in the public office of the City Engineer. All other
applications for Coastal Development Permits shall be filed in a public office of the Department of City Planning.

All applications filed with the City Engineer and the Department of City Planning shall be accompanied by the following data:

1. An adequate description of the project including, but not limited to maps, plans, photographs, drawings, etc., of the
proposed development, project site and vicinity sufficient to determine whether the project complies with all relevant policies of
the California Coastal Act of 1976. Each application shall contain sufficient information concerning land and water areas in the
vicinity of the site of the proposed project, (whether or not owned or controlled by the applicant) so that the permit issuing
authority will be adequately informed as to present uses and plans, both public and private. insofar as they can reasonably be
ascertained for the vicinity surrounding the project site. The description of the development shall also include any feasible
alternatives or any feasible mitigation measures available which would substantially lessen any significant adverse impact
which the development may have on the environment. For purposes of this section the term "significant adverse impact on the
environment”" shall be defined as in the California Environmental Quality Act and the State and City Guidelines adopted
pursuant thereto.

2. A description and documentation of the applicant's legal interest in the property on which the Development is to be
located if the application were approved (e.g., ownership, leasehold, enforceable option, authority to acquire the specific
property by eminent domain.)



3. A dated signature by or on behalf of each of the applicants, attesting to the truth, completeness, and accuracy of the
contents of the application and, if the signer of the application is not the applicant, written evidence that the signer is authorized
to act as the applicant's representative and to bind the applicant in all matters concerning the application.

4. A statement of the status of the environmental documentation for the project and a copy of the required environmental
documentation.

5. Any additional information as may be required by the permit granting authority.

E. Notice - Posting. At the time the application is submitted for filing, the applicant must post, at a conspicuous place, easily read
by the public and as close as possible to the site of the proposed development a notice that an application has been made for a Coastal
Development Permit. Such notice shall contain specific information as to the nature of the proposed development and be in a form as
prescribed for that purpose.

Notice - Mailing. The applicant shall furnish to the City, accompanying the application, a list containing the name and address of
each property owner of record and the addresses of all residences, including apartments within one hundred feet from each boundary
of the site of the proposed development. Where the hearing on the Coastal Development Permit is to be combined with a public
hearing otherwise required by this Code for the proposed development, and the provisions of this Code require notification to persons
beyond one hundred feet of the site of the proposed development, no separate list shall be required, and all persons notified of the
hearing for the proposed development shall also be notified that the hearing shall include the application for a Coastal Development
Permit. Notice of such hearing shall also be sent to an occupant of all residences, including apartments within 100 feet of the boundary
of the proposed development, all persons known, or thought to have a particular interest in the application, and all other persons
requesting notice.

F. Proceedings and Hearing.
1. Time Limit - Hearing - Notice. To the extent possible, any Permit application for a Development within the Coastal
Zone shall be processed in accordance with established policies and procedures of a permit granting authority in conformance
with the provisions of this Code. For those projects for which no hearing would otherwise be required by law, the appropriate

City agency shall notify by mail, at least ten (10) days prior to the hearing, the following:

(a) those persons whose names appear on the list of property owners within 100 feet of the boundary of the site of
the proposed development;

(b) an occupant of all residences, including apartments, within 100 feet of the boundary of the site of the proposed
development. This requirement can be met by mailing such notice to "occupant" of the subject residence.

(c) those persons known or thought to have a particular interest in the application and
(d) all other persons requesting notice.
At the public hearing, all interested persons shall be afforded a reasonable opportunity to testify and present evidence.
G. Determination.
1. Authority - A permit granting authority shall have the authority to approve, conditionally approve or disapprove any
application for a Permit under the provisions of the California Coastal Act of 1976; and, standards as established by Division
5.5 Title 14 of the California Administrative Code. In making its determination under the provisions of this section, the permit
granting authority shall not approve, or conditionally approve a permit unless it makes written findings, including specific factual

findings, supporting the following conclusions:

(a) That the development is in conformity with Chapter 3 of the California Coastal Act of 1976 (commencing with
Section 30200 of the California Public Resources Code).

(b) That the permitted 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.



(c) That the Interpretative 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 the light of the individual project in making its determination.

(d) That 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.

(e) If the development is located between the nearest public road and the sea or shoreline of any body of water
located within the coastal zone, that the development is in conformity with the public access and public recreation
policies of Chapter 3 of the California Coastal Act of 1976.

(f) Any other finding or findings as may be required for the development by the California Environmental Coastal
Act.

2. Conditions of Approval - In approving an application for a permit under the provisions of this section, the city shall
impose such reasonable terms and conditions as it deems necessary to assure a development that is in accordance with the
provisions of the California Coastal Act of 1976 and those other criteria set forth in the preceding paragraph.

3. Notification - A copy of the permit granting authority's action approving, conditionally approving or disapproving any
application for a Coastal Development Permit, along with any findings made and conditions imposed in connection therewith,
shall be mailed to the applicant and to any person or persons who, in writing, request a copy of such action.

H. Appeals. Appeals from the approval, conditional approval, or disapproval of a permit under the provisions of this section, may
be taken by the applicant or any aggrieved person as follows:

1. Where a Coastal Development Permit hearing has been combined with the hearing on the project itself, an appeal may
be taken to the appellate body that would hear and decide the appeal from the underlying project. If the appeal from any
underlying project is further appealable to a second appellate body, the Coastal Development Permit is likewise further
appealable. The time within which to appeal shall be the same as that provided for an appeal of the project itself, but the
decision of the permit granting authority on the coastal permit may be separately appealed, without appealing the action on the
underlying project. The times for notification of hearing and action on such appeal shall be the same as for the underlying
project, whether or not such underlying project is also appealed.

2. Where a Coastal Development Permit application is for a public project, the action of the City Engineer may be appealed
to the Board of Public Works. Such appeal shall be filed with the Office of the City Engineer within ten days of the mailing of
the decision of the permit granting authority.

3. Where a coastal development permit (other than for a Public Project) involves an underlying activity which is not
otherwise appealable, the action of a permit-granting authority on an application may be appealed to the Area Planning
Commission. That appeal shall be filed with the Area Planning Commission within ten days of the mailing of the decision of
the permit-granting authority. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.)

4. Any appeal filed with either the City Engineer or the Area Planning Commission shall be heard and decided within 30
days of the filing of the appeal. Notice shall be mailed to the required parties at least ten days prior to the hearing. (Amended
by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.)

Action on any appeal shall be in writing, and if the appeal is granted, in whole or in part, such decision shall set forth wherein the
permit granting authority, or the lower appeal body erred in its action on the permit under the criteria set forth in Section 12.20.2G.L(a)
through (e). If the action of any appeal body is further appealable within the City of Los Angeles' appeal structure, notice of such
intermediate appeal body's action approving, conditionally approving or disapproving any appeal of a Coastal Development Permit
along with any findings made and conditions imposed in connection therewith, shall be mailed to the applicant, the appellant, and to any
person or persons who, in writing, request a copy of such action.

I. Notification. After the decision of the last appeal body, or the time within which any appeal can be taken has expired, the permit
granting authority, or any appeal body whose action became final on the permit, shall transmit a copy, by mail, with return receipt
requested, of the notice of permit issuance or permit denial to the Executive Director of the Regional Coastal Commission. Such notice
shall include the requisite findings, a project description and a verbatim copy of any conditions attached to the permit, all as required by



Section 13302(g) of the California Coastal Commission Regulations. Notice shall also be mailed to the applicant, the appellant, and any
persons who, in writing, requested such notice.

The decision of the permit granting authority, or any appeal body to approve issuance of a permit shall not be deemed to be final and
no Coastal Development Permit may be issued until 20 working days have expired from the date said notice of permit issuance is
deemed received by said Executive Director and without an appeal having been taken to the South Coast Regional Commission.

If a timely, valid appeal is taken to the Regional Commission, the operation and effect of the Coastal Development Permit is stayed
pending final action on the appeal by the Regional Commission or the Commission, and the City shall within five working days of the
receipt of such notice, deliver to the Executive Director copies of all relevant documents and materials used by the City in its
consideration of the permit application.

If no appeal is taken within 20 working days of the date of the notice of the City's decision to issue a permit is deemed received by
the Executive Director, the applicant may commence utilization of the permit. If no timely appeal is taken from the City's decision to
deny a permit, such decision is final.

Neither an applicant nor any other aggrieved party may appeal the approval, conditional approval, or disapproval of any permit to the
Regional Commission unless and until all of the City's appeal procedures for such permit have been taken, and a decision thereon has
been made.

J.  Revocation. Any permit application filed or approved under the provisions of this section or Code may be immediately
terminated or revoked by the permit granting authority upon a finding that one or more of the following grounds exist:

1. That inaccurate, erroneous or incomplete information was filed or presented in conjunction with said Permit application.

2.  That names and addresses of all property owners as shown on the records of the City Engineer or of the County
Assessor, were not provided within the required radius of the involved property in conformity with the requirements of this
section and Code. (Amended by Ord. No. 181,595, Eff. 4/10/11.)

3. That the addresses of all residential occupancies within one hundred feet of each boundary of the site of the proposed
development were not provided.

4. That the applicant failed to post and maintain the required notice at the project site in accordance with Subsection E of
this section.

K. Exception. Notwithstanding any other provisions of this section or Code, an applicant may file an application for a Permit at
any point of the project approval process relating to his or her Development. However, upon initiation of the project approval process
by the applicant, said applicant shall sign and notarize a form prescribed for this purpose which shall contain the following:

1. A statement advising the applicant that no permits or permission for a Development in the Coastal Zone shall be issued
unless and until a Permit has been approved in accordance with the provisions of this section.

2. A statement relieving the City of any legal or other responsibility in the event that failure to apply for a Permit results in,
or contributes to, a violation of Section 65950, 65951 or 65952 of the California Government Code.

L. Violations. Any violation of the provisions of this section and Code relating to the processing of permits shall be subject to
enforcement and penalties of Chapter 9 of the California Coastal Act of 1976 and subsequent amendments thereto.

M. Charges For Notification. No person requesting notification of any application, hearing or decision by any permit granting
authority or any notification of hearing or decision on any appeal therefrom shall be required to bear the cost of any such notification.

N. Extensions of Permits. (Added by Ord. No. 171,424 Eff. 1/4/97.) Prior to the expiration of a Coastal Development
Permit, an applicant may apply to the initial approving authority of the original permit for an extension of the permit for a period of one
year. This request shall automatically extend the expiration date of the permit until the approving authority has acted upon the request
and the approving authority's action becomes effective. However, if construction has not commenced at the time the application for
extension is made, construction may not commence during the period of the automatic extension until the approving authority has acted
upon the request and it becomes effective. The application shall state the reasons for the request and shall be accompanied by



evidence of a valid, unexpired permit and of the applicant's continued legal ownership interest in the property. The applicant shall also
furnish to the City the information required in Subsection E. of this section.

The approving authority, in considering the request for extension, shall determine whether there are changed circumstances that may
affect the consistency of the project with the findings required under Subsection G. of this section.

If the approving authority determines that there are no changed circumstances that may affect the consistency of the project with
the findings required under Subsection G. of this section, notice of the determination, including a summary of the procedures set forth
in this subsection, shall be posted on the subject property by the applicant and shall be mailed, by first class mail by the appropriate City
agency, to all persons who testified at any public hearing on the original permit and left their names and addresses, or submitted written
testimony or to any other persons requesting notice.

If no written objection to the determination is received within 10 working days of the posting and mailing, the extension shall be
approved.

If the approving authority determines that, due to changed circumstances, the proposed development is no longer consistent with the
findings required in Subsection G. of this section, or if objection is made to the determination of consistency, the approving authority
shall set the matter for public hearing and give notice in accordance with the provisions of Subsection F. of this section. In addition,
the approving authority shall notify any persons who objected to the approving authority's determination of consistency.

The approving authority shall make a determination based on the facts presented at the public hearing. If the proposed development
is determined to be consistent with the findings required in Subsection G. of this section, the extension shall be approved. If the
proposed development is determined to be inconsistent with these requirements, the extension shall be denied.

Notice of any action taken by the approving authority on an application for an extension of a permit shall be provided as set forth in
Subdivision 3. of Subsection G. of this section.

Any action taken by the approving authority on an application for an extension of a permit is appealable to the first City appellate
body referenced in Subsection H. of this section in the same manner as an appeal of the original permit as set forth in Subsection H.

The notification procedures and the procedures applicable to appeals to the Coastal Commission set forth in Subsection I. of this
section are applicable to applications for extensions of permits.

0. Amendments To Permits. (Added by Ord. No. 171,424 Eff. 1/4/97.)

1. The holder of a Coastal Development Permit may apply to amend the permit by filing a written application with the initial
approving authority who approved the original permit. The application shall contain a description of the proposed amendment,
the reason for the amendment, together with maps, plans or any other information as may be required by the approving
authority, and shall be accompanied by evidence of a valid, unexpired permit and of the applicant's continued legal ownership
interest in the property. The applicant shall also furnish to the City the information required in Subsection E. of this section. If
the application is deemed complete and accepted, the approving authority shall determine if the requested amendment
constitutes an immaterial or material change to the permit.

2. For applications representing immaterial changes, the approving authority shall prepare a written notice containing the
same information required for the notice of the original application for a Coastal Development Permit, a description of the
proposed amendment and a summary of the procedures outlined in this subsection. The notice shall be posted on the subject
property by the applicant and shall also be mailed, by first class mail by the appropriate City agency, to all persons who
testified at any public hearing on the original permit and left their names and addresses, or submitted written testimony or to
any other persons who requested to be notified. If no written objection is received by the approving authority within 10
working days of the posting and mailing, the approving authority shall approve the amendment provided the following findings
are made:

(a) that the proposed amendment will not lessen or avoid the intended effect of the original permit, as approved or
conditioned consistent with the findings required in Subsection G. of this section, unless the proposed amendment is
necessitated by a change in circumstances, and the applicant has presented newly discovered material which he or
she could not, with reasonable diligence, have discovered and produced before the original permit was granted; and

(b) that the proposed amendment will not lessen or eliminate any conditions imposed for the purpose of protecting a



coastal resource or coastal access consistent with the findings required by Subsection G. of this section; and
(c) that all of the findings required by Subsection G. of this section can still be made; and
(d) that the proposed amendment will not result in any increase in the density or intensity of the project; and
(e) that the proposed amendment will not cause any adverse impact on surrounding properties.

3. For applications representing material changes, applications whose immateriality has been challenged or applications for
amendments which affect coastal resource or coastal access protection as required by California Public Resources Code
Section 30604, the approving authority shall set the matter for public hearing and shall give notice in accordance with the
provisions of Subsection F. of this section. The approving authority shall also notify all persons who objected to the approving
authority's determination of immateriality. If the approving authority can make the findings contained in Subdivision 2. of this
subsection, it shall approve the application for amendment to the permit. If the approving authority cannot make the findings
referenced above, the application for amendment shall be denied.

4. Notice of any action taken by the approving authority on an application for an amendment to a permit shall be provided
as set forth in Subdivision 3. of Subsection G. of this section.

5. Any action taken by the approving authority on an application for an amendment to a permit is appealable in the same
manner as an appeal on the original permit as set forth in the Subsection H. of this section.

6. The notification procedures and the procedures applicable to appeals to the Coastal Commission set forth in Subsection
L. of this section are applicable to applications for amendments to permits.
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Los Angeles Planning and Zoning

SEC. 12.40. LANDSCAPE - GENERAL REQUIREMENTS.
(Added by Ord. No. 170,978, Eff. 5/13/96, Oper. 7/13/96.)

A. Purpose.
1. To bring greater order and certainty to the development process.

2. To respond to State-level mandates for action in such areas as water conservation,
energy conservation, enhancement of water quality, and amelioration of air quality.

3. To increase the amount and quality of appropriate landscaping appurtenant to all land
uses in the City.

4. To establish a minimum level of regulation that protects the public and at the same time
allows for design flexibility.

B. Prohibitions. Notwithstanding any provisions of Chapter 1 of this Code to the contrary, the
Department of Building and Safety shall not issue any building, grading, or use of land permit for
any Project unless the Department of City Planning determines that the proposed landscaping will
meet the provisions of Sections 12.40 through 12.43 of this Code and has been assured that any
proposed landscaping will be installed.

C. Exceptions. The provisions of Sections 12.40 through 12.43 of this Code shall not apply to:

1. Any Project involving replacement of an earthquake hazardous building demolished as
a result of an enforcement of the Earthquake Safety Ordinance (Division 88, Article 1,
Chapter IX of the Los Angeles Municipal Code.)

2. Any Project for which a building permit is required

(a) in order to comply with an order issued by the Department of Building and
Safety to repair an unsafe or substandard condition, or

(b) 1in order to rebuild as a result of destruction by fire, earthquake, or other
natural disaster.

3. Any Project regulated by Subparagraph (i) of Section 12.04.05 B 1 (a) of this Code.

4. Any Project which has obtained a still-valid discretionary land use approval from the
City prior to the operative date of this section, and which also required approval of landscape
documents.

5. Any Project where plans were accepted by the Department of Building and Safety for
plan check prior to the operative date of this ordinance. This exception does not apply to
any Project where changes were later made to the Project which increase the gross square
footage or number of parking spaces by more than five percent. This exception shall no
longer be valid if construction is not commenced within one year of the date of issuance of
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SEC. 12.40. LANDSCAPE - GENERAL REQUIREMENTS.

the permit.
6. Any landscape that is designated a Historic-Cultural Monument.

7. Cemeteries.

D. Definitions. Whenever the following terms are used in Sections 12.40 through 12.43 they

shall be construed as defined below. Words and phrases not defined herein shall be construed as
defined in Sections 12.03, and in the Guidelines adopted by the City Planning Commission pursuant
to Subsection F below.

Grass - Any relatively low-growing living ground cover of the family Poaceae
(Graminae), usually mown. Includes, but is not limited to, members of the species
Agropyron (Wheat Grass), Agrostis (Bent Grass, Redtop), Bouteloua (Blue Grama Grass),
Buchloe (Buffalo Grass), Cynodon (Bermudagrass), Festuca (Fescue), Lolium (Rye Grass),
Poa (Bluegrass), Stenotaphrum (St. Augustine Grass), Zoysia (Korean Grass). Does not
include members of the family Poaceae (Graminae), that are usually not mown, such as
members of the species Aristidia (Triple-Awned Grass), Miscanthus (Eulalia Grass),
Muhlenbergia (Deer Grass).

Landscape Practitioner - Any person licensed by the State of California to design, install
or maintain landscape or irrigation systems. Any person specifically exempted by the State
from the licensing requirements in the field of landscape or land management. Any owner
who designs, installs or maintains landscaping or irrigation systems on his or her own

property.

Lawn Area - Any relatively low-growing, living, ground cover, typically (but not
necessarily) mown, that will withstand foot traffic, and that requires dry-season irrigation
greater than that required by Common Bermudagrass (Cynodon dactylon). Includes
Dichondra and Clovers (Trifolium species.)

Native (Plant) - Any (plant) species indigenous to the Los Angeles area existing before
European settlement, as identified in James Hendrickson’s The Jepson Manual, or its
successor standard reference, as adopted by the Director of Planning.

Native (Plant) Community - A recurring combination of native (plant) species that
reflects parallel responses to similar combinations of environmental conditions, as identified
in Robert F. Holland’s “Preliminary Descriptions of the Terrestrial Natural Communities of
California,” or its successor standard reference, as adopted by the Director of Planning.

Permeable - A material that permits water penetration to a soil depth of 18 inches or more,
including non porous surface material poured or laid in sections not exceeding one square
foot in area and collectively comprising less than two-thirds of the total surface area of
loosely laid material such as crushed stone or gravel.

Project - Any use of land, construction or addition which includes more than 2,000 gross
square feet of impermeable surface. A Project shall include new parking areas and additions
to existing parking areas constructed with impermeable paving and new parking buildings.
A Project shall not include construction of or addition to one-family dwellings, nor shall a
Project include any structure or use of land which is permeable.
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Stream - Any perennial or intermittent stream or river identified on United State
Geological Survey Maps.

Wetland - Any natural lake, intermittent lake, pond, intermittent pond, marsh, swamp,
seep or spring identified on United States Geological Survey Maps.

E. Landscape Point System. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.) The
Department of City Planning shall not approve proposed landscape for any Project unless the
landscape satisfies the requirements of the landscape point system, as established by the City
Planning Commission. A Project that satisfies any landscape requirements of Sections 12.40
through 12.43 of this Code or any other sections of this Code, may accrue points.

F. Approvals. (Amended by Ord. No. 173,268, Eff. 7/1/00, Oper. 7/1/00.) The Director of
Planning shall have the authority to issue approvals under Sections 12.40 through 12.43 of this
Code. The Director shall review and approve or disapprove the proposed landscape. These
decisions shall be based on the requirements for application submittal established by the City
Planning Commission. The City Planning Commission shall adopt and revise, as necessary,
guidelines to implement the provisions of Sections 12.40 through 12.43. The Director may also
grant exemptions from Sections 12.40 through 12.43 if he or she finds that these landscaping
requirements are inappropriate due to the temporary nature of the Project.

G. Certificate of Substantial Completion.

1. When the approved landscape has been substantially installed, a landscape practitioner
shall file a certificate of substantial completion certifying to the Department of City
Planning, that the proposed landscape required in Sections 12.40 through 12.43 of this Code
has been substantially provided on the Project.

2. Substantial completion may be guaranteed by the applicant, in lieu of actual
installation. A performance bond, certificate of deposit, letter of credit, surety deposit, or
other instrument satisfactory to the City Attorney, in any amount equal to the cost of the
landscape, shall be posted with the City to ensure satisfactory completion of the landscape.

3. Nothing in this subsection shall be construed to prevent the Department of Building
and Safety from issuing a certificate of occupancy, when otherwise permitted or required.

H. Relationship To The Provisions of The Los Angeles Municipal Code.

1. Existing “Q” Conditions, “D” Development Limitations or “F” Funded
Improvement Classifications. In the case of conflicts between Sections 12.40 through
12.43 of this Code with existing “Q” conditions, “D” development limitations or “F” funded
improvements classifications, the existing “Q” conditions, “D” development limitations or
“F” funded improvement classifications shall control.

2. Existing Specific Plans. In the case of conflicts between Sections 12.40, 12.42 and
12.43 of this Code with existing specific plans, the provisions of the following existing
specific plans shall control: Central City West Specific Plan, Colorado Boulevard Specific
Plan, Devonshire-Topanga Specific Plan, Granada Hills Specific Plan, Mulholland Scenic
Parkway Specific Plan (controls over Section 12.42 only), Pacific Palisades Commercial
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Village Specific Plan, Park Mile Specific Plan, Playa Vista Specific Plan, Porter Ranch
Specific Plan (controls over Section 12.43 only), Reseda Central Business District Specific
Plan, San Vicente Scenic Corridor Specific Plan, Valley Village Specific Plan, the Venice
Coastal Zone regulations, Ventura-Cahuenga Boulevard Corridor Specific Plan, Warner
Center Specific Plan, and Wilshire-Westwood Scenic Corridor Specific Plan. In the case of
conflicts between Sections 12.40 through 12.43 of this Code with the provisions of the
Mount Washington Specific Plan or the Foothill Boulevard Corridor Specific Plan, the more
restrictive provisions shall control. (Amended by Ord. No. 171,694, Eff. 9/26/97.)

3.  Future Specific Plans, “Q” Conditions, “D” Development Limitations or “F”
Funded Improvement Classifications. Future specific plans, “Q” conditions, “D”
development limitations or “F” funded improvement classifications may impose alternate
landscape requirements, if they expressly state that the specific plan’s,””’Q” conditions’s, “D”
development limitation’s or “F” funded improvement classification’s landscape requirements
are intended to supersede the standards set forth in Sections 12.40 through 12.43 of this
Code.

If any provision of Sections 12.40 through 12.43 conflicts with Article 7, Chapter V of this

Code, Article 7, Chapter V shall control.

J. Unless specifically prohibited by this Code, any existing features and techniques that fulfill the
requirements of Sections 12.40 through 12.43 of this Code may be used to satisfy the requirements
of these sections. The provisions of Sections 12.40 through 12.43 of this Code shall not require the
removal of any existing structures or features nor prohibit any existing, installed landscape
techniques. Where conflicts arise, all efforts shall be made to conform to the provisions of Sections
12.40 through 12.43 of this Code in a reasonable and practical manner.
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CHAPTER IX

BUILDING REGULATIONS

Article
1 Buildings [Building Code]
15 Los Angeles Residential Code
2 Elevator Code
3 Electrical Code
4 Plumbing
5 Mechanical Code
6 Miscellaneous
7 Boilers, Unfired Pressure Vessels and Other Equipment
8 General Administrative Provisions

9 Green Building Code

ARTICLE 1
BUILDINGS
[BUILDING CODE]

(Article 1, Chapter I1X Amended by Ord. No. 179,324, Eff. 12/10/07, Oper. 1/1/08.)

Administration
Definitions and Abbreviations
Use or Occupancy
Special Use and Occupancy
General Building Heights and Areas
Types of Construction
Fire-resistant Materials and Construction
Interior Finishes
Fire-protection Systems
Means of Egress
Accessibility
Interior Environment
Energy Conservation
Exterior Wall Coverings
Roofs and Roof Structures
Structural Forces
Structural Tests and Inspection
Soils and Foundations
Concrete
Aluminum
Masonry
Steel
Wood
Glass and Glazing



25 Gypsum Board and Plaster

26 Plastic

27 Electrical Systems

28 Mechanical Systems

29 Plumbing Systems

30 Elevators and Conveying Systems

31 Special Construction

32 Encroachments into the Public Right-of-Way

33 Safeguards During Construction

34 Existing Structures

35 Uniform Building Code Standards

61 Special Hazard Areas

62 Signs

63 Additional Provisions for Specific Uses

67 Security Provisions

70 Grading, Excavations and Fills

71 Methane Seepage Regulations

72 Fire District Regulations

81 Existing Buildings and Structures — General Requirements

82 Change of Occupancy, Use and Rating Classification

83 Relocation Permit

85 Alternative Building Standards for Joint Living and Work Quarters

86 Special Provisions for Existing Buildings

88 Earthquake Hazard Reduction in Existing Buildings

89 Abatement of Buildings, Structures, Premises and Portions Thereof Which Constitute a Nuisance or Are Hazardous, or Substandard
90 Nuisance Abatement and Discontinuance of Land Use and Discretionary Zoning Approvals; Relocation Assistance; Enforcement
91 Earthquake Hazard Reduction in Existing Tilt-up Concrete Wall Buildings

92 Voluntary — Earthquake Hazard Reduction in Existing Wood Frame Residential Buildings with Weak Cripple Walls and Unbolted Sill Plates
93 Voluntary Earthquake Hazard Reduction in Existing Wood Frame Residential Buildings with Soft, Weak or Open Front Walls

94 Voluntary — Earthquake Hazard Reduction in Existing Hillside Buildings

95 Voluntary — Earthquake Hazard Reduction in Existing Reinforced Concrete Buildings and Concrete Frame Buildings with Masonry Infills
96 Voluntary — Earthquake Hazard Reduction in Existing Reinforced Concrete and Reinforced Masonry Wall Buildings with Flexible Diaphragms

DIVISION 1
ADMINISTRATION

Section

91.101 Title, Purpose, and Scope.
91.102 Unsafe Buildings or Structures.
91.103 Violations.

91.104 Organization and Enforcement.
91.105 Appeals.

91.106 Permits.

91.107 Fees.

91.108 Inspection.

91.109 Certificate of Occupancy.
91.110 Responsibility of Permittee.
91.111 Code Revision.

91.112 Grading Certificate.

SEC. 91.101. TITLE, PURPOSE, AND SCOPE.

91.101.1. Title. (Amended by Ord. No. 181,758, Eff. 8/8/11.) This article shall be known as the Los Angeles Building Code or Building Code or LABC, a
portion of the Los Angeles Municipal Code (LAMC), and wherever the word Code is used in this article it shall mean the Los Angeles Building Code. Article 1.5
of Chapter IX of the LAMC shall collectively be known as the Los Angeles Residential Code or LARC. The provisions of the LARC for one- and two-family
dwellings shall apply to the construction, alteration, movement, enlargement, replacement, repair, equipment, use and occupancy, location, removal and demolition
of detached one- and two-family dwellings and townhouses not more than three stories above grade plane in height with a separate means of egress and their
accessory structures. In addition to the LARC, Sections of Chapters 1, 11A, 11B, 17, 31B, 34, 63, 67, 70, 71, 72, 81, 89, 92, 93 and 96 of the LABC shall also be
applicable to one- and two-family dwellings and townhouses unless stated otherwise.



b. Report fees for minor work may be reduced to one half of the calculated fee, as determined by the Department.

c. Fees are based on single projects and contiguous properties.
d. Additional fees for division of land review shall be collected as required by Section 91.107.8.2.
e The fees in this table shall be increased by 50 percent, when the reports are reviewed during off-hours at the request of the applicant and acceptance by

the Department.

TABLE NO. 1-D
(Amended by Ord. No. 171,185, Eff. 7/22/96.)

GRADING PERMIT FEES

GRADING FEE
100 cubic yards $160.00
or less
101 - 1,000 $160.00 for the first 100 cubic yards, plus $135.00 for each
cubic yards additional 100 cubic yards or fraction thereof.
1,001 - 10,000  $1,375.00 for the first 1,000 cubic yards, plus $150.00 for each
cubic yards additional 1,000 cubic yards or fraction thereof.
1800830 bi $2,725.00 for the first 10,000 cubic yards, plus $500.00 for each
yarcis CubIC  aqditional 10,000 cubic yards or fraction thereof.
100,001 cubic ~ $7,225.00 for the first 100,000 cubic yards, plus $250.00 for each
yards or more  additional 10,000 cubic yards or fraction thereof.

DIVISION 2
DEFINITIONS AND ABBREVIATIONS

(Division Amended by Ord. No. 179,324, Eff. 12/10/07, Oper. 1/1/08.)
Section

91.200 General.
91.202 Definitions.

SEC. 91.200. GENERAL.
Chapter 2 of the CBC is adopted by reference with the following exceptions, modifications and additions:

91.201.4.Terms Not Defined. Where terms, phrases and words are not defined they shall have the ordinarily accepted meaning as the context implies. The
definitions in Webster’s Third New International Dictionary of the English Language, Unabridged shall be considered as providing ordinarily accepted meanings.

SEC. 91.202. DEFINITIONS.
Section 202 of the CBC is adopted by reference, except that the following CBC definitions are not adopted:
BUILDING LINE
DEPARTMENT
The following definitions are also adopted:
BOARD is the Board of Building and Safety Commissioners of the City of Los Angeles.
BUILDING CODE (CODE) is the Los Angeles City Building Code, Article 1 of Chapter IX of the Los Angeles Municipal Code.

BUILDING LINE is any private property line coterminous with a public way; or a building line established by City ordinance.


ndavidovich
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BUILDING OFFICIAL is the Superintendent of Building for the City of Los Angeles Department of Building and Safety.

CALIFORNIA BUILDING CODE (CBC) is Part 2, Title 24 of the California Code of Regulations as adopted by the California Building Standards
Commission and published as the 2007 Edition of the California Building Code which in part incorporates by adoption the 2006 Edition of the International
Building Code.

CHIEF OF THE FIRE DEPARTMENT is the Fire Chief of the Los Angeles Fire Department or a duly authorized representative.

CITY is the City of Los Angeles, California.

DEPARTMENT is the Department of Building and Safety.

ELECTRICAL CODE is the Los Angeles City Electrical Code, Article 3 of Chapter IX of the Los Angeles Municipal Code.

ELEVATOR CODE is the Los Angeles City Elevator Code, Article 2 of Chapter IX of the Los Angeles Municipal Code.

FIRE CODE is the Los Angeles City Fire Code, Article 7 of Chapter V of the Los Angeles Municipal Code.

FIRE DISTRICT is any portion of the City of Los Angeles as described in Division 72 of this Code.

FOUNDATION-ONLY PERMIT is a building permit issued for that portion of a building, which constitutes the footings for the building and which, subject
to the approval of the Department, may include those portions of the building below the grade level.

GRADING shall mean soil excavation or fill or any combination of soil excavation or fill and shall include the conditions resulting from any soil excavation or
fill.

GRAFFITI shall mean any form of unauthorized inscription, word, figure or design which is marked, etched, scratched, drawn, sprayed, painted or otherwise
affixed to or on any surface of public or private property, including, but not limited to buildings, walls, signs, structures or places, or other surfaces, regardless of the
nature of the material of that structural component. (Amended by Ord. No. 180,708, Eff. 7/6/09.)

INDUSTRIAL CATERING TRUCK. An industrial catering truck is a motor vehicle used for the purpose of dispensing and selling liquids from sanitary
dispensers and/or ready-to-eat food and beverages that have been prepared and sealed or packaged on premises so long as the owner and operator have a valid health
permit authorizing the preparation of food. The above items may be prepared on any industrial catering truck so long as the owner and operator have a valid health
permit for that preparation.

MECHANICAL CODE is the Los Angeles City Mechanical Code, Article 5 of Chapter IX of the Los Angeles Municipal Code.

OCCUPANCY is the purpose for which a building, or part of a building, is used or intended to be used. The term “Occupancy” as used in this Code shall
include the room housing that occupancy and the space immediately above a roof or structure if used or intended to be used for other than a shelter.

PLUMBING CODE is the Los Angeles City Plumbing Code, Article 4, Chapter IX of the Los Angeles Municipal Code.

SUPERINTENDENT OF BUILDING is the General Manager of the Department of Building and Safety of the City of Los Angeles or a duly authorized
representative.

TEMPORARY shall mean buildings and facilities intended for use at one location for not more than 120 days and seats intended for use at one location for
not more than 90 days.

VERY HIGH FIRE HAZARD SEVERITY ZONE (VHFHSZ) is a Fire District in the City of Los Angeles established by the Board of Forestry and the
Office of the State Fire Marshal and described in Division 72, Article 1 of Chapter IX of the Los Angeles Municipal Code.

DIVISION 3
USE OR OCCUPANCY

(Division Amended by Ord. No. 172,592, Eff. 6/28/99, Oper. 7/1/99.)*

Section
91.300 Basic Provisions.
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lwall noun \wol

plural -s

1 a (1) : a high thick masonry structure forming an enclosure chiefly for defense against

invasion

<hurled stones and spears at the attackers from the wall>

— usually used in plural
<citizens ran to defend the walls of the city>

(2) : a masonry fence around a garden, park, or estate

<the wall of the villa follows the road for miles>

b : a rampart of considerable height and thickness and usually great length serving as a
fortification (as on a border between territories or countries)

<the great Chinese wall extended for more than 1500 miles>

¢ : a structure that serves to hold back pressure (as of water or sliding earth) — see
RETAINING WALL, SEAWALL

: a vertical architectural member used to define and divide space

<a continuously curving wall gives the building its shape>

especially : one of the sides of a room or building that connects the floor and ceiling or
foundation and roof

<the inside walls are all movable — London Calling>

<the house has a glass wall facing the garden>
— see CAVITY WALL, FACED WALL, NONBEARING PARTITION, PARTY WALL, STORAGE WALL

: the side of a footpath next to buildings

<the passenger who takes the wall brushes the dim glass with his sleeve — Charles
Dickens>

a: an extreme or desperate position — usually used in the phrase to the wall
<schools whose teachers ... were driven to the wall financially — Dixon Wecter>
<pushing them to the wall in the competitive struggle — T. W. Arnold>

b : a state of defeat, failure, or ruin — usually used in the phrase to the wall

<let the weakest go to the wall — Art & Industry>

<since the war, several ... magazines have gone to the wall — P. W. Crowcroft>
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5 walls plural : a physical, intellectual, or spiritual area of influence

<evident to those outside our academic walls — J. B. Conant>

a : the external layer of structural material surrounding an object

<surgical instruments for penetrating the wall of the body>

<muscle wall>
— often used in plural

<staves form the walls of a barrel>

<stomach walls>

b (1) : one of the surfaces of country rock lying adjacent to a vein, ore deposit, or coal
seam (2) : one of the surfaces of a geological fault zone — see FOOTWALL, HANGING WALL

a (1) : something resembling a wall in appearance
<a towering mountain wall>

<a wall of water, 75 feet high, ... rushed upon the city — American Guide Series:
Pennsylvania>

<a stream flowing between the valley walls>

(2) : something that resembles a wall in function especially by establishing limits or
providing defense

<a sovereign state would be outside the American tariff walls — S. F. Bemis>
<two men hurt on the football team's forward wall>

<going through the enemy's wall in linear formation — Tom Wintringham>

b : something immaterial or intangible that acts as a barrier to communication,
understanding, or accomplishment

<the wall of reserve the old man had built around himself — Ben Riker>
<break down the wall of condescension — Charles Angoff>

<unable to break through the wall of employer resistance — Frank O'Leary>

: the arrangement of tiles previous to the drawing of hands in a Mah-Jongg game

— up against the wall
: in or into a tight or difficult situation

<high costs ... have finally driven a ghastly number of colleges and universities up
against the wall — G. W. Bonham>

— up the wall slang
: into a state of intense agitation, annoyance, or frustration

<the steady crunch-crunch drove [him] up the wall — Cyra McFadden>
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Origin of WALL

Middle English, from Old English weall rampart, wall; akin to Old Saxon wal rampart, Middle High
German wall; all from a prehistoric West Germanic word borrowed from Latin vallum rampart set
with palisades, wall, from vallus stake, palisade; akin to Sanskrit vala beam, pole, Gothic walus
stick, staff, Old Norse volr round stick, valr round, Latin volvere to roll — more at VOLUBLE

First Known Use: before 12th century (sense 1a(1))

Pronunciation Symbols

© 2016 Merriam-Webster, Incorporated
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J16031

Hello,

My name is Raymond Steinberg, S.E. | am a Registered Civil Engineer and Registered
Structural Engineer in the State of California. A current copy of my curriculum vitae is attached
hereto as Exhibit “A.”

| have provided expert structural/civil engineering testimony at deposition approximately
100 times and have testified as an expert structural/civil engineer at trial or arbitrations
approximately 50 times.

Important highlights regarding my educational background include:

e Bachelor of Science in Civil Engineering, University of Illinois, 1968
e Master of Science in Civil Engineering, University of Southern California, 1975
e Certificate in Earthquake Engineering, U.C.L.A.

In addition, | spent approximately 11 years of my career (1969 — 1979) working at the
Los Angeles City Department of Building and Safety, which included time spent performing
tasks such as plan check for compliance with the Los Angeles City Building Code, Zoning Code,
and Grading Code and investigation of proposed changes to the Los Angeles City Building Code
as part of the Research Bureau of the Los Angeles Building Department.

From 1979 through the present, in addition providing forensic engineering consultation, I
have provided services as a consulting structural and civil engineer, performing the design of a
variety of projects including a number of wood frame, steel, and concrete structures varying in
size from one to six stories; shoring and underpinning of existing structures and retaining walls;
and a number of earthquake rehabilitation and fire damage repair projects.

Thus, based on my experience, education, and accreditation, 1 am very familiar with the
City of Los Angeles Building Code (“Code”), including the meanings of terms used therein,
including their “ordinary” meanings and their meanings as used in a technical or professional
capacity.

As used in the Code and as understood as its “ordinary meaning,” the word “wall,” with
reference to external walls, means the external vertical load-bearing components of a structure.
In the case of a wall constructed out of wood framing, the term “wall” refers to the structure

14407 Gilmore Street, Suite 201, Van Nuys, CA 91401 (818) 786-6181
www.csastructural.com
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comprised of the studs themselves because the studs are the only part of the “wall” that carry any
vertical loads. This definition excludes any components attached to the wall, including, for
example: stucco, drywall, plaster, insulation, electrical wiring, oriented strand board, plywood,
siding, windows, and doors. This is because those components do not carry of the vertical load,
and thus do not provide any meaningful support sufficient to be considered a part of the actual
“wall.” Rather, those components are merely decorative or irrelevant to the structural function of
the wall and thus functional only for non-structural purposes such as temperature control,
providing electrical access, or providing protection to the contents of the structure from the
outside elements.

In context, the Code’s use of the word “wall” bears out this interpretation. For example,
the Code specifically provides that, “Exterior walls, and the associated openings, shall be
designed and constructed to resist safely the superimposed loads required by Division 16 of this
Code. In no case shall veneer be considered as part of the wall in computing strength or
deflection, nor shall it be considered a part of the required thickness of the wall.” (Code, §
91.1403.3)

“Veneer,” in this context, refers to external sheets of wood which are attached to a wall;
veneer in this context refers to external sheets of wood or other materials. (See Webster’s
Unabridged Dictionary definition, http://unabridged.merriam-webster.com/unabridged/veneer
[“a thin sheet of wood cut or sawed from a log and adapted for adherence to a smooth surface (as
of wood)].)

Further, when designing and constructing exterior walls of wood composition, the load
calculations may not include any vertical load-bearing properties of components such as
plywood, veneer, siding, windows, or doors. These elements are specifically excluded from the
meaning of a “wall” in such calculations. To the contrary, in a wood frame structure, it is the
wood studs which must account for, and be calculated, designed and built to support, the
structure’s vertical loads.

In my experience as a plan check engineer working for the LADBS, a consulting
engineer, and as a forensic expert, the above represents how | have always interpreted the
meaning of a “wall” with reference to the external walls of a wood frame structure. Or course,
this would remain true in the context of a remodel of an existing structure.

I have reviewed the Coastal Commission Staff Report in Appeal Number A-5-VEN-16-
0006, dated March 24, 2016 (“Staff Report™). Further, | have also reviewed the Venice Local
Coastal Program Land Use Plan’s (“LUP”) definition of “Remodel” as found on page I-15
therein.


http://unabridged.merriam-webster.com/unabridged/veneer
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The LUP states: “In the coastal zone, a remodel is an improvement to an existing
structure in which no more than fifty percent (50%) of the exterior walls are removed or
replaced.” (LUP, pp. I-15 —1-16.)

The LUP also states that “The following words or phrases, whenever used in this land use
plan, shall be construed as defined in this section. Words and phrases not defined herein shall be
construed as defined in Section 12.20.2B, 12.03 and 12.40 D of the Los Angeles Planning and
Zoning Code (See Definitions Appendix). Words and phrases not defined therein shall be
construed as defined in Chapter 4 of the Los Angeles Building Code, if defined therein.”

Given that the definition of “wall” is not provided in the Los Angeles Planning and
Zoning Code or the Los Angeles Building Code, the dictionary definition and the “ordinary
meaning,” as used in the Los Angeles Building Code, applies.

The Staff Report states:

“When a ‘remaining wall’ is used as a measure to determine whether a
development is a remodel or a new structure, the wall must remain intact as
part of the structure, and for purposes of calculating the 50 percent guideline
should retain its siding, drywall/plaster, windows, doors, and electrical
components.” (Staff Report, pp. 7-8.)

This comment appears to provide a definition for the term “external wall” as used in the
LUP, and, by extension, as used in the Building Code. However, as discussed above, this
definition of a wall as including the non-vertical-load bearing components is inconsistent with
the Building Code, as well as inconsistent with the standard meaning of a “wall” in structural
engineering when referring to a wood frame constructed structure.

Sincerely,

Raymond Steinberg
CSA Structural Engineers
SE # 1936

ms.J16031_Rpt
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A structural
engineem

CURRICULUM VITAE

Raymond E. Steinberg
Structural Engineer

CSA Structural Engineers
14407 Gilmore St. Suite 201 949 Miners Ridge Ct. #2
Van Nuys, CA 91401 Incline Village, NV 89451
(818) 786-6181 (818) 786-6181

Professional Qualifications:

Bachelor of Science in Civil Engineering, University of Illinois, 1968.

Master of Science in Civil Engineering, University of Southern California, 1975.
Certificate in Earthquake Engineering, U.C.L.A.

Registered Civil Engineer State of California, April 20, 1971. CE # 20353
Registered Structural Engineer State of California, December 11, 1974. SE # 1936

Registered Civil/Structural Engineer State of Nevada, November 17, 2000. CE # 014676

http://steinbergstructural.com/cv-ray.html 1/5
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Professional Experience:

1979 - Present:

Mr. Steinberg started the firm of Raymond E. Steinberg & Associates in July of 1979. Since that time

the firm has performed the design of a variety of projects including a number of wood frame,
steel, and concrete structures varying in size from one to six stories. Other miscellaneous
projects include shoring and underpinning of existing structures, retaining walls, and a number
of earthquake rehabilitation and fire damage repair projects.

1976 - 1978

Mr. Steinberg was employed as a part time teacher at the University of California at Northridge

teaching various courses in concrete and steel design to students in the Department of
Engineering.

1969 - 1979

Approximately 11 years with the Los Angeles City Department of Building and Safety.

Approximately five years was spent in the Van Nuys Office performing a variety of tasks
including plan check for compliance with the Los Angeles City Building Code, Zoning Code,
and Grading Code.

Approximately four years working for the Research Bureau of the Los Angeles Building
Department. During this period, experience was gained concerning research into new material
and new procedures in design and construction. Mr. Steinberg was responsible for the review
of unusual construction techniques and construction problems; he was responsible for the
review and approval of site specific seismology reports. Also, during this period, Mr. Steinberg
was assigned responsibility for the investigation of proposed changes to the Los Angeles City
Building Code.

Approximately two years experience as Assistant to the General Manager of the Department of

1968

Building and Safety. During this period of time, Mr. Steinberg was assigned a variety of tasks
designed to assist the manager of the Department of Building and Safety and the
administration of the department. This included preparation of speeches to various civic
groups, preparation of documents for the department, and assisting in the assessment of the
needs and purchase of equipment necessary for the operation of the Los Angeles City
Department of the Building and Safety and the servicing of its 900 employees.

One year with the City of Los Angeles Bureau of Engineering on various projects and street design.

Professional Organizations:

http://steinbergstructural.com/cv-ray.html
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Van Nuys Chamber of Commerce

Building Industry's Association

The Earthquake Engineering Research Institute
Structural Engineers Association of California
Masonry Society

Consulting Structural Engineers Society

Committees and Positions Held:

Mr. Steinberg has served as a member of the Board of Directors of the Structural Engineers
Association and has been on a number of committees in that organization, including the Seismic
Response Committee co-chairing that committee, the Timber Code Committee, and the Earthquake
Hazard Reduction Committee, serving as Chairman for over 3 years. Also, he is on the Membership
Committee of the Earthquake Engineering Research Institute, and has been President of the Consulting
Structural Engineers Society. Mr. Steinberg is also a member of the Los Angeles City Council's
Earthquake Preparedness Committee.

Papers and Publications:

Mr. Steinberg has prepared many papers. For the Los Angeles Department of Building and Safety he
has prepared training lectures on Concrete Design and Timber Design. Also he prepared a 1978
Seminar entitled "Living With The Seismic Code."

He has prepared many seminars dealing with Earthquake Hazard Mitigation. Seminars include hazard
reduction in unreinforced masonry buildings, the use of Division 88 of the Los Angeles City Code, the
use of the ABK Methodology and the RGA for Los Angeles City. Seminars have been prepared for
building owners, engineers, architects, building inspectors and contractors. Seminars have been
presented in San Francisco, Salt Lake City, Utah, Los Angeles, Santa Monica and Long Beach. He has
also testified before the California State Seismic Safety Commission in Sacramento.

Mr. Steinberg is an Emergency Service Volunteer team leader and lecturer. He has responded to the
Loma Prieta, Landers, Big Bear, and the Northridge earthquakes.

LECTURES / PUBLICATIONS:

1. From Training Lectures and Notes for the Los Angeles City Department of Building and Safety.
Division 25 and Wood Frame Construction 1976

Division 26 Part I Concrete Design Flexure, 1976

Division 26 Part I Concrete Design Shear and Torsion 1976

2. From Symposium Living With The Seismic Code March 7th and 14th, 1978.

http://steinbergstructural.com/cv-ray.html
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Plan Irregularities

3. From Structural Engineers Association of Southern California, Lecture for Owners of Unreinforced
Masonry Buildings, February 1981, Earthquake Hazard Reduction in Unreinforced Masonry
Buildings.

4. From Earthquake Hazard Mitigation In Unreinforced Masonry By SEAOSC/1983

Costs Data For Compliance
5/27/83

Update/1968
5. From Lecture Series For The Masonry Society & SEAONC.

Distribution of Forces
9-26-86

6. From Testimony Before The State of California Seismic Safety Commission 12/11/86

Costs and Housing Impacts of Unreinforced Masonry Building Rehabilitation

7. Lecture Entitled "Achieving Urban Conservation and Minimizing Earthquake Risk" 10/28/87 Long
Beach, Sponsored by the Coalition to preserve Historic Long Beach. Part VII Case Study on

Load Bearing Unreinforced Masonry.

8. From Earthquake Engineering Research Institute Annual Meeting San Francisco 2-9-89. "The
A.B.K. Methodology, An Objective View of An Innovative Approach"

9. A Forum On Earthquake Reinforcing By the Structural Engineering Association of Southern
California.

4/30/90 - Riverside
2/20/90 - Santa Monica

10. "An Introduction To The Uniform Code For Building Conservation Appendix A Chapter 1".
3/21/91 - Structural Engineers Association of Salt Lake City, Utah

11. Training lectures for Emergency Service Volunteers for the State Of California Office Of
Emergency Services.

12. Mr. Steinberg participated in a seminar in Istanbul Turkey titled, “Turkish Earthquake Mitigation
Program”, sponsored by the Turkish-American Business Association and the Turkish American
Chamber of Commerce. He presented a paper titled, “Retrofit of Existing Buildings”, 1/18/00.

HONORS:

http://steinbergstructural.com/cv-ray.html 4/5
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1. Certificate of Appreciation City of Los Angeles Department of Building and Safety 8/17/79
2. Award of Appreciation Structural Engineer's Association of Southern California 1982-1983

3. S. B. Barns Award of Engineers Excellence Structural Engineers Association of Southern California

1990

MEMBERSHIP IN SCIENTIFIC AND PROFESSIONAL SOCIETIES:

Includes Offices and Positions held.

Structural Engineers Association of California:

Chairman Public Relations Committee

Board of Directors

Co-Chairman Seismic Response Committee
Chairman Hazardous Buildings Committee
California State Emergency Services Volunteer
Emergency Service Team Leader

Emergency Service Lecturer

Volunteer Urban Search & Rescue Team

Earthquake Engineering Research Institute:

Member of the Membership Committee

Consulting Structural Engineers Association:

Secretary/Treasurer 1984
Chairman of Convention Committee 1989-1990
President 1985

Building Industries Association

http://steinbergstructural.com/cv-ray.html

5/5



EXHIBIT 17



DEPARTMEMNT OF
CITY PLANNING

CITY PLANNING COMMISSION
DAVIZ H. ). AMBROZ
PRESIDENT

RENEE DAKE WILSON
VACE-FRESIDENT

ROBERT L. AHN
CAROLINE CHOE
RICHARD KATZ
JOHN W. MACK
SAMANTHA MILLMAN
VERONICA PADILLA
DANA M. FERLMAN

JAMES ¥, WILLIAMS
COMMISSION EXECLTIVE ASSISTANT T
(213) 978-1300

CITY OF L.OS ANGELES

CALIFORMIA

ERIC GARCETT!
MAYOR

February 9, 2016

EXECUTIVE DFFICES
200 M, Sramic STREET, Roow 525
Los ANGRES, CA 90012-9801

VINCENT P, BERTONI, AKP
ENRECTCR
(213) 978-1271
LISA M, WEBBER, AICP
DEPUTY DNRECT{IR
(218} 9781274

JAN ZATORSK
LIEPUTY DIRECTOR
[2¥2)578-1273

FAX: (213} 978-1375

INFORMATION
hiitpds plarning. lazity.ong

SENT VIA EMATL TO SKIANDUSELAW@GMAIL.COM, NOT FOLLOWED BY U.$.

MAIL

Steve:

RE: Public Records Act Request For Records Regarding CA Coastal Commission Email

This letter is in response to yourrequest dated February 8, 2016, secking from the Department of
City Planning pursuant to the California Public Records Act {CPRA) records relating to the

above.

The Department of City Planning has determined it is in possession of a document responsive to
your request. The document has been provided in the same email that contained this letter.

Please let me know if you have any questions. I can be reached at 213-973-1260.

Sincerely,

B Rl

Beatrice Pacheco
Custodian of Records

BP:bp



202018 Cityof Los Ang eles Mail - Fnk: Exampée of a bed axamption - remodel . new house

Forwarded message
. From: Posner, Chuck@Coastal <Chuck Posner@coastal.ca.govw>
Date: Tue, Jul 18, 2013 at 2:57 PM
Subject: Example of a bad exempticn - remodel v8. new house
To: "david Weintraub (david. welntraub@facity.org)" <david. weintraub@lacity.org>
Ce: "greg.shoop@iacity.org" <greg.shoop@iacity.org>, "Henry, Teresag@@Coastal"
<Teresa.Henry@coastal.ca.gov>

Hl David — We came across the attached LA City Coasial Exemption (ZA-2013-1340-CEX) while reviewing the
coples of city exerptions forwarded 1o our office last week. The project is a major remodei of an existing single-
family residence. The proposed “remodel”. howener, includes the removel of more than filty-percent of the exterior
walls of the existing house.

We would like to remind your staff of the “50% nile”™ the guideline which Coastal Commission staff implements in
the coastal zone on & consistent basis. We have used this guideline as a way to distinguish batween
improwments to existing houses (which may quallfy for a coastal exemption) and new construction (which
requires a coastal dewelopmert permit/de minimis walwer). In general, if a project invoives the removel of more
‘than fifty-percent of the exterior walls of the existing houss, then it would be considered demalition and new
constniction, and not an improvement o an existing structure. ‘ The new construction of a single-family residence
would not be exempt from coastal devalopment permit reguirements,

in this case (2317 Clark Awe.), the érvor is not significant encugh, in our opinion, to merit any comective action
{the applicant did pey a much higher fae for the City Exemption than they would have peid for a de minimis
waiver) assuming the project complies with all requirements of the Venice Specific Plan. We only write this
reminder so our staffs can implement the Coastai Commission’s regulations in » fair and consistent manner.
Piease call ms If you hawe any questions.

Gharies & Foaser

Coastal Program Analyst

Califomnia Coastal Commission
200 Oceangate — Tenth Floor
Long Beach, CA 80802

{562) 590-5071

Chuck _posner@coastal.ca.gov

htips/fmail.gong fa.com/imal A0l =281k=34ad o362 38Mew= il sear ch=inbadth=152c8b85h 70edbab isiri="15206b850700dbat
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4/6/2016 1298 Ocean Front Walk, Venice, CA 90291 to 635 San Juan Ave, Venice, CA 90291 - Google Maps

1298 Ocean Front Walk, Venice, CA 90291 to 635 San Juan Ave, Venice, CA Walk 0.7 mile, 13 min
90291

Map data ©2016 Google 200 ft eI

Google Maps

https://www.google.com/maps/dir/33.9884064.-118.4751265/635+ San+Juan+Ave,+Venice,+ CA+90291/@33.9911596,- 118.4703683, 17z/data=14m914m 8! 1m 0! 1m5!1m 1!1s0x80c2bac0f8d90ee7:0xb73cacab4457feefl2...  1/1
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4/8/2016 635 San Juan Ave - Google Maps

635 San Juan Ave

Imagery ©2016 Google, Map data ©2016 Google 200 ft

Google Maps

https://www.google.com/maps/place/635+San+Juan+Ave,+Venice,+ CA+90291/@33.9938469,-118.466179,747m/data=!3m1!1e3!14m2!3m 1!1s0x80c2bac0f8d90ee7:0xb7 3cacab4457feef
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Merriam-Webster Unabridged

1 [ ]
I'e ° p alI' intransitive verb \ri- per\

inflected form(s): -edl/-ing/-s

1

a : to betake oneself : GO

<summoned me to repair immediately to the lobby — Horace Sutton>

b : to go habitually : RESORT

<sacred trees to which they repair at various times, but especially before harvest — J. G.
Frazer>

¢ : to go to a specified place for a specified purpose

<repair to the second-floor cafe to drink tea and coffee — C. S. Coon>
<repairing to their villages in the rainy season to plant their plots — R. H. Lowie>
d : to go for the purpose of assembling : RALLY

<raise a standard to which the wise and honest can repair — George Washington>

<a standard of ethical professional conduct to which all architects of good will might repair
— G. B. Cummings>

obsolete : RETURN

<all to Athens back again repair — Shakespeare>

Origin of REPAIR

Middle English repairen, from Middle French repairer, repairier to return, go back to one's own

country, dwell, from OId French repairier, from Late Latin repatriare to go back to one's own
country, from Latin re- + Late Latin -patriare (from Latin patria native country) — more at
EXPATRIATE

First Known Use: 14th century (sense 1a)

Pronunciation Symbols

© 2016 Merriam-Webster, Incorporated
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Merriam-Webster Unabridged

maln ¢ taln transitive verb \(')man-'tan, men-\

inflected form(s): -edl/-ingl/-s

1

6

: to keep in a state of repair, efficiency, or validity : preserve from failure or decline

<exercise ... sufficient to maintain bodily and mental vigor — H. G. Armstrong>

a : to sustain against opposition or danger : back up : DEFEND, UPHOLD

<only fast ironclad cruisers could maintain the position of the Union against other naval
powers — H. K. Beale>

b : to uphold in argument : contend for

<maintains his logical position>

: to perseverein : carryon: keep up : CONTINUE

<members of the ... tribe maintain native customs with ceremonial dances — New York
Times>

<the husband could be certain of maintaining a certain standard of living — Saturday
Review>

<in addition to maintaining his news schedule he served as a fire warden — Current
Biography>

a : to provide for : bear the expense of : SUPPORT

<the lady of beauty is maintained as the pampered wife of a wealthy man — Lucy
Crockett>

<two homes, with 145 beds, are maintained for the age and indigent — Americana
Annual>

b : SUSTAIN

<Most are gas giants on extreme orbits around stars that make them either scorching hot
or far too cold to maintain life as we know it. — Margaret Munro, The Gazette (Montreal,
Quebec), 25 Apr. 2007>

: to affirm in or as if in argument : ASSERT, DECLARE
<maintained that this government was untrustworthy — Collier's Year Book>

<was maintaining ... that “modern society could hardly look worse” — Saturday Review>

: to assist (a party to legal action) so as to commit maintenance

http://unabridged.merriam-webster.com/unabridged/maintain 1/3
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4/8/2016 Merriam-Webster Unabridged

Origin of MAINTAIN

Middle English mainteinen, maintenen, from Old French maintenir, from Medieval Latin
manutenére, from Latin manu tenére to know for certain, literally, to hold in the hand, from manu
(ablative of manus hand) + tenére to hold — more at MANUAL, THIN

First Known Use: 14th century (sense 1)

Related to MAINTAIN

Synonyms: conserve, keep up, preserve, save

Antonyms: deny, gainsay

Related Words: service; support, sustain; care (for), husband, manage; defend, guard,
protect, safeguard, screen, shield; cure, fix, heal, remedy; mend, patch, rebuild,
reconstruct, rehabilitate, rejuvenate, restore

Near Antonyms: disregard, ignore, neglect; break, damage, destroy, harm, hurt, impair,
injure, ruin, wreck
Synonym Discussion: assert, defend, vindicate, justify: maintain indicates firm,

convinced, persistent upholding of something as true, just, valid, or acceptable

<maintain that the whole educational scheme of our schools and colleges should be
recast, and that a much larger portion of it should be devoted to modern languages and to
history — R. B. Merriman>

<stubbornly maintained his views in any argument even to insisting upon certain
observations which subsequently were shown to be practically impossible — Witmer
Stone>

assert may indicate a setting forth of something as true, valid, or existent with or without
aggressive determination to convince and to silence opposition

<that rigid sect which asserts that all real science is precise measurement — Havelock
Ellis>

<in Elizabethan drama, the critic is rash who will assert boldly that any play is by a single
hand — T. S. Eliot>

<what | contend myself with asserting here you can scarcely deny — A. T. Quiller-Couch>

defend may apply to a stating as true in the face of attack, objection, or disbelief, often as
a calm apologist without the aggressiveness suggested by assert

<defended his action by saying it was the best and quickest way — S. H. Holbrook>

<called upon to defend his action against Russian charges that undesirable persons
remained in office — Current Biography>

http://unabridged.merriam-webster.com/unabridged/maintain
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vindicate suggests an adducing with force, cogency, logic, truth, or evidence that
overwhelms doubt, hesitancy, denial, or opposition

<the aesthetic apologies by which artists and art critics vindicate artistic activity — Bernard
Smith>

<have all vindicated ourselves and received responsible positions — John Dos Passos>

Justify indicates an appeal to a standard of law or right or to an accepted rule or measure
to show the truth, validity, or propriety of something

<justified the right of revolution not upon the ground of hostile acts of the people but upon
usurpations of authority upon the part of those to whom such authority has been
delegated — W. S. Myers>

<justified his seizure of power on the grounds of an alleged conspiracy by the government
to control the elections — Americana Annual>
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im ° prOve ¢ ment noun \-vment\

plural -s
1 : the act or process of improving: such as
a : profitable employment or use

<the improvement of one's time in reading>

b : BETTERMENT
<went to college not for a degree but for professional improvement>
AMELIORATION
<the improvement of the patient's state of health>
¢ : the enhancement or augmentation of value or quality : an increasing of profitableness,
excellence, or desirability
<an improvement of farm stock>
<an improvement of the property by building several outbuildings and a new barn>
<an improvement in living standards>
2 a: the state of being improved; especially : enhanced value or excellence
<saw a great improvement in the man's health and frame of mind>

<pleased by the improvement of the transportation system>

b : an instance of such improvement : something that improves in this way: such as (1) :
a permanent addition to or betterment of real property that enhances its capital value and
that involves the expenditure of labor or money and is designed to make the property more
useful or valuable as distinguished from ordinary repairs — see BENEFICIAL IMPROVEMENT,
NECESSARY IMPROVEMENT, VOLUNTARY IMPROVEMENT (2) : an alteration or addition to an
existing subject of invention or discovery that does not destroy its identity or essential
character but accomplishes greater efficiency or economy : a modification improving and
making more valuable an existing discovery or invention

Origin of IMPROVEMENT

alteration of Middle English emprowment profitable investment, profitable cultivation of land, from
Anglo-French emprouement, from emprouer + Old French -ment

First Known Use: circa 1550 (sense 1)
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Related to IMPROVEMENT

Synonyms: advancement, breakthrough, enhancement, advance, refinement

Antonyms: setback

Related Words: quantum leap; amelioration, boost, heightening, increase, melioration,
strengthening, upgrade, uplift, upswing, uptrend, upturn; betterment, development,
elaboration, evolution, expansion, gestation, growth, maturation, perfection, ripening;
civilization, edification, education, enlightenment; renaissance, renascence, revival;
discovery, find, windfall; innovation, invention

Near Antonyms: breakdown, collapse, crash; hindrance, impediment, stumbling block;
decadence, decay, declension, decline, decrease, degeneration, descent, deterioration,
diminishment, downgrade, ebbing, failing, flagging, languishment, lapse, lessening,
reduction, sinking, slowing, weakening, worsening; detriment, disablement, drawback,
glitch, impairment, shortcoming
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fiX'ture noun \'fikscha(r)\

plural -s

1

: the act of fixing : the state of being fixed

<its final definite fixture for the 25th was probably due to an attempt to harmonize it with
the pre-Christian Roman calendar — G. G. Coulton>

a : something that is fixed or attached as a permanent appendage or a structural part
<hanging glass fixtures>

<a plumbing fixture>
specifically : an electric lighting device usually ornamental and permanently mounted in
place

<fixtures providing enough light to read by>

b (1) : a device for supporting work during machining without guiding the cutting tools (2)
: a similar device for holding parts in the correct position during assembly or testing

c (1) : a chattel that has been so wrought into or annexed to realty (as a house) that it
may be regarded as legally a part of it usually depending upon such considerations as
whether it may be removed without irreparable damage, whether the parties (as landlord
and tenant) regarded or are presumed by law to have regarded it as removable, whether
its annexation was intended to be permanent and to further the purposes for which the
structure is designed, or whether its annexation is really necessary to the contemplated
use of the structure or only ornamental or convenient — called also immovable fixture —
opposed to fitting (2) : such a chattel still legally the property of the annexer — called also
movable fixture (3) : a chattel (as shelving or machinery) annexed to realty for purposes
of trade or manufacture and legally still the property of the annexer — called also frade
fixture

d : an accessory or article that serves a special purpose

<an efficient cooking stove ... alone represented the twentieth century in the fixtures of the
house — Arnold Bennett>

<this new display fixture has been carefully designed to build you year-round sales —
Circle & Monogram>

a (1) : one of a scheduled series of sporting events (as a game, contest, race)

<the winner will then meet the leader of the western section where several fixtures have
still to be played — Weekly Scotsman>

(2) : aregularly scheduled event (as a festival or exhibition)

http://unabridged.merriam-webster.com/unabridged/fixture 12


http://unabridged.merriam-webster.com/unabridged/immovable%20fixture
http://unabridged.merriam-webster.com/unabridged/movable%20fixture
http://unabridged.merriam-webster.com/unabridged/trade%20fixture

4/8/2016 Merriam-Webster Unabridged

<a three-monthly classified calendar of fixtures — Britain: Information & Events>

<submitting a fairly large team of 21/2-year-old rams at this fixture — Westralian Farmers
Co-op. Gazette>

<racegoers feel there should be more fixtures there — Sydney (Australia) Bulletin>

b : a familiar, invariably present, or permanent item, element, or feature in some particular
setting

<a simile so vivid that it has become a fixture in anthologies — Bernard DeVoto>

<resolved to make foreign economic aid a budget fixture as long as the cold war lasts —
Newsweek>

especially : a person of long and continued association (as through residence or
employment) with some place, activity, or other setting

<now a fixture in the stock department, being a member of the office force there —
Nightmare>

<the year in which he became a fixture at second base — Current Biography>

<a fixture in most rosters of the world's best-dressed women — Time>

Origin of FIXTURE
modification (influenced by mixture) of Late Latin fixura, from Latin fixus + -ura -ure

First Known Use: 1598 (sense 1)

Related to FIXTURE

Synonyms: institution
Related Words: first lady, grand old man; icon (also ikon), symbol; dean, elder statesman
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635 - 637 San Juan Ave. Project

Payee name Date Amount Pay to Work Scope
LADBS_1519 Building
Permit 11/19/2015| $28,374.60 LADBS Building Permit
Margarito Frescas #698040| 11/24/2015 $5,000.00|Margarito Frescas
Nichols Lumber and Hard |Lumber and Hard Ware
Nichols #608555-1 12/1/2015 $430.00|Ware Co order
Roberto Rodriguez
#151208 12/8/2015 $8,000.00|Roberto Rodriguez Foundation and Excavation
Margarito Frescas #698041| 12/8/2015 $3,000.00|Margarito Frescas Demolition
Margarito Frescas #698042| 12/9/2015 $4,000.00|Margarito Frescas Demolition
LEV Bobcat #216, 218 12/9/2015 $2,400.00|LEV Bobcat Works concrete cutting
Methane testing and
EFI #6781412356 12/9/2015 $2,700.00 EFI Global reporting
LEV Bobcat #219 12/11/2015 $3,050.00|LEV Bobcat Works Dirt Trucks, concrete trucks
Nichols Lumber and Hard |Lumber and Hard Ware
Nichols #616228-1 12/12/2015 $3,738.45/Ware Co order
5M #15-175 12/14/2015 $4,400.00/5M Constracting Inc abatement
LADWP Power 12/15/2015 $4,306.10 LADWP Temprorary Power
LEV Bobcat #230 12/16/2015 $1,205.00|LEV Bobcat Works Dirt Trucks
Roberto Rodriguez
#151217 12/17/2015 $3,000.00|Roberto Rodriguez Foundation Work
LEV Bobcat #236 12/17/2015 $1,360.00|LEV Bobcat Works Dirt Trucks
LEV Bobcat #231, 220,
232 12/17/2015 $4,585.00 LEV Bobcat Works Dirt Trucks, excavation




Payee name Date Amount Pay to Work Scope
Hugo Juarez $6,000 12/21/2015 $6,000.00|Hugo Juarez Plumbing Underground
National Rental #4320838 National Construction
COD 12/29/2015 $663.41 Rentals Job site fence
Roberto Rodriguez
#160107 1/7/2016 $3,000.00|Roberto Rodriguez Foundation Work
Bobcat loader, Dirt load,
LEV Bobcat #239 1/7/2016 $2,500.00|LEV Bobcat Works Sand load
Bobcat loader, Dirt load,
LEV Bobcat #243 2/5/2016 $2,220.00|LEV Bobcat Works Sand load
fabrication and instalation
in the field of structures
Leon Welding #3803 2/9/2016 $5,000.00|Leon Welding steel
Margarito Frescas #160216| 2/16/2016 $600.00|Margarito Frescas
Roberto Rodriguez
#160311 3/10/2016 $500.00|Roberto Rodriguez Wall Reinforce
. 3/10/2016
0000 Loan Activity -- 2/9/2016/  $37,252.05 Lender Loan monthly payment
SeleneFinance 1/9/2016

TOTAL

$137,284.61
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Nichols Lumber & Hardware Co

CUSTNG: ™9

RESALE NC:
APPLY TQ;

JoB NE: 000

SHIP - ROCK 'R GONST.

verms: DISC 10TH NET 41TH

DEL. DATE: §1/24/15

13470 Dalewood Street
Baldwin Park, CA 91706
FAX: {628) 962-1067
PHONE: (626) 960-4802

pare: 12/1115

CLERK: DKC

saLesPERSON: DK DEREK G
TaX: CAL DEFAULT LA COUNTY

RererencE: ROCKPORT (635 E. SAN JUAN)

PAGE NO 1

TvE: 941

TERMINAL: 567

T G35 E SANJUBNAVE, - .
~DUPUNIT PAPER PLAN KB SERV
VEN]CE CA 90291 L i ORDER 608555/1
INE - Q1Y JUM] -~ 8RO DESCRIPTION .- CUNITS "PRICE/ _ PER] EXTENSIONT. - -
1 1.00| EA [TAKEOFF MATERIAL TAKE OFF DEPOSIT 1,00 430.00 /EA 43000 [*N
2 | agree to pay the cost of the
3 material take-off prepared from
4 my plans or specificationsz. Any
B paymant or deposit paid will be
6 re-imbursed or-applied to the
7 purchase of materials listed on
8 the Nichols Lumber gstimate,
9 Material take-offs are
10 astimates only, No guarantee of
i1 acguraey is expressed or
12 implied. Please check carefully.
TAXABLE 0.00 SUBTOTAL 430.00
NON-TAXABLE 430.00
SUBTOTAL 430.00
DEPOSIT AMT 0.00 TAX AMOUNT 0.0¢
BALANGE DUE 430.00 TOTAL 430.00
G111 T — X

Received By




- Nichols Lumber & Hardware Co.
13470 Dalewood St
- . Baldwin Park, CA 91706
'626-960-4802 Fax 626-962-1067

- CREDIT CARD AUTHORIZATION

ORDER/INVH# SALESPERSON

CARD HOLDER
NAME

CARD HOLDER BILLNG
ADDRESS

cary__ _‘ " STATE 7P

: PHONE N'UMBER

| DELIVERY ADDRESS

lary - _____ STATE
| CARD HOLDER SIGNATURE

TEIS SIGNATURE AU'IHORIZES CREDIT CARD PAYMENT TO NICHOLS LUMBER &

HARDWARE COMPANY FOR THE INVOICE ANIP AMDUNI‘ STATED BELOW

| CARDTYPE MC___ _ visa __AMERICAN EXPRESS,_

CARD NUMBER

@

EXPIRATION DATE. | - - e
| DOLLAR AMOUNT ss5. o

PAID ON ACCOUNT P PAID ON ACCOUNT $5
.z% AMOUNT 8 GOEsmeLsym _

3% AMOUNT $8__ -~ GOESTO G/L 5970

- THIS AMOUNT IS NOT PART {)F THE PA]D OoN ACCOUNT A]!‘IOUNT
























Remit by mail: Remit by Wire or ACH transfer: I NVO I C E
EFI Global, Inc Beneficiary Bank: Fifth Third Bank

2877 Momentum Place WIRE ABA: 042000314, SWIFT FTBCUS3CXXX
G I b I Chicago, IL 60689-5328 ACH ABA: 071923909
O a Account Name: EFI Global Inc
Complex Issues o Solid Solutions IRS - 34-2028648 Account Number: 9992305228
Reference: 6781412356

ANTIONIS SIMOS

THE CODE SOLUTION
1125 W. 6TH STREET
LOS ANGELES CA 90017

Invoice Number

G Terms: Net 30 Days . 6781412356
03 Billing Type 04 File Number 05 Customer Code 06 Product Code 07 Invoice Date
2 9836000618 705363 K54 12/9/2015
08 Your File Number 09 Date of Occur. 10 Date Assigned
APN:4239-024-041 11/4/2015 11/4/2015
11

METHANE TESTING AND REPORTING 635 AND 637 E. SAN JUAN AVENUE, LOS ANGELES, CA 90291

PROFESSIONAL SERVICES :

=] V(o1 2,700.00
DB S ettt e et e et e et e e e e aena 0.00
LI ] = | PP PP PP PPPPPPPPPPPPPPPN 2,700.00

EFI Project Number: 9836000618 Customer Copy



EFI Global, Inc.

Fixed Fee Services

Our File Number: 9836000618

Invoice Number: 6781412356
Service Description Quantity Price Each Extension
Methane Testing and Reporting 1.00 2,700.00 2.,700.00
2,700.00

Total Fixed Fee Services







Nichols Lumber & Hardware Co

cuUsTNG: 16

RESALE NO:
APPLY TO:

Jop no: 001

DEL, DATE: 12/14/15

Terms: DISC 10TH NET 11TH

13470 Dalewood Street
Baldwin Park, CA 91706
FAX: (626) 962-1067
PHONE: (628) 950-4802

DATE!
. GLERK; DKC

121215

sALESPERSON: DK DEREKC

TAX:
ReFERENGE: ROCKPORT/RAYMOND ZHANG

PAGE NO 1

Tie: 11.05

. TERMINAL: 566

CAL DEFAULT L A COUNTY

(M ¢ ”’%{ okDER 616228/1

_?6.-429 321.8.. R
LINE: - QTY UM SKU- . e . DESCRIPTION. ~UNITS - "PRIGES - "PER] EXTENSION] . .-
1 10.00 | EA [HDUS HDU5—SDSZS HOLDOWN 10.00 18,29 /EA 18z2.90|D
2 4.00[ EAHDUS HDWU8-SD§2.6 HOLDOWN 4.00 31.76 /EA 127.04|D
3 15.00 | EA [HDU4 HDU4-SDS2.5 HOLDDOWN 15.00 14.93 /EA 223.95|D
4 10.00| EA JAT5810 5/8" 10" ALL THREAD ROD ZINC 10,00 11.68 /EA 116.90|D
5 .
6 1.00| EA|RETS TON #6 REBAR 3/4" 67 PCS GRD 60 1.00 696.00 /EA eg6.00[C
7 1.00| EA |[RET5 TON #5 REBAR 5/8" 96 PCS GRD 60 1.00 696.00 /EA go8.00|C
B 1.00| EA |RET2 TON #4 REBAR 1/2" 150 PCS GRD 46 1.00|  686.00 FEA gos.00c
9, 133.00| EA |RE3 3/p"X20' #3 REBAR GRADE 40 133.00 2.78 /EA 371.07|c
0] . 15.00 | EA ITW ROLL TIE WIRE 15.00 3.85 [EA 59.25
41 20.00| EA 2079960|BLADE 7" METAL CUT-OFF 20.00 2.68 [EA 538010
12| - 8.00| EA 71311|BRN JERSEY GLOVE 9.00 EA, 12.871{D
13 1.00| EA 1020841(6' FBRGLS:STEP.LDER . - e 100 JEA, 59091
14 100.00| EA |PB3 3" PLACEM NT BLOCKWJW 100,00 - EA 30.00]C
16 1.00| EA [VENICE DEL- VENICE 1.00 EA 95.00 |*
17 . PAID MICARD 1212/15
1]
TAXABLE - 3420.77 SUBTOTAL 3420.77
NON-TAXABLE 0.00
SUBTOTAL 342077
DEPQSIT AMT 3738.45 TAX AMOUNT 308.68
BALANGE DUE 0.00 _ S
BANKCARD PAYMENT 373645 TOTAL 3738.45
TOT WT: 6000.00 xDeIivery

MID: 800001001556

APP: 093204

XR: €16261

Received By




Invoice

Date: 12/14/2015

Invoice # 15-175

Remediation Specialists P.0.#

Bill To: Project:

Rockport Developement, Inc. San Juan Abatement
1619 Garvey Ave. Ste. 207
West Covina, CA 91790

Description Qty Rate Amount

SM Contracting has provided for the abatement at 635 San Juan in Venice.

Our abatement was based on the survey completed by EEC. Essentially, the abatement was
"straight forward" with:

-roofing mastics

-water heater vent piping

-heat system vent piping

-two layers of floortile and mastic

Abatement- 1 4,400.00 4,400.00

All work is complete! Total $4,400.00

2691 Dow Avenue, Suite C-2  *  Tustin, CA 92780-7230 * 714-730-6760 * 714-730-1697 Fax







































NATIONAL CONSTRUCTION RENTALS, INC. Page: 1

P.O. BOX 4503
PACOIMA, CA 91333-4503
Customer # 30068554 Invoice # 4320838
Job Site # 0006 Invoice Date: 12/14/2015
Ticket # 906348 Due Date: 12/29/2015
Our Local Office # (323) 838-1800 Terms: NET 15 DAYS
Inside Salesperson: CINTHYA Ordered by: RAYMOND CHANG
Purchase Order #
ROCKPORT DEVELOPMENT Job Address: 635 SAN JUAN AVE
1619 WEST GARVEY AVE N SUITE 207 Cross St:
WEST COVINA, CA 91790 City: VENICE, CA 90291
Site Contact: RAYMOND CHANG
Site Phone: 626-429-3218
Quantity Description Term From/Thru Rate Total
1 200 AMP OVERHEAD COMMERCIAL METER POLE 12/09/15 490.00 490.00
(INSTALL & REMOVAL)
1 200 AMP OVERHEAD COMMERCIAL METER POLE | 12/09/15 - 01/06/16 49.00 49.00
1 HAND DIG CHARGE | 12/09/15 60.00 60.00
1 HAND CARRY POLE | 12/09/15 60.00 60.00
Subtotal: $659.00 Tax: $4.41 Total: $663.41 COD Payment Received: $663.41 Net Total Due: $0.00

Customer No: 30068554
Invoice No: 4320838

Reprint







































Loan Activity

lofl

Loan Activity

Loan Number:
Property Address:

Borrower Name:

0003134038

635 SAN JUAN AVE

LOS ANGELES, CA 90291-0000
187 MONTEREY HOLDING LLC

https://carenet.fnfismd.com/selene/LoanActivityServlet

Balances:

Principal balance:

Escrow balance: $0.00

Unpaid late charges: $0.00

$1,525,000.00

Disclosure: The transactions displayed within the payment history reflect funds that you have paid and do not
necessarily represent funds that are due.

Effective
Date

03/10/2016
02/09/2016
01/14/2016
02/09/2016
01/15/2016
01/14/2016
12/09/2015
12/08/2015

view all || view payments || view escrow
Description Principal Interest

Payment Applied $0.00 $12,116.43
Funds Applied $0.00 $13,584.94
Payment Reversal $530.24- $13,054.70-
Payment Applied $530.24 $13,054.70
Principal Adjustment $165,000.00- $0.00
Payment Applied $0.00 $11,550.68
Principal Adjustment $0.00 $372.60
Loan Setup $1,360,000.00- $0.00

Escrow

$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00

Total

© 2016 Black Knight Technology Solutions, LLC. All Rights Reserved. Privacy Statement

Amount
Paid
$12,116.43
$0.00
$0.00
$13,584.94
$0.00
$11,550.68
$0.00
$0.00

$37,252.05

Escrow
Balance

$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00
$0.00

Principal
Balance

$1,525,000.00
$1,525,000.00
$1,525,000.00
$1,524,469.76
$1,525,000.00
$1,360,000.00
$1,360,000.00
$1,360,000.00

3/28/2016 4:39 PM



EXHIBIT 26




































722 CALIFORNIA AVE.



722-728 CALIFORNIA AVE.









4/7/2016 San Juan Ave - Google Maps

San Juan Ave
1113 5th Ave. (corner of San Juan Ave.)

Image capture: Jan 2016 ~ © 2016 Google
Los Angeles, California

Street View - Jan 2016

https://www.google.com/maps/@33.9919903,- 118.4692959,3a,55.8y,266.84h,95.52t/data=!3m6!1e1!3m 4! 1sORUORVZ TtAELgC-BJ96PXg!2e0!7i13312!8i6656 12









7th Ave - Google Maps

7th Ave
014-918 7th Avenue.

Image capture: Jan 2016  © 2016 Google

Los Angeles, California

Street View - Jan 2016

https:/Awww.google.com/maps/@33.9962691,- 118.465708,3a,89.9y,52.94h,88 2t/data=3m6!1e113m4!1sUHSymivgg Tndnts|62WojQ126017i1331218i6656!6m 11 1e1 112






EXHIBIT 27





































































EXHIBIT 23









EXHIBIT 29



635 E San Juan Ave Application #: 15014 - 10000 - 02377

Plan Check # LAOT586 Printed: 11/02¢15 03:21 PM
Event Code:
Bldg-Addition GREEN - MANDATORY City of Los Angeles - Department of Building and Safety
1 or 2 Family Dwellin
Regular P]a:Check & APPLICATION FOR BUILDING PERMIT Last Status: Verifications in Progres
Plan Check AND CERTIFICATE OF OCCUPANCY Status Date: 10/20/2015
LITRACT BLOCK LOT) ARD COUNTY MAF REF ¥ PARCELID#{PINM i ASSESSORPARCEL
OCEAN PARK VILLA TRACTM 39 M B 4-48 108B145 529 4239024 - 041
3, PARCEL INFORMATION
Azea Planning Commission - Wesl Los Angeles Census Tract - 2732.00 Methane Hazard Site - Methane Buffer Zone
LADBS Branch Office - WLA Coastal Zone Cons. Act - YES Near Source Zone Distance - 4.7
Council District - 11 District Map - 108B 143 Thomas Brothers Map Grid - 671-H5
Certified Neighborhood Council - Venice Energy Zone - 6
Comnmunity Plan Area - Venice Earthquake-Induccd Liguefaction Area - Yes
ZoNES(s): RD1.5-1
4. DDCUMENTS
Z1 - Z1-2406 Dir Inter of Venice SP for § SPA - Venice Coastal Zone ORD - ORD-168999 ORD - ORD-175694
ZA - ZA-2014-2514-CDP RENT - YES ORD - ORD-172019 DTRM - DIR-2014-2824-D]
¥C - YV-13545-5M ORD - ORD-121312 ORD - ORD-172897 CPC-CPC-12582
SPA - Los Angeles Coastal Transportatic ORD - ORD-164844-8A1630 ORD - ORD-175693 CPC -CPC-1984-226-SP
5 CHECKLIST ITEMS
Special Inspect - Concrete>2.5ksi Special Inspect - Non-Destructive Testing Special Inspect - Structural Wood {penodic)
Special Inspect - Field Welding Special Inspect - S.M.R. Frame-Steel Fabricator Regd - Shop Welds
Special Inspect - Impervious Methane Membrane Special Inspect - Stnictural Observation Fabricator Reqd - Structural Steel
Ownen(s):
187 MONTEREY HOLDING LLC 1654 EL CAMINO 5T POMONA CA 91768
Tenant:
Applicant: (Relationship: Agent for Owner)
LOUIS KIM - 672 5. LAFAYETTE PARK PL 42 LA CA 90057 {213) 739-0955
Z_EXISTING USE EROPOSED USE 3. DESCRIPTION OF WORK
(02) Duplex ADDITION TO EXISITNG DUPLEX W/ATTACHED GARAGE. ADD 1 STORY TO

EXISTING 2 STORY DUPLEX TO CREATE A 3 STORY DUPLEX. THIS IS FOR THE
FRONT BLDG ADJOINING THE STREET. "COMPLY WITH DEPARTMENT ORDER
effective date | 12042008, PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE.

9. # Bides pn Site & se: 1 OF 2 TV=400,000 For inspection caquasts, call toll-free (888) LAJBULLID (514-2848).
Qutside LA County, call (213) 482-000¢ or request inspections via
10, APPLICATION PROCESSING INFORMATION www.ladbs.arg. To speak to a Call Center agent, call 311, Quiside
BLDG. PC By: John Yasquez DAS PC By: LA County, call (213) 473-3231.
OK for Cashier: Coord. OK:
) For Cashier's Use Only WO #: 51402377

Signature: Date:

1. PROJECT VALUATION & FEE INFORMATION Finol Fee Periad

Permit Valoation: $275,329 PC Valuation:

FINAL TOTAL Bldg-Addition 12,222.66 Planning Gen Plan Maint Surcharg 8L.66

Permit Fee Subtotal Bldg-Additior 1,633.20 School District Residential Level 1 9.072.00

Energy Surcharge CA Bldg Std Commission Surchar 12.00

Electrical 424.63 Green Building

HVAC 212,32 Permit Issuing Fee 0.00

Plumbing 424.63

Plan Check Subtotal Bldg-Additior 0.00

Off-hour Plan Check G.00

E.Q. [nstrumentation 15.79

0O.8. Surcharge 54.61

Sys. Surcharge 163.83

Planning Surcharge 199

Planning Surcharge Misc Fee 10.00

Sewer Cap ID: Total Bond(s} Due:

Plot Plan



L3 STRUCTURE INVENTORY  (Note: Numeri¢ measurement data in the format “number/ number't implies "thange im nusnerie vatue / total resnltisg numeric value") 15014 - 10000 - 02377

(P) Floor Area (ZC): +00 Sqft / 2229 Sqft } Methane Site Desipn Level V - assumed, no testing
(P) Height (BC): Feet ) R3 Oce. Group: +90 Sqft/ 2229 Sqft

{P) Height (ZC): Feet (P} U Occ. Group: +855 Sqft / 855 Sqft

{P) Length: +48.5 Feet / 48.5 Feet {P) Parking Req'd for Bldg (Auto+Bicycle); +4 Stalls/ 4 !
{(P) Stories: +1 Stories / 3 Stories {P) Provided Compact for Bldg: Stalls

(P) Width: +22 Feet/ 22 Feet (P) Provided Standard for Bldg: Stalls

{P} Dwelling Unit: 0 Units / 2 Units (P) Parking Req'd for Site (AutotBicycle): Stalls

(P} NFPA-13D Fire Sprinklers Thru-out (P) Provided Compact for Site: Stalls

(P} Steel Moment Frame (P) Provided Standard for Site:  Stalls

(F) Wood (Plywood, O8B, ete.)Shearwall (P) Type V-B Construction

14, APPLICATION COMMENTS:

** Approved Seismic Gas Shut-Off Valve may be required. **

15 BUILIMNG RELOCATEDR FROM:
16, CONTRACTOR, ARCATTECT & ENGINEER NAME ADDRESS CLASS LICENSE § PHONE #
(E) KIM, HONG KOOK 839 3§ MUIRFIELD RD, LOS ANGELES, CA 90005 64529

PLAN CHECK EXPIRATION: Unless a shorter period of time has been eslablished by an official action, plan check approval expires one and 2 half years after the plan check fee hag been paid

635 E SAN JUAN AVE

Courier?{ Yes or No)

()P.C. (NP ()SPL
() D.AS. ()GPI ()D.PI
USE: 15014 - 10000 - 02377

D

Plan Check Number - Regular PC

¢ B1SLAO07586FO

Submittal Date: 06/01/2015
Notes:

PC Engr:

{ ) Ready for Pick-up



11192015

Permit and Inspsaction Raport Datail

The City of Los Angeles
Department of Building and Safety

637 E SAN JUAN AVE 90291

Application / Permit
Plan Check / Job No.
Group

Type

Sub-Type

Primary Use

Work Description

Parmit lssued
Issuing Office
Current Status

15014-10000-02377

B15LA07586

Building

Bldg-Addition

1 or 2 Family Dwelling

{2) Duplex

ADDITION TO EXISITNG DUPLEX W/ATTACHED GARAGE. ADD 1 STORY TO EXISTING 2
STORY DUPLEX TO CREATE A 3 STORY DUPLEX. THIS IS FOR THE FRONT BLDG
ADJOINING THE STREET. "COMPLY WITH DEPARTMENT ORDER effective date 11/20/2008
PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE.

Issued on 11/19/2015

Metro

lssued on 11/19/2015

Permit Application Status History

Submitted 6/1/2015 APPLICANT
Assigned to Plan Check Engineer 6/18/2015 JOHN VASQUEZ
Corrections Issued 7/6/2015 JOHN VASQUEZ
Reviewed by Supervisor TrRMS CHARLES CHANG
Building Plans Picked Up 7712015 APPLICANT
Green Plans Picked Up 7172015 APPLICANT
Applicant returned to address corrections of2/201% JOHN VASQUEZ
Applicant returned to address corrections 10/9/2015 JOHN VASQUEZ
Applicant returned to address corrections 10/20/2015 JOHN VASQUEZ
Applicant returned to address corrections 1122015 JOHN VASQUEZ
Applicant returned to address corrections 11/6/2015 JOHN VASQUEZ
Plan Check Approved 111772015 JOHN VASQUEZ
Issued 11/19/2015 LADBS

Permit Application Clearance Information

hitps:fiwww ladbsservices2.Jacity.org/OnlineServices/PermitReport/PoisPermitDetail id1=15014&id2= 10000&id3=02377 12



11119/2015 Permit and Inspaction Report Detail

Miscellaneous Cleared 7/232015 JUSTIN BILOW

ZA Case Cleared 7/23/2015 JUSTIN BILOW
Address approval Cleared 7/27/2015 ARNULFO NUNO
Eng Process Fee Ord 176,300 Cleared 742712015 ARNULFO NUNO
Hydrant and Access approval Cleared 7i2712015 ROBERT DUFF
Permit Cleared 712712015 ARNULFO NUNO
Sewer availability Cleared Ti2712015 ARNULFO NUNO
Specific Plan Cleared 7/30/2015 PEDRO AYALA
Housing rent stabilization Cleared 81412015 CHARLES GARCIA
Frnt yard landscape/Water mgmt Cleared 81442015 CASSANDRA ZWEEF
Low Impact Development Cleared 8/18/2015 MARTIN FRAGOSO
RooffWaste drainage to sirest Cleared 81942015 KARAN PATEL
Specific Plan Cleared 107222015 JULIET OH

Coastal Zone Cleared 11/3/2015 ULISES GONZALEZ

Contact Information
Contractor Rockport Construction Inc; Lic. No.: 1002010-B 1619 WEST GARVEY AVENUE N 5207 WEST COVINA, CA 91790

Engineer Kim, Hong Kook; Lic. No.: C84529 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

No Data Available.

hitps:www ladbsservices2lacity.org/OnlineServices/PermitReportPoisPermitDatail ?id 1= 15014%id2=10000&id3=02377 22



635 E San Juan Ave Application #: 15014 - 10000 - 02378

Plan Check # . LA07586 Printed: 11/02/15 03:23 PM
Event Code;

Bldg-Addition GREEN - MANDATORY City of Los Angeles - Department of Building and Safety
| or 2 Family Dwellin ..
Regular Plan Chock. APPLICATION FOR BUILDING PERMIT Last Status: Verifications in Progres
Plan Check AND CERTIFICATE OF OCCUPANCY Status Date: 10/20/2015
LTRACT BLOCK  LOTG ARE  CQOUNTY MAP REFH PARCEL D #{PIN#  LASSESSOR PARCEL #
OCEAN PARK VILLA TRACTM 39 M B 4-48 108B145 529  4239-024 - 041
3, PARCEL INFORMATION
Area Planning Commission - West Los Angeles Census Tract - 2732.00 Methane Hazard Site - Methane Buffer Zong
LADBS Branch Office - WLA Coastal Zone Cons. Act - YES Near Source Zone Distance - 4.7
Council District - 11 Dristrict Map - 108B 145 Thomas Brothers Map Grid - §71-H5
Certified Neighborhood Council - Venice Energy Zone - 6
Community Plan Ar¢a - Venice Earthquake-Induced Liquefaction Area - Yes
zonEs(s):: RD1.5-1

A DOCIUMENTS

ZI1 - Z1-2406 Dir Inter of Venice SP for § SPA - Venice Coastal Zone ORD - ORD-168%%9 ORD - ORD-175694

ZA - ZA-2014-2514-CDP RENT - YES ORD - ORD-172019 DTRM - DIR-2014-2824-DI

YC - Y¥-13545-5M ORD - ORD-121312 ORD - ORD-172897 CPC-CPC-12382

SPA -Los Coastal ORD - ORD-164844-5A1630 ORD - ORD-175693 CPC - CPC-1984-226-SP

S CHECKLIST ITEMS

Special Inspect - Conerete>2 5ksi Special Inspect - Impervious Methane Membrane Special Inspect - Structural Observation

Special Inspect - Field Welding Special Inspect - Non-Destructive Testing Special Inspect - Structural Weod (periodic)

Special Inspect - Grade Beam/Caisson Special Ingpect - S.M.R. Frame-Steel Fabricator Reqd - Shop Welds

S TROPERTY OWNER, TENANT, APPLICANT INFORMATION

Ownen(s):

187 MONTEREY HOLDING LLC 1654 EL CAMINO ST POMONA CA 91768

Tenant:

Applicant: (Relationship: Agent for Qwner)

LOUIS KIM - 672 S. LAFAYETTE PARK PL 42 LA CA 90057 (213) 739-0935

2 EXISTING USE PROFOSED ISE £ _DESCRIPTION OF WORK

(01) Dwelling - Single Family ADDITION TO SFD W/ATTACHED GARAGE. ADD 2 STORY TO 1 STCRY SFD TO

(07) Garage - Private CREATE 3 STORY SINGLE FAMILY DWELLING W/ PARKING. THIS IS FOR THE

REAR BUILDING ADJOINING THE ALLEY "COMPLY WITH DEPARTMENT
ORDER effective date 1 /202008, PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE

o, 4 Bides oy Siie & Uss: 2 OF 2 TV=400,000 For inspection requests, call loll-free (888) LAJBUILD (524-2845)
Outside LA County, call {213) 482-0000 or request inspections via
18 APPLICATION PROCESSING INFORMATION www.ladhs.org. To speak to a Call Center agent, call 311, Outside
BLDG. PC By. John Vasquez DAS PC By: LA County, call {213) 473-3231,
OK for Cashier; Coord. OK:
. For Cashier's Use Only W/ #:; 51402378
Signature: Date;
L1, PROJECT VALUATION & FEE INFORMATION Final Fes Period
Permit Valuation: $292,448 PC Valuation;
FINAL TOTAL Bldg-Addition 15,474.94 Planning Gen Plan Maint Surcharg 200.29
Permit Fee Subtotal Bldg-Additior 1,704.60 School District Residential Level 1 944832
Energy Surcharge CA Bldg Std Commission Surchar 12.00
Electrical 443,20 Green Building
HYAC 221,60 Permit Issuing Fee 0.00
Plumbing 44320
Plan Check Subtotal Bldg-Additio 1,534.14
Off-hour Plan Check 767.07
E.Q. Instrumentation 38.02
0.8, Surcharge 103.04
Sys. Surcharge 30%.11
Planning Surcharge 240.35
Planning Surcharge Misc Fee 10.00
Sewer Cap ID; Total Bond(s) Due:

[N 00O
Plot Plan
# P15 014100008 2378FHNS~>



13 STRUCTURE INVENTORY  (Note: Numerie measurement dutn in the formiat "number f mumber” issplles "change in numeric viloe / toal resuliing numeric value")

{(P) Floor Area (ZC); +2078 Sqft / 2702 Sqgft
(P) Height (BC): Feet

(P) Height (ZC): Feet

(P) Length; +41.5 Feet / 41.5 Fest

{P) Stories: +2 Stories / 3 Stories

{P) Width: +28 Feet / 28 Feet

{P) Dwelling Unit: 0 Units / | Units

{P) NFPA-13D Fire Sprinklers Thru-out

(P} Steel Moment Frame

} Methane Site Design Level V - assumied, no testing
") R3 Oxe, Group: +2078 Sqft / 2702 Sqft
{P) U Oce. Group: +434 Sqft / 434 Sqft
(P) Parking Req'd for Bldg (Auto+Bicycle); +2 Stalls /3 !
{P) Provided Compact for Bldg: Stalls
(P) Provided Standard for Bldg: Sialls
{P) Parking Req'd for Site (Auto+Bicycle): Stalls
{P) Provided Compact for Site. Stalls
{P) Provided Standard for Site:  Stalls

(P) Wood (Plywood, OSB, ete.)Shearwall (P) Type V-B Construction

14 APPLICATION COMMENTS:

** Approved Seismic Gas Shut-Off Valve may be required. **

15 BUILDING RELOCATED FRON:

16, CONTRACTOR, ARCHITECT & ENGINEER NAME ADDRESS

(E) KIiM, HONG KOOK §39 5 MUIRFIELD RD, LOS ANGELES, CA 90005

15014 - 10000 - 02378

LICENSE ¥
C64529

PLAN CHECK EXPIRATION: Unless & shonter period of time has been established by an official action, plan check approval expires one and a half years after the plan check fec has been paid.

635 E SAN JUAN AVE

Courier? ( Yes or No)

()P.C. ( )N.P. ()SPL
( )D.AS. () GPI ( )D.PL
USE: 15014 - 10000 - 02378

D

Plan Check Number - Regular PC

o B15SLA07586FO

Submittal Date: 06/01/2015
Notes:

PC Engr:

() Ready for Pick-up



111192015

Permit and Inspection Report Detail

The City of Los Angeles
Department of Building and Safety

635 E SAN JUAN AVE 90291

Application / Permit
Plan Check / Job No.
Group

Type

Sub-Type

Primary Use

Work Description

Permit Issued
Issuing Office
Current Status

15014-10000-02378

B15LA07586

Building

Bldg-Addition

1 or 2 Family Dwelling

(1) Dwelling - Single Family

ADDITION TO SFD W/ATTACHED GARAGE. ADD 2 STORY TO 1 STORY SFD TO CREATE 3
STORY SINGLE FAMILY DWELLING W/ PARKING, THIS IS FOR THE REAR BUILDING
ADJOINING THE ALLEY "COMPLY WITH DEPARTMENT ORDER effective date 11/20/2008.
PERMIT WILL EXPIRE 30 DAYS FROM ISSUANCE DATE.

Issued on 11/19/2015

Metro

Issued on 11/19/2015

Permit Application Status History

Submitted 6/1/2015 APPLICANT
Assigned to Plan Check Engineer 6/18/2015 JOHN VASQUEZ
Carrections Issued 7/6/2015 JOHN VASQUEZ
Reviewed by Supervisor 71712015 CHARLES CHANG
Building Plans Picked Up T7I2015 APPLICANT
Green Plans Picked Up 71772015 APPLICANT
Applicant returned to address corrections 9/2/2015 JOHN VASQUEZ
Applicant returned to address corrections 10/9/2015 JOHN VASQUEZ
Applicant returned to address corrections 104202015 JOHN VASQUEZ
Applicant returned to address corrections 11/2/2015 JOHN VASQUEZ
Applicant returned to address corrections 11/9/2015 JOHN VYASQUEZ
Plan Check Approved 11/19/2015 JOHN VASQUEZ
Issued 11/19/2015 LADBS

Permit Application Clearance Information

hitps-/www | adbsservices2lacity org/CnlineServices/PermitReportPcisPermilDelail 7id 1= 15014&id2= 10000&d3=02378 13



11192015 Permit and Inspection Report Detail

Address approval Cleared 712712015 ARNULFO NUNO

Eng Process Fee Ord 176,300 Cleared 712712015 ARNULFO NUNO
Hydrant and Access approval Cleared 712712015 ROBERT DUFF

Permit Cleared 71272015 ARNULFO NUNO
Sewer availability Cleared 7I2712015 ARNULFO NUNO
Miscellanecus Cleared 712812015 HERMAN VAN BUREN
ZA Case Cleared 712812015 HERMAN VAN BUREN
Specific Plan Cleared 7130/2015 PEDRO AYALA
Housing rent stabilization Cleared 81412015 CHARLES GARCIA
Frnt yard landscape/Water mgmt Cleared 81442015 CASSANDRA ZWEEP
Low Impact Development Cleared 8192015 MARTIN FRAGOSO
RooffWaste drainage to street Cleared 8/19/2015 KARAN PATEL

Green Code Cleared 9/3/2015 MARCUS LEVIAS
Specific Plan Cleared 10/22/2015 JULIET OH

Coastal Zone Cleared 11/3/2015 ULISES GONZALEZ

Contact Information
Architect Pink, Jaseph; Lic. No.: 33102 1130 W SHORE  ALHAMBRA, CA 91803
Contractor  Rockport Construction Inc; Lic. No.: 1002010-B 1619 WEST GARVEY AVENUE N #207  WEST COVINA, CA 91790

Engineer Kim, Hong Kook; Lic. 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

No Data Available.

hitps./iwww.ladbsservices2.lacity.org/OnlineServices/PermitReport/PcisPermitDetall 7id 1= 15014&id2=10000&id3= 02378 2/3



STATE OF CALIFORNIA - THE RESOURCES AGENCY EDMUND G. BROWN, Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 590-5071

Thlé6c

Appeal Filed: 1/04/16
Sub. Issue Found: 2/11/16
Staff: M. Revell-LB
Staff Report: 3/24/16
Hearing Date: 4/14/16

STAFF REPORT: APPEAL — DE NOVO

Application Number: A-5-VEN-16-0006

Applicant/Agent: Louis Kim

Appellants: Pam Anderson, Lydia Ponce, and Bill Przylucki
Project Location: 635 E. San Juan Ave., Venice, City of Los Angeles
Project Description: Remodel and addition to a 3 unit residential complex,

consisting of the following: 1) Duplex: Removal of 889
square feet from the first and second floor of an existing 2,139
square foot duplex, and addition of a new 1,027 square foot
third floor, resulting in an approximately 2,229 square foot,
three story duplex; and 2) Single Family Residence: Removal
of 24 square feet from the existing 624 square foot single
family residence, and addition of a new 1,070 square foot
second story and 872 square foot third story. The resulting
three story single family residence will consist of
approximately 2,518 square feet.

Staff Recommendation: Reject the permit exemption request and find that the proposed
development requires a Local Coastal Development Permit.

SUMMARY OF STAFF RECOMMENDATION:

On February 11, 2016 the Commission found that the appeal of Local Coastal Exemption No.
DIR-2015-3993-CEX, issued by the City of Los Angeles, raised a substantial issue with respect
to the grounds on which the appeal was filed. The Commission is now required to hold a de novo
hearing. Staff recommends that the Commission determine that the proposed development
requires a coastal development permit because the development on the site is the demolition of
residential structures and construction of new residential structures, and is not an improvement to



A-5-VEN-16-0006 (Louis Kim)
Appeal — De Novo

a structure other than a single family residence, and is therefore non-exempt “development” as
defined in the Coastal Act. Therefore, the proposed project is non-exempt “development” as
defined in the Coastal Act. The proposed development must obtain a local coastal development
permit from the City of Los Angeles Department of City Planning.



A-5-VEN-16-0006 (Louis Kim)
Appeal — De Novo

TABLE OF CONTENTS

I. MOTION AND RESOLUTION...ccccntiersueessuenssnecssnecssnecsssssssssesssnssssssessssssssasssane
II. SINGLE PERMIT JURISDICTION AREA ........iiiiirneissnnncsnnncsnecsssecsannes

II1. FINDINGS AND DECLARATIONS.....cciinntiniensnecssnenssaenssseesssnscssasessssssssassssane

A. PROJECT DESCRIPTION AND LOCATION ....uuiiiiiiiiiiiiieeee ettt e ettt e e e e e e eeaaaneeeeeeeeeens
B. PROJECT HISTORY ..ottt ettt e ettt e e e e e e e e aaaeee e e e e e e eeaaaaaeeeeeeesesssananneeeeenenen
C. DEVELOPMENT REQUIRES A COASTAL DEVELOPMENT PERMIT .....ccoiiiiiiiiiiiiieeeeeeeeev e

Hearing Procedures: The Commission will take public testimony at this de novo hearing. Please
visit the Commission desk outside of the hearing room, prior to the hearing on this item, for
further details about providing public comment during the hearing.

APPENDICES

Appendix A — Substantive File Documents

EXHIBITS

Exhibit 1 — Project Location/Vicinity Map

Exhibit 2 — City-Issued Exemption to CDP/DIR-2015-3993-CEX
Exhibit 3 — Appeal

Exhibit 4 — Photo of 635 E. San Juan Ave. Prior to Demolition
Exhibit 5 — Photo of Demolition



A-5-VEN-16-0006 (Louis Kim)
Appeal — De Novo

I. MOTION AND RESOLUTION

Motion:

I move that the Commission approve Claim of Exemption No. A-5-VEN-16-0006 for the
development proposed by the applicant.

Staff recommends a NO vote. Failure of this motion will result in denial of the claim of
exemption and adoption of the following resolution and findings. The motion passes only by
affirmative vote of a majority of the Commissioners present.

Resolution:

The Commission hereby denies the Claim of Exemption for the proposed development on the
ground that the development is not exempt from the permitting requirements of the Coastal Act
and adopts the findings set forth below.

II. SINGLE PERMIT JURISDICTION AREA

Within the areas specified in Section 30601, which is known in the City of Los Angeles permit
program as the Single Permit Jurisdiction area, the City of Los Angeles has been granted the
authority to issue Exemptions to Coastal Development Permit Requirements, but the City’s actions on
exemption requests are appealable to the Coastal Commission. The proposed project site is located
within the Single Permit Jurisdiction Area.

III. FINDINGS AND DECLARATIONS
A. PROJECT DESCRIPTION AND LOCATION

The project site is located in Southeast Venice at 635 San Juan Ave. within the City’s Single
Permit Jurisdiction, about three-quarters of a mile inland of the beach (Exhibit 1). The lot area
is 5,222 square feet, and is zoned RD 1.5-1 (Restricted Density Multiple Dwelling). According
to Los Angeles County Assessors Records, prior to the demolition of the structures, the site was
developed with two structures consisting of three residential units: one 624 square foot single
story structure; and one 2,139 square foot, two story, two-unit structure (Exhibit 4). The
proposed scope of work listed in the City’s Local Coastal Exemption, DIR-2015-3993-CEX,
describes the proposed project as:

“Remodel and addition to existing two story duplex consisting of 1,027 square foot third story
addition. Project will remove 44% of existing exterior walls. Remodel and addition to existing
one story single family dwelling consisting of 1,070 square foot second story and 892 square foot
third story addition. Project will remove 49% of existing exterior walls.”” (Exhibit 2).

The City of Los Angeles does not retain copies of plans for projects they deem as exempt, so
Commission staff did not receive any plans with the requested City record. According to plans
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submitted by the applicant, the proposed project consists of a remodel and addition to a 3 unit
residential complex, consisting of the following: 1) Duplex: Removal of 889 square feet from
the first and second floor of an existing 2,139 square foot duplex, and addition of a new 1,027
square foot third floor, resulting in an approximately 2,229 square foot, three story duplex; and
2) Single Family Residence: Removal of 24 square feet from the existing 624 square foot single
family residence, and addition of a new 1,070 square foot second story and 872 square foot third
story. The resulting three story single family residence will consist of approximately 2,518
square feet.

Commission staff was notified on December 24, 2015, that although the City’s Local Coastal
Exemption (DIR-2015-3993-CEX) was issued for an addition to a structure other than a single-
family residence, most (more than fifty percent) of the structures had been demolished, leaving
only a portion of the outside framing remaining. “Demolition” of the structure was not proposed
or approved as a part of the Coastal Exemption.

B. PROJECT HISTORY

On November 3, 2015, the Los Angeles Department of City Planning issued a Coastal
Exemption (DIR-2015-3993-CEX) for development proposed on the project site. The
applicant’s name listed on the City’s exemption form is Louis Kim. The exemption form states
that the proposed development is: ““Remodel and addition to existing two story duplex consisting
of 1,027 square foot third story addition. Project will remove 44% of existing exterior walls.
Remodel and addition to existing one story single family dwelling consisting of 1,070 square foot
second story and 892 square foot third story addition. Project will remove 49% of existing
exterior walls.” (Exhibit 2). On November 19, 2015, the City Department of Building and
Safety issued Building Permit No. 15014-10000-02377, and demolition commenced at the
project site. The City failed to forward a copy of the Coastal Exemption to the Coastal
Commission’s South Coast District Office in Long Beach Office; thus the twenty working-day
appeal period for this matter did not commence or expire prior to the submittal of the appeal on
December 24, 2015, by Ms. Anderson (Exhibit 3). The appeal of the City’s action was
determined to be valid because it was received prior to the expiration of the twenty working-day
period in which any action for a coastal development permit or exemption by the City of Los
Angeles can be appealed to the Commission.

On February 11, 2016, the Commission found that a substantial issue exists with respect to the
grounds on which the appeal was filed. The Commission’s finding of Substantial Issue voided
Local Coastal Exemption No. DIR-2015-3993-CEX, and the Commission is now required to
hold a de novo hearing on the applicant’s request for a coastal exemption.

C. DEVELOPMENT REQUIRES A COASTAL DEVELOPMENT PERMIT

Section 30600(a) of the Coastal Act requires that anyone wishing to perform or undertake any
development within the coastal zone shall obtain a coastal development permit. Development is
broadly defined by Section 30106 of the Coastal Act, which states:

“Development™ means, on land, in or under water, the placement or erection of any solid
material or structure; discharge or disposal of any dredged material or of any gaseous,
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liquid, solid, or thermal waste; grading, removing, dredging, mining, or extraction of any
materials; change in the density or intensity of use of land, including, but not limited to,
subdivision pursuant to the Subdivision Map Act (commencing with Section 66410 of the
Government Code), and any other division of land, including lot splits, except where the
land division is brought about in connection with the purchase of such land by a public
agency for public recreational use; change in the intensity of use of water, or of access
thereto; construction, reconstruction, demolition, or alteration of the size of any structure,
including any facility of any private, public, or municipal utility; and the removal or
harvesting of major vegetation other than for agricultural purposes, kelp harvesting, and
timber operations which are in accordance with a timber harvesting plan submitted
pursuant to the provisions of the Z’berg-Nejedly Forest Practice Act of 1973 (commencing
with Section 45I1).

Construction, reconstruction, demolition, or alteration of the size of any structure in the coastal
zone is development that requires a coastal development permit, unless the development
qualifies as development that is authorized without a coastal development permit.

Coastal Act Section 30610 provides, in part:

Notwithstanding any other provision of this division, no coastal development permit shall
be required pursuant to this chapter for the following types of development and in the
following areas:

(b) Improvements to any structure other than a single-family residence or public works
facility; provided, however, that the commission shall specify, by regulation, those types of
improvements which (1) involve a risk of adverse environmental effect, (2) adversely affect
public access, or (3) involve a change in use contrary to any policy of this division. Any
improvement so specified by the commission shall require a coastal development permit.

(d) Repair or maintenance activities that do not result in an addition to, or enlargement
or expansion of, the object of those repair or maintenance activities; provided, however,
that if the commission determines that certain extraordinary methods of repair and
maintenance involve a risk of substantial adverse environmental impact, it shall, by
regulation, require that a permit be obtained pursuant to this chapter.

Section13252 California Tittle 14 Regulations Repair and Maintenance Activities That Require a
Permit

(b) Unless destroyed by natural disaster, the replacement of 50 percent or more of a
single family residence, seawall, revetment, bluff retaining wall, breakwater, groin or any
other structure is not repair and maintenance under Section 30610(d) but instead
constitutes a replacement structure requiring a coastal development permit.

Section 13253 Improvements to Structures, Other than Single-Family Residences and Public Works
Facilities That Require Permits
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(a) For purposes of Public Resources Code Section 30610(a) where there is an existing
structure, other than a single-family residence or public works facility, the following shall be
considered a part of that structure:

(1) All fixtures and other structures directly attached to the structure;

(2) Landscaping on the lot.

The grounds for this appeal are that the project is not exempt development as defined in the
Coastal Act and so a coastal development permit should have been required. The City’s
interpretation of a “remodel” is based on the City’s uncertified municipal code, not the provision
of the Coastal Act.

The proposed project does not qualify for an exemption under Coastal Act Section 30610(a).
Coastal Act Section 30610(a) allows improvements to any structure other than a single-family
residence or public works facility without a coastal development permit. In this case, the
applicant demolished nearly both existing structures as part of her proposed development. When
an applicant proposes demolition of all or nearly all of a structure as part of a proposal for new
development, there can no longer be an “existing structure” subject for improvement on the site.

The proposed project also does not qualify for an exemption under Coastal Act Section
30610(d). Coastal Act Section 30610(d) allows for repair and maintenance activities on existing
structures so long as the repair and maintenance does not result in an addition to, or enlargement
or expansion of, the structure. Under section 13252 of the Commission’s regulations, if the
repair and maintenance results in the replacement of 50 percent or more of the existing structure,
then the project constitutes a replacement structure and the entire structure must be in conformity
with applicable policies of Chapter 3 of the Coastal Act.

In determining whether the project constitutes the replacement of 50 percent or more of the
structure, Commission staff analyzes what percentage of which components and how much of
each component of the structure is being replaced. A single family residence or duplex consists
of many components that can be measured, such as: the foundation, plumbing, electrical, walls,
floor, and/or roof of the structure. The project plans must indicate the amount of demolition and
augmentation that is necessary to build the proposed remodel. If 50 percent or more of the total
of these components are being replaced, then the project would not qualify as exempt
development, and must obtain a coastal development permit pursuant to Section 30600(a) of the
Coastal Act. Typically, the addition of a complete second story to a one-story house would not
qualify for an exemption because the amount of construction required to support the additional
weight of a new level would often require reinforcement of the first-floor load bearing walls,
often with steel framing, and/or a new foundation which would exceed the amount of change
allowable under an exemption. Even if the plans do not indicate replacement of floors and walls,
the City building inspector may require replacement of these components for safety reasons. For
example, when an older structure is enlarged from one story to two-story, more than fifty percent
of the components may need to be replaced due to termite infestation and/or dry rot, which are
typical of Southern California homes.

In this exemption the City has asserted that even though all that remains of the structures are
some of the exposed studs of the previously existing framing (completely stripped of siding,
drywall, plaster, doors, windows, or electrical components), that the “walls” of the structure
remain. Commission staff disagrees with this assertion. When a “remaining wall” is used as a
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measure to determine whether a development is a remodel or a new structure, the wall must
remain intact as part of the structure, and for purposes of calculating the 50 percent guideline
should retain its siding, drywall/plaster, windows, doors, and electrical components. Further,
staff has confirmed during a recent site visit that the majority of the studs/framing for the
previously existing structure on site has been replaced as well.

In this case, prior to the demolition of the structures, the site was developed with two structures
consisting of three residential units: one 624 square foot single story structure; and one 2,139
square foot, two story, two-unit structure. The existing walls of the original structures built in
1930 would not be adequate to bear the loads of one and two more additional stories which
almost triple the mass and height of the original structures.

To date, all that remains of the former structures at the subject site is a portion of the exterior
framing. On-site observations made by staff and photographic evidence demonstrate that the
roof, siding, subfloor, and most of the walls have been removed (Exhibit 5). The amount of the
structures that have been removed far exceeds fifty percent of the existing structures.
Demolition, reconstruction, or substantial redevelopment of a project site are not exempt under
any section or provision of the Coastal Act, or the Commission’s Regulations and require a
coastal development permit.

Coastal Act Section 30600 Coastal Development Permit; Procedures Prior to Certification of
Local Coastal Program

(a) Except as provided in subdivision (e), and in addition to obtaining any other permit
required by law from any local government or from any state, regional, or local agency,
any person as defined in Section 21066, wishing to perform or undertake any development
in the coastal zone, other than a facility subject to Section 25500, shall obtain a coastal
development permit.

(b) (1) Prior to certification of its local coastal program, a local government may, with
respect to any development within its area of jurisdiction in the coastal zone and
consistent with the provisions of Sections 30604, 30620, and 30620.5, establish
procedures for the filing, processing, review, modification, approval, or denial of a
coastal development permit. Those procedures may be incorporated and made a part
of the procedures relating to any other appropriate land use development permit
issued by the local government.

(2) A coastal development permit from a local government shall not be required by
this subdivision for any development on tidelands, submerged lands, or on public
trust lands, whether filled or unfilled, or for any development by a public agency for
which a local government permit is not otherwise required.

(c) If prior to certification of its local coastal program, a local government does not

exercise the option provided in subdivision (b), or a development is not subject to the

requirements of subdivision (b), a coastal development permit shall be obtained from the

commission or from a local government as provided in subdivision (d).

(d) After certification of its local coastal program or pursuant to the provisions of Section

30600.5, a coastal development permit shall be obtained from the local government as

provided for in Section 30519 or Section 30600.5.



A-5-VEN-16-0006 (Louis Kim)
Appeal — De Novo

As discussed, within the areas specified in Section 30601, which is known in the City of Los
Angeles permit program as the Single Permit Jurisdiction area, the City of Los Angeles has the
authority to issue coastal development permits. The proposed project site is located within the
Single Permit Jurisdiction Area. For the reasons discussed in detail above, the proposed project
constitutes the substantial demolition of two existing structures consisting of three residential
units: one 624 square foot single story structure; and one 2,139 square foot, two story, two-unit
structure, which is not exempt under any policy or provision of the Coastal Act or the
Commission’s Regulations. Therefore, the proposed project requires a local coastal development
permit, processed by the City of Los Angeles. The appellants have expressed their concerns
regarding the alleged inconsistencies between the proposed project’s mass, scale and character
with that of the surrounding community. The local coastal development permit process is the
process during which the proposed development will be reviewed for its consistency with the
Coastal Act and local land use regulations. Because the evidence does not support the City’s
action in exempting the proposed project from Coastal Act permitting requirements, Coastal
Exemption No. A-5-VEN-16-0006 is denied.
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Appendix A — Substantive File Documents
1. City of Los Angeles Certified Land Use Plan for Venice (2001)
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