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ADDENDUM 

 
 
April 8, 2016 
 
 
TO:  Coastal Commissioners and Interested Parties 
 
FROM: South Coast District Staff 
 
SUBJECT: APPEAL NO. A-5-VEN-16-0034 (Revilo Investments LLC) FOR THE 

COMMISSION MEETING OF THURSDAY, APRIL 14, 2016. 
 

 
PUBLIC CORRESPONDENCE 

 
Commission staff received one (1) 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. Commission staff 
received one (1) letter of concern for the proposed project from Sue Kaplan.  The letter is in 
response to the developer’s prewritten letter seeking support for his project. 

 
ADDITIONAL FINDINGS 

 
Commission staff recommends modifications to the staff report dated April 1, 2016.  
 
The following paragraph shall be added to the De Novo section of the staff report: 
 

C. 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, resulting in the alteration of the size of the structure, without 
a valid coastal development permit. Any development activity, that is not 
otherwise exempt, which is not the case here, conducted in the coastal 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.  
 
The applicant is requesting that the Commission find the proposed development 
to be exempt. Denial of this application pursuant to the staff recommendation will 
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result in violations remaining on the property. The Commission’s enforcement 
division will consider options to address said violations as a separate matter. 
 
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. 
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STAFF REPORT:  APPEAL – SUBSTANTIAL ISSUE AND DE NOVO 
 

 
 
Local Government:  City of Los Angeles 
 
Local Decision:   Claim of Exemption to Coastal Development Permit Requirement 
 
Appeal Number:   A-5-VEN-16-0034 
 
Applicant/Agent:   Revilo Investments LLC 
 
Appellants:    Robin Rudisill, Sue Kaplan, David Ewing 
 
Project Location:   632 Brooks Avenue, Venice, City of Los Angeles  
 
Project Description:  Appeal of City of Los Angeles Local Coastal Exemption No. DIR-

2015-3600-CEX for renovation to 1,806 sq.ft. attached duplex 
structure, and 2,120 sq.ft. first and second story addition, including 
new garage with living unit above, and new pool/spa, on 5,194 
sq.ft. lot, resulting in 2 new separate two-story units of 1,860 sq.ft. 
and 1,314 sq.ft.   

 
Staff Recommendation:   Find Substantial Issue with City of Los Angeles Claim of 

Exemption and deny Coastal Exemption 
 

 
Important Hearing Procedure Note:  The Commission will not take testimony on this “substantial 
issue” recommendation unless at least three commissioners request it.  The Commission may ask 
questions of the applicant, any aggrieved person, the Attorney General or the executive director prior to 
determining whether or not to take testimony regarding whether the appeal raises a substantial issue.  If 
the Commission takes testimony regarding whether the appeal raises a substantial issue, testimony is 
generally and at the discretion of the Chair limited to 3 minutes total per side. Only the applicant, persons 
who opposed the application before the local government (or their representatives), and the local 
government shall be qualified to testify during this phase of the hearing.  Others may submit comments in 
writing.  If the commission finds that the appeal raises a substantial issue, the de novo phase of the hearing 
will follow, unless it has been postponed, during which the Commission will take public testimony. 
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SUMMARY OF STAFF RECOMMENDATION 

 
The staff recommends that the Commission determine that a substantial issue exists with respect to the 
grounds on which the appeal has been filed for the following reason: the development on the site is the 
demolition of an attached residential structure (duplex) and construction of two new detached residential 
structures, and is not an improvement to an existing structure, and is therefore non-exempt “development” 
as defined in the Coastal Act.  Commission staff was notified on March 4, 2016 that although the City’s 
Coastal Exemption DIR-2015-3600-CEX was issued for a renovation and addition to an existing 

structure, the entire structure had been demolished, with the exception of portions of the wood framing 
and a portion of the foundation (see image below and Exhibit 2). 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.  
Commission Staff recommends that the Commission deny the claim of exemption and find that the 
proposed project requires a local coastal development permit, and return this matter to the City for 
processing.  The motions to carry out the staff recommendation are on pages 4 and 11. 
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I. MOTION AND RESOLUTION 
 
MOTION: I move that the Commission determine that Appeal No. A-5-VEN-16-0034 raises NO 

Substantial Issue with respect to the grounds on which the appeal has been filed under 
§ 30602 of the Coastal Act. 

 
Staff recommends a NO vote.  Failure of this motion will result in a de novo hearing on the 
application, and adoption of the following resolution and findings.  Passage of this motion will result 
in a finding of No Substantial Issue and the local action will become final and effective.  The motion 
passes only by an affirmative vote of the majority of the appointed Commissioners present. 
 
RESOLUTION: 
 

The Commission hereby finds that Appeal No. A-5-VEN-16-0034 presents A SUBSTANTIAL 

ISSUE with respect to the grounds on which the appeal has been filed under § 30602 of the 
Coastal Act regarding consistency with Chapter 3 policies of the Coastal Act. 

 
II. APPELLANTS’ CONTENTIONS 
 
On March 4, 2016, the Commission received an appeal of Local Coastal Exemption DIR-2015-3600-
CEX from Robin Rudisill, Sue Kaplan, and David Ewing. The appeal contends that more than 50% of 
the structure will be demolished, the mass and scale of the locally-approved project is inconsistent 
with the community character of the area and therefore is inconsistent with the Venice certified Land 
Use Plan (LUP) and the Chapter 3 policies of the Coastal Act, and the project was not adequately 
reviewed for consistency with the Mello Act. For the reasons stated above, the appellants contend that 
the City-approved project does not qualify for an exemption and requires the review afforded through 
the coastal development permit process.   
 
III.  LOCAL GOVERNMENT ACTION 
 
On October 1, 2015, the Los Angeles Department of City Planning issued a Coastal Exemption (DIR-
2015-3600-CEX) for development proposed at 632 Brooks Avenue, Venice, Los Angeles.  The 
applicant listed on the City’s exemption form is Zoran Pevec and the property is owned by Revilo 
Investments LLC. The appeal form states that the proposed development is: “Renovation and 
addition to existing 1,806 sq. ft. 4 bedroom, 2 bath duplex. Addition includes 2,125 sq. ft. of space, 
including 4 car garage and pool/spa, 50% of existing structure to remain (50% of exterior 
walls).”(emphasis added) On October 16, 2015, the Los Angeles Department of Building and Safety 
issued Building Permit No. 15014-30000-02234, and demolition commenced at the project site. The 
City forwarded a copy of the Coastal Exemption to the Coastal Commission’s South Coast District 
Office on February 4, 2016 – 126 days after the coastal exemption was issued and four months after 
construction has begun. On March 4, 2016, the appellants submitted the appeal to the Commission’s 
South Coast District Office (Exhibit 4). 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 
by the City of Los Angeles can be appealed to the Commission. On March 7, 2016, a Notification of 
Appeal was sent to the Los Angeles Department of City Planning and the applicant, notifying each 
party of the appeal of DIR-2015-3600-CEX, and therefore the decision was stayed pending 
Commission action on the appeal. 
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IV. APPEAL PROCEDURES 
 
Section 30600(b) of the Coastal Act provides that prior to certification of its Local Coastal Program 
(LCP), a local jurisdiction may, with respect to 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. Pursuant to this provision, the City of Los Angeles developed a permit program 
in 1978 to exercise its option to issue local coastal development permits.  Sections 13301-13325 of 
Title 14 of the California Code of Regulations provide procedures for issuance and appeals of locally 
issued coastal development permits.  Section 30602 of the Coastal Act allows any action by a local 
government on a coastal development permit application evaluated under Section 30600(b) to be 
appealed to the Commission.  The standard of review for such an appeal is the Chapter 3 policies of 
the Coastal Act.  [Cal. Pub. Res. Code §§ 30625.]  
 
After a final local action on a local coastal development permit application (or permit exemption), the 
local government is required to notify the Coastal Commission within five days of the decision. After 
receipt of such a notice which contains all the required information, a twenty working-day appeal 
period begins during which any person, including the applicant, the Executive Director, or any two 
members of the Commission, may appeal the local decision to the Coastal Commission.  [Cal. Pub. 
Res. Code § 30602.]  As provided under section 13318 of Title 14 of the California Code of 
Regulations, the appellant must conform to the procedures for filing an appeal as required under 
section 13111 of Title 14 of the California Code of Regulations, including, among other 
requirements, providing the specific grounds for appeal and a summary of the significant question 
raised by the appeal. 
 
The action currently before the Commission is to find whether there is a “substantial issue” or “no 
substantial issue” raised by the appeal of the local government’s decision. Sections 30621 and 
30625(b)(1) of the Coastal Act require a de novo hearing of the appealed project unless the 
Commission determines that no substantial issue exists with respect to the grounds for appeal. 
 
In this case, Commission staff recommends a finding of substantial issue. If the Commission decides 
that the appellants’ contentions raise no substantial issue as to conformity with Chapter 3 of the 
Coastal Act, the action of the local government becomes final. Alternatively, if the Commission finds 
that a substantial issue exists with respect to the conformity of the action of the local government with 
the Chapter 3 policies of the Coastal Act, the local government’s action (exemption) is voided and the 
Commission holds a public hearing in order to review the application as a de novo matter. [Cal. Pub. 
Res. Code §§ 30621 and 30625.]  Section 13321 of the Coastal Commission regulations specifies that 
de novo actions will be heard according to the procedures outlined in Sections 13114 and 13057-
13096 of the Commission’s regulations. 
 
If there is no motion from the Commission to find no substantial issue, it will be presumed that the 
appeal raises a substantial issue and the Commission will move to the de novo phase of the public 
hearing on the merits of the application.  A de novo public hearing on the merits of a coastal 
development permit application uses the Chapter 3 policies of the Coastal Act. The certified Venice 
Land Use Plan (LUP) is used as guidance. Sections 13110-13120 of Title 14 of the California Code 
of Regulations further explain the appeal hearing process. 
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If the Commission decides to hear arguments and vote on the substantial issue question, those who 
are qualified to testify at the hearing, as provided by Section 13117 of Title 14 of the California Code 
of Regulation, will have three minutes per side to address whether the appeal raises a substantial 
issue.  The only persons qualified to testify before the Commission at the substantial issue portion of 
the appeal process are the applicant, persons who opposed the application before the local 
government (or their representatives), and the local government.  Testimony from other persons must 
be submitted in writing.  The Commission will then vote on the substantial issue matter.  It takes a 
majority of Commissioners present to find that the grounds for the appeal raise no substantial issue. 
 
V.  SINGLE/DUAL PERMIT JURISDICTION AREAS 
 
Section 30601 of the Coastal Act provides details regarding the geographic areas where 
applicants must also obtain a coastal development permit from the Commission in addition to 
obtaining a local coastal development permit from the City. These areas are considered Dual 
Permit Jurisdiction areas. Coastal zone areas outside of the Dual Permit Jurisdiction areas are 
considered Single Permit Jurisdiction areas. Pursuant to Section 30600(b) of the Coastal Act, the 
City of Los Angeles has been granted the authority to approve or deny coastal development 
permits in both jurisdictions, but all of the City’s actions are appealable to the Commission.  The 
proposed project site is located within the Single Permit Jurisdiction Area. 
 
VI. FINDINGS AND DECLARATIONS 
 
A. PROJECT DESCRIPTION 
 

The project site is located in the Oakwood subarea in Venice at 632 Brooks Avenue within the City’s 
Single Permit Jurisdiction, about 0.6 miles inland of the beach (Exhibit 1).   The lot area is 5,194 
square feet, and is zoned RD1.5-1 (Multi Family Residential) in the Los Angeles Zoning Code.  
According to Los Angeles County Records, prior to the demolition of the structure, the site was 
developed with a 1,768 square-foot duplex constructed in 1945 (see photo in Exhibit 2).  The 
proposed scope of work listed in the City’s Local Coastal Exemption, DIR-2015-3600-CEX, 
describes the proposed project as: 

 
“Renovation and addition to existing 1,806 sq. ft. 4 bedroom, 2 bath duplex. Addition includes 
2,120 sq. ft. of space, including 4 car garage and pool/spa, 50% of existing structure to 

remain (50% of exterior walls).”(emphasis added; see Exhibit 4)  
 
The Commission was notified on March 4, 2016 that although the City’s Local Coastal Exemption, 
DIR-2015-4670-CEX was issued for a renovation and addition to an existing structure, the entire 
structure had been demolished, with the exception of portions of the wood framing and a portion of 
the foundation (Exhibit 2).  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. 
 
The Commission received eight letters in support of the project from Venice residents and a Venice 
realtor. The letters indicate that the neighbors support the design of the project and welcome the 
owner to the neighborhood. The letters are included as Exhibit 5 of this report.  
 
 



A-5-VEN-16-0034 (Revilo Investments LLC) 
Appeal – Substantial Issue and De Novo 

 

7 
 

B.  FACTORS TO BE CONSIDERED IN SUBSTANTIAL ISSUE ANALYSIS 
 
Section 30625(b)(1) of the Coastal Act states that the Commission shall hear an appeal of a local 
government action carried out pursuant to Section 30600(b) unless it finds that no substantial issue 
exists as to conformity with Chapter 3 of the Coastal Act. The term “substantial issue” is not defined 
in the Coastal Act or its implementing regulations. Section 13115(b) of the Commission’s regulation 
simply indicates that the Commission will hear an appeal unless it “finds that the appeal raises no 
significant question.” In previous decisions on appeals, the Commission had been guided by the 
following factors: 
 

1. The degree of factual and legal support for the local government’s decision that the 
development is consistent or inconsistent with the relevant provisions of the Coastal Act; 

 
2. The extent and scope of the development as approved or denied by the local government; 

 
3. The significance of the coastal resources affected by the decision; 

 
4. The precedential value of the local government’s decision for future interpretations of its LCP; 

and,  
 

5. Whether the appeal raises local issues, or those of regional or statewide significance.  
 
Even when the Commission chooses not to hear an appeal, appellants nevertheless may obtain 
judicial review of the local government’s coastal permit decision by filing petition for a writ of 
mandate pursuant to Code of Civil Procedure, Section 1094.5.  
 
Staff is recommending that the Commission find that a substantial issue exists with respect to 
whether the local government action conforms to the provisions of Chapter 3 of the Coastal Act for 
the reasons set forth below. 
 
C. SUBSTANTIAL ISSUE ANALYSIS 
 

As stated in Section IV of this report, the Commission shall hear an appeal unless it determines that 
no substantial issue exists as to conformity with Chapter 3 policies of the Coastal Act. 
 
The grounds for this appeal are that the project is not an improvement to an existing structure, and is 
therefore non-exempt “development” as defined in the Coastal Act and so a coastal development 
permit should have been required.   
 
Coastal Act Section 30610 Developments authorized without permit, states: 
 

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 a 
risk 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 
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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. 

 
California Administrative Code of Regulations Section 13250 Improvements to Existing Single-
Family Residences, states: 
 

(a) For purposes of Public Resources Code Section 30610(a) where there is an existing 
single-family residential building, the following shall be considered a part of that 
structure: 
(1) All fixtures and other structures directly attached to a residence; 
(2) Structures on the property normally associated with a single-family residence, such as 
garages, swimming pools, fences, and storage sheds; but not including guest houses or 
self-contained residential units; and 
(3) Landscaping on the lot. 

 
Additionally, the Commission typically requires fifty percent of the structure to be maintained in 
order to qualify as an existing structure. 
 
Section13252 Repair and Maintenance Activities That Require a Permit, 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.  

 
Section 13253 Improvements to Structures Other than Single-Family Residences and Public 
Works Facilities That Require Permits, 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: 
 
(1) All fixtures and other structures directly attached to the structure. 
 
(2) Landscaping on the lot. 
 
(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; 
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(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 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. 
 
(c) In any particular case, even though the proposed improvement falls into one of the 
classes set forth in subsection (b) above, the executive director of the commission may, 
where he or she finds the impact of the development on coastal resources or coastal 
access to be insignificant, waive the requirement of a permit; provided, however, that any 
such waiver shall not be effective until it is reported to the commission at its next 
regularly scheduled meeting. If any three (3) commissioners object to the waiver, the 
proposed improvement shall not be undertaken without a permit. 

 
To date, all that remains of the pre-existing structure at the subject site is portions of the framing and 
portions of the foundation. On-site observations made by staff and photographic evidence 
demonstrate that the roof, interior walls and floors, siding, electrical system, plumbing, and drywall 
have been removed (Exhibit 2). The amount of the structure that has been removed exceeds fifty 
percent of the structure. 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, when a  “remaining wall” is used as a measure 
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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, and doorways.  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.  Therefore, the proposed 
development is not exempt from the permitting requirement and the applicant must obtain a coastal 
development permit.  This appeal raises a substantial issue as to conformity with the Chapter 3 
policies of the Coastal Act because the development, which did not obtain a coastal development 
permit, has not yet been reviewed for conformity with the Chapter 3 policies. 
 
Applying the five factors listed in the prior section clarifies that the appeal raises “a substantial issue” 
with respect to Chapter 3 of the Coastal Act, and therefore, does meet the substantiality standard of 
Section 30265(b)(1), because the nature of the proposed project and the local government action are 
not consistent with policies of Chapter 3 of the Coastal Act. 
 
The first factor is the degree of factual and legal support for the local government’s decision that the 
development is exempt from coastal development permit requirements. Issuing an Exemption for a 
project with the scope of work that includes a “Renovation and addition to existing 1,806 sq. ft. 4 

bedroom, 2 bath duplex. Addition includes 2,120 sq. ft. of space, including 4 car garage and 
pool/spa, 50% of existing structure to remain (50% of exterior walls)” could be, on its face, 
consistent with the Coastal Act.  However, in order to qualify for an exemption, at least 50 percent of 
the existing structure must be retained.  The City’s issuance of an exemption for this project, 
however, has resulted in exempting development from permitting requirements that includes 
demolition of over 50 percent of the existing structure when, in fact, such demolition and 
reconstruction projects constitute replacement structures under section 13252 of the Commission’s 
regulations.  Additionally, City staff states that at the time it issued this coastal exemption, it did not 
retain copies of the plans for the proposed development that it exempted from coastal development 
permit requirements. There are no plans in the City record for Commission staff to review to 
determine whether the City properly determined that an exemption was appropriate. Therefore, the 
Coastal Commission finds that the City does not have an adequate degree of factual and legal support 
for its exemption determination. 
 
The second factor is the extent and scope of the development as approved or denied by the local 
government.  As discussed, the demolition of most of the structure that occurred on the property 
exceeded the scope of what was authorized under the coastal exemption, which invalidates the 
exemption.  Los Angeles County records indicate that the structure that was substantially demolished 
was a 1,768 square-foot duplex constructed in 1945.  The project to be constructed as a result of the 
City-issued Exemption two new structures, disregarding the structural integrity of the aged 
foundation and framing of the existing one structure. 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. In fact, it appears all of the floors and walls have already been removed and will be replaced 
(Exhibit 2).  The full extent and scope of the proposed, large project will be reviewed by the City 
through the local coastal development permitting process.   
 
The third factor is the significance of the coastal resources affected by the decision.  The significant 
coastal resource is community character. The City’s coastal exemption process was utilized instead of 
the coastal development permit process, during which the proposed development would be reviewed 
for consistency with the character of the surrounding area.  Community character issues are 
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particularly important in Venice.  Although this exemption relates only to one project, the erosion of 
community character is a cumulative issue, and the City’s cumulative exemption of numerous large-
scale remodel and demolition projects has a significant impact on Venice’s visual character.  See, 
e.g., staff report dated 1/28/16 for Appeal No. A-5-VEN-16-0005. 
 
The fourth factor is the precedential value of the local government’s decision for future 
interpretations of its LCP. The City does not currently have a certified LCP. Issuing exemptions for 
proposed projects like these that result in the construction of new larger structures circumvents the 
coastal development permit process and its requirement for public participation, and sets a bad 
precedent.  As discussed above, significant adverse impacts to coastal resources would potentially 
occur, if the City’s coastal exemption process is inappropriately used to avoid the coastal 
development permit process, during which the proposed development would be reviewed for 
consistency with the character of the surrounding area and would potentially set a bad precedent. The 
abuse of the City’s coastal exemption process in order to avoid obtaining a coastal development 
permit for new development is a recurring problem.  See, e.g., staff report dated 1/28/16 for Appeal 
No. A-5-VEN-16-0005.   
 
The final factor is whether the appeal raises local issues, or those of regional or statewide 
significance. Although this appeal raises specific local issues, exempting projects from the coastal 
development process will have potential negative and cumulative impacts to the coast if they are not 
properly reviewed through the local coastal development permit process and monitored by the City.   
Therefore, the City’s approval does raise issues of statewide significance. 
 
In conclusion, the primary issue for the appeal is that the development is actually the replacement of 
the existing duplex with a new duplex, and therefore a coastal development permit must be obtained 
in order to ensure that it conforms to the policies of the certified LUP and the Chapter 3 policies of 
the Coastal Act. Therefore, Commission staff recommends that the Commission find that the appeal 
raises a substantial issue as to conformity with Chapter 3 policies. 
 
 
 
VII.  MOTION AND RESOLUTION – DE NOVO 
 
Motion: I move that the Commission approve Claim of Exemption No. A-5-VEN-16-0034 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.  
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VIII. FINDINGS AND DECLARATIONS – DE NOVO 
 
A.  PROJECT DESCRIPTION 
 

The actual project as documented on the project site, as well as project plans provided by the 
applicant (Exhibit 3), is the demolition of a 1,768 square-foot attached duplex constructed in 1945 
and construction of two new detached two-story units: one with 1,860 square feet of living space and 
the other with 1,3214 square feet of living space on top of a four car garage, with a swimming pool in 
between, in the Oakwood subarea in Venice. To date, nearly the entire pre-existing structure has been 
demolished, with the exception of portions of the wood framing and portions of the foundation 
(Exhibit 2). 
 
B.  COASTAL DEVELOPMENT PERMIT REQUIREMENTS 
 
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, 
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 664l0 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 l973 (commencing 
with Section 45ll). 

 
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: 
 
(a) 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 
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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. 

 
Section 13252, California Tittle 14 Regulations Repair and Maintenance Activities That Require 
a Permit, 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. 

 

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(b). 
Coastal Act Section 30610(b) allows improvements to existing structures without a coastal 
development permit.  In this case, the applicant demolished nearly the entire structure as part of 
the proposed development. When an applicant has already demolished all or nearly all of a 
structure, there can no longer be a 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 subject structures.  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 
existing single family residence, Commission staff analyzes what percentage of which 
components and how much of each component of the house is being replaced.  A structure 
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(b) of the Coastal Act. Typically, the addition of a complete second story to a one-story 
structure would not qualify for an exemption because the amount of construction required to 
support the additional weight of a new level would often require substantial 
reconstruction/reinforcement of the first-floor load bearing walls, often with steel framing, 
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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 house is enlarged, 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 its exemption determinations the City of Los Angeles has asserted that even though all that 
remains of the structure is portions of the previously existing framing, (in this case on two sides 
of the pre-existing first story, with the roof and second story removed and the pre-existing 
structure completely stripped of siding, drywall, plaster, doors, and windows), that the “walls” of 
the structure remain.  Commission staff disagrees with this assertion. 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, and doorways.  Further, staff has 
confirmed during a recent site visit that a portion of the studs/framing for the previously existing 
structure on site have been replaced with new wood (Exhibit 2). 
 
In this case, prior to the demolition of the structure, the site was developed with a two-story 
1,768 square-foot attached duplex constructed in 1945. According to DIR-2015-3600-CEX, the 
approved project was “Renovation and addition to existing 1,806 sq. ft. 4 bedroom, 2 bath 

duplex. Addition includes 2,120 sq. ft. of space, including 4 car garage and pool/spa, 50% of 

existing structure to remain (50% of exterior walls).” The age of the existing structure should 
have indicated that there may have been underlying issues that would prevent the retention of 
more than 50 percent of the structure.   
 
To date, all that remains of the former structure at the subject site is the portions of the exterior 
framing and portions of the foundation, which appears to be in the process of being removed and 
replaced. On-site observations made by staff and photographic evidence demonstrate that the 
roof, second story, partial foundation, siding, drywall/plaster, and doors and windows have been 
removed (Exhibit 2). The amount of the structure that has been removed exceeds fifty percent of 
the existing structure.  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.  
 
The applicant’s plans also indicate than a second entirely new structure is proposed where none 
existed before, including a four car garage and detached dwelling unit. This class of development 
is not exempt from coastal development permit requirements.    
 
Coastal Act Section 30600, Coastal Development Permit; Procedures Prior to Certification of 
Local Coastal Program, states: 
 

(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 
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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. 

 
As discussed, 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 demolition of a 1,768 square-foot 
attached duplex constructed in 1945 and construction of two new detached two-story units: one 
with 1,860 square feet of living space and the other with 1,3214 square feet of living space on 
top of a four car garage, with a swimming pool in between, which, in the Venice coastal zone is 
not exempt under any section or provision of the Coastal Act or the Commission’s Regulations 
and require a coastal development permit. 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, and concerns about the 
project’s Mello Act consistency. 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-16-0034 is denied. 
 
 
Appendix A – Substantive File Documents 
 

1. City of Los Angeles Certified Land Use Plan for Venice (2001) 
2. Appeal File A-5-VEN-16-0005 
3. Appeal File A-5-VEN-16-0006 
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Photo of 632 Brooks Avenue, Before Demolition 
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Photo of 632 Brooks Avenue, 3-10-2016 
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Photo of 632 Brooks Avenue, 3-10-2016 

  
Photo: California Coastal Commission staff 

coshida
Typewritten Text
3

coshida
Typewritten Text
3



GSPublisherEngine 500.44.45.100

SHEET INDEX
ID

G-1.0

G-1.1

G-1.2

A-1.0

A-2.0

A-2.1

A-2.2

A-2.3

A-3.0

A-3.1

A-3.2

A-3.3

A-4.0

A-4.1

A-5.0

A-5.1

A-6.0

A-7.0

T-24 1.0

T-24 1.1

T-24 1.1

S0.1

S1.1

S2.1

S2.2

S2.3

S3.1

S3.2

S3.3

S3.4

S3.5

Name
COVER SHEET

NOTES

NOTES

SITE PLAN

EXISTING 1st FLOOR PLAN

EXISTING 2nd FLOOR PLAN

EXISTING ROOF PLAN

EXISTING ELEVATIONS

1st FLOOR PLAN

2nd FLOOR PLAN

ROOF / DRAINAGE PLAN

ROOF SPECS

ELEVATIONS

ELEVATIONS

SECTIONS

SECTIONS

DETAILS

DOOR + WINDOW + SKYLIGHT …

SURVEY

TITLE 24

TITLE 24

TITLE 24

STRUCTURAL GENERAL NOTES

GENERAL CONSTRUCTION DE…

FOUNDTION PLAN

FLOOR FRAMING PLAN

ROOF FRAMING PLAN

RAISED FOUNDATION DETAILS

CONVENTIONAL FRAMING DET…

FLOOR FRAMING DETAILS

CONNECTION DETAILS

ROOF FRAMING DETAILS

632 BROOKS AVE RESIDENCE

P A R C E L   M A P

a r e a   m a p

P  R  O  J  E  C  T     D  E  S  R  I  P  T  I  O  N

THE SCOPE OF THIS PROJECT INCLUDES THE RENOVATION OF AND THE ADDITION TO AN EXISTING 1,806 SQ. FT. 4

BEDROOM, 2 BATHROOM DUPLEX. THE EXISTING DUPLEX CONSISTS OF 2 (TWO), 2 BEDROOM, 1 BATHROOM

UNITS STACKED ON TOP OF EACH OTHER, WITH AN EXISTING WRAP AROUND DECK ON BOTH STORIES. THERE IS

CURRENTLY NO COVERED PARKING SPACES. THE ADDITION INCLUDES A 2 CAR GARAGE, WITH A NEW, 1

BEDROOM, 1 BATHROOM UNIT ABOVE. THE EXISTING STRUCTURE WILL BE CONVERTED INTO ONE UNIT, WITH 4

BEDROOMS, 3 BATHROOMS, AND WILL HAVE A HALLWAY ON THE FIRST LEVEL CONNECTING TO THE NEW

STRUCTURE TOWARDS THE ALLEY. BETWEEN THE TWO STRUCTURES WILL BE A NEW POOL AND SPA. THE BACK

OF THE SITE WILL PROVIDE ENOUGH PARKING FOR 3 COMPACT SPOTS. THE PROJECT WILL RETAIN OVER 50% OF

THE EXISTING EXTERIOR WALLS, AS WELL AS THE ROOF LINES – THE HEIGHT OF THE EXISTING STRUCTURE WILL

REMAIN AS IS, AND THE NEW STRUCTURE WILL BE THE SAME HEIGHT AS EXISTING.

G E N E R A L   N O T E S

1. DO NOT SCALE DRAWINGS. ALL DIMENSIONS TO TAKE
PRECEDENCE OVER SCALE SHOWN ON DRAWING.
2. SPECIFIC NOTES AND DETAILS SHALL TAKE PRECEDENCE
OVER GENERAL NOTES AND DETAILS. 3. PERMITS AND
INSPECTIONS: THE OWNER SHALL PAY FOR ALL PLAN CHECKING
AND BUILDING PERMIT FEES.
4. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE
UNIFORM BUILDING CODE, LATEST EDITION, A.S.T.M.
SPECIFICATIONS, AND ALL OTHER APPLICABLE REQUIREMENTS,
ORDERS, ORDI- NANCES AND REGULATIONS. WHERE CONFLICTS
BETWEEN BUILDING CODES AND SPECIFICATIONS OCCUR, THE
MOST STRINGENT REQUIREMENTS SHALL GOVERN.
5. THE CONTRACTOR SHALL VERIFY ALL CONSTRUCTION
DOCUMENTS, SITE DIMENSIONS AND CONDITIONS PRIOR TO
STARTING WORK AND SHALL NOTIFY THE ARCHITECT OF ANY
DISCREPANCIES OR INCONSISTENCIES. 6. THE CONTRACTORS
SHALL ARRANGE FOR ALL TESTING AND INSPECTION REQUIRED
BY APPLI- CABLE CODES, ORDINANCES, AND DIRECTIVES OF THE
GOVERNING BUILDING OFFICIAL. THE OWNER WILL PAY ALL
COSTS FOR SUCH TESTING AND INSPECTIONS IF THE TESTS
INDICATE CONFORMANCE. THE CONTRACTOR SHALL PAY COSTS
WHEN TESTS AND INSPECTIONS INDICATE NON-CONFORMANCE.
7. THE SCOPE OF WORK FOR EACH DIVISION SHALL INCLUDE ALL
LABOR, MATERIALS, APPLIANCE, EQIUPMENT AND FACILITIES
NECESSARY TO DO ALL OF THE WORK INDICATED IN THE
DRAWINGS AND SPECIFIED THEREIN.
8. IT SHALL BE THE CONTRACTORS RESPONSIBILITY TO NOTIFY
THE ARCHITECT OF ANY INCONSIS- TENCIES IN THE
CONSTRUCTION DOCUMENTS DISCOVERED WHILE BIDDING
AND CLARIFICATION SHALL BE MADE PRIOR TO THE START OF
CONSTRUCTION.

9. THE CONSTRUCTION DOCUMENTS REPRESENT THE
FINISHED STRUCTURE UNLESS NOTED OR SHOWN.
THEY DO NOT INDICATE THE METHOD OF
CONSTRUCTION. THE CONTRACTOR SHALL SUPER-
VISE AND DIRECT THE WORK TO COMPLETION OF THE
PROJECT AS INDICATED IN THE DRAWINGS AND
SPECIFICATIONS AND SHALL BE SOLELY
RESPONSIBLE FOR ALL CONSTRUCTION MEANS,
METHODS AND PROCEDURES.
10. APPLICABLE TRADES SHALL USE A COMMON
DATUM WALL TO BE DESIGNATED BY THE CON-
STRUCTION SUPERVISOR FOR ALL CRITICAL
MEASUREMENTS.
11. ALL SHOP DRAWINGS SHALL BE SUBMITTED TO
ARCHITECT FOR APPROVAL PRIOR TO FABRICA- TION.
12. MATERIAL AND PAINT COLORS TO BE SELECTED BY
ARCHITECT PRIOR TO FABRICATION.
13. CONTRACTOR SHALL LOCATE ALL UNDERGROUND
UTILITIES PRIOR TO THE START OF CON-
STRUCTION. WHERE UTILITIES ARE ENCOUNTERED
OTHER THAN THOSE KNOWN AND SHOWN, IMMEDI-
ATELY NOTIFY THE OWNER, AND ENTER INTO
NEGOTIATION FOR THE PERFORMANCE OF THE
REQUIRED WORK, WHICH SHALL BE OVER AND ABOVE
THE AMOUNT OF THE BID PROPOSAL. ANY REQUIRED
REROUTING OF EXISTING UTILITY SERVICE SHALL BE
APPROVED BY THE LOCAL UTILITY COMPANY PRIOR TO
COMMENCING THAT WORK.
14. EXAMINE THE CONTRACT DOCUMENTS TO
DETERMINE THE EXTENT OF THE EXISTING ELEMENTS
TO REMAIN. WHERE QUESTIONS OR DISCREPANCIES
ARISE, CONSULT THE ARCHITECT ABOUT THE EXTENT
AND/OR INTENT OF THE REQUIRED DIRECTION
BEFORE COMMENCING WORK.16. UNLESS OTHERWISE
SPECIFIED HEREIN, THE CONTRACTORS, UPON
COMPLETION OF THE ENTIRE WORK DESCRIBED IN
THE CONTRACT, SHALL PROVIDE THE OWNER WITH A
WRITTEN GUARANTEE STATING

THAT ALL WORK PERFORMED AS PART OF THE
CONTRACT IS FULLY GUARANTEED FOR A PERIOD OF
ONE YEAR FROM THE DATE OF ACCEPTANCE, AND
THAT DURING SAID ONE YEAR PERIOD, ALL DEFECTIVE
WORKMANSHIP AND/OR MATERIALS SHALL BE
REPAIRED AND/OR REPLACED IN PLACE INCLUDING
ANY WORK OF OTHERS WHICH HAS BEEN DAMAGED BY
SUCH DEFECTIVE WORKMANSHIP AND/OR MATERIALS
AND BY THE REPAIR AND/OR REPLACEMENT OF SUCH
WORKMANSHIP AND/OR MATERIALS, AT NO
ADDITIONAL COST TO THE OWNER.
17. THE CONTRACTOR SHALL REMOVE ALL DEBRIS AND
RUBBISH RESULTING FROM THEIR PORTION OF THE
WORK SPECIFIED HEREIN AND DEPOSIT IT IN AN ON-
SITE CONTAINER, PROVIDED BY THE CON- TRACTOR.
18. WHEREVER EXISTING WORK IS DAMAGED BY
REMOVAL OF ADJACENT WORK OR ANY OTHER
CONSTRUCTION OPERATION, IT SHALL BE REPAIRED
OR REPLACED WITH NEW MATERIALS TO MATCH
EXISTING AS APPROVED BY THE ARCHITECT.
19. DURING CONSTRUCTION THE CONTRACTOR SHALL
PROVIDE FIRE EXTINGUISHERS AS REQUIRED BY THE
FIRE DEPARTMENT.
20. EACH CONTRACTOR SHALL MAINTAIN GENERAL
LIABILITY INSURANCE FOR THE DURATION OF THE
CONTRACT WITH MINIMUM BODILY INJURY LIMITS OF
$500,000 FOR EACH PERSON AND $500,000 FOR
EACH ACCIDENT, AND SHALL MAINTAIN PROPERTY
DAMAGE INSURANCE MINIMUM LIMITS OF $500,000
FOR RESPECTS LIABILITY INSURANCE. EACH
CONTRACTOR SHALL MAINTAIN WORKER’S COM­
PENSATION INSURANCE IN FULL COMPLIANCE WITH
ALL LOCAL AND STATE LAWS AND ANY AMEND- MENTS
THERETO. THE OWNER SHALL PROVIDE FIRE, E.C.E.
AND VANDALISM INSURANCE AT HIS OWN EXPENSE.
THE GENERAL CONTRACTOR AND FRAMING
CONTRACTOR SHALL BE NAMED AS ADDITIONAL
INSURED AS RESPECTS THE INSURANCE POLICY.21.
ALL NEW GLAZING SHALL COMPLY WITH STANDARDS
OF THE U.S. CONSUMER PRODUCT SAFETY
COMMISSION. MANUFACTURER TO SUPPLY
CERTIFICATE OF COMPLIANCE TO OWNER.

22. CONTRACTOR IS TO PROVIDE 3 COPIES OF SHOP
DRAWINGS FOR ALL WOODWORK, COUNTERS, CABINETS,
SPECIALTIES, AND METALWORK AND ALL MECHANICAL AND
ELECTRICAL LAYOUTS AND DETAILS FOR ARCHITECT’S
APPROVAL.
23. SUBSTITUTIONS, REVISIONS OR CHANGES MAY BE
ALLOWED ONLY IF SUCH ITEMS ARE SUBMIT- TED TO THE
ARCHITECT IN A TIMELY MANNER IN WRITING AND
SUBSEQUENTLY APPROVED BY THE ARCHITECT IN WRITING.
ALL SUBSTITUTIONS MUST BE AT LEAST OF EQUAL QUALITY,
DESIGN AND PERFORMANCE. THE CONTRACTOR IS LIABLE
FOR REPLACEMENT, REPAIR AND DELAYS CAUSED BY ANY
UNAUTHORIZED SUBSTITUTION OF ANY ITEM FOR THIS
PROJECT. ALL REQUESTS FOR SUBSTITUTIONS SHALL
INCLUDE THE PROJECT NAME, DESCRIPTION OF THE ITEM,
REASON FOR SUBSTITUTION AND COMPLETE
SPECIFICATIONS AND DRAWINGS AS REQUIRED FOR
COMPARABLE ITEMS. THE ARCHITECT RESERVES THE RIGHT
TO REJECT ANY REQUEST.
24. CATALOG CUTS OF ALL LIGHT FIXTURES, ACCESSORIES
AND EQUIPMENT REQUIRED SHALL BE SUBMITTED IN
TRIPLICATE TO THE ARCHITECT FOR APPROVAL.
25. TAKE PRECAUTION TO PROVIDE NECESSARY BARRICADES
AND/OR SHORING DURING THE COURSE OF DEMOLITION. IF
AT ANY TIME THE SAFETY OF THE ADJACENT STRUCTURE OF
PERSONNEL WOULD APPEAR TO BE ENDANGERED, CEASE
OPERATION AND NOTIFY OWNER. DO NOT RESUME
OPERATION UNTIL SAFE CONDITIONS HAVE BEEN RE-
ESTABLISHED AND PERMISSION BY THE OWNER HAS BEEN
GRANTED TO RESUME OPERATION.
26. ALL ELECTRICAL, PLUMBING, MECHANICAL AND
STRUCTURAL WORKS SHALL CONFORM TO THE
REQUIREMENTS OF ALL LEGALLY CONSTITUTED AUTHORITIES
HAVING JURISDICTION.
27. ALL ADJUNCTIVE DOCUMENTATION IN CONSIDERED A
PART OF THIS DOCUMENT.
28. REFER TO ADDITIONAL GENERAL AND SPECIFIC NOTES
CONTAINED IN THE VARIOUS CONSUL- TANT SECTIONS OF
THESE DRAWINGS.
29. CONTRACTOR SHALL OBTAIN THE OWNER’S APPROVAL
FOR LOADING SPACES, CONSTRUCTION SHEDS, BUILDING
MATERIALS STORAGE AND EQUIPMENT ON SITE.

A r e a   C a l c u l a t i o n s  :

Gross Square Footage (Building Code
Definition)

Existing 1st and 2nd Story
Building Total:    1,806 sq. ft.

Existing 1st Floor:    922 sq. ft.

Existing 2nd Floor:   884 sq. ft.

1st Floor Addition:   694.875 sq. ft.

2nd Floor Addition:   700 sq. ft.
Garage Addition:    675.75 sq. ft.

Total New Area:    2,070.625 sq. ft.

Total gross Area:       
     3,876.625 sq. ft.

Unit 1 New:     1,859.75 sq. ft.
Unit 2 New:     1,314.125 sq. ft.

Total New Deck Space:

1st Floor:     582 sq. ft.

2nd Floor:     1,330 sq. ft.

Total New Deck Space:   1,912 sq. ft.

Total Pool Sq. Ft.:    210 sq. ft.

Net Square Footage (Zoning Code Definition)

1st Floor:     1,593 sq. ft.

2nd Floor:     1,394 sq. ft.

Total net area:      
             2,987 sq. ft.

P R O J E C T    I N F O R M A T I O N

OWNER     oliver damavandi

ADDRESS       632 brooks ave.
              venice beach ca, 90291

ZONING DISTRICT                     RD 1.5

ZONING ORDINANCES                los angeles
           municipal code

APN                     4239012015
     
TRACT             ocean park villa tract

LOT             14

BLOCK           K

PARCEL AREA                           5,194.3 sq.ft.

SPECIFIC PLAN AREA      venice coastal zone

YEAR BUILT                        1945

P R O J E C T    T E A M

OWNER      oliver damavandi             p. 310 801-8335
       632 brooks ave.
                 venice beach ca, 90291

ARCHITECTURAL DESIGN                    archive design group, llc           p. 310 666-6093
       5225 wilshire blvd #314
       los angeles, ca 90036

STRUCTURAL ENGINEERS  stuart tomeny, strct. eng.          p. 805 895-5242
       3892 via real 
       carpenteria,ca 93013   
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E  N  E  R  G  Y     N  O  T  E  S

1. THIS PROJECT COMPLIES WITH TITLE 24 ENERGY REQUIREMENTS.
2. ALL EXTERIOR WALL ASSEMBLIES SHALL BE INSULATED WITH
BLANKET TYPE MINERAL OR GLASS
FIBER INSULATION WITH A THERMAL RESISTANCE (R) OR NOT LESS
THAN 19.
3. ALL ROOF AND CEILING ASSEMBLIES SHALL BE INSULATED WITH
BLANKET TYPE MINERAL OR GLASS FIBER INSULATION WITH A
THERMAL RESISTANCE (R) OF NOT LESS THAN 30.
4. ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE
MANUFACTURER AS COMPLYING WITH FEDERAL SPECIFICATION
HH-1-521E AND CALIFORNIA QUALITY STANDARDS. IN NO CASE SHALL
ANY INSULATION OR OTHER BUILDING MATERIAL CONTAIN ANY
ASBESTOS OR ASBESTOS RELATED PROD- UCT.
5. THE INSULATION INSTALLER SHALL POST IN A CONSPICUOUS
LOCATION IN THE BUILDING A CERTIFICATE SIGNED BY THE INSTALLER
AND THE CONTRACTOR STATING THAT THE INSTALLATION CONFROMS
TO THE REQUIREMENTS OF TITLE 24, PART 2, CHAPTER 2-53, AND
THAT THE MATERIALS INSTALLED CONFORM WITH THE
REQUIREMENTS OF TITLE 20, CHAPTER 2, SUBCHAPTER 4, ARTICLE 3.
6. THE CONTRACTOR SHALL PROVIDE THE OWNER WITH A LIST OF THE
HEATING, COOLING, WATER HEATING, LIGHTING SYSTEMS AND
CONSERVATION OR SOLAR DEVICES INSTALLED IN THE BUILDING
AND INSTRUCTIONS ON HOW TO USE THEM EFFICIENTLY.
7. A MAINTENANCE LABEL SHALL BE AFFIXED TO ALL EQUIPMENT
REQUIRING PREVENTIVE MAIN- TENANCE AND A COPY OF THE
MAINTENANCE INSTRUCTIONS SHALL BE PROVIDED FOR THE
OWNER’S USE.
8. DOORS, WINDOWS AND ACCESS HATCHED BETWEEN
CONDITIONED AND OUTSIDE OR UNCON- DITIONED SPACES SUCH AS
EQUIPMENT ROOMS SHALL BE FULLY WEATHERSTRIPPED.
9. MANUFACTURED DOORS AND WINDOWS SHALL BE CERTIFIED AND
LABELED IN COMPLIANCE WITH THE APPROPRIATE STANDARDS
LISTED IN TABLE 2-53V OF THE ENERGY REGULATIONS.
10. THE FOLLOWING OPENINGS IN THE BUILDING ENVELOPE MUST BE
CAULKED, SEALED OR WEATHERSTRIPPED:
a. EXTERIOR JOINTS AROUND WINDOW AND DOOR FRAMES
BETWEEN WALL SILL PLATES AND FLOORS AND BETWEEN EXTERIOR
WALL PANELS.
b. OPENINGS FOR PLUMBING, ELECTRICAL AND GAS LINES IN
EXTERIOR AND INTERIOR WALLS, CEILINGS, AND FLOOR.
c. ALL OTHER SUCH OPENINGS IN THE BUILDING ENVELOPE.
11. FAN SYSTEMS EXHAUSTING AIR FROM THE BUILDING SHALL BE
PROVIDED WITH BACKDRAFT DAMPERS.
12. THERMOSTATICALLY CONTROLLED HEATING OR COOLING
SYSTEMS SHALL HAVE AN AUTO- MATIC THERMOSTAT WITH A CLOCK
MECHANISM WHICH CAN BE PROGRAMMED TO AUTOMATICALLY SET
BACK THE THERMOSTAT SET POINTS FOR AT LEAST 2 PERIODS WITHIN
24 HOURS.
13. STORAGE TYPE WATER HEATERS AND STORAGE BACKUP TANKS
FOR SOLAR WATER HEATING SYSTEMS SHALL BE EXTERNALLY
WRAPPED IN INSULATION WITH A THERMAL RESISTANCE OF NOT LESS
THAN R-12.
14. PIPING IN UNCONDITIONED SPACE LEADING TO AND FROM WATER
HEATERS SHALL BE WRAPPED WITH INSULATION HAVING A THERMAL
RESISTANCE OF NOT LESS THAN R-3 FOR THE 5 FEET OF PIPE
CLOSEST TO THE WATER HEATER.
15. RECIRCULATING HOT WATER PIPING IN UNCONDITIONED SPACE
SHALL BE INSULATED.
16. SPACE HEATING EQUIPMENT, WATER HEATERS, HOUSEHOLD
COOKING APPLIANCES, PLUMBING FIXTURES INCLUDING SHOWER
HEADS AND FAUCETS SHALL COMPLY WITH CALIFORNIA ENERGY
STANDARDS.
17. WATER CLOSETS SHALL BE LOW FLUSH TYPE A REQUIRED BY
CALIFORNIA ENERGY STANDARDS. 18. GAS FIRED APPLIANCES SHALL
HAVE INTERMITTEN IGNITION DEVICES. CONTINUOUSLY BURN- ING
PILOT LIGHTS ARE PROHIBITED. 19. DUCTS SHALL BE CONSTRUCTED,
INSTALLED AND INSULATED ACCORDING TO CHAPTER 10 OF THE
CALIFORNIA MECHANICAL CODE, LATEST EDITION.
20. GENERAL LIGHTING FOR KITCHEN AND BATHROOMS MUST HAVE
AN EFFICIENCY OF NOT LESS THAN 25 LUMENS PER WATT.
FLUORESCENT TYPE LIGHTING WILL MEET THIS REQUIREMENT.
21. ELECTRICAL GASKET COVERS SHALL BE USED ON ALL EXTERIOR
WALLS WHERE APPLICABLE.
22. ALL INSULATING MATERIALS SHALL BE INSTALLED IN COMPLIANCE
WITH THE FLAME SPREAD RATING AND SMOKE DENSITY
REQUIREMENTS OF SECTIONS 1712 AND 1713 OF THE UNIFORM BUILD-
ING CODE.
23. SITE CONSTRUCTED DOORS, WINDOWS, AND SKYLIGHTS SHALL
BE CAULKED BETWEEN THE UNIT AND THE BUILDING AND SHALL BE
WEATHERSTRIPPED (EXCEPT FOR UNFRAMED GLASS DOORS AND
FIRE DOORS).
24. DEMISING WALLS SHALL BE INSTALLED TO R-VALUE OF AT LEAST
R-11 IN ALL OPAQUE PORTIONS OF FRAMED WALLS (INTERIOR WALLS
THAT SEPARATE CONDITIONED AREA AND UNCONDITIONED SPACE).

A  D  D  I  T  I  O  N  A  L     N  O  T  E  S

1. The construction shall not restrict a five-foot clear and unobstructed
access to any water or power distribu- tion facilities (Power poles, pull-
boxes, transformers, vaults, pumps, valves, meters, appurtenances, etc.)
or to the location of the hook-up. The construction shall not be within ten
feet of any power lines-whether or not the lines are located on the
property. Failure to comply may cause construction delays and/or
additional expenses.
2. An approved Seismic Gas Shutoff Valve will be installed on the fuel gas
line on the downstream side of the utility meter and be rigidly connected
to the exterior of the building or structure containing the fuel gas piping.
(Per Ordinance 170,158) (Separate plumbing permit is required)
3. Plumbing fixtures are required to be connected to a sanitary sewer or
to an approved sewage disposal system (R306.3).
4. Kitchen sinks, lavatories, bathtubs, showers, bidets, laundry tubs and
washing machine outlets shall be provided with hot and cold water and
connected to an approved water supply (R306.4).
5. Bathtub and shower floors, walls above bathtubs with a showerhead,
and shower compartments shall be finished with a nonabsorbent surface.
Such wall surfaces shall extend to a height of not less than 6 feet above
the floor (R307.2).
6. Provide ultra-low flush water closets for all new construction.
Existing shower heads and toilets must be adapted for low water
consumption.
7. Unit Skylights shall be labeled by a LA City Approved Labeling Agency.
Such label shall Townhouse: state the approved labeling agency name,
product designation and performance grade rating. (Research Report not
required) (R308.6.9)
8. Water heater must be strapped to wall. (Sec. 507.3, LAPC)
9. For existing pool on site, provide an alarm for doors to the dwelling
that form a part of the pool enclosure. The alarm shall sound
continuously for a min. of 30 seconds when the door is opened. It shall
automatically reset and be equipped with a manual means to deactivate (for
15 secs. max.) for a single opening. The deacti- vation switch shall be at least
54" above the floor. (6109 of LABC)
10. For existing pool on site, provide anti-entrapment cover meeting the
current ASTM or ASME for the suction outlets of the swimming pool,
toddler pool and spa for single family dwellings per Assembly Bill (AB) No.
2977. (3162B)
11. Automatic garage door openers, if provided, shall be listed in
accordance with UL 325. (R309.4)
12. Smoke detectors shall be provided for all dwelling units intended for
human occupancy, upon the owner’s application for a permit for
alterations, repairs, or additions, exceeding one thousand dollars
($1,000). (R314.6.2)
13. Where a permit is required for alterations, repairs or additions
exceeding one thousand dollars ($1,000), existing dwellings or sleeping
units that have attached garages or fuel-burning appliances shall be
provided with a carbon monoxide alarm in accordance with Section R315.2.
Carbon monoxide alarms shall only be required in the specific dwelling
unit or sleeping unit for which the permit was obtained. (R315.2.2)
14. Every space intended for human occupancy shall be provided with
natural light by means of exterior glazed openings in accordance with
Section R303.1 or shall be provided with artificial light that is adequate to
provide an average illumination of 6 foot-candles over the area of the
room at a height of 30 inches above the floor level. (R303.1)
15. A copy of the evaluation report and/or conditions of listing shall be
made available at the job site vehicles shall be sloped to a drain or toward
the main vehicle entry doorway. (R309.1)
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    Storm Water Pollution Control Requirements for Construction Activities 
Minimum Water Quality Protection Requirements for All Construction Projects 

 

The following notes shall be incorporated in the approved set of construction/grading plans and 
represents the minimum standards of good housekeeping which must be implemented on all construction 
projects. 

Construction means constructing, clearing, grading or excavation that result in soil disturbance.  
Construction includes structure teardown (demolition).  It does not include routine maintenance to maintain 
original line and grade, hydraulic capacity, or original purpose of facility; emergency construction activities 
required to immediately protect public health and safety; interior remodeling with no outside exposure of 
construction material or construction waste to storm water; mechanical permit work; or sign permit work.  
(Order No. 01-182, NPDES Permit No. CAS004001 – Part 5: Definitions) 

1. Eroded sediments and pollutants shall be retained on site and shall not be transported from the site via 
sheet flow, swales, area drains, natural drainage or wind. 

2. Stockpiles of earth and other construction-related materials shall be covered and/or protected from being 
transported from the site by wind or water. 

3. Fuels, oils, solvents and other toxic materials must be stored in accordance with their listing and shall 
not contaminate the soil nor the surface waters.  All approved toxic storage containers are to be 
protected from the weather.  Spills must be cleaned up immediately and disposed of properly and shall 
not be washed into the drainage system. 

4. Non-storm water runoff from equipment and vehicle washing and any other activity shall be contained 
on the project site. 

5. Excess or waste concrete may not be washed into the public way or any drainage system.  Provisions 
shall be made to retain concrete waste on-site until it can be appropriately disposed of or recycled. 

6. Trash and construction –related solid wastes must be deposited into a covered receptacle to prevent 
contamination of storm water and dispersal by wind. 

7. Sediments and other materials shall not be tracked from the site by vehicle traffic.  The construction 
entrance roadways must be stabilized so as to inhibit sediments from being deposited into the 
street/public ways.  Accidental depositions must be swept up immediately and may not be washed down 
by rain or by any other means. 

8. Retention basins of sufficient size shall be provided to retain storm water runoff on-site and shall be 
properly located to collect all tributary site runoff. 

9. Where retention of storm water runoff on-site is not feasible due to site constraints, runoff may be 
conveyed to the street and the storm drain system provided that an approved filtering system is installed 
and maintained on-site during the construction duration. 

 

   FORM  
2014 Los Angeles Green Building Code    GRN 9 

Page 1 of 1 
Revised 07-01-2015  www.ladbs.org 

 

MANDATORY REQUIREMENTS CHECKLIST 
 

ADDITIONS AND ALTERATIONS TO RESIDENTIAL BUILDINGS 
 

(COMPLETE AND INCORPORATE THIS FORM INTO THE PLANS) 
 

Project Address: _________________________________  Date: _____________________ 
 

ITEM 
# 

CODE 
SECTION 

REQUIREMENT 

REFERENCE 
SHEET 
Sheet #  
or N/A 

COMMENTS 

 
e.g. note #, detail # 
or reason for N/A 

 PLANNING AND DESIGN 

1 4.106.2 
Storm water drainage and retention during 
construction 

  

2 4.106.3 Grading and paving   
3 4.106.5 Cool roof for reduction of heat island effect   

 WATER EFFICIENCY & CONSERVATION 

4 4.303.1 Water conserving plumbing fixtures and fittings   
5 4.303.1.3.2   Multiple showerheads serving one shower   
6 4.304.1 Outdoor potable water use in landscape areas   
7 4.304.2   Irrigation controllers   

 MATERIAL CONSERVATION & RESOURCE EFFICIENCY 
8 4.406.1 Rodent proofing   
9 4.407.3 Flashing details   
10 4.407.4 Material protection   
11 4.408.1 Construction waste reduction of at least 50%   
12 4.410.1 Operation and maintenance manual   

 ENVIRONMENTAL QUALITY 
13 4.503.1   Fireplaces and woodstoves   

14 4.504.1 
Covering of duct openings and protection of 
mechanical equipment during construction 

  

15 4.504.2 Finish material pollutant control 
 Adhesives, sealants, caulks 
 Paints and coatings 
 Aerosol paints and coatings 
 Verification 

  
16 4.504.2.1 
17 4.504.2.2 
18 4.504.2.3 
19 4.504.2.4   
20 4.504.3 Carpet systems   
21 4.504.3.1 Carpet cushion   
22 4.504.4   Resilient flooring systems   
23 4.504.5 Composite wood products   
24 4.505.2.1 Capillary break   
25 4.505.3 Moisture content of building materials   
26 4.506.1 Bathroom exhaust fans   
27 4.507.2 Heating and air-conditioning system design   

 

















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VOC AND FORMALDEHYDE LIMITS 
           2014 Los Angeles Green Building Code 
           (Incorporate this form into the plans) 
 

The tables below are taken from the 2014 Los Angeles Green Building Code 
Tables 4.504.1, 4.504.2, 4.504.3, 4.504.5, 5.504.4.1, 5.504.4.2, 5.504.4.3, 5.504.4.5 

 
VOC CONTENT LIMITS FOR ARCHITECTURAL COATINGS2,3 

Grams of VOC per Liter of Coating, 
Less Water and Less Exempt Compounds 

COATING CATEGORY2,3 CURRENT LIMIT 
Flat coatings  50 
Nonflat coatings  100 
Nonflat-high gloss coatings  150 
Specialty Coatings 
Aluminum roof coatings 400 
Basement specialty coatings  400 
Bituminous roof coatings 50 
Bituminous roof primers  350 
Bond breakers 350 
Concrete curing compounds 350 
Concrete/masonry sealers 100 
Driveway sealers 50 
Dry fog coatings 150 
Faux finishing coatings 350 
Fire resistive coatings 350 
Floor coatings 100 
Form-release compounds 250 
Graphic arts coatings (sign paints) 500 
High temperature coatings 420 
Industrial maintenance coatings  250 
Low solids coatings1  120 
Magnesite cement coatings 450 
Mastic texture coatings  100 
Metallic pigmented coatings  500 
Multicolor coatings  250 
Pretreatment wash primers 420 
Primers, sealers, and undercoaters  100 
Reactive penetrating sealers  350 
Recycled coatings 250 
Roof coatings 50 
Rust preventative coatings 250 
Shellacs 

Clear 
Opaque 

730 
550 

Specialty primers, sealers and undercoaters  100 
Stains  250 
Stone consolidants  450 
Swimming pool coatings  340 
Traffic marking coatings  100 
Tub and tile refinish coatings 420 
Waterproofing membranes  250 
Wood coatings  275 
Wood preservatives  350 
Zinc-rich primers  340 

1. Grams of VOC per liter of coating, including water and including exempt compounds. 
2. The specified limits remain in effect unless revised limits are listed in subsequent columns in the 
table. 
3. Values in this table are derived from those specified by the California Air Resources Board, 
Architectural Coatings Suggested Control Measure, February 1, 2008. More information is 
available from the Air Resources Board. 
 

FORMALDEHYDE LIMITS1 
Maximum Formaldehyde Emissions in Parts per Million. 

PRODUCT 
CURRENT 

LIMIT 
Hardwood plywood veneer core 0.05 
Hardwood plywood composite core 0.05 
Particleboard 0.09 
Medium density fiberboard 0.11 
Thin medium density fiberboard2 0.13 

1. Values in this table are derived from those specified by the California Air Resources Board, Air 
Toxics Control Measure for Composite Wood as tested in accordance with ASTM E 1333. For 
additional information, see California Code of Regulations, Title 17, Sections 93120 through 
93120.12. 
2. Thin medium density fiberboard has a maximum thickness of 5/16 inches (8 mm). 

 

 
SEALANT VOC LIMIT 

Less Water and Less Exempt Compounds in Grams per Liter
SEALANTS CURRENT VOC LIMIT 

Architectural 250 
Marine deck 760 
Nonmembrane roof 300 
Roadway 250 
Single-ply roof membrane  450 
Other 420 

SEALANT PRIMERS 
Architectural 

Nonporous 
Porous 

250 
775 

Modified bituminous 500 500 
Marine deck  760 
Other 750 
Note: For additional information regarding methods to measure the VOC content specified in these 
tables, see South Coast Air Quality Management District Rule 1168. 

 
ADHESIVE VOC LIMIT 1,2 

 Less Water and Less Exempt Compounds in Grams per Liter
ARCHITECTURAL APPLICATIONS CURRENT VOC LIMIT

Indoor carpet adhesives  50 
Carpet pad adhesives  50 
Outdoor carpet adhesives  150 
Wood flooring adhesive  100 
Rubber floor adhesives  60 
Subfloor adhesives  50 
Ceramic tile adhesives  65 
VCT and asphalt tile adhesives  50 
Drywall and panel adhesives  50 
Cove base adhesives  50 
Multipurpose construction adhesives  70 
Structural glazing adhesives  100 
Single-ply roof membrane adhesives  250 
Other adhesives not specifically listed  50 
   SPECIALTY APPLICATIONS  
PVC welding  510 
CPVC welding  490 
ABS welding  325 
Plastic cement welding  250 
Adhesive primer for plastic  550 
Contact adhesive 80 
Special purpose contact adhesive  250 
Structural wood member adhesive  140 
Top and trim adhesive  250 
  SUBSTRATE SPECIFIC APPLICATIONS  
Metal to metal  30 
Plastic foams  50 
Porous material (except wood)  50 
Wood  30 
Fiberglass  80 
1. If an adhesive is used to bond dissimilar substrates together, the adhesive with the highest VOC 
content shall be allowed. 
2. For additional information regarding methods to measure the VOC content specified in this table, 
see South Coast Air Quality Management District Rule 1168, 
http://www.arb.ca.gov/DRDB/SC/CURHTML/R1168.PDF. 
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 GREEN BUILDING CODE PLAN CHECK NOTES 
RESIDENTIAL BUILDINGS

 
 

 
 

1. For each new dwelling and townhouse, provide a minimum 1-inch 
diameter listed raceway that can accommodate a dedicated 208/240 volt 
branch circuit. The panel or subpanel shall have sufficient capacity to 
support at least Level 2 EVSE. A label stating “EV CAPABLE” shall be 
posted in a conspicuous place at the service panel or subpanel and next 
to the raceway termination point.         (4.106.4.1) 

 
2. EV spaces within the common parking area serving R-occupancies, shall 

have labels posted stating “EV CAPABLE” at both the EV charging 
space and at a conspicuous place at the service panel or subpanel. The 
electrical system shall have sufficient capacity to simultaneously charge 
all designated EV spaces at full rated amperage based on Level 2 EVSE. 
A separate electrical permit is required.         (4.106.4.2)  

 
3. Roofs with slopes ˂ 2:12 shall have an SRI value of at least 75 or both a 

3-year solar reflectance of at least 0.63 and a thermal emittance of at 
least 0.75. Roofs with slopes > 2:12 shall have an SRI value of at least 
16 or both a 3-year solar reflectance of at least 0.20 and a thermal 
emittance of at least 0.75.                          (4.106.5) 
 

4. The required hardscape used to reduce heat island effects shall have a 
solar reflectance value of at least 0.30 as determined per ASTM E918 or 
ASTM C1549.                    (4.106.7) 

  
5. The flow rates for all plumbing fixtures shall comply with the maximum 

flow rates in Section 4.303.1.                            (4.303.1) 
 
6. When a shower is served by more than one showerhead, the combined 

flow rate of all the showerheads controlled by a single valve shall not 
exceed 2.0 gallons per minute at 80psi, or the shower shall be designed 
to only allow one showerhead to be in operation at a time.   (4.303.1.3.2) 

 
7. Installed automatic irrigation system controllers shall be weather- or 

soil-based controllers.                           (4.304.1) 
 
8. For projects that include landscape work, the Landscape Certification, 

Form GRN 12, shall be completed prior to final inspection approval.                   
                    (State Assembly Bill No. 1881) 
 
9. Annular spaces around pipes, electric cables, conduits, or other openings 

in the building’s envelope at exterior walls shall be protected against the 
passage of rodents by closing such openings with cement mortar, 
concrete masonry, or metal plates. Piping prone to corrosion shall be 
protected in accordance with Section 313.0 of the Los Angeles Plumbing 
Code.                                    (4.406.1) 

 
10. Materials delivered to the construction site shall be protected from rain 

or other sources of moisture.                       (4.407.4) 
 
11. Only a City of Los Angeles certified hauler will be used for hauling of 

construction waste.                               (4.408.1) 
 

12. For all new equipment, an Operation and Maintenance Manual 
including, at a minimum, the items listed in Section 4.410.1, shall be 
completed and placed in the building at the time of final inspection.  
                                             (4.410.1) 
 

13. All new gas fireplaces must be direct-vent, sealed combustion type.  
Wood burning fireplaces are prohibited per AQMD Rule 445.  
                 (4.503.1, AQMD Rule 445) 
 

14. All duct and other related air distribution component openings shall be 
covered with tape, plastic, or sheet metal until the final startup of the 
heating, cooling and ventilating equipment.                          (4.504.1) 
 

15. Architectural paints and coatings, adhesives, caulks and sealants shall 
comply with the Volatile Organic Compound (VOC) limits listed in 
Tables 4.504.1-4.504.3.                                (4.504.2.1-4.504.2.3) 
 

16. The VOC Content Verification Checklist, Form GRN 2, shall be 
completed and verified prior to final inspection approval. The 
manufacturer’s specifications showing VOC content for all applicable 
products shall be readily available at the job site and be provided to the 
field inspector for verification.            (4.504.2.4) 

            
17. All new carpet installed in the building interior shall meet the testing and 

product requirements of one of the following: 
a. Carpet and Rug Institute’s Green Label Plus Program 
b. California Department of Public Health’s Specification 01350 
c.  NSF/ANSI 140 at the Gold level 
d.  Scientific Certifications Systems Indoor Advantage™ Gold 

                                 (4.504.3) 
 
18. All new carpet cushion installed in the building interior shall meet the 

requirements of the Carpet and Rug Institute Green Label program.  
                                       (4.504.3.1) 

 
19. 80% of the total area receiving resilient flooring shall comply with one 

or more of the following: 
a. VOC emission limits defined in the CHPS High Performance 

Products Database 
b. Products compliant with the CHPS criteria certified under the 

Greenguard Children & Schools program 
c. Certification under the Resilient Floor Covering Institute (RFCI) 

FloorScore program 
d. Meet the California Department of Public Health’s Specification 

01350   
                      (4.504.4) 

 
20. New hardwood plywood, particle board, and medium density fiberboard 

composite wood products used in the building shall meet the 
formaldehyde limits listed in Table 4.504.5.           (4.504.5) 

 
21. The Formaldehyde Emissions Verification Checklist, Form GRN 3, shall 

be completed prior to final inspection approval. The manufacturer’s 
specifications showing formaldehyde content for all applicable wood 
products shall be readily available at the job site and be provided to the 
field inspector for verification.                   (4.504.5) 

 
22. A 4-inch thick base of ½ inch or larger clean aggregate shall be provided 

for proposed slab on grade construction.           (4.505.2.1) 
 
23. A vapor barrier shall be provided in direct contact with concrete for 

proposed slab on grade construction.             (4.505.2.1) 
 
24. Building materials with visible signs of water damage shall not be 

installed. Wall and floor framing shall not be enclosed until it is 
inspected and found to be satisfactory.                     (4.505.3) 

 
25. Newly installed bathroom exhaust fans shall be ENERGY STAR 

compliant and be ducted to terminate to the outside of the building. 
Provide the manufacturer’s cut sheet for verification.          (4.506.1) 

 
26. Newly installed bathroom exhaust fans, not functioning as a component 

of a whole house ventilation system, must be controlled by a humidistat 
which shall be readily accessible.                            (4.506.1) 

 
27. The heating and air-conditioning systems shall be sized and designed 

using ANSI/ACCA Manual J-2004, ANSI/ACCA 29-D-2009 or 
ASHRAE handbooks and have their equipment selected in accordance 
with ANSI/ACCA 36-S Manual S-2004.         (4.507.2) 
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PLUMBING FIXTURE FLOW RATES 
Residential Occupancies 

2014 Los Angeles Green Building Code 
(Incorporate this form into the plans) 

 
 
 
 
 
 
 

SECTION 4.303.1 
FIXTURE FLOW RATES 

FIXTURE TYPE MAXIMUM ALLOWABLE FLOW RATE 

Showerheads 2 gpm @ 80 psi 

Lavatory faucets, residential 1.5 gpm @ 60 psi
1
 

Lavatory Faucets, nonresidential 0.4 gpm @ 60 psi
2
 

Kitchen faucets 1.8 gpm @ 60 psi3 

Gravity tank type water closets 1.28 gallons/flush
4
 

Flushometer tank water closets 1.28 gallons/flush
4
 

Flushometer valve water closets 1.28 gallons/flush
4
 

Urinals 0.125 gallons/flush 

 
1 Lavatory Faucets shall not have a flow rate less than 0.8 gpm at 20 psi. 
2 Kitchen faucets may temporarily increase flow above the maximum rate, but not above 2.2gpm @ 60psi 
and must default to a maximum flow rate of 1.8 gpm @ 60psi. 
3 Where complying faucets are unavailable, aerators rated at .35 gpm or or other means may be used to 
achieve reduction. 
4 Includes single and dual flush water closets with an effective flush of 1.28 gallons or less. 

Single Flush Toilets - The effective flush volume shall not exceed 1.28 gallons (4.8 liters).  The 
effective flush volume is the average flush volume when tested in accordance with ASME 
A112.19.233.2. 

Dual Flush Toilets - The effective flush volume shall not exceed 1.28 gallons (4.8 liters).  The 
effective flush volume is defined as the composite, average flush volume of two reduced flushes 
and one full flush.  Flush volumes will be tested in accordance with ASME A112.19.2 and ASME 
A112.19.14. 
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Dear Neighbors - 

I am currently working on a project at 632 Brooks Ave., and obtained building permits back in October 
of 2015 for an addition and remodel. The project retains the front building, in height and mass, while 
adding a single story corridor to the back addition which is roughly the same size as the building in 
the front. The project also retains the same multi-family zoning. 

Unfortunately, some members of the Venice Neighborhood Council have filed appeals for every 
project in the area, halting construction entirely, and forcing every home owner and builder who is 
under construction to meet with the Coastal Commission to fight the appeal. As a local resident of 
Venice, I am looking for support from the neighborhood in order to continue with construction in a 
timely manner, and not let my construction site sit for as long as a year — which is dangerous and 
unsightly for the community. 

Below is a rendering of my proposed project. I humbly ask that you sign this letter along with your 
printed name and address (which will be kept confidential) if you would like to see progress with this 
particular project and email it back to me at odamavandi@gmail.com  

Your support means a great deal to me and I thank you for your time and effort. , 

.-DAniel 

g 
i 	- tAALsrt2P / Ci  ,A)r  

oitc6.5  
Oliver Damavandi 

With much appreciation, 
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