STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION
South Coast Area Office

200 Oceangate, Suite 1000
Long Beach, CA 90802-4302
(562) 590-5071

Staff: Z.Rehm - LB
Date: May 20, 2016

ADMINISTRATIVE PERMIT

Application No. 5-16-0377

Applicant: Gavin Dogan

Agent: Design Universal Architects

Project Remodel and addition to existing 2,241 sq. ft. two-story single family home,

Description: resulting in new 2,887 sq. ft. two-story single family home, 370 sq. ft.
attached two-car garage, and one additional uncovered on-site parking space.

Project 505 E. 28"™ Avenue, Venice, City of Los Angeles, Los Angeles County

Location: (APN: 4227-014-011)

EXECUTIVE DIRECTOR'S DETERMINATION:
The findings for this determination, and for any special conditions, appear on subsequent pages.

NOTE: P.R.C. Section 30624 provides that this permit shall not become effective until it is
reported to the Commission at its next meeting. If one-third or more of the appointed
membership of the Commission so request, the application will be removed from the
administrative calendar and set for public hearing at a subsequent Commission meeting.
Our office will notify you if such removal occurs.

This permit will be reported to the Commission at the following time and place:

9:00 a.m. June 9, 2016

County of Santa Barbara

Board of Supervisors Chambers
105 E. Anapamu Street

Santa Barbara, CA 93101

IMPORTANT - Before you may proceed with development, the following must occur:

Pursuant to 14 Cal. Admin. Code Sections 13150(b) and 13158, you must sign the enclosed
duplicate copy acknowledging the permit's receipt and accepting its contents, including all
conditions, and return it to our office. Following the Commission's meeting, and once we have
received the signed acknowledgement and evidence of compliance with all special conditions, we
will send you a Notice of Administrative Permit Effectiveness.
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BEFORE YOU CAN OBTAIN ANY LOCAL PERMITS AND PROCEED WITH
DEVELOPMENT, YOU MUST HAVE RECEIVED BOTH YOUR ADMINISTRATIVE
PERMIT AND THE NOTICE OF PERMIT EFFECTIVENESS FROM THIS OFFICE.

John Ainsworth
Acting Executive Director

by: Zach Rehm
Coastal Program Analyst

STANDARD CONDITIONS:

1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not
commence until a copy of the permit, signed by the permittee or authorized agent,
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned to
the Commission office.

2. Expiration. If development has not commenced, the permit will expire two years from the date
the Commission voted on the application. Development shall be pursued in a diligent manner
and completed in a reasonable period of time. Application for extension of the permit must be
made prior to the expiration date.

3. Interpretation. Any questions of intent or interpretation of any term or condition will be
resolved by the Executive Director or the Commission.

4. Assignment. The permit may be assigned to any qualified person, provided assignee files with
the Commission an affidavit accepting all terms and conditions of the permit.

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual,
and it is the intention of the Commission and the permittee to bind all future owners and
possessors of the subject property to the terms and conditions.

SPECIAL CONDITIONS: see pages five and six.
EXECUTIVE DIRECTOR'S DETERMINATION (continued):

The Executive Director hereby determines that the proposed development is a category of
development, which, pursuant to PRC Section 30624, qualifies for approval by the Executive
Director through the issuance of an Administrative Permit. Subject to Standard and Special
Conditions as attached, said development is in conformity with the provisions of Chapter 3 of the
Coastal Act of 1976 and will not have any significant impacts on the environment within the
meaning of the California Environmental Quality Act. If located between the nearest public road
and the sea, this development is in conformity with the public access and public recreation policies
of Chapter 3.
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FINDINGS FOR EXECUTIVE DIRECTOR'S DETERMINATION

A. PROJECT LOCATION AND DESCRIPTION

The applicant proposes a major remodel and addition to an existing 2,241 square foot two story,
approximately 25-foot high single-family home on a 4,300 square foot flat parcel in a developed
residential neighborhood in the Southeast Venice subarea of the City of Los Angeles (Exhibit 1).
The proposed development includes additions to the first floor, second floor and roof deck, resulting
in an approximately 2,887 square foot, two story plus roofdeck, approximately 25-foot high single
family home and 370 square foot attached garage (Exhibit 2). The roof access structure will extend
no more than 10 feet above the second story roof, to a height of approximately 34 feet, consistent
with Venice Land Use Plan standards. The proposal includes two covered parking spaces and one
uncovered parking space on the applicant’s property accessed from the rear alley, which is
consistent with the standards of the Venice Land Use Plan and with previous Commission actions in
the area. Special Condition 1 requires the applicant to maintain three parking spaces on-site over
the life of the approved development.

The applicant’s plans identify scuppers, downspouts, rain barrels, and new landscaping. Special
Condition 2 requires the applicant to maintain the rain barrels throughout the life of the
development and requires all new landscaping to consist of drought tolerant non-invasive vegetation
irrigated by a drip or microspray system, consistent with previous Commission actions and
Governor Brown’s executive orders to preserve water. The applicant’s plans identify several
construction best management practices (BMPs) to preserve water quality and Special Condition 3
requires additional BMPs in order to ensure consistency with the water quality and biological
productivity policies of the Coastal Act.

The subject parcel is designated R1-1-O (Low Density Residential) by the Venice Land Use Plan
and City of Los Angeles Zoning Code and is part of a developed residential neighborhood
approximately % mile inland of the public beach and 100 feet southeast of the Venice Canals.
Surrounding development includes one-story, two-story, and three-story single family homes and
multi-family residential structures of varying architectural styles. In order to ensure consistency
with the character of surrounding development and the pedestrian scale of the street in a
neighborhood popular with coastal visitors, Special Condition 4 requires that all walls/fences
within the 15-foot front yard setback area shall be constructed and maintained no higher than 42-
inches and walls/fences in the side and rear yard areas shall be constructed and maintained no
higher than six-feet, as measured from natural grade.

Within the areas specified in Section 30601 of the Coastal Act, which is known in the City of Los
Angeles permit program as the Dual Permit Jurisdiction area, the Coastal Act requires that any
development which receives a local coastal development permit also obtain a second (or “dual”)
coastal development permit from the Coastal Commission. The Commission’s standard of review
for development in the Dual Permit Jurisdiction area is the Chapter 3 policies of the Coastal Act.
For projects located inland of the areas identified in Section 30601 (i.e., projects in the Single
Permit Jurisdiction area), the City of Los Angeles local coastal development permit is the only
coastal development permit required.

In this case, the project site is within the Dual Permit Jurisdiction area. The City of Los Angeles
completed its final action to approve local Coastal Development Permit No. DIR-2015-3474-CDP
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on February 9, 2016 and reported its action to the Coastal Commission on March 7, 2016. The
City’s findings indicate that the approved development is consistent with the character of the area
and will not prejudice its ability to prepare a local coastal program. There were no appeals of the
local action submitted to the Commission within the 20 working day appeal period.

The Venice Neighborhood Council recommended approval of the proposed development by a vote
of 12-0-3 on December 15, 2015.

B. PUBLIC ACCESS

As conditioned, the proposed development will not have any new adverse impact on public access
to the coast or to nearby recreational facilities. Thus, as conditioned, the proposed development
conforms with Sections 30210 through 30214, Sections 30220 through 30224, and 30252 of the
Coastal Act.

C. DEVELOPMENT

The development is located within an existing developed area and, as conditioned, will be
compatible with the character and scale of the surrounding area, has been designed to assure
structural integrity, and will avoid cumulative adverse impacts on public access. Therefore, the
Commission finds that the development, as conditioned, conforms with Sections 30250, 30251,
30252, 30253 and the public access provisions of the Coastal Act.

D. WATER QUALITY

The proposed development has a potential for a discharge of polluted runoff from the project site
into coastal waters. The development, as proposed and as conditioned, incorporates design features
to minimize the effect of construction and post-construction activities on the marine environment.
These design features include, but are not limited to, the appropriate management of equipment and
construction materials, reducing runoft through the use of permeable surfaces, the use of
non-invasive drought tolerant vegetation to reduce and treat the runoff discharged from the site, and
for the use of post-construction best management practices to minimize the project’s adverse impact
on coastal waters. Therefore, the Commission finds that the proposed development, as conditioned,
conforms with Sections 30230 and 30231 of the Coastal Act regarding the protection of water
quality to promote the biological productivity of coastal waters and to protect human health.

E. LOoCAL COASTAL PROGRAM

Coastal Act section 30604(a) states that, prior to certification of a local coastal program (LCP), a
coastal development permit can only be issued upon a finding that the proposed development is in
conformity with Chapter 3 of the Act and that the permitted development will not prejudice the
ability of the local government to prepare an LCP that is in conformity with Chapter 3. The Venice
Land Use Plan was certified by the Commission on June 14, 2001 and is advisory in nature and may
provide guidance. As conditioned, the proposed development is consistent with Chapter 3 of the
Coastal Act and with the certified Land Use Plan for the area. Approval of the project as
conditioned will not prejudice the ability of the local government to prepare an LCP that is in
conformity with the provisions of Chapter 3 of the Coastal Act.
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F. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

As conditioned, there are no feasible alternatives or additional feasible mitigation measures
available that would substantially lessen any significant adverse effect that the activity may have on
the environment. Therefore, the Commission finds that the proposed project, as conditioned to
mitigate the identified impacts, is the least environmentally damaging feasible alternative and can
be found consistent with the requirements of the Coastal Act to conform to CEQA.

SPECIAL CONDITIONS:

1.

3.

Approved Development. Coastal Development Permit 5-16-0377 permits the construction of a
2,887 sq. ft. two-story single family home including roofdeck, 370 sq. ft. attached two-car
garage, and one additional uncovered on-site parking space consistent with the following special
conditions. The applicant shall maintain three parking spaces on-site over the life of the
approved development. All development must occur in strict compliance with the proposal as
set forth in the application, subject to the special conditions.

Any proposed changes to the approved final plans shall be reported to the Executive Director.
No changes to the approved final plans shall occur without a Commission-approved amendment
to this coastal development permit unless the Executive Director determines that no amendment
is legally required.

Landscaping and Irrigation. By acceptance of this permit, the permittee agrees that:

A. Vegetated landscaped areas shall consist of native plants or non-native drought tolerant
plants, which are non-invasive. No plant species listed as problematic and/or invasive by the
California Native Plant Society (http://www.CNPS.org/), the California Invasive Plant
Council (formerly the California Exotic Pest Plant Council) (http://www.cal-ipc.org/), or as
may be identified from time to time by the State of California shall be employed or allowed
to naturalize or persist on the site. No plant species listed as a “noxious weed” by the State
of California or the U.S. Federal Government shall be utilized within the property. All plants
shall be low water use plants as identified by California Department of Water Resources
(See: http://www.water.ca.gov/wateruseefficiency/docs/wucols00.pdf).

B. The permittee shall maintain the proposed rain barrels in a functional state over the life of
the development. If the rain barrels cease functioning, the permittee shall replace them.

C. Ifusing potable water for irrigation, only drip or microspray irrigation systems shall be used.
Other water conservation measures shall be considered, such as weather based irrigation
controllers.

Water Quality. By acceptance of this permit, the permittee agrees that the approved
development shall be carried out in compliance with the following BMPs:

A. No construction materials, debris, or waste shall be placed or stored where it may be subject
to water, wind, rain, or dispersion;
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B. Any and all debris resulting from construction activities shall be removed from the project
site within 24 hours of completion of the project;

C. Construction debris and sediment shall be removed from construction areas each day that
construction occurs to prevent the accumulation of sediment and other debris which may be
discharged into coastal waters;

D. Erosion control/sedimentation Best Management Practices shall be used to control dust and
sedimentation impacts to coastal waters during construction. BMPs shall include, but are not
limited to: placement of sand bags around drainage inlets to prevent runoff/sediment
transport into coastal waters;

E. All construction materials, excluding lumber, shall be covered and enclosed on all sides, and
as far away from a storm drain inlet and receiving waters as possible;

F. The permittee shall ensure the proper handling, storage, and application of petroleum
products and other construction materials. These shall include a designated fueling and
vehicle maintenance area with appropriate berms and protection to prevent any spillage of
gasoline or related petroleum products or contact with runoff. It shall be located as far away
from the receiving waters and storm drain inlets as possible;

G. The permittee shall develop and implement spill prevention and control measures;

H. The permittee shall maintain and wash equipment and machinery in confined areas
specifically designed to control runoff. Thinners or solvents shall not be discharged into
sanitary or storm sewer systems. Washout from concrete trucks shall be disposed of at a
location not subject to runoff and more than 50-feet away from a stormdrain, open ditch or
surface water; and

I. The permittee shall provide adequate disposal facilities for solid waste, including excess
concrete, produced during construction.

4. Walls/Fences. All walls/fences within the 15-foot front yard setback area shall be constructed

and maintained no higher than 42-inches and walls/fences in the side and rear yard areas shall
be constructed and maintained no higher than six-feet, as measured from natural grade.

ACKNOWLEDGMENT OF PERMIT RECEIPT/ACCEPTANCE OF CONTENTS:

I/We acknowledge that I/we have received a copy of this permit and have accepted its contents
including all conditions.

Applicant’s Signature Date of Signing
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Vicinity Map: 505 E. 28th Avenue, Venice, Los Angeles
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F. Exch sub il maintain ad ecton o al hisf o & 4 shal a'nd shall ba equip) ;guwim batery biack up and low barllerylsignn. Sr::ge alarr&s' shall he;ogled in a:a,ch LOT SIZE: 43X 100 : v H 19
. Each subcontracior shall maintain adequate protection of all hisier vrork from damage and s| steaping room an way or are giving access to a sleeping room, and on aach story and basement for . H 3 H _ . w .
protect the owner's and other trades' work and property from damage or injury white fulliling hisier dwellings with more than one slmx. Smoka alarms shall ba Interconnected so that actuation of one alam LOT AREA (APPROX.): . A300SQFT wg\fe ¥$§;BL°CK H N WAEE e, BLOCK i
contract, All materials, work In place, finishes, paving and sidewalks, and existing utliies shal be included will activate all the alarms within the individual dweliing unlt. N ‘\'J i '
in the requiremant. ) AREA OF (E) BUILDING: 1.877.0SQFT . G B H B
20. Where a pool or hot tub is provided, provide an alarm for doors to the dwelling that form e pant of the . ( b H i
G. Structure and conlents shall be protected from the inclemencles of woather duting the torm of the work. enclosure. The alarm shall sound continuously for a minumum of 30 seconds when the door is opened, It EXISTING PARKING SPACES: 2 v | I
i shall atuomalically reset and be equipped with a manual means to deactivale (for 15 secs. max) for W PARKING SPACES PROPOSED T : 3 H | f
H. In the event subcantractors’ work ks damagod by other rades, it will be the subcontractors obligation lo  single opening. The denctivation svrich shall be al least 54" above tho tioor. TOTAL PROPOSED PARKING PROVIDED: 3 . ' . ! 1 ! REVISION/ ISSUE: DATE:
resolve the cost of repelrs of said damago with responsible subconiractoss. the general contractor shall i : J b i | . e teee ot mm o mmtm oo | em e e s
have the power of final arbitration in these matters. 21. Suction outlels shall be designed and Installed In accordance with ANSt /7 APSP-7. SonsTAUCTION: Fipeva UNRATED ; o == I m— - =% 1. PRELIM DESIGN 4n2rms
1. Each trade shall cooperate fully, bolh with the general contractor's superintendent and other trades, and 22. For existing poo) on site. provide anti-enitapment cover meoting the cusrent ASTM of ASME is - . . i MU M
Consult with other tades {In writing, i need ), in ordef 1o "can out allow passage, provide protection vequited for the suction outlets of the swimming pool, toddier pool and spa for single family dweliings per NO. OF STORIES: 2{NO CHANGE) \ 1 ! 2. P.C. CORRECTIONS 71242015
or do work necessary to allow others to follow In an orderly, ptotessional manner. the Assembly Bill (AB) No 2977. . : ! H == 1o me e cmmman ccmmen o] s ms e e
MAX BUILDING HEIGHT - t .
J. ANl materials and appliances shall be uncrated by ible for ion, unless 23. Bathlub and shower floors, walls above bathtubs with a showerhead, and shower compariments shafl {PER VCSP) 30" ' H . PR -
otherwisa specilied In contract, be finished with a nonabsorbent sudace. Such wall surfaces shall extend 10 a helght of not less than & ' i
teat above the floor. ! |
24. Work, Authotization, and_Payments : o - -
24. Kachen sinks, lavatories, bathtubs, showers, bidets, laundry lubs and washing machine outlets shatl . . . B
All work done or materials used shall be covered by a contract, contract change order, purchase oider, or be provided with hol and cold water and connected (o an approved water supply. g | - R X e
work order, No invoico will be processed unless It lists the contract, purchase order, work order, or change .
order number. 25, Where a permit is required for alterations, repairs or additions exceeding one thousand dollars i .
(51,000}, existing dwellings or sleeJalng units that haye atiached garagos or {ue! burning eppliances shall . . . . s bowanes - . N . il N
25. Clean.up be provided with a carbon monoxlde alarm in accordance with Sectlon R315.1. Carbon monoxida alarms . - - B R . L H
3 shall only be required in the specific dwelling unit or sleeping unit for which the permit is obtained. .
The contractor shall elean and remova from the site any debis and unused matetials. Unused matetlals, 28TH AVENUE :
equipment, scaffolding, and debris shalf be removed from the site at completion Final cleaning shalt 26 Lots shall be graded lo drain surface water away Irom foundation walls with a minimum fall of & . :
Include: removal of all grease, dust, stains, labels, fingerptints, paint spots from the site, and exposed inches within the fitst 10 feet. - . .- e
interior and exterior finish surfaces; polish surtaces so designated to shine fmish; and tepalr, paich or
touch up, or replace marred surfaces to specified finish, or o match adjacent sudaces. 27. Skylights and sloped glazing shall comply vith section R308.6, 3 58 345 3R" 4.3 508"
SUPPLEMENTAL NOTES 28. Unit skylights shall be abeled by a LA City Approved Labeling Agency, Such labe] shall sne the SioE” © BUILDING WIDTH SIDE
approved labeling agency name. product designalicn and perfoimance grade rating (research report not SETBACK SETBACI
1 General conditions of the contract for construclion will be those agreed upan by and belween the required). TITLE SHEET
owner and the conlractor, However, for the purpose of compiling these specsdicalions, it has been 430"
essumed that the general condilions will be those 29 A copy of the evaluation report and/or condilions of listing shall be made available al the job site. BUILDING CODE K -
contained in the ATA Document A111, a copy o! which is on file at the ofiice of the aschitect. . LOT WIDTH
N . 5 30. Smoke deteciors shall be rruvided for ali dwelling units intended for human occupancy, upon the AREA OF (E) FIRST FLODR: 122580 FT
2. Should errors, omissions, or discrepancies appearin drawings or specification, of in the wotk done by owner's application for permit lor atterations, repeits, of additions, exceeding one thousand deflars AREA OF (E) 2NO FLODR: 1,016 SO FT ——— e s — tm_ o — — ._(E_ — — e & A— — o t— o T— —— o ——— Y,
nlhersuallecllng!hls work, the architect shall be notified at once and wall issue Insiructiens as to (S1.000}. TOTAL AREA OF (E) SFD: 2241SOFT
procedure. !
31 Automalic garage doos openers, H provided. shall be listed In accordance vith UL 325 AREA OF PROPOSED 15T FLODR: 1,182S0 FT § bi .\ e 5
3. The contractor shall conform Lo and abide by all local, city, county, and state building and salety laws. ° AREA OF PROPOSED 2ND FLOOR 170550 FT £
Such laws shall be considered as part of thase specilicalions and the provisions of such regulations shasl 32 Bathrooms, v/ater closst companments and olher similer fooms shell be provided natusal ventitation TOTAL AREA OF PROPOSED SFD: 2,887 SO FT &5
be observed hall natity the atchilegt Ang speci ns ate ai varrance Should or with mechanical ventilation capable of 50 ctm exhausted directly 1o the outside
1he contractor work contrary 10 such la bear all costs arising . AREA OF GARAGE: . .
B 33, Provide anti-graffti finish vathin the fisst @ feet. measured from grade. al oxierior walls and doors. ot N
4, Named preducls make no guarantees for products idantified by rade name ot manulacturer. (LARR # 25770) z . ey
5. The conteactor shail review all documents releted to this project fos ertors, omissions, and ) 34. Healer shali be cepable of malntalning a minimum roof lemperatute of 63 degrees F ala point 3 feet LATION
discrepancies prior 10 Lhe start of constructior  conts nge a pre-construction meeling 1o above the floor and 2 feet from exterior walls in all habitable tooms et the design lemperature. LENGTH OF (E) 1ST FLODR WALLS 1569
1eview enors, omissions.and discrepancies prior 10.the el any work, i LENGTH OF (E) 2ND FLOOR WALLS 1315"
35, Protection of wood and wood based products from decay shall be provided n the locations TOTAL LENGTH OF (E) WALLS 2887 SR - e e DATE DRAWN SCALE-
6. The builder shall provide the owner a list of the hea(inF, capling. water heating, and warranly manuals, speciliedper section A317.1 by the use of naturally durable wood or wood that is preservalive-treated in ! '_-EGEN_D R e ‘ .
and lighting systems, and conservalion of solar devices Installed in the buiding and instructions on howto  accordance vith AWPA U1 fof the species, produdt, preservalive and end use. Preservalives shall be LENGTH OF (E) 1ST FLOOR WALLS TO BE DEMOLISHED : 2nsens 8sA 3
use tHem éfiiclently.7. Alter installing insulation, the installer shall post in @ conspicuous location in the list2d In Section 4 of AWPA U1 LENGTH OF (E} 2ND FLOOR WALLS TO BE OEMOLISHED . 1ST FLOOR AREA OF ADDITION
bullding a ceniticate slgned by the installer and the builder staling that the Instalation conformswith the TOTAL WALLS TO BE DEMOLISHED : - S - . -
tequirements of Tile 24. part 2, Chapter 2-53, and that maetials installed conform with the requirements 36. Buildings shall have approved address numbers, building numbers or approved building identd - L - " ~
of Title 20, Chapler 2. The certiticate shall state the manufaciure’s name and material identitication, the Pl ‘OF WALLS TO BE DEMOLISHED 1242 5= 286-2"= 43.1% = OK . 2ND FLOOR AREA QF ADDITION. . 1/8' o= 1 i
Installed R-value, and welght per square loot, 36. All Interior and exterior steirways shali be illuminated : ! FLOTPLAN.
-
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