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• 
South Coast Area Office 
200 Oceangate,.10th Floor 
Long Beach, CA 90802-4302 
(562) 590-5071 

Permit Application No. 5-98-076 
Date: April 3, 1998 

• 

• 

ADMIRISTRATIVB PBRMXT 

APPLICANT: Robert Gilbert 

PROJECT DESCRIPTION: Demolition of a one-story, 700 square foot single family 
residence and construction of two-story, 28 foot high, 
2,112 square foot single family residence with an 
attached two car garage. 

· PROJECT LOCATION: 423 Rialto Avenue, Venice, City of Los Angeles, 
Los Angeles County. 

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

HQI~: P.R.c. Section 30624 provides that this permit shall not become 
effective until it is reported to the Commission at ita 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: 
Thursday, May 14, 1998 at 10:30 a.m. 
Resources Agency/Auditorium/Main Floor 
1416- 9th Street, Sacramento (916) 657-2358 

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

Pursuant to 14 Cal. Admin. Code Sections l3150(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. 

BEFORE YOU CAN OBTAIN ANY LOCAL PERMITS AND PROCEED WITH DEVELOPMENT• YOU MQST 
HAVE RECEIVED BOTH YOUR ADMINISTRATIVE PERMIT AND THE NOTICE OF PEBMIT 
EFFECTIVENESS FROM THIS OFFICE. 

Executive D 

By: Charles R. Posner 

~itle: Coastal Program Analyst 
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• 
S:rANDAJU) CONl)ITIONS: • 
1. Notice of Receipt and ACknowledqmen~. The permit is not valid and 

development shall not commence until a copy of the permit, signed by the 
permittee or authori£ed agent, acknowledging receipt of the permit and 
acceptance of the terma and conditions, ia returned to the Commission 
office. 

2. Expiration. If development h18 not commenced, the permit will expire 
two years from the date this permit is reported to the commission. 
Development shall be pursued in a diligent manner and completed in a 
reaaonable period of time. Application for extension of the permit must 
be made prior to the expiration date. 

3. Compliance. All development must occur in strict compliance with the 
proposal as set forth in the application for permit, subject to any 
special conditions set forth below. Any deviation from the approved 
plans must be reviewed and approved by the staff and may require 
commission approval. 

4. Interpretation. Any queetions of intent or interpretation of any 
condition will be resolved by the Executive Director or the Commission. 

s. Inspections. The Commission staff shall be allowed to inspect the site 
and the project during its development, subject to 24-hour advance 
notice. 

6. 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. 

7. 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 ownera and poaseasors of the subject 
property to the terma and conditione. 

EDCPTIYE DIBECTQR • S DETERMINATION f 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 proviaions of Chapter 3 of the coastal 
Act of 1976, will not prejudice the ability of the local government to prepare 
a Local Coastal Program that is in conformity with the provisions of Chapter 
3, 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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FINPINGS FOR EXECUTIVE PIBECTOR'S PETERHINATIQN: 

A. Proiect peecription 

The applicant propoees to demolish a one-story, 700 square foot single family 
residence, and then construct a new two-etory, 28 foot high, 2,112 square foot 
eingle family residence on a lot in North Venice (Exhibit #1). An attached 
two-car garage providee parking for the project (Exhibit #2). Venice Beach, a 
popular recreation area, is located one-half mile west of the site. 

The Commission has recognized in both prior permit and appeal decisions that 
the North Venice area is a special coastal neighborhood. In 1980, when the 
Commiesion adopted the Regional Interpretive Guidelines for Los Angeles 
County, a set of building standards was adopted for North Venice in order to' 
protect public access to the beach and community character. These building 
atandards, which apply primarily to density, height and parking, reflect 
conditions imposed in a series of permits heard prior to 1980. Since then, 
these density, height and parking standards have been routinely applied to 
Coastal Development Permits in the area in order to protect public accees and 
community character. Special conditions are imposed on Coastal Development 
Permits ensure that the projects are consistent with the Coastal Act and the 
Commission's guidelines. In order to mitigate the identified impacts, the 
appropriate special conditions have aleo been applied to this permit • 

B. Community Character 

Section 30251 of the Coastal Act states: 

The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development 
shall be sited and designed to protect views to and along the ocean and 
scenic coastal areas, to minimize the alteration of natural land forms, 
to be vieually compatible with the character of surrounding areas •••• 

In order to protect public access, community character and visual quality in 
North Venice, the Commission has consistently limited residential density and 
structural height. The Commission'• building standards for North Venice are 
contained in the Regional Interpretive Guidelinee for Los Angeles County. 

Residential density on small lots (less than 4,000 square feet) in this area 
of Venice is limited to two units per lot. The applicant proposes to 
construct a single family residence (one unit) on the lot. A condition of 
approval on this permit states that the permitted use of the proposed 
structure is limited to one residential unit. 

The commission has consistently limited new development in North venice to a 
height of 30 feet measured above the fronting right-of-way. The proposed 
structure has a maximum height of 28 feet (Exhibit #3). Therefore, the 
Commission finds that the proposed project will not negatively impact the 
visual resources of the area, and that the proposed proposed project conforms 
to the Commission's height requirements and previous approvals in North venice. 
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In order to ensure that the proposed project is constructed as approved, the 
approval is conditioned to limit the roof height of the proposed structure to 
30 feet above the centerline elevation of the Rialto Avenue right-of-way. 
Only as conditioned is the proposed project consistent with the Coastal Act's 
visual resource policies. 

c. Parking 

The Commission has consistently found that a direct relationship exists 
between residential density, the provision of adequate parking, and the 
availability of public access to the coast. Section 30252 requires that new 
development should maintain and enhance public access to the coast by 
providing adequate parking facilities. 

Section 30252 of the Coastal Act states, in part: 

The location and amount of new development should maintain and enhance 
public access to the coast by ••• (4) providing adequate parking 
facilities •••• 

• 

Many of the older developments in the Venice area do not provide adequate 
on-site parking. As a result, there is a parking shortage in the area and 
public: access has been negatively impacted. The small amount of parking area 
that may be available for the general public on the surrounding streets ie • 
being used by guests and residents of the area. Because of the shortage of 
parking in the Venice area, the protection of existing public: parking is of 
primary importance. 

To help mitigate the shortage of parking in the area, the Commission has 
consistently conditioned new development within North Venice to provide at 
least two parking spaces par residential unit and provide provisions for guest 

• parking. The proposed project provides two parking spaces in the ground floor 
garage (Exhibit #2). The rear setback area provides an area for guest 
parking. All on-site parking is accessed from the rear alley. 

Therefore, the project proposes adequate on-site parking spaces to meet the 
needs of the proposed project. In addition, the design of the proposed 
parking supply is compatible with community character and will not result in 
the loss of any on-street public parking along Rialto Avenue. Therefore, the 
proposed project c:oneistent with the Commission's parking standards for the 
North Venice area and the public access policies of the Coastal Act. 

D. Local coaatal Program 

Section 30604(a) of the Coastal Act provides that the Commission shall issue a 
Coastal Permit only if the project will not prejudice the ability of the local 
government having juriadiction to prepare a Local Coastal Program which 
conforms with Chapter 3 policies of the Coastal Act: 

(a) Prior to certification of the Local coastal Program, a coastal 
Development Permit sball be issued if tbe issuing agency, -or the • 
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commission on appeal, finds that the proposed development is in 
conformity with the provisions of Chapter 3 (commencing with 
Section 30200) of this division and that the permitted development 
will not prejudice the ability of the local government to prepare a 
Local coastal Program that is in conformity with the provisions of 
Chapter 3 (commencing with Section 30200). A denial of a Coastal 
Development Permit on grounds it would prejudice the ability of the 
local government to prepare a Local coastal Program that is in 
conformity with the provisions of Chapter 3 (commencing with 
Section 30200) shall be accompanied by a specific finding which 
sets forth the basis for such conclusion. 

The proposed project, only as conditioned, is consistent with the Chapter 3 
policies of the Coastal Act. Therefore, the Commission finds that approval of 
the proposed development, as conditioned, will not prejudice the City's 
ability to prepare a Local Coastal Program consistent with the policies of 
Chapter 3 of the Coastal Act, as required by Section 30604(a). 

E. California Environmental Quality Act 

Section 13096 of the California Code of Regulations requires Commission 
approval of Coastal Development Permit application to be supported by a 
finding showing the application, as conditioned by any conditions of approval, 
to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA). Section 21080.S(d)(2)(A) of CEQA prohibits 
a proposed development from being approved if there are feasible alternatives 
or feasible mitigation measures available which would substantially lessen any 
significant adverse effect which the activity may have on the environment. 

The proposed project, only as conditioned, is consistent with the Chapter 3 
policies of the Coastal Act. 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. Permitted Use 

2. 

The permitted use of the approved structure is limited to one single 
family residence. 

Height 

The maximum height of the structure shall not exceed 30 feet above the 
centerline elevation of the Rialto Avenue right-of-way. 
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ACKNOWLEDGMENT OF PERMIT R£CEIPT/ACC£PTANCI OF CPNTINIS: 

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

Applicant's Signature Date of Signing 

0545G:CP 

• 

• 

• 
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