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APPLICATION NUMBER: 5-01-060 

APPLICANT: Andrew Waisler 

PROJECT LOCATION: 32 E. Dudley Avenue, Venice, City & County of Los Angeles 

PROJECT DESCRIPTION: Demolition of an existing triplex residence and 

LOCAL APPROVAL: 

construction of a three-floor (including semi-subterranean 
first floor), 28-foot high, 4,178 square foot duplex residence 
with four unenclosed parking spaces, on a 3,751 square foot 
RD1.5-1 zoned lot. 

Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Plan Designation 
Ht above final grade 

3,751 square feet 
1,606 square feet 
2,145 square feet 
0 square feet (potted plants only) 
4 
RD1.5-1 
Multiple Family Residential 
28 feet 

Venice Coastal Zone Specific Plan Director of Planning 
Determination and Findings, Case No. DIR2000-4376 (SPP) 
dated January 22, 2001. 

SUMMARY OF STAFF RECOMMENDATION 

Staff is recommending APPROVAL of the proposed project subject to special conditions 
relating to residential density, parking and neighborhood character, including building 
height and the preservation of pedestrian scale. The two primary issues of this application 
are the preservation of adequate parking and pedestrian scale on walk streets. In order to 
avoid prejudicing the City's ability to prepare an LCP that conforms to the Chapter 3 
policies of the Coastal Act, the staff recommends conditions assuring the consistency of 
the proposed development with the standards of the certified Venice Land Use Plan (LUP), 
which requires street oriented details on walkstreets including frequent windows. 
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approved by the City in the dual permit area pursuant to a local coastal development 
permit will be appealable to the Commission and will also require a coastal development 
permit or permit amendment from the Coastal Commission. The City of los Angeles has 
established procedures for filing, processing, reviewing, modifying, approving, or denying a 
coastal development permit, as permitted in Section 30600(b). For Venice, the City 
determines project consistency with the Venice Specific Plan prior to issuing the local 
coastal development permit 

SUBSTANTIVE FILE DOCUMENTS: 

1. Venice land Use Plan certified with Suggested Modifications November 14, 
2000. 

2. Venice Coastal Zone Specific Plan, effective December 22, 1999. 
3. Coastal Development Permit 5-00-396 (Ehrman). 

STAFF RECOMMENDATION OF APPROVAL: 

The staff recommends that the Commission APPROVE the following resolution with 
special conditions. 

Motion: 
I move that the Commission approve Coastal Development 
Permit No. 5-01-060 pursuant to the staff recommendation. 

Staff Recommends a YES vote. Passage of this motion will result in adoption of the 
following resolution and findings. The motion passes only by affirmative vote of a majority 
of the Commissioners present. 

I. APPROVAL WITH CONDITIONS 

The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and will 
not prejudice the ability of the local government having jurisdiction over the area to prepare 
a local Coastal Program conforming to the provisions of Chapter 3. Approval of the 
permit complies with the California Environmental Quality Act because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the development on the environment, or 2) there are no 
further feasible mitigation measures or alternatives that would substantially lessen any 
significant adverse impacts of the development on the environment. 

"*'' 

• 

• 

• 
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• II. 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 this permit is reported to the Commission. 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 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 

Ill. SPECIAL CONDITIONS 

1. Building Height 

No portion of the roofline of the proposed structure shall exceed 28 feet in elevation as 
measured from the centerline of the frontage road (E. Dudley Avenue). 

2. Preservation of Pedestrian Scale and Community Character 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit revised plans to the Executive Director for review and 
approval. The revised plans shall show the following change to the project: 

1. Provide frequent windows fronting E. Dudley Avenue of sufficient size and 
appropriate placement to allow a visual relationship with the walk street 
(allowing residents to view the walkway), and provide breakup and articulation 
of the fa9ade, visual interest to pedestrians and a pedestrian scale. 

B. The revised project plans shall conform to the requirements of the City of Los 
Angeles Specific Plan for Venice and the certified Venice LUP . 

C. The permittee shall undertake development in accordance with the approved 
final plans. Any proposed changes to the approved final plans shall be reported 
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to the Executive Director. No changes to the approved final plans shall occur 
without a Commission amendment to this coastal development permit unless the 
Executive Director determines that no amendment is required. 

3. Revocable Encroachment Permit 

A. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit a copy of a revocable encroachment permit to the 
Executive Director. 

B. The revocable encroachment permit must be signed by the City of Los Angeles 
Department of City Planning, Community Planning Bureau staff and include 
approval of all proposed development within the encroachment, including, but 
not limited to, the retaining wall, potted plants and concrete ground coverage. 

4. Parking 

A minimum of four parking spaces (two spaces for each dwelling unit) shall be 
provided and maintained on the site to serve the approved multiple family residence. 

5. Future Development Deed Restriction 

• 

A. This permit is only for the development described in Coastal Development 
Permit No. 5-01-060. Pursuant to Title 14 California Code of Regulations • 
section 13253(b)(6), the exemptions otherwise provided in Public Resources 
Code section 30610(b} shall not apply to the entire parcel. Accordingly, any 
future improvements to the permitted structure, including but not limited to 
repair and maintenance identified as requiring a permit in Public Resources 
section 3061 0( d) and Title 14 California Code of Regulations sections 
13252(a)-(b), which are proposed within the restricted area shall require an 
amendment to Permit No. 5-01-060 from the Commission or shall require an 
additional coastal development permit from the Commission or from the 
applicable certified local government. 

B. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall execute and record a deed restriction in a form and content 
acceptable to the Executive Director, reflecting the above restrictions on 
development in the restricted area. The deed restriction shall run with the land, 
binding all successors and assigns, and shall be recorded free of prior liens that 
the Executive Director determines may affect the enforceability of the 
restriction. This deed restriction shall not be removed or changed without a 
Commission amendment to this coastal development permit. 

• 
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• IV. FINDINGS AND DECLARATIONS 

The Commission hereby finds and declares: 

• 

• 

A. Project Description and Background 

The subject site is located at 32 E. Dudley Avenue, Venice in the City and County of Los 
Angeles (Exhibit #1 ). The subject property consists of a rectangular lot on the east side of 
E. Dudley Avenue having a frontage of 29.95 feet and a depth of 125.01 feet (Exhibit #2). 
The applicant proposes to demolish the existing one-story triplex residence on the property 
(Exhibit #3, pp. 1-2). The property is relatively flat and slopes gradually downward from an 
elevation of 27.5 feet at the back of the lot to an elevation of 25 feet at the front of the lot. 
Grading will consist of 255 cubic yards of cut with a maximum cut slope height of 4 feet 
and 3 cubic yards of fill with a maximum fill slope height of 0.5 feet The site is located 
approximately one and one-half blocks inland of Venice Beach on E. Dudley Avenue, 
which is a walk street providing vertical access to the beach, in the Coastal Zone (Exhibit 
#4). 

The applicant is proposing construction of a three-floor (including semi-subterranean first 
floor). 28-foot high duplex residence (Exhibit #5, pp.1-6). One unit will have 2,531 square 
feet of living space and the other will have 1,647 square feet of living space. Each unit will 
have 2 unenclosed tandem parking spaces at the back of the lot, with vehicular access 
from Dudley Court (Exhibit #5, p.2). The project includes a flat roof and a 2-foot high 
clerestory parapet that conform to the 28-foot height limit {Exhibit #5, pp.S-6). The 
applicant proposes to construct the duplex residence on a 3,751 square foot lot, in an 
RD1.5-1 (Residential Density Multiple Dwelling Zone) zoned area. 

The proposed residence is set back 5 feet from the front property line, consistent with City 
setback requirements. The front yard area extends an additional 13.5 feet into the public 
right-of-way of E. Dudley Avenue (for a total front yard depth of 18.5 feet). The front yard 
line is set back 6 feet 6 inches from the centerline of the walk street, consistent with 
neighboring properties. The front yard complies with a stringline for front yards along the 
walk street. The City allows this encroachment into the public right-of-way. The project 
meets the following City requirement for encroachments into the public right-of-way: 
"[p]ermanent encroachments within the existing public right-of-way of the designated walk 
street shall be limited to grade level uses including gardens, patios, landscaping, ground 
level decks and fences and shall be permitted only by obtaining a revocable encroachment 
permit from the City Department of Public Works." The project meets the City requirement 
that "[t]he existing gardens/patios located within the public right-of-way, between the 
fences and the property line, shall be maintained to provide a transitional zone between 
the public pathways and private dwellings." The project conforms to the 42-inch height 
limit set by the City for fences and shrubs within the encroachment. The encroachment is 
consistent with neighboring lots on this block of Dudley Avenue. 

Items in the public right-of-way will maintain existing grade elevations except for the 
pathway to the front door, which slopes approximately six inches towards the west property 
line where a trench drain is provided. The side yard on the southern portion of the lot 
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follows the existing grade and has a deck drain at its lowest point. The side yard on the 
northern portion of the lot slopes slightly toward the east with deck drains at each end. 
The rear yard maintains existing grade and has a trench along the eastern property line. 
All drainage from the building will be directed to an onsite drainage bed and into storm 
water flow as required by the City of Los Angeles. 

The Commission has recognized in both prior permit and appeal decisions that the North 
Venice subarea, where the proposed project is located, is a special coastal neighborhood. 
Prior to 1980, several building standards, which applied primarily to density, height and 
parking, were routinely imposed on coastal development permits in the North Venice 
subarea in order to protect public access and community character. In 1980, the 
Commission adopted the Regional Interpretive Guidelines for Las Angeles County, which 
included a set of building standards for the North Venice subarea. The City periodically 
adapted interim control ordinances that incorporated mast of the building standards of the 
Regional Interpretive Guidelines. The guidelines and interim control ordinances provided 
developers with advanced notification of the frequently applied standards. The guidelines 
were for informational purposes only and the Commission has analyzed each project in 
terms of its effects on community character, scale and public access. On October 29, 
1999, the City adopted the Venice Coastal Zane Specific Plan, which reflected the 
guidelines and building standards named in the Regional Jnterpretive Guidelines and 
interim control ordinances. The Specific Plan became effective on December 22, 1999. 
The City used the Specific Plan for guidance in developing a Land Use Plan {LUP) for the 
Venice area. 

On November 14, 2000, after public testimony, the Coastal Commission certified a LUP for 
Venice as part of the current effort to develop a certified Local Coastal Program {LCP) for 
the Venice area. In its approval, the Commission included residential land use and 
development standards for walk streets that are included in the Venice Specific Plan and 
provide guidance in determining developments' compliance with the Chapter 3 policies of 
the Coastal Act. The standards for walk streets in the LUP and Venice Specific Plan 
require that all buildings on walk streets have varied and articulated building facades that 
provide a pedestrian scale consistent with neighboring structures on small lots. The 
standards apply to this project, which is located on E. Dudley Avenue, a walk street in 
North Venice. 

Special conditions are imposed on coastal development permits to ensure that the projects 
are consistent with the Coastal Act. In order to mitigate the identified impacts, the 
appropriate special conditions have also been applied to this coastal development permit. 

The proposed building fayade includes three stories, twa ground level doors, one second 
story window and one third story window facing E. Dudley Avenue (Exhibit #5, p.6). The 
front yard (within the public right-of-way) consists of a 5-foot wide concrete slab at the 
approximate existing grade in front of an 8.5-foat wide, 19.5-faot long concrete slab 
stepped 6 inches above the front slab (Exhibit #5, p.5 South Elevation and p.6 West 
Elevation). A 42-inch high steel picket fence with a gate aligned directly in front of the front 

• 

• 

doors of the residence is proposed along the front yard line in the public right-of-way • 
{Exhibit #5, p.5 South Elevation). Patted plants not to exceed 42 inches in height are 
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proposed inside the fence along the front yard line (Exhibit #5, p.2). The right side yard 
(south side of the property) is proposed to remain at the existing grade, which increases 
from the front to the back of the property. The left side yard (north side of the property) is 
proposed to be graded level to the elevation of the front yard. Maximum 6-foot high, 
concrete block walls are proposed along the side property lines. 

The two front windows of the proposed project do not relate visually to the street or provide 
a pedestrian scale (Exhibit #5, p.6). The narrow windows, each measuring 2.5 feet wide 
by 9 feet tall, are located at the center of the fayade and are stacked. There is a 1 0-foot 
high, 29-foot tall blank wall to the left of the windows. Two 7.5-foot tall doors are located 
on the first floor to the right of the windows. Above the doors, however, there is an 
approximately 9.5-foot wide by 21-foot tall blank wall. The presence of two large blank 
walls relative to the two narrow windows acts as an enclosure, separating the structure and 
its residents for the street. This fayade is inconsistent with the community character of the 
neighborhood that is identified in the certified Land Use Plan, which encourages a close 
relationship to the street. The three-story building at 30 E. Dudley Avenue provides two 
windows fronting the walk street per floor. Other similar size and smaller residences on 
this block provide frequent windows that provide views of the street, balconies and 
porches. The walk streets are not open to vehicular access. Supervision of the streets is 
dependent on the ability of residents to see and access the walk streets from their homes. 
The LUP, by requiring doors, windows and ground level landscaping, encourages this 
visual and physical interaction with the street. 

In order to maintain consistency with neighborhood character and with the suggested 
standards of the LUP, the Commission has conditioned the project to provide frequent 
windows to break up the fayade, thereby adding visual interest to pedestrians. 

On May 11, 2001, staff requested that the applicant consider changes in the project to 
provide frequent windows fronting the walk street consistent with the standard of the 
certified LUP and community character and visual resource policies of the Coastal Act. 
The applicant changed the front of the proposed structure by widening the proposed 2.5~ 
foot wide third floor window to approximately 8.5 feet in width (Exhibit #6). The new 
proposal with the increased size window does not provide frequent windows or adequate 
breakup of the fa~ade. 

B. Development 

Section 30250 of the Coastal Act states, in part: 

(a) New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous with, or 
in close proximity to, existing developed areas able to accommodate it ... 

According to the Venice LUP, "[n}ew residential development is linked to the availability of 
public services and infrastructure, and in addition to traffic consideration, environmental 
and coastal access concerns as required by the Coastal Act." The subject property is in a 
highly developed area having single and multiple family residential dwellings. There are 
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many commercial, recreational and visitor-serving facilities, including restaurants and • 
shops along Ocean Front Walk and Main Street, within walking distance. Local streets. 
walk streets, pedestrian walkways and paths, and bikeways provide access to the local 
shoreline. The property is approximately one mile from Lincoln Boulevard (State Highway 
No. 1}, and is within close proximity to three major freeways and public transit systems, 
which provide access to additional commercial and other uses. The Commission finds that 
the proposed project is consistent with Section 30250 of the Coastal Act. which requires, 
"[n]ew residential... development... shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it. .. " because it is located in a 
fully developed, highly urbanized area. 

C. Community CharacterNisual Qualitv 

Section 30251 of the Coastal Act states, in part: 

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 visually 
compatible with the character of surrounding areas .... 

Section 30253 of the Coastal Act states, in part, that new development shall: 

(5) Where appropriate, protect special communities and neighborhoods which, 
because of their unique characteristics, are popular visitor destination points 
for recreation uses. 

The following information relating to the uniqueness of Venice is from the certified LUP. 

"Venice remains the quintessential coastal village where people of all social 
and economic levels are able to live in what is still, by Southern California 
standards, considered to be affordable housing. Diversity of lifestyle, income 
and culture typifies the Venice community. United by the term Venetians with 
all its connotative meanings, Venice is really a group of identifiable 
neighborhoods with unique planning and coastal issues." 

"As a result of prior development and changes in land use, there has emerged 
a blend of residential uses of various intensities, commercial uses and some 
minor industrial uses. Housing is located in single·family homes, multi-family 
dwellings, and mixed-use structures including live/work artist studios." 

In order to protect public access, community character and visual quality in the North 
Venice subarea, the Commission has consistently limited residential density and structural 
height. Local density ranges from 1 to 30 dwelling units per acre. The Commission has 
also protected the unique character of the Venice community by supporting the 

• 

community's efforts to preserve the nature and character of existing neighborhoods and • 
provide a pedestrian scale consistent with neighboring structures on small lots. Finally, as 
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described above, the Commission and the City in the certified Land Use Plan, have 
required visual and physical links between the residences and the walk streets, which 
function as shared public open space. 

The subject property is located in the North Venice subarea (Exhibit #7) of the Venice 
Coastal Zone, which includes the area within the Venice community planning area west of 
Lincoln Boulevard. The property includes lot 13 on Block 4 of the Golden Bay Tract 
(Exhibit #2). The LUP land use designation is Multiple Family Residential of Low Medium 
II density and the City zoning designation is RD1.5-1, Restricted Density Multiple Dwelling 
Residential. Since the LUP allows a maximum density of two units on lots smaller than 
4,000 square feet and the lot is 3,751 square feet, the proposed duplex residence 
complies with the density standards set forth in the LUP. 

Pursuant to Chapter 3 of the Coastal Act, it is a policy of the Venice LUP to protect 
Venice's unique social and architectural diversity as a Special Coastal Community. New 
development shall respect the scale and character of the community development. 
Buildings which are of a scale compatible with the community with respect to bulk, height, 
buffer and setback shall be encouraged. The bulk of the building in terms of width, height 
and length is consistent with others on walk streets. By Special Condition 1, the project 
has been conditioned to comply with the 28-foot height limit for buildings on walk streets. 
The proposed three-story building is consistent with the height of nearby buildings on E. 
Dudley Avenue, other walk streets and small lots in the North Venice subarea, which 
consist of one, two and three-story multiple family residential dwellings. The height, length 
and width are consisten! with other buildings on walk streets and other small lots. 

In its certification of the Venice LUP. the Commission included the following residential 
development standards for lots fronting walk streets: 

New residential development along walk streets shall enhance both public 
access and neighborhood character. 

Building materials, colors, massing and scale of new structures shall 
complement those of existing structures in the neighborhood. Building 
facades shall be varied and articulated to provide visual interest to 
pedestrians. Primary ground floor residential building entrances and frequent 
windows shall face the walk streets. Front porches, bays, and balconies shall 
be encouraged. In case of duplexes and low density multiple-family buildings, 
entries shall be located in the exterior building fagade for each residential unit, 
shall face walk streets, and be well-defined and separate. 

The standards require that developments on walk street lots maintain pedestrian scale, 
including visual and physical links to the pedestrian network, which consists of the fronting 
pedestrian right-of-way and nearby sidewalks. In order to maintain a pedestrian friendly 
design and visual quality consistent with the existing (residential) character of the 
community, the certified LUP requires that buildings on walk streets provide varied and 
articulated facades that result in consistency with neighboring structures. The Commission 
has consistently required the provision of doorways and windows on the building facades 
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of walk street lots to provide a pedestrian scale and visual interest to pedestrians. Blank • 
walls have been prohibited. For example, the Commission recently approved Coastal 
Development Permit 5-00-396 (Ehrman) for the construction of a 4-unit condominium on 
two consolidated lots on Brooks Avenue with the condition that the applicant revise the 
plans to incorporate a building fac;ade that is "varied and articulated to a pedestrian scale 
using frequent windows" and "a well-defined street level entrance to the front residential 
unit." Most of the residential structures in this neighborhood have grade level landscaping 
or potted plants in the front yard, a front door and windows facing the fronting street. 

Section 30251 of the Coastal Act requires that the scenic and visual qualities of coastal 
areas shall be considered and protected. Additionally, Section 30253 of the Coastal Act 
requires that new development shall protect the unique character of special communities. 
The Commission must determine whether the proposed project conforms to the visual 
resource and community character policies contained in Sections 30251 and 30253 of the 
Coastal Act. In addition, Section 30604(a) of the Coastal Act requires the Commission to 
ensure that the approval of the proposed project will not prejudice the ability of the City to 
prepare an LCP that conforms to Chapter 3 policies of the Coastal Act. 

The question is whether or not the Commission will enforce the certified LUP's 
requirement to provide varied building facades that are articulated to provide a pedestrian 
scale 90nsistent with the neighboring structures. Commission approval of a development 
that does not conform to the certified Venice LUP could prejudice the ability of the City to 
prepare an LCP that conforms to Chapter 3 policies of the Coastal Act. Therefore, staff 
recommends that the proposed development conform to the standards of the certified LUP • 
including the required frequent windows facing the walk street. The requirement of the 
certified Venice LUP to provide a pedestrian scale for development on walk streets carries 
out the requirements of Sections 30251 and 30253 of the Coastal Act to protect the visual 
qualities and character of walk street lots by limiting the scale of the development. A 
pedestrian scale is one that assures interconnection between the structure (and its 
occupants) and the pedestrian through semipublic spaces, such as front yards, and 
through windows and doorways which allow residents to view (and monitor) the streets, 
sidewalks, pedestrians and nearby structures. The requirement to provide a pedestrian 
scale through provision of frequent windows will protect community character, as required 
by Section 30253 of the Coastal Act, by preventing the construction of buildings with blank 
facades on walk streets. The requirement to provide a pedestrian scale will permit a 
multiple family residential building with habitable space on the ground floor, ground level 
entrances, landscaping and frequent windows fronting the street. 

In order to ensure that the proposed project preserves the unique character and 
pedestrian scale of the walk streets in North Venice, the Special Condition 2 requires the 
applicant to submit revised plans that incorporate frequent windows. In order to meet the 
requirement to provide frequent windows, a minimum of one window shall be provided on 
each of the three levels. On the second and third levels, either the originally proposed 
narrow windows shall be widened or a minimum of one additional window per level shall 
be provided resulting in two windows on the second floor and two on the third floor. The 
windows shall be of sufficient size and appropriately placed to meet the intent of Special 
Condition 2. The intent of Special Condition 2 is to allqw a visual relationship with the walk • 
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street (allowing residents to view the walkway), and provide breakup and articulation of the 
fac;ade, visual interest to pedestrians and a pedestrian scale. 

The original proposal included two narrow windows facing E. Dudley Avenue. After staff 
informed the applicant of the residential development standards for walk streets, the plans 
were revised such that the width of the third floor front window was increased (Exhibit #6). 
The current proposal, however, does not meet the LUP requirement of frequent windows 
and has been conditioned to meet that standard. Special Condition 2 requires submittal of 
revised plans consistent with the standard of the LUP, which has the objective of providing 
pedestrian scale residential development through visually interesting structures that allow 
interaction between residents and the public on the walk street. The project has been 
conditioned to provide frequent windows facing the walk street in order to make the project 
comply to the Coastal Act visual resource and community character policies. Since the 
LUP is used for guidance in determining if the project complies with those Coastal Act 
policies, the project must comply with the LUP requirement to provide frequent front 
windows facing the walk street to be consistent with Sections 30251 and 30253 of the 
Coastal Act. The other standards of the LUP are met in the current project proposal. 

According to the City's determination and findings for the Venice Coastal Zone Specific 
Plan, "[t]he building colors and materials include: light and medium gray stucco; red 
stained hardwood window frame; metal finish and supports painted taupe; steel fence 
painted white." The main stucco is not vibrant in color and complements the existing 
buildings on the walk street. 

Building massing and scale can affect the scenic and visual qualities of walk streets, small 
lots and coastal areas. In previous approvals, the Commission and the City have both 
consistently limited new developments on walk streets to a height of 28 feet measured 
from the centerline of the fronting right-of-way. The 28-foot height limit for walk streets is 
the standard of the Venice Specific Plan and the LUP. The project, as conditioned to limit 
the height of the roof including the parapet to 28 feet, is compatible with the height of the 
surrounding buildings and the requirement of the Venice LUP. The proposed residence is 
also similar in width and length to other structures on E. Dudley and other walk streets in 
North Venice. The size of the lot is consistent with the size of most lots on E. Dudley, 
which measure 30 feet wide by 125 feet long. The proposed structure, which meets the 
setback requirements for the front and side yards, is similar in width and length to nearby 
structures on the walk street. 

The applicant proposed to maintain the right side yard {south side of the property) at the 
existing sloping grade, which ranges from 25 feet in elevation at the front property line to 
27.5 feet in elevation at the back property line. The applicant proposed to grade the left 
side yard (north side of the property) to form a level side yard at the same elevation as the 
front yard. Maximum 6-foot high, concrete block retaining walls are proposed along the 
side property lines. The side yards will remain unobstructed and provide view corridors 
from the front to back of the property. The open side yards and property line retaining 
walls are consistent with the neighborhood character and provide a pedestrian scale to the 
property. Additionally, by maintaining substantially similar elevations to the walk street 
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elevation, the grades of the side yards do not add to the bulk and mass of the proposed 
residence. 

The proposed clerestory parapet adds some variation to the roofline and will provide visual 
interest to pedestrians on the walk street. The project is conditioned to provide frequent 
windows to break up and articulate the fac;ade, thereby adding variety to the fayade, visual 
interest to pedestrians, and a pedestrian scale to the structure. The current proposal 
includes two well-defined and separate street level entrances facing the walk street on the 
exterior building fac;ade, which adds to the pedestrian scale of the structure. 

The front yard setback of 5 feet from the front property line meets t~e LUP and the City's 
requirements for encroachment into the walk street. Planters with maximum 42·inch high 
potted plants are provided along the front fence line, consistent with the City's 
requirements. The encroachment, 42-inch high fence and maximum 42·inch high potted 
plants are consistent with the community character of the walk street lots. Although the 
proposed encroachment is consistent with the scale and character of encroachments at 
neighboring lots, the encroachment would not be legal without receipt of a revocable 
encroachment permit. Special Condition 3 requires the applicant to submit a copy of a 
revocable encroachment permit for the proposed development within the encroachment. 

• 

The revised project plans shall conform to the requirements of the City of Los Angeles 
Specific Plan for Venice and the land use and development standards set forth in the 
Venice LUP. The Commission finds that the proposed project, only as conditioned to 
preserve the pedestrian scale and neighborhood character of walk streets by providing • 
frequent windows facing the street, is consistent with the provisions of Sections 30251 and 
30253 of the Coastal Act. 

D. Public Access/Parking 

The project is located approximately one and one-half blocks inland of Venice Beach, 
which is a publicly owned sandy beach that provides direct access to the entire oceanfront 
shoreline, and is a shoreline resource in the Venice Coastal Zone. 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. In many 
recent COP's, including CDP 5-00-396 (Ehrman), the Commission has required the 
provision of adequate on-site parking. Section 30252 requires that new development 
should maintain and enhance public access to the coast by providing adequate on-site 
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 or 
providing substitute means of seNing the development with public 
transportation .... 

• 
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Although there is public transportation in the area, a very small percentage of the 
population uses buses as their primary means of transportation. Many of the older 
developments in the North Venice subarea 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. Guests and residents of the area are using the small amount of parking area 
that may be available for the general public on the surrounding streets. 

To mitigate this problem, the Commission has consistently conditioned new development 
on walk streets to provide two parking spaces per residential unit. All residential parking 
must be provided on the site and public access should be provided from the alley at 
behind the lot. Private parking areas are not permitted on public rights-of-way. 

The applicant proposes to provide four unenclosed on-site parking spaces at the back of 
the lot (Exhibit #5, p.2}. Vehicular access to the parking areas is proposed from Dudley 
Court, the alley located behind the lot. The four proposed on-site parking spaces provide 
an adequate on-site parking supply for the residents of the proposed duplex residence, 
consistent with the Commission's residential parking standards for walk streets. Special 
Condition 4, which requires the provision of four on-site parking spaces, ensures that the 
project conforms to the public access policies of the Coastal Act. 

The Commission is aware that historically "bootleg" residential units have been established 
throughout Venice. In this case, staff is aware of the possibility of an additional residential 
unit being established within the proposed structure due to proposed floor layout. The 
project is conditioned through the "Future Development Deed Restriction" condition 
(Special Condition 5} to allow only the proposed two residential units on the subject 
property in order to prevent the establishment of additional residential units, without an 
amendment to this permit or a new permit issued by the Coastal Commission or certified 
local government. The maximum density allowed on walk street lots having an area of 
less than 4,000 square feet is two units. Since the proposal is for a two-unit structure, 
additional units would not be permitted under the current LUP and City zoning ordinances. 
The proposed project provides four parking spaces, which is adequate for a maximum of 
two residential units. If an additional residential unit were established in the structure, it 
would not only be inconsistent with City and Commission density standards, but also would 
be deficient in parking. If the structure were deficient in parking to serve the additional 
unit, the structure would not be consistent with Section 30252 of the Coastal Act, which 
requires the provision of adequate on-site parking for new development to maintain and 
enhance public access to the coast. 

The Commission imposes Special Condition 5, requiring the applicant to record a future 
development deed restriction on the property, so that current and future owners will be 
required to apply for an amendment to this permit or a new COP for any changes to the 
proposed project. Although the density is currently limited to two units, the future 
development condition allows the applicant to apply for an amendment to this permit or a 
new COP to construct additional units if zoning changed in the future. If zoning changed 
such that additional units were permitted and the property owner applied for construction 
of additional units, the Commission or certified City would have the opportunity to review 
the proposal and ensure that it complies with the Chapter 3 policies of the Coastal Act or 
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the relevant certified LCP. By reviewing any future development proposal on the site, the • 
Commission or certified City would have the opportunity to ensure that adequate on-site 
parking was provided or adequate means of public transit was available to serve the 
proposed additional units. 

The Commission finds that, only as conditioned to ensure the provision of four on-site 
parking spaces to serve the currently proposed duplex residence and to ensure continued 
provision of adequate on-site parking through the recordation of a future development 
deed restriction, is the proposed project consistent with Section 30604(a) and the public 
access policies of the Coastal Act. 

E. Local Coastal Program 

Section 30604(a) of the Coastal Act provides that the Commission shall issue a coastal 
development permit only if the project will not prejudice the ability of the local government 
having jurisdiction 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 shall be issued if the issuing agency, or the 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 City of Los Angeles does not have a certified Local Coastal Program for the Venice 
subarea. The Los Angeles City Council adopted a draft LUP for Venice on October 29, 
1999. The City submitted the draft Venice LUP for Commission certification and on 
November 14, 2000, the Commission certified the Venice Land Use Plan with suggested 
modifications. The City Council has adopted the changes and the Executive director has 
reported their adoption to the Commission at this June 2001 hearing. The Commission 
has not approved an implementation plan for Venice. Venice, therefore, does not have a 
certified LCP and the standard of review for development is still the Coastal Act. The 
proposed project, only as conditipned to preserve the pedestrian scale of Dudley Avenue 
and the unique character of walk streets, and to provide all required on-site parking, 
conforms to the certified Venice LUP. 

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 

• 

• 
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consistent with the policies of Chapter 3 of the Coastal Act, as required by Section 
30604(a). 

F. California Environmental Quality Act 

Section 13096 Title 14 of the California Code of Regulations requires Commission 
approval of a 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 
21080.5(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 that the activity may have on the 
environment. 

One alternative to the proposed project is a no build alternative. The current triplex 
residence is not consistent with current zoning standards and does not provide adequate 
onsite parking to serve the residents. A second alternative is to build the structure at a 
lower height and density than the LUP permits. Building the structure at a lower height 
than permitted would not result in negative impacts, however building a single family 
residence as opposed to the proposed duplex residence would provide one less unit. The 
proposed alternative, on the other hand, is consistent with current zoning standards, 
provides the maximum number of units permitted and provides adequate onsite parking to 
serve the residents. Also, the proposed project as conditioned is consistent with the 
standards set forth in the certified Venice LUP and the Chapter 3 policies of the Coastal 
Act. 

The proposed project, as conditioned, has been found consistent with the Chapter 3 
policies of the Coastal Act. All adverse impacts have been minimized and there are no 
feasible alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse impact that the activity may have on the environment. 
Therefore, the Commission finds that the proposed project can be found consistent with 
the requirements of the Coastal Act to conform to CEQA. 

End/KT 
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30 DUDLEY 

May 23, 2001 

California Coastal Commission 
South Coast Area 
POB 14SO 
200 Oreangate- lOth Floor 
Long Beach CA 90802-4416 

RE: 32 Dudley Avenue, Venice CA Proposed Construction 
Project: S-0 1-060 

Gentlemen: 

I have reviewed the site plans and proposal for the above-referenced proje<;t. I speak for myself as 
well as the majority of tenants who live at 30 Dudley Avenue. 

We strongly oppose the proposed construction on the following grounds: 

1) 
2) 
3) 
4) 
S) 
6) 

7) 

8) 

9) 

10) 

The construction will drastically limit the light now enjoyed by 12 of 18 units; 
The construction will obstruct the views of 12 of 18 units; 
The construction will drasticaUy limit air flow and circulation to 12 of 18 units; 
Subterranean construction will likely jeopardize the integrity of the foundation of30 Dudley. 
The structure is too big for the property and will be an eyesore; 
The construction may damage this historical building at 30 Dudley, which is the 
ORIGNAL CONSTRUCTION on this property; 
The proposed construction may damage a part of the history of Venice, since the 30 
Dudley property is one of the ORIGINAL SUMMER BEACH HOTELS in California 
The construction may well cause stress to the tenants and distress to the building so as to 
jeopardize the health and safety of 19 tenants who live and work here; 
The construction may well cause damage to the owner of 30 Dudley and cause financial 
liability if tenants must be relocated; 
The construction obliterates the original intent and use of the property at 3 2 Dudley, and 
the historical significance of said property. 

We respectfully request tbat this Commission see fit to deny the petition for demolition and 
construct as proposed. If tbe Commission should erroneously approve this petition, we ask that the owner 
of 32 Dudley place in escrow a sufficient amount of money to relocate tenants, if necessaiy, and to repair 
any and all damage to 30 Dudley during and after construction. We believe an amount not less tban 
$500,000 is sufficient to insure tba1 the tenants, manager, and owner, as well as the building itself, will be 
protected from what we see as predictable problems and damage. 

Sincerely, 

~fL-J 
racie Astor Best 
roperty Manager 

30 Dudley Avenue 
Venice CA 90291 



May 23, 200) 

California Coastal Commission 
South Coast Area 
POB 1450 
200 Oc:cangate • I OtiJ Floor 
LongBeacb CA 9()802-4416 

RE: 32 Dudley Avenue, Vcnic:e CA Proposed Constsuctio.n 
Project: 5.0 1..()60 

Gentlemen: 

I bave reviewed the site plans and proposal for the above-referenced project. 

I am a resident of Dudley Avenue and I vehemently oppose the above-referenced pmje<:t and 
construction on the basis of the followins grounds: 

1) 

2) 
3) 

4) 

S) 

6) 

Subterranean construction win likely jeopardize tbe integrity of the foundation of the 
adjacent buildings 
The structure is too big for the property and will be an eyesore; 
The consttuction may damage this historical building at 30 Dudley, which is the ORIGNAL 
CONSTRUCTION on this property; 
The proposed construction may damage a part of the history ofVenic:e, since 30 Dudley property is 
one of the ORIGINAL SUMMER BEACH HOTELS in Califomia. 
The coostruction may well cause stress and lack of light and airflow to the tenants of 30 
Dudley and distress to the avenue so as to jeopardize the health and safety of all those 
who live and work here; 
The construction obliterates the original intent and use of the property at 3 2 Dudley, and 
the historical significance of said property. 

I respectfully request and I urge you, for the sake of my per.sonallife and the bist<1rical 
preservation of Venice, that this Commission see fit to disallow and deny the petition for demolition and 
construction as proposed for 32 Dudley avenue. 

Sincerely, ~ 

Signatm:-rotml.~............,.._...,~) __ 

• 

• 

• 



• May 23, 2001 
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California Coastal Commission 
South Coast Area 
POB l4SO 
200 Oceangate - 1 Otb Floor 
LongBeacb CA 90802-4416 

RE: 32 Dudley Avenue, Venice CA Proposed Construction 
Project: .5-01-060 

Gentlemen: 

I have reviewed the site plans and proposal for the above-referenced project. 

I am a resident of Dudley A venue and I vehemently oppose the above-referenced proje<;t and 
construction on the basis of the following grounds: 

l) 

2) 
3) 

4) 

5) 

6) 

Subterranean construction wiD likely jeopardize the integrity of the foundation of the 
adjacent buildings 
The structure is too big for the property and wiD be an eyesore; 
The construction may damage this historical building at 30 Dudley, which is the ORIGNAL 
CONSTRUCTION on this property; 
The proposed constn.lction may damage a part of the history of Venice, since 30 Dudley property is 
one of the ORIGINAL SUMMER BEACH HOTELS in California . 
The construction may well cause stress and lack of light and airflow to the tenants of 30 
Dudley and disttess to the avenue so as to jeopardize the health and safety of all those 
wbo live and work here; 
The construction obliterates the original intent and use of the property at 32 Dudley, and 
the historical significance of said property. 

I respectfully request and I urge you, for the sake of my personal life and the historical 
preservation of Venice, that this Commission see fit to disallow and deny the petition for demolition and 
construction as proposed for 32 Dudley avenue. 

Sincerely~, 
Signature..:___ 

~~----~--~,~---

Name: A. ~~"'1$14._ , 
Address: fJ ~~ ~ 

~cA 
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