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A-5-VEN-10-138 

Fran Camaj – ADC Development, Inc. 

Susan McCabe & Anne Blemker, McCabe and Company 

1311 A.K. Properties, LLC (Attn: John A. Henning, Jr.) & 
Arminda Diaz 

 1305 Abbot Kinney Boulevard, Venice, City of Los Angeles, Los 
Angeles County. 

N: Demolition of a one-story 1,312 square foot residential building, 
and construction of a 25-foot high, 1,248 square foot restaurant 
with a rooftop parking deck. 

Lot Area 3,400 square feet 
Building Coverage 2,300 square feet (approx.) 
Landscape Coverage    250 square feet (approx.) 
Parking Spaces 13 on-site 
Zoning C2-1 Commercial 
Plan Designation Commercial - Artcraft 
Building Height 25 feet above fronting street 

 
SUMMARY OF STAFF RECOMMENDATION 

ommission determined that the appeals raised a substantial issue 
oval did not include a plan to mitigate the parking impacts of the 
ent to the July 9, 2010 hearing, the applicant revised the proposed 
 provide thirteen on-site parking stalls, twelve of which will be on a 
hibit #4). 

PPROVAL of the coastal development permit with special conditions.  
cial conditions, which begin on Page Three, would: a) require the 
-site parking stalls and implementation of the approved attendant 

 best management practices for restaurant operation to protect water 
 and, d) require the recordation of a deed restriction.  As conditioned, 
l protect coastal access and conform with the Chapter 3 policies of the 
cant agrees with the staff recommendation.  See Page Two for the 
 staff recommendation. 
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LOCAL APPROVALS: 
 

1. City of Los Angeles Local Coastal Development Permit No. APCW-2009-1738. 
2. City of Los Angeles Zone Variance to permit compact parking stalls within an on-site 

parking area that contains less than ten overall spaces (Case No. APCW-2009-1738). 
3. City of Los Angeles Zone Variance to permit tandem parking (No. APCW-2009-1738). 
4. City of Los Angeles Zone Variance to not provide a loading space that is otherwise 

required for commercial buildings which abut an alley (Case No. APCW-2009-1738). 
5. City of Los Angeles Specific Plan Project Permit pursuant to the Venice Coastal Zone 

Specific Plan (Case No. APCW-2009-1738). 
6. City of Los Angeles Negative Declaration No. ENV-2009-1739-MND, 8/24/2009. 

 
SUBSTANTIVE FILE DOCUMENTS: 
 

1. City of Los Angeles certified Land Use Plan for Venice, 6/14/2001. 
2. City of Los Angeles Specific Plan for Venice, Ordinance No. 175,693. 
3. Commission Appeal Case A-5-VEN-07-200 (Amuse Café, 796 Main Street). 
4. Coastal Development Permit Amendment 5-98-071-A1 (Axe Restaurant - 1009 Abbot 

Kinney Blvd.). 
5. Updated Parking Assessment for a Proposed 1,248 SF Restaurant Located at 1305 

Abbot Kinney Boulevard in the Venice Community, Prepared by Overland Traffic 
Consultants, Inc. September 13, 2010. 

 
 

STAFF RECOMMENDATION: 
 
The staff recommends that the Commission adopt the following resolution to APPROVE the 
coastal development permit application with special conditions: 
 

 MOTION: "I move that the Commission approve with special conditions Coastal 
Development Permit Application No. A-5-VEN-10-138 per the staff 
recommendation.” 

 

The staff recommends a YES vote.  Passage of the motion will result in APPROVAL of the 
coastal development permit application with special conditions, and adoption of the following 
resolution and findings.  The motion passes only by an affirmative vote of a majority of 
Commissioners present. 
 
I. Resolution:  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.  
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 on which 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 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. 

 
 
III. Special Conditions
 
1. Approved Development: Restaurant with On-site Parking 
 

Coastal Development Permit A-5-VEN-10-138 approves the construction of a restaurant 
with a maximum of 600 square feet of Service Floor Area (which includes both the indoor 
and outdoor patio Service Floor Area), a rooftop parking deck, and a total of thirteen on-
site parking spaces (as shown on Exhibit No. 4 of the Staff Report dated September 
22, 2010).  The approved restaurant use is contingent upon the permittee’s 
implementation and continued operation of the parking program described in Special 
Condition Two of this permit.  In the event of non-compliance with the approved parking 
program, the permittee’s right to use the 600 square feet of Service Floor Area for 
customer service shall terminate. 

 
All development must occur in strict compliance with the special conditions and the final 
plans approved by the Executive Director.  Any deviation from the approved plans, any 
proposed change in use, expansion of customer dining areas, change to the approved 
parking program, change in number of parking stalls, or any other deviation from the 
approved development, shall be submitted for review by the Executive Director to 
determine whether an amendment to this coastal development permit is necessary 
pursuant to the requirements of the Coastal Act and the California Code of Regulations.  
If the Executive Director determines that an amendment is necessary, no changes shall 
be made until a permit amendment is approved by the Commission and issued by the 
Executive Director. 
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2. Parking Program
 
 In order to protect nearby public parking facilities from the parking impacts of the 

proposed development and to protect public access to the coast, the permittee shall: 
 

a) Provide at least thirteen (13) parking stalls on the site for use by restaurant 
employees and customers.  There shall be no charge or fee for customers and 
employees to use the on-site parking while working or patronizing the approved 
restaurant (a parking validation system is permitted). 

 
b) Provide a parking attendant service on the premises during all hours that the 

restaurant is open to maximize the on-site parking capacity.  Storage of 
vehicles by valets in public parking lots or on public rights-of-way is prohibited.  
Automobiles may be queued in the alley for up to five minutes, if necessary. 

 
c) Maintain an area on the site for convenient bicycle parking (for customers and 

employees). 
 

The Parking Program shall be implemented at all times consistent with the above-stated 
requirements and limitations.  Any proposed change to the required Parking Program 
shall be submitted to the Executive Director to determine whether an amendment to this 
permit is necessary pursuant to the requirements of the Coastal Act and the California 
Code of Regulations. 

 
3. Beach Impact Zone Parking 
 

Up to fifty-percent of the required Beach Impact Zone parking spaces (in this case, one 
of the two required BIZ spaces) may be paid for in lieu of providing the space.  All in-lieu 
fees shall be paid into the Venice Coastal Parking Impact Trust Fund to be administered 
by the City of Los Angeles Department of Transportation for improvement and 
development of public parking facilities that support public access to the Venice Coastal 
Zone.  PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit written documentation to the Executive Director demonstrating that 
the necessary in-lieu fee has been paid into the City of Los Angeles Venice Coastal 
Parking Impact Trust Fund. 

 
4. Protection of Marine Resources 
 

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant 
shall submit plans, subject to the review and approval of the Executive Director, for the 
implementation of appropriate source control, treatment, and both structural and non-
structural Best Management Practices (BMPs) to mitigate the pollutant load of 
stormwaters and nuisance flows from the development site.  The BMPs shall include, but 
are not limited to the following: 

 
A. The applicant shall, on a weekly basis, sweep the on-site parking surface and 

outdoor dining areas and other impervious surfaces to remove sediment, debris 
and vehicular residues.  Washing-down of impervious surfaces is prohibited, 
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unless these nuisance flows are diverted through an approved filter and do not 
contribute any additional pollutants to the runoff. 

 
B. The applicant shall use trash and recycling containers that, if they are to be 

located outside or apart from the principal structure, are fully enclosed and 
water-tight in order to prevent stormwater contact with waste matter which can 
be a potential source of bacteria, grease and other pollutants in runoff. 

 
C. Wash down areas for restaurant equipment and accessories shall be identified 

and designed as follows:  i) The area shall be self-contained, equipped with a 
grease trap or grease interceptor, or other BMP that prevents grease from 
reaching the sewer system, and properly connected to a sanitary sewer; ii) if 
the wash area is to be located outdoors, it shall be covered, paved, have 
primary containment, and be connected to the sanitary sewer; and, iii) the 
grease trap/interceptor shall be regularly maintained according to 
manufacturer’s specifications to ensure maximum removal efficiencies. 

 
The permittee shall implement, maintain and carry out the plans for BMPs as approved 
by the Executive Director. 

 
5. Signs
 
 Rooftop signs and signs that exceed the height of the structure are prohibited.  

Freestanding signs are not permitted. 
 
6. Local Government Approval
 
 The proposed development is subject to the review and approval of the local government 

(City of Los Angeles).  This action has no effect on conditions imposed by a local 
government pursuant to an authority other than the Coastal Act, including the conditions 
of the City of Los Angeles Department of City Planning Case No. APCW-2009-1738 
(Venice Specific Plan Project Permit & Zone Variances).  In the event of conflict between 
the terms and conditions imposed by the local government and those of this coastal 
development permit, the terms and conditions of Coastal Development Permit A-5-VEN-
10-138 shall prevail. 

 
7. Deed Restriction
 
 PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 

applicant shall submit to the Executive Director for review and approval documentation 
demonstrating that the applicant has executed and recorded against the parcel governed 
by this permit a deed restriction, in a form and content acceptable to the Executive 
Director:  (1) indicating that, pursuant to this coastal development permit, the California 
Coastal Commission has authorized development on the subject property, subject to 
terms and conditions that restrict the use and enjoyment of that property; and (2) 
imposing the special conditions of this permit as covenants, conditions and restrictions 
on the use and enjoyment of the property.  The deed restriction shall include a legal 
description of the entire parcel governed by this coastal development permit.  The deed 
restriction shall also indicate that, in the event of an extinguishment or termination of the 
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deed restriction for any reason, the terms and conditions of this coastal development 
permit shall continue to restrict the use and enjoyment of the subject property so long as 
either this coastal development permit or the development it authorizes, or any part, 
modification, or amendment thereof, remains in existence on or with respect to the 
subject property. 

 
 
 
IV. FINDINGS AND DECLARATIONS
 
The Commission hereby finds and declares: 
 
A. Project Description
 
The applicant proposes to construct a new restaurant on a 3,400 square foot C2-1 zoned lot in 
North Venice (Exhibit #4).  The project site, which fronts Abbot Kinney Boulevard, is about 
one-quarter mile inland of the beach and boardwalk (Exhibit #1).  A public parking lot is 
situated behind the project site, on the other side of the rear alley (Exhibit #2).  The proposed 
project includes the demolition of the one-story, 1,312 square foot structure (c. 1922) that 
occupies the site (Los Angeles County records indicate that two residential units exist on the 
property).  Abbot Kinney Boulevard is a low-scale pedestrian-oriented commercial street lined 
with a variety of eating and drinking establishments, retail stores, boutiques, art galleries, and 
artist’s residences.  The community was established early in the nineteenth century and many 
of the businesses have very little or no on-site parking.  The competition for the limited amount 
of on-street parking is intense, especially in the evenings and on weekends when many of the 
residents of the surrounding neighborhood are at home. 
 
The proposed one-story restaurant building is 25 feet high and has 570 square feet of indoor 
and outdoor customer service area (Exhibit #4, p.1).  The approval of the restaurant project 
granted by the City of Los Angeles West Los Angeles Area Planning Commission on May 13, 
2010 limits the patron capacity to a maximum of 47 people (Exhibit #9, p.2). 
 

Parking Program 
 
The applicant is proposing to provide thirteen on-site parking stalls on the site.  Twelve parking 
stalls are arranged in tandem in three rows on a proposed rooftop parking deck (Exhibit #4, 
p.2).  Access to the parking deck would be provided by a ramp from the rear alley.  One 
parking stall, the extra-large handicapped space, is proposed on ground level next to the 
parking deck ramp.  Three stalls on the proposed rooftop parking deck are proposed to be 
equipped with mechanical vehicle lifts in order to allow six vehicles to fit in the three inner-most 
stalls.  Employee’s vehicles would be placed on the mechanical vehicle lifts, thus enabling 
three other cars to be placed beneath the cars on the lifts.  Parking attendants would operate 
the vehicle lifts and drive the vehicles onto the proposed rooftop parking deck.  A loading area 
is not being provided on the site. 
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B. Land Use
 
The City of Los Angeles does not have a certified Local Coastal Program for the Venice area.  
The City of Los Angeles Land Use Plan (LUP) for Venice was effectively certified on June 14, 
2001.  The Commission's standard of review for the proposed development is the Chapter 3 
policies of the Coastal Act.  The certified Venice LUP is advisory in nature and may provide 
guidance. 
 
The land use designation for the project site, as set forth in the certified Venice Land Use Plan 
(LUP), is Commercial Artcraft.  The City’s zoning for the site is C2-1-0-CA (commercial).  The 
Commercial Artcraft land use designation allows a mix of residential and small business uses 
and emphasizes artists’ residences that include on-site work areas.  The certified Venice LUP 
contains the following relevant policies: 
 

•  Policy I. B. 2.  Mixed-Use Development.  Mixed-use residential-commercial 
development shall be encouraged in all areas designated on the Land Use Policy Map 
for commercial use.  Residential density in commercial land use designations shall not 
exceed one unit per 800-1200 square feet of lot area and shall comply with the Floor 
Area Ratio (FAR) limits set forth in Policy I.B.7.  The design of mixed-use development 
is intended to help mitigate the impact of the traffic generated by the development on 
coastal access roads and reduce parking demand by reducing the need for 
automobile use by residents and encouraging pedestrian activity.  Such development 
shall comply with the density and development standards set forth in this LUP. 
 
•  Policy I. B. 3.  Commercial Artcraft Land Use Designation.  The purpose of this 
land use designation is to create enclaves in which the artisan segments of the 
population may live, create, and market their work, to maintain the variety and 
distinctiveness of Venice's lifestyles.  Residential density in the Commercial Artcraft 
designation shall not exceed one unit per 800-1200 square feet of lot area.  Land 
designated Commercial Artcraft in the Venice Coastal Zone shall include the following 
areas:  North Venice:  As indicated on the Land Use Policy Maps (Exhibits 10a and 
10b), properties located along Abbot Kinney Boulevard from North Venice Boulevard 
to Westminster Avenue, along Windward Avenue from Ocean Front Walk to Pacific 
Avenue, and along Ocean Front Walk in that vicinity, including a small site at North 
Venice Boulevard and Pacific Avenue. 
 
Uses:  Artcraft activities including mixed-use, combining residential and commercial 
uses which emphasize artist-in-residence uses, small businesses, light industrial and 
artisan activities are permitted in these areas.  Drive-thru facilities and billboards shall 
be prohibited in the Commercial Artcraft land use designation. 

 
The certified Venice LUP includes small businesses, like small restaurants, in the mixture of 
uses that are allowed the Commercial Artcraft land use designation.  Therefore, the proposed 
restaurant is an appropriate land use for the project site as long as the development complies 
with the parking and development standards set forth in the certified LUP. 
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The Coastal Act requires that visitor-serving commercial uses be given priority over residential 
and other non-priority land uses. 
 
Section 30222 of the Coastal Act states: 
 
 The use of private lands suitable for visitor-serving commercial recreational facilities 

designed to enhance public opportunities for coastal recreation shall have priority over 
private residential, general industrial, or general commercial development, but not 
over agriculture or coastal-dependent industry. 

 
Coastal Act Section 30252(2) states that new development should provide commercial 
facilities within or adjoining residential development as a way to reduce vehicular traffic. 
 
Coastal Act Section 30252(2) states: 
 

The location and amount of new development should maintain and enhance public 
access to the coast by (2) providing commercial facilities within or adjoining residential 
development or in other areas that will minimize the use of coastal access roads. 

 
The proposed restaurant project is sited adjacent to a densely populated residential 
development.  Thus, the proposed restaurant would provide coastal visitors and nearby 
residents with sit-down dining service.  Therefore, the proposed project complies with Sections 
30222 and 30252(2) of the Coastal Act because it would provide a commercial facility on the 
site that would cater to visitors and residents in the adjoining residential area. 
 
C. Public Access/Parking
 
The primary Coastal Act policy raised by the proposed project is the restaurant’s parking 
demand and its relationship to public access.  The Commission has consistently found that a 
direct relationship exists between the provision of adequate parking and availability of public 
access to the coast.  Further intensification of uses in the project area will increase the 
demand for parking on Abbot Kinney Boulevard and on the surrounding residential streets.  
The community was established early in the nineteenth century and many of the businesses 
have very little or no on-site parking.  The competition for the limited amount of on-street 
parking is intense, especially in the evenings and on weekends when many of the residents of 
the surrounding neighborhood are at home.  The demand for parking on this commercial street 
already surpasses the supply during peak use periods.  The peak use periods in the Venice 
area are primarily summer weekends when beach attendance increases, although the 
restaurants in the area generate a significant demand for parking during the dinner hours. 
 
The Coastal Act requires that new development shall enhance public access to the coast by, 
among other things, providing adequate parking. 
 
Section 30252 of the Coastal Act states: 
 

The location and amount of new development should maintain and enhance public 
access to the coast by (1) facilitating the provision or extension of transit service, (2) 
providing commercial facilities within or adjoining residential development or in other 
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areas that will minimize the use of coastal access roads, (3) providing nonautomobile 
circulation within the development, (4) providing adequate parking facilities or 
providing substitute means of serving the development with public transportation, (5) 
assuring the potential for public transit for high intensity uses such as high-rise office 
buildings, and by (6) assuring that the recreational needs of new residents will not 
overload nearby coastal recreation areas by correlating the amount of development 
with local park acquisition and development plans with the provision of onsite 
recreational facilities to serve the new development.  

 
Section 30252 of the Coastal Act requires the proposed project to provide adequate parking 
facilities in order to mitigate its parking impacts so that the development does not adversely 
affect the public parking supply that supports public access to Venice Beach and the 
boardwalk.  The amount of parking that is “adequate” is determined by calculating the parking 
demand of a specific project using a parking standard.  The parking standard is typically part of 
a certified local coastal program or zoning ordinance. 
 
The Commission, on June 14, 2001, certified the Venice Land Use Plan (LUP), which contains 
specific policies to carry out the requirements of the Coastal Act.  The certified Venice LUP 
requires that new development shall provide the necessary additional parking spaces as 
required by the LUP Parking Requirement Table. 
 
Policy II.A.3 of the certified LUP states: 
 

Policy II. A. 3.  Parking Requirements.  The parking requirements outlined in the 
following table shall apply to all new development, any addition and/or change of use.  
The public beach parking lots and the Venice Boulevard median parking lots shall not 
be used to satisfy the parking requirements of this policy.  Extensive remodeling of an 
existing use or change of use which does not conform to the parking requirements 
listed in the table shall be required to provide missing numbers of parking spaces or 
provide an in-lieu fee payment into the Venice Coastal Parking Impact Trust Fund for 
the existing deficiency.  The Venice Coastal Parking Impact Trust Fund will be utilized 
for improvement and development of public parking facilities that improve public 
access to the Venice Coastal Zone. 

 
The certified LUP parking table, contained within LUP Policy II.A.3, sets forth the parking 
requirements for restaurants as follows:1
 

Restaurant: 1 space for each 50 square feet of service floor area (including outdoor 
service areas). 

 
The LUP definition for “Service Floor Area” is: All areas where the customer can be served, 
except the bathroom, including the indoor and outdoor dining area, bar, waiting room and 
tavern. 
 
The proposed restaurant has 570 square feet of customer service area (Exhibit #4, p.1).  The 
parking requirements set forth in the certified Venice LUP require twelve parking spaces for 

                                            
1  The parking standards in the certified Venice LUP are identical to the parking standard contained in the 

Commission’s Regional Interpretive Guidelines for Los Angeles County, adopted 1980. 



A-5-VEN-10-138 
1305 Abbot Kinney Boulevard – De Novo 

Page 10 
 
570 square feet of customer service area (at the rate of one parking space for each fifty square 
feet of service area).  The applicant is proposing to provide thirteen parking spaces on the site 
(Exhibit #4, p.2). 
 
In addition to the parking spaces required by LUP Policy II.A.3, the City also requires the 
provision of additional parking spaces (or the payment of in lieu fees) for new development in 
the Beach Impact Zone (BIZ).  The proposed project is in the BIZ. 
 
Policy II.A.4 of the certified LUP states: 
 

•  Policy II. A. 4.  Parking Requirements in the Beach Impact Zone.  Any new 
and/or any addition to commercial, industrial, and multiple-family residential 
development projects within the Beach Impact Zone shall provide additional (in 
addition to parking required by Policy II.A.3) parking spaces for public use or pay in-
lieu fees into the Venice Coastal Parking Impact Trust Fund. 
 
Beach Impact Zone (BIZ) Parking Impact Trust Fund criteria: 
 
a. Commercial and industrial projects in the BIZ shall provide one additional 

parking space for each 640 square feet of floor area of the ground floor.  Up to 
50% of the total number of these additional parking spaces required in this 
section may be paid for in lieu of providing the spaces. 

 
b. Multiple family residential projects in the BIZ shall provide an additional parking 

space for each 1,000 square feet of floor area of the ground floor for multiple 
dwelling projects of three units or more.  Up to 100% of the total number of 
these additional parking spaces required in this section may be paid for in lieu 
of providing the spaces.  The recommended rates shall be established based 
upon the development cost study of the area. 

 
c. All in-lieu fees shall be paid into the Venice Coastal Parking Impact Trust Fund 

to be administered by the City of Los Angeles Department of Transportation for 
improvement and development of public parking facilities that support public 
access to the Venice Coastal Zone. 

 
d. In no event shall the number of BIZ parking spaces (over and above those 

spaces required by the parking requirements set forth in Policy II.A.3) required 
for projects of three or more dwelling units, or commercial or industrial projects, 
be less than one (1) parking space for residential projects and two (2) parking 
spaces for commercial and industrial projects. 

 
Implementation Strategies - The in lieu fee for a BIZ parking space shall be 
established in the (LIP) at a rate proportional to the cost of providing a physical 
parking space. 

 
The BIZ parking requirement for the proposed project is one parking space for each 640 
square feet of floor area on the ground floor.  The proposed project includes the provision of 
one BIZ space on the site in addition to the twelve spaces required for the 570 square feet of 
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customer service area.  The applicant is proposing to pay into the Venice Coastal Parking 
Impact Trust Fund in lieu of providing the second required BIZ parking space. 
 
The applicant is proposing to utilize three mechanized vehicle lifts as a way to increase the 
capacity of the on-site parking supply so that twelve cars can be stored within the nine stalls on 
the proposed parking deck (Exhibit #4, p.2).  The three proposed mechanical vehicle lifts 
would allow six vehicles to fit in the three inner-most stalls.  Employee’s vehicles would be 
placed on the mechanical vehicle lifts, thus enabling three other cars to be placed beneath the 
cars on the lifts.  Parking attendants would operate the vehicle lifts and drive the vehicles onto 
the proposed rooftop parking deck.  A handicapped stall on ground level would bring the total 
number of proposed on-site parking spaces to thirteen. 
 
In past Commission meetings, the Commission has found that mechanized vehicle lifts are a 
feasible way to increase a parking supply in a commercial area.  For example, on May 12, 
2010, the Commission approved a coastal development permit for a retail store with residence 
above that employs a tandem parking arrangement and four mechanized car lifts in order to 
allow nine cars to be parked in a garage with five parking stalls (Coastal Development Permit 
5-10-006 - 1422 Main Street, Venice). 
 
Pursuant to the parking standards set forth in the certified Venice LUP, thirteen on-site parking 
spaces are adequate to meet the demands of the proposed restaurant.  The project’s parking 
issue, however, is not solved simply by providing the required number of stalls.  The proposed 
project includes a plan to ensure that the proposed tandem parking arrangement will actually 
be used to provide the parking supply that keeps the employee and customer vehicles off of 
the surrounding streets.  The applicant has proposed to provide parking attendants to operate 
the vehicle lifts and drive the vehicles onto and off of the proposed rooftop parking deck.  
Employee’s vehicles would be placed on the mechanical vehicle lifts, thus enabling three other 
cars to be placed beneath the cars on the lifts.  The alley would be used for queuing the 
vehicles, but not for parking.  Parking will be free for employees and customers.  Free parking 
for employees and customers will encourage the employees and customers to use the parking 
supply specifically designated for the restaurant.  The applicant also proposes to encourage 
employees to use bicycles and public transportation to get to work.  The project site is located 
next to a bus stop. 
 
Special Condition Two sets forth the details of the required parking program.  The Commission 
finds that, only as conditioned to mitigate the parking demands of the proposed restaurant by 
providing thirteen on-site parking spaces with parking attendants and bicycle parking space, 
does the proposed project conform with Section 30252 of the Coastal Act and the parking 
requirements of the certified Venice LUP. 
 
The opponents assert that the incline of the proposed parking ramp does not conform to City 
standards because it will be too steep (more than 20% slope).  The applicant states that the 
rear alley is more than 3.5 feet higher in elevation than the fronting street, so the proposed 
ramp will only need to rise about seven feet above the alley elevation and will conform to the 
City’s twenty-percent slope limit.  It is the applicant’s responsibility to obtain the City’s approval 
for the proposed ramp and parking deck.  If the City does not approve the proposed ramp and 
parking deck (with the proposed tandem parking arrangement and the three mechanized 
vehicle lifts) then the proposed project cannot be permitted and built.  Should the City require 
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any changes to the proposed project, Special Condition One of the permit requires that any 
deviation from the development approved by the Commission shall be submitted for review by 
the Executive Director to determine whether an amendment to this coastal development permit 
is necessary pursuant to the requirements of the Coastal Act and the California Code of 
Regulations.  If the Executive Director determines that an amendment is necessary, no 
changes shall be made until a permit amendment is approved by the Commission and issued 
by the Executive Director. 
 
The opponents also assert that the queuing of vehicles in the twenty-foot wide rear alley will 
interfere with access (Exhibit #8).  The use of the alley for temporary queuing of vehicles, 
however, is preferable to the prevailing custom of utilizing public parking spaces and the 
fronting street for a vehicle drop-off and pick-up area.  The alley is wide enough (about twenty 
feet) for other drivers to pass the queued vehicles at the restaurant.  The applicant has 
provided a plan describing how the vehicles will be moved into and out of the on-site parking 
supply [See Updated Parking Assessment for a Proposed 1,248 SF Restaurant Located at 
1305 Abbot Kinney Boulevard in the Venice Community, Prepared by Overland Traffic 
Consultants, Inc. September 13, 2010 (Exhibit #7)]. 
 
As conditioned to mitigate the parking demands of the proposed restaurant, the proposed 
development is consistent with the public access policies of the Coastal Act and the parking 
requirements of the certified Venice LUP.  The Commission finds that, only as conditioned to 
ensure the continued provision of adequate on-site parking, is the proposed project consistent 
with the public access policies of the Coastal Act. 
 
D. Control of Polluted Runoff 
 
Section 30230 of the Coastal Act states: 
 

Marine resources shall be maintained, enhanced, and where feasible, restored.  
Special protection shall be given to areas and species of special biological or 
economic significance.  Uses of the marine environment shall be carried out in a 
manner that will sustain the biological productivity of coastal waters and that will 
maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes. 

 
Section 30231 of the Coastal Act states: 
 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine organisms 
and for the protection of human health shall be maintained and, where feasible, 
restored through, among other means, minimizing adverse effects of waste water 
discharges and entrainment, controlling runoff, preventing depletion of ground water 
supplies and substantial interference with surface water flow, encouraging waste 
water reclamation, maintaining natural vegetation buffer areas that protect riparian 
habitats, and minimizing alteration of natural streams. 

 
The proposed restaurant poses a potential source of pollution due to contaminated runoff from 
the restaurant and its parking and trash areas.  Runoff from the site could enter the City’s 
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stormdrain system and be discharged into the marine environment.  Untreated wastewater 
from the site must be prevented from negatively affecting the marine resources in the adjacent 
waters of the Pacific Ocean. 
 
To mitigate potential impacts to marine resources caused by polluted runoff leaving the site, 
Special Condition Four requires the applicant to incorporate best management practices 
(BMPs) into the project and site management procedures to reduce or prevent contaminants 
from running off the site.   As conditioned, the proposed project will minimize water quality 
impacts and is consistent with past Commission action with regards to water quality 
requirements.  A similar condition was imposed by the Commission when it approved Venice 
restaurant projects at: 1401 Ocean Front Walk [Coastal Development Permit Amendment 5-
93-389-A1 (10/8/01)], 205 Ocean Front Walk [Coastal Development Permit 5-01-177 
(10/8/01)], 18 Washington Boulevard [Coastal Development Permit 5-03-378 (1/15/4)] and 796 
Main Street [Coastal Development Permit A-5-VEN-07-200 (1/9/08)].  The Commission, 
therefore, finds that, as conditioned, the development will be consistent with Sections 30230 
and 30231 of the Coastal Act. 
 
E. Community Character
 
As required by the Coastal Act and the certified Venice LUP, the visual qualities of this coastal 
area shall be protected from negative impacts such as excessive building heights and bulks, 
and unnecessary visual clutter. 
 
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 visually compatible with the character of 
surrounding areas.... 

 
Policies I.D.4 and V.A.5 of the certified Venice LUP state: 
 

Policy I. D. 4.  Signs.  Roof top signs and billboards are prohibited in all land use 
categories.  Business identification signs shall comply with the height limits and 
development standards specified in the LUP to ensure they do not adversely affect 
view sheds and view corridors. 

 
Policy V. A. 5.  Streetscapes.  Streetscape improvements throughout the Venice 
Coastal Zone shall be maintained and enhanced to enhance pedestrian activity and 
contribute to a high quality of life and visual image for residents and visitors. 

 
The proposed rooftop parking deck on top of the one-story restaurant will be screened from 
public view by a 25-foot high façade (Exhibit #6).  The local community and the Commission 
are also concerned about the design and appearance of the commercial structures.  Exterior 
signs and other advertising on structures can negatively impact the visual quality of the area.  
Therefore, in order to protect against excessive visual impacts caused by signs, the approval 
of the project is conditioned to limit the type of exterior signs that are permitted to be attached 



A-5-VEN-10-138 
1305 Abbot Kinney Boulevard – De Novo 

Page 14 
 
to the proposed structure.  Special Condition Five states that rooftop signs and signs that 
exceed the height of the structure are prohibited.  No freestanding signs are permitted. 
 
Therefore, only as conditioned, does the proposed project adequately protect the scenic and 
visual qualities of the Venice area consistent with Section 30251 of the Coastal Act and the 
provisions of the certified Venice LUP. 
 
F. Deed Restriction
 
To ensure that any prospective future owners of the property are made aware of the 
applicability of the conditions of this coastal development permit, the Commission imposes one 
additional condition requiring that the property owners to record a deed restriction against the 
property, referencing all of the above special conditions of this permit and imposing them as 
covenants, conditions and restrictions on the use and enjoyment of the property.  Thus, as 
conditioned, this permit ensures that any prospective future owner will receive actual notice of 
the restrictions and/or obligations imposed on the use and enjoyment of the land in connection 
with the authorized development. 
 
G. 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 area.  
The City of Los Angeles Land Use Plan (LUP) for Venice was effectively certified on June 14, 
2001.  The Commission's standard of review for the proposed development is the Chapter 3 
policies of the Coastal Act.  The certified Venice LUP is advisory in nature and may provide 
guidance.  As conditioned, the proposed development is consistent with Chapter 3 of the 
Coastal Act and the certified LCP for the area.  As a result of the proposed project’s 
consistency with the Coastal Act and the certified LUP for Venice, approval of this project will 
not prejudice the City of Los Angeles’ ability to prepare an LCP that is consistent with Chapter 
3 of the Coastal Act. 
 
 



A-5-VEN-10-138 
1305 Abbot Kinney Boulevard – De Novo 

Page 15 
 
 
H. California Environmental Quality Act (CEQA)
 
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 21080.5(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 
which the activity may have on the environment. 
 
In this case, the City of Los Angeles is the lead agency and the Commission is the responsible 
agency for the purposes of CEQA.  The City of Los Angeles issued Negative Declaration No. 
ENV-2009-1739-MND for the project on August 24, 2009.  Further, the proposed project, as 
conditioned, has been found consistent with the Chapter 3 policies of the Coastal Act.  All 
adverse impacts have been minimized by the recommended conditions of approval and there 
are no feasible alternatives or additional 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, as conditioned, can 
be found consistent with the requirements of the Coastal Act to conform to CEQA. 
 





 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 


	STAFF REPORT:  APPEAL - DE NOVO HEARING

