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SUMMARY OF STAFF RECOMMENDATION
The proposed development is an interior remodel of an existing 43,800 square foot
office/industrial building in the Oakwood-Milwood-Southeast Venice subarea. The subject
parcel is sited on flat terrain in a fully developed neighborhood approximately one-quarter mile
inland of the public beach.
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The applicant proposes to add 13,220 square feet of floor space by constructing a mezzanine
level within the existing building. The main level will be remodeled to provide a more open floor
plan designed to serve technology employees. The applicant states that 290 employees will work
in the building after the remodel, fewer than the 450 who the applicant states have worked there
under previous tenants. Two existing parking lots will be re-striped to provide 212 vehicle
parking spaces and 60 bicycle parking spaces. A parking attendant will assist employees with
tandem and valet parking and coordinate van, shuttle, and delivery truck pickups and dropoffs.
The proposed project is consistent with the M1-1 (Limited Manufacturing) zoning designation
and surrounding land uses. City policy and the zoning code permit tech-based offices within the
M1-1 zone, specifically “any such use devoted primarily to the development of software and
other computer or media-related products or services.” The surrounding land uses are mixed,
including multi-family residential structures, office buildings, commercial spaces, and
warehouses. The height of the existing building is proposed to remain at 28’4”.
As submitted, the proposed development is consistent with Chapter 3 of the Coastal Act.
Therefore staff recommends approval of Coastal Development Permit Application 5-14-0158
with standard conditions. The motion necessary to carry out the staff recommendation is on
page four of this report.
Staff Note:
Section 30600(b) of the Coastal Act allows local government to assume permit authority prior to
certification of a local coastal program. Under that section, the local government must agree to
issue all permits within its jurisdiction. Pursuant to Section 30600(b) of the Coastal Act, in 1978,
the City of Los Angeles opted to issue its own coastal development permits prior to certification
of a Local Coastal Program (LCP), except for those permits eligible for issuance as
administrative coastal development permits that would be issued by the Executive Director under
section 30624. Such development under 30624 included: 1) improvements to any existing
structure; 2) any single-family dwelling; 3) any development of four dwelling units or less within
any incorporated area that does not require demolition; and 4) any other development not in
excess of on hundred thousand dollars. For projects that qualify for an administrative coastal
development permit, the Executive Director has the discretion to process a waiver, pursuant to
Section 30624.7 of the Coastal Act, if the Executive Director determines that the development
involves no potential for any adverse effect, either individually or cumulatively, on coastal
resources and that it will be consistent with the polices of Chapter 3 of the Coastal Act. All
waivers issued by the Executive Director must be reported to the Commission for approval.
The subject application originally requested a De Minimis Wavier, which staff elected not to
issue due to significant public opposition prior to the February, 2014 Commission hearing.
Because the application had already been filed, staff agreed to process the application for a
Coastal Development Permit. The applicant has subsequently received a Venice Coastal Zone
Specific Plan Project Permit Compliance Review approval from the City of Los Angeles
Planning Department (DIR 2014-1717-SPP; 5/30/14) and held multiple community outreach
meetings through the Venice Neighborhood Council.
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I.

MOTION AND RESOLUTION

Motion:
I move that the Commission approve Coastal Development Permit Application
No. 5-14-0158 subject to the conditions set forth in the staff recommendation.
Staff recommends a YES vote of the foregoing motion. Passage of this motion will result in
conditional approval of the permit and adoption of the following resolution and findings. The
motion passes only by affirmative vote of a majority of the Commissioners present.
Resolution:
The Commission hereby approves Coastal Development Permit 5-14-0158 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 will substantially lessen any
significant adverse impacts of the development on the environment.

II.

STANDARD CONDITIONS

This permit is granted subject to the following 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.
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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

None.

IV.

FINDINGS AND DECLARATIONS

The Commission hereby finds and declares:
A. PROJECT LOCATION AND DESCRIPTION
The proposed development is an interior remodel of an existing 43,800 square foot
office/industrial building in the Oakwood-Milwood-Southeast Venice subarea. The subject
parcel is sited on flat terrain in a fully developed neighborhood approximately one-quarter mile
inland of the public beach (Exhibit 1). A large public beach parking lot is accessible from Rose
Avenue, the cross street of the proposed development. Pedestrian access to the beach is via Rose
Avenue or numerous walk streets parallel to Rose Avenue.
The applicant proposes to add 13,220 square feet of floor space by constructing a mezzanine
level within the exterior walls of the existing structure. The main level will be remodeled to
provide a more open floor plan designed to serve technology employees. Additionally, the
applicant proposes a custom 14’ diameter skylight on the existing roof, as well as ducts and
mechanical units. These structures will extend a maximum of five feet above the existing 28’4”
parapet roofline. The applicant also proposes new flat skylights, new windows and doors, and
enhanced surface mounted exterior lighting.
The applicant intends to use the building as part of its Venice campus of buildings, which also
includes 300 Rose Avenue, 340 Main Street, and 350 Main Street, as well as two small detached
buildings fronting the subject structure and sharing the same 320 Hampton Drive address. In the
future, the campus may include additional adjacent buildings, which are leased from various
property owners. The property owner of the subject building, The Richlar Partnership, has
worked with the applicant to permit the mezzanine addition and has authorized the revised
parking plan to accommodate the added floor space. As required by Section 30601.5 of the
Coastal Act, Commission staff has notified the property owner of the application and invited the
property owner to join as a co-applicant. The property owner declined to join as co-applicant but
the applicant has demonstrated a legal right to use the property for the proposed development.
The applicant states that 290 employees will work in the building after the remodel, fewer than
the 450 who the applicant states have worked there under previous tenants. The existing parking
lots will be re-striped to increase the supply from 159 vehicle parking spaces to 212 vehicle
parking spaces and 60 bicycle parking spaces, serving both the subject building and the smaller
5
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adjacent building at 300 Rose Avenue (Exhibit 2). A parking attendant will assist employees
with tandem and valet parking and coordinate van, shuttle, and delivery truck pickups and
dropoffs.
The proposed project has received approval from the City of Los Angeles Planning Department
(DIR 2014-1717-SPP; 5/30/2014) and is consistent with the M1-1 (Limited Manufacturing)
zoning designation and surrounding land uses. City policy and the zoning code permit tech-based
offices within the M1-1 zone, specifically “any such use devoted primarily to the development of
software and other computer or media-related products or services.” The applicant has held
multiple community outreach meetings on its campus as well as through the Venice
Neighborhood Council. The Venice Neighborhood Council has declared its support for the
proposed project (Exhibit 8) and the applicant has pledged to continue to seek the support of the
community as it makes improvements to its Venice campus.
B. COMMUNITY CHARACTER
Venice has a wide range of scale and style of buildings throughout its various
neighborhoods. Venice’s historical character, diverse population, as well as its expansive
recreation area, Ocean Front Walk (boardwalk), and wide, sandy beach make it a popular
destination not only for Southern California but also for national and international
tourists. Accordingly, Venice has engendered a status as one of the more unique coastal
communities in the State, and therefore, a coastal resource to be protected.
The Coastal Act requires that scenic and visual qualities be protected from negative impacts such
as excessive building heights and bulks. In particular, Section 30253(e) of the Coastal Act states:
New development shall where appropriate, protect special communities and
neighborhoods which, because of their unique characteristics, are popular visitor
destination points for recreational uses.
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, and, where feasible, to restore and enhance
visual quality on visually degraded areas. New development in highly scenic
areas such as those designated in the California Coastline Preservation and
Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.
The following sections of the certified Venice Land Use Plan (LUP) address historical
preservation and character preservation:
Policy I. E. 1. General:
6
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Venice’s unique social and architectural diversity should be protected as a
Special Coastal Community pursuant to Chapter 3 of the California Coastal Act.
Policy I. E. 2. Scale:
New development within the Venice Coastal Zone 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. All new development and renovations should respect the
scale, massing, and landscape of existing residential neighborhoods…
Policy I. E. 3. Architecture:
Varied styles of architecture are encouraged with building facades which
incorporate varied planes and textures while maintaining the neighborhood scale
and massing.
Policy I. E. 4. Redevelopment:
Projects involving large-scale land acquisition and clearance shall be
discouraged in favor of rehabilitation, restoration, and conservation projects,
especially those involving single family dwellings.
Policy I. F. 2. Reuse and Renovation of Historic Structures:
Wherever possible, the adaptive reuse and renovation of existing historic
structures shall be encouraged so as to preserve the harmony and integrity of
historic buildings identified in this LUP. This means:
a) Renovating building façades to reflect their historic character as closely as
possible and discouraging alterations to create an appearance inconsistent
with the actual character of the buildings.
b) Protecting rather than demolishing historic or culturally significant
properties by finding compatible uses which may be housed in them that
require a minimum alteration to the historic character of the structure and its
environment.
c) Rehabilitation shall not destroy the distinguishing feature or character of the
property and its environment and removal or alteration of historical
architectural features shall be minimized.
d) The existing character of building/house spaces and setbacks shall be
maintained.
e) The existing height, bulk and massing which serves as an important
characteristic of the resource shall be retained.

7
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These policies encourage architectural diversity in Venice and encourage the preservation of
historic structures. The above LUP policies have not been defined in an implementation plan and
certified by the Commission in the form of an LCP nor has the City of Los Angeles specified a
defining architectural style for the various subareas of Venice. The determination that the
character of a proposed project is in conformance with the above policies is subjective.
The subject structure was designed by Frank Gehry in 1978 but has not been designated as
historic by any local, state, or federal agency. The more architecturally distinct “Binocular
Building” across the street was also designed by Gehry and is also part of the campus of
buildings serving the applicant. Nonetheless, the proposal to maintain the existing facades,
setbacks, and building height is consistent with redevelopment policy of the certified Land Use
Plan. The height and bulk of the existing structure is consistent with other structures in the
neighborhood, which also include auxiliary roof structures. The surrounding land uses are mixed,
including multi-family residential structures, office buildings, commercial spaces, and
warehouses. Therefore, the proposed project adequately protects the scenic and visual qualities
of the Venice area and is consistent with Section 30253 of the Coastal Act.
C. DEVELOPMENT
Section 30250(a) of the Coastal Act states:
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 or, where such
areas are not able to accommodate it, in other areas with adequate public
services and where it will not have significant adverse effects, either individually
or cumulatively, on coastal resources. In addition, land divisions, other than
leases for agricultural uses, outside existing developed areas shall be permitted
only where 50 percent of the usable parcels in the area have been developed and
the created parcels would be no smaller than the average size of surrounding
parcels.
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, and, where feasible, to restore and enhance
visual quality in visually degraded areas. New development in highly scenic
areas such as those designated in the California Coastline Preservation and
Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.
The proposed development is located within a developed neighborhood, is designed to be
compatible with the scale and mass of the surrounding area, and has been designed to ensure
8
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structural integrity. The proposed development is sited approximately one-quarter mile inland of
the coast and therefore will have no negative visual effects on coastal resources.
Therefore, the Commission finds that the development conforms with Sections 30222, 30250,
and 30251 of the Coastal Act.
D. PUBLIC ACCESS
Section 30210 of the Coastal Act states:
In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and
recreational opportunities shall be provided for all the people consistent with
public safety needs and the need to protect public rights, rights of private
property owners, and natural resource areas from overuse.
Section 30211 of the Coastal Act states:
Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to,
the use of dry sand and rocky coastal beaches to the first line of terrestrial
vegetation.
Section 30252(4) of the Coastal Act states:
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 serving the development with public transportation.
Section 30253(d) of the Coastal Act states:
New development shall … (d) minimize energy consumption and vehicle miles
traveled.
The proposed development, located approximately one-quarter of one mile inland of the beach,
is not located between the first public road and the sea; however it is located in a neighborhood
with high parking demand by residents, commercial employees, and members of the public
accessing the coast. The applicant has proposed a comprehensive transportation program, which
includes the re-striped parking lots as well as infrastructure and incentives for employees to use
alternative modes of transportation.
Two parking lots currently serve the existing building at 320 Hampton Drive and the adjacent
office building at 300 Rose Avenue. The northwesterly parking lot originally designed to serve
300 Rose Avenue provided 97 parking spaces, although only 39 were required by the standards
at the time (Exhibit 3). When the building at 320 Hampton Drive was constructed, 101 parking
spaces were required (Exhibit 4), 39 of which were transferred from the excess supply of 300
9
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Rose Avenue in a Covenant and Agreement with the City (Exhibit 5) and 62 of which were
constructed primarily in the southeasterly parking lot which exists today. In total, the two
parking lots currently provide 159 parking spaces, which are 19 more than were required by the
standards at the time the buildings were constructed.
The property owner entered into a second Covenant and Agreement with the City to provide a
parking attendant in exchange for being permitted tandem parking (Exhibit 6). Finally, a third
Covenant and Agreement between the property owner and the City turned over the land which
was previously a public alley separating the two buildings and merged two parcels plus the alley
into one parcel encompassing Lots 1 to 11 inclusive and Lots 20 to 25 inclusive in Block S of
Ocean Tract, and in exchange the property owner agreed that any loading and unloading
activities are to be conducted onsite and not on any of the four adjoining public streets (Exhibit
7). The current property owner, The Richlar Partnership, is listed on each of the referenced
documents and each Covenant and Agreement states that it shall run with the land and shall be
binding on existing and future owners and assignees until such time as released by the City.
Because the applicant is not proposing to construct a new building, the City has only required the
applicant to provide parking equivalent to the requirements triggered by the mezzanine addition
(rather than applying the current parking requirements for a new building to the entire existing
building, which would require significantly more parking spaces). This interpretation is
consistent with past Commission actions in Venice in situations where remodels and additions to
existing buildings have been proposed. For example, the Marina Pacific Hotel was permitted to
expand its supply of rooms, and later to add a restaurant, and both times to only provide parking
for the increase in intensity of use through permit 5-03-071 and Amendment number two to that
permit. Other examples of this precedent in Venice include permits 5-11-265 and 5-98-071-A1.
The certified Venice Land Use Plan (LUP) addresses the criteria for when additional parking
must be provided in 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 applicant’s plan to provide parking for the addition is consistent with this policy. The City
Code and Commission guidelines call for one parking space for each 250 square feet of office
space; thus 53 additional parking spaces are required for 13,220 additional square feet of office
space.
The applicant proposes to provide the additional 53 parking spaces (plus the existing 159 for a
total of 212) by re-striping both parking lots and utilizing tandem parking and valet parking. The
revised parking plan features 86 standard spaces, 86 compact spaces, eight handicapped spaces,
10
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and 32 valet spaces. A parking attendant will assist employees with tandem and valet parking
and coordinate van, shuttle, and delivery truck pickups and dropoffs. Additionally, the applicant
is providing 60 bicycle parking spaces. Exhibit 2 depicts both buildings and the layout of both
parking lots.
The applicant’s employees currently share not only the two parking lots adjacent to the proposed
development, but also the parking lots across the street provided for adjacent campus buildings at
340 Main Street and 350 Main Street. After the proposed development is constructed, the
applicant estimates that 556 parking spaces will serve an average of 470 parked vehicles
throughout the campus. 990 employees are projected to work on the campus.
In order to encourage employees to use alternative modes of transportation, the applicant
operates a comprehensive transportation program. Nine-passenger shuttles transport employees
to and from the North Valley, Long Beach, and Irvine. A 25-passenger bus transports employees
to and from Pasadena twice a day. The applicant offers incentives for carpoolers. The applicant
offers a parking cash-out program where employees who use alternative transportation to get to
the office receive a monthly stipend instead of a parking space. The applicant maintains a fleet of
at least 20 bicycles that any employee may use for free during the day. The applicant also
provides 80 secure bicycle parking spaces, 50 outdoor bicycle parking spaces, and proposes to
add 60 additional outdoor bicycle parking spaces for bicycle commuters. The applicant provides
an electric bike to commute to and from work to any employee who gives up their parking space.
The applicant also plans to launch a program which will allow employees to use two shared
vehicles during the day.
Despite all of these measures, it is possible that some employees will drive to work and park on
the public street. Based on staff site visits, some employees of the applicant and other businesses
in the area currently park on the street. Street parking around the subject site is most occupied
during work hours on weekdays, which is generally not the busiest time period for public beach
users. There is long-term metered parking in the area as well as a paid public parking lot located
directly on the beach approximately one-quarter mile from the site where the public can park and
access the coast. The applicant has offered additional mitigation to improve public access around
the development and gain the support of the community. The applicant previously gained City
approval to add a mid-block crosswalk over Hampton Drive. Additionally, at the request of the
Venice Neighborhood Council, the applicant is providing enhanced surface mounted exterior
lighting on the existing building which will better illuminate the sidewalk along 3rd Street.
Based on the parking plan and the transportation programs proposed by the applicant and the
existing Covenants and Agreements entered into by the property owner and the City, the
Commission finds that the proposed development will not have any adverse impacts on public
access to the coast or nearby recreational facilities and is consistent with Sections 30210 through
30214, Sections 30220 through 30224, Section 30252, and Section 30253 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
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having jurisdiction to prepare a Local Coastal Program which conforms with Chapter 3 policies
of the Coastal Act:
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 Los Angeles City Council adopted a proposed Land Use Plan (LUP) for Venice on
October 29, 1999. On November 29, 1999, the City submitted the draft Venice LUP for
Commission certification. On November 14, 2000, the Commission approved the City of Los
Angeles Land Use Plan (LUP) for Venice with suggested modifications. On March 28, 2001, the
Los Angeles City Council accepted the Commission’s suggested modifications and adopted the
Venice LUP as it was approved by the Commission on November 14, 2000. The Venice LUP
was officially certified by the Commission on June 14, 2001.
The proposed project conforms with the certified Venice LUP. The proposed project, as
conditioned, is also consistent with the Chapter 3 policies of the Coastal Act. Therefore, the
Commission finds that approval of the proposed development, as conditioned, will not prejudice
the City's ability to prepare a Local Coastal Program consistent with the policies of Chapter 3 of
the Coastal Act, as required by Section 30604(a).
F. CALIFORNIA ENVIRONMENTAL QUALITY ACT
Section 13096 of the Commission's regulations requires Commission approval of Coastal
Development Permit applications 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.
As proposed, there are no feasible alternatives or additional feasible mitigation measures
available that would substantially lessen any significant adverse effect that the activity may have
on the environment. Therefore, the Commission finds that the proposed project is the least
environmentally damaging feasible alternative and can be found consistent with the requirements
of the Coastal Act to conform to CEQA.
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Appendix A – Substantive File Documents
1.
2.
3.
4.

Venice Land Use Plan (Commission Certified November 14, 2000)
Coastal Development Permit Application 5-03-071 and Amendment number two
Coastal Development Permit Application 5-11-265
Coastal Development Permit Amendment Application 5-98-071-A1
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