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ADDENDUM 

 
 
February 5, 2016 
 
TO:  Coastal Commissioners and Interested Parties 
 
FROM: South Coast District Staff 
 
SUBJECT: ADDENDUM TO ITEMS F19b & F20a, CDP NOS. A-5-VEN-15-0025 & 5-

03-071-A3 (MARINA PACIFIC HOTEL and SUITES, LLC) FOR THE 
COMMISSION MEETING OF FRIDAY, FEBRUARY 12, 2016. 

 
 

PUBLIC CORRESPONDENCE 
 
Commission staff received one (1) letter in support of the proposed project (attached) from 
Kevin M. Anderson. 

 
CHANGES TO STAFF REPORT 

 
Commission staff recommends modifications to the staff report dated January 22, 2016.  Language 
to be added to the findings and conditions is shown in underlined italicized bold text, and language 
to be deleted is identified by strike-out. 
 
A. Page 2, Paragraph 2 – Revise Summary of Staff Recommendation, as 

follows: 
 
The proposed rooftop expansion would require the applicant to provide an additional 23 on-site 
vehicle parking spaces, under the parking standards for patio dining set forth in the certified 
Venice Land Use Plan (LUP).  Vehicle parking on the site (the garage) is already maximized and 
there are no off-site parking options for the applicant to acquire additional parking in the 
surrounding area.  In an effort to meet the additional parking demand brought on by the proposed 
expansion, the applicant is proposing to install 92 bicycle parking stalls in lieu of the required 
additional vehicle parking spaces.  Staff recommends that the Commission approve the 
applicant’s proposed rooftop service area expansion with revisions to the existing Special 
Conditions of the underlying coastal development permit.  The Special Conditions would reflect 
the approval of the proposed rooftop service area expansion, but also and require the permittee 
to continue to operate the on-site parking as originally approved, including with the exception 
of providing free on-site parking for guests of the hotel and will now require the applicant to 
provide additional transportation demand management opportunities for employees and 
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guests of the hotel and its cafés.  a parking validation system for patrons of the hotel’s rooftop 
service area and existing on-site ground-floor café. In addition, the conditions require the 
permittee to implement best management practices (BMPs) during construction of the roof top 
expansion. 
 
B. Pages 5 – 6   Revise Special Condition 2 as follows: 
 

2. Parking Program.  In order to protect nearby public parking facilities from the parking 
impacts of the proposed development and protect public access to the coast, the permittee 
shall comply with the following conditions in perpetuity: 

 
a) Provide all hotel guests, café patrons, and hotel and café employee parking on the site 

within the hotel’s parking garage. 
 

b) Provide a parking attendant service on the premises at all times (for the proposed 
valet/assisted parking service) to maximize the parking capacity of the hotel’s garage.  
Storage of vehicles by valets in the public beach/pier parking lots, on public rights-of-
way, and in on-street parking spaces is prohibited. 

 
c) Provide on-site vehicle parking for all overnight hotel guests at no extra charge. 

 
d) Provide on-site vehicle parking for patrons of the rooftop and ground floor cafés with 

a parking validation system that shall allow at least ninety (90) minutes of free on-
site parking. at no extra charge (a parking validation system is permitted).  

 
e) Provide free on-site parking for hotel and cafe employees while they are working. 

 
f) Provide hotel and café employees free bus passes or reimbursements for public 

transportation fees for transportation to and from work. 
 

g) Maintain an area on the site for convenient bicycle parking (for customers and 
employees). 

 
h) Not operate the parking garage as a general beach parking facility.  Adequate on-site 

parking supply shall be reserved for the customers and employees of the hotel and 
ground floor and rooftop cafés before it may be offered as general beach parking. 

 
i) Provide and maintain 92 on-site free public bicycle parking stalls. 

 
j) Provide a minimum of 10 free bicycles for use by hotel guests.  
 
k) Facilitate and encourage carpools for employees. 
 
l) Provide a “guaranteed ride home” program for employees in case of emergencies 

for those who carpool or use public transportation to ride to work. 
 
m) Provide a hotel-owned and operated on-demand shuttle vehicle to drive overnight 

guests to nearby attractions and restaurants in Venice, Santa Monica, and Marina 
del Rey.  
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n) Provide alternative transportation information at the hotel front desk and on the 

hotel website to facilitate access to local on-demand transportation and shuttle 
services for hotel guests to nearby destinations, including LAX, as well as tourist 
theme parks and destinations.  

o) Provide at least two electric vehicle charging stations in the hotel parking garage 
for hotel guests or patrons.  

 
p) Assist visitors to utilize local alternative transportation, including the Venice Free 

Ride Shuttle service, Breeze Bike Share station, nearby bike rentals, and public 
bus service and provide two on-site parking spaces for nighttime and off-duty 
storage of two Venice Free Ride electric shuttles with electric vehicle charging 
capabilities (in addition to the two charging stations required by Part o of this 
condition).  

 
q) PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT 

AMENDMENT, the applicant shall provide a Parking Management Plan, for 
review and approval by the Executive Director, which shall provide detailed 
performance criteria and outline measures that the hotel will undertake to ensure 
that adequate on-site parking is always available as described in this special 
condition. The Parking Management Plan shall address how parking capacity will 
be monitored to ensure that on-site parking is always available to guests, patrons, 
and employees and that public beach parking will only be made available during 
times of low occupancy or low parking usage.  

 
The Parking Management Plan shall also include a Parking Monitoring Plan 
requiring the applicant to submit annual parking surveys providing regular 
parking counts for a minimum of five years from date of issuance of the coastal 
development permit amendment. At a minimum, two parking surveys per year 
shall be conducted during peak usage days/hours and include at least one holiday 
weekend. At the end of the five-year reporting period, the applicant shall submit a 
final monitoring report, for the review and approval of the Executive Director, 
indicating whether the performance criteria outlined in the Parking Management 
Plan has been met.  If the performance criteria has not been met, the applicant 
shall prepare a supplemental Parking Management and Monitoring Plan designed 
to meet the performance criteria.  The Executive  Director shall determine 
whether the supplemental plan shall require an amendment to this coastal 
development permit. 

 
The required Parking Program shall be provided 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. 

 

C. Pages 6 – 7 – Revise Special Condition 4 as follows: 
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4. Storage of Construction Materials, Mechanized Equipment and Removal of 

Construction Debris.  The applicant shall comply with the following construction-related 
requirements: 

 
A. No demolition or construction materials, debris, or waste shall be placed or stored where 

it may enter sensitive habitat, receiving waters or a storm drain, or be subject to wave, 
wind, rain, or tidal erosion and dispersion; 

B. No demolition or construction equipment, materials, or activity shall be placed in or 
occur in any location that would result in impacts to environmentally sensitive habitat 
areas, streams, wetlands or their buffers; 

C.   Any and all debris resulting from demolition or construction activities shall be removed 
from the subject site within 24 hours of completion of the project; 

D. Demolition or construction debris and sediment shall be removed from work areas each 
day that demolition or construction occurs to prevent the accumulation of sediment and 
other debris that may be discharged into coastal waters; 

E. All trash and debris shall be disposed in the proper trash and recycling receptacles at the 
end of every construction day; 

F. The applicant shall provide adequate disposal facilities for solid waste, including excess 
concrete, produced during demolition or construction; 

G. Debris shall be disposed of at a legal disposal site or recycled at a recycling facility.  If 
the disposal site is located in the Coastal Zone, a coastal development permit or an 
amendment to this permit shall be required before disposal can take place unless the 
Executive Director determines that no amendment or new permit is legally required; 

H. All stock piles and construction materials shall be covered, enclosed on all sides, shall be 
located as far away as possible from drain inlets and any waterway, and shall not be 
stored in contact with the soil; 

I. Machinery and equipment shall be maintained and washed in confined areas specifically 
designed to control runoff.  Thinners or solvents shall not be discharged into sanitary or 
storm sewer systems; 

J. The discharge of any hazardous materials into any receiving waters shall be prohibited; 
K. Spill prevention and control measures shall be implemented to ensure the proper 

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

L. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) designed 
to prevent spillage and/or runoff of demolition or construction-related materials, and to 
contain sediment or contaminants associated with demolition or construction activity, 
shall be implemented prior to the on-set of such activity; and 

M. All BMPs shall be maintained in a functional condition throughout the duration of 
construction activity. 

L. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) designed to 
prevent spillage and/or runoff of demolition or construction-related materials, and to 
contain sediment or contaminants associated with demolition or construction activity, shall 
be implemented prior to the on-set of such activity; and 
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M. All BMPs shall be maintained in a functional condition throughout the duration of 

construction activity. 
 
D. Pages 13, Paragraph 1 – Revise as follows: 
 
However, parking in general is a well-known issue in Venice, especially near the boardwalk. The 
applicant seeks to amend one of the special conditions of its previous permits, which requires 
them to provide free on-site parking to hotel guests. Typically the Executive Director would have 
rejected such an amendment, as it lessens or avoids the intended effect of the permit condition 
requiring that the applicant not charge for parking (See 14 CCR § 13166(a)). This proposed 
amendment was part of a larger amendment, however, that included proposed changes that did 
not lessen the intended effect of the permit, so the full amendment was not rejected. 
Nevertheless, the Commission is has not been supportive of amendments that weaken conditions 
that were required as part of an underlying permit. 
 
E. Pages 13 – 14 – Revise the last and first paragraph as follows: 
 
The applicant is requesting to amend the Special Condition Two of their underlying permit, 
which requires them to provide free on-site parking to hotel guests., in order to increase their 
income. The manner in which they are proposing to do this would have negative effects on 
public parking in an impacted area. In the past, the City has requested to establish preferential 
parking districts to limit visitor parking on residential streets. The Commission has consistently 
denied the City’s requests to establish such preferential parking districts on the grounds that they 
would adversely impact coastal access and it would be inconsistent with the public access 
policies of the Coastal Act (CDP 5-10-190 and A-5-VEN-08-344). The hotel is located steps 
away from the Venice boardwalk and its world famous attractions. Many visitors to the coast opt 
for free on-street parking when it’s available before they will pay for parking (Exhibit 6). 
Likewise, as Joan Klotz pointed out in her appeal, when this hotel previously (and in violation of 
its permit) charged guests for parking, many guests would circle the neighborhood looking for 
free parking.  This exacerbates the public parking supply. Given the hotel’s proximity to the 
boardwalk and surrounding residential neighborhood (Exhibit 1), it is important that the new 
proposed expansion of the rooftop bar/deck and the proposed changes to Special Condition 
Two allowing new parking fees for hotel guests not result in adverse impacts to public 
access or the supply of public parking spaces along nearby public streets which could be 
used by beachgoers.   there is a high probability that   Such impacts would occur if those who 
travel to the hotel by car may decide to forgo paying for parking and opt instead to park in the 
nearby residential neighborhoods, which often support coastal access parking. This would 
essentially remove the parking burden from the hotel and place it on other members of the public 
who visit Venice, including those who are simply there to access the coast. That action is 
inconsistent with the public access policies of the Coastal Act. Until the City of Los Angeles 
develops a comprehensive parking program that addresses parking concerns in Venice, the 
applicant, and not the public or public streets, must shoulder the parking burden associated with 
this development.  
 
In this case, staff has continued to work with the applicant to address this issue by 
developing several new alternative transportation measures which the applicant is now 
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proposing as part of this amendment and which will be incorporated as part of Special 
Condition Two. Specifically, in order to ensure that potential adverse impacts to public 
access are avoided, Special Condition Two requires that the applicant provide a hotel-
owned and operated on-demand shuttle vehicle to drive overnight guests to nearby 
attractions and restaurants in Venice, Santa Monica, and Marina del Rey.  In addition, the 
applicant would also provide a minimum of 10 free bicycles for use by hotel guests and a 
minimum of 92 on-site free public bicycle parking stalls for use by the general public. The 
applicant would also be required to participate in the Venice Free Ride Electric Shuttle 
Program by providing two on-site parking spaces for nighttime and off-duty storage of two 
Venice Free Ride electric shuttles with electric vehicle charging capabilities (in addition to 
the two charging stations for hotel patrons).  In addition, Special Condition Two would also 
provide that excess parking spaces on site that are not needed for hotel guests would be 
offered to public beachgoers for use.   
 
In addition, the applicant has provided additional parking survey information of the hotel 
parking facility which indicates that use of on-site parking facilities did not substantially 
change from the period of time when a parking fee was previously required for on-site 
hotel parking and the period of time that parking was provided to hotel guests free of 
charge. However, in order to ensure that adequate parking is provided to hotel guests and 
patrons and that public on street parking in the area is not displaced by use by hotel guests 
Special Condition Two also requires the applicant to prepare and submit for review and 
approval of the Executive Director a Parking Management Plan, which shall provide 
detailed performance criteria and outline measures that the hotel will undertake to ensure 
that adequate on-site parking is always available as described in this special condition. The 
Parking Management Plan shall address how parking capacity will be monitored to ensure 
that on-site parking is always available to guests, patrons, and employees and that public 
beach parking will only be made available during times of low occupancy or low parking 
usage. Parking Monitoring Plan.  In addition, the applicant shall submit annual parking 
surveys providing regular parking counts for a minimum of five years from date of 
issuance of the coastal development permit amendment. At a minimum, two parking 
surveys per year shall be conducted during peak usage days/hours and include at least one 
holiday weekend. At the end of the five-year reporting period, the applicant shall submit a 
final monitoring report, for the review and approval of the Executive Director, indicating 
whether the performance criteria outlined in the Parking Management Plan has been met.  
If the performance criteria has not been met, the applicant shall prepare a supplemental 
Parking Management Plan designed to meet the performance criteria.  The Executive  
Director shall determine whether the supplemental plan shall require an amendment to 
this coastal development permit.. Therefore, staff recommends that the existing parking 
management plan imposed by Special Condition Two of the underlying coastal development 
permit be implemented without all the above described changes, except for including, but not 
limited to, the provision of the proposed 92 on-site bicycle parking stalls and the clarification to 
the previously permitted validation system (90 minutes free parking).  Special Condition Two 
requires the provision of free parking for hotel guests, employees and customers of the rooftop 
patio. 
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COMBINED STAFF REPORT: DE NOVO & PERMIT AMENDMENT 
 
Application Numbers: A-5-VEN-15-0025 & 5-03-071-A3 
 
Applicant:   Marina Pacific Hotel and Suites, LLC 
 
Agent:    Clare Bronowski 
 
Appellants:   Joan Klotz and the Coastal Commission Executive Director 
 
Project Location:   1697 Pacific Avenue, Venice, City of Los Angeles  
 
Project Description: Expansion of a rooftop food and drink service area from 2,700 sq. ft. 

to 5,000 sq. ft., installation of 92 bicycle parking stalls, and proposed 
change to a special condition of the underlying permit to allow the 
hotel to charge a market rate fee for parking to hotel guests and to 
offer any excess parking that may exist within their parking garage to 
the general public for a market rate parking fee. 

 
Original Project Description, Approved on August 7, 2003: 
 
 Addition of a fifth floor and thirty new guest rooms to an existing 92-

room hotel for a total of 122 guest rooms. 
 
Description of Permit Amendment 5-03-071-A1, May 17, 2005: 
 
 Structural improvements for seismic safety 
 
Description of Permit Amendment 5-03-071-A2, April 8, 2009: 
 
 Establish food and drink service (2,700 square feet) on the roof deck 

of an existing five-story, 122-room hotel.  
 
Staff Recommendation: Approval with Conditions 
 

 

SUMMARY OF STAFF RECOMMENDATION 
 
The applicant is proposing to expand an existing rooftop food and drink service area from 2,700 sq. 
ft. to 5,000 sq. ft., install 92 on-site bicycle parking stalls, and amend a special condition of a 
previous permit to allow the hotel to charge hotel guests a market rate parking fee for parking in the 
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on-site parking garage and to make any excess parking that may be available within their parking 
garage available to the general public for a market rate parking fee.  The project site is an existing 
five-story, 122-room hotel that is one block from the Venice Beach Boardwalk in the Dual Permit 
Jurisdiction area.  The hotel currently has a two-level on-site parking garage with a maximum 
capacity of 134 vehicles including: 89 parking stalls, 40 spaces within the aisle ways, and five 
spaces within the carport at the hotel’s entrance (Exhibit 2). Valet service is required and must be 
employed to obtain maximum vehicle parking capacity. 
 
The proposed rooftop expansion would require the applicant to provide an additional 23 on-site 
vehicle parking spaces, under the parking standards for patio dining set forth in the certified Venice 
Land Use Plan (LUP).  Vehicle parking on the site (the garage) is already maximized and there are 
no off-site parking options for the applicant to acquire additional parking in the surrounding area.  
In an effort to meet the additional parking demand brought on by the proposed expansion, the 
applicant is proposing to install 92 bicycle parking stalls in lieu of the required additional vehicle 
parking spaces.  Staff recommends that the Commission approve the applicant’s proposed rooftop 
service area expansion with revisions to the existing Special Conditions of the underlying coastal 
development permit.  The Special Conditions would reflect the approval of the proposed rooftop 
service area expansion, but also require the permittee to continue to operate the on-site parking as 
originally approved, including providing free on-site parking for guests of the hotel and a parking 
validation system for patrons of the hotel’s rooftop service area and existing on-site ground-floor 
café.  In addition, the conditions require the permittee to implement best management practices 
(BMPs) during construction of the roof top expansion. 
 
IMPORTANT NOTE: Within the areas specified in Section 30601, which is known in the City of 
Los Angeles permit program as the Dual Permit Jurisdiction area, the Coastal Act requires that any 
development which receives a local coastal development permit also obtain a second (or “dual”) 
coastal development permit from the Coastal Commission.  The Commission's standard of review 
for the proposed development in the Dual Permit Jurisdiction area is the Chapter 3 policies of the 
Coastal Act.  For projects located inland of the areas identified in Section 30601 (i.e., projects in the 
Single Permit Jurisdiction), the City of Los Angeles local coastal development permit is the only 
coastal development permit required. 
 
The proposed project site near Venice Beach is located within the Dual Permit Jurisdiction Area.  
The City approved the proposed rooftop service area expansion pursuant to Local Coastal 
Development Permit Amendment No. APCW-2008-0317-CDP-PA1, which was appealed to the 
Commission (A-5-VEN-15-0025).  On May 15, 2015, the Commission found Substantial Issue on 
Appeal No. A-5-VEN-15-0025.  This staff report is for the de novo hearing on the appeal, combined 
with the staff report for the amendment to the underlying dual coastal development permit (5-03-
071). 
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I. MOTIONS AND RESOLUTIONS 
 
Motion I: 
 

I move that the Commission approve Coastal Development Permit A-5-VEN-15-0025 
subject to the conditions set forth in the staff recommendation.  

 
Motion II:  
 

I move that the Commission approve the proposed amendment to Coastal 
Development Permit Application No. 5-03-071 subject to the conditions set forth in 
the staff recommendation. 

 
Staff recommends a YES vote on the foregoing motions.  Passage of the motions will result in 
conditional approval of the de novo permit (A-5-VEN-15-0025) and permit amendment (5-03-071-
A3) with identical special conditions and adoption of the following resolutions and findings.  Each 
motion passes only by an affirmative vote of a majority of the Commissioners present. 
 
Resolution I: 

 
The Commission hereby approves Coastal Development Permit A-5-VEN-15-0025 
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. 

 
Resolution II:  
 

The Commission hereby approves an amendment to Coastal Development Permit 
Amendment 5-03-071-A3 on the ground that the development as amended and 
subject to conditions 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 amendment 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.  SPECIAL CONDITIONS 
The permit and permit amendment are granted subject to the following special conditions: 
 

Note: Conditions Imposed Under Original Permit and Previous Amendments.  Unless 
specifically altered by this amendment, all standard and special conditions imposed under 
Coastal Development Permit 5-03-071, as previously amended, remain in effect.  Changes to 
Special Conditions 1-3 are shown in bold underline and strike-out. 

 
1. Permitted Use: Rooftop Café. This permit amendment authorizes the establishment of food 

and drink service (i.e., café) on the roof deck of the existing hotel, with the customer service 
area on the roof deck not exceeding a total of 5,000 2,700 square feet.  All development must 
occur in strict compliance with the proposal as set forth in the application, subject to any special 
conditions.  Any deviation from the approved plans must be submitted for review by the 
Executive Director to determine whether another amendment to this coastal development permit 
is necessary pursuant to the requirements of the Coastal Act and the California Code of 
Regulations. 

 
2. Parking Program.  In order to protect nearby public parking facilities from the parking impacts 

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

a) Provide all hotel guest, café patron, and hotel and café employee parking on the site within 
the hotel’s parking garage. 

 
b) Provide a parking attendant service on the premises at all times (for the proposed 

valet/assisted parking service) to maximize the parking capacity of the hotel’s garage.  
Storage of vehicles by valets in the public beach/pier parking lots, on public rights-of-way, 
and in on-street parking spaces is prohibited. 

 
c) Provide on-site vehicle parking for all overnight hotel guests at no extra charge. 

 
d) Provide on-site vehicle parking for patrons of the rooftop cafe at no extra charge (a 

parking validation system is permitted).  The parking validation system shall allow at 
least ninety (90) minutes of free on-site parking for patrons of the rooftop cafe. 

 
e) Provide free on-site parking for hotel and cafe employees while they are working. 

 
f) Provide hotel and café employees free bus passes or reimbursements for public 

transportation fees for transportation to and from work. 
 

g) Maintain an area on the site for convenient bicycle parking (for customers and 
employees). 

 
h) Not operate the parking garage as a general beach parking facility.  The on-site parking 

supply shall be reserved for the customers and employees of the hotel and rooftop cafe. 
 
i) Provide and maintain 92 on-site free public bicycle parking stalls. 
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The required Parking Program shall be provided 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. Local Government Approval. 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 Case No. No. APCW-2008-0317 (Conditional Use Permit, Zone Variance, 
Venice Specific Plan Project Permit & Specific Plan Exception) and subsequent amendment.  
In the event of conflict between the terms and conditions imposed by the local government and 
those of this amended coastal development permit, the terms and conditions of Coastal 
Development Permit Amendment 5-03-071-A32 shall prevail. 

 
4. Storage of Construction Materials, Mechanized Equipment and Removal of Construction 

Debris.  The applicant shall comply with the following construction-related requirements: 
A. No demolition or construction materials, debris, or waste shall be placed or stored where it 

may enter sensitive habitat, receiving waters or a storm drain, or be subject to wave, wind, 
rain, or tidal erosion and dispersion; 

B. No demolition or construction equipment, materials, or activity shall be placed in or occur in 
any location that would result in impacts to environmentally sensitive habitat areas, streams, 
wetlands or their buffers; 

C.   Any and all debris resulting from demolition or construction activities shall be removed 
from the subject site within 24 hours of completion of the project; 

D. Demolition or construction debris and sediment shall be removed from work areas each day 
that demolition or construction occurs to prevent the accumulation of sediment and other 
debris that may be discharged into coastal waters; 

E. All trash and debris shall be disposed in the proper trash and recycling receptacles at the end 
of every construction day; 

F. The applicant shall provide adequate disposal facilities for solid waste, including excess 
concrete, produced during demolition or construction; 

G. Debris shall be disposed of at a legal disposal site or recycled at a recycling facility.  If the 
disposal site is located in the Coastal Zone, a coastal development permit or an amendment 
to this permit shall be required before disposal can take place unless the Executive Director 
determines that no amendment or new permit is legally required; 

H. All stock piles and construction materials shall be covered, enclosed on all sides, shall be 
located as far away as possible from drain inlets and any waterway, and shall not be stored 
in contact with the soil; 

I. Machinery and equipment shall be maintained and washed in confined areas specifically 
designed to control runoff.  Thinners or solvents shall not be discharged into sanitary or 
storm sewer systems; 

J. The discharge of any hazardous materials into any receiving waters shall be prohibited; 
K. Spill prevention and control measures shall be implemented to ensure the proper handling 

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

L. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) designed to 
prevent spillage and/or runoff of demolition or construction-related materials, and to contain 
sediment or contaminants associated with demolition or construction activity, shall be 
implemented prior to the on-set of such activity; and 

M. All BMPs shall be maintained in a functional condition throughout the duration of 
construction activity. 

L. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) designed to 
prevent spillage and/or runoff of demolition or construction-related materials, and to contain 
sediment or contaminants associated with demolition or construction activity, shall be 
implemented prior to the on-set of such activity; and 

M. All BMPs shall be maintained in a functional condition throughout the duration of 
construction activity. 

 
5. Deed Restriction. PRIOR TO  THE  ISSUANCE  OF  THE  COASTAL  DEVELOPMENT  

PERMIT AND PERMIT AMENDMENT, 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 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. 
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III.  FINDINGS AND DECLARATIONS 
 

A.  PROJECT DESCRIPTION & LOCATION 
The applicant has requested a permit amendment to expand an existing 2,700 sq. ft. rooftop food 
and drink service area to 5,000 sq. ft., install 92 bicycle parking stalls, and amend a previous special 
condition in order to allow the hotel to charge hotel guests a market rate parking fee for parking 
within the on-site parking garage and to allow the hotel to offer excess parking to the general public 
for a market rate parking fee. The proposal includes reduction in the seating in the hotel’s ground 
floor café from 72 seats to 54 seats. 
 
The project site is an existing five-story, 63.5-foot high, 122-room hotel with a two-level parking 
garage (134-car capacity), a 504 sq. ft. ground floor café, a 1,035 sq. ft. meeting room, a small 
kitchen, a recreation room, an office, a lobby, and a 2,700 sq. ft. rooftop food and drink service 
area. The hotel is located in a commercially zoned neighborhood of North Venice within the Dual 
Permit Jurisdiction, one block inland from the Venice Beach Boardwalk (Exhibit 1). The County-
maintained public beach and City-run Venice Beach Recreation Area are located west of the hotel 
on the seaward side of the boardwalk. The surrounding area is developed with a variety of 
residential uses and visitor-serving commercial uses that cater to local residents and the millions of 
tourists who visit Venice Beach each year.  
 
 Project History 
 
The City of Los Angeles Department of Building and Safety issued the building permit for the 
existing structure in 1972, the year before coastal development permits were first required for 
development in the coastal zone (Permit No. WLA89209/72). The Department of Building and 
Safety issued the Certification of Occupancy for the hotel on January 8, 1975 (Exhibit 5).  
 
On August 7, 2003, the Coastal Commission approved CDP 5-03-071/A-5-VEN-03-067 for the 
addition of a fifth floor and 30 new guest rooms to the existing (then 92-room) hotel for a total of 
122 guest rooms and an increase in height from 52 ft. above grade to 63.5 ft. above grade. At that 
time, the hotel had 92 on-site parking spaces including 89 stalls in the parking garage located on the 
bottom two levels of the structure and three spaces in the carport at the hotel’s entrance. Special 
conditions associated with that approval include: the requirement for the applicant to provide a 
parking attendant and valet services on the premises at all times; on-site parking for all overnight 
guests at no extra charge; free on-site parking for hotel employees; and to obtain Coastal 
Commission authorization for any future improvements or changes in use.  
 
On April 6, 2005, the Coastal Commission approved Permit Amendment 5-03-071-A1 for structural 
improvements for seismic safety (e.g. add columns, beams, trusses, and sheer walls) and resulting 
change to previously approved roof profile (i.e. flat and stepped-back roof instead of a peaked roof). 
No height increase or change in the number of rooms, change in intensity of use, or changes in 
parking was proposed or approved at that time. 
 
The existing 2,700 sq. ft. rooftop café was originally approved in 2008 by Local CDP APCW 2008-
0317-CDP and Coastal Commission CDP 5-03-071-A2.  On April 8, 2009, the Coastal Commission 
approved Permit Amendment 5-03-071-A2 to establish food and drink service (2,700 sq. ft.) on the 
roof deck. The permit amendment required the applicant to increase the capacity of the hotel’s 
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parking supply to 134 vehicle parking spaces (including five spaces in the carport) through the use 
of a valet program that would allow for additional tandem parking arrangements within the aisles of 
the 89-stall parking garage (Exhibit 1). Special conditions of the amendment include: the 
continuation of providing free on-site parking for hotel guests, ground floor café and rooftop cafe 
patrons, and to hotel and café employees while they are at work; providing a parking attendant 
service on the premises at all times; provide hotel and café employees free bus passes or 
reimbursement for public transportation fees for transportation to and from work; to maintain an 
area on site for convenient bicycle parking for guests and employees; and not to operate the parking 
garage as a general beach parking facility – the on-site parking supply shall be reserved for 
customers and employees of the hotel and cafes only. 
 
In a letter dated October 30, 2014, the Venice Neighborhood Council expressed support for the 
proposed project, with conditions. On November 5, 2014, the West Los Angeles Area Planning 
Commission approved Permit Amendment APCW 2008-0317-CDP-PA1 (Marina Pacific Hotel and 
Suites, LLC) to expand the rooftop café from 2,700 sq. ft. to 5,000 sq. ft.; reduce seating at the 
ground floor café from 72 seats to 54 seats; increase the rooftop seating from 98 seats to 149 seats; 
make modifications to methods of serving alcohol; delete the condition to allow reduced price 
(Happy Hour) alcoholic beverages; add a condition that prohibits deliveries to the hotel from 17th 
Avenue; add a condition to provide security to patrons on 17th Avenue and Speedway for 30 
minutes after closing of the bars on Fridays, Saturdays, Sundays, and holidays; and expand the 
hours of operation of the rooftop bar. The Notice of Final Local Action for the local CDP 
amendment was received in the Coastal Commission's Long Beach office on March 16, 2015, and 
the Commission's required twenty working-day appeal period was established. On April 14, 2015, 
the Coastal Commission Executive Director and Ms. Joan Klotz submitted appeals of the City’s 
approval of the local CDP to the Commission's Long Beach office (Exhibit 3). On May 15, 2015, 
the Commission found a substantial issue with respect to the grounds on which the appeals were 
filed (mitigation of parking impacts and conformity with the underlying dual coastal development 
permit). 
 
B.  LAND USE/DEVELOPMENT  
Coastal Act Section 30222 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 30253 states: 
  
 New development shall do all of the following: 
 

(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard 
(b) Assure stability and structural integrity, and neither create nor contribute significantly 

to erosion, geologic instability, or destruction of the site or surrounding area or in any 
way require the construction of protective devices that would substantially alter natural 
landforms along bluffs and cliffs. 
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(c) Be consistent with requirements imposed by an air pollution control district or the State 
Air Resources Board as to each particular development.  

(d) Minimize energy consumption and vehicle miles traveled.  
(e) Where appropriate, protect special communities and neighborhoods, that, because of 

their unique characteristics, are popular destination points for recreational users.  
 
The expansion of the previously constructed rooftop food and drink service area (constructed circa 
2009) from 2,700 sq. ft. to 5,000 sq. ft. would increase available seating from approximately 98 
seats to 149 seats. In conjunction with the rooftop expansion, the applicant proposes to reduce 
seating at the ground floor café from 72 seats to 54 seats.  This aspect of the project would result in 
a net gain of 33 seats available to the public for food and drink service, which is consistent with 
Section 30222 of the Coastal Act, which requires visitor serving uses to be given priority over 
residential and other non-priority uses. 
 
The proposed project will not create or contribute significantly to erosion, geologic instability, or 
destruction of the site or surrounding area or in any way require the construction of protective 
devices that would substantially alter natural landforms along bluffs or cliffs. The project does 
promote alternative modes of transportation with its proposal of installing 92 new on-site bicycle 
parking spaces. The Commission finds that, only as conditioned, the development is consistent with 
Section 30253 of the Coastal Act.  
 
C.  PUBLIC ACCESS/PARKING  
New development must provide an adequate parking supply in order to protect the existing public 
facilities that support public access to the many recreational opportunities available in Venice. The 
proposed project is required to provide adequate on-site parking pursuant to the certified Venice 
LUP, which may be used for guidance, and Section 30252 of the Coastal Act. Additionally, in all 
cases of development, the public’s ability to access the coast must also be protected. Therefore, the 
proposed project must also comply with Sections 30211, 30212, 30212.5, and 30213 of the Coastal 
Act.  
 
Coastal Act Section 30211 states: 
 

Development shall not interfere with the public’s right of access to the sea where acquired 
through use of legislative authorization, including, but not limited to, the use of dry sand 
and rocky coastal beaches to the first line of vegetation.  

 
Coastal Act Section 30212(c) states: 
 

(c) Nothing in this division shall restrict public access nor shall it excuse the performance of 
duties and responsibilities of public agencies which are required by Sections 66478.1 to 
66478.14, inclusive, of the Government Code and by Section 4 of Article X of the California 
Constitution. 

 
Coastal Act Section 30212.5 states: 
 

http://www.leginfo.ca.gov/calaw.html
http://www.leginfo.ca.gov/calaw.html
http://www.leginfo.ca.gov/calaw.html
http://www.leginfo.ca.gov/calaw.html
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Wherever appropriate and feasible, public facilities, including parking areas or facilities, 
shall be distributed throughout an area so as to mitigate against the impacts, social and 
otherwise, of overcrowding or overuse by the public of any single area.  

 
Coastal Act Section 30213 states: 
  

Lower cost visitor and recreational facilities shall be protected, encouraged, and, where 
feasible, provided. Developments providing public recreational opportunities are preferred.  

Coastal Act Section 30252 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 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. 

 
Policy II.A.1. General of the certified LUP states: 
 

It is the policy of the City to provide increased parking opportunities for both visitors and 
residents of Venice, and improve summer weekend conditions with respect to Venice Beach 
parking and traffic control.  

 
Policy II.A.3. Parking Requirements of the certified LUP states: 
 

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 the LUP Policy II.A.3, sets forth the parking 
requirements for hotel cafes/restaurants as follows: 
 
 Hotel: 2 spaces; plus 
   2 spaces for each dwelling units; plus 
   1 space for each guest room or each suite of rooms for the first 30; plus 

1 space for each two guest rooms or suites of rooms in excess of 30 but not 
exceeding 60; plus 
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   1 space for each three guest rooms or suites of rooms in excess of 60; plus 
1 space for each 100 square feet of floor area used for consumption of food or 
beverages, or public recreation area; plus 
1 space for each five fixed seats and for every 35 square feet of seating area 
where there are no fixed seats in meeting rooms or other places of assembly.  

 
Pursuant to the parking table in the certified Venice LUP, the proposed 2,300 sq. ft. hotel café 
expansion would require an additional 23 on-site vehicle parking spaces. Vehicle parking options 
on the site have reached maximum capacity with 134 spaces consisting of: 89 parking stalls, 40 
spaces within the aisle ways, and five spaces within the carport at the hotel’s entrance. Special 
conditions of the underlying permit and permit amendment 5-03-071-A2 require the hotel to 
provide an on-site parking attendant at all times. In order for parking on the site to reach its 
maximum potential, the hotel must employ a valet service. Currently, there are no nearby off-site 
options for the applicant to provide additional vehicle parking spaces. In lieu of additional parking 
spaces, the applicant proposes to install 92 bicycle-parking stalls around the exterior perimeter of 
the hotel that would be available to guests and the general public for free (Exhibit 2). The City 
determined (CDP APCW 2008-0371-CDP-PA1) that the bicycle stalls can substitute for all of the 
additional required on-site parking spaces and required no further vehicle parking mitigation. 
 
A Parking study by Hirsch Green Transportation Consultants, Inc., dated June 9, 2015, was 
conducted on Wednesday, May 20, 2014 (hotel occupancy at 66%) and the following Saturday, 
May 23, 2015 (hotel occupancy at 93%) of Memorial Day weekend. This study was compared to a 
previous study by the same company, dated July 16, 2014, which was conducted off-season on 
Monday March 24, 2014 (hotel occupancy at 80%), Wednesday March 26, 2014 (hotel occupancy 
at 76%), Saturday March 26, 2014 (hotel occupancy at 71%), and Sunday March 30, 2014 (hotel 
occupancy at 65%). During the first study (2014), the hotel was in violation of the conditions of 
their permit because they were charging as much as $35.00 per night for hotel guests to park 
(Exhibit 6). After being informed of their violation, the hotel claims to have stopped charging hotel 
guests for parking and instead requested to amend the conditions of their previous permit. Staff 
requested that the applicant conduct the second parking study over a holiday weekend after the hotel 
had stopped charging for parking. The applicant complied and the second parking (2015) study was 
produced.  
 
Both parking studies assume the hotel to have a total of 110 on-site parking spaces (89 parking 
stalls and 16 unstriped valet-operated aisle parking spaces) as opposed to the required 134 spaces to 
be maintained pursuant to the special conditions of the previous permits. Nonetheless, the 
methodology and sample size of the combined studies was sufficient in delivering usable data to 
determine whether adequate parking exists on-site and if this parking area is sufficient to support 
the proposed expansion of the rooftop lounge. The data show that the parking lot never reached its 
maximum capacity during either study (Exhibit 7). The highest number of vehicles parked on-site 
during the 2014 study was 84 and during the 2015 study was 71. The 2015 study also considered 
parking demand should the hotel reach 100% occupancy. Under this assumption, the study adjusted 
parking demand relevant to observed 2015 figures. That adjustment resulted in a maximum parking 
demand prediction of 93 vehicles parked on-site on a Wednesday evening at 8:00 pm. Given the 
parking demand observations and the assumed adjustments, the applicant has demonstrated that 
their establishment can support the additional parking burden created by the proposed expansion, 
provided that the parking management plan is followed. Please see Exhibit 7 for tables and figures. 
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However, parking in general is a well-known issue in Venice, especially near the boardwalk. The 
applicant seeks to amend one of the special conditions of its previous permits, which requires them 
to provide free on-site parking to hotel guests. Typically the Executive Director would have rejected 
such an amendment, as it lessens or avoids the intended effect of the permit condition requiring that 
the applicant not charge for parking (See 14 CCR § 13166(a)). This proposed amendment was part 
of a larger amendment, however, that included proposed changes that did not lessen the intended 
effect of the permit, so the full amendment was not rejected. Nevertheless, the Commission is not 
supportive of amendments that weaken conditions that were required as part of an underlying 
permit. 
 
The applicant provided a list of 18 lodging establishments that charge an overnight parking fee 
between $14.00 and $40.00 per night to their guests (Exhibit 4). The high amount charged for 
parking demonstrates that the demand for parking is high. Thirteen of the hotels cited by the 
applicant are in the City of Santa Monica, which—unlike the City of Los Angeles (including Venice 
Beach)—has a comprehensive and successful parking program. All of the Santa Monica hotels cited 
by the applicant are within or a few blocks from the downtown-parking district, which implies that 
parking intended to serve coastal access users is unlikely to be significantly or negatively impacted. 
Of the remaining hotels cited by the applicant, two are in Marina del Rey and three are in Venice. 
There are no coastal development permits on file for the Marina del Rey hotels or two of the three 
Venice hotels, and as such, the Commission has not had an opportunity to review parking impacts 
associated with those developments. The remaining Venice hotel that the applicant cited as charging 
for parking in Venice is the Venice Breeze Hotel at 2 Breeze Avenue and is the subject of Coastal 
Development Permit 5-14-1932. The applicant’s survey states that the Venice Breeze Hotel charges 
hotel guests $30 per night for parking at an off-site parking lot. Pages 2 and 14 of the staff report for 
Coastal Development Permit 5-14-1932 show that the permittee (Carl Lambert) has stated that the 
Venice Breeze Hotel provides free off-site parking to hotel guests. If the Venice Breeze Hotel 
charges its guests for parking, that would be in violation of Coastal Development Permit 5-14-1932. 
 
The applicant is requesting to amend the special condition of their underlying permit, which 
requires them to provide free on-site parking to hotel guests, in order to increase their income. The 
manner in which they are proposing to do this would have negative effects on public parking in an 
impacted area. In the past, the City has requested to establish preferential parking districts to limit 
visitor parking on residential streets. The Commission has consistently denied the City’s requests to 
establish such preferential parking districts on the grounds that they would adversely impact coastal 
access and it would be inconsistent with the public access policies of the Coastal Act (CDP 5-10-
190 and A-5-VEN-08-344). The hotel is located steps away from the Venice boardwalk and its 
world famous attractions. Many visitors to the coast opt for free on-street parking when it’s 
available before they will pay for parking (Exhibit 6). Likewise, as Joan Klotz pointed out in her 
appeal, when this hotel previously (and in violation of its permit) changed guests for parking, many 
guests would circle the neighborhood looking for free parking.  This exacerbates the public parking 
supply. Given the hotel’s proximity to the boardwalk and surrounding residential neighborhood 
(Exhibit 1), there is a high probability that those who travel to the hotel by car may decide to forgo 
paying for parking and opt instead to park in the nearby residential neighborhoods, which often 
support coastal access parking. This would essentially remove the parking burden from the hotel 
and place it on other members of the public who visit Venice, including those who are simply there 
to access the coast. That action is inconsistent with the public access policies of the Coastal Act. 
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Until the City of Los Angeles offers a comprehensive parking program that addresses parking 
concerns in Venice, the applicant, and not the public or public streets, must shoulder the parking 
burden associated with this development. Therefore, staff recommends that the existing parking 
management plan imposed by Special Condition Two of the underlying coastal development permit 
be implemented without changes, except for the provision of the proposed 92 on-site bicycle 
parking stalls and the clarification to the previously permitted validation system (90 minutes free 
parking).  Special Condition Two requires the provision of free parking for hotel guests, employees 
and customers of the rooftop patio. 
 
D. LOCAL COASTAL PROGRAM 
Coastal Act section 30604(a) states that, prior to certification of a local coastal program (“LCP”), a 
CDP can only be issued upon a finding that the proposed development is in conformity with Chapter 
3 of the Act and that the permitted development will not prejudice the ability of the local 
government to prepare an LCP that is in conformity with Chapter 3.  The City of Los Angeles Land 
Use Plan (LUP) for Venice was effectively certified on June 14, 2001.  As conditioned, the proposed 
development is consistent with Chapter 3 of the Coastal Act and with the certified LUP for the area.  
Approval of the project, as conditioned, will not prejudice the ability of the local government to 
prepare an LCP that is in conformity with the provisions of Chapter 3 of the Coastal Act. 
 
E.  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 that 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 effects which that 
activity may have on the environment.  

 
The City of Los Angeles is the lead agency for the purposes of CEQA review. On November 5, 
2014, the West Los Angeles Area Planning Commission issued a CEQA Categorical Exemption for 
the project (ENV-2014-0115-CE), noting that the proposed project has been determined not to have 
a significant effect on the environment.  

 
As proposed, the project would have unmitigated environmental impacts related to the lack of free 
on-site parking, which could cause project patrons to drive their vehicles around town looking for 
free or less expensive parking.  However, as conditioned, the emissions and other impacts caused by 
the lack of free, on-site parking will be mitigated.  Therefore, the Commission finds that the 
proposed project, as conditioned to mitigate the identified parking impacts, is the least 
environmentally damaging feasible alternative, complies with the applicable requirements of the 
Coastal Act, and conforms to CEQA.  
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Appendix A - Substantive File Documents 

 
1. Local CDP APCW 2008-0371-CDP-PA1 
2. Hirsch Green Parking Study, Parking Utilization Survey for Hotel Erwin, Dated July 16, 

2014 
3. Hirsch Green Parking Study, Parking Utilization Survey for Hotel Erwin, Dated June 9, 

2015 
4. Letter of Support from the Venice Neighborhood Council, dated October 30, 2014 
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