STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office
200 Oceangate, Suite 1000
Long Beach, CA 90802-4302

(562) 590-5071
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original staff report ADDENDUM

April 8, 2016

TO: Coastal Commissioners and Interested Parties
FROM: South Coast District Staff

SUBJECT: APPEAL NO. A-5-VEN-16-0028 (Fry) AND APPEAL NO. A-5-VEN-16-0027
(Permits By Toni) FOR THE COMMISSION MEETING OF THURSDAY,
APRIL 14, 2016.

PUBLIC CORRESPONDENCE

Commission staff received one (1) letter of concern for the proposed project from Lydia Ponce.
The letter indicates support for finding a substantial issue with regard to the grounds on which
the appeal was filed and includes an attached article from a local publication.

ADDITIONAL FINDINGS

Commission staff recommends modifications to the staff report dated March 30, 2016.
The following paragraph shall be added to the De Novo section of the staff report:
C. UNPERMITTED DEVELOPMENT

Unpermitted development has occurred at the project site subject to this
application. The unpermitted development includes the substantial demolition of a
residential structure, resulting in the alteration of the size of the structure, without
a valid coastal development permit. Any development activity, that is not
otherwise exempt, which is not the case here, conducted in the coastal zone
without a valid coastal development permit, or which does not substantially
conform to a previously issued permit constitutes a violation of the Coastal Act.

The applicant is requesting that the Commission find the proposed development
to be exempt. Denial of this application pursuant to the staff recommendation will
result in violations remaining on the property. The Commission’s enforcement
division will consider options to address said violations as a separate matter.
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Although the development has taken place prior to Commission action on this
application, consideration of this application by the Commission has been based
solely upon the Chapter 3 policies of the Coastal Act.



Oshida, Caitlin@Coastal

From: Lydia Ponce <venicelydia@gmail.com>

Sent: Friday, April 08, 2016 6:20 AM

To: Oshida, Caitlin@Coastal

Subject: 2819 Grayson Ave (A-5-VEN-16-0028 and A-5-VEN-16-0027)
Attachments: Beachhead_Article_Jon_Wolff_April3,2016.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

California Coastal Commission
Coastal Staff & Coastal Commissioners
200 Oceangate, 10™ Floor

Long Beach, CA 90802

Re. SUPPORT OF Coastal Exemption Appeal
2819 Grayson Ave (A-5-VEN-16-0028 and A-5-VEN-16-0027)
Hearing date: Thursday April 14, 2016

Agenda Item 17.e. & 1.
_ Coastal Staff and Honorable Commissioners,

Please consider the attached very poignant article by one of our talented Free Venice Beachhead reporters,

as pertains to your decision on this very important Appeal. Your support is essential and invaluable to the Venice
Community's efforts to keep Venice Venice.

For the love of Venice.....

Sincerely yours,

Lydia Ponce
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STAFF REPORT: APPEAL — SUBSTANTIAL ISSUE AND DE NOVO

Local Government: City of Los Angeles

Local Decision: Claim of Exemption to Coastal Development Permit Requirement

Appeal Numbers: A-5-VEN-16-0028 and A-5-VEN-16-0027

Applicant/Agents: Craig A. Fry and Toni Tardino

Appellants: Judy Esposito, Pamela Harbour, and Frank DelFurio.

Project Location: 2819 Grayson Avenue, Venice, City of Los Angeles

Project Description: Appeal of City of Los Angeles Local Coastal Exemption No. DIR-

2015-3901-CEX for a remodel of an existing 832 square foot,
single family dwelling and new attached 2-car garage and
demolition of the existing garage; in conjunction with Appeal of
City of Los Angeles Local Coastal Exemption No. DIR-2016-68-
CEX for a 26’x8’ pool, 6’x8’ spa, and pool equipment.

Staff Recommendation: Find Substantial Issue with City of Los Angeles’ Claim of
Exemption and deny Coastal Exemption

Important Hearing Procedure Note: The Commission will not take testimony on this “substantial
issue” recommendation unless at least three commissioners request it. The Commission may ask
questions of the applicant, any aggrieved person, the Attorney General or the executive director prior to
determining whether or not to take testimony regarding whether the appeal raises a substantial issue. If
the Commission takes testimony regarding whether the appeal raises a substantial issue, testimony is
generally and at the discretion of the Chair limited to 3 minutes total per side. Only the applicant, persons
who opposed the application before the local government (or their representatives), and the local
government shall be qualified to testify during this phase of the hearing. Others may submit comments in
writing. If the Commission finds that the appeal raises a substantial issue, the de novo phase of the
hearing will follow, unless it has been postponed, during which the Commission will take public
testimony.

SUMMARY OF STAFF RECOMMENDATION

The staff recommends that the Commission determine that a substantial issue exists with respect to the
grounds on which the appeal has been filed for the following reason: the development on the site is the
demolition of a residential structure and construction of a single-family residence, and is not an
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improvement to an existing single family residence, and is therefore non-exempt “development” as
defined in the Coastal Act. Commission staff was notified on March 4, 2016 that although the City’s
Local Coastal Exemption, DIR-2015-3901-CEX was issued for a remodel to an existing single family
dwelling, the entire structure had been demolished, with the exception of portions of the wood framing
(Exhibit 4). The City of Los Angeles Certified Land Use Plan (LUP) for Venice defines “remodel” as: an
improvement to an existing structure in which no more than fifty percent (50%) of the exterior walls are
removed or replaced. Demolition, reconstruction, or substantial redevelopment of a project in the Venice
coastal zone are not exempt under any section or provision of the Coastal Act, or the Commission’s
Regulations and require a coastal development permit. A coastal development permit must be obtained
for the development. Commission Staff recommends that the Commission deny the claim of exemption
and find that the proposed project requires a local coastal development permit, and return this matter to the
City for processing. The motions to carry out the staff recommendation are on pages 4 and 10.



A-5-VEN-16-0028 (Fry) & A-5-VEN-16-0027 (Tardino)
Appeal — Substantial Issue and De Novo

TABLE OF CONTENTS

I. MOTION AND RESOLUTION - SUBSTANTIAL ISSUE............ Page 4

II. APPELLANTS’ CONTENTIONS.......cooiiiiiiieeeeeeeeeee, Page 4

. LOCAL GOVERNMENT ACTION ......ccccccooiiniiiiiiiinicniceiceene Page 4

IV. APPEAL PROCEDURES..........cccoeiiiiiiiiieccccecece Page 5

V. SINGLE/DUAL PERMIT JURISDICTION AREAS...................... Page 6

VI. FINDINGS AND DECLARATIONS......ccceoiiiiiiniiniieeceeeceece Page 7

A. PROJECT DESCRIPTION.....ccotiiiiiitiiienitente ettt Page 7

B. FACTORS TO BE CONSIDERED IN SUBSTANTIAL ISSUE ANALYSIS.. Page 7

C. SUBSTANTIAL ISSUE ANALYSIS....ooiiiiieeeeecece e Page 8

Vi. MOTION AND RESOLUTION - DE NOVO REVIEW ............ Page 11

VIII. FINDINGS AND DECLARATIONS. ..o Page 11

A. PROJECT DESCRIPTION ......ccciiiiiiiiiiiiiiienieteieeteieeteseeieee e Page 11

B. COASTAL DEVELOPMENT PERMIIT REQUIREMENTS ...........cccceceene. Page 11
APPENDICES

Appendix A - Substantive File Documents

EXHIBITS

Exhibit 1 — Project Location /Vicinity Map

Exhibit 2 — City-Issued Exemption/DIR-2015-3901-CEX
Exhibit 3 — Appeal of DIR-2015-3901-CEX

Exhibit 4 — Photo of Subject Site Before and After Demolition
Exhibit 5 — City-Issued Exemption/DIR-2016-68-CEX
Exhibit 6 — Appeal of DIR-2016-68-CEX

Exhibit 7 — Plans provided by Applicant



A-5-VEN-16-0028 (Fry) & A-5-VEN-16-0027 (Tardino)
Appeal — Substantial Issue and De Novo

L. MOTION AND RESOLUTION

MOTION I: [ move that the Commission determine that Appeal No. A-5-VEN-16-0028 raises NO
Substantial Issue with respect to the grounds on which the appeal has been filed under
§ 30602 of the Coastal Act.

MOTION II: [ move that the Commission determine that Appeal No. A-5-VEN-0027, raises NO
Substantial Issue with respect to the grounds on which the appeal has been filed under
§ 30602 of the Coastal Act.

Staff recommends a NO vote on both motions. Failure of this motion will result in a de novo hearing
on the applications, and adoption of the following resolution and findings. Passage of this motion
will result in a finding of No Substantial Issue and the local action will become final and

effective. The motion passes only by an affirmative vote of the majority of the appointed
Commissioners present.

RESOLUTION I:

The Commission hereby finds that Appeal No. A-5-VEN-16-0028 presents A SUBSTANTIAL
ISSUE with respect to the grounds on which the appeal has been filed under § 30602 of the
Coastal Act regarding consistency with Chapter 3 policies of the Coastal Act.

RESOLUTION II:

The Commission hereby finds that Appeal No. A-5-VEN-16-0027 presents A SUBSTANTIAL
ISSUE with respect to the grounds on which the appeal has been filed under § 30602 of the
Coastal Act regarding consistency with Chapter 3 policies of the Coastal Act.

II. APPELLANTS’ CONTENTIONS

On March 4, 2016, the Commission received appeals of Local Coastal Exemption Nos. DIR-2015-
3901-CEX (Exhibit 2) and DIR-2016-68-CEX (Exhibit 5) from Judy Esposito, Pamela Harbour, and
Frank DelFurio. The appeals contend that more than 50% of the structure will be demolished, the
mass and scale of the locally-approved project is inconsistent with the community character of the
area and therefore is inconsistent with the Venice certified Land Use Plan (LUP) and the Chapter 3
policies of the Coastal Act, and because the project will result in new development, the City is
required to review the project for conformance with the Mello Act. For the reasons stated above, the
appellants contend that the City-approved project does not qualify for an exemption and requires the
review afforded through the coastal development permit process.

III. LOCAL GOVERNMENT ACTION

On November 16, 2015, the Los Angeles Department of City Planning issued a Coastal Exemption
(DIR-2015-3901-CEX) for development proposed at 2819 Grayson Avenue, Venice, Los Angeles.
The applicant listed on the City’s exemption form is Craig A. Fry. The exemption form states that
the proposed development is: “Remodel of a [existing] single family dwelling with less than 49%

4
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replacement, demo of existing garage” (Exhibit 2) (emphasis added). On November 19, 2015, the
City of Los Angeles Department of Building and Safety issued Building Permit No. 15014-30000-
04558, and demolition commenced at the project site. The Coastal Commission’s South Coast
District Office in Long Beach received a copy of the Coastal Exemption from the City on February 4,
2016 (Exhibit 2). On March 4, 2016, the appellants submitted the appeal (A-5-VEN-16-0028) to the
Commission’s South Coast District Office (Exhibit 3). The appeal of the City’s action was
determined to be valid because it was received prior to the expiration of the twenty working-day
period in which any action by the City of Los Angeles can be appealed to the Commission. On
March 7, 2016, a Notification of Appeal was sent to the Los Angeles Department of City Planning
and the applicant, notifying them of the appeal of the City’s coastal exemption determination, and
therefore the decision was stayed pending Commission action of the appeal.

Then on January 11, 2016, the Los Angeles Department of City Planning issued an additional Coastal
Exemption (DIR-2016-68-CEX) for development proposed on the proposed site. The applicant listed
on the City’s exemption form is Toni Tardino. The exemption form states that the proposed
development is: “New 26’ x 8 pool and 6’ x 8 spa, per standard plan #268; new pool equipment”
(Exhibit 5) (emphasis added). On January 13, 2016, the City of Los Angeles Department of Building
and Safety 1ssued Building Permit No. 16047-20000-00023. The Coastal Commission’s South Coast
District Office in Long Beach received a copy of the Coastal Exemption from the City on February 4,
2016 (Exhibit 5). On March 4, 2016, the appellants submitted the appeal (A-5-VEN-16-0027) to the
South Coast District Office (Exhibit 6). The appeal of the City’s action was determined to be valid
because it was received prior to the expiration of the twenty working-day period in which any action
by the City of Los Angeles can be appealed to the Commission. On March 7, 2016, a Notification of
Appeal was sent to the Los Angeles Department of City Planning and the applicant, notifying them of
the appeal of the City’s coastal exemption determination, and therefore the decision was stayed
pending Commission action of the appeal.

IV. APPEAL PROCEDURES

Section 30600(b) of the Coastal Act provides that prior to certification of its Local Coastal Program
(LCP), a local jurisdiction may, with respect to development within its area of jurisdiction in the
coastal zone and consistent with the provisions of Sections 30604, 30620 and 30620.5, establish
procedures for the filing, processing, review, modification, approval or denial of a coastal
development permit. Pursuant to this provision, the City of Los Angeles developed a permit program
in 1978 to exercise its option to issue local coastal development permits. Sections 13301-13325 of
Title 14 of the California Code of Regulations provide procedures for issuance and appeals of locally
issued coastal development permits. Section 30602 of the Coastal Act allows any action by a local
government on a coastal development permit application evaluated under Section 30600(b) to be
appealed to the Commission. The standard of review for such an appeal is the Chapter 3 policies of
the Coastal Act. [Cal. Pub. Res. Code § 30625.]

After a final local action on a local coastal development permit application (or permit exemption), the
local government is required to notify the Coastal Commission within five days of the decision. After
receipt of such a notice which contains all the required information, a twenty working-day appeal
period begins during which any person, including the applicant, the Executive Director, or any two
members of the Commission, may appeal the local decision to the Coastal Commission. [Cal. Pub.
Res. Code § 30602.] As provided under section 13318 of Title 14 of the California Code of
Regulations, the appellant must conform to the procedures for filing an appeal as required under

5
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section 13111 of Title 14 of the California Code of Regulations, including, among other
requirements, providing the specific grounds for appeal and a summary of the significant question
raised by the appeal.

The action currently before the Commission is to find whether there is a “substantial issue” or “no
substantial issue” raised by the appeal of the local government’s decision. Sections 30621 and
30625(b)(1) of the Coastal Act require a de novo hearing of the appealed project unless the
Commission determines that no substantial issue exists with respect to the grounds for appeal.

In this case, Commission staff recommends a finding of substantial issue. If the Commission decides
that the appellants’ contentions raise no substantial issue as to conformity with Chapter 3 of the
Coastal Act, the action of the local government becomes final. Alternatively, if the Commission finds
that a substantial issue exists with respect to the conformity of the action of the local government with
the Chapter 3 policies of the Coastal Act, the local government’s action (exemption) is voided and the
Commission holds a public hearing in order to review the application as a de novo matter. [Cal. Pub.
Res. Code §§ 30621 and 30625.] Section 13321 of the Coastal Commission regulations specifies that
de novo actions will be heard according to the procedures outlined in Sections 13114 and 13057-
13096 of the Commission’s regulations.

If there is no motion from the Commission to find no substantial issue, it will be presumed that the
appeal raises a substantial issue and the Commission will move to the de novo phase of the public
hearing on the merits of the application. A de novo public hearing on the merits of a coastal
development permit application uses the Chapter 3 policies of the Coastal Act. The certified Venice
Land Use Plan (LUP) is used as guidance. Sections 13110-13120 of Title 14 of the California Code
of Regulations further explain the appeal hearing process.

If the Commission decides to hear arguments and vote on the substantial issue question, those who
are qualified to testify at the hearing, as provided by Section 13117 of Title 14 of the California Code
of Regulation, will have three minutes per side to address whether the appeal raises a substantial
issue. The only persons qualified to testify before the Commission at the substantial issue portion of
the appeal process are the applicant, persons who opposed the application before the local
government (or their representatives), and the local government. Testimony from other persons must
be submitted in writing. The Commission will then vote on the substantial issue matter. It takes a
majority of Commissioners present to find that the grounds for the appeal raise no substantial issue.

V. SINGLE/DUAL PERMIT JURISDICTION AREAS

Section 30601 of the Coastal Act provides details regarding the geographic areas where
applicants must also obtain a coastal development permit from the Commission in addition to
obtaining a local coastal development permit from the City. These areas are considered Dual
Permit Jurisdiction areas. Coastal zone areas outside of the Dual Permit Jurisdiction areas are
considered Single Permit Jurisdiction areas. Pursuant to Section 30600(b) of the Coastal Act, the
City of Los Angeles has been granted the authority to approve or deny coastal development
permits in both jurisdictions, but all of the City’s actions are appealable to the Commission. The
proposed project site is located within the Single Permit Jurisdiction Area.
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VI. FINDINGS AND DECLARATIONS
A. PROJECT DESCRIPTION

The project site is located in Southeast Venice at 2819 Grayson Avenue within the City’s Single
Permit Jurisdiction, about 0.3-mile inland of the beach and approximately 480 feet southeast of the
Venice Canals (Exhibit 1). The lot area is 5,096.8 square feet, and is zoned R1-1-O (One Family
Zone in the Los Angeles Zoning Code). According to Los Angeles County Records, prior to the
demolition of the structure, the site was developed with a one-story, 832 square-foot single-family
residence constructed in 1948 (Exhibit 4). The scope of work listed in the City’s Coastal Exemption,
DIR-2015-3901-CEX, describes the proposed project as:

“Remodel of a [existing] single family dwelling with less than 49% replacement, demo of
existing garage’ (Exhibit 2).

Commission staff was notified on March 4, 2016 that although the City’s Local Coastal Exemption,
DIR-2015-3901-CEX was issued for a remodel to an existing single family dwelling, the entire
structure had been demolished, with the exception portions of the wood framing (Exhibit 4).
Demolition, reconstruction, or substantial redevelopment of a project in the Venice coastal zone are
not exempt under any section or provision of the Coastal Act or the Commission’s Regulations, and
require a coastal development permit.

A second Local Coastal Exemption, DIR-2016-68-CEX, was then issued by the City for the same
property and describes the proposed project as:

“New 26°x8x pool and 6 °'x8’ spa per standard plan #268. New pool equipment” (Exhibit 5).

Commission staff was notified on March 4, 2016 that the City’s Local Coastal Exemption No. DIR-
2016-68-CEX was an improvement to the existing single family dwelling at 2819 Grayson Avenue.
However, the entire structure had been demolished, with the exception portions of the wood framing,
thus, there is no existing structure to “add on” to or improve (Exhibit 4).

B. FACTORS TO BE CONSIDERED IN SUBSTANTIAL ISSUE ANALYSIS

Section 30625(b)(1) of the Coastal Act states that the Commission shall hear an appeal of a local
government action carried out pursuant to Section 30600(b) unless it finds that no substantial issue
exists as to conformity with Chapter 3 of the Coastal Act. The term “substantial issue” is not defined
in the Coastal Act or its implementing regulations. Section 13115(b) of the Commission’s regulation
simply indicates that the Commission will hear an appeal unless it “finds that the appeal raises no
significant question.” In previous decisions on appeals, the Commission had been guided by the
following factors:

1. The degree of factual and legal support for the local government’s decision that the
development is consistent or inconsistent with the relevant provisions of the Coastal Act;

2. The extent and scope of the development as approved or denied by the local government;

3. The significance of the coastal resources affected by the decision;
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4. The precedential value of the local government’s decision for future interpretations of its LCP;
and,

5. Whether the appeal raises local issues, or those of regional or statewide significance.

Even when the Commission chooses not to hear an appeal, appellants nevertheless may obtain
judicial review of the local government’s coastal permit decision by filing petition for a writ of
mandate pursuant to Code of Civil Procedure, Section 1094.5.

Staff is recommending that the Commission find that a substantial issue exists with respect to
whether the local government action conforms to the provisions of Chapter 3 of the Coastal Act for
the reasons set forth below.

C. SUBSTANTIAL ISSUE ANALYSIS

As stated in Section IV of this report, the Commission shall hear an appeal unless it determines that
no substantial issue exists as to conformity with Chapter 3 policies of the Coastal Act.

The grounds for this appeal are that the project is not an improvement to an existing single-family
residence, and is therefore non-exempt “development” as defined in the Coastal Act and so a coastal
development permit should have been required.

Section 30610, Developments Authorized Without Permit, states:

Notwithstanding any other provision of this division, no coastal development permit shall be
required pursuant to this chapter for the following types of development and in the following
areas:

(a) Improvements to existing single-family residences; provided, however, that the commission
shall specify, by regulation, those classes of development which involve a risk of adverse
environmental effect and shall require that a coastal development permit be

obtained pursuant to this chapter.

Section 13250, Improvements to Existing Single-Family Residences, states:

(a) For purposes of Public Resources Code Section 30610(a) where there is an existing single-
family residential building, the following shall be considered a part of that structure:

(1) All fixtures and other structures directly attached to a residence;

(2) Structures on the property normally associated with a single-family residence, such as
garages, swimming pools, fences, and storage sheds, but not including guest houses or self-
contained residential units; and

(3) Landscaping on the lot.

Additionally, the Commission typically requires fifty percent of the structure to be maintained in
order to qualify as an existing structure.

Section13252, Repair and Maintenance Activities That Require a Permit, states:

(b) Unless destroyed by natural disaster, the replacement of 50 percent or more of a single
family residence, seawall, revetment, bluff retaining wall, breakwater, groin or any other
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structure 1S NOt repair and maintenance under Section 30610(d) but instead constitutes a
replacement structure requiring a coastal development permit.

To date, all that remains of the former single family residence at the subject site is a portion of the
exterior framing. On-site observations made by staff and photographic evidence demonstrate that the
roof, siding, subfloor, and most of the walls have been removed and replaced with new material
(Exhibit 4). The amount of the structure that has been removed far exceeds fifty percent of the
structure. The City of Los Angeles Certified Land Use Plan (LUP) for Venice defines “remodel” as:
an improvement to an existing structure in which no more than fifty percent (50%) of the exterior
walls are removed or replaced. Demolition, reconstruction, or substantial redevelopment of a project
in the Venice coastal zone are not exempt under any section or provision of the Coastal Act, or the
Commission’s Regulations and require a coastal development permit. Therefore, the proposed
development is not exempt from the permitting requirement and the applicant must obtain a coastal
development permit. This appeal raises a substantial issue as to conformity with the Chapter 3
policies of the Coastal Act because the development, which did not obtain a coastal development
permit, has not yet been reviewed for conformity with the Chapter 3 policies.

Consequently, since more than fifty percent of the existing family residence has been demolished, the
City’s issuance of Local Coastal Exemption, DIR-2016-68-CEX for an improvement to the existing
single family dwelling is not valid because there is no existing structure to “add on” to or improve
(Section 13250.a.2); DIR-2016-68-CEX should not have been issued.

Applying the five factors listed in the prior section clarifies that the appeal raises “a substantial issue”
with respect to Chapter 3 of the Coastal Act, and therefore, does meet the substantiality standard of
Section 30625(b)(1), because the nature of the proposed project and the local government action are
not consistent with policies of Chapter 3 of the Coastal Act.

The first factor is the degree of factual and legal support for the local government’s decision that the
development is exempt from coastal development permit requirements. Issuing an Exemption for a
project with the scope of work that includes a “Remodel of a [existing] single family dwelling with
less than 49% replacement, demo of existing garage” could be, on its face, consistent with the
Coastal Act, although the very large size of the addition (2,597 square feet) in relation to the size of
the existing structure (832 square feet) might suggest that the proposed development was more than
an “improvement” to a single family residence. In any case, the fact is that most of the entire
structure, with the exception of some of the wood framing, has been demolished. Thus, there is no
existing structure to “add on” to or improve, which as a result, invalidates the exemption.
Additionally, City staff states that at the time it issued this coastal exemption, it did not retain copies
of the plans for the proposed development that it exempted from coastal development permit
requirements. There are no plans in the City record for Commission staff to review to determine
whether the City properly determined that an exemption was appropriate. Therefore, the Coastal
Commission finds that the City does not have an adequate degree of factual and legal support for its
exemption determination.

The second factor is the extent and scope of the development as approved or denied by the local
government. As discussed, the demolition of most of the structure that occurred on the property
exceeded the scope of what was authorized under the coastal exemption, which invalidates the
exemption. Los Angeles County records indicate that the structure that was demolished was an 832
square foot house constructed in 1948. The proposed project to be constructed as a result of the City
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issued Exemption is a first and second floor addition to the existing single family dwelling, which
would result in a 2,597 square foot addition to that structure, disregarding the structural integrity of
the aged foundation and framing. Even if the plans do not indicate replacement of floors and walls,
the City building inspector may require replacement of these components for safety reasons. For
example, when an older house is enlarged from one story to two-story, more than fifty percent of the
components may need to be replaced due to termite infestation and/or dry rot, which are typical of
Southern California homes. The full extent and scope of the proposed, large project will be reviewed
by the City through the local coastal development permitting process.

The third factor is the significance of the coastal resources affected by the decision. The significant
coastal resource is community character. Other coastal resources could be affected. The City’s
coastal exemption process was utilized in this case instead of the coastal development permit process,
during which the proposed development would be reviewed for consistency with Chapter 3 policies,
and specifically for consistency with the character of the surrounding area. Community character
issues are particularly important in Venice. Although this exemption relates only to one project, the
erosion of community character is a cumulative issue, and the City’s cumulative exemption of
numerous large-scale remodel and demolition projects has a significant impact on Venice’s character.
See, e.g., staff report dated 1/28/16 for Appeal No. A-5-VEN-16-0005.

The fourth factor is the precedential value of the local government’s decision for future
interpretations of its LCP. The City does not currently have a certified LCP. Issuing exemptions for
proposed projects that result in the construction of new residences much larger than the original
structure circumvents the coastal development permit process and its requirement for public
participation, and sets a bad precedent. The abuse of the City’s coastal exemption process in order to
avoid obtaining a coastal development permit for new development is a recurring problem. See, e.g.,
staff report dated 1/28/16 for Appeal No. A-5-VEN-16-0006.

The final factor is whether the appeal raises local issues, or those of regional or statewide
significance. Although this appeal raises specific local issues, exempting new residential structures
from the coastal development process will have potential negative and cumulative impacts to the
coast. New structures must be properly reviewed through the local coastal development permit
process and monitored by the City in order to protect coastal resources. Therefore, the City’s
approval does raise issues of statewide significance.

In conclusion, the primary issue for the appeal is that the development is actually the replacement of
the existing single family residence with a new single family residence, and therefore a coastal
development permit must be obtained in order to ensure that it conforms to the policies of the
certified LUP and the Chapter 3 policies of the Coastal Act. Therefore, Commission staff
recommends that the Commission find that the appeal raises a substantial issue as to conformity with
Chapter 3 policies.
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VII. MOTION AND RESOLUTION - DE NOVO PERMIT

Motion I: I move that the Commission approve Claim of Exemption No. A-5-VEN-16-0028 for
the development proposed by the applicant.

Motion II: [ move that the Commission approve Claim of Exemption No. A-5-VEN-16-0027 for
the development proposed by the applicant.

Staff recommends a NO vote to both motions. Failure of this motion will result in denial of the
claims of exemption and adoption of the following resolution and findings. The motion passes only
by affirmative vote of a majority of the Commissioners present.

Resolution I:

The Commission hereby denies the Claim of Exemption for the development on the ground
that the development is not exempt from the permitting requirements of the Coastal Act and
adopts the findings set forth below.

Resolution I1:

The Commission hereby denies the Claim of Exemption for the development on the ground
that the development is not exempt from the permitting requirements of the Coastal Act and
adopts the findings set forth below.

VIII. FINDINGS AND DECLARATIONS

A. PROJECT DESCRIPTION

The actual project as documented on the project site and by plans submitted to the Commission by the
applicant (Exhibit 7) is the demolition of a one-story, 832 square foot, single-family residence and
construction of a new two-story, 2,597 square foot, single-family residence on a 5,096.8 square foot
lot in Southeast Venice. To date, the entire structure had been demolished, with the exception of
portions of the wood framing (Exhibit 4). In addition, DIR-2016-68-CEX was issued for a new pool
and spa, as an improvement to the existing residence, however, because of the aforesaid demolition,
there is no existing structure to “add on” to or improve because of said demolition and thus, no
exemption can be given to construct a pool as an improvement to an existing single family residence.

B. DEVELOPMENT REQUIRES A COASTAL DEVELOPMENT PERMIT

Section 30600(a) of the Coastal Act requires that anyone wishing to perform or undertake any
development within the coastal zone shall obtain a coastal development permit. Development is
broadly defined by Section 30106 of the Coastal Act, which states:

“Development” means, on land, in or under water, the placement or erection of any solid
material or structure; discharge or disposal of any dredged material or of any gaseous,
liquid, solid, or thermal waste, grading, removing, dredging, mining, or extraction of any
materials; change in the density or intensity of use of land, including, but not limited to,
subdivision pursuant to the Subdivision Map Act (commencing with Section 66410 of the
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Government Code), and any other division of land, including lot splits, except where the
land division is brought about in connection with the purchase of such land by a public
agency for public recreational use; change in the intensity of use of water, or of access
thereto, construction, reconstruction, demolition, or alteration of the size of any structure,
including any facility of any private, public, or municipal utility; and the removal or
harvesting of major vegetation other than for agricultural purposes, kelp harvesting, and
timber operations which are in accordance with a timber harvesting plan submitted
pursuant to the provisions of the Z’berg-Nejedly Forest Practice Act of 1973 (commencing
with Section 451l).

Construction, reconstruction, demolition, or alteration of the size of any structure in the coastal
zone is development that requires a coastal development permit, unless the development
qualifies as development that is authorized without a coastal development permit.

Coastal Act Section 30610 provides, in part:

Notwithstanding any other provision of this division, no coastal development permit shall
be required pursuant to this chapter for the following types of development and in the
following areas:

(a) Improvements to existing single-family residences; provided, however, that the
commission shall specify, by regulation, those classes of development which involve a risk
of adverse environmental effect and shall require that a coastal development permit be
obtained pursuant to this chapter ...

(d) Repair or maintenance activities that do not result in an addition to, or enlargement
or expansion of, the object of those repair or maintenance activities, provided, however,
that if the commission determines that certain extraordinary methods of repair and
maintenance involve a risk of substantial adverse environmental impact, it shall, by
regulation, require that a permit be obtained pursuant to this chapter.

Section 13252 of the Commission’s regulations states in relevant part:

(b) Unless destroyed by natural disaster, the replacement of 50 percent or more of a
single family residence, seawall, revetment, bluff retaining wall, breakwater, groin or any
other structure is not repair and maintenance under Section 30610(d) but instead
constitutes a replacement structure requiring a coastal development permit.

The grounds for this appeal are that the project is not exempt development as defined in the
Coastal Act and, as such, the applicant must obtain a coastal development permit for the
proposed development. The City’s interpretation of a “remodel” is based on the City’s
uncertified municipal code, not the applicable provisions of the Coastal Act.

The proposed project does not qualify for an exemption under Coastal Act Section 30610(a).
Coastal Act Section 30610(a) allows improvements to existing single-family residences without a
coastal development permit. In this case, the applicant demolished nearly the entire single
family residence as part of the proposed development. When an applicant has already
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demolished all or nearly all of a single-family residence, there can no longer be an “existing
single-family residence” subject for improvement on the site.

The proposed project also does not qualify for an exemption under Coastal Act Section
30610(d). Coastal Act Section 30610(d) allows for repair and maintenance activities on existing
single family residences so long as the repair and maintenance does not result in an addition to,
or enlargement or expansion of, the single family home. Under section 13252 of the
Commission’s regulations, if the repair and maintenance results in the replacement of 50 percent
or more of the existing structure, then the project constitutes a replacement structure requiring a
coastal development permit and the entire structure must be in conformity with applicable
policies of Chapter 3 of the Coastal Act.

In determining whether the project constitutes the replacement of 50 percent or more of the
existing single family residence, Commission staff analyzes what percentage of which
components and how much of each component of the house is being replaced. A single family
residence consists of many components that can be measured, such as: the foundation,
plumbing, electrical, walls, floor, and/or roof of the structure. The project plans must indicate
the amount of demolition and augmentation that is necessary to build the proposed remodel. If
50 percent or more of the total of these components are being replaced, then the project would
not qualify as exempt development, and must obtain a coastal development permit pursuant to
Section 30600(a) of the Coastal Act. Typically, the addition of a complete second story to a one-
story house would not qualify for an exemption because the amount of construction required to
support the additional weight of a new level would often require substantial
reconstruction/reinforcement of the first-floor load bearing walls, often with steel framing,
and/or a new foundation which would exceed the amount of change allowable under an
exemption. Even if the plans do not indicate replacement of floors and walls, the City building
inspector may require replacement of these components for safety reasons. For example, when
an older house is enlarged from one story to two-story, more than fifty percent of the
components may need to be replaced due to termite infestation and/or dry rot, which are typical
of Southern California homes.

In this exemption the City has asserted that even though all that remains of the structure is some
of the exposed studs of the previously existing framing (completely stripped of siding, drywall,
plaster, doors, windows, or electrical components), that the “walls” of the structure remain.
Commission staff disagrees with this assertion. When a “remaining wall” is used as a measure
to determine whether a development is a remodel or a new structure, the wall must remain intact
as part of the structure, and for purposes of calculating the 50 percent guideline should retain its
siding, drywall/plaster, windows, doors, and electrical components. Further, staff has confirmed
during a recent site visit that the majority of the studs/framing for the previously existing
structure on site has been replaced as well.

In this case, prior to the demolition of the structure, the site was developed with a single story
832square foot single family residence constructed in 1948. According to DIR-2015-3901-CEX
the resulting project would add a “Remodel of a [existing] single family dwelling with less than
49% replacement, demo of existing garage.” The existing walls of a structure built in 1948
would not be adequate to bear the loads of an additional story which more than doubles the mass
and height of the original structure.
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To date, all that remains of the former single family residence at the subject site is a portion of
the exterior framing. On-site observations made by staff and photographic evidence demonstrate
that the roof, siding, subfloor, and most of the walls have been removed (Exhibit 4). The amount
of the structure that has been removed far exceeds fifty percent of the existing structure.
Demolition, reconstruction, or substantial redevelopment of a project in the Venice coastal zone
are not exempt under any section or provision of the Coastal Act, or the Commission’s
Regulations and require a coastal development permit.

Coastal Act Section 30600, Coastal Development Permit; Procedures Prior to Certification of
Local Coastal Program, states:

(a) Except as provided in subdivision (e), and in addition to obtaining any other permit
required by law from any local government or from any state, regional, or local agency,
any person as defined in Section 21066, wishing to perform or undertake any development
in the coastal zone, other than a facility subject to Section 25500, shall obtain a coastal
development permit.

(b) (1) Prior to certification of its local coastal program, a local government may, with
respect to any development within its area of jurisdiction in the coastal zone and
consistent with the provisions of Sections 30604, 30620, and 30620.5, establish
procedures for the filing, processing, review, modification, approval, or denial of a
coastal development permit. Those procedures may be incorporated and made a part
of the procedures relating to any other appropriate land use development permit
issued by the local government.

(2) A coastal development permit from a local government shall not be required by
this subdivision for any development on tidelands, submerged lands, or on public
trust lands, whether filled or unfilled, or for any development by a public agency for
which a local government permit is not otherwise required.

(c) If prior to certification of its local coastal program, a local government does not

exercise the option provided in subdivision (b), or a development is not subject to the

requirements of subdivision (b), a coastal development permit shall be obtained from the

commission or from a local government as provided in subdivision (d).

(d) After certification of its local coastal program or pursuant to the provisions of Section

30600.5, a coastal development permit shall be obtained from the local government as

provided for in Section 30519 or Section 30600.5.

As discussed, the City of Los Angeles has the authority to issue coastal development permits.
The proposed project site is located within the Single Permit Jurisdiction Area. For the reasons
discussed in detail above, the proposed project constitutes the substantial demolition of an
existing 832 sq. ft., one-story single family residence and construction of a new 2,597 sq. ft., 2-
story single family residence, which, in the Venice coastal zone, is not exempt under any section
or provision of the Coastal Act, or the Commission’s Regulations and require a coastal
development permit. Therefore, the proposed project requires a local coastal development
permit, processed by the City of Los Angeles. The appellants have expressed their concerns
regarding the alleged inconsistencies between the proposed project’s mass, scale and character
with that of the surrounding community. The local coastal development permit process is the
process during which the proposed development will be reviewed for its consistency with the
Coastal Act and local land use regulations. Because the evidence does not support the City’s
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action in exempting the proposed project from Coastal Act permitting requirements, Coastal
Exemption No. A-5-VEN-16-0028 is denied.

Consequently, because of the above stated determinations found on DIR-2015-3901-CEX in
combination with Coastal Act Section 30610(a), DIR-2016-68-CEX, for a new pool and spa, is
invalidated because more than 50 percent of the existing single family residence has been
demolished, therefore there is no existing structure to “add on” to or improve and, as a result, no
exemption can be granted as an improvement to an existing structure for the new pool and spa.
Because the evidence does not support exempting the proposed project from Coastal Act
permitting requirements, Coastal Exemption No. A-5-VEN-16-0027 is also denied.

Appendix A — Substantive File Documents
1. City of Los Angeles Certified Land Use Plan for Venice (2001)
2. Appeal File A-5-VEN-16-0005
3. Appeal File A-5-VEN-16-0006
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STATE OF CALIFORNIA —- THE RESOURCES AGENCY

CALIFORNIA COASTAL COMMISSION
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EDMUND G. BROWN JR., Governor

RECEIVED

SOUTH COAST DISTRICT OFFIGE . MAR 42018
200 OGEANGATE, 10™ FLOOR
LONG BEACH, CA 90802-4416 CALIFORNIA

VOICE (662) 590-5071 FAX (562) 580-5084

COASTAL COMMISSION
APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTION1. Appellant(s)

Name:  Judy Esposito, Frank DeFurio, Pamela Harbour
Mailing Address: 2341 Boone Ave
City:  Venice Zip Code: 90291 Phone:  310-650-7781

SECTION II. Decision Being Appealed

1. Name of local/port government:
Los Angeles
2.  Brief description of development being appealed:

Remodel of a single-family dwelling with less than 49% replacement, demo of existing garage

3. Development's location (street address, assessor's parcel no., cross street, etc.):

2819 Grayson Ave, APN: 422-702-2024, 28th Ave

4.  Description of decision being appealed (check one.):

x[]  Approval; no special conditions

[0  Approval with special conditions:
O  Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.

TO BE COMPLETED BY COMMISSION:
appEALNO: -5 -\EN -lw- OORKE
DATEFILED: _ 22 -H -l
DISTRICT: S Coadd-
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Photo of 2819 Grayson Avenue Before Demolition
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Photo of 2819 Grayson Avenue, 1-26-2016
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Photo of 2819 Grayson Avenue, 3-10-2016

Photo credit: California Coastal Commission Staff
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CALIFORNIA COASTAL COMMISSION
SOUTH COAST DISTRICT OFFICE . MAR 42016
200 OCEANGATE, 10™ FLOOR

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
Please Review Attached Appeal Information Sheet Prior To Completing This Form.
SECTIONL  Appellant(s)

Name:  Judy Esposito, Frank DeFurio, Pamela Harbour
Mailing Address: 2341 Boone Ave
| City:  Venice ZipCode: 90291 Phone:  310-650-7781

o A T

1. Name of local/port government:

Los Angeles

2. Brief description of development being appealed:

New 26' x 8 pool & 6' x 8' spa, per standard plan #268; new pool equipment.

3.  Development's location (street address, assessor's parcel no., cross street, etc.):
- 2819 Grayson Ave, APN: 422-702-2024, 28th Ave

4. Description of decision being appealed (check one.):
x[C]  Approval; no special conditions |
[0 Approval with special conditions:
[ Denial
Note:  For jurisdictions with a total L.CP, denial decisions by a local government cannot be

appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.

TO BE COMPLETED BY COMMISSION:
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SCALE:

NONE

EAST EXTERIOR ELEVATION

SCALE:

1/4” =

1"-0"
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29.34°
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420’07
LINTEL

+19°=0"

T.0.SHTG.
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+11 -0
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+10'-0"
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EXISTING
T.0.SHTG.

0'-0" (6.18")

CENTERLINE OF STREET

4.34°

¥7/8" CEM. PLASTER ASSEMBLY, TYP.

C.J.

-

]

C.d. C.d.
C.d. C.d.
METHANE VENT: 14"x10” PTD.
. G.I. WALL VENT LOCATED 12"
o . N ; MAX. BELOW CEILING, TYP.
= — 1 <
= %) N —
— -~ - x
= © © C‘D
O\ "‘ -‘ -~ o
. - OO TS o

SILL

|

PRE—-FINISHED EXTRUDED ALUM.
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I
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DESCRIPTION MANUFACTURER STYLE /CAT. NO. COLOR /REMARKS
1a | 7/8" EXTERIOR OMEGA PRODUCTS SMOOTH-TROWELED ELASTOMERIC PAINT FINISH
PLASTER CEMENT OR APPROVED EQ. PLASTER FINISH COLOR 4B’
15 | CEMENTUOUS BATTEN | JAMES HARDIE 4'%10" SMOOTH PANELS | NON—ELASTOMERIC PAINT '4B’
BOARD SIDING OR APPROVED EQ. w/ 2.57x3/4" BATTENS | 1.C.C. #NER—405
on | ALUMINUMFRAMED 1 JELD—WEN OR _ BRONZED ALUMINUM FINISH
DOORS & WINDOWS | APPROVED EQUAL TEMPERED & DUAL—GLAZED
T.M. COBB OR TEMPERED, DUAL—GLAZING
2B | WOOD ENTRY DOOR | APPROVED FQUAL FRENCH DOOR PAINT FINISH, CLOLOR T.B.D. »
PRE—FINISHED ALUM. RECTANG. EXTRUDED MAX. RIDGE I
3A | DOWNSPOUTS /GUTTERS | BY G-C. ALUMINUM JOGEE~ GUTTERS| PRE—FINISH (MATCH ADJ. MATERIAL) . 355 — 9
PAINT ON METAL DUNN EDWARDS RIDGE =
A | ELASHING & G OR APPROVED EQ. SEMI-GLOSS MATCH ADJ. MATERIAL 29.34 <%
ag | PAINT ON PLASTER &/ DUNN_EDWARDS SEMI—GLOSS COLOR: WHISPER
SIDING OR APPROVED EQ. PRIME + ELASTOMERIC PAINT .g
DUNN_ EDWARDS N COLOR: T.B.D. T.0.PLATE - =
4C | PAINT ON PLASTER 2| R ApPROVED EQ. | SEMIZGLOSS PRIME + ELASTOMERIC PAINT +20°-0 ==
ap | PAINT ON METAL RUST—OLEUM PROTECTIVE ENAMEL COLOR: STAINLESS STEEL LINTEL / T.0.PLATE e
RAILINGS/IRONWORK | OR APPROVED EQ. GLOSS (GRIND & PRIME AS REQ.) +19°-0 R O
54 | STANDING SEAM CUSTOM—BILT METALS | CS—100 CAP SEAM COLOR TO BE DETERMINED c
METAL ROOF OR APPROVED EQ. 18.57 SPACING .C.C. #ESR—2048 . =
EL DORADO STONE COLOR TO BE DETERMINED = 2 ==
BA | FAUX STONE VENEER | 9 APPROVED EQ. RUSTIC LEDGE C.C. #ESR-1215 z 2 8
- S 1 1 1 0 0 0 ) g A
\ = P1a
0 2 e
NOTES: S © =
O
1. PROVIDE SAMPLES TO OWNER OF ALL INTERIOR & EXTERIOR FINISHES. | = Lo — H | | — LRSS
2. ALL SIDING SHALL, TRIM, ETC. SHALL BE INSTALLED OVER 2-LAYERS OF 15 LB. BUILDING PAPER OR ooz R | |
DUPONT "TYVEK” HOUSE-WRAP #1055-B (I.C.C. #ESR—2375). INSTALL PER MANUFACTURER. SR %b,ﬂ? —/ i ——— = i —
3. ALL SIDING, TRIM, ETC. SHALL BE MITERED & CAULKED AT JOINTS/SEAMS. I NTEL / ] ==—a— fji%r
4. RAIN DOWNSPOUTS NOT SHOWN FOR GRAPHIC CLARITY. GENERAL CONTRACTOR TO PROVIDE N = T9-0 L — =L
AS REQUIRED (MINIMUM PER FLOOR & ROOF PLANS). ] —— = e
5. ALL MECHANICAL, PLUMBING, ETC. OUTLETS/EXHAUST LOCATIONS SHALL NOT OCCUR AT FRONT/ | N " = : -
STREET ELEVATION OF THE ROOF PLANES. PAINT ALL ITEMS TO MATCH ROOF SHINGLE. « — o % 2260 N. Cr.escen’r Drlvg, Suifte 1A
6. PROVIDE ELASTOMERIC PAINT FINISH TO ALL EXPOSED CEMENT PLASTER. ELASTOMERIC PAINT L *ji%r . Beverly H|||s, California 20210
TO CONTAIN 100% ACRYLIC BINDERS. APPLY TO A MINIMUM OF 12 MIL. DRY THICKNESS. I — [ — X 310 550 7902
7. ALL DECK WATERPROOFING SHALL BE BY: "PLI-DECK SYSTEMS, INC.” SYSTEM #2097 OR APPROVED L d————— 2 T > : :
FQUAL (I.C.C. #ESR—2097 / LARR. #25375). G S = G = == G g P — 310.550.7903 fax
8. FAUX MASONRY VENEER SHALL BE INSTALLED PER THE MANUFACTURER’S REQUIREMENTS. INSTALL dl B | |
OVER CEMENT PLASTER BACKING (BROWN COAT—MOISTENED) & 1,/2” THICK TYPE N OR S MORTAR. SoelNe i S i— " — AU
9. FASTERNERS FOR ROOF COVERINGS SHALL COMPLY WITH CBC SECTION 1507.3.6. 0-0" (6.18) | \ — : — | | MESSIHA ENGINEERING
CENTERLINE OF STREET - L SERVICES
434 PRE—FINISHED EXTRUDED ALUM. PRE—FINISHED EXTRUDED ALUM, 9854NAT'DNLA(\)LSBSLJE;EEVL??CSAL_JlLEo?)gi
DOWNSPOUT TO PLANTER BOX, TYP. DOWNSPOUT TO 55 GAL. RAIN 310.717.3020
BARREL, TYP. FAX 773.829.0158
STRUCTURAL ENCGCGINEER
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Expires 08/31/2017
___ MAX. RIDGE -
32.34°
L;M
\
\
T.0.PLATE o W\f\
+20'-0" .
LINTEL /
+19'-0"
—~ - ——
%
= METHANE VENT: 14”x10” PTD. | -
2‘3 G.l. WALL VENT LOCATED - 3(: %
,0(8 BETWEEN JOIST SPACE, TYP. RN ;,!% @%
; T.0.SHTG. - o i i i D 10/22/15 PLAN CHECK CORRECTIONS
© +11'=0 ———— , 10/02/15 PLAN CHECK SUBMITTAL
- T.0.PLATE / :fA N rev. date description
o F10-0 2 —— - 1t
o LINTEL / T == E— - .
| === esiaence
= Addition
i j! iﬁj*
- 2 ~r = : 2819 Grayson Avenue
I | ] } L = e/ O T - Los Angeles, CA. 90291
1.0.SHTG. | | | | I = —— e —— - | project
0’0" (6.18") \ - — — ' = — —— e —( I |
| CENTERLINE OF STREET -
4.34' PRE—FINISHED EXTRUDED ALUM. PRE—FINISHED EXTRUDED ALUM. EXTERIOP
DOWNSPOUT TO 55 GAL. RAIN DOWNSPOUT TO PLANTER BOX, TYP.
DARREL TP ELEVATIONS
title
AS NOTED SEPTEMBER 12, 2015
scale project date
D.BIBAW] OCTOBER 23, 2015
project manager plot date
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ATTIC VENTILATION CHART
DS. DS. DS.
[] !L [1 ‘ ‘QS if E§@> EE@) Fﬁ@) ;?
el el el Pl sty sl e s s s o R s bl e s e s Ayt g s gty St Al el s s ity Pt Jpin Eien iy I — e [ [ _[_ 1 T aw |dw | Euw < [
M M 1 <C > Ll = L Lo Lol
| 7 : . N T T Do | DEL|DEL | FE | Bg
1 | | I N | | ROOF = e N e I A
- i | I \ | | LOCATION | 2~ | g3 | &> | 78 oo Lo
1 | | I v A e | N e - RN =S R %
.~ | X2 | 2w | I = a =
: I i | ARG —a | A 25 |ge |$ER|ZE%| 258 B8 5
\ A ‘ H H [] | N3 46 H <> RN — = — — = — < = O = =
| d d —|— — e AN _ | FRONT O
i A AL ——nr [\7 ‘ | Lo | LOWER ROOF | 78 | 052 | = - 2 0.76 =z
| o LB | B i | REAR o
I Py it 7c o i i Ry g 1 | RIDGE \ } | & | & MIDDLE 267 | 519 B A A 5 44 o
i I i | | / | N 3ol |1 JPPER RODE ' ' =
:IL ol \} . N \} \ll\ £ } 8
S N | S N - | -
| Pl __ | CLASS |A" STANDING SEAM METAL ROOF ASSE‘MBLYi N (R;Z } ; —— Jr | )
| Ll TO MEET COOL-ROOF REQUIREMENTS| SEE [T4.0 | | | | | | ul: H PN o= I <
| V L"’i\ 77777J _K - — L —— — F____________J D
I s 1 L N $$§ T¥L J%
| L
- F i . |
| KF. SLOFE =) KF. SLUFE Ii
| } } } } | 4:12 = 4:12 r|L
| L BN,
I — I D L O N A I . N ,
dbr-a | A= e N e N N N N O N N i B == Coo--oooooos -1 ROOF_PLAN NOTES:
s DS, | . '% 1. DO NOT SCALE DRAWINGS.
| ——— | 2. PROVIDE PRE—FINISHED EXTRUDED ALUMINUM DOWNSPOUTS AS
PRE—FINISHED EXTRUDED | - | REQUIRED. SEE PLANS FOR ADDITIONAL INFORMATION. 226 . Crescenf DrI e SU”‘e ‘|A
ALUM. SQUARE GUTTER i | 3. ALL VENTS SHALL HAVE 1/4” CORROSION RESISTANT METAL WIRE N . —
|
| i Wﬁ MESH ON ATTIC SIDE. PAINT EXPOSED VENTS. Beverly Hills, California 20210
i | 4. PAINT ALL ROOF PENETRATIONS SHALL BE THOROUGHLY SEALED.
| - 5. NSﬁALL ALL ROOFN(N;, VENTSN, FTC. PER EACH MANUFACTURER'S 310.550.7902
L H i INSTRUCTIONS & RECOMMENDATIONS. 310.550.7903 tax
B - . | 6. FURNANCE INSTALLATION SHALL MEET ALL LISTED CLEARANCES. NO
| 1 1 1 | LINE CONTACT PERMITTED. MESSIHA ENGINEERING
AT N SERVICES
i } // \\ } } !_! 1 i 9854 NATIONAL BOULEVARD, SUITE 474
T _ o LOS ANGELES, CA. 90034
s b S st Nt
\L'A"J STRUCTURAL ENGIMNEER

OWNERSHIP  AND USE OF DOCUMENTS
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85'—2" g
MAX.
171 18'—4 12'-9” 8~ 22" 9’11 2'-8 14'-2
CENTER WINDOW
4'-6 ‘ -9 2’1", j
Q9 29 ) " ‘@ : t OF W\WN‘
DS. EGRESS DS, 0 BELO
a 1 R | | 1 % 9 G9 EGRESS DS. -
DS [ 1 ap | T — n ] — : ‘
f =T e e e T e e =T = . FQUAL ‘ 9’6" ‘ FQUAL ‘ =< BATH 2
| j‘ ‘ ‘ "l B ©) | | 42”H. PTD. WD.
| LAUNDRY [ | GUARDRAIL
| CEM. PLASTER LID | . o | \
| | SLOPED 45 | — 20 Fp ‘ CR W |
| | | NN ? SHOWER @ : ‘ e N >
| W.I.C. | | e ‘ “ n I 7l &
| N D 16"W.SEAT w.c. | | | ol 8
| 22"x30" ATTIC “ BEDROOM | Jif A | w s ‘ . | I~ @ =
ACCESS ABOVE, TYP. | 4 | - ST T % ! BEDROQM 2 S S
| | - = — 2 | clesL.. 0 b 2% | S
. | | © | 412 | e ol %[0
| 1) ON o : e
N T T T T e o : SR N Fai i A —c | il .
- X MASTER ROOM ol 9 | & | Sl =
- | L/)@ o =P T *****\i ***************** | © = U on aonr J | | O - =
- | N ° LINE OF SLOPED CLG. @ | 38"H. HANDRAIL/ | |
| = RIDGE ABOVE, TYP. | GUARDRAIL | |
S MASTER BATH | 2'-6 @ — @ | WATER—PROOFING
o ? & l— | 7 =l © \
> —
% v, | | | | TN 42", GUARDRAL, TYP. g -0s. 1
T i . | o ’-10%) 2'-8 SEE DETAIL: 6-7/A3.2 | 2 i
60"x42" |- TS | Tl e
0 O < FREESTANDING - P ol HALL & | o "
< @ TUB - ® | S 2'-6" ‘ CLASS 'A’ STANDING | -
. SHOWER — &) ) T 1 ‘ SEAM MTL. ROOF — |
. ! —] 2x19 : : : | |
L1 \
SEAT 2 N4 P W DS. | . |
GUARDRAIL 3_9” Lo ||z | é‘ |
1 = 3 \
3 } “L 114D ecress | =
- i BATH 3 o @ EZ.SL. } é
e | 5 | 12
= & il - %% ‘ i\N | i
ki © T 25 | o } il
o Rl BEDROOM 3 © | -
r \
= \ \
H i | 4 EGRESS |
@ owie O o | ;
w B ‘Lff _ .| 9'ls” . EQ ‘
T S&P || SHELVES | } | |
O @ S e >
§'—4" 4-8 6'—6' J
=11 PRE—FINISHED EXTRUDED
\ ALUM. SQUARE GUTTER
17'—6 17’—6" — CENTER DOOR 20'-10” 8’4" 13'-9” _FAUX STONE VENEER
55'-10" 29'—1”
FLOOR PLAN NOTES: 8. ALL APPLIANCES, FIXTURES & ACCESSORIES SHALL BE SELECTED BY OWNER & COORDINATED BY 14. PROVIDE 12"x12" ACCESS PANEL TO BATHTUB TRAP SLIP JOINT CONNECTION. WHERE ACCESS PANEL

1.

2.

DO NOT SCALE DRAWINGS.

SHOWERS & SHOWER—-TUBS SHALL BE PROVIDED WITH INDIVIDUAL CONTROL VALVES OF THE
PRESSURE BALANCE, THERMOSTATIC OR COMBINATION PRESSURE BALANCE/THERMO—STATIC MIXING
VALVE TYPE THAT PROVIDE SCALD & THERMAL SHOCK PROTECTION.

CONTRACTOR SHALL PROVIDE TO OWNER, FOR REVIEW & APPROVAL, SHOP DRAWINGS FOR ALL
INTERIOR  MILLWORK, CROWN AND BASE MOLDINGS, DOOR & WINDOW TRIM PRIOR TO FABRICATION
AND/OR ORDERING/PURCHASING.

PROVIDE GAS LINE & VENT FOR DRYER AS REQUIRED PER MANUFACTURER'S REQUIREMENTS & AS
REQUIRED BY CODE.

PROVIDE COLD WATER BIBB & WASTE LINES RECESSED IN WALL FOR WASHING MACHINE. PROVIDE
RECESSED COLD WATER BIBB AT REFRIGERATOR.

PROVIDE HARD—WIRED COMBINATION CARBON MONOXIDE/SMOKE DETECTORS, WITH BATTERY BACK-UP
& LOW BATTERY SIGNAL, AT ALL BEDROOMS BOTH LEVELS OF STAIRS & CENTRALLY LOCATED IN
HALL. SMOKE ALARMS SHALL BE INTERCONNECTED SO THAT ACTUATION OF ONE ALARM WILL ACTIVATE
ALL THE ALARMS WITHIN THE INDIVIDUAL DWELLING UNIT.

BATHROOM EXHAUST FANS SHALL BE ENERGY STAR COMPLIANT & BE DUCTED TO THE OUTSIDE OF
THE BUILDING. PROVIDE THE MANUFACTURER’S CUT—SHEET FOR VERIFICATION. BATHROOM FANS, NOT
FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION SYSTEM, MUST BE CONTROLLED BY
A HUMIDISTAT WHICH IS READILY ACCESSIBLE. EXHAUST FANS SHALL BE CAPABLE OF 5 AIR-
CHANGES PER HOUR & DISCHARGE OUTSIDE 36" MINIMUM FROM ANY OPENINGS (50 CFM MINIMUM).

CONTRACTOR FOR PRICE, FINISH INSTALLATION REQUIREMENTS & OPENING DIMENSIONS. TO BE
INSTALLED BY GENERAL CONTRACTOR. EACH APPLIANCE PROVIDED/INSTALLED MEETS ENERGY STAR IF
AN ENERGY STAR DESIGNATION IS APPLICABLE FOR THAT APPLIANCE. 12.

9. BATHTUB/SHOWER NOTE: WALL COVERINGS SHALL BE TILE OR APPROVED EQUAL TO UNDERSIDE OF 16.
GYPSUM WALLBOARD CEILING/SOFFITS AT SHOWERS AND/OR AT TUBS WITH SHOWERS. PER CODE,
FINISH MATERIALS (INCLUDING GYPSUM WALLBOARD) & OTHER THAN STRUCTURAL ELEMENTS SHALL
BE MOISTURE RESISTANT. GLASS ENCLOSURE DOORS & PANELS MUST BE TEMPERED, SWING DOOR
OUTWARD. NET AREA OF SHOWER SHALL NOT BE LESS THAN 1,024 SQ. INCHES OF FLOOR AREA &
ENCOMPASS 307¢ CIRCLE. 7.

10. FIREPLACE APPLIANCE TO BE "LENNOX FIREPLACES”™ MODEL #RAVL—42 (D—VENT) SEALED
COMBUSTION) (ANSI Z21.88b & U.L. #127) OR APPROVED EQUAL. PROVIDE FUEL GAS LOOSE KEY
VALVE. INSTALLATION & USE SHALL BE IN ACCORDANCE WITH THEIR LISTING.

11. EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED WITH NATURAL LIGHT BY
MEANS OF EXTERIOR GLAZED OPENINGS IN ACCORDANCE WITH SECTION R303.1 OR SHALL BE
PROVIDED WITH ARTIFICIAL LIGHT THAT IS ADEQUATE TO PROVIDE AN AVERAGE [LLUMINATION OF 6
FOOT—CANDLES OVER THE AREA OF THE ROOM AT A HEIGHT OF 30" ABOVE THE FLOOR LEVEL.

12. ALL NEW PERMANENTLY INSTALLED LUMINAIRES IN BATHS, KITCHENS (50%), CLOSETS, GARAGES,
LAUNDRY & UTILITY ROOMS SHALL BE HIGH— EFFICIENCY TYPE LUMINAIRES. HIGH-EFFICIENCY
LUMINAIRES HAS AN EFFICIENCY NO LOWER THAN THE EFFICIENCIES CONTAINED IN TABLE 150-C &
IS NOT A LOW—EFFICIENCY LUMINAIRE AS SPECIFIED BY SECTION 150(k)2.

135, ALL INTERIOR & EXTERIOR STAIRWAYS SHALL BE ILLUMINATED.

CANNOT BE PROVIDED, PROVIDE SOLID JOINT.
ALL EXTERIOR VENTS SHALL BE GALVANIZED WITH 1/47x1/4” MESH SIZE. PAINT ALL VENTS.

THE GARAGE SHALL BE SEPARATED FROM THE DWELLING & ITS ATTIC AREA IN ACCORDANCE WITH
TABLE R302.6. MEMBRANE PENETRATIONS SHALL COMPLY WITH SECTION R302.4.1. WHERE WALLS ARE
REQUIRED TO HAVE A FIRE—RESISTIVE RATING, RECESSED FIXTURES SHALL BE INSTALLED SO THAT
THE REQUIRED FIRE-RESISTIVE RATING WILL NOT BE REDUCED.

DUCTS PENETRATING THE WALLS OR CEILING SEPARATING THE DWELLING FROM THE GARAGE SHALL
BE CONSTRUCTED OF A MINIMUM No.26 GAUGE SHEET STEEL OR OTHER APPROVED MATERIAL &
SHALL NOT HAVE OPENINGS INTO THE GARAGE.

OTHER PENETRATIONS OF GARAGE/DWELLING CEILINGS & WALLS SHALL BE PROTECTED AS REQUIRED
BY SECTION R302.11, ITEM 4.

. IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS A USABLE SPACE BOTH ABOVE & BELOW THE

CONCEALED SPACE OF A FLOOR/CEILING ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE
AREA OF THE CONCEALED SPACE DOES NOT EXCEED 1,000 sf. DRAFTSTOPPING SHALL DIVIDE THE
CONCEALED SPACE INTO APPROXIMATELY EQUAL SPACES.

NEW SECOND FLOOR PLAN
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226 N. Crescent Drive, Suite 1A
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310.550.7902
310.550.7903 fax
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WALL SCHEDULE

EXISTING 2x STUD WA
5/8" GYPSUM BOARD,

2x INTERIOR STUD WA
5/8" GYPSUM BOARD,
SIDE (PROVIDE 'GREE
AT WET/DAMP AREAS)

NEW

LLow/
EACH

LLow/
EACH
BOARD’

2x EXTERIOR STUD WALL w/

5/8" GYPSUM BOARD
R—15 BATT INSULATIO
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UNDER-FLOOR VENTILATION CHART
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. - —_— 4% 0 — : : | j‘ @EGRESS @ DS O éi >% ., ° 1 E
DS. ] [ rEF r = —— ro | O S <o
Q: | [ 5T | [ anTry t ’ > £Q. | 9’6" | EQ I | &5 | TS =%
- SEALED—COMBUSTION D—VENT ] - .|| E o |
o T — : F\REPLQCE APPLIANCE, SEE ¥ - g & BATH 1 © } - 352 3.52 / 3.88
= NOTE #10 & SPECS ON T4.0 B - =
© T |\75 GAL. WATER—HEATER ATOP 7 — O "= SHOWER ( st |
k‘ — i 18"H. PTD. GWB PLINTH ~ KITCHEN g . L [@ | ]
= o : 1—HOUR RATED WALL | = re = } o 3
x — ASSEMBLY, TYP. | A ’ k e
= — '/ s | 0|2 e | “ BEDROOM 1 \E i
9 " O T | \ Ei OWC 1B HQUAL RISHRS «f | i 2
7DD S —— ] == ] 16 10.5 TREADS - | 4§ = AD.D
3= — 2-CAR GARAGE 0 : fo ]|2s  ©S8|EEE | -
e — SEALED CONC. SLAB ‘| FAMILY ROOM o ”@ R %% PDR. J | B
QI h - - o |lm o = Z
> % — : ifQé 38”H. HANDRAIL/ | SN
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/1) o 14%10" PTD. Gl WALL SRR ) |
i VENT EOCATED WITHIN THE GREAT ROOM = |
JOIST SPACE < K COVERED |
PORCH |
|
R NI PTD. G.I. 24”"x18” UNDER— R
@ O, FLOOR ACCESS VENT IN CONC, 4 @ ‘N 0
N PIT, TYPICAL OF 3 gR'w—» ~
SEALED—COMBUSTION D—VENT SL. 2% |
N FIREPLACE APPLIANCE, SEE . L ‘
A@‘f NOTE #WO & SPECS ON T4.0 <3E |
™~ FAUX STONE VENEER, TYP,.—— & ‘
N N |
® ( &) - =
— | —— o
DS. e P DS.
&E : S I A o I
16 -8 5'-0" EQ 5-3 6'—10" 3 =3 EQ. 5-5 10
CIR. FP. CTR. DR
19'-0" 36'-10" 28'—4" 1T-q
CENTER DOOR
FLOOR PLAN NOTES: 8. ALL APPLIANCES, FIXTURES & ACCESSORIES SHALL BE SELECTED BY OWNER & COORDINATED BY 14. PROVIDE 127x12” ACCESS PANEL TO BATHTUB TRAP SLIP JOINT CONNECTION. WHERE ACCESS PANEL
CONTRACTOR FOR PRICE, FINISH INSTALLATION REQUIREMENTS & OPENING DIMENSIONS. TO BE CANNOT BE PROVIDED, PROVIDE SOLID JOINT.
1. DO NOT SCALE DRAWINGS. INSTALLED BY GENERAL CONTRACTOR. EACH APPLIANCE PROVIDED/INSTALLED MEETS ENERGY STAR IF
" ” A . L con . AN ENERGY STAR DESIGNATION IS APPLICABLE FOR THAT APPLIANCE. 15. ALL EXTERIOR VENTS SHALL BE GALVANIZED WITH 1/4"x1/4” MESH SIZE. PAINT ALL VENTS.
2. SHOWERS & SHOWER—TUBS SHALL BE PROVIDED WITH INDIVIDUAL CONTROL VALVES OF THE
PRESSURE BALANCE, THERMOSTATIC OR COMBINATION PRESSURE BALANCE/THERMO—STATIC MIXING 9. BATHTUB/SHOWER NOTE: WALL COVERINGS SHALL BE TILE OR APPROVED EQUAL TO UNDERSIDE OF 16. THE GARAGE SHALL BE SEPARATED FROM THE DWELLING & ITS ATTIC AREA IN ACCORDANCE WITH
VALVE TYPE THAT PROVIDE SCALD & THERMAL SHOCK PROTECTION. GYPSUM WALLBOARD CEILING/SOFFITS AT SHOWERS AND/OR AT TUBS WITH SHOWERS. PER CODE, TABLE R302.6. MEMBRANE PENETRATIONS SHALL COMPLY WITH SECTION R302.4.1. WHERE WALLS ARE
FINISH MATERIALS (INCLUDING GYPSUM WALLBOARD) & OTHER THAN STRUCTURAL ELEMENTS SHALL REQUIRED TO HAVE A FIRE—RESISTIVE RATING, RECESSED FIXTURES SHALL BE INSTALLED SO THAT
3. CONTRACTOR SHALL PROVIDE TO OWNER, FOR REVIEW & APPROVAL, SHOP DRAWINGS FOR ALL BE MOISTURE RESISTANT. GLASS ENCLOSURE DOORS & PANELS MUST BE TEMPERED, SWING DOOR THE REQUIRED FIRE-RESISTIVE RATING WILL NOT BE REDUCED.
INTERIOR MILLWORK, CROWN AND BASE MOLDINGS, DOOR & WINDOW TRIM PRIOR TO FABRICATION OUTWARD. NET ARFA OF SHOWER SHALL NOT BE LESS THAN 1.024 SQ. INCHES OF FLOOR ARFA &
AND/OR ORDERING/PURCHASING. ENCOMPASS 30”8 CIRCLE. 17. DUCTS PENETRATING THE WALLS OR CEILING SEPARATING THE DWELLING FROM THE GARAGE SHALL
BE CONSTRUCTED OF A MINIMUM No.26 GAUGE SHEET STEEL OR OTHER APPROVED MATERIAL &
4. ;E%%EDG@; LCS[E)E& VENT FOR DRYER AS REQUIRED PER MANUFACTURER'S REQUIREMENTS & AS 10. FIREPLACE APPLIANCE TO BE "LENNOX FIREPLACES” MODEL #RAVL—42 (D—VENT) SEALED SHALL NOT HAVE OPENINGS INTO THE GARAGE.
: COMBUSTION) (ANSI 721.88b & U.L. #127) OR APPROVED EQUAL. PROVIDE FUEL GAS LOOSE KEY
5. PROVIDE COLD WATER BIBB & WASTE LINES RECESSED IN WALL FOR WASHING MACHINE. PROVIDE VALVE.INSTALLATION & USE - SHALL BE TN ACCORDANCE WITH THEIR LISTING. - gHgEC%NNURRBAJQOWNWS OTFEMGAALRAGE/DWELLNG SNBSS SR B PRI A8 R
RECESSED COLD WATER BIBB AT REFRIGERATOR. |
. 5%@5 SOPFACEEXTEN;%NRD%DLA;%E gg!@NNG%CCNUPAACNggRSAH@& @ETHPRSOEVC?%DN véESBNWAngAéH;ELHTBEBY 19. IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS A USABLE SPACE BOTH ABOVE & BELOW THE
6. PROVIDE HARD—WIRED COMBINATION CARBON MONOXIDE/SMOKE DETECTORS, WITH BATTERY BACK—UP ' CONCEALED SPACE OF A FLOOR/CEILING ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE
: . s y . s . PROVIDED WITH ARTIFICIAL LIGHT THAT IS ADEQUATE TO PROVIDE AN AVERAGE ILLUMINATION OF 6 ) . . o . i
* LOW BATERY SGNAL A1 AL SEOROOMS SOIY VLS OF STARS i CONMALY LOGATED N 0T CANDLES QVER THE AREA OF THE ROOW AT A HEGHT OF 30" ABOVE THE FLOOR Lt AREA OF THE CONGEAED SPACE BOEC NOT EXGERD 100 . DRAFTSTOPRIG SHALL DN T
ALL THE ALARMS WITHIN THE INDIVIDUAL DWELLING UNIT. 12. ALL NEW PERMANENTLY INSTALLED LUMINAIRES IN BATHS, KITCHENS (50%), CLOSETS, GARAGES,
2 BATHROOM EXHAUST FANS SHALL BE ENERGY STAR COMPLIANT & BE DUCTED TO THE OUTSIDE OF LAUNDRY & UTILITY ROOMS SHALL BE HIGH— EFFICIENCY TYPE LUMINAIRES. HIGH—EFFICIENCY

THE BUILDING. PROVIDE THE MANUFACTURER’S CUT—SHEET FOR VERIFICATION. BATHROOM FANS, NOT
FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION SYSTEM, MUST BE CONTROLLED BY
A HUMIDISTAT WHICH IS READILY ACCESSIBLE. EXHAUST FANS SHALL BE CAPABLE OF 5 AIR—

CHANGES PER HOUR & DISCHARGE OUTSIDE 36" MINIMUM FROM ANY OPENINGS (50 CFM MINIMUM).

LUMINAIRES HAS AN EFFICIENCY NO LOWER THAN THE EFFICIENCIES CONTAINED IN TABLE 150-C &
IS NOT A LOW—EFFICIENCY LUMINAIRE AS SPECIFIED BY SECTION 150(k)2.

135, ALL INTERIOR & EXTERIOR STAIRWAYS SHALL BE ILLUMINATED.
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226 N. Crescent Drive, Suite 1A
Beverly Hills, California 20210
310.550.7902
310.550.7903 fax

MESSIHA ENGINEERING

SERVICES

9854 NATIONAL BOULEVARD, SUITE 474

LOS ANGELES$, CA. 90034

810.717.3020

FAX773.829.0158

TRUCTURAL ENGINEER

OWNERSHIP  AND USE OF DOCUMENTS

All

Drawings, Specifications and copies thereof furnished By SCALA are

and shall remain its property. They are to be used only with respect

to

this project. Federal law prohibits the reproduction, display, sale, or

other disposition of this document without the express wrjtten consent

of

SCALA. Copyright © SCALA. All rights reserved.

W

No. C-33220

Expires 08/31/2017

ALL SCHEDULE

EXISTING 2x STUD WALL w/

5/8" GYPSUM BOARD,| EACH

2x INTERIOR STUD WALL w/

NEW 5/8" GYPSUM BOARD,| EACH
SIDE (PROVIDE 'GREENBOARD’
AT WET/DAMP AREAS)

2x EXTERIOR STUD WALL w/
5/8" GYPSUM BOARD |&
R—13 BATT INSULATION. AT
EXTERIOR SIDE, PROVIDE EXT.
FINISH PER SCHEDULE

10/22/15 PLAN CHECK CORRECTIONS
10/02/15 PLAN CHECK SUBMITTAL
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2819 Grayson Avenu
Los Angeles, CA. 90291

NEW FIRST
FLOOR PLAN
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A.B. ANCHOR BOLT .D. INSIDE DIAMETER
A.C ASPHALTIC CONCRETE INSUL. INSULATION

A/C AIR CONDITIONING INT. INTERIOR

A.C.I. AMERICAN CONCRETE LAM. LAMINATED
INSTITUTE LAV, LAVATORY

A.C.T. ACOUSTIC CEILING TILE LOC. LOCATION

ACT. ACTUAL MAX. MAXIMUM

A.D. AREA DRAIN M.E. MATCH EXISTING

A.F.F. ABOVE FINISH FLOOR MECH. MECHANICAL

A.F.G. ABOVE FINISH GRADE MFR. MANUFACTURER

ALUM. ALUMINUM MIN. MINIMUM

AN.S.I. AMERICAN NATIONAL MISC. MISCELLANEOUS

. PROVIDE METAL TRIM OR CASING AT ALL EDGES OF PLASTERED OR DRYWALL SURFACES

WHERE IT TERMINATES OR MEETS ANOTHER MATERIAL UNLESS NOTED OTHERWISE.

. CONTRACTOR SHALL VISIT THE SITE, FAMILIARIZE HIMSELF WITH THE EXISTING

CONDITIONS, REVIEW AND UNDERSTAND THE REQUIREMENTS OF THE CONTRACT
DOCUMENTS CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS AND CONDITIONS
PRIOR TO BEGINNING ANY WORK AND SHALL NOTIFY THE DESIGNER OF ANY
DISCREPANCIES. DO NOT SCALE DRAWINGS.

. IN THE EVENT OF DISCREPANCIES BETWEEN ANY DRAWINGS AND/OR SPECIFICATIONS,

THE COSTLIER OR MORE RESTRICTIVE CONDITION SHALL BE DEEMED THE CONTRACT
REQUIREMENT UNLESS OTHERWISE STATED IN WRITING FROM THE OWNER.

MADE AVAILABLE AT THE JOB SITE.

METHANE DESIGN NOTE

PROJECT DESCRIPTION

2—=STORY ADDITION TO AN EXISTING 1-=STORY
SINGLE-FAMILY RESIDENCE WITH A NEW ATTACHED
2—CAR GARAGE.

CODE DATA

OCCUPANCY: R—3/U
CONSTRUCTION TYPE: TYPE V-B

STORIES: 2 (1 EXISTING)

NEW HEIGHT: 28 —0" (EX.=14"-6")
CODES: 2014 L.A.B.C.

2014 L.A. GREEN CODE
2014 CA. RES. CODE &

PROJECT DATA

/ZONE: R1-1-0

METHANE ZONE

VENICE COASTAL ZONE SPECIFIC PLAN:
SOUTHEAST VENICE ZONE

PARCEL AREA: 5,096.8 SQ. FT.

LECAL DESCRIPTION

ASSESSOR PARCEL No.: 422/-022-024
TRACT: 6098 LOT: 142
MAP REFERENCE: MB 108—-58/59

PROJECT DATA

GENERAL NOTES

PROPOSED STRUCTURE AREA TABULATION (SCHOOL)

EXISTING Tst FLOOR AREA: 352 SQ. FT.
NEW Tst FLOOR AREA: 771 SQ. FT.
NEW 2nd FLOOR AREA: 1,826 SQ. FT.
SUBTOTAL: 3,429 SQ. FT.

PROPOSED STRUCTURE AREA TABULATION (ZONING/BLDG.)

VEG

DS. TO PLANTER
BOX w,/ OVERFLOW
O STREET, TYP.

i

y | C

BALCONY

c————————=

EXISTING Tst FLOOR AREA: 352 SQ. FT.

L.
IR I

2o i
FOUNDATIONS | =
TO REMAN——_ & 1 %
< i b
4 | e
S |
= —
S |
>
O ls.74
oli
| | ©
sl L\ !
N l Cdf“\l
J ) 1 (/)Q
% 5750 ‘ 2010 —
! EXSB. T TS
l vz
ﬁ>(/7
D LS. AREA / L
/ o &

&

SITE PLAN

BATHROOM EXHAUST FAN WITH INTEGRAL

LIGHT FIXTURE. SEE NOTES #25-26/T3.0.

EXISTING 1—=STORY SINGLE—FAMILY
RESIDENCE WITH 2—-STORY ADDITION

NEW COVERED PORCH

SYMBOLS LEGEND

EXIS

NEW Tst FLOOR AREA: 098 SQ. FT.
NEW 2nd FLOOR AREA: 1,740 SQ. FT.
SUBTOTAL: 3,270 SQ. FT.
COVERED PORCHES: /7 SQ. BT
SUBTOTAL: 5,347 SQ. FT.
ATTACHED 2—CAR GARAGE: 502 SQ. FT.

PROJECT AREAS

T T T T T T T

30'+0"
TO C.L. OF STREET

EX. STRED
TREE TO REMAIN

LOW-POINT

/|

/ ‘ EX. CONC. \
DRIVE APRON | \

NOT A PART ‘ \

\

|
/‘ ‘\

(

i

:CONC. SIDEWAL
| |
i

H

H

OWNERS:

THOMAS JAMES CAPITAL

26940 ALISO VIEJO PARKWAY, SUITE

ALISO VIEJO, CALIFORNIA 92656
(949) 481-7026

ARCHITECT:

\

GRAYSON AVENUE

434
%Vi

SITE PLAN

"=10"-0"

| |
\ 4’ PYC DRAIN

LINE FROM A.D./
PLANTER BOXES

SLOPED TO CURB
FACE, TYP.

SOUTHERN CALIFORNIA ARCHITECTS
226 N. CRESCENT DRIVE, SUITE 1A
BEVERLY HILLS, CALIFORNIA 90210
(310) 429—1113

STRUCTURAL ENGINEER:

MESSIHA ENGINEERING SERVICES
9854 NATIONAL BOULEVARD, SUITE 474

LOS ANGELES, CALIFORNIA 90034
(310) 717-3020
(773) 829—0158 FAX

PROJECT DIRECTORY

100

UNDERGROUND SERVICE ALERT(USA) OF SOUTHERN CALIFORNIA

10/22/15 PLAN CHECK CORRECTIONS
10/02/15 PLAN CHECK SUBMITTAL
rev. date description

Residence

Addition

2819 Grayson Avenue
Los Angeles, CA. 90291

project

TITLE SHEET

title
AS NOTED SEPTEMBER 12, 2015
scale project date
D.BIBAWI OCTOBER 23, 2015
project manager plot date

”WWHW
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| 20’3 |
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| |
X DEMO. EXISTING I
1 2-CAR GARAGE e
| |
:» »:
| |
| |
| |
| |
| |
| g
| |
| |
| |
| |
\‘ ‘\
et I

DEMOLITION NOTES:

1. GENERAL CONTRACTOR TO VERIFY WITH OWNER ITEMS TO BE SAVED. ALL ITEMS TO BE
SAVED OR RE-USED IN NEW PROJECT SHALL BE STORED IN A SAFE, DRY LOCATION.

2. THE GENERAL CONTRACTOR SHALL INFORM ALL INCONSISTENCIES WITH ARCHITECT &
ENGINEER.

3. GENERAL CONTRACTOR SHALL COORDINATE ALL UTILITIES, OR WORK ON UTILITIES WITH
THE LOCAL UTILITY COMPANY & THE CITY PRIOR TO COMMENCEMENT OF WORK.

4. EXISTING PORTIONS OF STRUCTURE TO REMAIN SAFE FROM INTRUSION & DRY FROM
FOUL WEATHER CONDITIONS.

5. ALL DEMOLISHED ITEMS TO BE DISCARDED SHALL BE HAULED AWAY BY AN
APPROVED CITY OF L.A. HAULER.

6. ALL DEBRIS SHALL BE WET AT TIME OF HANDLING TO PREVENT DUST.

/7. NO STRUCTURAL MEMBER IN ANY STORY SHALL DEMOLISHED UNTIL THE
STORY ABOVE IS COMPLETELY REMOVED (AS OCCURS).

8. THERE WILL BE NO FREE FALL DUMPING OVER EXTERIOR WALL FOR HEIGHT
OF MORE THAN 25’

9. CALL FOR INSPECTION AT LEAST 24 HOURS BEFORE STARTING WORK.

10. APPROVAL OF PROTECTION FENCES & CANOPIES IS REQUIRED PRIOR TO
DEMOLTION.

71. ALL BASEMENT FILLS SHALL BE CLEAN & UNIFORM (AS OCCURS).

12. STORAGE ON FLOORS SHALL NOT EXCEED PSF LIVE LOAD.

EX. SETBACK

26'=3"

25'—6}" g7

323"

C== [

EX. SETBACK

|
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\
\
\
\
\
\
\
: ¥
R y
= y
\
\
\
\
\
\
\
\
\
\
\
\
\
¥
B — \
| DEMO. PORTIONS OF EXISTING 1-STORY HOUSE \}
PN | ] EXISTING HOUSE PERIMETER=117’
N X 50% OF EXISTING PERIMETER=58—6" | |
~ N LENGTH OF EXISTING WALL TO REMAIN=65"-8" (56%) |
\
\
SR |
—_ \
\
| | }
| | \ |
| | \ |
|| \ |
: X B
= X 3
° X 3
|| \ |
|| \ |
| | \ |
| | \ |
|| \
N PORTION EXISTING WALL FRAMING & “
%g W ///*FOUNDATON TO REMAIN, TYP. ‘\
\
|
o == =T C== e
22" =17 4 =2

DEMOLITION PLAN
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226 N. Crescent Drive, Suite 1A
Beverly Hills, California 0210

310.550.7/902
310.550.7903 fax

MESSIHA ENGINEERING

SERVICES

9854 NATIONAL BOULEVARD, SUITE 474

LOS ANGELES$, CA. 90034

810.717.3020

FAX773.829.0158

STRUCTURAL ENGINEER
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WALL SCHEDULE

fffffff EXISTING WOOD STUD
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DESCRIPTION MANUFACTURER STYLE/CAT. NO. COLOR/REMARKS
1a | 7/8" EXTERIOR OMEGA PRODUCTS SMOQTH—TROWELED ELASTOMERIC PAINT FINISH
PLASTER CEMENT OR APPROVED EQ. PLASTER FINISH COLOR 4B

CEMENTUOUS BATTEN | JAMES HARDIE 4’x10° SMOOTH PANELS | NON—ELASTOMERIC PAINT 4B’

S

2
O
3
=
=
<
RS
=
L
O
)
=
O
=<
=)
(@)
N

226 N. Crescent Drive, Suite 1A
Beverly Hills, California 20210
310.550.7902
310.550.7903 tax

MESSIHA ENGINEERING
SERVICES

9854 NATIONAL BOULEVARD, SUITE 474
LOS ANGELES, CA. 90034
310.717.3020

FAX773.829.0158

TRUCTURAL ENGINEER

B | BOARD SIDING OR APPROVED EQ. w/ 2.57x3/4" BATTENS |].C.C. #NER—405
on | ALUMINUMFRAMED 1 JELD—WEN OR _ BRONZED ALUMINUM FINISH
DOORS & WINDOWS | APPROVED EQUAL TEMPERED & DUAL—GLAZED FAUX STONE VENEER
T.M. COBB OR TEMPERED, DUAL—GLAZING STANDING SEAM MTL. ROOF
2B | WOOD ENTRY DOOR APPROVED EQUAL FRENCH DOOR PAINT FINISH. CLOLOR T.B.D. ASSEMBLY TO MEET COOL-
PRE=FINISHED ALUM. RECTANG. EXTRUDED ROOF REQ.
3A | OWNSPOUTS /GUTTERS |BY G.C. ALUMINUM /OGEE - GUTTERS| PRE—FINISH (MATCH ADJ. MATERIAL) . X, RIDGE B = .
PAINT ON METAL DUNN EDWARDS B RIDGE
YA ELASHING & G OR APPROVED “EQ. SEMI—GLOSS MATCH ADJ. MATERIAL 4 RIDCE, . :
ag | PAINT ON PLASTER & DUNN_EDWARDS SEMI—GLOSS COLOR: WHISPER
SIDING OR APPROVED EQ. PRIME + ELASTOMERIC PAINT e | e IR R S R R S0s TR
DUNN_ EDWARDS B COLOR: T.B.D. T.0.PLATE = N 5 -
4C | PAINT ON PLASTER 2| oR " appROVED £q. | SEMIZGLOSS PRIME + ELASTOMERIC PAINT 200" - - 7 N
PAINT ON METAL RUST—OLEUM PROTECTIVE ENAMEL COLOR: STAINLESS STEEL LINTEL ST 2x ROOF RAFTERS w/ - ~
D | RAILINGS /IRONWORK | OR_ APPROVED EQ. GLOSS (GRIND & PRIME AS REQ.) A R—30 BATT, TYP. ~ “
55 | STANDING SEAM CUSTOM—BILT METALS | CS—100 CAP SEAM COLOR TO BE DETERMINED
METAL ROOF OR APPROVED EQ. 18.5” SPACING .C.C. #ESR—2048 i |
EL DORADO STONE COLOR TO BE DETERMINED S # *
BA | FAUX STONE VENEER |G& aPPROVED EO. RUSTIC LEDGE .0, HESR-1215 o BEDROOM =3 HALL BEDROOM =2
% % ==
= ’
NOTES: R E %
1. PROVIDE SAMPLES TO OWNER OF ALL INTERIOR & EXTERIOR FINISHES. = T.0.SHTG - , (
2. ALL SIDING SHALL, TRIM, ETC. SHALL BE INSTALLED OVER 2—LAYERS OF 15 LB. BUILDING PAPER OR o +11°-0 W x T T T 1 T T T T |
DUPONT "TYVEK” HOUSE—WRAP #1055-B (I.C.C. #ESR—2375). INSTALL PER MANUFACTURER. Tl 8 T.0.PLATE / , ;
3. ALL SIDING, TRIM, ETC. SHALL BE MITERED & CAULKED AT JOINTS/SEAMS. | T +10"-0"
4. RAIN DOWNSPOUTS NOT SHOWN FOR GRAPHIC CLARITY. GENERAL CONTRACTOR TO PROVIDE ez
AS REQUIRED (MINIMUM PER FLOOR & ROOF PLANS). Hl
5.  ALL MECHANICAL, PLUMBING, ETC. OUTLETS/EXHAUST LOCATIONS SHALL NOT OCCUR AT FRONT/ T 2x STUDS w/ 5/8" GWB &
STREET ELEVATION OF THE ROOF PLANES. PAINT ALL ITEMS TO MATCH ROOF SHINGLE. 0 /Ms BATT, ‘TYP.
6. PROVIDE ELASTOMERIC PAINT FINISH TO ALL EXPOSED CEMENT PLASTER. ELASTOMERIC PAINT
TO CONTAIN 100% ACRYLIC BINDERS. APPLY TO A MINIMUM OF 12 MIL. DRY THICKNESS. GREAT ROOM BEDROOM 1
7. ALL DECK WATERPROOFING SHALL BE BY: "PLI-DECK SYSTEMS, INC.” SYSTEM #2097 OR APPROVED
EQUAL (1.C.C. #ESR-2097 / L.AR.R. #25375).
8. FAUX MASONRY VENEER SHALL BE INSTALLED PER THE MANUFACTURER’'S REQUIREMENTS. INSTALL 2x FLR. JOISTS w/ PLYWD.
OVER CEMENT PLASTER BACKING (BROWN COAT—MOISTENED) & 1/2” THICK TYPE N OR S MORTAR. EXISTING /swo‘ & R—19 BATT, TYP.
9. FASTERNERS FOR ROOF COVERINGS SHALL COMPLY WITH CBC SECTION 1507.3.6. g%gﬂfmg,) — R A— L
j iz [
CENTERLINE OF STREET ¢ : L=
4.34° l )
SCALE: SCALE:
EXTERIOR FINISH SCHEDULE 3 BUILDING SECTION —
STANDING SEAM MTL. ROOF
ASSEMBLY TO MEET COOL—-
ROOF REQ.
__ MAX. RIDGE o \
32.34 I
12
4 S
ATTIC C ~
% 0 00T RSOSSN SO AN AN AN SR A SR SR SR EEIA O SSA B SO SN SO SO SOy | 0 0 0§ § LD ‘VMF SO SO SO
LOPLAE o IO Y L0 7S O 0 Y S0 ) O 0 i 9 ’ \ B S O S 2O TS TS A T 8 28 2N T A A S by :
+20'~ :
2x ROOF RAFTERS w/ X K
LNT‘EL i} / R—30 BATT, TYP.
+19 -0
= W.I1.C. MASTER BEDROOM BEDROOM =4 BEDROOM #2
= 1-HR. CLG. 3
< A2.3 .2
- N
@ R—19 BATT INSUL. #%
= T.0.SHTG. - I <
= +11-0 AN SO SO SO S S BN S SR SO S S & %&é ! ! x ! X%/ g ! Q I I
- T.0.PLATE / i
Lr‘> +10'-07 i ]
8
AH
X A — 2x STUDS w/ 5/8" GWB &
i R—15 BATT, TYP.
5-CAR GARAGE FAMILY ROOM KITCHEN i PDR. BEDROOM 1
2x FLR. JOISTS W/ PLYWD. |
EXISTING CONC. SLAB OVER VISQUEEN & /SHTC, & R—19 BATT, TYP. %
T.0.SHTG. - /4" GRAVEL BED
—0” (6.18") 5 A A
| CENTERLINE OF STREET K = v’_‘ @ |
434 ‘ K ‘
L] L] L]

BUILDING SECTION

SCALE:

1/4" =

1'~0"
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All
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