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

CALIFORNIA COASTAL COMMISSION

South Coast Area Office
200 Oceangate, Suite 1000
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original staff report ADDENDUM-REVISED

April 13,2016

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

SUBJECT: APPEAL NO. A-5-VEN-16-0032 (Congdon) 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. Commission staff
received one (1) letter from the applicant’s agent demonstrating opposition for finding a
substantial issue with regard to the grounds on which the appeal was filed.

FINDINGS

The following findings are not part of the staff report dated April 1, 2016. Commission staff is not
aware of any unpermitted development at the site.
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Oshida, Caitlin@Coastal

From: Lydia Ponce <venicelydia@gmail.com>

Sent: Friday, April 08, 2016 12:25 PM

To: Oshida, Caitlin@Coastal

Subject: Fwd: 521 Grand Blvd (A-5-VEN-16-0032)
Attachments: Beachhead_Article_Jon_Wolff_April3,2016.pdf
Here's two

---------- Forwarded message ----------

From: Lydia Ponce <venicelydia@gmail.com>

Date: Friday, April 8, 2016

Subject: 521 Grand Blvd (A-5-VEN-16-0032)

To: "Rehm, Zach@Coastal" <Zach.Rehm(@coastal.ca.gov>

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

Long Beach, CA 90802

Re. SUPPORT OF Coastal Exemption Appeal
521 Grand Blvd (A-5-VEN-16-0032)
Hearing date: Thursday April 14, 2016

Agenda Item 17.i.

Coastal Staff and Honorable Commissionérs,

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,




Sincerely yours,

Lydia Ponce




by Jon Wolif.
If you've never attended a meefing of the Vemice
Neighbarhood should come sometime to

Council, you
see how it all works. The Council discusses and votes
on a variety of topics specific to Venice. The Boardwalk,
homelessness, business, snd colture ave just some of the
sub;wtseovmdatatyp:mlmeehngnfthem

One issue that comes up at every meetng concems
building owners” pmpmalstudenmhshnldxbmldmgs
and build newer and taller in fheir place. These
moﬂlsm-oﬁmhbde&as no amd they

presented as mnocuous numer changes with
mmﬁmblempactmﬂmnmghbahood. The owners
present themselves as humable Venice residents who just
want to improve their home fo acconmodate their kids.
ngftheownﬂsmupmhng;bum&theyamthz
Coumceil that the eplargement of their building won’t sig-
nificantly affect parking in Venice becsuse they'll incinde
a bike rack to enconrage more environmentally sound
means of They sometimes bring the
architects along to the meeting to show slides or models
representing the changes to the building.

The Council discusses the facts and votes their rec-
ommendation on the proposal. But, before they do,
there’s nsually a counter from neighbors and
concermned Vegice activists about the facts not revealed by
the owners. Welemnﬁmthepmpnsed%
actually be nmch taller or wider than the owners
Or that the existing laws specifically disallow changes of
this kind becanse they would cause damage
to the character of the neighborhood. Or, it tums out, the
ownes are only doing this so they can reat out the new
structare as a short-term rental with “Anr-BM-b™.

Now, here’s where the important part comes in And
ﬁ’sﬂ:ermymmedwatmdﬁmmedmgsmpm:m
Becanse you need to see the thing that a lot of people
miss. Ithxppenswhmihepmrmhngﬂwﬂgnmmt
against the proposal is from the podium. Don’t
wamhﬂlespeaker mmhﬂmbuiidmgm;:g& When the

iz making the counter argument and exposing
the real story, check out the owners. Watch their faces.

Look at their their
mnmamﬂweyesandymwﬂlsee reaction fo the
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speaker’s words. You'll see the contenpt. You'll see tbe
u_t,-l, for the 'ﬂ ﬂ:len shbors tEE temiants, the

struggled for Venice for twenty, thirty, fifty years. You

MMWH
fraces of enice that drew thern m the first place.
To the owners and that are demoli

companies
every building in Venice and replacing them with big
ugly boxes, the people of Venice don’t matter. The neigh-
bomwhodontmttnhvemﬂmshadowofsmenew
concrete monstrosity don’t matter. All the “hittle people™
don’t matter. To a development corperstion, the people
- who speak out at the Venice Neighborhood Council meet-
 ings are just minor obstacles in the road. The corporation
expects to get its way whether by the VNC's approval or
by some political operator in L.A. City Hall. And the law
be daroned. You don’t matter. »

This happexns elsewhere. The people m Flint, Michigan
didn’t matter when their environmental regulators were
sending them lead-flavored tap water. Thatpharmaceu
ncaECEDBuzoShkrehlmghedwthongresswason
him for charging people $750 fora pill. To him, the peo-
ple who needed the pills didn’t matter. And the
out in Porter Ranch who got gassed by So Cal Gas didn't
maﬁarwheuﬂoﬁalﬁasknewﬂmtg&sml&akmgfmm
a busted gas valve on their gassy gas pit.

To the developers/destroyers of %nwe you dom’t mat-
ter because you're just one lone wrﬂzlmpower
While you work, sit in traffic, and sleep, they’re looking
at maps, making contracts, izansfmmgﬁmi& lobbying
politicians, andgtmgmyatﬂmﬁmnﬂ&honnﬂ’m
ice. No wonder ne one matters to them; there’s no one
Ie%iom;aftﬁer OI&]:%?

ggmm m of Vemice, themarems
uf\?esmcepeoglg meehng, talkmg, plapming, andact.
ng Iustasacmpmanonzgabcdyof 1als act
togeﬂae.-r to take from other people, aUmon af ]Jeca_n
act together to take back. Thecombmedfahnts many
individuals working toward a common goal can match

the power of any corporation. ~And the goal s obtamable
for one good reason: there’s more of usthEamaf
| them We can and will win.

If yoi heard that people who are working to save Ven-
ice were sp at the next VNC meeting, would you
come to listen? If you knew that people were gathering
in Venice to stand for the Venice you love, would you
be there? If madilﬁiagaaxpofpecpieﬁke%he
\I&s&sxdeTenanisUmonwuegetﬂngtoge&erm%nme
to establish once and for all the truth th

a Human Right wcruidyuuh&lp? If you believed that

e would be free again, would your help matter? Yes ,
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All materials have been forwarded to Commissioners and Staff: same date and time.

VIA E-MAIL and FEDEX

Mr. Steve Kinsey

Supervisor & Chair, California Coastal Commission
200 Oceangate, 10" Floor

Long Beach, CA 90802

Re:  Commission Appeal No. A-5-VEN-16-0032
521 E. Grand Blvd., Venice CA 90291 (“Subject Property”)

To Commissioners and Staff:

Our law firm represents Peter Goldschmidt and Alia Congdon, (the “Owners”) who are
planning a renovation of their small, single family home located at 521 E. Grand Boulevard in
the Venice area of the City of Los Angeles (the “City”"). They have owned this home for 20
years and are planning a renovation in order to provide room for their family. They received a
Coastal Development Permit Exemption from the City of Los Angeles for the proposed
improvement which is the subject of an appeal to be considered before you on Thursday, April
14, 2016.

Unfortunately, it appears there is a concerted effort by a few to oppose every single
renovation (regardless of how big or small) to every single property within the Venice area as
demonstrated by just the 13 appeals filed against Coastal Permit Exceptions that will be heard
on this one day before the Coastal Commission (“Commission™). As such, it is imperative that
the Commission take notice of the number of unfounded allegations and incorrect statements in

both the appeal filed as well as the Commission staff report for this case which supports the

appeal (“Staff Report”).

Based on the following, we ask that the Commission find that the appeal raises no
significant question and allow the City's exemption for this project to become final.

Proposed Project Maintains Far More Than Fifty Percent of the Structure

The project description in the Staff Report is wrong. This is NOT a demolition of the
existing house and construction of a new house. Alia Congdon and her architect submitted
detailed ptans to the City that clearly demonstrated the renovation to the single family home
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would maintain more than 50% of the existing structure, including numerous walls (over 60% of
both interior and exterior combined), the foundation (over 80%), ceiling (over 75%), and flooring
(100%) (“Proposed Project”). Only the roof will be entirely removed to make way for a small 672
square foot addition. (See Exhibit A.)

My letter addressed to the Commission dated March 22, 2016, did not “confirm that the
foundation and the load bearing walls would need to be replaced”. Nor did my letter state “that
the interior and exterior walls of the structure will be removed.” (Staff Report, pages 10 &15.) |
have no idea how this was misconstrued multiple times in the Staff Report since what 1
specifically stated in my letter was the following:

“[tlhe owners have hired a licensed architect as well as other
certified specialists and have determined the structure is very sound. However,
it will be reinforced to accommodate the new addition as the existing foundation is
not capable of supporting the second story. That said, the structure does not
need to be replaced, it simply needs to be reinforced..." (Emphasis added.)

Likewise, statements in the Staff Report which mirror comments made in the appeal
such as, “...the mass and scale of the locally-approved project is inconsistent with the
community character of the area”... are unsupported by the fact that even after the renovation,
this house will be roughly 1,400 square feet, a very modest sized home. Although both the
appeal and the Staff Report calculate the roof-top deck as square footage in order to bolster
their claims, decks and balconies cannot be considered square footage under any local or state
code or law and certainly cannot ever be considered “interior floor area” as defined in the Staff
Report on page 10. Further, this home is still much smaller than other neighboring properties
along Grand and on surrounding streets — see labeled photos (Exhibit B) - and the claim that
this small addition to this small house would result in coastal resources being significantly
affected or would potential set a bad precedent (Staff Report, page 12) is profoundly ridiculous.

To argue that the renovation of a 739 square foot home along with a small, 672 square
foot addition to allow for two bedrooms with closets and two bathrooms is considered a “large
project’ and somehow not consistent with the character of Venice is ludicrous. To further claim
that such a renovation to an existing house affects the “current and future quality of life for all
residents of Venice” is patently absurd. There are no impacts of any kind related to the
Proposed Project and the only person who argues such baseless claims is someone who lives
more than a half a mile away from the site.

Speculation Cannot Be Given Credence in the Commission’s Determination

The Staff Report relies heavily on mere speculation in concluding that while the
renovation does comply with the Coastal Act, extenuating, unknown, and illogical circumstances
could occur which would give weight to the Staff Report’s conclusion. This is not only arbitrary
and capricious, but it is not supported by the Coastal Act, nor any section of applicable state
law.




SKLAR
KIRSH

April 8, 2016
Page 3

.."even if the plans indicate that portions of the existing walls
(typically just studs and framing) are to remain, the City building inspector may
require replacement of those 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 that are nearly 100 years old,
as is the case with the subject structure.” (Staff Report, pages 11 and 15.)
(Emphasis added.)

This entire paragraph (stated twice in the Staff Report) is completely unfounded,
speculative and frankly, biased. Likewise, the section favoring the finding that this appeal raises
a substantial issue (bottom of page 11 in the Staff Report) is especially egregious because the
paragraph begins by stating that the Proposed Project as it was submitted, “could be, on its
face, consistent with the Coastal Act, however the placement of a second-floor addition on a
one-story, 1923 structure may require more demolition...” (Emphasis added.) So, according to
the Staff Report, the Proposed Project as shown on the plans, and as verified and submitted by
professionals does in fact conform and is consistent with the Coastal Act. However, if one is to’
speculate with absolutely no proof or actual facts to support the allegation that this house has
potential structural issues — then of course one may reach any conclusion, including that the
Proposed Project does not comply. This house is solid and the existing foundation will remain
and simply be reinforced to meet today's building standards. For an esteemed State
government agency to base its legal decision on unfounded speculation and whimsical
scenarios is disgraceful and cannot be supported by the law.

Multiple Inaccuracies and Baseless Claims Are Found in Appeal and Staff Report

The Subject Property consists of a single family home (built in 1923) with two legal units
located on top of a legal garage (built in 1924). (Please see Certificates of Occupancy and Los
Angeles County Assessor Records - Exhibit C.) The Subject Property was originally built in this
configuration and remains as such and all records related to the Subject Property confirm this.
This is not a duplex or a triplex as the Staff Report falsely states multiple times, nor is there any
documentation in the Los Angeles County Recorder’s office that states otherwise. (See Staff
Report, page 4, 6, 14, 15.) Although, the Staff Report makes a baseless argument that it is
somehow “not clear whether the City of Log Angeles considers that structure as zero, one or
two additional units” every City/County property record as well as the City's database of public
records, ZIMAS, very clearly show this property contains one single family house in the front
and two units above a garage in the back.

Clearly, despite contrary claims in the appeal and Staff Report, this is a single family
home that is being renovated by the family who lives there. The two legal units in the rear of the
property will not be affected in any way during the construction of the Subject Property. In fact,
on the set of architectural plans submitted to the Coastal Commission, this area of the Subject
Property is clearly delineated as “Not a Part of Scope” The Proposed Project will not result in an
increase in the number of units or density on the Subject Property, nor will it result in a reduction
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of units, This is simply a long-standing Venice resident adding a bit of space for her family. (See
Exhibit D - letter from Owners to neighbors.) There is no issue of Mello Act Compliance or loss
of Affordable Units and while the City is required to review the project for conformance with the
Mello Act (as stated repeatedly in the Staff Report, pages 4, 11, 17) it did so and found
compliance - and the Coastal Commission should do the same.

Conclusion

The Coastal Commissioners should find that this appeal does not raise any significant
question. If the Commission does decide to hear the appeal, we respectfully request that they
move to deny the appeal and approve the Claim of Exemption No. A-5-VEN-16-0032 for the

development proposed by the applicant.

Thank you for your attention to this letter. Please do not hesitate to contact me with any
questions or if you need any additional information.

Sincerely,

i oy

Ellia Thompson
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March 16, 2016

Michele Bradiey Carmen Zurlow George Gineris
412 Rialto Avenue 427 Rialto Avenue 256 Horizon Avenue
Venice, CA 90291 Venice, CA 90291 Venice, CA 90291

RE: Commission Appeal No. A-5-VEN-16-0032

Dear Neighbors,

I pass by your houses four times a day while taking my daughter to Westminster Elementary School,
where she is now a second grader. It’s hard for me to describe the feeling I have walking her to the
very same school where i started out in kindergarten. It’s hard to articulate the deep sense of love and
satisfaction | have in being able to share my neighborhood, its history and pride, with my child.

| remember when Wabi Sabi was a liquor store. When Gjelina was my friend’s house! When Seed was
Val’s Pharmacy. When the post office was a grocery store. When the pavilion held Halloween haunted
houses, and the only haunted house on Rialto was the one that burnt down on the corner of Cabrillo. |
remember when the t-shirt shop on the boardwalk was Lafayette’s Restaurant where I'd buy a short
stack for $1.70 because that was all the money | could muster. When there were riots on the beach.
When | would walk through Ghost Town to get to the Venice Ocean Park Co-opportunity, which my
father helped found. When there was a Venice Co-op. When there was a Ghost Town! | remember
when that trendy store on the corner of Abbot Kinney and Westminster was the Teen Center, located
on West Washington. Do you?

| bought my house when nobody outside of Venice wanted to live in Venice. When the three story
modern home two doors down was a vacant lot. Mine was the cheapest house in the neighborhood,
but the best | could afford. | was very lucky. Most of the people | grew up with here weren’t that
lucky. | appreciate it every day. 1've worked for the last 20 years to be able to improve my house, the
house | own.

And then you come along and tell me | can’t. That you want to “preserve” the character of Venice. |
understand your sentiment and even your desire. | remember a Venice you’ve probably never seen.

Have you seen my street? There is no cohesive character. If you were to look out from my front door,
you'd never know you were in Venice. If you were to go across the street and then look at my house,
you'd also not know you’re in Venice. Grand Boulevard is a four lane wide thoroughfare, full of every
representation of every change Venice has gone through over the last 100 years. There are numerous
post-WWIl stucco duplexes, multiple two-story apartment buildings, and a wide range of
contemporary structures dating from the 80’s to the present, most three-stories. There is the one
random brick house from the 50’s, whose front driveway | envy. On my section, including across the
street, there are a total of three bungalows.




Have you even reviewed my plans? | am not demolishing the whole thing and reducing units on my
property. | am not building to the maximum allowable height. | am not even changing the footprint. |
am adding two bedrooms upstairs to gain a foyer and dining room downstairs, It would make my
roughly 700 square foot house 1300 square feet. That is still a pretty modest home for a family and
still smaller than most of my neighbors.

If you actually knew me, you’d know that we are normal people, with normal jobs. My husband is a
professor in the education department at CSUN, and | was an elementary school teacher before | left
to stay home with my daughter. | wonder what we can do now. Spend our money on a lawyer fighting
to modestly increase our home size and then not be able to afford the construction? Just sell the
house and leave my community, so we can afford more than 18 square feet of closet space for three
people? So someone else can come in and demolish the house altogether.

There are so many things | miss about the old Venice: dollar shows at the Fox Theater, doliar slices at
Del Cor, and getting free bits of glass at Kroma. | miss knowing every bum on the beach on a first name
basis. | miss Monday night jazz at Hal’s, but before that | missed the Merchant of Venice. Because |
grew up here, | know the character and spirit of Venice has always been and still is eclectic (just like the
houses on my street). But Venice is so much more than the architecture or the ever changing
shopfronts. Venice is about artistry and creativity, free thought and open communication, diversity and
respect. | find it sad and more than a little ironic that people claiming to preserve the character of
Venice would file legal paperwork before even speaking to their neighbor.

A real Venice thing to do would have been to knock on my door and talk to me. Straight up, face to
face. Unfortunately you lack the true Venice character that you are theoretically proposing to
preserve.

So, | guess I'll see you around. And if I’'m a little less friendly now, I’'m sure you’lt understand why. ‘

Alia Congdon
Owner, 521 Grand Bivd.

cC:

Mike Bonin

Councilmember

Council of the City of Los Angeles
Eleventh District

200 N. Spring Street #475

Los Angeles, CA 90012

Tricia Keane

Planning Director

Council of the City of Los Angeles
Eleventh District

200 N. Spring Street #475

Los Angeles, CA 90012
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SUMMARY OF STAFF RECOMMENDATION

The staff recommends that the Commission determine that a substantial issue exists with respect to the
grounds on which Appeal A-5-VEN-16-0032 has been filed because the locally approved development
does not qualify for an exemption and requires a local coastal development permit from the City of Los
Angeles. The City-approved development constitutes a demolition and rebuild, not an improvement to an
existing development, because more than 50% of the existing structure will be demolished. The scope of
work includes demolition of the roof, removal and replacement of the floors, demolition of approximately
70% of the interior walls, demolition of approximately 35% of exterior walls, demolition of all existing
doors and windows, construction of new foundation and load bearing walls, construction of a new second
story, construction of a new roof, and new roof top deck (see image below and Exhibit 4). Therefore, the
proposed project is non-exempt “development” as defined in the Coastal Act. 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.
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 meotions to carry out the staff recommendation are on pages 4 and 13.

Rendering: applicant’s architect
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I. MOTION AND RESOLUTION

MOTION: [ move that the Commission determine that Appeal No. A-5-VEN-16-0032 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. Failure of this motion will result in a de novo hearing on the
application, 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:

The Commission hereby finds that Appeal No. A-5-VEN-16-0032 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.

11. APPELLANTS’ CONTENTIONS

On March 4, 2016, the Commission received an appeal of Local Coastal Exemption DIR 2015-
3849-CEX from Michele Bradley, Carmen Zurlow, and George Gineris (Exhibit 3). The former
two appellants withdrew their support for the appeal on March 18, 2016 — but the third appellant
has maintained his right to appeal the City’s action. The City’s Coastal Exemption DIR-2015-
3849-CEX approved a “Remodel to existing 739 sq. ft. one story house, second story addition of 672
sq. ft. roof, and roof top deck 390 sq. ft.” The appeal contends that the existing structure has been
identified as potentially historic by the City of Los Angeles through its SurveyL A project and
therefore historic resource impacts must be analyzed under the Coastal Act and the California
Environmental Quality Act, that more than 50% of the structure will be demolished, that the
structure is part of a triplex not a single family residence, that 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 that 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 appeal
contends that the City-approved project does not qualify for an exemption and requires the
review afforded through the coastal development permit process.

III. LOoCAL GOVERNMENT ACTION

On October 22, 2015, the City of Los Angeles, Department of City Planning issued a Coastal
Exemption (DIR 2015-3849-CEX) (Exhibit 3) for a “Remodel to existing 739 sq. ft. one story
house, second story addition of 672 sq. ft. roof, and roof top deck 390 sq. ft.” The applicant name
listed on the City’s exemption is Colega Architects and the property owner is Alia Congdon. The
box checked on the City’s exemption form is “Improvements to Existing Single-Family
Residences.” On November 5, 2015, the City of Los Angeles, Department of City Planning issued
a Director of Planning Sign-Off (DIR 2015-4069-VSO) (Exhibit 3) for a “interior/exterior
remodel, deck addition, on 1*' floor, and 2" story addition to an existing 1-story SFD (front unit)
Lot is also with a detached 2-story unit with attached 2-car garage (rear units).” The applicant
name listed on the City’s Director of Planning Sign-Off form is Alia Congdon. The box checked

4
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on that form is “Improvements to Existing Single or Multi Family Structure that is not on a Walk
Street.”

The City forwarded a copy of the Coastal Exemption to the Coastal Commission’s South Coast
District Office on February 4, 2016 — 105 days after the coastal exemption was issued. On March
4, 2016, the appellants submitted the appeal to the Commission’s South Coast District Office. 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 each party of the appeal of
DIR-2015-3849-CEX, and therefore the decision was stayed pending Commission action on 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 CDP 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
section 13111 of Title 14 of the California Code of Regulations, including 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
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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.

VI. FINDINGS AND DECLARATIONS — SUBSTANTIAL ISSUE

A. PROJECT LOCATION AND DESCRIPTION

The project site is located in the North Venice subarea at 521 Grand Boulevard within the City of
Los Angeles Single Permit Jurisdiction Area, about 0.5 miles inland of the beach (Exhibit 1). The
lot area is 2,700 square feet and zoned R1-1.5 (Multi Family Residential) in the Los Angles
Zoning Code. The site is currently developed with two residential structures but identified as a
triplex by the Los Angeles County Recorder. The one-story approximately 739 square foot
structure proposed for the subject remodel and addition fronts Grand Boulevard and was
constructed in 1923 (Exhibit 2). The applicant’s representatives and the plans submitted by the
applicant indicate that the structure in the rear of the property is not part of the subject application
and 1s proposed to remain in place — however it is not clear whether the City of Los Angeles
considers that structure as zero, one, or two additional legal units. The small size of the lot (2,700
square feet) and the underlying zoning could preclude more than one legal unit if the entire site
were redeveloped. The scope of work provided by the applicant’s representative on the City’s
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Coastal Exemption is “Remodel to existing 739 sq. ft. one story house, second story addition of 672
sq. ft. roof, and roof top deck 390 sq. ft.”

The City of Los Angeles does not retain copies of plans for projects they deem as exempt, so the
Commission did not receive any plans with the requested City record. According to plans
submitted by the applicant (Exhibit 4), the scope of work includes demolition of the roof, removal
and replacement of the floors, demolition of approximately 70% of the interior walls, demolition
of approximately 35% of exterior walls, demolition of all existing doors and windows,
construction of new foundation and load bearing walls, construction of a new second story,
construction of a new roof, and new roof top deck. Including the roof deck area, the new structure
would be more than twice the height and mass of the existing structure, with approximately 190%
of the interior floor area. There does not appear to be any proposed change to the zero parking
spaces provided on site (although the two parking spaces in the structure at the rear of the lot will
remain). The applicant proposes to retain an existing non-conforming front yard setback.

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
regulations 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 has 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;

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.

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.
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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 structure and
is therefore non-exempt “development” as defined in the Coastal Act and so a coastal
development permit should have been required.

Coastal Act 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.

(b) Improvements to any structure other than a single-family residence or a public
works facility; provided, however, that the commission shall specify, by regulation, those
types of improvements which (1) involve a risk of adverse environmental effect, (2)
adversely affect public access, or (3) involve a change in use contrary to any policy of
this division. Any improvement so specified by the commission shall require a coastal
development permit.

California Administrative Code of Regulations 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 structure is not repair and maintenance under Section 30610(d) but instead
constitutes a replacement structure requiring a coastal development permit.
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Section 13253 Improvements to Structures Other than Single-Family Residences and Public
Works Facilities That Require Permits, states:

(a) For purposes of Public Resources Code section 30610(b) where there is an existing
structure, other than a single-family residence or public works facility, the following
shall be considered a part of that structure:

(1) All fixtures and other structures directly attached to the structure.
(2) Landscaping on the lot.

(b) Pursuant to Public Resources Code section 30610(b), the following classes of
development require a coastal development permit because they involve a risk of adverse
environmental effect, adversely affect public access, or involve a change in use contrary
to the policy of Division 20 of the Public Resources Code:

(1) Improvement to any structure if the structure or the improvement is located: on a
beach; in a wetland, stream, or lake; seaward of the mean high tide line; in an area
designated as highly scenic in a certified land use plan; or within 50 feet of the edge of a
coastal bluff;

(2) Any significant alteration of land forms including removal or placement of vegetation,
on a beach or sand dune; in a wetland or stream; within 100 feet of the edge of a coastal
bluff, in a highly scenic area, or in an environmentally sensitive habitat area;

(3) The expansion or construction of water wells or septic systems;

(4) On property not included in subsection (b)(1) above that is located between the sea
and the first public road paralleling the sea or within 300 feet of the inland extent of any
beach or of the mean high tide of the sea where there is no beach, whichever is the
greater distance, or in significant scenic resource areas as designated by the commission
or regional commission an improvement that would result in an increase of 10 percent or
more of internal floor area of the existing structure, or constitute an additional
improvement of 10 percent or less where an improvement to the structure has previously
been undertaken pursuant to Public Resources Code section 30610(b), and/or increase in
height by more than 10 percent of an existing structure;

(5) In areas which the commission or regional commission has previously declared by
resolution after public hearing to have a critically short water supply that must be
maintained for protection of coastal recreation or public recreational use, the
construction of any specified major water using development including but not limited to
swimming pools or the construction or extension of any landscaping irrigation system,

(6) Any improvement to a structure where the coastal development permit issued for the
original structure by the commission, regional commission, or local government

indicated that any future improvements would require a development permit;

(7) Any improvement to a structure which changes the intensity of use of the structure;
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(8) Any improvement made pursuant to a conversion of an existing structure from a
multiple unit rental use or visitor-serving commercial use to a use involving a fee
ownership or long-term leasehold including but not limited to a condominium
conversion, stock cooperative conversion or motel/hotel timesharing conversion.

(c) In any particular case, even though the proposed improvement falls into one of the
classes set forth in subsection (b) above, the executive director of the commission may,
where he or she finds the impact of the development on coastal resources or coastal
access to be insignificant, waive the requirement of a permit; provided, however, that any
such waiver shall not be effective until it is reported to the commission at its next
regularly scheduled meeting. If any three (3) commissioners object to the waiver, the
proposed improvement shall not be undertaken without a permit.

The project description written in the City’s exemption determination lacks adequate specificity
to ensure that the proposed development is actually an improvement to an existing structure rather
than a new structure that must obtain a coastal development permit. Moreover, in recent similar
exemption determinations, projects that have received City exemptions have demolished more
than the 50 percent of the existing structure and resulted in new buildings (buildings with new
foundations, floors, plumbing, walls and roofs). 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. However, 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, and doorways.
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.

In this case, the amount of the existing structure proposed to be removed is more than 50 percent
and therefore cannot be considered a repair and maintenance activity that is exempt from coastal
development permit requirements. According to plans submitted by the applicant (Exhibit 4), the
scope of work includes demolition of the roof, removal and replacement of the floors, demolition
of approximately 70% of the interior walls, demolition of approximately 35% of exterior walls,
demolition of all existing doors and windows, construction of new foundation and load bearing
walls, construction of a new second story, construction of a new roof, and new roof top deck.
Including the roof deck area, the new structure would be more than twice the height and mass of
the existing structure, with approximately 190% of the interior floor area. Therefore, a coastal
development permit must be obtained. A letter from the applicant’s attorney (Exhibit 5) confirms
that the foundation and load bearing walls will need to be replaced in order to accommodate the
new second story and roof deck. That letter also confirms that the existing structure was built in
1923 and that interior and exterior walls of the structure will be removed.

The letter from the applicant’s attorney also indicates “since the project will maintain more than
50% of the existing exterior walls of the structure and [it] was deemed to qualify for a coastal
exemption.” There are two problems with that analysis. First, the 50% calculation does not
include doors, windows, or siding, all of which are part of the structure and are mostly proposed
to be removed by the subject application. Second, even if the plans indicate that portions of the
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existing walls (typically just studs and framing) are to remain, the City building inspector may
require replacement of those 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
that are nearly 100 years old, as is the case with the subject structure.

In its exemption determinations the City of Los Angeles 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, and windows), 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, and doorways.

The final issues raised by the appeal would be relevant to a coastal development permit
application processed by the City, which could consider the legal conforming or non-conforming
status of the rear two units, other development standards including the size, mass, and scale of the
structure, and parking and setback requirements. The City could also conduct a Mello analysis
after determining the property history. The SurveyLA designation could be reviewed for Coastal
Act and CEQA purposes, as well as consistency with the recently designated Lost Venice Canals
Historic District. That designation (Zoning Information No. 2453) was not adopted when the
Exemption was filed, so the City would need to determine whether to apply it to a coastal
development permit application. The legally required process to address these issues is the coastal
development permit application process, which the City is responsible for administering.

Therefore, the 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 CDP, has not yet been reviewed for
conformity with the Chapter 3 policies of the Coastal Act.

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 the Chapter 3 policies 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 CDP requirements. Issuing an exemption for a project with the
scope of work that includes “Remodel to existing 739 sq. ft. one story house, second story addition
of 672 sq. ft. roof, and roof top deck 390 sq. ft.”” could be, on its face, consistent with the Coastal
Act, however, the placement of a second-floor addition on a one-story, 1923 structure may
require more demolition and replacement of existing material than is anticipated due to the
unknown condition and ability to endure a new structural load. The City characterized the
development as a remodel consisting of demolition of the roof and a portion of the interior and
exterior walls. Considering the age of the structure and the amount of demolition involved, it
appears that the proposed development is more than an “improvement” to an existing structure
and more than 50 percent of the existing structure will be removed in order to accommodate the
new second floor addition, new roof and deck, and new foundation and floors. This raises concern
over whether or not there will be enough of the existing structure remaining after demolition to
add on to or improve, which would invalidate the exemption. The locally approved development
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constitutes a remodel, resulting in more than 50% demolition of the existing structure and is not
simply an improvement to an existing but, instead, constitutes the replacement of the structure
with a new structure, which must go through the coastal development permit process.
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 or legal
support for its exemption determination.

The second factor is the extent and scope of the development as approved of denied by the local
government. The extent and scope of the locally approved development is not clear because there
are no City-approved plans available to determine the scope. The City characterized the
development as a remodel consisting of demolition of the roof and a portion of the interior and
exterior walls. This will likely result in the demolition of more than 50% of the existing structure,
which exceeds the limitation to be eligible for a coastal exemption. Therefore, the full extent and
scope of the City-approved project must be reviewed by the City through the local CDP process.

The third factor is the significance of the coastal resources affected by the decision. The coastal
resource that is affected by the locally approved project is community character, which is
significant in Venice. Development on Grand Blvd, in particular, has been the subject of
controversy before the both City and the Commission, which the Commission has found has to
potential to adversely affect the community character of the area. The City’s coastal exemption
process was utilized instead of the coastal development permit process, during which the
proposed development would be reviewed for consistency with the character of the surrounding
area. Although this exemption related to only 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 visual 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 like these that result in the construction of new larger residences
circumvents the coastal development permit process and its requirement for public participation,
and sets a bad precedent. As discussed above, significant adverse impacts to coastal resources
would potentially occur, if the City’s coastal exemption process is inappropriately used to avoid
the coastal development permit process, during which the proposed development would be
reviewed for consistency with the character of the surrounding area and would potentially set 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-16-0005.

The final factor is whether the appeal raises local issues, or those of regional or statewide
significance. Although this appeal raises specific local issues, potentially exempting projects from
the coastal development process that are not exempt pursuant to policies of the provisions of the
certified Venice Land Use Plan or the Coastal Act will have potential negative and cumulative
impacts to the coast. Now 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 potential issues of statewide significance.

12
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In conclusion, the primary issue for the appeal is that the development actually constitutes the
replacement of the existing residential structure with a new structure, and therefore requires a
local CDP. Therefore, the Commission finds that the appeal raises a substantial issue as to
conformity with the Chapter 3 policies of the Coastal Act.

VII. MOTION AND RESOLUTION — DE NOVO

Motion: I move that the Commission approve Claim of Exemption No. A-5-VEN-16-0032
for the development proposed by the applicant

Staff recommends a NO vote. Failure of this motion will result in denial of the claim 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:

The Commission hereby denies the Claim of Exemption for the proposed 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 — DE NOVO

A. PROJECT DESCRIPTION

The actual project as documented on the project plans provided by the applicant, is the demolition of
a one-story approximately 739 square foot structure (Exhibit 2) and construction of a new 1,411
square foot two-story plus 390 square foot roofdeck residential structure on a 2,700 square foot
residentially zoned lot with two existing non-conforming residential units in the North Venice
subarea of Venice, Los Angeles (Exhibit 4).

B. COASTAL DEVELOPMENT PERMIT REQUIREMENTS

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
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
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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....

(b) Improvements to any structure other than a single-family residence or a public
works facility; provided, however, that the commission shall specify, by regulation, those
types of improvements which (1) involve a risk of adverse environmental effect, (2)
adversely affect public access, or (3) involve a change in use contrary to any policy of
this division. Any improvement so specified by the commission shall require a coastal
development permit.

(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.

Section13252 of the Commission’s regulations provide, 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. Rather than an improvement to an existing structure, the proposed project is a new
residential structure. The City’s interpretation of a “remodel” is based on the City’s uncertified
municipal code, not the applicable provisions of the Coastal Act.

In determining whether the project constitutes the replacement of 50 percent or more of the
existing duplex, Commission staff analyzes what percentage of which components and how much
of each component of the house is being replaced. A single family residence or duplex 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
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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,b) of the
Coastal Act. Typically, the addition of a complete second story above a one-story duplex would
not qualify for an exemption because the amount of construction required to support the
additional weight of a new level would often require 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 residence 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 proposed project, involving a triplex (not a single family residence), does not qualify for an
exemption under Coastal Act Section 30610(b). Coastal Act Section 30610(b) allows
improvements to existing structures without a coastal development permit. In this case, the
applicant proposes to demolish nearly the entire structure as part of the proposed development.
When an applicant proposes demolition of all or nearly all of a structure as part of a proposal for
new development, there can no longer be an “existing structure” subject for improvement on the
site. When more than 50 percent of a structure is demolished and rebuilt in Venice, the new
development is a new structure that must obtain a coastal development permit.

In this case, the amount of the existing structure proposed to be removed is more than 50 percent
and therefore cannot be considered a remodel or a repair and maintenance activity that is exempt
from coastal development permit requirements. According to plans submitted by the applicant
(Exhibit 4), the scope of work includes demolition of the roof, removal and replacement of the
floors, demolition of approximately 70% of the interior walls, demolition of approximately 35%
of exterior walls, demolition of all existing doors and windows, construction of new foundation
and load bearing walls, construction of a new second story, construction of a new roof, and new
roof top deck. Including the roof deck area, the new structure would be more than twice the
height and mass of the existing structure, with approximately 190% of the interior floor area. A
letter from the applicant’s attorney (Exhibit 5) confirms that the foundation and load bearing
walls will need to be replaced in order to accommodate the new second story and roof deck. That
letter also confirms that the existing structure was built in 1923 and that interior and exterior
walls of the structure will be removed.

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 structures
so long as the repair and maintenance does not result in an addition to, or enlargement or
expansion of, the structure. Under section 13252 of the Commission’s regulations, if the repair
and maintenance result in the replacement of 50 percent or more of the existing structure, then the
project constitutes a replacement structure, thereby requiring a coastal development permit and
the entire structure must be in conformity with applicable policies of Chapter 3 of the Coastal
Act.

The letter from the applicant’s attorney (Exhibit 5) indicates “since the project will maintain

more than 50% of the existing exterior walls of the structure and [it] was deemed to qualify for a
coastal exemption.” In similar exemptions the City has asserted that even though all that remains
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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. There are two problems with that analysis. First, the 50% calculation does
not include doors, windows, or siding, all of which are part of the structure and are mostly
proposed to be removed by the subject application. Second, even if the plans indicate that
portions of the existing walls (typically just studs and framing) are to remain, the City building
inspector may require replacement of those 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 that are nearly 100 years old, as is the case with the subject structure.

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.

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 demolition of a one-story approximately 739
square foot structure and construction of a new 1,411 square foot two-story plus 390 square foot
roofdeck residential structure, which is not exempt under any policy or provision of the Coastal
Act or the Commission’s Regulations. Therefore, the proposed project requires a local coastal
development permit, processed by the City of Los Angeles. The appellant has expressed various
concerns regarding the alleged inconsistencies between the proposed project’s mass, scale and
character with that of the surrounding community — in addition to other social and architectural
concerns. As discussed in Section VI(C) of the substantial issue analysis within this report, the
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legal conforming or non-conforming status of the rear two units, other development standards
including the size, mass, and scale of the structure, and parking and setback requirements, Mello
Act analysis, and potential historic designation may also be reviewed by the City of Los Angeles
through its coastal development permit application process.

Because the evidence does not support the City’s action in exempting the proposed project from
Coastal Act permitting requirements, Coastal Exemption No. A-5-VEN-16-0032 is denied.

Appendix A — Substantive File Documents

City of Los Angeles Certified Land Use Plan for Venice (2001)

Appeal File A-5-VEN-16-0005

Appeal File A-5-VEN-16-0006

Appeal File A-5-VEN-15-0026 & 0027 (416-422 Grand Blvd., Venice)

L=
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Michele BAPPEAL FROM COASTAL PERMIT DECISION OF LOCAL

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

SECTIONL Appellant(s)

Name:  Michele Bradley, Carmen Zurlow, George Gineris (see also attached)
Mailing Address: 256 Horizon Ave
Cay:  Venice ZipCode: 902914 Phone.  310-396-7727

SECTION 1. Decision Being Appealed

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

Remodel to existing 739 sq fi 1-story house and 2nd story addition of 672 sq ft roof top deck 390 sq ft

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

@ 521 Grand Bivd, APN: 423-801-6006, Andalusia Ave

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

x[]  Approval; no special conditions
O  Approval with special conditions:
OO0  Denial

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

TO BE COMPLETED BY COMMISSION:
APPEAL NO: -5 -l -

DATE FILED: %.g. 20 (L
pistrict: spwhth Cast
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521 Grand Blvd

Coastal Exemption Appeal
Michele Bradley
412 Rialto Ave

Venice, CA 90291

Carmen Zurlow
427 Rialto Ave
Venice, CA 90291

George Gineris, as an individual & not as a member of the Venice
Neighborhood Council Board or any of its committees

256 Horizon Ave

Venice, CA 90291
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5. Decision being appealed was made by (check one):

x[]  Planning Director/Zoning Administrator
[0  City Council/Board of Supervisors
(0  Planning Commission
0 Other
6.  Date of local government's decision: October 22, 2015

7. Local government’s file number (if any):  DIR-2015-3849-CEX

Give the names and addresses of the following parties. (Use additional paper as necessary.)
a.  Name and mailing address of permit applicant:

Colega Architects, Bogdan Tomalevski, 2332 Cotner Ave, #303, L.A., CA 90064

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and
should receive notice of this appeal. ;

(1)

2)

&)

“)




APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTION 1V. Reasons Supporting This Appeal
PLEASE NOTE:

*  Appeals of local government coastal permit decisions are limited by a variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for assistance in completing this section.

¢ State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Usc Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing. (Use additional paper as necessary.)

* This need not be a complete or exhaustive statement of your reasons of appeal; however, there must be sufficient
discussion for stafT to determine that the appeal is allowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Commission to support the appeal request.

A property in the Venice Coastal Zone that has been identified as being eligible for historic designation status in
the SurveyL A must be looked at for historical resource impacts under CEQA. The City’s presumption is that if
the City has found it to be significant in SurveyLA that they will continuc to find it significant in their
environmental reviews, Sometimes the district itself is the primary historic resource, and so it’s important to think
about a given neighborhood as being the historic resource. Whether or not the proposed project may have an
adverse affect on, or may materially impair the significance of, the historic resource must be determined. There
are two levels of potential impact: the loss of a contributor or multiple contributors to a district, if a site has been
identified as a contributing structure as has the site at 521 Grand Blvd. Built in 1907, the structure is well over
100 years old. In addition, the impact to the overall integrity of the historic district must be considered, i.e.
whether the project would materially impair its continued cligibility as an historic district, In the Coastal Zone,
particularly in Venice where the City knows that there are ongoing multiple cases/project applications, the City
also considers the potential lor cumulative impacts under CEQA. In the Venice Coastal Zone, which has been
designated as a Special Coastal Community, the history and historic structures and districts have a direct
connection 1o that special coastal designation (see definition in excerpt of the certified Venice Land Use Plan,
attached). On page 2 of the CEX, the top section reads: A determination has been made that a CDP is not
required for the preceding described project based on the fact that it docs not involve a risk of adverse
environmental effcct.” If the property has historic status, even if it's "potential” or pending, because historic
resources are considered as coastal resources and as part of the environment, then there IS a risk of adverse
environmental effect and a CDP is required. Thus, prior to making this determination for the CEX, it is necessary
to determine a property’s historical status, including its status in SurveylLA. The property at 521 Grand Blvd is
designated in SurveyLA as a contributing property (see attached information from the SurveyLA report),
therefore this determination that the project does not involve a risk of adverse environmental effect cannot be
made and the project cannot be processed with a CEX; a CDP must be obtained.

In addition, state law requires that 50% or more of the structure be maintained in order to qualify as an
existing structure for purposes of a Coastal Exemption. This project cannot be considered an addition to
and/or a remodel of an cxisting single-family dwelling when it is clear that the very large size of the
addition, vs. the fact that most of the entire existing structure is to be demolished, leaves little existing
structure to add onto or improve, which indicates that the development is much more than an
“improvement” to a single-family dwelling. It is therefore non-exempt “development” as defined in the
Coastal Act, and thus a CDP should be required.

The structural integrity of the aged foundation and framing must also be considered when deciding
whether such a project can be done while maintaining 50% or more of the existing structure. Such large
projects are likely to requirc a full demolition of the existing structure, which is development that
requires a CDP.

This CEX must be revoked and the Applicant must be required to obtain a CDP. This should be done




ASAP, to prevent any demolition and protect the structure.

The size and scope of the project also necessilate a review of the project for consistency under the CDP
process, because the proposed new single-family dwelling is inconsistent with the Community Character
policies of the Venice Land Use Plan, the L.A. General Plan and relevant Community Plan for Venice
and City Codes. Also, the nature of the proposed project and the City’s action are not consistent with the
policies of Chapter 3 of the Coastal Act. Because an issue exists with respect to the conformity of the
CEX action by the City with the Chapter 3 policies of the Coastal Act, the City’s exemption action is
invalid and must be voided/revoked.

The City’s Coastal Exemption process is being used to avoid the CDP process, during which the
proposed development would be reviewed for consistency with the character of the surrounding area.
Community Character is a significant Coastal Resource, particularly in Venice, which has been
designated by the Coastal Commission as a “Special Coastal Community.” As also indicated in
numerous Coastal Commission reports and decisions, Venice is a Coastal Resource to be protected, and
as a primarily residential community, residential development is a significant factor in determining
Venice’s Community Character. Although this Coastal Exemption relates only to one project, the
crosion of Community Character is a cumulative issue, and the City’s cumulative exemption of
numerous large-scale addition/remodel projects (and the usual associated demolition exceeding 50% of
the existing structure) has a significant adverse impact on Venice’s Community Character, which is also
evidenced by the significant Community concern expressed in numerous other appeals of Coastal
Exemptions.

In addition, the Venice Coastal Zone does not have a certified Local Coastal Program, and issuing
excmptions for proposed projects like this one, which substantially exceed the mass and scale of the
surrounding area and are also significantly larger than the existing structure, sct a very damaging
precedent. The abuse of the City's Coastal Exemption process in order to avoid obtaining a CDP for new
development has been a recurring problem. The City has inadequate controls over the Coastal
Exemption process, including a lack of adequate enforcement, resulting in developers frequently
ignoring or violating regulations, including demolition of the entire structure even though the project
description indicates othcrwise. There is generally no penalty applicd by the City when this is
discovered, other than a requirement to stop work and obtain a CDP, and thus there is little to discourage
Applicants from this practice. Very importantly, exempting projects from the CDP process has potential
significant negative cumulative impacts to the entire California Coast, as these projects are not being
properly reviewed for Community Character and conformance to Chapter 3 of the Coastal Act.

The Coastal Commission-certified Venice Land Use Plan, used as guidance for determining conformity
with Chapter 3, indicates in Policy 1. E. 2. that “.... All new dcveclopment and renovations should
respect the scale, massing and landscape of existing residential neighborhoods.” However, the City
does not perform such a review for Coastal Exemptions, including for this project.

Relevant law includes Coastal Act Section 30610 and CCR Sections 13250 and 13252 (see attached).

Adjacent neighbors, property owners and residents in the surrounding area, and all Venice residents
would be harmed by this project, as well as the cumulative effect of this project and other such projects.

Not only would there be adverse effects on adjacent and surrounding properties (without an associated
public process including Notice, a Public Hearing, transparency, and an Appeal right), but there would
be a significant adverse impact on the Community Character of Venice, which is a protected Coastal
Resource. This has the result of significantly reducing the long-term value of the Venice Coastal Zone




Community and the current and future Quality of Life for all residents of Venice.

In addition, processing of this type of project using a Coastal Exemption may result in the avoidance of
a Mello Act Compliance review and Dctermination, and thus there is a potential for loss of Affordable
Units in the Venice Coastal Zone, which is a significant and very material loss of low-income housing.

Also, it is not clear whether the structure is a 3-unit building or a single-family dwelling, as the CEX
indicates. This is all the more reason for the project to be processed with a CDP.

This project constitutes the development of a new single-family residence, and therefore the Coastal
Exemption and the Building Permit must be revoked immediately (or clearances stopped if the building
permit is not yet issued), and a CDP must be obtained in order to cnsure that the project conforms to the
policies of the certified LUP and Chapter 3 of the Coastal Act, and local land use regulations.
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION Y. Certification

The information and facts stated above are correct to the best of my/our knowledge.

N dL Rl (Ys el

sl/%@n zs)gr Afithorized Agent 9}%&//4

te:

Note: If signed by agent, appellant(s) must also sign below.
Section V1. Agent Authorization
I/We hereby

authorize
to act as my/our representative and to bind me/us in all matters concemning this appeal.

Signature of Appellant(s)

Date:
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TO: California Coastal Commission
South Coastat District
200 Oceangate, 10™ Floor
Long Beach, CA 90802-4302
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FROM: Los Angeles Department of City Planning
Development Services Center (DSC)
201 North Figueroa Street
Los Angeles, CA 90012

SUBJECT: COASTAL EXEMPTION-SINGLE JURISDICTION AREA ONLY

Under no gircumstances shall a Coastal Exemption be issued for the following scopes of work:
-+ Remodels which involve the removal of 50% or more of existing exterior walls

Addition, demolition, removal or conversion of any whole residential units (Unless required by LADBS)

Projects which invoive significant grading or boring in a Special Grading or Landslide area

Any change of use (to a more or less infensive use)

. o @

OWNER/APPLICANT TO COMPLETE THE FOLLOWING (type, print, or fill out on-line)

PROJECTADDRESS: B2l B e@AND BLUD
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Note: if there is related work to be pulled under a separate permit, please include in the above project
description. The reason for this is so Planning Staff can evaluate the project as a whole and © avoid
having to apply for another CEX for any subsequent permits refated to the original scope of work.

Applicant Name: CoLEA Aechvmk - Tocmar TumALevs
Mailing Address: 2322 Cotvum Avk Begod LA M anogd
Phone Number: Lo _SRo-%3%o! E-mail Address: COLECA~LA.Com
signature: =2l
33 Peage10f2

CP-1608.3 CEX (revised B/S/2015)




THIS SECTION FOR OFFICE USE ONLY

This application has been reviewed by the staff of the Los Angeles Department of City Planning in accordance
with the provisions of Section 3010 of the California Coastal Acl. A detemmination has been made that a
Coastal Development Permit is not required for the preceding described project based on the fact that it does
not: (1) involve a risk of adverse environmental eflect, (2) adversely affect public access, or (3) involve a
change in use contrary to any policy of this division pursuant to Title 14 of the Califomia Administrative Code,
and qualifies for an exemption under one or more of the categories checked below.

R Improvaments to Existing Single-Family Residences. This includes interior and exterior improvements,
additions, and uses which are accessory to a single-family residence (e.g. garages, pools, fences, storage).
Thig does not include the increase or decrease in the number of residential dwelling units (including guest
houses), or retaining walls or pools that may have a polential significant impact on coastal resources (i.e.
viewable from the public right-of-way, involves a significant amount of grading or boring in Hillside, Landslide
or Special Grading areas), which may be reviewed on a case-by-case basis.

[0 |merovements e. For duplex or
W thxs includes mierior and exterior improvements addmons and uses which are
acoessory to the residential use {e.g. garages, pools, fences, storage sheds), but does not include the
increase or decrease in the number of residential dwelling units, or retaining walls or pools that may have a
potential significant impact on coastal resources {i.e. viewable from the public right-of-way, involves a
significant amount of grading or boring in Hillside, Landslide or Special Grading areas), which may be
reviewed on a case-by-case basis. For pon-residential yses, this includes interior and exterior improvements
and building signage (excluding pole, pyion and off-site signs), but does pot include any addition of square
footage or change of use (to a more or less intense use).

[1 Renpsir or Maintenance. This includes replacement, repair and/or maintenance activities (L.e. re-roofing,
replacement of equipment, etc.) which do not result in any changes, enlargement or expansion.

[] Demoiitions required by LADBS. This includes projects which have been issued a Nuisance and
Abatement or Order to Comply by the Department of Building & Safety requiring demolition due to an unsafe
or substandard condition. Please attach the Building & Safety Notice.

This exemption in no way excuses the applicant from complying with all applicable policies, ordinances,
codes and regulations of the City of Los Angeles. This exemption shall not apply if the project is not
consistent with local land use regulations. If it is found that the project description is not in conformance
with the actual project to be constructed or is not in conformance with Section 30610 of the California
Coastal Act, this exemption is null and void.

Michael LoGrande

Director of Planning
Issued By: (‘,Mmtlﬂ' 4, \,QA,OL( w
Signature
Cassandva van dtvr Zweed
Print Name and Title
Date: \olzz{2.015
Invoice No.: ___2UM 1 ; Receipt Number: _0 [0 03310

Atlached:
Copy of Invoice with Receipt No.
Copy of related Building & Safety Clearance Summary Worksheel(s)

CP-1608.3 CEX {revised 81/2015) Page20f2




Architectural style:

Primary Address:
Type:

Year built:

Property type/sub type:

Architectural style:

Primary Address:
Other Address:

Type:
Year built:

Property type/sub type:

Architectural style:

Primary Address:
Type:

Year built:

Property type/sub type:

Architectural style:

Sewel
Sum%l//f\

Minimal Traditional

517 E GRAND BLVD

Contributor

1920

Residential-Single Family; House

Craftsman

520 € GRAND BLVD

518 E GRAND BLVD
522 E GRAND BLVD

Non-Contributor
1947

Residential-Multi Family; Apartment House

No style

£ 8LVD
Contributor *’
1923
Residential-Single Family; House

Craftsman




CITY OF LOS ANGELES
Department of City Planning ~ Plan implementation Division
City Hut « 200 N Sprirgg Streot, Hoom G2t » Los Angelos, CA 90012

DIRECTOR OF PLANNING SIGN-OFF
...V anive Coastal Zone Spacific Plan (Ordinance 175,693}

Case Numbar DIR 2015-4069-VSO [ oate: 11082015

Projoct Addruss 521 E Grand Blvd  (venice of America Tract; Block 19; Lot 7}

Zoning: RDA.5-1-0 Subarsa: North Venice

interiorexirior remodel, deck add'n on 17 fioor, & 2 -story add'n (o an (E} 1-story SFD (frond

Project Doscription | unit) (PCIS 15014-10000-04275)
Lot is also wi a dotached 2-story dupiox w/ attached 2-car garage (rear unils)
Existing Use: 1-story SFD | Proposed use: 2.story SFD
Applicant Nams Alia Congdon {0} / Bogdan Tomalevsid (8); 310-660-4301
Applicant Address 2332 Cotnar Avenue, #303, Los Angeles, CA 90064 .

T improvement to an existing single- or multi-famiy struchure thal is not on a Walk Street

1n the SINGLE JURISOICTION .
B improvement to an existing single- or multi-family siructure that is not on a Walk Street

O New construction of one single-family dwelling unit, and not more than two condominium unils,
not on 3 Walk Streat

0 New construction of four or fewer unils, nof on a Walk Street
3 Demolition of four or fewer dweolling units

ANYWHERE In the Costal Zono
0 Any improvement to an existing commercial or indusirial structure thal increases the total ocoupant load,
required parking of customer area by less than 10 percent (<10%)

This application has boon reviewed by the staff of the Metro Pian Implementation Division, and the proposoed
project complies with the provisions of the Venice Coastal Zone Specific Plan including all development
requirements contained in Section 9, 10.F, and 13, as evidenced below:

Morth Wi

a Developrment Reguiato

Hee Syuiare

Section Reguiation Proposed Project comgliss
9.C. Roof Access | 10 ft. manx. above Flat Roof (30 feat); N/A. {NJ root deck accessad vin (N} o
Stuctre | Area $ 100 square feet oxlarmal staiowell =Y
16.F.2. Density | 2 units max; 1/1500sqR o 1/120080f ﬂﬁ? D & detached duglex. No
' Fiat Roof - 30 feet 10 top of parapet is 24! guardralls are -
10F3.Haight | \/ried Roofline - 35 feet 42 & of an opan design. w
10.F 4. Front Yard | Minimum $ fest; Observe LADBS setback {E) but shall bha poe Bidpd Safety ®
10.F.5. Access Alley Mairtain from alley, Seville Court 4
SF‘ZJSB%mwgﬂwﬂnguwm
Where ar morg of (€} exterior walls are
13. Parking remavedirepiaced, provide a min lotal of NC Z‘Dkos:: am@‘ of the =
7pkg 3p accassad from avey. Proj sffects duplex. :
about I7% of (E) extenior wafls.
The proposed project must comply with all othor regulations of its aubject zone and all other provisions of the

Los Angeles Municipal Code (LAMC) and must receive approval from the Los Angsies Department of Building
and Safoty (LADBS). This Dircctor of Planning Sign-Off is based on the Information provided by the applicant. I,
al a later date, this information is found 1o be incorrect or incomplate, this sign-off will become invalid, and any
mmmmumtsmmmmawmmmmmmm.

1
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Vanice Unit, [213) 978-1208
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BUILDING GRID LINES REVISION CLOUD
A0.00 TITLE SHEET
A0.10 GENERAL NOTES - AGENCY
A0.11 GREEN BUILDING - AGENCY
E2.00 EXISTING FLOOR PLANS
REVISION NO. E3.01 EXISTING ELEVATIONS
D2.10 DEMOLITION PLANS
A0.12 T-24 C1R
LEGAL DESCRIPTION A0.13 SOILS APPROVAL LETTER
A0.20 DOOR + WINDOW SCHEDULE
WINDOW SYMBOL MATCH LINE ADDRESS : 521 GRAND BLVD. A0.50 ASSEMBLIES
sl 4256-016-008 A1.01 OVERALL SITE PLAN
ROOM NO. SHEET NO. o . )
THE SHADED
REFERENCE LETTER m - PORTION IS THE LOT SIZE 2,700.8 SQ.F.T A2.01 FIRST FLOOR - PLAN
SIDE CONSIDERED TRACT VENICE OF AMERICA A2.02 SECOND FLOOR - PLAN <
BLOCK 19 A2.03 ROOF PLAN 0 “80
N
Lu @
E <
ali o A3.01 EXTERIOR ELEVATIONS 29 3
e <
LIJ ]
SCOPE OF WORK A4.10 BUILDING SECTIONS %%% §
Z 50 -
DOOR SYMBOL ROOM LABEL 5 § NS S
- REMODEL OF (E) FRONT HOUSE 739 SQFT A7.01 REFLECTED CEILING PLAN- FIRST FLOOR Or 2 §
ROOM NAME - (N) 2ND STORY 672 SQFT REFLECTED CEILING PLAN - SECOND ELOOR ﬁgﬁ s
ROOM NO.
v LIVING () ROOT D= 0 ArT SWITCHING DIAGRAM - FIRST AND SECOND
REFERENCE NO. ROOM - NO WORK TO REAR UNITS FLOOR )
1.2 €— ROOM NO.
A NOTES
L FlooRLEVEL NO SCALE 9 ZONING INFORMATION MECHANICAL DIAGRAM - FIRST SECOND FLOOR
ZONE RD1.5-1.0
EXISTING USE
SFD A9.20 ARCHITECTURAL DETAILS
PROPOSED USE SFD A9.30 ARCHITECTURAL DETAILS
DETAIL SECTION CCUPANGY A9.40 ARCHITECTURAL DETAILS
A9.50 ARCHITECTURAL DETAILS
SECTION NO. EXISTING R-3
m AREA REFERENCE
I /" 5 &— DETAIL NO. I PROPOSED NO CHANGE
SHEET NO. Ad .4
W CONSTRUCTION TYPE STRUCTURAL
L—) SHEET NO. EXSITING | PROPOSED TYPEV-B S-0 GENERAL NOTES
NON-SPRINKLERED BUILDING 3?1 Egsﬁgﬁ!l—_lgﬁ-ﬁj N
S-1.1 SECOND FLOOR FRAMING PLAN
S-1.2 ROOF FRAMING PLAN
EXISTING DWELLING FLOOR AREA S-2 DETAILS
EXTERIOR ELEVATION INTERIOR ELEVATION (E) SFD FLOOR AREA 739 Sq. Ft. S-3 DETAILS
S-4 DETAILS
EXISTING DWELLING HEIGHT S5 DETAILS
/7 SHEET NO. BUILDING HEIGHT 136"
A3.2 2 &—ELEVATION NO. 4 (@) 2&—— ELEVATION NO. (TYPICAL) - : NO. OF STORIES 1 STORY tu)
3 SHEET NO. | ] I EXISTING DWELLING YARDS Z
— I - — — LU
| ami ] B — FRONT YARD SETBACK 10'-9 al |
= : = % S
] HI i | — SIDE YARD SETBACK 4-0%, 37" (Lﬁ 3 Q
: i ' ' LN — mo
L L - : I - — REAR YARD SETBACK 34-11 X Lo
' ‘ : — 1 p
CEILING HEIGHT DIMENSION STRING // m— , = | Z ZE)
L [ | == RiSE=E <Z( <
: R R — ] ‘ T HEEH PROPOSED BUILDING INFORMATION o m%
CEILING HEIGHT , X=X e N\( s==s8% PROPOSED FLOOR AREA pepp——— O &
e - EI N ] REMODEL (E) FIRST STORY 739 Sq. Ft. NO SCALE 3
] B B 1 - ] (N) 2ND STORY 672 Sq. Ft
ol S :': E (N) TOTAL FLOOR AREA 1,411 Sq Ft.
s E PROPOSED HEIGHT
= ] MEASURED FROM LOWEST ADJACENT GRADE 2018 ARCHITECT:
WORK POINT OR . 2 Stories
CONTROL POINT NORTH ARROW 1 i ropose COLEGA
B PROPOSED YARDS 2332 COTNER AVE. SUITE 303
| 10'-8" WEST LOS ANGELES, CA 90064
| FRONT YARD SETBACK retain existing T : 323.334.0664
. 15'-0"
/ oy Sacond Story WWW.COLEGA-LA.COM
o SIDE YARD SETBACK ALLOWABLE 3.0"
PROPOSED 3-0;4-0"
I
|_
e ALLOWABLE 15'-0" .
Q REAR YARD SETBACK PROPOSED (E) NO CHANGE | 34-11" OWNER:
2 ALIA CONGDON AND PETE GOLDSCHMIDT
o - 521 E. GRAND BLVD
|_
Q > EXISTING 2 STORY FAMILY DWELLING (NOT IN SCOPE OF WORK VENICE, CALIFORNIA 90291
g : ! HISTORIFY@YAHOO.COM
5 W \ FLOOR AREA (TO REMAIN) 508 SQFT PETE.GOLDSCHMIDT@CSUN.EDU
: g |
~
This project shall comply with Title 24 and 2010 California Building Code (CBC), 2010 STRUCTURAL ENGINEER:
California Residential Code (CRC), California Mechanical Code (CMC), California Plumbing
Code (CPC), California Electrical Code (CEC), and California Energy Code (CEnC). JN STRUCTURAL ENGINEERING
2014 Los Angeles Green Building Code (LAGBC) 3679 MOTOR AVE SUITE #201
LOS ANGELES, CALIFORNIA 90034
T: (310) 838-1325
SYMBOLS EXTERIOR - RENDERED PERSPECTIVE LEGAL DESCRIPTION —
ILS ENGINEER:
NO SCALE 19 NO SCALE 11 NO SCALE I ::Y (SDITYCI;BIOLOGY L
T
& And CAB Cabinet E East GA Gauge MATL Material PC Piece s South VERT Vertical 2800 NEILSON WAY #210 o
< Angle CARP Carpet EA Each GALV Galvinized MAX Maximum P.D. Planter Drain S.C. Solid Core VEST Vestibule SANTA MONICA, CA 90405 1
@ At C.B. Catch Basin EJ Expansion Joint G.B. Grab Bar M.B. Machine Ball PL Plate SCHED Schedule V.LF. Verifiy in Field T (31 0) 429-6681
CEM Cement EL Elevation G.l Galvanized Iron MECH Mechanical P.L. Property Line SECT Section VOL Volume : ~
¢ Centerline CER Ceramic ELEC Electrical GL Glass, Glazing MEMB Membrane PLMG Plumbing SEP Separation, Separate F: (31 0) 396-0816
C.l. Cast Iron ELEV Elevation GND Ground MET Metal PLAM Plastic Laminate SH Shelf w West JonathanMiller@baycitygeology.com
CID Diameter or Round CLG Ceiling EMER Emergency GR Grade MFR Manufacture PLAS Plaster SHR Shower w/ With
L Perpendicular CLO Closet ENCL Enclosure GYP Gypsum MH Manhole PLYWD Plywood SHT Sheet W.H. Water Heater JANUARY 11, 2016
# Number CLR Clear E.O.S Edge of Slab MIN Minimum PR Pair SIM Similar W/O Without /\
(E) Existing CMU Concrete Masonry Unit EQ Equal H High MIR Mirror PT Paint SLDG Siding W.C. Water Closet CD SET A1
CNTR Counter EQUIP Equipment H.B. Hose Bib MISC Miscellaneous P.T.D Paper Towel Dispenser SPEC Specification WD Wood
AB Anchor Bolt COL Column E.W. Each Way H.C. Hollow Core M.O. Masonry Opening PTN Partition SQ Square WP Waterproof
A/C Air Conditioning CONC Concrete EW.C Electric Water Cooler HCP Handicapped M.R. Moisture Resistant S.S. Stainless Steel WPM Waterproof Membrane PROJECT SITE SURVEYOR: DECEMBER 9, 2015
AC Asphaltic Concrete CONN Connection EXIST Existing HDWR Hardware MTD Mounted Q.T. Quarry Tile SSK Service Sink WSCT Wainscot
ACT Acoustical Tile CONST Construction EXP Expansion HDWD Hardwood MUL Mullion STD Standard W.S.P. Wet Standpipe I/WS SURVEYING BID SET
ACOUS Acoustical CONT Continuous EXPO Exposed H.M. Hollow Metal R Riser STL Steel WT Weight 2556 VIA TEJON
- CONTR Contract EXT Exteri HORIZ Horizontal N North RAD Radius STOR Storage
N s Floor CORR Cortidor e HR Hour N.I.C. Not in Coniract RD. Roof Drain STRUCT Structrual PALOS VERDES ESTATES, CA 90274
ALT Alter or Alternate C.T. Ceramic Tile F.A. Fire Alarm HT Height NO Number REF Reference SUSP Suspended T: 310.791.0904
ALUM Aluminum CTR Center F.D. Floor Drain HVAC Heating, Ventilation NOM Nominal REFR Refrigerator Sw Switch F: 310.791.0914
ANOD Anodized CTSK Countersunk FDN Foundation and Air Conditioning N.S. No Scale REINF Reinforced or Reinforcing SYM Symmetrical
novize C.wW Cold Water F.E. Fire Extinguisher H.W Hot Water N.T.S Not to Scale REQ Required SYS System
AP. Access Panel o FEC Fire Extinguisher Cab o o RESIL Resilient
APPROX Approximate D Deep, Depth F.G. Finish Grade D Inside Diameter o/ Over REV Revised T Tread
s Jronttetural DBL Double F.H.C Fire Hose Cabinet INCL Including OA Overall RFG Roofing T8, Towel Bar
P DET Detail FIN Finish INSUL Insulation OBSC Obscure R.H. Right Hand T&G Tongue and Groove
BD Board D.F. Drinking Fountain EtéSH E:ﬁcs)rr“”g INT Interior 88 8Et§i§2teDzameter RM Room _ T.0.C Top of Curb
o Do, OFD.  Owhowbmn.  Rep  monopen QP et TITLE 24 ENERGYCALCS:
BLDG pullding DISP Dispenser F.O0.C Face of Concrete JST Joist OFF Office TEMP Tempered, Temperature TITLE 24 DATA
BLK Block DN Down F.OF. Face of Finish 0T Joint O.H. Overhang TER Terrazeo
BLKG Blocking D.O Door Opening F.O.M Face of Masonry OVHD Overhead THK Thick, Thickness SEVILLE T 633 MONTEREY TRAIL
oo peam DR Door FOS. Face of Sud KIT Kitchen OPNG Opening THR Threshold ' \7 ¥ FRAZIER PARK, CA 93225
BR Bedroom BSS p B(r)ngtsapnodu;ipe FR Frame LAM Laminate $%ILP $g:cl)e(’;f Pavement GRAND I 3 T: (661) 245-6372
ESUM; gﬁﬁte lT er;{tooﬂn DWG Drawing FS Full Size LAV Lavatory T.0.S. Top of Slab <
T P g DWR Drawer FT Foot, Feet L.F. Lineal Foot T.P.D Toilet Paper Dispenser )
FTG Footing L.H. Left Hand T.S. Top of Steel 5
FURR Furring, Furred LKR Locker TV Television L
FUT Future L.R. Living Room T.O.W. Top of Wall T
LT Light TYP Typical o XXXX
LVR Louver <
UNF Unfinished
U.ON. Unless Otherwise Noted
UR Urinal oo PACIFIC OCEAN
ABBREVIATIONS | 4o VICINITY MAP PROJECT DIRECTORY AO O O
NO SCALE NO SCALE NO SCALE -
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EXISTING NORTH ELEVATION  scALE: 5"
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NOTE 1

NOTE 2

NOTE 3

NOTE 4

NOTE 5

NOTE 6

NOTE 7

NOTE 8

NOTE 9

NOTE 10

NOTE 11

NOTE 12

NOTE 13

NOTE 14

NOTE 15

NOTE 16

1. ANY DEMOLITION DRAWINGS AND NOTES ARE PROVIDED FOR
CONVENIENCE AND INFORMATION ONLY AND ARE NOT INTENDED TO
REPRESENT THE COMPREHENSIVE STATE OF THE BUILDING(S). VERIFY
THE EXISTING STATE OF THE BUILDING(S) FINISHES AND BUILDING
SYSTEMS.

2. CONTRACTOR TO COORDINATE AND VERIFY ALL DEMOLITION WITH ALL
ALTERATION PLANS.

3. FOLLOWING DEMOLITION, ALL EXISTING DIMENSIONS AND CONDITIONS
ARE TO BE CHECKED BY THE CONTRACTOR FOR CONFORMANCE WITH
THE REQUIREMENTS OF THE NEW CONSTRUCTION. ANY
INCONSISTENCIES OR UNFORESEEN CONDITIONS ARE TO BE SUBMITTED
TO THE ARCHITECT FOR REVIEW PRIOR TO THE COMMENCEMENT OF
WORK.

4. CONTRACTOR TO REMOVE ALL DEMOLISHED MATERIALS AND ITEMS
FROM THE SITE IN ACCORDANCE WITH ALL APPLICABLE AGENCY CODES
AND REGULATIONS.

5. CONTRACTOR SHALL TAKE SPECIAL CARE TO PRESERVE THOSE
ELEMENTS THAT ARE TO REMAIN. ANY ITEMS THAT ARE TO BE RE-USED
MUST BE STORED AND PROTECTED AS REQUIRED FOR RE-USE.

6. CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO ENSURE
THE SAFETY OF THE EXISTING STRUCTURE.

7. CONTRACTOR SHALL PROVIDE, ERECT AND MAINTAIN ALL TEMPORARY
BARRIERS AND GUARDS, AND ALL TEMPORARY SHORING AND BRACING AS
REQUIRED BY ALL CITY AND STATE REGULATIONS.

ALL WATER, GAS, AND SEWER LINES TO BE CAPPED AS REQUIRED IN CONFORMANCE WITH
ALL APPLICABLE CODES AND REGULATIONS

REFER TO (N) ARCH PLANS FOR ANY ADDITIONAL DEMO REQUIRED

IT'S THE GENERAL CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL NECESSARY DEMO
WORK IN ORDER TO BID AND CONSTRUCT THE PROJECT PER PLAN. CONTRACTOR SHALL
INCLUDE AND PERFORM ALL DEMOLITION WORK REQUIRED TO ACCOMMODATE NEW WORK
UNDER THIS CONTRACT

CONTRACTOR TO COMPLY WITH CITY OF CULVER CITY Municipal Code REQUIREMENTS
FOR DEMO AND HAULING.

IT IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR TO IDENTIFY ALL HAZARDOUS
MATERIALS AND REMOVE THEM APPROPRIATELY IN CONFORMANCE WITH ALL APPLICABLE
CITY, COUNTY, STATE, AND FEDERAL REGULATIONS

THE CONTRACTOR SHALL NOT CONSIDER DEMOLITION AND ALTERATION NOTES TO BE
ALL-INCLUSIVE. IT IS CONTRACTOR'S RESPONSIBILITY TO INSPECT AND ASSESS EACH AREA
AND TO FULFILL THE INTENT OF THE DESIGN INDICATED BY THE CONTRACT DOCUMENTS.
CONTRACTOR SHALL COORDINATE ARCHITECTURAL DEMOLITION DRAWINGS AND NOTES
WITH HVAC, ELECTRICAL, FIRE PROTECTION AND PLUMBING DRAWINGS AND NOTES. PATCH
OR REBUILD ANY AREAS TO REMAIN THAT HAVE BEEN DAMAGED OR DISTURBED BY HVAC,
ELECTRICAL, FIRE PROTECTION AND PLUMBING DEMOLITION.

ALL DEMOLITION SHALL BE PERFORMED IN A SAFE AND ACCEPTABLE MANNER TO ALL
AUTHORITIES HAVING JURISDICTION AND THE OWNER. A FIRE WATCH SHALL BE PROVIDED
IF ANY HAZARDOUS SITUATIONS ARE THOUGHT TO BE POSSIBLE. COMPLY WITH
GOVERNING REGULATIONS PERTAINING TO ENVIRONMENTAL PROTECTION FOR POLLUTION
CONTROL. THOROUGHLY CLEAN ADJACENT AREAS OF DUST, DIRT AND DEBRIS CAUSED BY
DEMOLITION WORK. BEFORE NEW WORK BEGINS, RETURN ADJACENT AREAS TO CONDITION
FOUND PRIOR TO START OF DEMOLITION WORK.

PRIOR TO ANY DEMOLITION, THE CONTRACTOR SHALL COORDINATE BRACING AND
MAINTAIN THE STRUCTURAL INTEGRITY OF THE REMAINING ELEMENTS OF THE BUILDING
AND ITS SYSTEMS AS REQUIRED. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE
SUPPORT OF ADJACENT STRUCTURES DURING DEMOLITION AND NEW CONSTRUCTION
WORK. THE CONTRACTOR SHALL PROVIDE ALL TEMPORARY SHORING, SCAFFOLDING, ETC.,
WHICH ARE NECESSARY TO PREVENT COLLAPSE, SUBSIDENCE, DEFLECTION OR ANY
OTHER TYPE OF DAMAGE. REPAIR SPRAY FIREPROOFING DAMAGED DURING DEMOLITION
WORKTOIT

UNLESS DETAILED OR SCHEDULED OTHERWISE, ALL AREAS AFFECTED BY DEMOLITION
WORK SHALL BE PATCHED AND/OR REPAIRED TO MATCH EXISTING ADJACENT SURFACES
AND FINISHES. REPAIR AFFECTED AREAS AS REQUIRED TO RECEIVE NEW WORK. ALL
FILLING OF OPENINGS AND REPAIR WORK SHALL MATCH EXISTING ADJACENT SURFACE.

REMOVE ALL EXISTING MECHANICAL DUCTS, PLUMBING, ELECTRICAL AND ANY OTHER
ITEMS THAT ARE AFFECTED AND RENDERED OBSOLETE BY NEW MECHANICAL, PLUMBING
AND ELECTRICAL WORK. CONTRACTOR SHALL VACUUM CLEAN THE AREA PRIOR TO
INSTALLATION OF ANY NEW ITEM.

BEFORE SUBMITTING BID PROPOSAL, GENERAL CONTRACTOR TO VISIT THE SITE OF THE
WORK AND FULLY INFORM HIMSELF OF EXISTING CONDITIONS AND LIMITATIONS.

DEMOLITION PLANS ARE INCLUDED FOR THE CONVENIENCE OF THE CONTRACTOR AND
ONLY GENERALLY INDICATE THOSE BUILDING ELEMENTS THAT MUST BE DEMOLISHED TO
COMPLETE THE WORK. REMOVE FINISHES AND COMPONENTS, CUT AND PATCH CONCRETE
SLABS, WALLS, FLOORS AND CEILINGS AS REQUIRED TO COMPLETE WORK OF THIS
CONTRACT, WHETHER OR NOT INDICATED ON DEMOLITION DRAWINGS.

PROTECT FROM DAMAGE EXISTING COMPONENTS / FINISHES THAT ARE TO REMAIN OR TO
BE SALVAGED

UNLESS OTHERWISE INDICATED, DASHED LINES ON THE DEMOLITION PLANS DENOTE
COMPONENTS TO BE REMOVED, WHETHER OR NOT ACCOMPANIED BY NOTES

CONTRACTOR SHALL PATCH AND REPAIR AS NECESSARY ALL FLOOR AND CEILING
SURFACES / FINISHES DAMAGED DURING DEMOLITION.

WALLS AND OTHER COMPONENTS INDICATED TO BE REMOVED ARE PRESUMED TO BE
NON-LOAD BEARING UNLESS OTHERWISE NOTED. PRIOR TO PERFORMING DEMOLITION,
CONTRACTOR SHALL VERIFY WHETHER OR NOT WALLS OR OTHER COMPONENTS TO BE
REMOVED ARE LOAD BEARING AND IF SO, NOTIFY ARCHITECT
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NOTES - DEMOLITION
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REPLACE (E) WINDOW LIKE FOR LIKE

REMOVE (E) ROOFING AND ROOF FRAMING
(PRESERVE CEILING JOISTS)

REMOVE (E) ROOFING AND ROOF
FRAMING (PRESERVE CEILING JOISTS)

REMOVE EXISTING HARDWOOD FLOORING AND
REPLACE WITH PLYWOOD TO ELIMINATE ALL
CREAKING PRIOR TO HARDWOOD INSTALLATION

REMOVE EXISTING DOOR

REMOVE EXISTING WINDOW

REMOVE EXISTING CABINETRY, SURROUNDING MILLWORK
AND COUNTERTOPS

REMOVE EXISTING LIGHT FIXTURE / ELECTRICAL DEVICE
AND COVER

REMOVE EXISTING PLUMBING FIXTURES AND CAP PIPING AS
NEEDED THROUGHOUT

REMOVE EXISTING APPLIANCES AND STORE AS NEEDED

REMOVE EXISTING SHOWER ENCLOSURE AND PLUMBING
FIXTURES, CAP PIPING AS NEEDED

DEMO FLOOR PLAN - LEVEL 1

KEY NOTES - DEMOLITION

JANUARY 11.2016

cDSET A\

| ] EXISTING WALL TO REMAIN
[ _ _ _ ] EXISTING WALL TO BE REMOVED
- —n
4 I
/ I EXISTING DOOR TO BE REMOVED
[ u
[E= =3  EXISTING WINDOW TO BE REMOVED

]
L

EXISTING OBJECT TO BE REMOVED

—{—{—}—  EXISTING FENCE TO BE REMOVED

EXISTING FLOOR STRUCTURE
TO BE REMOVED

DECEMEBER 9,2015

BID SET

DEMOLITION LEGEND

XXXX
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* ALL SITE DRAINAGE TO COMPLY WITH 2013 CRC - DRAIN TO STREET AT 1% MINIMUM
* GRADE, AT ADDITIONS, TO DRAIN @ 5% AWAY WITHIN THE FIRST 10 FEET OF NEW I

FOUNDATION WALL OR TO APPROVED DRAINAGE DEVICE

* NFPA 13D FIRE SPRINKLER SYSTEM REQUIRED - PER SEPARATE PERMIT

3| _ 4"

44'-4.1/2"

4|

_ 7"

35'-61/2"

EXISTING SITE FENCE

NEW CRAWL SPACE

1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE (F.O.S.), UNLESS OTHERWISE NOTED.
2.DO NOT SCALE FROM DRAWINGS.

3. ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS TO BE REVIEWED BY THE ARCHITECT PRIOR TO
PROCEEDING WITH CONSTRUCTION.

4. ALL DOORS AND WINDOWS DIMENSIONED TO CENTERLINE OF CLEAR OPENING.
5. ALL CASEWORK DIMENSIONS TO FACE OF FINISH.

6. WATER HEATERS ARE TO BE STRAPPED OR HAVE A RIGID CONNECTION TO AN ADJACENT WALL. (SEC
507.3, UPC)

7. PROVIDE R-12 EXTERIOR BLANKET FOR HOT WATER HEATER. R-3 INSULATION SHALL BE PROVIDED FOR
THE FIRST FIVE FEET OF THE WATER HEATER OUTLET PIPE. ALL WATER HEATING AND SPACE CONDITIONING
EQUIPMENT. SHOWER HEADS AND FAUCETS SHALL BE C.E.C. CERTIFIED. ALL STEAM AND STEAM
CONDENSATE RETURN PIPING AND ALL CONTINUOUSLY RECIRCULATING DOMESTIC HEATING OR HOT
WATER PIPING SHALL BE INSULATED PER PLUMBING DIVISION.

8. ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE MANUFACTURER AS COMPLYING WITH THE
CALIFORNIA QUALITY STANDARDS FOR INSULATION MATERIAL. DOORS AND WINDOWS BETWEEN
CONDITIONED AND UNCONDITIONED SPACE SHALL BE FULL WEATHER-STRIPPED.

9. AN APPROVED SEISMIC SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS LINE ON THE DOWN
STREAM SIDE OF THE UTILITY METER AND BE RIGIDLY CONNECTED TO THE EXTERIOR OF THE BUILDING OR
STRUCTURE CONTAINING THE FUEL GAS PIPING.

10. CONTRACTOR SHALL PROVIDE, ERECT AND MAINTAIN ALL TEMPORARY BARRIERS AND GUARDS, AND ALL
TEMPORARY SHORING AND BRACING AS REQUIRED BY ALL CITY AND STATE REGULATIONS.

11. CONTRACTOR SHALL PROVIDE ADEQUATE WEATHER PROTECTION FOR THE BUILDING AND ITS
CONTENTS DURING THE COURSE OF WORK.

12. CONTRACTOR TO PROVIDE TEMPORARY POWER POLE AND METER FOR THE DURATION OF THE WORK.
CONTRACTOR TO MAINTAIN TEMPORARY LIGHT AS REQUIRED FOR THE DURATION OF THE WORK.
CONTRACTOR SHALL PROVIDE TEMPORARY SANITARY FACILITIES AS TO LEAST IMPACT NEIGHBORS AND AS
DIRECTED BY CITY REGULATIONS.

13. FOR PROJECTS THAT INCLUDE LANDSCAPE WORK, THE LANDSCAPE CERTIFICATION, FORM GRN 12,
SHALL BE COMPLETED PRIOR TO FINAL INSPECTION APPROVAL.

14. AN OPERATION AND MAINTENANCE MANUAL INCLUDING, AT A MINIMUM, THE ITEMS LISTED IN SECTION
4.410.1, SHALL BE COMPLETED AND PLACED IN THE BUILDING AT THE TIME OF FINAL INSPECTION.

15. BUILDING OWNER TO APPROVE ADDRESS NUMBERS

2332 COTNER AVE, SUITE 303
WEST LOS ANGELES, CA

90064

WWW.COLEGA-LACOM

T: 323.334.0664

NOTES - PLANS

TO REMAIN 18" X 24" MINIMUM
z NEW SECOND STORY EXISTING BALCONY
< / ADDITION ABOVE 90.02' N04 DEGREE 59'47"W /7 ABOVE TO REMAIN
L W —_ e — e e ] e - P —_—_— L o e — —
.| |
Q = é &——— SLOPE TO AREA DRAIN I
o E | T gﬁ /
Akg I o e o | 4‘» e
uuj 42" TALL | |
| [ e | -
| OTHERS 2 Eggé'ﬁ < = _
. m i K
0 3! LANDSCAPING/ — | & REMAIN Do-j } " EXISTING 2 STORY
> ) = PLANTING AREA > = I
“ : 41| | ewwooooeck — | | 3 y FAMILY DWELLING
2] - D 2 v = W |—
a = S
a s/ ~EXISTING / JR— EXISTING (2) CAR : O
Z s SINGLE FAMILY HOUSE : e | ™
OTA 1 - w ]
1 z |2 X ON FIRST FLOOR —
O | % ; T % 1 STORY EXISTING FOOTPBlNT j Tobeek 0 | S 5 a
= | / L 3
| - = '/E% 2ND STORY ADDITION % Eﬁ'rf’émg FOOTPRINT (NOT |N SCOPE OF (7))
Z | i
" | E :/”;J j S 3 RISERS @ 7-1/2" WO RK)
- 2 = . © 5 TREADS AT 12
| 05 ‘ &
22 g V| ERISTING GUEST
| 23 | DN HOUSE BALCONY
: R ‘ REMAN
& ' q
:T : Viio L L L _/_T/_/___/_/ L L LS LA L L L L L L L L L L L/___/_/_/J! | ©
" . £
i &— SLOPE T0 AREA DRAIN \ &——— SLOPE TO AREA DRAIN ;
A | ™
7 CONCRETE SWALE —— 2'- 10" L 90.02' N04 DEGREE 59'48"W
NEW SECOND
SIDEWALK CURB FACE 15'- 0" 6- 10" OVERHANG ABOVE
© F.Y. SETBACK SECOND STORY REQD F.Y. FOR RDIS
ARCHITECTURAL NORTH
"y,
SITE PLAN
=10 | 1
I
CONCRETE SWALE
CONTROLLERS | s / CONCRETE SWALE 90.02' N04 DEGREE 59'47"W
O s | /
e 7|7 -~ N \ N &—— SLOPE TO AREA DRAIN &——— SLOPE TO AREA DRAIN
DAYLIGHT AREA —— | %] I I
SIDEWALK | &— 5% SLOPE T ) Sim
CURB FACE
| " R
e | N NORTH
0 | LD EXISTING 2 STORY
EI J 26.3 SF ] FAMILY DWELLING .
Y )
O 2| SOUTH s O
Z |1 L.ID. PLANTER ( ) u
< 1 ROOF : A2 ROOF : A1 EXISTING (2) CAR o
L
0 : 422 SF 422 SF GARAGE :
: NN ON FIRST FLOOR 5 >
: g
|
| (NOT IN SCOPE OF
| WORK)
| 1
|
|
| 3 = = 1
I | - - - — 0 &— SLOPE TO AREA DRAIN &——— SLOPE TO AREA DRAIN |
N m
7 CONCRETE SWALE ——

DAYLIGHT AREA DRAIN AT ——

SIDEWALK CURB FACE

90.02' NO4 DEGREE 59'48"W

ARCHITECTURAL NORTH
Yo
'?7/7

TOTAL AREAS ASSOCIATED WITH L.L.D. PLANTERS

MAIN HOUSE - ROOF A1 =422
ROOF A2 =422
ROOF B =34
ROOF C =53

TOTAL IMPERVIOUS AREA =931 SQFT

NORTH PLANTER =22
SOUTH PLANTER  =26.3

TOTAL PLANTER AREA = 48.3 SQFT (MIN 32 SQFT/ 1000 SQFT)

GRAND RESIDENCE

521 E. GRAND BLVD.
VENICE, CA 90291

L.I.D. DRAINAGE - SQUARE FOOTAGE CALCULATIONS
NO SCALE

EXISTING FIRST FLOOR FOOTPRINT
TO BE REMODELED

ADDITION TO FIRST FLOOR FOOTPRINT

NEW SECOND STORY ADDITION ABOVE

UPPER ROOF AREA : "A"

LOWER ROOF AREAS : "B" AND "C"

CONCRETE WALL

WOOD DECK

PROPERTY LINE

SETBACK

EASEMENT

FENCE

GAS BIB

HOSE BIB

L

AREA DRAIN

@

OVERALL SITE PLAN

JANUARY 11, 2016

cDSET /N

DECEMBER 9, 2015

BID SET

SITE PLAN - DRAINAGE PLAN 6

1/ n — 1'_0"

PLAN LEGEND

XXXX

A1.01

ALL IDEAS, DESIGNS, ARRANGEMENTS AND PLANS INDICATED OR REPRESENTED IN OR BY THIS DRAWING(S) ARE OWNED BY colega architects AND WERE CREATED AND DEVELOPED FOR USE AND IN CONNECTION WITH THE SPECIFIED PROJECT. NONE OF THE IDEAS, DESIGNS, ARRANGEMENTS OR PLANS SHALL BE DUPLICATED, USED BY OR DISCLOSED TO FOR ANY PURPOSE WHATSOEVER WITHOUT THE EXPRESS WRITTEN AUTHORIZATION OF colega architects.




1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE (F.O.S.), UNLESS

BUILDINGS WITH RAISED FLOOR CONSTRUCTION. OTHERWISE NOTED.
UNDERFLOOR VENTILATION OPENING IN THE UNDERFLOOR
AREA SHALL COMPLY WITH THE FOLLOWING 2. DO NOT SCALE FROM DRAWINGS.

REQUIREMENTS: 3. ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS TO BE
A THE TOP OF THE OPENING SHALL BE LOCATED NOT REVIEWED BY THE ARCHITECT PRIOR TO PROCEEDING WITH

MORE THAN 12 INCHES BELOW THE BOTTOM OF THE CONSTRUCTION.
FLOOR JOIST
B. THE OPENIN SHALL BE DISTRIBUTED APPROXIMATELY 4. ALL DOORS AND WINDOWS DIMENSIONED TO CENTERLINE OF CLEAR
EQUALLY AND LOCATED TO PROVIDE CROSS VENTILATION, OPENING.

FOR EXAMPLE, BY LOCATING THE OPENING ALONG THE
LENGTH OF AT LEAST TWO OPPOSITE SIDES OF THE 5. ALL CASEWORK DIMENSIONS TO FACE OF FINISH.

BUILDING.

A : : : C. THE PENING SHALL BE THE LARGER OF 1.5 SQUARE 6. WATER HEATERS ARE TO BE STRAPPED OR HAVE A RIGID
X ' ' FETT FOR EACH 25 LINEAR EEET OR FRACTION OF CONNECTION TO AN ADJACENT WALL. (SEC 507.3, UPC)

. 0,
E’;,EEEEJESDVJ’QL;&S,E OPENINGS SHALL BE EQUAL TO 1% OF 7. PROVIDE R-12 EXTERIOR BLANKET FOR HOT WATER HEATER. R-3
D G B R SoRROSION WATER HEATER OUTLET PIPE. ALL WATER HEATING AND SPACE
‘ ‘ ‘ $E§LSIQ'YLQ’YJ§§,MEL§';SVV T'TH'X,'\\]/' E,SZ'TN%ZEN%?M%T\S,%%A_TER CONDITIONING EQUIPMENT. SHOWER HEADS AND FAUCETS SHALL BE
440 - o | | | C.E.C. CERTIFIED. ALL STEAM AND STEAM CONDENSATE RETURN PIPING
AND ALL CONTINUOUSLY RECIRCULATING DOMESTIC HEATING OR HOT
WATER PIPING SHALL BE INSULATED PER PLUMBING DIVISION.

A\VA

7-1" 20'-21/2" 11'-101/2" 5'-0"

R N

8. ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE
MANUFACTURER AS COMPLYING WITH THE CALIFORNIA QUALITY
STANDARDS FOR INSULATION MATERIAL. DOORS AND WINDOWS
BETWEEN CONDITIONED AND UNCONDITIONED SPACE SHALL BE FULL
WEATHER-STRIPPED.

5-21/2"

- A\VA -

9. AN APPROVED SEISMIC SHUTOFF VALVE WILL BE INSTALLED ON THE
FUEL GAS LINE ON THE DOWN STREAM SIDE OF THE UTILITY METER AND
BE RIGIDLY CONNECTED TO THE EXTERIOR OF THE BUILDING OR
STRUCTURE CONTAINING THE FUEL GAS PIPING.

10. CONTRACTOR SHALL PROVIDE, ERECT AND MAINTAIN ALL
TEMPORARY BARRIERS AND GUARDS, AND ALL TEMPORARY SHORING
AND BRACING AS REQUIRED BY ALL CITY AND STATE REGULATIONS.

11. CONTRACTOR SHALL PROVIDE ADEQUATE WEATHER PROTECTION

A3.01 FOR THE BUILDING AND ITS CONTENTS DURING THE COURSE OF WORK.

2332 COTNER AVE, SUITE 303
WEST LOS ANGELES, CA

90064

WWW.COLEGA-LACOM

T: 323.334.0664

4 1 1 1 12. CONTRACTOR TO PROVIDE TEMPORARY POWER POLE AND METER

2'-111/2" FOR THE DURATION OF THE WORK. CONTRACTOR TO MAINTAIN

; ¢
y 'Il’ TEMPORARY LIGHT AS REQUIRED FOR THE DURATION OF THE WORK.

| 13.CONTRACTOR SHALL PROVIDE TEMPORARY SANITARY FACILITIES AS
TO LEAST IMPACT NEIGHBORS AND AS DIRECTED BY CITY REGULATIONS.

14. PLUMBING
A. FAUCET - Maximum flow rate to be 1.5 gallons per minute
B. SHOWER

1 ‘ ] ! ! a. Glass enclosure shall be tempered and shatter resistant when provided
LOCATE WINDOW L ! L LOCATE WINDOW ‘ ‘ ‘ b. Min. 70" high non-absorbent wall adj. to shower

ALIGN

R

2| _ 2“
2| _ 2u

4| _ 8"

EQ

7| _ Ou

AG6.01

3| _ 1"

22'-101/2"

KITCHEN

ADJUSTABLE SHELVES

Z

)

-

Z ‘
<—J AP-2 |

AP-1 |——e

12| _ 3||

3| _ 2u

c. Shower area to be minimum of 1024 s.i. with a 30" dia. clear
I I 1 showerhead, the combined flow rate of all the showerheads and/or other
: e — ; 77777777777777777777777777777777777777777777777777777777777 71 77777777 A\”A‘u--. ------- operation at a time.
| ‘ ; 1 a. Provide individual control valve of the pressure balance,
‘ ‘ j . thermostatic, or pressure balance/thermostatic mixing valve type.
ADJUSTABLE a. Glass enclosure shall be tempered and shatter resistant when provided
| |
| 9 ] |_ I J ¢ : FL-01 - 15" min between water closet and any side wall
15. STAIRWAYS / STEPS:
16. GUARDRAIL
b. Guards shall have a 42" min. height 1013.2.
nosing line1013.2.
Al oY L L A R\ N o R b. Top of handrails shall be 34" to 38" above tread nosing. 1012.2.
‘{ _— \
sharp corners. - 1012.3.

IN EXISTING OPENING IN EXISTING OPENING turning radius
] ] C. SHOWERHEAD - When a shower is served by more than one
: outlets controlled by a single valve shall not exceed 2.0 gallons per minute at
‘ ‘ 80 psi, or the shower shall be designed to only allow one showerhead to be in
o @ _ ; b. Provide scald and thermal shock protection
: _| ‘ D. BATHTUB
S . SHELVES E. LOW CONSUMPTION WATER CLOSET
! - Max 1.28 gallons per flush
- 24" clear space in front of water closet
F. See 1/ A0.11 for all plumbing flow rates
a. Min. 36" wide stairway and landings U.O.N. - 1009.1
b. Headroom clearance of not less than 6'-8" at tread nosing -1009.2.
a. Open guards shall have intermediate rails or ornamental patterns
such that a 4-inch-diameter sphere cannot pass through any
opening 1013.3.
c. Within a dwelling unit when the guardrail serves as hand rail too,
they shall be not less than 34" and not more than 38" above the
17. HANDRAIL
1 1 1 a. Required for 4 or more risers
R T Rl T e i i S T R R = €|} handra ;
‘ ‘ AG.01) 6 ] ¢. Handgrip portion of handrail shall not be less than 11/4" nor
! ! ! ‘ more 2" cross-sectional dimension having a smooth surface with no
LIVING ‘ 14 4p
7 ROOM 7 7 e o
| ; ; | | i

18. THRESHOLD
a. Thresholds at doorways (1008.1.6.) shall not exceed:
- 0.75" in height for sliding doors;
- 0.5" for other doors;
Exception: The threshold height shall be limited to 7.75" where the
door does not swing over the landing or step in a SFD.

19. DRYER MOISTURE EXHAUST DUCT
a. 4" dia min, smooth, metal with back-draft damper (A flexible duct
cannot extend more than 6 ft. and cannot be concealed).
b. Duct length is limited to 14'-0" with (2) elbows. This shall be
reduced 2'-0" for each additional elbow

20. GAS FIRED APPLIANCE CLOSET

12' - 4" A

1014

1-0" 1'-71/2"

GRAND RESIDENCE

521 E. GRAND BLVD.
VENICE, CA 90291

’r + 41 _ 0"

22! _ 2||

—

[=]

»

-—
47
;V

- T - - == ALIGN a. 100 sq. in. min. openings T&B w/ in 12" from floor & ceiling of the

enclosure for combustion air. Doors serving the compartment shall
be at least 24" wide.
oottt 21. PLUMBING ACCESS PANEL
a. 12"x12" min.
b. Required for bathtubs unless plumbing is without slip joints 405.2
22. EXTERIOR VENT
a. Openings into floors, attics, or other enclosed areas shall not
exceed 144 sq. inches and shall be covered w/ corrosion resist.
23. CRAWL SPACE ACCESS : min. 18" X 24"

ILAUNDRY

HALL

3! _ 7"

24. - PROVIDE 1-1/8" T&g SUBFLOOR WHERE
(N) WOOD FLOORING IS TO BE INSTALLED
- PROVIDE 3/4" T&G SUBFLOOR WHERE
(N) TILE FLOORING TO BE INSTALLED
- GLUE AND NAIL SUBFLOOR - ELIMINATE SQUEAK AND CREEK

\A6.01)p 13 CASEWORK

| . DINING
ROOM

107.1 -105 ‘ ‘
—— GENERAL NOTES / KEY NOTES 2

| #
19 |
\ NOTE 1 - SMOKE DETECTORS: An approved smoke alarm shall be installed in

POWDER ||l——— J j each sleeping room & hallway or area giving access to a sleeping room, and on
ROOM ; each story and basement for dwellings with more than one story. Smoke alarms shall

107 | . be interconnected so that actuation of one alarm will activate all the alarms within the
individual dwelling unit. In new construction smoke alarms shall receive their primary
power source from the building wiring and shall be equipped with
battery back up and low battery signal. (R314)

1014
©

DRYER

1
L
) §| +7-1/2"

>
o
o
\‘

9'-101/2"

6!_ 1"

1ﬂ§A o S S DR o b Yale e,

l_oll

alarm shall be installed in dwelling units and in sleeping units within which fuel-burning

appliances are installed and in dwelling units that have attached garages. Carbon
monoxide alarm shall be provided outside of each separate dwelling unit sleeping
area in the immediate vicinity of the bedroom(s) and on every level of a dwelling unit
including basements. (R315)

MIN. CLEAR
u

@ NOTE 2 - CARBON MONOXIDE DETECTORS: An approved carbon monoxide

I I
| |
| | |
3 : : :

N 15 RISERS @ 7-1/2 | | g?(TERIC‘g

N 14 TREADS @ 11" ‘ ' Tonag
. ! | | o

I ™ ! : : :co
1 I |
' | |
: 1 | |

NOTE 3: Each appliance provided and installed shall meet ENERGY STAR if an
ENERGY STAR designation is applicable for that appliance.
Note 4: The flow rates for all plumbing fixtures shall comply with the minimum flow

81/2i,

rates in Table 4.303.2 (see G-3.10)

109.1 : I ! ! NOTE 4: When single shower fixtures are served by more than one showerhead, the
‘ ! ! combined rate of all showerheads shall not exceed the maximum flow rates specified
LOCATE WINDOW \ \ in the maximum allowable flow rate column contained in Table 4.303.2 or the shower

1 HOUR FIRE | ‘ ‘ shall be designed to only allow one showerhead to be in operation at a time. (see

A 1 | RATEDINTERIOR ! 1 | IN EXISTING OPENING | : G-3.10 for Table 4.303.2)

1 1 WALLS AND o o
! CEILING ! ‘ ‘ ‘ NOTE 5: Heater shall be capable of maintaining a minimum room temperature of 68
W ' ' 1 I : . degrees F at a point 3 feet above the floor and 2 feet from the exterior walls in all
1 ‘ ‘ ‘ ‘ habitable rooms at the design temperature.

NOTE 6: ENERGY REQUIREMENTS:

See attached Forms CF-1R and MF-1R specifying the required energy features for
wall/ceiling insulation, window areas and types, HVAC systems, duct insulation and
testing, lighting type and switching, water heater type and pipe/heater insulation and
HERS rater verification requirements.

(form CF-6R required)
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NOTE 7: FIRE BLOCK REQUIREMENTS:

Fire blocking shall be installed at:
a. Concealed spaces of stud walls and partitions, floor and ceiling at 10'-0" max. JANUARY 11, 2016

intervals both CD SET /1\

vertically and horizontally;
b. Interconnections between concealed vertical and horizontal spaces;

c. Concealed space between stair stringers at top and bottom run;

2'-10" ], 2'-2172" I, : 2'-0" ! ! ! d. At openings around vents, pipes, ducts and chimneys (non-combustible materials); DECEMBER 9, 2015
A ! ‘ ‘ e. At openings between attic and chimney chase for factory-built chimneys. BID SET
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BUILDINGS WITH RAISED FLOOR CONSTRUCTION.
UNDERFLOOR VENTILATION OPENING IN THE UNDERFLOOR
AREA SHALL COMPLY WITH THE FOLLOWING

REQUIREMENTS:

A. THE TOP OF THE OPENING SHALL BE LOCATED NOT
MORE THAN 12 INCHES BELOW THE BOTTOM OF THE

FLOOR JOIST

B. THE OPENIN SHALL BE DISTRIBUTED APPROXIMATELY
EQUALLY AND LOCATED TO PROVIDE CROSS VENTILATION,
FOR EXAMPLE, BY LOCATING THE OPENING ALONG THE
LENGTH OF AT LEAST TWO OPPOSITE SIDES OF THE
BUILDING.
C. THE PENING SHALL BE THE LARGER OF 1.5 SQUARE
FETT FOR EACH 25 LINEAR FEET OR FRACTION OF
EXTERIOR WALL; OR OPENINGS SHALL BE EQUAL TO 1% OF
UNDERFLOOR AREA.

D. THE OPENING MAY BE COVERED WITH CORROSION

1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE (F.O.S.), UNLESS
OTHERWISE NOTED.

2. DO NOT SCALE FROM DRAWINGS.

3. ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS TO BE
REVIEWED BY THE ARCHITECT PRIOR TO PROCEEDING WITH
CONSTRUCTION.

4. ALL DOORS AND WINDOWS DIMENSIONED TO CENTERLINE OF CLEAR
OPENING.

5. ALL CASEWORK DIMENSIONS TO FACE OF FINISH.

6. WATER HEATERS ARE TO BE STRAPPED OR HAVE A RIGID
CONNECTION TO AN ADJACENT WALL. (SEC 507.3, UPC)

RESISTANT WIRE MESH WITH MESH OPENING OF GREATER

THAN 1/4 INCH AND LESS THAN 1/2 INCH IN DIMENSION.
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7. PROVIDE R-12 EXTERIOR BLANKET FOR HOT WATER HEATER. R-3
INSULATION SHALL BE PROVIDED FOR THE FIRST FIVE FEET OF THE
WATER HEATER OUTLET PIPE. ALL WATER HEATING AND SPACE
CONDITIONING EQUIPMENT. SHOWER HEADS AND FAUCETS SHALL BE
C.E.C. CERTIFIED. ALL STEAM AND STEAM CONDENSATE RETURN PIPING
AND ALL CONTINUOUSLY RECIRCULATING DOMESTIC HEATING OR HOT
WATER PIPING SHALL BE INSULATED PER PLUMBING DIVISION.

8. ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE
MANUFACTURER AS COMPLYING WITH THE CALIFORNIA QUALITY
STANDARDS FOR INSULATION MATERIAL. DOORS AND WINDOWS
BETWEEN CONDITIONED AND UNCONDITIONED SPACE SHALL BE FULL
WEATHER-STRIPPED.

9. AN APPROVED SEISMIC SHUTOFF VALVE WILL BE INSTALLED ON THE
FUEL GAS LINE ON THE DOWN STREAM SIDE OF THE UTILITY METER AND
BE RIGIDLY CONNECTED TO THE EXTERIOR OF THE BUILDING OR
STRUCTURE CONTAINING THE FUEL GAS PIPING.

10. CONTRACTOR SHALL PROVIDE, ERECT AND MAINTAIN ALL
TEMPORARY BARRIERS AND GUARDS, AND ALL TEMPORARY SHORING
AND BRACING AS REQUIRED BY ALL CITY AND STATE REGULATIONS.

11. CONTRACTOR SHALL PROVIDE ADEQUATE WEATHER PROTECTION
FOR THE BUILDING AND ITS CONTENTS DURING THE COURSE OF WORK.

12. CONTRACTOR TO PROVIDE TEMPORARY POWER POLE AND METER
FOR THE DURATION OF THE WORK. CONTRACTOR TO MAINTAIN
TEMPORARY LIGHT AS REQUIRED FOR THE DURATION OF THE WORK.

13.CONTRACTOR SHALL PROVIDE TEMPORARY SANITARY FACILITIES AS
TO LEAST IMPACT NEIGHBORS AND AS DIRECTED BY CITY REGULATIONS.

14. PLUMBING
A. FAUCET - Maximum flow rate to be 1.5 gallons per minute
B. SHOWER
a. Glass enclosure shall be tempered and shatter resistant when provided
b. Min. 70" high non-absorbent wall adj. to shower
c. Shower area to be minimum of 1024 s.i. with a 30" dia. clear
turning radius.
C. SHOWERHEAD - When a shower is served by more than one
showerhead, the combined flow rate of all the showerheads and/or other
outlets controlled by a single valve shall not exceed 2.0 gallons per minute at
80 psi, or the shower shall be designed to only allow one showerhead to be in
operation at a time.
a. Provide individual control valve of the pressure balance,
thermostatic, or pressure balance/thermostatic mixing valve type.
b. Provide scald and thermal shock protection
D. BATHTUB
a. Glass enclosure shall be tempered and shatter resistant when provided
E. LOW CONSUMPTION WATER CLOSET
- Max 1.28 gallons per flush
- 15" min between water closet and any side wall
- 24" clear space in front of water closet
F. See 1/ A0.11 for all plumbing flow rates
15. STAIRWAYS / STEPS:
a. Min. 36" wide stairway and landings U.O.N. - 1009.1
b. Headroom clearance of not less than 6'-8" at tread nosing -1009.2.
16. GUARDRAIL
a. Open guards shall have intermediate rails or ornamental patterns
such that a 4-inch-diameter sphere cannot pass through any
opening 1013.3.
b. Guards shall have a 42" min. height 1013.2.
c. Within a dwelling unit when the guardrail serves as hand rail too,
they shall be not less than 34" and not more than 38" above the
nosing line1013.2.
17. HANDRAIL
a. Required for 4 or more risers
b. Top of handrails shall be 34" to 38" above tread nosing. 1012.2.
c. Handgrip portion of handrail shall not be less than 11/4" nor
more 2" cross-sectional dimension having a smooth surface with no
sharp corners. - 1012.3.
18. THRESHOLD
a. Thresholds at doorways (1008.1.6.) shall not exceed:
- 0.75" in height for sliding doors;
- 0.5" for other doors;
Exception: The threshold height shall be limited to 7.75" where the
door does not swing over the landing or step in a SFD.
19. DRYER MOISTURE EXHAUST DUCT
a. 4" dia min, smooth, metal with back-draft damper (A flexible duct
cannot extend more than 6 ft. and cannot be concealed).
b. Duct length is limited to 14'-0" with (2) elbows. This shall be
reduced 2'-0" for each additional elbow
20. GAS FIRED APPLIANCE CLOSET
a. 100 sq. in. min. openings T&B w/ in 12" from floor & ceiling of the
enclosure for combustion air. Doors serving the compartment shall
be at least 24" wide.
21. PLUMBING ACCESS PANEL
a. 12"x12" min.
b. Required for bathtubs unless plumbing is without slip joints 405.2
22. EXTERIOR VENT
a. Openings into floors, attics, or other enclosed areas shall not
exceed 144 sq. inches and shall be covered w/ corrosion resist.
23. CRAWL SPACE ACCESS : min. 18" X 24"

24. - PROVIDE 1-1/8" T&g SUBFLOOR WHERE
(N) WOOD FLOORING IS TO BE INSTALLED
- PROVIDE 3/4" T&G SUBFLOOR WHERE
(N) TILE FLOORING TO BE INSTALLED
- GLUE AND NAIL SUBFLOOR - ELIMINATE SQUEAK AND CREEK

2332 COTNER AVE, SUITE 303
WEST LOS ANGELES, CA

90064

WWW.COLEGA-LACOM

T: 323.334.0664

GRAND RESIDENCE

521 E. GRAND BLVD.
VENICE, CA 90291

NOTES - PLANS 2

NOTE 1 - SMOKE DETECTORS: An approved smoke alarm shall be installed in
each sleeping room & hallway or area giving access to a sleeping room, and on
each story and basement for dwellings with more than one story. Smoke alarms shall
be interconnected so that actuation of one alarm will activate all the alarms within the
individual dwelling unit. In new construction smoke alarms shall receive their primary
power source from the building wiring and shall be equipped with

battery back up and low battery signal. (R314)

NOTE 2 - CARBON MONOXIDE DETECTORS: An approved carbon monoxide

alarm shall be installed in dwelling units and in sleeping units within which fuel-burning
appliances are installed and in dwelling units that have attached garages. Carbon
monoxide alarm shall be provided outside of each separate dwelling unit sleeping
area in the immediate vicinity of the bedroom(s) and on every level of a dwelling unit
including basements. (R315)

NOTE 3: Each appliance provided and installed shall meet ENERGY STAR if an
ENERGY STAR designation is applicable for that appliance.

Note 4: The flow rates for all plumbing fixtures shall comply with the minimum flow
rates in Table 4.303.2 (see G-3.10)

NOTE 4: When single shower fixtures are served by more than one showerhead, the
combined rate of all showerheads shall not exceed the maximum flow rates specified
in the maximum allowable flow rate column contained in Table 4.303.2 or the shower
shall be designed to only allow one showerhead to be in operation at a time. (see
G-3.10 for Table 4.303.2)

NOTE 5: Heater shall be capable of maintaining a minimum room temperature of 68
degrees F at a point 3 feet above the floor and 2 feet from the exterior walls in all
habitable rooms at the design temperature.

NOTE 6: ENERGY REQUIREMENTS:

See attached Forms CF-1R and MF-1R specifying the required energy features for
walll/ceiling insulation, window areas and types, HVAC systems, duct insulation and
testing, lighting type and switching, water heater type and pipe/heater insulation and
HERS rater verification requirements.

(form CF-6R required)

NOTE 7: FIRE BLOCK REQUIREMENTS:

Fire blocking shall be installed at:

a. Concealed spaces of stud walls and partitions, floor and ceiling at 10'-0" max.
intervals both

vertically and horizontally;

b. Interconnections between concealed vertical and horizontal spaces;

c. Concealed space between stair stringers at top and bottom run;

d. At openings around vents, pipes, ducts and chimneys (non-combustible materials);
e. At openings between attic and chimney chase for factory-built chimneys.
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BUILDINGS WITH RAISED FLOOR CONSTRUCTION.
UNDERFLOOR VENTILATION OPENING IN THE UNDERFLOOR
AREA SHALL COMPLY WITH THE FOLLOWING
REQUIREMENTS:

A. THE TOP OF THE OPENING SHALL BE LOCATED NOT
MORE THAN 12 INCHES BELOW THE BOTTOM OF THE
FLOOR JOIST

B. THE OPENIN SHALL BE DISTRIBUTED APPROXIMATELY
EQUALLY AND LOCATED TO PROVIDE CROSS VENTILATION,
FOR EXAMPLE, BY LOCATING THE OPENING ALONG THE
LENGTH OF AT LEAST TWO OPPOSITE SIDES OF THE
BUILDING.

C. THE PENING SHALL BE THE LARGER OF 1.5 SQUARE
FETT FOR EACH 25 LINEAR FEET OR FRACTION OF
EXTERIOR WALL; OR OPENINGS SHALL BE EQUAL TO 1% OF
UNDERFLOOR AREA.

D. THE OPENING MAY BE COVERED WITH CORROSION
RESISTANT WIRE MESH WITH MESH OPENING OF GREATER

THAN 1/4 INCH AND LESS THAN 1/2 INCH IN DIMENSION.
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1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE (F.O.S.), UNLESS
OTHERWISE NOTED.

2. DO NOT SCALE FROM DRAWINGS.

3. ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS TO BE
REVIEWED BY THE ARCHITECT PRIOR TO PROCEEDING WITH
CONSTRUCTION.

4. ALL DOORS AND WINDOWS DIMENSIONED TO CENTERLINE OF CLEAR
OPENING.

5. ALL CASEWORK DIMENSIONS TO FACE OF FINISH.

6. WATER HEATERS ARE TO BE STRAPPED OR HAVE A RIGID
CONNECTION TO AN ADJACENT WALL. (SEC 507.3, UPC)

7. PROVIDE R-12 EXTERIOR BLANKET FOR HOT WATER HEATER. R-3
INSULATION SHALL BE PROVIDED FOR THE FIRST FIVE FEET OF THE
WATER HEATER OUTLET PIPE. ALL WATER HEATING AND SPACE
CONDITIONING EQUIPMENT. SHOWER HEADS AND FAUCETS SHALL BE
C.E.C. CERTIFIED. ALL STEAM AND STEAM CONDENSATE RETURN PIPING
AND ALL CONTINUOUSLY RECIRCULATING DOMESTIC HEATING OR HOT
WATER PIPING SHALL BE INSULATED PER PLUMBING DIVISION.

8. ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE
MANUFACTURER AS COMPLYING WITH THE CALIFORNIA QUALITY
STANDARDS FOR INSULATION MATERIAL. DOORS AND WINDOWS
BETWEEN CONDITIONED AND UNCONDITIONED SPACE SHALL BE FULL
WEATHER-STRIPPED.

9. AN APPROVED SEISMIC SHUTOFF VALVE WILL BE INSTALLED ON THE
FUEL GAS LINE ON THE DOWN STREAM SIDE OF THE UTILITY METER AND
BE RIGIDLY CONNECTED TO THE EXTERIOR OF THE BUILDING OR
STRUCTURE CONTAINING THE FUEL GAS PIPING.

10. CONTRACTOR SHALL PROVIDE, ERECT AND MAINTAIN ALL
TEMPORARY BARRIERS AND GUARDS, AND ALL TEMPORARY SHORING
AND BRACING AS REQUIRED BY ALL CITY AND STATE REGULATIONS.

11. CONTRACTOR SHALL PROVIDE ADEQUATE WEATHER PROTECTION
FOR THE BUILDING AND ITS CONTENTS DURING THE COURSE OF WORK.

12. CONTRACTOR TO PROVIDE TEMPORARY POWER POLE AND METER
FOR THE DURATION OF THE WORK. CONTRACTOR TO MAINTAIN
TEMPORARY LIGHT AS REQUIRED FOR THE DURATION OF THE WORK.

13.CONTRACTOR SHALL PROVIDE TEMPORARY SANITARY FACILITIES AS
TO LEAST IMPACT NEIGHBORS AND AS DIRECTED BY CITY REGULATIONS.

14. PLUMBING
A. FAUCET - Maximum flow rate to be 1.5 gallons per minute
B. SHOWER
a. Glass enclosure shall be tempered and shatter resistant when provided
b. Min. 70" high non-absorbent wall adj. to shower
c. Shower area to be minimum of 1024 s.i. with a 30" dia. clear
turning radius.
C. SHOWERHEAD - When a shower is served by more than one
showerhead, the combined flow rate of all the showerheads and/or other

outlets controlled by a single valve shall not exceed 2.0 gallons per minute at
80 psi, or the shower shall be designed to only allow one showerhead to be in

operation at a time.
a. Provide individual control valve of the pressure balance,
thermostatic, or pressure balance/thermostatic mixing valve type.
b. Provide scald and thermal shock protection
D. BATHTUB
a. Glass enclosure shall be tempered and shatter resistant when provided
E. LOW CONSUMPTION WATER CLOSET
- Max 1.28 gallons per flush
- 15" min between water closet and any side wall
- 24" clear space in front of water closet
F. See 1/ A0.11 for all plumbing flow rates
15. STAIRWAYS / STEPS:
a. Min. 36" wide stairway and landings U.O.N. - 1009.1
b. Headroom clearance of not less than 6'-8" at tread nosing -1009.2.
16. GUARDRAIL
a. Open guards shall have intermediate rails or ornamental patterns
such that a 4-inch-diameter sphere cannot pass through any
opening 1013.3.
b. Guards shall have a 42" min. height 1013.2.
c. Within a dwelling unit when the guardrail serves as hand rail too,
they shall be not less than 34" and not more than 38" above the
nosing line1013.2.
17. HANDRAIL
a. Required for 4 or more risers
b. Top of handrails shall be 34" to 38" above tread nosing. 1012.2.
¢. Handgrip portion of handrail shall not be less than 11/4" nor
more 2" cross-sectional dimension having a smooth surface with no
sharp corners. - 1012.3.
18. THRESHOLD
a. Thresholds at doorways (1008.1.6.) shall not exceed:
- 0.75" in height for sliding doors;
- 0.5" for other doors;
Exception: The threshold height shall be limited to 7.75" where the
door does not swing over the landing or step in a SFD.
19. DRYER MOISTURE EXHAUST DUCT
a. 4" dia min, smooth, metal with back-draft damper (A flexible duct
cannot extend more than 6 ft. and cannot be concealed).
b. Duct length is limited to 14'-0" with (2) elbows. This shall be
reduced 2'-0" for each additional elbow
20. GAS FIRED APPLIANCE CLOSET
a. 100 sq. in. min. openings T&B w/ in 12" from floor & ceiling of the
enclosure for combustion air. Doors serving the compartment shall
be at least 24" wide.
21. PLUMBING ACCESS PANEL
a. 12"x12" min.
b. Required for bathtubs unless plumbing is without slip joints 405.2
22. EXTERIOR VENT
a. Openings into floors, attics, or other enclosed areas shall not
exceed 144 sq. inches and shall be covered w/ corrosion resist.
23. CRAWL SPACE ACCESS : min. 18" X 24"

24. - PROVIDE 1-1/8" T&g SUBFLOOR WHERE
(N) WOOD FLOORING IS TO BE INSTALLED
- PROVIDE 3/4" T&G SUBFLOOR WHERE
(N) TILE FLOORING TO BE INSTALLED
- GLUE AND NAIL SUBFLOOR - ELIMINATE SQUEAK AND CREEK
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NOTES - PLANS

NOTE 1 - SMOKE DETECTORS: An approved smoke alarm shall be installed in
each sleeping room & hallway or area giving access to a sleeping room, and on

each story and basement for dwellings with more than one story. Smoke alarms shall
be interconnected so that actuation of one alarm will activate all the alarms within the
individual dwelling unit. In new construction smoke alarms shall receive their primary

power source from the building wiring and shall be equipped with
battery back up and low battery signal. (R314)

NOTE 2 - CARBON MONOXIDE DETECTORS: An approved carbon monoxide

alarm shall be installed in dwelling units and in sleeping units within which fuel-burning

appliances are installed and in dwelling units that have attached garages. Carbon
monoxide alarm shall be provided outside of each separate dwelling unit sleeping

area in the immediate vicinity of the bedroom(s) and on every level of a dwelling unit

including basements. (R315)

NOTE 3: Each appliance provided and installed shall meet ENERGY STAR if an
ENERGY STAR designation is applicable for that appliance.

Note 4: The flow rates for all plumbing fixtures shall comply with the minimum flow
rates in Table 4.303.2 (see G-3.10)

NOTE 4: When single shower fixtures are served by more than one showerhead, the
combined rate of all showerheads shall not exceed the maximum flow rates specified
in the maximum allowable flow rate column contained in Table 4.303.2 or the shower

shall be designed to only allow one showerhead to be in operation at a time. (see
G-3.10 for Table 4.303.2)

NOTE 5: Heater shall be capable of maintaining a minimum room temperature of 68

degrees F at a point 3 feet above the floor and 2 feet from the exterior walls in all
habitable rooms at the design temperature.

NOTE 6: ENERGY REQUIREMENTS:

See attached Forms CF-1R and MF-1R specifying the required energy features for
wall/ceiling insulation, window areas and types, HVAC systems, duct insulation and
testing, lighting type and switching, water heater type and pipe/heater insulation and
HERS rater verification requirements.

(form CF-6R required)

NOTE 7: FIRE BLOCK REQUIREMENTS:

Fire blocking shall be installed at:

a. Concealed spaces of stud walls and partitions, floor and ceiling at 10'-0" max.
intervals both

vertically and horizontally;
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2 b. Interconnections between concealed vertical and horizontal spaces;
c. Concealed space between stair stringers at top and bottom run;
A3.01 d. At openings around vents, pipes, ducts and chimneys (non-combustible materials); DECEMBER 9, 2015
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KI AR ELLIA THOMPSON
1 PARTNER
K I R S H 3 1880 CENTURY PARK EAST, SUITE 300
LOS ANGELES, CA 90067
310.845.6416 MAIN
310.929.4478 FAX

ETHOMPSON@SKLARKIRSH.COM
WWW.SKLARKIRSH.COM

March 22, 2016
VIA E-MAIL

Mr. Zach Rehm

Coastal Program Analyst
California Coastal Commission
200 Oceangate, 10™ Floor
Long Beach, CA 90802

Re:  Commission Appeal No. A-5-VEN-16-0032
521 E. Grand Blvd., Venice CA 90291 (“Subject Property”)

Dear Zach:

Our law firm represents Peter Goldschmidt and Alia Congdon, the owners of a small,
single family home located at 521 E. Grand Boulevard in the Venice area of the City of Los
Angeles (the “City”).

Alia Congdon, the owner of this home has lived here for more than 20 years and is
planning a renovation of the interior of the existing single family structure in order to provide
room for her family who now share the space with her. The project will allow for the existing two
small bedrooms on the ground floor to be turned into an expansion of the existing kitchen and
the addition of a dining area and a small foyer with hall closet as well as the addition of two
bedrooms and bathrooms upstairs (“Proposed Project”).

Ms. Congdon received a coastal exemption for the Proposed Project from the City
Planning Department on November 5, 2015 (DIR 2015-4069-VSO) since the renovation will
maintain more than 50% of the existing exterior walls of the structure and was deemed to qualify
for a coastal exemption. The Proposed Project was also granted an Administrative Clearance
since a Specific Plan Project Permit Compliance is not required because this is an improvement
to an existing single family home that is not located on a Walk Street.

The owners have hired a licensed architect as well as other certified specialists and
have determined the structure is very sound. However, it will be reinforced to accommodate the
new addition as the existing foundation is not capable of supporting the second story. That said,
the structure does not need to be replaced, it simply needs to be reinforced to construct the
small, two-bedroom addition planned for the new upper story. To be clear, this home was built in
1923, not 1907 as the appellant claims in his letter to the Coastal Commission. But even if the
structure had been built in 2007, the foundation would still likely need to be reinforced in order to
accommodate a second story, so any argument that this structure is somehow lacking because
it could not accommodate a second story without reinforcement is misleading and irrelevant.

4826-9803-5247, v. 1
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KI AR ELLIA THOMPSON
PARTNER
K I R S H 2 3 1880 CENTURY PARK EAST, SUITE 300
LOS ANGELES, CA 90067
310.845.6416 MAIN
310.929.4478 FAX

ETHOMPSON@SKLARKIRSH.COM
WWW.SKLARKIRSH.COM

Please see the attached signed letter from two of the three appellants, Michelle Bradley
and Carmen Zurlow, who requested to withdraw their signatures and support for the appeal filed
on March 4, 2016 against the Proposed Project (Exhibit A). It appears both of these individuals
were given false information as to the address of the appeal that they were signing. It was not
their intention to oppose the Proposed Project and in fact, they both fully support the owners’
intended remodel and addition to the 739 square foot existing home.

To argue that the renovation of a 739 square foot home along with a small, 672 square
foot addition to allow for two bedrooms with closets and two bathrooms is considered a “large
project” and somehow not consistent with the character of Venice is ridiculous. To further claim
that such a renovation to an existing house affects the “current and future quality of life for all
residents of Venice” is patently absurd. There are no impacts of any kind related to the
Proposed Project and the only person who argues such baseless claims is someone who lives
more than a half a mile away from the site.

Further, this is a single family home that is being renovated by the family who lives there.
There is no issue of Mello Act Compliance or loss of Affordable Units. There are two legal units
in the rear of the property which will not be affected in any way during the construction of the
Subject Property. In fact, on the set of architectural plans submitted to the Coastal Commission,
this area of the Subject Property is clearly delineated as “Not a Part of Scope” The Proposed
Project will not result in an increase in the number of units or density on the Subject Property.

Finally, the fact that the Subject Property is listed in a SurveyLA report does not affect
the environmental review process, nor does it determine whether a structure can be modified or
renovated. Also, even if the Zoning Information, Z12453, had been in effect at the time our
project was approved (which it was not), the Proposed Project would have been exempt
because the owner is seeking a remodel, not a demolition of the structure.

Thank you for your attention to this letter. Please do not hesitate to contact me with any
guestions or if you need any additional information.

Sincerely,

Ellia Thompson

Cc:  Tricia Keane, Director of Land Use & Planning, CD11

4826-9803-5247, v. 1
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