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original staff report ADDENDUM

April 8, 2016

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

SUBJECT: APPEAL NO. A-5-VEN-16-0033 (Ariza) 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 of concern for the proposed project from Todd Darling. This letter
indicates support for finding a substantial issue with regard to the grounds on which the appeal
was filed.

ADDITIONAL FINDINGS

Commission staff recommends modifications to the staff report dated April 1, 2016.
The following paragraph shall be added to the De Novo section of the staff report:
C. UNPERMITTED DEVELOPMENT

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

The applicant is requesting that the Commission find the proposed development
to be exempt. Denial of this application pursuant to the staff recommendation will
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result in violations remaining on the property. The Commission’s enforcement
division will consider options to address said violations as a separate matter.

Although the development has taken place prior to Commission action on this
application, consideration of this application by the Commission has been based
solely upon the Chapter 3 policies of the Coastal Act.



Oshida, Caitlin@Coastal

From: Lydia Ponce <venicelydia@gmail.com>
Sent: Friday, April 08, 2016 12:24 PM

~ To: Oshida, Caitlin@Coastal

- Subject: Fwd: 645 Santa Clara Ave {(A-5-VEN-16-0033)
Follow Up Flag: Follow up.
Flag Status: Flagged
Here's one
---------- Forwarded message ----------

From: Lydia Ponce <venicelydia@gmail.com>

Date: Friday, April 8, 2016

Subject: 645 Santa Clara Ave (A-5-VEN-16-0033)

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
645 Santa Clara Ave (A-5-VEN-16-0033)
Hearing date: Thursday April 14, 2016

Agenda Item 17.j.
Coastal Staff and Honorable Commissioners,

Please consider the previous attached very poignant article by one of our talented Free Venice Beachhead reporters, as
pertains to your decision on this very important Appeal. Your support is essential and

invaluable to the Venice Community's efforts to keep Venice- Venice.

For the love of Venice.....




Sincerely yours,

Lydia Ponce
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Oshida, Caitlin@Coastal

~ From; Posner, Chuck@Coastal

Sent: Friday, April 08, 2016 2:02 PM
To: Oshida, Caitlin@Coastal; Vaughn, Shannon@Coastal; Revell, Mandy@Coastal
Subject: FW: SUPPORT OF Coastal Exemption Appeal 645 Santa Clara Ave (A-5-VEN-16-0033)

From: Todd Darling [mailto:tdarling2000@yahoo.com]
Sent: Friday, April 08, 2016 1:35 PM

To: Hudson, Steve@Coastal; Posner, Chuck@Coastal
Subject: Fw: SUPPORT OF Coastal Exemption Appeal 645 Santa Clara Ave (A-5-VEN-16-0033)

April 7, 2016

Via EMAIL:

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

Long Beach, CA 90802

Re. SUPPORT OF Coastal Exemption Appeal
645 Santa Clara Ave (A-5-VEN-16-0033)
Hearing date: Thursday April 14, 2016
Agenda Item 17.j.

Coastal Staff and Honorable Commissioners,

I would like you to support our appeal of the Coastal Exemption given by Los Angeles City Planning to
the proposed building on 645 Santa Clara, Venice, CA 90291.

~ The City granted this a Coastal Exemption as a remodel. Instead the owner and builders knocked the

. whole thing down when more than 50% must remain standing for it to qualify as a ""remodel" according
to the Coastal Commission. To make matters worse, the builder claims that permission for a total
demolition came from a "verbal' approval by an LA City Planner. Without a written record of this
"approval" the community has every right to be skeptical. Photos were taken of the site when it was
demolished, and then again after the builder leaned some studs back up in place.

The exemption the City granted to this project is flawed in other areas as well. There was an affordable
second unit on the property that was removed and not disclosed. The City checked off the boxes
indicating that there was no Mello issue, nor affordable housing issue. We have photographic proof to
the contrary. The previous tenant of this affordable unit did not receive any relocation money. In sum,
the City's lassitude indicts their process and marks their lack of respect for the Coastal Act.




There is a new chief of LA Planning and he needs to learn that the Coastal Act is in effect, and that his
department is legally bound to follow it. This project does not qualify for a Coastal Exemption.

Sincerely,

Todd Darling

As an individual and not on behalf of the
Venice Neighborhood Council or its
Land Use & Planning Committee
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STAFF REPORT: APPEAL - SUBSTANTIAL ISSUE AND DE NOVO

Local Government: City of Los Angeles

Local Decision: Claim of Exemption to Coastal Development Permit Requirement
Appeal Number: A-5-VEN-16-0033

Applicant/Agent: Andres Ariza

Appellants: Robin Rudisill, Lydia Ponce ,Todd Darling

Project Location: 645 Santa Clara Avenue, Venice, City of Los Angeles

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

2015-4670-CEX for major remodel of 1,350 sq.ft. single-family
home and second story addition, on 5,186 sq.ft. lot, resulting in
2,518 sq.ft., two-story home.

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

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



A-5-VEN-16-0033 (Ariza)
Appeal — Substantial Issue and De Novo

SUMMARY OF STAFF RECOMMENDATION

The staff recommends that the Commission determine that a substantial issue exists with respect to the
grounds on which the appeal has been filed for the following reason: the development on the site is the
demolition of a residential structure and construction of a single-family residence, and is not an
improvement to an existing single family residence, and is therefore non-exempt “development” as
defined in the Coastal Act. Commission staff was notified on March 4, 2016 that although the City’s
Local Coastal Exemption, DIR-2015-4670-CEX was issued for an addition and remodel to an existing
single family dwelling, the entire structure had been demolished, with the exception of portions of the
wood framing of portions of two of the exterior walls (see image below and Exhibit 2). Demolition,
reconstruction, or substantial redevelopment of a project in the Venice coastal zone are not exempt under
any section or provision of the Coastal Act or the Commission’s Regulations and require a coastal
development permit. A coastal development permit must be obtained for the development. Commission
Staff recommends that the Commission deny the claim of exemption and find that the proposed project
requires a local coastal development permit, and return this matter to the City for processing. The
motions to carry out the staff recommendation are on pages 4 and 10.
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I. MOTION AND RESOLUTION

MOTION: [ move that the Commission determine that Appeal No. A-5-VEN-16-0033 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-16-0033 presents A SUBSTANTIAL
ISSUE with respect to the grounds on which the appeal has been filed under § 30602 of the
Coastal Act regarding consistency with Chapter 3 policies of the Coastal Act.

II. APPELLANTS’ CONTENTIONS

On March 4, 2016, the Commission received an appeal of Local Coastal Exemption DIR-2015-4670-
CEX from Robin Rudisill, Lydia Ponce, and Todd Darling (Exhibit 4). The appeal contends that
more than 50% of the structure will be demolished, the mass and scale of the locally-approved project
is inconsistent with the community character of the area and therefore is inconsistent with the Venice
certified Land Use Plan (LUP) and the Chapter 3 policies of the Coastal Act, and the project was not
adequately reviewed for consistency with the Mello Act. For the reasons stated above, the appellants
contend that the City-approved project does not qualify for an exemption and requires the review
afforded through the coastal development permit process.

III. LOCAL GOVERNMENT ACTION

On December 23, 2015, the Los Angeles Department of City Planning issued a Coastal Exemption
(DIR-2015-4670-CEX) for development proposed at 645 Santa Clara Avenue, Venice, Los Angeles.
The applicant listed on the City’s exemption form is Andres Ariza. The appeal form states that the
proposed development is: “Major remodel of existing single family dwelling and addition of 2nd
story. Project will maintain 54% of existing exterior walls ”(emphasis added). On January 5, 2016,
the Los Angeles Department of Building and Safety issued Building Permit No. 15014-10000-04811,
and demolition commenced at the project site. The City forwarded a copy of the Coastal Exemption
to the Coastal Commission’s South Coast District Office on February 4, 2016 — 43 days after the
coastal exemption was issued and a month after construction has begun. On March 4, 2016, the
appellants submitted the appeal to the Commission’s South Coast District Office (Exhibit 4). 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-2015-4670-
CEX, and therefore the decision was stayed pending Commission action on the appeal.
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IV. APPEAL PROCEDURES

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

After a final local action on a local coastal development permit application (or permit exemption), the
local government is required to notify the Coastal Commission within five days of the decision. After
receipt of such a notice which contains all the required information, a twenty working-day appeal
period begins during which any person, including the applicant, the Executive Director, or any two
members of the Commission, may appeal the local decision to the Coastal Commission. [Cal. Pub.
Res. Code § 30602.] As provided under section 13318 of Title 14 of the California Code of
Regulations, the appellant must conform to the procedures for filing an appeal as required under
section 13111 of Title 14 of the California Code of Regulations, including, among other
requirements, providing the specific grounds for appeal and a summary of the significant question
raised by the appeal.

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

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

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

The project site is located in the Oakwood subarea in Venice at 645 Santa Clara Avenue within the
City’s Single Permit Jurisdiction, about 0.8 miles inland of the beach (Exhibit 1). The lot area is
5,186 square feet, and is zoned RD1.5-1 (Multi Family Residential) in the Los Angeles Zoning Code.
According to Los Angeles County Records, prior to the demolition of the structure, the site was
developed with a two-story, 1,350 square-foot single-family residence constructed in 1914 (see photo
in Exhibit 2). The proposed scope of work listed in the City’s Local Coastal Exemption, DIR-2015-
4670-CEX, describes the proposed project as:

“Major remodel of existing single family dwelling and addition of 2nd story. Project will
maintain 54% of existing exterior walls. ” (emphasis added; see Exhibit 4)

The Commission was notified on March 4, 2016 that although the City’s Local Coastal Exemption,
DIR-2015-4670-CEX was issued for an addition and remodel to an existing single family dwelling,
the structure had been demolished, with the exception of portions of the wood framing of portions of
two of the exterior walls (Exhibit 2). 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.

B. FACTORS TO BE CONSIDERED IN SUBSTANTIAL ISSUE ANALYSIS

Section 30625(b)(1) of the Coastal Act states that the Commission shall hear an appeal of a local
government action carried out pursuant to Section 30600(b) unless it finds that no substantial issue
exists as to conformity with Chapter 3 of the Coastal Act. The term “substantial issue” is not defined
in the Coastal Act or its implementing regulations. Section 13115(b) of the Commission’s regulation

6
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simply indicates that the Commission will hear an appeal unless it “finds that the appeal raises no
significant question.” In previous decisions on appeals, the Commission had been guided by the
following factors:

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

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

3. The significance of the coastal resources affected by the decision;

4. The precedential value of the local government’s decision for future interpretations of its LCP;
and,

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

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

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

C. SUBSTANTIAL ISSUE ANALYSIS

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

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

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.
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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.

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;

8
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(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;

(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.

To date, all that remains of the former single family residence at the subject site is portions of the
wood framing of portions of two of the exterior walls. On-site observations made by staff and
photographic evidence demonstrate that the roof, foundation, siding, electrical system, plumbing, and
drywall have been removed (Exhibit 2). The amount of the structure that has been removed exceeds
fifty percent of the structure. The City of Los Angeles Certified Land Use Plan (LUP) for Venice
defines “remodel” as: an improvement to an existing structure in which no more than fifty percent
(50%) of the exterior walls are removed or replaced. 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.
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Therefore, the proposed development is not exempt from the permitting requirement and the
applicant must obtain a coastal development permit. This appeal raises a substantial issue as to
conformity with the Chapter 3 policies of the Coastal Act because the development, which did not
obtain a coastal development permit, has not yet been reviewed for conformity with the Chapter 3
policies.

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 30265(b)(1), because the nature of the proposed project and the local government action are
not consistent with policies of Chapter 3 of the Coastal Act.

The first factor is the degree of factual and legal support for the local government’s decision that the
development is exempt from coastal development permit requirements. Issuing an Exemption for a
project with the scope of work that includes a “Major remodel of existing single family dwelling and
addition of 2nd story. Project will maintain 54% of existing exterior walls” could be, on its face,
consistent with the Coastal Act. However, in order to qualify for an exemption, at least 50 percent of
the existing single family residence must be retained. The City’s issuance of an exemption for this
project, however, has resulted in exempting development from permitting requirements that includes
demolition of over 50 percent of the existing structure when, in fact, such demolition and
reconstruction projects constitute replacement structures under section 13252 of the Commission’s
regulations. Additionally, City staff states that at the time it issued this coastal exemption, it did not
retain copies of the plans for the proposed development that it exempted from coastal development
permit requirements. There are no plans in the City record for Commission staff to review to
determine whether the City properly determined that an exemption was appropriate. Therefore, the
Coastal Commission finds that the City does not have an adequate degree of factual and legal support
for its exemption determination.

The second factor is the extent and scope of the development as approved or denied by the local
government. As discussed, the demolition of most of the structure that occurred on the property
exceeded the scope of what was authorized under the coastal exemption, which invalidates the
exemption. Los Angeles County records indicate that the structure that was substantially demolished
was a 1,350 square foot house constructed in 1914. The proposed project to be constructed as a result
of the City issued Exemption is a substantial remodel to the existing single family dwelling
disregarding the structural integrity of the aged foundation and framing. Even if the plans do not
indicate replacement of floors and walls, the City building inspector may require replacement of these
components for safety reasons. In fact, it appears all of the floors and walls have already been
removed and will be replaced (Exhibit 2). The full extent and scope of the proposed, large project
will be reviewed by the City through the local coastal development permitting process.

The third factor is the significance of the coastal resources affected by the decision. The significant
coastal resource is community character. 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. Community character issues are
particularly important in Venice. Although this exemption relates only to one project, the erosion of
community character is a cumulative issue, and the City’s cumulative exemption of numerous large-
scale remodel and demolition projects has a significant impact on Venice’s visual character. See,
e.g., staff report dated 1/28/16 for Appeal No. A-5-VEN-16-0005.
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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, exempting projects from the coastal
development process will have potential negative and cumulative impacts to the coast if they are not
properly reviewed through the local coastal development permit process and monitored by the City.
Therefore, the City’s approval does raise issues of statewide significance.

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

VII. MOTION AND RESOLUTION - DE NOVO

Motion: I move that the Commission approve Claim of Exemption No. A-5-VEN-16-0033 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 site, as well as project plans provided by the
applicant (Exhibit 3), is the demolition of a 1,350 square foot, one-story, single-family residence and
construction of a new 2,518 square foot, two-story 28-foot high single family residence on a 5,186
square foot lot in the Oakwood subarea in Venice. To date, nearly the entire pre-existing structure has
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been demolished, with the exception of portions of the wood framing of portions of two of the
exterior walls (Exhibit 2).

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
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 45lI).

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

Coastal Act Section 30610 provides, in part:

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

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

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

Section13252, California Tittle 14 Regulations Repair and Maintenance Activities That Require
a Permit, states:
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(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 so a coastal development permit should have been required. The City’s
interpretation of a “remodel” is based on the City’s uncertified municipal code, not the provision
of the Coastal Act.

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

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

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

In 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
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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. Further, staff has
confirmed during a recent site visit that a portion of the studs/framing for the previously existing
structure on site have been replaced with new wood (Exhibit 2).

In this case, prior to the demolition of the structure, the site was developed with a one-story
1,350 square foot single family residence constructed in 1914. According to DIR-2015-4670-
CEX, the approved project was “Major remodel of existing single family dwelling and addition
of 2nd story. Project will maintain 54% of existing exterior walls.” The age of the existing
structure should have indicated that there may have been underlying issues that would prevent
the retention of more than 50 percent of the structure.

To date, all that remains of the former single family residence at the subject site is the portions of
the exterior framing of portions of two of the exterior walls. On-site observations made by staff
and photographic evidence demonstrate that the roof, foundation, siding, and drywall have been
removed (Exhibit 2). The amount of the structure that has been removed exceeds fifty percent of
the existing structure. Demolition, reconstruction, or substantial redevelopment of a project in
the Venice coastal zone are not exempt under any section or provision of the Coastal Act or the
Commission’s Regulations, and require a coastal development permit.

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

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

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

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

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

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

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

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

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

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

provided for in Section 30519 or Section 30600.5.
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As discussed, the City of Los Angeles has the authority to issue coastal development permits.
The proposed project site is located within the Single Permit Jurisdiction Area. For the reasons
discussed in detail above, the proposed project constitutes the substantial demolition of an
existing 1,350 square foot, one-story single family residence and construction of a new 2,518
square foot, two-story 28-foot high single family home, which, in the Venice coastal zone is not
exempt under any section or provision of the Coastal Act or the Commission’s Regulations and
require a coastal development permit. Therefore, the proposed project requires a local coastal
development permit, processed by the City of Los Angeles. The appellants have expressed their
concerns regarding the alleged inconsistencies between the proposed project’s mass, scale and
character with that of the surrounding community, and concerns about the project’s Mello Act
consistency. The local coastal development permit process is the process during which the
proposed development will be reviewed for its consistency with the Coastal Act and local land
use regulations.

Because the evidence does not support the City’s action in exempting the proposed project from
Coastal Act permitting requirements, Coastal Exemption No. A-5-VEN-16-0033 is denied.

Appendix A — Substantive File Documents

1. City of Los Angeles Certified Land Use Plan for Venice (2001)
2. Appeal File A-5-VEN-16-0005
3. Appeal File A-5-VEN-16-0006
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Vicinity Map: 645 Santa Clara Ave, Venice, Los Angeles

Subject Site

Photo credit: Google maps
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Photo of 645 Santa Clara Avenue, Before Demolition

Photo credit: Bing Maps



Photo of 645 Santa Clara Avenue, 3-10-2016

Photo: California Coastal Commission staff
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Photo of 645 Santa Clara Avenue, 3-10-2016

Photo: California Coastal Commission staff
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Applicant’s Photos of 645 Santa Clara Avenue, 3-31-2016

Photo credit: applicant’s architect
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ROOF PLAN GENERAL NOTES

. SEE SHT 6. FOR GENERAL NOTES

SEE SHT TI.O FOR SYMBOL SCHEDULE

SEE STEEL BUILDING DNGS FOR STRUCTURAL INFO. NOT SHOWN.
SEE T24 ENERGY CALCS FOR REQUIRED ROOF INSULATION
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PRINTING

L

!
/
\
!

s
NO
\//
~

/’\

[ —

-_"
FOGT. \

(

o

PROVIDE AN APPROVED SPARK ARRESTOR FOR THE CHIMNEY
OF A FIREPLACE, STOVE, OR BARBECUE

FoaT. |

SKYLIGHT NOTES (SECTION 2409):

10. 6LASS SKYLIGHTS SHALL COMPLY WITH SECTION
2409 OF CBC.

SUBMITTALS/ REVISION ISSUES

Il.  6LASS ¢ PLASTIC SKYLIGHTS SHALL BE MOUNTED
AT LEAST 4" ABOVE THE PLANE OF THE ROOF BY
A CURB. CURB BY MANUJF.

12.21.15 | BUILDING & SAFETY 3RD RE-SUBMITTAL
12.03.15 | BUILDING & SAFETY 2ND RE—-SUBMITTAL

10.19.15 | BUILDING & SAFETY 1ST SUBMITTAL

DATE

£\
N

12. FLAT OR CORRUGATED SKYLIGHTS SHALL SLOPE
4:12 MIN. DOME SHAPED SKYLIGHTS SHALL RISE
ABOVE THE MOUNTING FLANGE 5" MIN.

Any

EMAIL: STUDIOWORKSHOP2@YAHOO.COM

These drawings and specifications are the property
and copyright of the DESIGNER OF RECORD I.E.

I3. EDGES OF THE SKYLIGHT SHALL BE PROTECTED BY
NONCOMBUSTIBE MATERIAL

|4. SLOPED GLAZING SHALL BE ANY OF THE
FOLLONING MATERIALS, SUBIECT TO LIMITATIONS IN
SECTION 2404,

|. LAMINATED 6LASS

2. FULLY TEMPERED GLASS

3. NIRED GLASS

‘\@ 4. APPROVED RIGID PLASTICS MEETING THE REQS.
A OF SECTION 2603.7

@ UNIT SKYLIGHTS SHALL BE LABELED BY A LA CITY

APPROVED LABELING AGENCY. SUCH LABEL SHALL
STATE THE APPROVED LABELING AGENCY NAME,
PRODUCT DESIGNATION AND PERFORMANCE
GRADE RATING (RESEARCH REPORT NOT
REQUIRED).(R308.6.9)

be used on any other work except by agreement
with the DESIGNER. Written dimensions shall take

preference over scaled dimensions and ALL
DESIGNER prior to the commencement of the work.

CARLOS A. LOPEZ/ STUDIOWORKSHOP and shall not
discrepancy shall be brought to the notice of the

DIMENSIONS shall be verified on the job site.
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@ CRICKET WATERPROOF SLOPE TO VERTICAL TRANSITIONS AITH
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ONNERS AGENT PRIOR TO INSTALLATION-TYP.

BLDG. DEPT.
SUBMITTAL SET

DRAWING SET ISSUE:

@ HIGH EFFICIENCY DUAL GLAZED-6LASS SKYLIGHT(S)
VELUX MODEL: FSF 106 LARR #24622, ICCES. #ER-6075 OR
APPROVED. EQ. INSTALL AS PER MANUF. SPECS. TYP. OF 4. SEE T24
ENERGY CALCS. FOR ENERGY REQ'S.-PROVIDE ANODIZED ALUM. FRAME
TO MATCH WINDOWS SUBMIT SAMPLES TO OWNER OR ONWNERS AGENT
FOR APPROVAL PRIOR TO FABRICATION. SKYLIGHT CURB AND
FLASHING BY SKYLIGHT MANUFACTURER. WATERPROOF AS REQUIRED
AND INSTALL AS PER MANUFACTURER SPECS.

4:12 4:12
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4" ZINC RAINGUTTER/ DONWNSPOUT/

OVERFLOW ¢ CLEANOUT (TYP.) OF 4 @ EACH CORNER,

PROVIDED BY STEEL BUILDING MANUF. SEE STEEL BUILDING MANUF.
DINGS. DONNSPOUT TO TERMINATE @ RAIN BARRELS-SEE DETAIL @

@ SHEET METAL FLASHING - NATERPROOF HORIZONTAL TO VERTICAL
TRANSITIONS NITH NATERPROOF MEMBRANE AS REQUIRED-TYP.

o

o

il
Y

CIRCLE INDICATES RAIN BARREL(S) BELOW-SEE SITE PLAN
FOR ADDITIONAL INFORMATION-TYP.
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RAIN BARREL CALC:

ROOF AREA:1683.00 SQFT. =

(8) 55 GAL. BARRELS REQUIRED
(8) 55 GAL. BARRELS PROVIDED
-oK

ROOF PLAN
ARIZA - SANTA CLARA

645 SANTA CLARA AVENUE

VENICE, CA. 90291
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D FLOOR PLAN

2ND FLOOR SQFT.283563 (GROSS)

SECOND FLOOR PLAN

SCALE
14" = 10"

FLOOR PLAN GENERAL NOTES

w

4 s w s

&

20.

2l

24.

SEE SHT. 6.0, 6.| FOR GENERAL NOTES
SEE SHT T1.0 FOR SYMBOL SCHEDULE

SEE SURVEY DRANING FOR EXISTING SITE CONDITIONS ¢ LOCATIONS OF (E) UTILITIES.
EXTANT OF DEMOLITION TO BE VERIFIED WITH OANER BEFORE START OF NORK. SITE
VERIFY ALL EXISTING UTILITIES AND LOCATIONS BEFORE START OF NWORK. REPORT ANY
DESCRIPENCY TO ONNER OR ONNERS AGENT BEFORE START OF NORK.

SEE STRUCTURAL DWGS FOR STRUCTURAL PLANS ¢ DETAILS
SEE T24 ENERSY CALCS FOR MECHANICAL EQUIPMENT REQUIRED

SEE SURVEY/CIVIL DNGS. FOR SPOT ELEVATIONS
SEE STEEL BUILDING MANUF. DRANINGS FOR PLANS AND DETAILS

ALL FLOORS IN PUBLIC AREAS SHALL BE OF A NON-SLIP SURFACE IN COMPLIANCE WITH
DIVISION 1& OF THE HEALTH AND SAFETY CODES OF THE STATE OF CALIFORNIA.

SEE DEMOLITION PLAN/SITE PLAN FOR EXTENT OF SITE DEMOLITION, SITE VERIFY
LOCATION OF ALL UTILITIES BEFORE START OF WORK - REMOVE AND OR RELOCATE AS
REQD.

PROVIDE ULTRA LOW FLUSH WATER CLOSETS FOR ALL NEN CONSTRUCTION. EXISTING
SHOWER HEADS AND TOILETS MUST BE ADAPTED FOR LON WATER CONSUMPTION.

GLAZING IN THE FOLLONING HAZARDOUS LOCATIONS SHALL TEMPERED: INGRESS AND
EGRESS DOORS, PANELS IN SLIDING OR SWINGING DOORS, DOORS AND ENCLOSURE FOR
HOT TUB, BATHTUB, SHONERS

SMOKE ALARMS SHALL BE INTERCONNECTED SO THAT ACTUATION OF ONE ALARM WILL
ACTIVATE ALL THE ALARMS NITHIN THE INDIVIDUAL DNELLING 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 LON BATTERY SIGNAL.

PROVIDE MECHANICAL VENTILATION CAPABLE OF PROVIDING FIVE AIR CHANGES PER HOUR
IN BATHROOM AND WATER CLOSET COMPARTMENTS WHERE REQUIRED OPERABLE WINDONS
ARE NOT PROVIDED. SECTION 12033.IE.

BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH A SHONERHEAD, AND
SHOWER COMPARTMENTS SHALL BE FINISHED NITH A NONABSORBENT SURFACE. SUCH WALL
SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET ABOVE THE FLOOR

(R3012).
WATER HEATER MUST BE STRAPPED TO WALL (SEC 5013, LAPC)

SMOKE DETECTORS SHALL BE PROVIDED FOR ALL DAELLING UNITS INTENDED FOR HUMAN
OCCUPANCY, UPON THE ONNERS APPLICATION FOR A PERMIT FOR ALTERATIONS, REPAIRS,
OR ADDITIONS, EXCEEDING ONE THOUSAND DOLLARS($1,000.00)(R314.6.2)

WHERE A PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS OR ADDITIONS EXCEEDING ONE
THOUSAND DOLLARS ($1,000), EXISTING DINELLINGS OR SLEEPING UNITS THAT HAVE
ATTACHED GARAGES OR FUEL-BURNING APPLIANCES SHALL BE PROVIDED WITH A CARBON
MONOXIDE ALARM IN ACCORDANCE WITH SECTION (R315.1) CARBON MONOXIDE ALARMS
SHALL ONLY BE REQUIRED IN THE SPECIFIC DAELLING UNIT OR SLEEPING UNIT FOR WHICH
THE PERMIT WAS OBTAINED. (R3152)

EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED NITH NATURAL
LIGHT BY MEANS OF EXTERIOR GLAZING OPENINGS IN ACCORDANCE NITH SECTION R303.
OR SHALL PROVIDED WITH ARTIFICIAL LIGHT THAT IS ADEQUATE TO PROVIDE AN AVERAGE
ILLUMINATION OF 6 FOOT-CANDLES OVER THE AREA OF THE ROOM AT A HEIGHT OF 30
INCHES ABOVE THE FLOOR LEVEL. (R303.)

A COPY OF THE EVALUATION REPORT AND/OR CONDITIONS OF LISTING SHALL BE MADE
AVAILABLE AT THE JOB SITE.

FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT OPENINGS (BOTH
VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN
STORIES, AND BETWEEN A TOP STORY AND THE ROOF SPACE.

BUILDING SHALL HAVE APPROVED ADDRESS NUMBERS, EVILDING NUMBERS OR APPROVED
BUILDING IDENTIFICATION PLACED IN A POSITION THAT 1S PLAINLY LEGIBLE AND VISIBLE
FROM THE STREET OR ROAD FRONTING THE PROPERTY. (R3l4.l)

PROTECTION OF WOOD AND WOOD BASE PRODUCTS FROM DECAY SHALL BE PROVIDED IN
THE LOCATIONS SPECIFIED PER SECTION R3I7.| BY THE USE OF NATURALLY DURABLE NOOD
OR WOOD THAT 1S PRESERVATIVE-TREATED IN ACCORDANCE NITH AWPA Ul FOR THE
SPECIES, PRODUCT, PRESERVATIVE AND END USE. PRESERVATIVES SHALL BE LISTED IN
SECTION 4 OF AWPA UI.

PROVIDE ANTI-GRAFFITI FINISH WITHIN THE FIRST 9 FEET, MEASURED FROM GRADE, AT
EXTERIOR WALLS AND DOORS. EXCEPTION: MAINTENANCE OF BUILDING AFFIDAVIT 1S
RECORDED BY THE OANER TO COVENANT AND AGREE WITH THE CITY OF LOS ANGELES TO
REMOVE ANY GRAFFITI NITHIN 7-DAYS OF THE GRAFFITI BEING APPLIED. (6306)

AUTOMATIC 6ARAGE DOOR OPENERS, IF PROVIDED, SHALL BE LISTED IN ACCORDANCE
WITH UL325. (R304.4)

FOR ADDITIONAL NOTES SEE GREEN NOTES ON SHEET GN.1

FLOOR PLAN KEYNOTES
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GENERAL
LINE OF DUCTNORK/MECHANICAL UNIT ABOVE
LINE OF SKYLIGHT ABOVE

MECHANICAL DUCTWORK / CHASE FROM FLOOR ABOVE SEE 2ND FLOOR
PLAN

CHANGE IN CEILING HEIGHT ABOVE-SEE REFLECTED CEILING PLAN
LINE OF FLOOR/STRUCT ABOVE

LINE OF STRUCTURE BELOW

MISC. /TOILET

PROVIDE ULTRA FLUSH NWATER CLOSET
LON NWATER CONSUMPTION TYPE TOILET W. MAX. |.6 GAL. PER FLUSH

SHOWER / TUB WITH WAINSCOT PROVIDE TO INCH HIGH
NON-ABSORBENT WALL ADJACENT TO SHONER AND APPROVED

SHATTER-RESISTANT MATERIALS FOR SHONER ENCLOSURE. SEE DETAIL:

RECESSED MEDICINE CABINET TOP W/ |/4" POLISHED
PLATE GLASS MIRROR @ 6'-0" ABOVE FINISHED FLOOR.

DROP-IN LAVATORY OVER COUNTER

FLOOR MOUNTED TUB
MULTI-SLIDING BARN DOOR

SIM.

MISC./ FIXTURES/CABINETS

I/4" POLISHED PLATE 6LASS MIRROR FULL LENGTH OF COUNTER TOP.
WARDROBE CLOSET (2) I5" SHELVES

FULL HT. LINEN CLOSET W/ 4 ADJUSTABLE SHELVES

BUILT-IN SEATING

34" WIDE NOOD S.C. DOOR @ INTERIOR-TYP.

I5" DEEP BOOK CAB FLOOR TO CEILING

SECTIONAL ROLL UP DOOR TRACKS ABOVE
NOT USED

NOT USED

CHIMNEY FLUE

"HEAT & GLO" PRE-FAB GAS FIREPLACE UNIT, DIRECT-VENT, SEALED
COMBUSTION TYPE. MODEL: #6000OCMOD, INSTALL AS PER MANUF
SPEC'S. SEE SPEC'S. ON SHEET: D.|, DETAIL #2, (4.304.))

WOOD BURNING FIREFPLACE AND OTHER WOOD BURNING DEVICES ARE
PROHIBITED. (AQMD RULE 445)

NOT USED
NOT USED

MISC./ FIXTURES/UTILITIES

HOSE BIB ¢ MAIN SHUT-OFF W/ PRESSURE REGULATOR AND
ANTI-SIPHON VALVE

HOSE BIB
ELECT. PANEL SEE SITE PLAN FOR PRECISE LOCATION.

NOT USED
LINE OF HORIZONTAL FURNACE SUPPORTED FROM ROOF STRUCTURE

NOT USED
NOOD STAIR, SEE DETAIL:

HANDRAILS AND EXTENSIONS SHALL BE 36" TO 38"

ABOVYE NOSING OF TREADS AND BE CONTINUOUS.

ALL STAIRS SHALL HAVE HANDRAIL TERMINATING a
IN A NEWEL OR SAFETY POST. PER SECTION 1006 4., SEE DETAIL: W

THE HAND GRIP PORTION OF ALL HANDRAILS SHALL

BE NOT LESS THAN | I/4" NOR MORE THAN 2" IN

CROSS-SECTION. HANDRAILS PROJECTING FROM

WALLS SHALL HAVE AT LEAST | 1/2" INCHES BETWEEN a
THE WALL AND THE HANDRAIL PER SECTION 1006 .4, SEE DETAIL:

3'-6" GUARDRAIL W CLEAR FINISH, SEE DETAIL:

NOT USED

MISC./ LAUNDRY

@ STACKED WASHER AND GAS DRYER COMBO - BY ONNER-CONTRACTOR

INSTALLED

EXTERIOR WALL ASSEMBLY: HORIZONTAL STEEL GIRTS AS PER STEEL BUILDING

MANUF DRANINGS (UNLESS NOTED OTHERWISE ON FLOOR PLANS) ALL
DIMENSIONS TO FACE OF GIRT UN.O.

EXTERIOR FINISH: STEEL RIB PANEL BY STEEL BUILDING MANUF. OVER 2
LAYERS TYPE D BUILDING PAPER OVER RIGID OR BATT. INSULATION OVER
STEEL GIRTS

INTERIOR FINISH: 2 LAYERS OF 5/8" 6YP BD. TAPED, SANDED AND PRIMED
FOR PAINT

: 2X4 NOOD STUDS e 16" OC. 5/8" 6YP. BD.
EA. SIDE SEE STRUCTURAL DAGS FOR PLYID. SHEATHING
LOCATIONS-WHERE OCCURS-SEE DETAIL.:

EXISTING TO REMAIN

HOSE BIEB: SEE SITE PLAN
N.I.C.

SEE EXTERIOR ELEVATIONS FOR EXTERIOR DOORS ¢ WINDOW TYPES: SEE
EXTERIOR GLAZING SCHEDULE FOR ADDITIONAL INFORMATION

SEE DOOR SCHEDULES FOR INTERIOR DOOR TYPES
DATUM POINT

EXHAUST FAN "ENERGY STAR" COMPLIANT W/ HUMIDISTAT (4506.)). TO

BE DUCTED TO TERMINATE TO THE OUTSIDE OF THE BUILDING. EXHAUAST

FANS NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION
T BE CONTROLLED BY A HIMIDITY CONTROL.

PRINTING

SUBMITTALS/ REVISION ISSUES

12.21.15 | BUILDING & SAFETY 3RD RE-SUBMITTAL
12.03.15 | BUILDING & SAFETY 2ND RE—-SUBMITTAL

10.19.15 | BUILDING & SAFETY 1ST SUBMITTAL

DATE

£\
N

NO.

Any

EMAIL: STUDIOWORKSHOP2@YAHOO.COM

These drawings and specifications are the property
and copyright of the DESIGNER OF RECORD I.E.
CARLOS A. LOPEZ/ STUDIOWORKSHOP and shall not
be used on any other work except by agreement
with the DESIGNER. Written dimensions shall take
preference over scaled dimensions and ALL

DIMENSIONS shall be verified on the job site.

discrepancy shall be brought to the notice of the

DESIGNER prior to the commencement of the work.

BLDG. DEPT.
SUBMITTAL SET

DRAWING SET ISSUE:

SECOND FLOOR PLAN
ARIZA - SANTA CLARA

645 SANTA CLARA AVENUE

VENICE, CA. 90291

PRINT DATE:

12/03/2015
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FLOOR PLAN

IST FLOOR SQFT.=168258 (GROSS)

> P>

FLOOR PLAN GENERAL NOTES

l. SEE SHT. 6.0, 6. FOR GENERAL NOTES
2. SEE SHT TI.O FOR SYMBOL SCHEDULE

SEE SURVEY DRANING FOR EXISTING SITE CONDITIONS ¢ LOCATIONS OF (E) UTILITIES.
EXTANT OF DEMOLITION TO BE VERIFIED WITH OANER BEFORE START OF NORK. SITE
VERIFY ALL EXISTING UTILITIES AND LOCATIONS BEFORE START OF NWORK. REPORT ANY
DESCRIPENCY TO ONNER OR ONNERS AGENT BEFORE START OF NORK.

SEE STRUCTURAL DWGS FOR STRUCTURAL PLANS ¢ DETAILS
SEE T24 ENERSY CALCS FOR MECHANICAL EQUIPMENT REQUIRED

SEE SURVEY/CIVIL DNGS. FOR SPOT ELEVATIONS
SEE STEEL BUILDING MANUF. DRANINGS FOR PLANS AND DETAILS

w

4 s w s

ALL FLOORS IN PUBLIC AREAS SHALL BE OF A NON-SLIP SURFACE IN COMPLIANCE WITH
DIVISION 1& OF THE HEALTH AND SAFETY CODES OF THE STATE OF CALIFORNIA.

o

4.  SEE DEMOLITION PLAN/SITE PLAN FOR EXTENT OF SITE DEMOLITION, SITE VERIFY
LOCATION OF ALL UTILITIES BEFORE START OF WORK - REMOVE AND OR RELOCATE AS
REQD.

10  PROVIDE ULTRA LON FLUSH WATER CLOSETS FOR ALL NEWN CONSTRICTION. EXISTING
SHONWER HEADS AND TOILETS MUST BE ADAPTED FOR LON WATER CONSUMPTION.

Il.  GLAZING IN THE FOLLONING HAZARDOUS LOCATIONS SHALL TEMPERED: INGRESS AND
EGRESS DOORS, PANELS IN SLIDING OR SWINGING DOORS, DOORS AND ENCLOSURE FOR
HOT TUB, BATHTUB, SHONERS

@ SMOKE ALARMS SHALL BE INTERCONNECTED SO THAT ACTUATION OF ONE ALARM WILL

ACTIVATE ALL THE ALARMS NITHIN THE INDIVIDUAL DNELLING UNIT. IN NEW CONSTRUCTION
SMOKE ALARMS SHALL RECEIVE THEIR PRIMARY PONER SOURCE FROM THE BUILDING
WIRING AND SHALL BE EQUIPPED WITH BATTERY BACK UP AND LON BATTERY SIGNAL.

I3. PROVIDE MECHANICAL VENTILATION CAPABLE OF PROVIDING FIVE AIR CHANGES PER HOUR
IN BATHROOM AND WATER CLOSET COMPARTMENTS WHERE REQUIRED OPERABLE WINDONS
ARE NOT PROVIDED. SECTION 12033.IE.

4. BATHTUB AND SHONWER FLOORS, WALLS ABOVE BATHTUBS WITH A SHONERHEAD, AND
SHOWER COMPARTMENTS SHALL BE FINISHED NITH A NONABSORBENT SURFACE. SUCH NALL
SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET ABOVE THE FLOOR

(R3012).
WATER HEATER MUST BE STRAPPED TO WALL (SEC 5013, LAPC)

SMOKE DETECTORS SHALL BE PROVIDED FOR ALL DAELLING UNITS INTENDED FOR HUMAN
OCCUPANCY, UPON THE ONNERS APPLICATION FOR A PERMIT FOR ALTERATIONS, REPAIRS,
OR ADDITIONS, EXCEEDING ONE THOUSAND DOLLARS ($1,000.00)R314.6.2)

WHERE A PERMIT |5 REQUIRED FOR ALTERATIONS, REPAIRS OR ADDITIONS EXCEEDING ONE

7. THOUSAND DOLLARS (81,000), EXISTING DNELLINGS OR SLEEPING UNITS THAT HAVE
ATTACHED GARAGES OR FUEL-BURNING APPLIANCES SHALL BE PROVIDED WITH A CARBON
MONOXIDE ALARM IN ACCORDANCE WITH SECTION (R3I5.) CARBON MONOXIDE ALARMS
SHALL ONLY BE REQUIRED IN THE SPECIFIC DIELLING UNIT OR SLEEPING UNIT FOR IHICH
THE PERMIT WAS OBTAINED. (R3I5.2)

EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED NITH NATURAL
LIGHT BY MEANS OF EXTERIOR G6LAZING OPENINGS IN ACCORDANCE NITH SECTION R303.
OR SHALL PROVIDED WITH ARTIFICIAL LIGHT THAT IS ADEQUATE TO PROVIDE AN AVERAGE
ILLUMINATION OF 6 FOOT-CANDLES OVER THE AREA OF THE ROOM AT A HEIGHT OF 30
INCHES ABOVE THE FLOOR LEVEL. (R303.)

|q. A COPY OF THE EVALUATION REPORT AND/OR CONDITIONS OF LISTING SHALL BE MADE
" AVAILABLE AT THE JOB SITE.

20. FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT OPENINGS (BOTH
VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN
STORIES, AND BETWEEN A TOP STORY AND THE ROOF SPACE.

2. BUILDING SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR APPROVED
BUILDING IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND VISIBLE
FROM THE STREET OR ROAD FRONTING THE PROPERTY. (R34.!)

22. PROTECTION OF NOOD AND WOOD BASE PRODUCTS FROM DECAY SHALL BE PROVIDED IN
THE LOCATIONS SPECIFIED PER SECTION R3I7.| BY THE USE OF NATURALLY DURABLE NOOD
OR WOOD THAT 1S PRESERVATIVE-TREATED IN ACCORDANCE NITH AWPA Ul FOR THE
SPECIES, PRODUCT, PRESERVATIVE AND END USE. PRESERVATIVES SHALL BE LISTED IN
SECTION 4 OF AWPA UI.

23. PROVIDE ANTI-GRAFFITI FINISH WITHIN THE FIRST 4 FEET, MEASURED FROM GRADE, AT
EXTERIOR WALLS AND DOORS. EXCEPTION: MAINTENANCE OF BUILDING AFFIDAVIT 1S
RECORDED BY THE OANER TO COVENANT AND AGREE WITH THE CITY OF LOS ANGELES TO
REMOVE ANY GRAFFITI NITHIN 7-DAYS OF THE GRAFFITI BEING APPLIED. (6306)

@ AUTOMATIC 6ARAGE DOOR OPENERS, IF PROVIDED, SHALL BE LISTED IN ACCORDANCE
WITH UL325. (R304.4)

FOR ADDITIONAL NOTES SEE GREEN NOTES ON SHEET GN.1

FLOOR PLAN SYMBOL LEGEND

EXTERIOR WALL ASSEMBLY: HORIZONTAL STEEL 6IRTS AS PER STEEL BUILDING
MANUF DRANINGS (UNLESS NOTED OTHERWISE ON FLOOR PLANS) ALL
DIMENSIONS TO FACE OF GIRT UN.O.

EXTERIOR FINISH: STEEL RIB PANEL BY STEEL BUILDING MANUF. OVER 2
LAYERS TYPE D BUILDING PAPER OVER RIGID OR BATT. INSULATION OVER
STEEL GIRTS

INTERIOR FINISH: 2 LAYERS OF 5/8" 6YP BD. TAPED, SANDED AND PRIMED
FOR PAINT

INTERIOR PARTITIONS: 2X4 WOOD STUDS @ 16" OC. 5/8" 6YP. BD.
EA. SIDE SEE STRUICTURAL DINGS FOR PLYID. SHEATHING
LOCATIONS-IWHERE OCCURS-SEE DETAIL:

I~~~ NN
7777777 EXISTING TO REMAIN
e RO
—+0 HOSE BIBB: SEE SITE PLAN

_____________ N.I.C.

SEE EXTERIOR ELEVATIONS FOR EXTERIOR DOORS ¢ WINDOW TYPES: SEE
EXTERIOR GLAZING SCHEDULE FOR ADDITIONAL INFORMATION

SEE DOOR SCHEDULES FOR INTERIOR DOOR TYPES

<O

&

4$— DATWM POINT
Y

EXHAUST FAN "ENERGY STAR" COMPLIANT W HMIDISTAT (4506.1). TO

BE DUCTED TO TERMINATE TO THE OUTSIDE OF THE BUILDING. EXHAUAST
FANS NOT FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE VENTILATION
SYSTEM MUST BE CONTROLLED BY A HUMIDITY CONTROL.

FIRST FLOOR PLAN

SCALE
14" = 10"

FLOOR PLAN KEYNOTES

GENERAL
LINE OF DUCTNORK/MECHANICAL UNIT ABOVE
LINE OF SKYLIGHT ABOVE

MECHANICAL DUCTHWORK / CHASE FROM FLOOR ABOVE SEE 2ND FLOOR
PLAN

CHANGE IN CEILING HEIGHT ABOVE-SEE REFLECTED CEILING PLAN
LINE OF FLOOR/STRUCT ABOVE

LINE OF STRUCTURE BELOW

MISC. /TOILET

PROVIDE ULTRA FLUSH NWATER CLOSET
LON NWATER CONSUMPTION TYPE TOILET W. MAX. |.6 GAL. PER FLUSH

SHOWER / TUB WITH WAINSCOT PROVIDE TO INCH HIGH
NON-ABSORBENT WALL ADJACENT TO SHONER AND APPROVED a
SHATTER-RESISTANT MATERIALS FOR SHONWER ENCLOSURE. SEE DETAIL: W
RECESSED MEDICINE CABINET TOP W/ |/4" POLISHED

PLATE GLASS MIRROR @ 6'-O" ABOVE FINISHED FLOOR.

DROP-IN LAVATORY OVER COUNTER

FLOOR MOUNTED TUB
MULTI-SLIDING BARN DOOR

® @60 ®O® ®®O

SIM.

MISC./ FIXTURES/CABINETS

I/4" POLISHED PLATE 6LASS MIRROR FULL LENGTH OF COUNTER TOP.
WARDROBE CLOSET (2) I15" SHELVES

FULL HT. LINEN CLOSET W/ 4 ADJUSTABLE SHELVES

BUILT-IN SEATING

34" NIDE NOOD S.C. DOOR @ INTERIOR-TYP.

I5" DEEP BOOK CAB FLOOR TO CEILING

SECTIONAL ROLL UP DOOR TRACKS ABOVE
NOT USED

NOT USED

CHIMNEY FLUE

®O @OPEANGO®E @O

"HEAT & GLO" PRE-FAB GAS FIREPLACE UNIT, DIRECT-VENT, SEALED
COMBUSTION TYPE. MODEL: #500OOCMOD, INSTALL AS PER MANUF
SPEC'S. SEE SPEC'S. ON SHEET: D.|, DETAIL #2, (4.304.))

NWOOD BURNING FIREFPLACE AND OTHER WOOD BURNING DEVICES ARE
PROHIBITED. (AGMD RULE 445)

NOT USED
NOT USED

MISC./ FIXTURES/UTILITIES

HOSE BIB ¢ MAIN SHUT-OFF W/ PRESSURE REGULATOR AND
ANTI-SIPHON VALVE

HOSE BIB
ELECT. PANEL SEE SITE PLAN FOR PRECISE LOCATION.

NOT USED
LINE OF HORIZONTAL FURNACE SUPPORTED FROM ROOF STRUCTURE

NOT USED
NOOD STAIR, SEE DETAIL:

HANDRAILS AND EXTENSIONS SHALL BE 36" TO 28"

ABOVYE NOSING OF TREADS AND BE CONTINUOUS.

ALL STAIRS SHALL HAVE HANDRAIL TERMINATING a
IN A NEWEL OR SAFETY POST. PER SECTION |006 4., SEE DETAIL: W

THE HAND GRIP PORTION OF ALL HANDRAILS SHALL

BE NOT LESS THAN | I/4" NOR MORE THAN 2" IN

CROSS-SECTION. HANDRAILS PROJECTING FROM

WALLS SHALL HAVE AT LEAST | 1/2" INCHES BETWEEN
N2V

® RCA®B® ® /G

THE WALL AND THE HANDRAIL PER SECTION 1006.9, SEE DETAIL:
3'-6" GUARDRAIL W CLEAR FINISH, SEE DETAIL:

®®

NOT USED

MISC./ LAUNDRY

STACKED WASHER AND GAS DRYER COMBO - BY ONNER-CONTRACTOR
INSTALLED

®

PROVIDE DRYER VENT TO OUTSIDE AIR. THE MAXIMUM LENGTH SHALL BE
|4 FEET W/ (2) 90 DEGREES ELBOW. UMC, SECT. 504.3.2-DRYER VENT TO
BE SMOOTH RIGID VENT THRU WALL/ FLOOR. - PROVIDE 6.|. LOUWVERED
VENT &" MAX. ABOVE FLOOR.

KITCHEN
BASE CABINETS - SEE OWNER APPROVED KITCHEN DINGS. (OAKD)

COUNTER TOP W/ &" HIGH SPLASH (WHERE OCCURS)- SEE OAKD.
DOUBLE COMPARTMENT SINK W/ GARBAGE DISPOSAL.-SEE OAKD.

UNDER COUNTER DISHIWNASHER VERIFY DIMENSIONS AND INSTALLATION
REQUIREMENTS W/ OAKD.

COOKTOP W. HOOD. VERIFY DIMENSIONS ¢ INSTALLATION REQUIREMENTS
W/ ONNER APPROVED KITCH. DNGS.

30" WIDE DOUBLE OVEN. VERIFY DIMENSIONS & INSTALLATION W OAKD.

BUILT-IN REFRIGERATOR. PROVIDE RECESSED CONNECTION FOR
ICE-MAKER. VERIFY DIMENSIONS ¢ INSTALLATION REQUIREMENTS W/
REFRIGERATOR MANUF. SPECS & LISTINGS BEFORE INSTALLATION.

UPPER CABINETS SEE OAKD.

PANEL CAPACITY AND CONDUIT FOR FUTURE INSTALLATION OF A 208/240
V 40 AMP, GROUND AC OUTLET, FOR EACH DAELLING UNIT (4.106.6)

®® @ ®9®®

®®

RADIANT HEATING MANIFOLD-INSTALL AS PER MANUF. SPECS.
PROVIDE PEX TUBING THROUGHOUT SLAB FOR RADIANT HEATING

@®®

PRINTING

SUBMITTALS/ REVISION ISSUES

12.21.15 | BUILDING & SAFETY 3RD RE-SUBMITTAL
12.03.15 | BUILDING & SAFETY 2ND RE—-SUBMITTAL

10.19.15 | BUILDING & SAFETY 1ST SUBMITTAL

DATE
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N

Any

EMAIL: STUDIOWORKSHOP2@YAHOO.COM

These drawings and specifications are the property
and copyright of the DESIGNER OF RECORD I.E.

be used on any other work except by agreement
with the DESIGNER. Written dimensions shall take

preference over scaled dimensions and ALL
DESIGNER prior to the commencement of the work.

CARLOS A. LOPEZ/ STUDIOWORKSHOP and shall not
discrepancy shall be brought to the notice of the

DIMENSIONS shall be verified on the job site.

BLDG. DEPT.
SUBMITTAL SET

DRAWING SET ISSUE:

ARIZA - SANTA CLARA

645 SANTA CLARA AVENUE

VENICE, CA. 90291

FIRST FLOOR PLAN

PRINT DATE:

12/03/2015
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SAN JUAN COURT (ALLEY) SITE PLAN GENERAL NOTES

. I THE SURVEY SHALL BE CONSIDERED A PART OF THESE PLANS., REFER TO SURVEY FOR PARCEL
& LINE DIMS. EXISTING UTILITIES LOCATIONS AND EXISTING GRADE, SPOT ELEVATIONS.
L AN

@—‘ PLUMBING FIXTURES ARE REQUIRED TO BE CONNECTED TO A SANITARY SENER OR TO AN
J— APPROVED SEWNAGE DISPOSAL SYSTEM (R306.3)
40.02° 15.52

90" KITCHEN SINKS, LAVATORIES, BATHTUBS, SHONERS, BIDETS, LAUNDRY TUBS AND NASHING MACHINE
AC C. OUTLETS SHALL BE PROVIDED WITH HOT AND COLD NATER AND CONNECTED TO AN APPROVED
P ———— WATER SUPPLY(R306.4)

PRINTING

4, AN APPROVED SEISMIC 6AS SHITOFF YALVE NILL BE INSTALLED ON THE FUEL GAS LINE AND ON
THE DOAN STREAM SIDE OF THE UTILITY METER AND BE RIGIDLY CONNECTED TO THE EXTERIOR
OF THE BUILDING OR STRUCTURE CONTAINING THE FUEL GAS PIPING. (PER ORDINANCE |70, I58)
SEPARATE PLUMBING PERMIT IS REGD.

5. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR AND UNOBSTRUCTED ACCESS TO
ANY WATER OR PONER DISTRIBUTION FACILITIES (PONER POLES, PULL-BOXES, TRANSFORMERS,
VAULTS, PUMPS, VALVES, METERS, APPURTENANCES, ETC.) OR TO THE LOCATION OF THE HOOK-UP.
THE CONSTRUCTION SHALL NOT BE WITHIN TEN FEET OF ANY PONER LINES-NHETHER OR NOT THE
LINES ARE LOCATED ON THE PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION
DELAYS AND/OR ADDITIONAL EXPENSES.

| I
|
|
I
.00°S
1 ]
. o

M9V .01, ZEN

SUBMITTALS/ REVISION ISSUES

MAXIMUM DRIVENAY SLOPE SHALL NOT EXCEED 20% (6RADE DETAILS AND TRANSITION SLOPES

REQUIRED WHERE SLOPE EXCEEDS 12)5". MAXIMUM DRIVENAY CROSS SLOFE IS 10%. MAXIMM
SLOPE WITHIN PARKING AREA IS 5%. 1221A5(g), INFORMATION BULLETIN® P/ZC 2002-00.

F— 3% T —-————7

12.21.15 | BUILDING & SAFETY 3RD RE-SUBMITTAL
12.03.15 | BUILDING & SAFETY 2ND RE—-SUBMITTAL

10.19.15 | BUILDING & SAFETY 1ST SUBMITTAL

DATE

£\
N

FENCE, PLANTERS AND RETAINING WALLS SHALL NOT EXCEED A HEIGHT OF (3'-6" FRONT YARD,
6'-0" SIDE YARD ¢ REAR YARD) FEET ABOVE THE NATURAL GROUND LEVEL INREQUIRED ()
YARD. (1222¢20(F)

Any

discrepancy shall be brought to the notice of the

M.VLOLZEN T |
/ aaus (@)
~ <
% RS
[\ )Y

/N

EMAIL: STUDIOWORKSHOP2@YAHOO.COM

These drawings and specifications are the property
and copyright of the DESIGNER OF RECORD I.E.

9 LOTS SHALL BE 6RADED TO DRAIN SURFACE WATER ANAY FROM FOUNDATION WALLS WITH A
MINIMUM FALL OF & INCHES WITHIN THE FIRST |0 FEET (R4013)

&
<
S
Q

| |
| |
| |
| |
| |
| |
| .
a . COMPACT |
| |
i i PERMEABLE PAVING CALC:
| |
| 1 438 + 123 + 153 + 94 = |1313.00 SQFT. =
| |

| 150 SQFT. REQDI54.00 SQFT. PROVIDED

Y | oK SITE PLAN KEYNOTES

| COMPACT

@ PROPERTY LINE-SEE SURVEY DRANINGS

5

| @ EXISTING UTILITIES-SEE SURVEY DRANINGS FOR LOCATIONS-PROTECT IN PLACE
GRADE PLANE ELEVATION CALC:

3

be used on any other work except by agreement
with the DESIGNER. Written dimensions shall take

preference over scaled dimensions and ALL
DESIGNER prior to the commencement of the work.

CARLOS A. LOPEZ/ STUDIOWORKSHOP and shall not

DIMENSIONS shall be verified on the job site.

GlI=ONIAY L
b

@ ELECTRICAL PANEL. VERIFY LOCATION WITH UTILITIES CO. BEFORE INSTALLATION

31

1684 + 1684 + [543 + 1593 = 6564 / 4=

o
I
L b

&
(~)

@ CONCRETE SLAB W BROOM FINISH, SLOPE 1/4" MIN. TO DRAIN.

H | sETBACK 123 5QFT. CONC. Wodny 9 lo:4:

n &'-10"(E)

EXTERIOR WALL
= ~ TO REMAIN
|| &

@ DRIVENAY APPROACH-AS PER CITY STANDARDS.

@ CONCRETE STEPS / LANDING

@FIN.GRADE/LANDEJCAPE-

(E) LANDSCAPE RIBBON /PARKWAY TO REMAIN

@ ARROWNS INDICATE WATER DRAINAGE AWAY FROM BUILDING @ 2% SLOPE - SEE
CIVIL DRANINGS FOR SITE DRAINAGE.

4" DIA. 6ALY. DONNSPOUT-TYP OF 4-SEE STEEL BLDG. MANUF. DRANINGS FOR
DETAILS-DONNSPOUT TO 55 GALLON RAINBARREL-SEE DETAIL
\A23/

(II) GARDEN PLANTER

—
T

—

H| =~ |f==r=-1 e ﬁzzzzﬂi** @EXISTIN&MASONRYWALL-PROTECT IN PLACE
- \

@ EXISTING CHAINLINK OR NOOD FENCE-PROTECT IN PLACE
TANKLESS NATER HEATER MOUNTED TO WALL-SEE FLOOR PLAN

@ WOOD FENCE. 6'-0" HIGH MAX. FROM NATURAL GRADE. IXI2 PAO LUPE NOOD
d PLANKS . 4X4 PAO LUPE POSTS @ 6'-0" 0.C. MAX. SET ON CONCRETE

- —_ | _ B FOUNDATION . STEEL SADDLES. FENCE UNDER SEPERATE PERMIT.

| | \ i ]'057.

:Li%éEMpDELED SF. | () 60" HicH X 40" NIDE MIN. IXI2 PAO LUPE HOOD GATE,
REE}SIDENCE H | @PERVEABLEPAVING-&EEDETAIL

Il I
T.OLL*«B?ELEV: 1755 & : (E) 4" NIDE CONCRETE BLOCK WALL TO REMAIN-PROTECT IN PLACE-SEE
(E) T.0$. ELEV:17.55___ ARVEY

Il

o |l I 1 (E)FLOORPLAN(TOBEDEMOLI?:HED)-&HOHNFORREFERENGEONLY
/

BLDG. DEPT.
SUBMITTAL SET

DRAWING SET ISSUE:

I
NIVIATS

;

4 N
\ \ >
| | i
¥ : | . 3
u *6:9 jH — 25-10" (E)| EXTERIOR WALL TO REMAIN ] &
u k \ c;’
|

F
i
[

|
|
|
|
|
|
~

—
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E ZD
[

_H9IH

"

"“ONOJ "L406 64

M gl | S 3
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39N34_QOOM
F
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g} 40.00" Y _ \g_____________ 3
_____ e L S & =55 WiGH W.I. FENCE 3 2
7 C)_/ SO L
“?)@ ° CONC SIDEWALK — 2
6’,’ S Z 1T}
YA < <>(
6’ <5
vV (D [alteN]
< O
1 3°
<
\ Underground Service Alert ﬁ g o
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TWO WORKING DAYS
BEFORE YOU DIG
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ZINC COATED METAL RIB PANEL
OVYER BLDG. PAPER OVER RIGID

O
A INSULATION OVER STEEL "Z" B O
® PURLINS-SEE STEEL BLDG ® © L
MANUF. DWGS. §
Q)
]d__l _ D_ PRINTING
Q® ] O
ol —T STEEL FRAME-SEE
oy 1B i il STEEL BLDG. MANUF. I Ll 2|z
63 \A51/ 5M. R-30 INSULATION DUGS. D) 2 E|3
O ] ® CEILING-TYP. u X 23|z
oC 2| &2
5| ——2-LAYER® 5/8" GYF. BD. / g ®) =l g
I-LAYERS 5/8" GYP.BD.— | 172 T4G PLYWOOD < i
| o INTERIOR PARTITIONS SCREWED TO UNDERSIDE L O IEE
= e T OF PURLING 3 ZINC COATED METAL RIB N 3| 3|7
| \ | \ | PANEL OVER BLDG. S ol -
| \ | — PAPER OYER — 5|2 E
| E b | 2-LAYERS 5/8" GTP. BD. COMPRESSED INSULATION 0 S|e|a
OVER HORIZONTAL
i M. BEDROOM/LOFT - STARWAYLL E OVER HORIZONTAL H IR
] S 3" HARDUOOD FINISH OVER| ‘ 7N |- S MANUF. DUWGS. == . .:
N fLYlUO SHEATHING | | 1199 T |5 ¥ 2%
w | [ > 55255 g52
~ | | < 0RobEdB 2
Rog— === B 1B L B B A Y R T il 3 S Ll §=888,% 5%
e 5| IR o }' R-19 INSULATION 5E8265, 02
| \ ; L - /a WALLS TYP. EogBEs ol
2 R-30 (sOUND INSULATION) } : 858:553%E
j i §252¢s%38
< -LAYERS 5/ 5/q" GYP. sp | - Tohp B o2
N @ UNDERSIDE, OF 2ND ‘ 1 STEEL HORIZONTAL gENBpBet,
Q FLOOR CEILING-TYP. D - / GIRTS-oBE STEEL 5.8568555
g ~ HALLWAY - (B LIVING RM. BLDG. MANUF Dlice.
| - °§e32s02y
| \ \ PRESSURE TREATED SILL §08 259 50
§ | | | (] / PLATE F538% 8558
'_ET.[.%EI-"ST'_/'__ ..... _A\‘ I R | I
FIN. GRADE »
GRADE J | T \FINISI-I GRADE

STEEL FOUNDATION/
CONC. SLAB-SEE
STRUCTURAL DWGES.

@B
3

BUILDING LONGITUDINAL SECTION %% |2

ZINC COATED METAL RIB PANEL
OVER BLDG. PAPER OVER RIGID
INSULATION OVER STEEL "Z"
PURLINS-SEE STEEL BLDG
MANUF. DWGS.

BLDG. DEPT.
SUBMITTAL SET

DRAWING SET ISSUE:

RAIN GUTTER AND D.S.
BY STEEL BLDG.
MANUF.

M 1/2 T4G PLYWOOD ~

STEEL FRAME-SEE SCREWED TO UNDERSIDE

STEEL BLDG. MANUF. 2-LAYERS 5/8" GYP. BD. OF PURLINS

DUWGS.
GUARDRAIL

2]

ZINC COATED METAL RIB~]
PANEL OVER BLDG.
PAPER OVER
COMPRESSED INSULATION _
OVER HORIZONTAL 9 AS]
GIRTS-SEE STEEL BLDG = ! ‘
MANUF. DWGES.

R-19 INSULATION
o WALLS TYP. |

o
!
N

M. BEDROOM )

TEFTTBT
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Q95 hanss

| 21'-2" OVERALL BLDG. HEIGHT
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|
|
|
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1
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2]!_0"

W,
3l-p"
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STEEL HORIZONTAL
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/
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FAMILY RM.

I@l_@ll
16 RISERS o 1112

PRESSURE TREATED SILL
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\
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C/
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AB]

STEEL FOUNDATION/ 5 /1)

CONC. SLAB-SEE \A50 ) TYP.

STRUCTURAL DUGS.
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CALIFORNIA COASTAL COMMISSION

SOUTH COAST DISTRICT OFFICE .
200 OCEANGATE, 10" FLOOR : MAR 4 2016
"LONG BEACH, CA 908024416

VOICE (562) 590.5071 FAX (552) 590-5084 CALIFORNIA

COASTAL COM
APPEAL FROM COASTAL PERMIT DECISION OF LOCALMA:%%NMEN T

«

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

SECTIONI.  Appellant(s)

Name:  Robin Rudisill, Lydga Ponce, Todd Darling, as individuals & not on behalf of the VNC or its committees
Mailing Address: 3003 Ocean Front Walk
City:  Venice Zip Code: 90291 Phone:  3]0-721-2343

SECTION II. Decision Being Appealed

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

Major remodel of existing single-family dwelling and addition of 2nd story. Project will maintain 54% of
existing exterior walls

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

e 645 Santa Clara Ave, APN: 423-902-5038, 7% Ave

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

x[0  Approval; no special conditions
0  Approval with special conditions:
tJ  Denial
Note:  For jurisdictions with a total LCP, dcnial decisions by a local government cannot be

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

TO BE COMPLETED BY COMMISSION:
apPEALNO: P DLEN -1 -00> D
DATE FILED: 77&& 20 b
DISTRICT: SSvwin Qaﬂ,ﬁ .
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

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

x[J Planning Director/Zoning Administrator
O City Council/Board of Supervisors

O  Planning Commission

O  Other '

6.  Date of local government's decision: December 23, 2015

7. Local government’s filc number (if any): _ DIR-2015-4570-CEX

SECTION l1I. Identification of Other Interested Persons

Give the names and addresses of the following partics. (Use additional paper as necessary.)

a.  Name and mailing address of permit applicant:

Andres Ariza, 1357 Vienna Way, Venice, CA 90291

b. Names and mailing addresscs 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) ’

&)

4 ’




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

SECTION IV. Reasons Supporting This Appeal
PLEASE NOTE:

L 4 .
*  Appeals of local government coastal permit decisions are limited by # 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 Use 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 staff to determine that the appeal is allowed by law. The appeliant, subsequent o {iling the appeal, may
submit additional information to the staff and/or Commission to support the appeal request.

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 existing single-family dwelling when it is clear that most, and definitely more than 50%,
of the structure is to be demolished. In addition, the very large size of the addition and the fact that most
of the entire structure is to bc demolished (the Project Description actually states that less than 50% of
the walls are to remain, which is not allowed under ANY definition of partial demolition), leaves little
existing structure to add onto or improve, indicates that the development is much more than an
“improvement” to a single-family dwelling. As the project is not an improvement to an existing single-
family residence, it is<therefore non-exempt “development™ as defined in the Coastal Act, and thus a
CDP should be required.

In addition, the structural integrity of the aged foundation and framing must be considered when
considering whether such a project can be donc while maintaining 50% or more of the existing structure.
Such large projects are likcly to require a full demolition of the existing structure, which is development
that requires a CDP. -

Thus, the CEX must be revoked and the Applicant requested to obtain a CDP.

In addition, the size and scope of the project necessitate 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 Chapler 3 of the Coastal Act. Because an issuc 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 Exemplion 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 becen
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
erosion of Communify Character is a cumulative issue, and the City’s cumulative exemption of
numerous large-scale addition/remodel projects (and the usual associated demolition cxceeding 50% of
the existing structure) has a significant adverse impact on Venice's character, which is also evidenced by




the significant Community concern expressed in numerous other appcals of Coastal Exemptions.

In addition, the Venice Coastal Zone does not have a certified Local Coastal Program, and issuing
exemptions 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, set 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
Excmption 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 otherwise. Therc is generally no penalty applied by the City when this is
discovered, other than a requirement (o 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 have
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 development gnd 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 Section 13250 and 13252 (see attached).

Adjacent neighbors, neighbors in the surrounding area, and all Venice residents are harmed by the
project, as well as the cumulative effect of this project and other such projects. Not only are there
adverse cffects on adjacent and surrounding properties (without an associated public process including
Notice, a Public Hearmg, transparency, and an Appeal right), but there is a significant adverse impact on
the Community Character of Venice, which is a protected Coastal Resource, and which 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 Mecllo Act Compliance review and Determination, 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.

This project constitutes the development of a new single-family residence, and therefore the Coastal
Exemption and the Building Permit must be revoked (or stopped if still in the clearance process)
immediately, and a CDP must be obtained in order to ensure that the project conforms to the policies of
the certified LUP and Chapter 3 of the Coastal Act, and local land use regulations.




APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Certification

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

»

Signature of Appellant(s) or Authorized Agent

Date: March 4, 2016

Note: If signed by agent, appellant(s) must also sign below.
Section VL. éggn;"Authorizggip_n

I/We¢ hereby
authorize

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

Signature of Appellant(s)




APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

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

WLy B TS 120
Srgnatug of Appellant(s) or Authorized Agent

March 4, 2016

L4

Note: If signed by agent, appellant(s) must also sign below.
Section VI.  Agent Authorization

I/We hereby
authorize

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

Signature of Appellani(s)
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Long Beach, CA 90802-4302
{562) 590-5071

FROM: Los Angeles Department of City Planning
Services Center (DSC)

Development
201 North Figueroa Street
Los Angeles, CA 90012

SUBJECT: COASTAL EXEMPTION—SINGLE JU) AREA ON|
Under shall a Coastal Exemption be issued for the following scopes of work:

0Q circumetances
* Remodeis which invoive the removal of 50% or more of existing exterior walls
Addition, demokition, remaval or conversion of any whole residential units (uniess required by LADBS)

Projects which involve significant grading or boring in 8 Special Grading o Landskde ares
anhameduso{bania&umwm) ) ,

ownmwmcmremmmmum (lm prlrl,orfl‘lmomﬂn)

PROJECT ADDRESS: 4;% Claaa_Ave..
LEGAL DESCRIPTION: Lor__,‘ift___ amn_ﬁwmm@n%mv|tlﬁ

L
L)
L

ZONE: _ED|.S | coumwm ’ , —
PROPOSED SCOPE OF WORK: , : ! rell
and Al he C A ‘ f-‘

lo_of the (€) ext&wor mtts

il mg_mmln 54

RE!ATEDHMEHECKNUMBER(S).W~ 5014 - 10000 ~ M&E‘M %U"'ﬁg‘lb

Note: Hﬁweismbbdmrktnbapuﬂedurﬂerasepambpemﬂ mmmmmm
description, ﬂnmwnforﬂtisbso%mhg&ﬂmmhuhﬂnpujedsamwwmq
hawngtoappworammerCEXformywbeaqmmmmhindbﬂmorialnalscopeofwk. |

ApplicantName:  _ @8R Aindves Anza
ﬁiaﬂl‘ngAddms: | ' QDaQI

wmmmw
Phone Number: ﬂ«:/_\gga? ";?&% .Enmaaﬁm o]e! __}ﬁ_@.lnﬂﬂ_"’dcﬁhe&m

~ Signature:
Ii ;
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This application has been reviewsd by the staif of the mwmmmmdcwmhmm
with the provisions of Section 3010 of the Callfomia Coastal Act. A determination 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 effect, (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 California Administrative Code,
and qualifies for an exemption under one or more of the categories checked below.,

m pDVeme: NG sidences. This inciudes intarior and exterior improvements,
addmun aMmMmmybasmmwmm.omMMW)
This does pot include the incraase or decrease in the number of residential dwelling units {including guest
houses), or retaining walis or pools that may have a polential significant impact on coastal resources {l.s.
Mmmmﬂmmmm-mmumabmhm.m
mmwsmm).uumwumwmam

Wybmsmldamtdm(w garages, pools, fences, storage sheds), but does not include the
increase or decrease in the number of residential dweifing units, or retaining walis or poois that may have a
polential significant impact on coastal resowrces (Le. viewable from the public right-ofway, Involves a
significant amount of grading or boring in Hillside, Landsiide or Special Grading arees), which may be
reviewed on a case-by-case basis. For non-regidential uses, this includes interior and exterior improvernents

and bullding signage {&xiuding pole, pyfon and off-sie signs), but does not include any addition of square
footage or change of use (1o a more or less infense use).

Repalr or Maintenance. This includes feplacement, repalr and/or mainlenance activiies (L.e. re-roofing.
replacement of eqiipiment, elc.) which do not result in any changes, enlargoment or expansion.

0 indudpt projects which have been ssued a Mulsance and
’ Abmmwownbcmwbymbmmwm&wwmmmunmm
«mwmmmmm&m

This exemption in no way excuses the applicant from complying with all applicable policies, ordinances,
codes and regulations of the City of L.os Angeles. This exemption shaf not apply If the project is not
consistant with local land use regulations. If & is found that the project description Is not in conformance
with the actusl project to be canstructed or is not in conformances with Section 30810 of the California

" Coastal Act, this exemption is null and void.

Michael LoGrande
Director of Planning

Issued By:

O

Signature

2 - &éﬁ/dﬁm_m

01015277)%

e e

involce No.: A2 Recelipt Number:

»

- Attached:
Copy of Invoice with Receipt No.
Copy of related Bullding & Safety Clagrence Summary Worksheel(s)
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CITY OF LOS ANGELES
Department of City Planning — Pian Implementation Division l.

City Hail | 200 M. Spring Sweet, Rioom 621 | Las Angeles, CA 90012

DIRECTOR OF PLANNING SIGN-OFF
Venice Coastal Zone Specific Plan (Ordinance 175,693)

Case Numbor DIR 2015-4839-VSO Date: 1221/15

¥

Project Address 645 E Santa Clara Ave {Ocuen Park Villa Tract No. 2; Block N; Lot 37)

Zoning: RD151 | Subarca: Oakwood-Miwood-Southeast Venice

Remodel and second-siory addRion o an (E) one-story SED, Project will mainialn 54% of the
Project Description (E) extenor walts, Three uncovered parking spaces are provided.

(PCIS 15014-10000-048114)

Existing Use: 1-story SFD wf uncovered pkg spaces ]Propuodw 2-gtory SFD with 3 uncovered pkg spaces
Applicant Name Mane Ristakian, MXA Devalopment; (818) 857-4676

Applicant Address | 1357 Vienns Way, Venice, CA 80201

O improvement to an existing single- or multi-family structure that is not on a Walk Street

in the SINGLE JURISOICTION
Bl improvement to an existing single- or multi-family structure that is not on a Walkk Street

O New construction of one single-family dwelling unit, and not more than two condominium units,
not ot a Walk Street

O New consteuction of four or fewer rentst unils, nof on 8 Walk Street
Q Demolition of four or fewer units

ANYWHERE in the Coastel Zone

O  Any improvement to an existing commercial or industril siructure that increases the lotal accupant lvad,
required parking or customer ares by less than 10 porcent {<10%)

This application has basn reviewed by the staff of the Motro Plan Implementation Division, and the proposed
project complies with the provisions of the Venice Coastal Zone Specific Plan including all development
requirements contained in Section 9, 10.G, and 13, as evidenced bilow.

Section Regulation Proposed Project complies
9.C. Roof Access 10 ft. mox. above Flat Roof (26 #t); e -
Structure Ares s 100 8g. .
. ROULS max 2du
10.6.2. Density c Max. I8 R3 dersit {EYSFD. No new unii. =
Fiat Roof -~ 25 feet Max height of 278" varied! siope {4:12), sat
10.G3. Height Vanied Roofline — 30 fent Dack from the required 15' FY by 8'8.5° =
10.GM4. Accose | Aflsy Mainkain access from alay, San jusnCourt | &1
Project shali maintain more 54% of the (E}
13. Parkd »| SF - 2-3 spaces per unit panding width sxterior walls and is nol subject fo Section| g
- "9 MF . 2 spaces Dlus 1 guest pending width | 13.D. Project will provide 3 uncovered
parking spaces

The proposed project must comply with all othor regulations of its subjoect zone and all other provisions of the Los
Angales Municipal Code (LAMC) and must receive approvel from the Los Angeles Department of Building and
Safety (LADBS). This Director of Planning Sign-Off s basad on the information provided by the applicant. If, st a
later date, this information is found k be incomedt or incompilate, this sign-ofi will become invalid, and any
development occurring at that time must cease until appropriste entiiements are oblained.

g A

Juliet O, Miwmmnt
Coastal Unit, {213) B78-1186






