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CASE NO. ZA 2014-4054(CDP)(MEL) 
COASTAL DEVELOPMENT PERMIT 
628 San Juan Avenue 
Venice Planning Area 
Zone RD1 .5-1 
D. M. : 1088145 
C. D. : 11 
CEQA: ENV-2014-4055-CE 
Legal Description: Lot 18, Block N, 

OCEAN PARK VILLA TRACT NO. 2 

Pursuant to Los Angeles Municipal Code Section 12.20.2, I hereby APPROVE: 

a coastal development permit authorizing the conversion of a duplex into a 
single-family dwelling located within the single permit jurisdiction area of the 
California Coastal Zone, 

Pursuant to Government Code Sections 65590 and 65590.1 and the City of Los 
Angeles Interim Mello Act Compliance Administrative Procedures I hereby APPROVE: 

a Mello Act Compliance Review for the conversion of a duplex into a 
single-family dwelling in the Coastal Zone, 

upon the following additional terms and conditions: 

1. All other use, height and area regulations of the Municipal Code and all other 
applicable government/regulatory agencies shall be strictly complied with in the 
development and use of the property, except as such regulations are herein 
specifically varied or required. 

2. The use and development of the property shall be in substantial conformance with 
the plot plan submitted with the application and marked Exhibit "A", except as may 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE2 

be revised as a result of this action. 

3. The authorized use shall be conducted at all times with due regard for the character 
of the surrounding district, and the right is reserved to the Zoning Administrator to 
impose additional corrective Conditions, if, in the Administrator's opinion, such 
Conditions are proven necessary for the protection of persons in the neighborhood 
or occupants of adjacent property. 

4. All graffiti on the site shall be removed or painted over to match the color of the 
surface to which it is applied within 24 hours of its occurrence. 

5. A copy of the first page of this grant and all Conditions and/or any subsequent 
appeal of this grant and its resultant Conditions and/or letters of clarification shall be 
printed on the building plans submitted to the Development Services Center and the 
Department of Building and Safety for purposes of having a building permit issued. 

6. Approved herein is a coastal development permit authorizing the conversion of an 
existing two-story, 1,812 square-foot duplex into a two-story, 23-foot 6-inch tall, 
2,416 square-foot single-family dwelling. No LAMC deviations were requested or 
approved. 

7. Construction activity shall be restricted to the hours of 7 a.m. to 6 p.m. Monday 
through Friday, and 8 a.m. to 6 p.m. on Saturday. 

8. Prior to any sign-off of plans by the Development Services Center, the applicant 
shall submit the plot plan for review and approval to the Fire Department. Said 
Department's approval shall be included in the form of a stamp on the plans 
submitted to the Development Services Center. 

9. No deviations from the Venice Coastal Specific Plan have been requested or 
approved herein. All applicable provisions of the Specific Plan shall be complied 
with, as further noted in DIR-2014-4110 (VSO)(MEL). 

10. Outdoor lighting shall be designed and installed with shielding, so that the light does 
not overflow into adjacent residential properties. 

11. The project contractor shall use power construction equipment with state-of-the-art 
noise-shielding and muffling devices. 

12. Prior to the utilization of this grant, a covenant acknowledging and agreeing to 
comply with all the terms and conditions established herein shall be recorded in the 
County Recorder's Office. The agreement (standard master covenant and 
agreement form CP-6770) shall run with the land and shall be binding on any 
subsequent owners, heirs or assigns. The agreement with the conditions attached 
must be submitted to the Development Services Center for approval before being 
recorded. After recordation, a certified copy bearing the Recorder's number and 
date shall be provided to the Zoning Administrator for attachment to the subject 

malvarado
Typewritten Text
4

malvarado
Typewritten Text
2

malvarado
Typewritten Text
20



CASE NO. ZA 2014-4054(CDP)(MEL) PAGE3 

case file. 

13. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS. 

Applicant shall do all of the following: 

a. Defend, indemnify and hold harmless the City from any and all actions 
against the City relating to or arising out of the City's processing and 
approval of this entitlement, including but not limited to, an action to attack, 
challenge, set aside, void or otherwise modify or annul the approval of the 
entitlement, the environmental review of the entitlement, or the approval of 
subsequent permit decisions or to claim personal property damage, 
including from inverse condemnation or any other constitutional claim. 

b. Reimburse the City for any and all costs incurred in defense of an action 
related to or arising out of the City's processing and approval of the 
entitlement, including but not limited to payment of all court costs and 
attorney's fees, costs of any judgments or awards against the City (including 
an award of attorney's fees), damages and/or settlement costs. 

c. Submit an initial deposit for the City's litigation costs to the City within 10 
days' notice of the City tendering defense to the Applicant and requesting a 
deposit. The initial deposit shall be in an amount set by the City Attorney's 
Office, in its sole discretion, based on the nature and scope of action, but in 
no event shall the initial deposit be less than $25,000. The City's failure to 
notice or collect the deposit does not relieve the Applicant from responsibility 
to reimburse the City pursuant to the requirement in paragraph (b ). 

d. Submit supplemental deposits upon notice by the City. Supplemental 
deposits may be required in an increased amount from the initial deposit if 
found necessary by the City to protect the City's interests. The City's failure 
to notice or collect the deposit does not relieve the Applicant from 
responsibility to reimburse the City pursuant to the requirement. (b) 

e. If the City determines it necessary to protect the City's interests, execute an 
indemnity and reimbursement agreement with the City under terms 
consistent with the requirements of this condition. 

The City shall notify the applicant within a reasonable period of time of its receipt of 
any action and the City shall cooperate in the defense. If the City fails to notify the 
applicant of any claim, action or proceeding in a reasonable time, or if the City fails 
to reasonably cooperate in the defense, the applicant shall not thereafter be 
responsible to defend, indemnify or hold harmless the City. 

The City shall have the sole right to choose its counsel, including the City Attorney's 
office or outside counsel. At its sole discretion, the City may participate at its own 
expense in the defense of any action, but such participation shall not relieve the 

malvarado
Typewritten Text
4

malvarado
Typewritten Text
3

malvarado
Typewritten Text
20



CASE NO. ZA 2014-4054(CDP)(MEL) PAGE4 

applicant of any obligation imposed by this condition. In the event the Applicant 
fails to comply with this condition, in whole or in part, the City may withdraw its 
defense of the action, void its approval of the entitlement, or take any other action. 
The City retains the right to make all decisions with respect to its representations in 
any legal proceeding, including its inherent right to abandon or settle litigation. 

For purposes of this condition, the following definitions apply: 

"City" shall be defined to include the City, its agents, officers, boards, 
commission, committees, employees and volunteers. 

"Action" shall be defined to include suits, proceedings (including those held 
under alternative dispute resolution procedures), claims or lawsuits. Actions 
includes actions, as defined herein, alleging failure to comply with any 
federal, state or local law. 

Nothing in the definitions included in this paragraph are intended to limit the rights of 
the City or the obligations of the Applicant otherwise created by this condition. 

OBSERVANCE OF CONDITIONS -TIME LIMIT- LAPSE OF PRIVILEGES 

All terms and conditions of the approval shall be fulfilled before the use may be 
established. The instant authorization is further conditional upon the privileges being 
utilized within three years after the effective date of approval and, if such privileges are not 
utilized or substantial physical construction work is not begun within said time and carried 
on diligently to completion, the authorization shall terminate and become void. 

TRANSFERABILITY 

This authorization runs with the land. In the event the property is to be sold, leased, rented 
or occupied by any person or corporation other than yourself, it is incumbent upon you to 
advise them regarding the conditions of this grant. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

Section 12.29 of the Los Angeles Municipal Code provides: 

"A variance, conditional use, adjustment, public benefit or other quasi-judicial 
approval, or any conditional approval granted by the Director, pursuant to the 
authority of this chapter shall become effective upon utilization of any portion of the 
privilege, and the owner and applicant shall immediately comply with its Conditions. 
The violation of any valid Condition imposed by the Director, Zoning Administrator, 
Area Planning Commission, City Planning Commission or City Council in connection 
with the granting of any action taken pursuant to the authority of this chapter, shall 
constitute a violation of this chapter and shall be subject to the same penalties as 
any other violation of this Code." 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE5 

Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $2,500 or by imprisonment in the county jail for a 
period of not more than six months, or by both such fine and imprisonment. 

APPEAL PERIOD - EFFECTIVE DATE 

The applicant's attention is called to the fact that this authorization is not a permit or license 
and that any permits and licenses required by law must be obtained from the proper public 
agency. Furthermore, if any Condition of this grant is violated or not complied with, then 
this authorization shall be subject to revocation as provided in Section 12.27 of the 
Municipal Code. The Zoning Administrator's determination in this matter will become 
effective after March 3, 2017, unless an appeal therefrom is filed with the City Planning 
Department. It is strongly advised that appeals be filed early during the appeal period and 
in person so that imperfections/incompleteness may be corrected before the appeal period 
expires. Any appeal must be filed on the prescribed forms, accompanied by the required 
fee, a copy of the Zoning Administrator's action, and received and receipted at a public 
office of the Department of City Planning on or before the above date or the appeal will not 
be accepted. Forms are available on-line at http://cityplanning.lacity.org. Public 
offices are located at: 

Figueroa Plaza 
201 North Figueroa Street, 

4th Floor 
Los Angeles, CA 90012 
(213) 482-7077 

Marvin Braude San Fernando 
Valley Constituent Service Center 

6262 Van Nuys Boulevard, Room 251 
Van Nuys, CA 91401 
(818) 374-5050 

Furthermore, this coastal development permit shall be subject to revocation as provided in 
Section 12.20.2-J of the Los Angeles Municipal Code, as authorized by Section 30333 of 
the California Public Resources Code and Section 13105 of the California Administrative 
Code. 

Provided no appeal has been filed by the above-noted date, a copy of the permit will be 
sent to the California Coastal Commission. Unless an appeal is filed with the California 
Coastal Commission before 20 working days have expired from the date the City's 
determination is deemed received by such Commission, the City's action shall be deemed 
final. 

If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be 
filed no later than the 90th day following the date on which the City's decision became final 
pursuant to California Code of Civil Procedure Section 1094.6. There may be other time 
limits which also affect your ability to seek judicial review. 

NOTICE 

The applicant is further advised that all subsequent contact with this Office regarding this 
determination must be with the Zoning Administrator who acted on the case. This would 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE6 

include clarification, verification of condition compliance and plans or building permit 
applications, etc., and shall be accomplished BY APPOINTMENT ONLY, in order to assure 
that you receive service with a minimum amount of waiting. You should advise any 
consultant representing you of this requirement as well. 

FINDINGS OF FACT 

After thorough consideration of the statements contained in the application, the plans 
submitted therewith, and the statements made at the public hearing on July 7, 2016, all of 
which are by reference made a part hereof, as well as knowledge of the property and 
surrounding district, I find that the requirements and prerequisites for granting a coastal 
development permit as enumerated in Section 12 .20 .2 of the Municipal Code have been 
established by the following facts: 

BACKGROUND 

The subject site is a level, rectangular shaped, 5,200 square-foot interior lot in the RD1 .5-1 
Zone within the Venice Community Plan Area. The property has a width of approximately 
40 feet fronting San Juan Avenue with a lot depth of approximately 130 feet. The property 
is located within the single jurisdiction permit area of the California Coastal Zone, as well 
as the Venice Coastal Zone Specific Plan Area (Oakwood-Milwood-Southeast Venice 
Subarea), Los Angeles Coastal Transportation Corridor Specific Plan Area, (21-2406) 
Director's Interpretation of the Venice Specific Plan for Small Lot Subdivisions, Rent 
Stabilization Ordinance (RSO), Methane and Liquefaction Zone. The property is located 
approximately 0.75 miles from the Pacific Ocean and approximately 4.75 kilometers from 
the nearest fault (Santa Monica Fault). 

The subject property is developed with a two-story, 1,812 square-foot duplex structure 
constructed in 1946. A wall, approximately 5 to 6 feet, runs along the property line. The site 
has two existing uncovered on-site parking spaces accessible from San Juan Court. 
Surrounding properties are all zoned RD1 .5-1 and developed with a mix of single-family 
dwellings and duplexes. 

The applicant is requesting a coastal development permit for the conversion of the existing 
duplex into a two-story, 23-foot 6-inch tall, 2,416 square-foot single-family dwelling. A total 
of 351 square feet of new floor area will be added to the first floor, while 253 square feet of 
new floor area will be added on the second floor. The existing two uncovered vehicular 
parking spaces will continue to be provided. 

San Juan Avenue is a Local Street with a 60-foot right-of-way designation and improved 
with curb, sidewalk, street lights, and gutters. 

San Juan Court is designated as a Local street to a width of 60-foot width which is not 
improved. 

Previous zoning related actions on the property/in the area include: 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE? 

Subject Property 

Case No. ZA 2015-2027(CEX} - On May 29, 2015, the Zoning Administrator 
approved a Coastal Exception for the remodel of an existing two-story duplex 
located within a single jurisdiction Coastal Zone. 

Case No. ZA 2015-1300(CEX) - On April 8, 2015, the Zoning Administrator 
approved a Coastal Exemption Permit the demolition of an existing garage. 

Case No. DIR 2015-1105(VSO) - On March 20, 2015, the Director of Planning 
approved a Venice Sign-off for the interior remodel and 2nd story addition to an 
existing two-story duplex in conjunction with the demolition of an existing garage. 

Case No. ZA 2015-26(CEX) - On January 6, 2015, the Zoning Administrator 
approved a Coastal Exemption Permit to allow for a new 15 X 25 pool, with pool 
equipment and pool cover. 

Case No. DIR 2014-411 O(VSO)(MEL) - On October 29, 2014, the Director of 
Planning approved a Venice Sign-off and Mello Act Determination to allow for the 
conversion of an existing two-story duplex to a single family dwelling. 

Case No. ZA 2014-3479(CEX)-On September 18, 2014, the Zoning Administrator 
approved a Coastal Exemption Permit to allow the demolition of a portion of an 
existing garage and convert the remainder to a recreation room. 

Case No. DIR 2014-3401 (VSO)- On September 12, 2014, The Director of Planning 
approved a Venice Sign-off to permit the conversion of an existing garage into a 
recreation room in conjunction with the demolition of 300 square-feet of the existing 
garage. 

Certificate of Occupancy No. V15555 - On January 15, 1957, the Department of 
Building of Safety issued a Certificate of Occupancy for a one-story, Type V, 20 x 20 
feet, with garage accessory to a R-1 occupancy dwelling. 

Surrounding Properties 

Case No. DIR 2016-1206(CDP}(MEL) - On April 7, 2016, an applicant filed a 
Coastal Development Permit to allow the demolition of an existing single-family 
dwelling and the construction of a new three-story single-family dwelling with the 
existing fa9ade to remain the unchanged, located at 659 San Juan Avenue. 

Case No. ZA 2015-1125(CDP)(MEL) - On March 23, 2015, an applicant filed a 
Coastal Development Permit to allow the demolition of a single-family dwelling and 
construction, use and maintenance of two single-family dwellings on two lots in a 
single jurisdiction area of the coastal zone, in conjunction with a small lot 
subdivision, located at 633 East Westminster Avenue. 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGES 

Case No. ZA 2015-0056(CDP) - On October 13, 2015, the Zoning Administrator 
approved a Coastal Development Permit authorizing the demolition of an existing 
two-car detached garage and the construction of a new 23-foot 10-inch tall 1 , 780 
square-foot second dwelling unit with attached 600 square-foot three-car garage 
and roof deck, located at 1100 6th Avenue and 602 East Westminster Avenue. 

Case No. ZA 2014-3538(CDP) - On August 6, 2015, the Zoning Administrator 
approved a Coastal Development permit to allow the demolition of an existing 
single-family dwelling and the construction of a new single-family dwelling within the 
single permit jurisdiction zone, located at 550-554 East San Juan Avenue. 

LETTERS AND COMMUNICATIONS TO THE FILE - PRIOR TO THE HEARING 

Margaret Molloy, Stakeholder - An Emailed letter dated July 6, 2016. On June 23, 
2016 she asked for the case file, and had difficulty getting access to the case files. She 
had been told that cases are available to review at the Department of City Planning's 
Automated Records Office, but was later told that she needed to contact staff to see the 
VSO. The staff planner was unable to readily find the case file, and went on vacation 
the next day. Upon return from vacation, staff emailed copies of the VSO's on Friday, 
July 1, and Tuesday, July 5, 2016 

Ms. Molloy was initially interested in two other properties that are both projects of the 
architect of record Mr. Matthew Royce. Further, Mr. Royce was recently elected to the 
Land Use and Planning Committee of the Venice Neighborhood Council (VNC). 

Mello considerations are of great concern in Venice and the existing property at 628 
San Juan is an RSO duplex. A CDP application for this property was submitted by the 
same applicant in 2014 with a different representative. These RSO units have been 
advertised as short-term rentals. 

The Public Notice for the subject case was sent out for a July 7, 2016 hearing that 
referenced ZA-2014-4054 (CDP). A "Corrected Notice" was sent on June 17, 2016 that 
added a Mello Determination review for ZA-2014-4054-(CDP)(MEL). 

For those reasons she requested a postponement of decision on the application to 
allow the public more time to review the Mello documents. 

This letter had many attachments including a rental listing, a copy of the Department of 
City Planning's Case Summary and Documents printout, permits, HCID Activity report 
and a real estate listing for the property including plans, and permits. 

Robin Rudisall, Stakeholder- Letter/Email dated July 7, 2016 regarding the Corrected 
Public Notice being issued with 10 days to go to the public hearing. The correct notice 
included the addition of the Mello Determination, and although the case number was 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE9 

changed to include the "Mel" suffix, and the corrected notice went out with appropriate 
language, the Department of City Planning, Case Summary and Documents website did 
not restate the addition of the request. 

LETTERS AND COMMUNICATIONS TO THE FILE - AFTER THE HEARING 

Venice Neighborhood Council - Letter dated August 16, 2016 recommending approval 
of the proposed project with a condition to review the Mello Determination Letter. 

Matthew Royce, Architect/Representative for the applicant - Email dated August 19, 
2016, forwarding a copy of the Venice Neighborhood Council's action on the proposed 
project dated August 16, 2016. 

Margaret Molloy, Stakeholder - An Email dated August 19, 2016, Ms. Molloy asserts 
that there are different versions of the "claims" made by the applicant to support their 
Mello Exemption request. The applicant changed architects and there are 
inconsistencies. 

Robin Rudisall, Stakeholder-An Email dated August 19, 2016 establishing at the hearing 
the Zoning Administrator left the public record open through today (August 19, 2016). 

Robin Rudisall, Stakeholder-An Email dated August 19, 2016, requesting an independent 
investigation be performed with respect to this project for the Coastal Development Permit 
and the Mello determination otherwise they request a denial of the project, due to 
irregularities. Further, she suggests that an investigation of the Venice neighborhood 
Council process for reviewing projects be investigated. 

PUBLIC HEARING 

A Notice of Public Hearing was sent to nearby property owners and or occupants residing 
near the subject site for which an application, as described below, had been filed with the 
Department of City Planning. The purpose of the hearing was to obtain testimony from 
affected and/or interested persons regarding the project. All interested persons were 
invited to attend the public hearing at which they could listen, ask questions, or present 
testimony regarding the project. 

The hearing was held on Thursday, July 7, 2016, at approximately 9:00 a.m. in the West 
Los Angeles Municipal Building, Second Floor Hearing Room, 1645 Corinth Avenue, Los 
Angeles, CA 90025, before an Associate Zoning Administrator from the Office of Zoning 
Administration. The Zoning Administrator was David S. Weintraub. 

The subject property was identified as being located at 628 East San Juan Avenue in the 
Venice Community Plan Area, and Council District No. 11. The property is zoned RD1 .5-1. 
The applicant is Juliette Hohnen, and she is represented by Matthew Royce. The Planning 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE10 

Department staff person is Kellen Hoime. 

The issues before the Zoning Administrator were requests made: 

A. Pursuant to Los Angeles Municipal Code Section 12.20.2, a coastal development 
permit authorizing the proposed conversion of an existing duplex into a single-family 
dwelling with the addition of 604 square-feet, located within the single permit 
jurisdiction area of the California Coastal Zone, and a Mello Determination. 

B. Pursuant to Section 21084 of the California Public Resources Code, the above 
referenced project has been determined not to have a significant effect on the 
environment and which shall therefore be exempt from the provisions of CEQA. 

PUBLIC TESTIMONY 

Prior to opening the proceedings to testimony, the Zoning Administrator opened the file 
and reviewed the contents therein noting various maps, plans, photographs and written 
statements to the file. After that review, the matter was opened to testimony from the 
public. 

Matthew Royce, Architect, Representative 

• The site is improved with an existing duplex 
• The proposal is to add a net of 604 square feet 
• Existing parking is for 2 spaces 
• The existing structure is 23-feet 6-inches in height 
• The proposed addition has a lower roofline than the existing structure 
• The project received a Mello Determination on October 8, 2014 from HCID 

Lydia Ponce, Stakeholder 

• The Mello Determination has flaws that have not been corrected 
• The City hasn't been meeting their responsibilities under the Interim 

Administrative Procedures and Settlement Agreement for 8 to 10 years 
• The project does not contain any inclusionary affordable units 
• What about artists and senior citizens? 
• The project is non-compliant with the Mello regulation 
• Suggests additional contact with Housing and Community Investment 

Department (HCID) 

Margaret Malloy, Stakeholder 

• On June 23, 2016 she asked for the case file 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE 11 

• Public access to the file was difficult 
• Mr. Royce was recently elected to the Land Use committee of the Venice 

Neighborhood Council (VNC) 
• 2-units at 710 California is another project represented by Mr. Royce 
• One page, owner occupied affidavit is not accurate 
• The site was demolished with Mello exemptions 
• Socorro Smith, staff in the Planning Department could not produce 

documentation on 625 Oxford, and asked for more time 

Todd Darling, Stakeholder 

• Supports an extension of time for further review 
• Mello affidavits are often not accurate and the City should not accept these on 

face value 

Robin Rudisill, Stakeholder 

• She was the former chairperson for the LUPC of the VNC 
• She was at today's hearing as an individual 
• The corrected notice came out much later than the original notice, and added the 

Mello Determination as one of the requested actions 
• The corrected notice was mailed out on June 17th 

• The original hearing notice was posted on the DCP website 
• There was a request that the case be heard by the LUPC 
• There is a conflict of interest 
• Requested that I postpone my decision until the VNC letter is in the case file 
• She was concerned with irregularities in this case 
• The applicant's representative should know the status of vacancy versus rented 
• It is an RSO property in the RD1 .5-1 zone 
• It is in the multi-family designation in the Land Use Plan 
• She is concerned that the project is proposing less than the maximum density 

allowed on the site 
• Building permit valuations are very low, and the plan check fees received by the 

City should be higher 
• The permit history and case history includes several Venice Sign Offs and 

several permits 
• The garage was demolished on a separate permit, and this property should not 

be piecemealed 
• Should this project be required to provide more parking? 
• Multiple permits versus rescinding the VSO's, cases and permits? 

Matthew Royce, Architect, Representative 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE12 

• The old case was filed by the prior architect 
• The owner wanted to revise the project and also needed to add Mello review 

MANDATED FINDINGS 

In order for a coastal development permit to be granted all of the requisite findings 
maintained in Section 12.20.2 of the Los Angeles Municipal Code must be made in the 
affirmative. Following is a delineation of the findings and the application of the facts of this 
case to same. 

1. The development is in conformity with Chapter 3 of the California Coastal Act 
of 1976 1976 (commencing with Section 30200 of the California Public 
Resources Code). 

The applicant seeks authorization for an addition to and conversion of an existing 
two-story, 1,812 square-foot duplex structure into a two-story, 23-foot 6-inch tall, 
2,416 square-foot single-family dwelling. 

The project has no significant impact on sensitive coastal or coastal-dependent 
resources: 

a. Public Access. The property is an interior record lot located approximately 
0. 75 of a mile inland from the nearest beach. The proposed demolition and 
new construction does not interfere with public access to the sea. The new 
residential dwelling will provide all required parking on-site. 

b. Recreation. The subject property is located inland within a well-established 
residential community. The property is not suitable for water-oriented 
recreational use, and the project has no impact any water-oriented 
recreational facilities or activities. 

c. Marine Environment. The property is surrounded on all sides by established 
residential development. The property is located approximately 0. 75 of a 
mile inland of the beach. The demolition of an existing single-family 
residence and the construction of a single-family dwelling at this location 
have no impact on marine environment resources. 

d. Land Resources. The property is located approximately 0. 75 of a mile inland 
of the nearest beach, within a well-established residential community. The 
project proposes the demolition of an existing single-family home and the 
construction of a single-family dwelling on an existing lot that is zoned for 
residential use. The property is zoned for residential use and development. 
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The project has no impact on environmentally sensitive or protected natural 
habitats, agricultural land, timberlands or archaeological or paleontological 
resources within the vicinity. 

e. Development. The property is located approximately 0. 75 of a mile inland of 
the nearest beach, within a well-established residential community, having 
access to a full range of existing public utilities and services. 

There are no direct sightlines to any ocean or beach views from this 
community. The project's location results in no impact on prominent natural 
landforms. Further, the project results in no displacement of any coastal­
dependent development or use. 

Section 30116 of the Coastal Act states the following: 

"Sensitive coastal resource areas" means those identifiable and 
geographically bounded land and water areas within the coastal zone 
of vital interest and sensitivity. "Sensitive coastal resource areas" 
include the following: 

(b) Areas possessing significant recreational value. 

( e) Special communities or neighborhoods which are 
significant visitor destination areas. 

Section 30250a of Article 6 states the following: 

New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous 
with, or in close proximity to, existing developed areas able to 
accommodate it or, where such areas are not able to accommodate it, 
in other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on 
coastal resources. 

Section 30251 of Article 6 states: 

The scenic and visual qualities of coastal areas shall be considered 
and protected as a resource of public importance. Permitted 
development shall be sited and designed to protect views to and 
along the ocean and scenic coastal areas, to minimize the alteration 
of natural land forms, to be visually compatible with the character of 
surrounding areas, and, where feasible, to restore and enhance visual 
quality in visually degraded areas. New development in highly scenic 
areas such as those designated in the California Coastline 
Preservation and Recreation Plan prepared by the Department of 
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Parks and Recreation and by local government shall be subordinate 
to the character of its setting. 

Section 30253( e) of Article 6 states: 

Where appropriate, protect special communities and that, because of 
their unique characteristics, are popular visitor destination points for 
recreational uses. 

The certified Venice Land Use Plan defines the Venice community as a 
"Special Coastal Community": 

An area recognized as an important visitor destination center on the 
coastline, characterized by a particular cultural, historical, or 
architectural heritage that is distinctive, provides opportunities for 
pedestrian and bicycle access for visitors to the coast, and adds to 
the visual attractiveness of the coast. 

The project involves the conversion of an existing two-story, 1,812 square-foot 
duplex structure into a two-story, 23-foot 6-inch tall, 2,416 square-foot single-family 
dwelling. No LAMC deviations are requested. The project will not result in any 
additional units but would in fact reduce density on the subject property. 
Surrounding properties are all zoned RD1 .5-1 and developed with a mix of 
single-family dwellings, duplexes and multi-family dwellings. As such, the project 
can be accommodated by the existing infrastructure and by existing public services. 

The subject site and surrounding area are relatively flat with no views to and along 
the ocean; no natural land forms will be altered as part of the project. The project 
proposes an addition to and conversion of an existing duplex into a 2,416 square 
foot single family dwelling. 

The project has no adverse effects on public access, recreation, public views or the 
marine environment. The proposed development will neither interfere nor reduce 
access to the shoreline once it is completed as the site is not located near the 
shoreline. No sensitive habitat area have been identified on the site. As conditioned, 
the proposed development is in conformance with the California Coastal Act. 

2. The development will/will not prejudice the ability of the City of Los Angeles to 
prepare a local coastal program that is in conformity with Chapter 3 of the 
California Coastal Act of 1976. 

Coastal Act Section 30604(a) states that prior to the certification of a Local Coastal 
Program ("LCP"), a coastal development permit may only be issued if a finding can 
be made that the proposed development is in conformance with Chapter 3 of the 
Coastal Act. The Venice Local Coastal Land Use Plan ("LUP") was certified by the 
California Coastal Commission on June 14, 2001; however, the necessary 
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CASE NO. ZA 2014-4054(CDP)(MEL) PAGE 15 

implementation ordinances were not adopted. The City is in the initial stages of 
preparing the LCP; prior to its adoption the guidelines contained in the certified LUP 
are advisory. 

The Venice Community Plan, which contains the applicable land use policies and 
goals for that portion of the Coastal Zone, designates the property for Low Medium 
II Multiple Family Residential land uses with corresponding zones of RD1 .5, RD2, 
RW2, and RZ2.5, and Height District No. 1. Further, the property is located within 
the Oakwood-Milwood-Southeast Venice Subarea of the Venice Specific Plan, 
which establishes standards pertaining to density, height, access, and parking. 

The continued use of the property for residential purposes is consistent with the 
Community Plan land use designation and the site's zoning. As conditioned, the 
proposed development will be consistent with Objective 1-3 of the Community Plan, 
which states "preserve and enhance the varied and distinct residential character 
and integrity of existing residential neighborhoods." The proposed project also 
meets the development regulations of the Oakwood-Milwood-Southeast Venice 
Subarea, as affirmed in Case No. DIR 2014-411 O(VSO)(MEL). The proposed 
project consists of the addition to and conversion of a duplex into a single-family 
dwelling located within the single permit jurisdiction area of the California Coastal 
Zone. The Venice Local Coastal Program Land Use Plan is silent on the issue of 
converting an existing duplex into a single family dwelling. The proposed project is 
consistent with the policies of the Venice Local Coastal Program Land Use Plan and 
the standards of the Specific Plan (discussed below) and will not prejudice the 
ability of the City to prepare a local coastal program that is in conformity with 
Chapter 3 of the California Coastal Act. 

3. The Interpretive Guidelines for Coastal Planning and Permits as established 
by the California Coastal Commission dated February 11, 1977 and any 
subsequent amendments thereto have been reviewed, analyzed and 
considered in light of the individual project in making this determination. 

The Los Angeles County Interpretative Guidelines were adopted by the California 
Coastal Commission (October 14, 1980) to supplement the Statewide Guidelines. 
Both regional and statewide guidelines, pursuant to Section 30620 (b) of the 
Coastal Act, are designed to assist local governments, the regional commissions, 
the commission, and persons subject to the provisions of this chapter in determining 
how the policies of this division shall be applied to the coastal zone prior to the 
certification of a local coastal program. As stated in the Regional Interpretative 
Guidelines, the guidelines are intended to be used "in a flexible manner with 
consideration for local and regional conditions, individual project parameters and 
constraints, and individual and cumulative impacts on coastal resources. In addition 
to the Regional Interpretative Guidelines, the policies of Venice Local Coastal 
Program Land Use Plan (the Land Use Plan was certified by the Coastal 
Commission on June 14, 2001) have been reviewed and considered. The project 
consists of the addition to and conversion of a duplex into a single-family dwelling 
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located within the single permit jurisdiction area of the California Coastal Zone. The 
Regional Interpretive Guidelines have been reviewed and the proposed project is 
consistent with the requirements for the North Venice Subarea; the project also 
complies with the policies of the LUP and standards of the Specific Plan. 

4. The decision of the permit granting authority has been guided by any 
applicable decision of the California Coastal Commission pursuant to Section 
30625(c) of the Public Resources Code. 

The Zoning Administrator has been guided by the action of the Coastal Commission 
in its review of residential dwelling applications for other development applications in 
the project area. The Coastal Commission recently approved the following projects 
in the Venice Coastal Zone: 

In October 2016, the Commission approved a coastal development permit for 
the construction of a three-story, 4,703 square-foot single-family dwelling 
with an attached three car garage and rooftop deck on a vacant lot located at 
2709 Ocean Front Walk (Application No. 5-16-0096). 

In February 2016, the Commission approved a coastal development permit 
for the partial demolition, interior remodel, and addition to an existing single­
family dwelling, resulting in a 2,249 square foot, two-story, 25-foot 4-inch 
structure located at 219 Howland Canal (Application No. 5-15-1220). 

In August 2015, the Commission approved an Administrative Permit for a 
1,152 square-foot second-story addition (approximately 28 feet tall) to an 
existing single-family dwelling, located at 513 28th Avenue (Application No 5-
15-0764). 

In August 2015, the Commission approved an Administrative Permit for the 
demolition of a single-family residence and construction of a 3-story 28-foot 
tall single-family dwelling located at 26 30th Avenue (Application No. 5-15-
0634). 

In July 2015, the Commission approved an Administrative Permit for the 
demolition of a single-family dwelling and the construction of a three-story 
(35-foot), two-unit condominium providing a total of four parking spaces, 
located at 458 E. South Boulevard (Application No. 5-15-0310). 

In June 2015, the Commission found that No Substantial Issue exists with 
respect to the grounds on which an appeal was filed for the partial demolition 
of a duplex and construction of a three-story (30 feet) duplex with four 
parking spaces, located at 521 Rose Avenue (Application No. A-5-VEN-15-
0029). 

In August 2015, the Commission approved an Administrative Permit for a 
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1,152 square-foot second-story addition (approximately 28 feet tall) to an 
existing single-family dwelling, located at 513 28th Avenue (Application No 5-
15-0764). 

As such, this decision of the permit granting authority has been guided by applicable 
decisions of the California Coastal Commission pursuant to Section 30625( c) of the 
Public Resources Code, which provides that prior decisions of the Coastal 
Commission, where applicable, shall guide local governments in their actions in 
carrying out their responsibility and authority under the Coastal Act of 1976. 

5. The development is not located between the nearest public road and the sea 
or shoreline of any body of water located within the coastal zone, and the 
development is in conformity with the public access and public recreation 
policies of Chapter 3 of the California Coastal Act of 1976. 

Section 30210 of the Coastal Act states the following in regards to public access: 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with 
public safety needs and the need to protect public rights, right of private 
property owners, and natural resources from overuse. 

Section 30211 of the Coastal Act states the following in regards to public recreation 
policies: 

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

The property is located approximately 0. 75 miles from Venice Beach and 
does not provide direct access to the sea or to any recreation areas. The 
project includes two existing uncovered vehicular parking spaces. As 
conditioned, the proposed conversion of an existing duplex into a 
single-family will conform to the public access and recreation policies of the 
Coastal Act. 

6. An appropriate environmental clearance under the California Environmental 
Quality Act has been granted. 

A Categorical Exemption, ENV-2014-4055-CE, has been prepared for the proposed 
project consistent, with the provisions of the California Environmental Quality Act 
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and the City CEQA Guidelines. The project proposes the addition to and conversion 
of an existing duplex to a 2,416 square-foot single family dwelling. The Categorical 
Exemption prepared for the proposed project is appropriate pursuant to Article Ill, 
Section 1, Class 3, Category 1 of the City's CEQA Guidelines. 

The Class 3 Category 1 categorical exemption allows for construction and location 
of limited numbers of new, small facilities or structures; installation of small new 
equipment and facilities in small structures; and the conversion of existing small 
structures from one use to another where only minor modifications are made in the 
exterior of the structure; this includes one single-family residence, or a second 
dwelling unit in a residential zone. As previously discussed, the project consists of 
the addition of one new dwelling unit to a site developed with one single-family 
dwelling. 

Furthermore, the Exceptions outlined in the State CEQA Guidelines Section 
15300.2 do not apply to the project: 

(a) Location. The project is not located in a sensitive environment. Although the 
project is located within the Coastal Zone, the residential neighborhood is not 
identified as an environmental resource. The proposed project is consistent 
with the scale and uses proximate to the area. The subject site is not located 
in a fault or flood zone, nor is it within a landslide area. Although the project 
is located within a liquefaction area, the project is subject to compliance with 
the requirements of the Building and Zoning Code that outline standards for 
residential construction. 

(b) Cumulative Impact. The project is consistent with the type of development 
permitted for the area zoned RD1 .5-1 and designated Low Medium II 
Residential use. The proposed addition and conversion of a duplex to a 
dwelling unit will not exceed thresholds identified for impacts to the area (i.e. 
traffic, noise, etc.) and will not result in significant cumulative impacts. 

(c) Significant Effect. A categorical exemption shall not be used for an activity 
where there is a reasonable possibility that the activity will have a significant 
effect on the environment due to unusual circumstances. The proposed 
project consists of work typically to a residential neighborhood, no unusual 
circumstances are present or foreseeable. 

(d) Scenic Highways. The project site is not located on or near a designated 
state scenic highway. 

(e) Hazardous Waste Sites. The project site is not identified as a hazardous 
waste site or is on any list compiled pursuant to Section 65962.5 of the 
Government Code. 

(f) Historical Resources. The subject site and existing structure have not been 
identified as a historic resource or within a historic district (SurveyLA, 2015), 
the project is not listed on the National or California Register of Historic 
Places, or identified as a Historic Cultural Monument (HCM). 
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Therefore, the project is determined to be categorically exempt and does not require 
mitigation or monitoring measures; no alternatives of the project were evaluated. An 
appropriate environmental clearance has been granted. 

MELLO ACT COMPLIANCE REVIEW 

Pursuant to the City of Los Angeles Interim Administrative Procedures for 
Complying with the Mello Act, all Conversions, Demolitions, and New Housing 
Developments must be identified in order to determine if any Affordable Residential 
Units are onsite and must be maintained, and if the project is subject to the 
lnclusionary Residential Units requirement. Accordingly, pursuant to the settlement 
agreement between the City of Los Angeles and the Venice Town Council, Inc., the 
Barton Hill Neighborhood Organization, and Carol Berman concerning 
implementation of the Mello Act in the Coastal Zone Portions of the City of Los 
Angeles, the findings are as follows: 

7. Demolitions and Conversions (Part 4.0). 

The project includes the conversion and addition to an existing duplex, into a single 
family dwelling located on a 5,200 square-foot lot in the Venice Coastal Zone. A 
Determination issued by the Los Angeles Housing and Community Investment 
Department (HCIDLA) dated October 8, 2014 states that the property currently 
maintains duplex consisting of a two-bedroom lower unit (628 San Juan) and a two­
bedroom upper unit (630 San Juan). HCIDLA collected data from July, 2011 
through July, 2014, utilizing data provided by the current owners. Lease 
agreements, rent checks, and a notarized affidavit by the tenant indicate that 628 
San Juan was rented from September, 2011 to August, 2012 at $2,895 per month; 
from January 2012 to August 2013 at $3,045 per month; and, from September 2013 
to May, 2014 at $3,750 per month. Further, 630 San Juan was rented from April, 
2011 to January 2014 at $2,500 per month. 

The owner provided Southern California Gas Company bills to HCID consistent with 
vacancies for both units. Additionally, HCID received conflicting information from 
the owner regarding owner-occupancy. However, even though HCID had received 
conflicting statements regarding the occupancy of the units after the tenants moved 
in 2014, the utility usage of 628 and 630 San Juan is consistent with vacancy, and 
the rental documents provided for both units show a pattern of rents that is above 
affordable levels for the majority of the three-year period. HCID has determined 
that no affordable units exist at 628 and 630 East San Juan Avenue. 

ADDITIONAL MANDATORY FINDINGS 

8. The National Flood Insurance Program rate maps, which are a part of the Flood 
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Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located 
in Zone C, areas of minimal flooding. 

9. On December 4, 2014, the project was issued a Notice of Exemption, log reference 
ENV 2014-4055-CE, for a Categorical Exemption, Class 3, Category 1, Article Ill, 
Section 1, City CEQA Guidelines (Sections 15300-15333, State CEQA Guidelines). 
I hereby adopt that action. 

Inquiries regarding this matter shall be directed to Kellen Hoime, Planning Staff for the 

o~~~~ 
DAVID S. WEINTRAUB 
Associate Zoning Administrator 

DSW:KMH 

cc: Councilmember Mike Bonin 
Eleventh District 

Adjoining Property Owners 
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Development Surrounding Project Site (628 San Juan Ave., Venice)  

  

PROJECT SITE 
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