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PROJECT NAME & ADDRESS:

710 RESIDENCE
710 PALMS BOULEVARD
VENICE, CA 90291

LEGAL DESCRIPTION:

APN: 4241015021

TRACT: VENICE PARK TRACT
LOT:2

BLOCK: 8

PROJECT NUMBER: 1830
OWNER:

EL! & STEPHANIE HOLZMAN
730 SUPERBA AVENUE
VENICE, CA 90281

ARCHITECT:

2030 HYPERION AVE | LOB ANGELES, CA | 80027
3239660200

CONSULTANTS:

ASSOCIATES, INC,

31129 V1A COLINAS, SUITE 707
WESTLAKE VILLAGE, CA 81382
T 816-889-0844

CON: M
PACIFIC CREST CONSULTANTS
23622 CALABASAS RD, SUITE 100
CALABASAS, CA 51302
818-591-9309

STRUCTURAL ENGINEER;
CRAIG PHILLIPS ENGINEERING
& DESIGN

2123 VESTAL AVE.

LOS ANGELES, CA 90028
3108252325
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LEGAL DESCRIPRON:

AP

SHTE ADDRESS:
AREA;

BOUNDARY NOTE:

BASIS OF BEARINGS:

BENCH MARK:
TNE REPORT:
EASEMENTS:
DATE OF

FELD SURVEY.
DATE OF PLAN:

H

"y
o+

e

Scafe:1"= 8§
Legend

= Gromd
Qs = Tree Custer

Mote: Hotch Puu-m ond Teww Deip
Lines Ace ot to Scole

LOT 3 ¥ BLOCK 6 OF VENICE PARK TRACT, B THE OIIY OF LOS ANGELES, COUNTY OF LOS
ANGELES, STATE OF CALFCRMIA, AS PER MAP l(cm N BOOK 5, PAGE 187 OF WAPS, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

4241-015-021

710 PALNS BOULEVARD, LOS ANGELES

5,209 SQUARE FEET, 0.12 ACRES

THE PROPERTY LINES SHOWN HEREON ARE RECORD PER THE LEGAL DESCRIPTION AND RELATEL
OOCUMENTS, UMLESS OTHERWISE NOTED. THE PROPERTY LINES ARE ADWSTED 10 BEST AIT Pm FounD
QY CENTERLME AND/DR SURVEY NONUMENTS, AND OCCUPATION.

THE BEARING OF MORTH 30" 20° 00" EAST WAS USED ON THE nonml[sv:uu UNE OF LOTS 3 AND
4 PER VENICE PARK TRACT, MAP BOOX 3 PAGE 187, AS SHOWN HEREOW,

ELEVATION OF 9.257 ON FOUND WIRE SPIKE AS SHOWN ON LOS ANGELES OITY BENCH MARX
NO. 16-01270 ON FILE M THE CITY OF LOS ANGELES WAS USED AS DATUM FOR THIS SURVEY.

THE TIILE REPORT DATED OCTOBER 15, 2018 BY EQUITY TITLE COMPANY, ORDER NO. LAISS1667, WAS
USED FOR THS SURVEY.

ITEW 43, AN EASEMENT FOR WATER AND GAS PPES. RECORDED IN BOOK 5049, PAGE 246, OF DEEDS.
[BLANKEY IN NATURE}

JLY 24, 2018
KOVEMSER 1, 2013

Plan Prepared For: Efi and Stephanie Holzman

710 E. Palms Avenue
Los Angeles, CA 90291

Plan Prepared By: M & M & Co.

26074 Avenue Hall, Suite 12
Santa Clarita, CA 91355

(818) 8919100

Gregory M. Amoroso, L.S. 8771

California Coa

04.24.2020

710 Palms Bouleward  07_18;

stal Commission

Exhibit 3
Page 21 of 30



AR
Y

[E) PALM
TREES TO.

YARD
BACK

EXISTING BUILDING

i

EXISTING STRUCTURE

PALMS BLVO.

N
=

(E1P
TO REMAIN

Lo
«

%
e

{E)PALM
TO BE RELOCATED
ON SITE

L

H

< 150" REAR
» YARD SETBACK

RIALTOCT.

400"

PROJECT NAME & ADDRESS:

710 RESIDENCE
710 PALMS BOULEVARD
VENICE, CA 80291

LEGAL DESCRIPTION:

APN: 424101502
TRACTY: VENICE PARK TRACT
LOT: 3

PROJECT NUMBER: 1830
OWNER:
ELI & STEPHANIE HOLZMAN

730 SUPERBA AVENUE
VENICE, CA 50291

ARCHITECT:

2030 HYPERION AVE | 1.08 ANQELES, CA§ 90027
3238600002

CONSULTANTS:

CHN "
GROVER HOLUINGSWORTH &
ASSOCIATES, INC,

31128 VIA COLINAS, SUITE 707
WESTLAKE VILLAGE, CA 91362
T 818-889-0844

CONSULTANT:
PACIFIC CREST CONSULTANTS
23622 CALABASAS RD, SUITE 100
CALABASAS, CA 91302
818-591-3309

STRUCTURAL ENGINEER:
CRAIG PHILLIPS ENGINEERING
& DESIGN

2123 VESTAL AVE.

LOE ANGELES, CA 80026
310-825-2325

PROPERTY LINE SETBACKS BUILDING
E {E] PALM 5 T -
TO REMAIN TO REMAIN o OUTLINE g
Sx ROGF LINE
&g
2
§ 23
<
BUILDING KEY PLAN
13z
- N
PROPERTY INFORMATION: \Q
PROPERTY ADDRESS: 710 E PALMS BOULEVARD VENICE, 90281
APN: 4241015021
LoT: 3 Q oY
BLOCK: 8 AN s
TRACT: VENICE PARK TRACT Y
SITE AREA: 5,299.2 SF SUBMITTAL RECORD:
{E} SINGLE-FAMILY DWELLING: 1,445 SF + 445 SF DETACHED GARAGE v oAt SURTTAL e
{N] SINGLE-FAMILY DWELLING: 2,850 SF DWELLING + 191 SF ADU o 1azors COP APPICATION
® @ oo Gop REARWTIAL
W e e 6T
, TRUE  PROJECT
12 « ] 16 NORTH  NORTM bt o
o oo Cop RESUBMI
SITE PLAN §
ME =10 01
SITE PLAN NOTES KEYNOTES LEGEND ‘éf/ﬁé
O,
1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE 7. FOR ANY TREE PLANTING AREA THAT IS ADJACENT TO [E] SIDEWALK T OZED SUDING DRIVEWAY GATE TAGS —zéé——————-—-——
©OR SURROUNDED BY PAVING OR CONCRETE. REFER TO WITH METAL FRAME
2. DO NOT SCALE TO DRAWINGS PLANTING PLAN, DETAILS AND SPECIFICATIONS FOR THE @ [N -7 HIGH WOOD FENCE E] GATE MOTOR DOOR TAG — CONCRETE HARDSCAPE - NATURAL GRAY.
[E] PALM TREE g
EXTENT OF CU STRUCTURAL SOIL TO BE INSTALLED : *“] NO INTEGRAL COLOR WI SOLAR REFLECTANCE SCALE
3. ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS PRIOR TO CONCRETE FLATWORK. Moowonwooooate  [i2] paaHonwooo rEnce g : OF .39 SRI 41, FiNISH; TOP CAST #3
TO BE REVIEWED BY THE ARCHITECT PRIOR TO —488@  FINISH FLOOR ELEV. ¥t
PROCEEDING WITH CONSTRUCTION 8. ALL ARCHITECTURAL GATES AND FENCING TO BE 6H E [N] CONCRETE DRIVEWAY E] [N] 3-6" HIGH WOOD GATE
GRATING PACIFIC ORSOGRILL "BRITOSTEROPE" OPUS 50 ord””  CHANGE INELEV. s o= mmen  PROPERTY LINE WOOD DECKING DRAWING TITLE
4. AN APPROVED SEISMIC SHUTOFF VALVE WILL BE [N WooD DECKING g SEE FINISH DESIGNATION SITE PLAN
INSTALLED ON THE FUEL GAS LINE ON THE DOWN 9. PLANTERS AND STEPS SHALL ALIGN WITH SAWCUTS IN * EGRESS — — .~ SETBACKLINE FOR SPECIFICATIONS
STREAM SIDE OF THE UTILITY METER AND BE RIGIDLY CONCRETE WHERE APPLICABLE. PLANTING AREA . p . .
CONNECTED TO THE EXTERIOR OF THE BUILDING OR
STRUCTURE CONTAINING THE FUEL GAS PIPING 10. LOTS SHALL BE GRADED TO DRAIN SURFACE WATER POWER POLE A REVISION ~~{}———  SITE FENCE N Ca I IfO rl"l |a m ISS 1 0 n
AWAY FROM FOUNDATION WALL WATH A MIN FALL OF & PLANTING ZONE SHEET NUMBER .
5. CONTRACTOR TO COORDINATE UTILITY TRENCH WITHING THE FIRST 10° SEWER MANHOLE DIRECTION OF P Exhibit 3
LOCATIONS WITH LANDSCAPE PLANTING PLAN TO AVOID -——% s
PROPOSED TREES WATER METER 1TE DRAINAGE

SEE CIVIL DRAWINGS FOR COMPLETE SPOT ELEVATIONS.

A0 26ge 22 of 30

04.24.2020




M- T L33 OV «M%L

HEpAvww, Taciiy.ong Ol revaningeeiback...
Los Angeles Depariment of Buikiing and Safety
How T Use Prevading Setback Caiculsler
[T -
« Tor v b e el B
ot ot b s T st raos o
jramismnaibuininisimin inline
06 o s i 1 st e B o iniime
« Pt e S Preod b i Dcermec incain
Frie
Tnlaivn
(RS- fatelin
sRTann
iiris:S
- — Balne
et
' n B
z w =
710 PALMS e EC TR G my Y
s = «
s » =
« © e
» w at
» © I
* « r
M o wx
" = "
v -
I v ™
u © ~
L] -
e
s
Numbae of et 1S
R R PREVAILING SETBACK
o 1538 FT
L
Vomags e WLIVE
0 o o g et 1030
e e e X
o ead BOGN Win
T g syt 7 o tion 403 87
ottt
o Campm
\ am
3 w0
s wx
£ P
£ Led
-
w e
" oo
R e
w  em
Vow Catutem ey
oy i i
eyt Fary
Il B 5 2T SO s et o
[
tofl £23/2018, 2:19 PM
Prevailing Sethack Caleulator - Detail ps:iiww i
Calculation Details
Setback No Lots Total
Range Loty Desigaation Frontages Used () Setbacks Used (ft) | Setback
Used (1) | Used 8! o)
43,33, 40.00, 40.00, 18.00, [8.00, 16.00,
1.2.4,5,6,8, | 40.00,40.00, 40,00, 16.50, 14.60, [1.60,
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PROJECT NAME & ADDRESS:

710 RESIDENCE
710 PALMS BOULEVARD
VENICE, CA 80291

LEGAL DESCRIPTION:

APN: 4241015021
TRACT: VENICE PARK TRACT
LOT: 3

PROJECT NUMBER: 1830
OWNER:

EU & STEPHANIE HOLZMAN
730 SUPERBA AVENUE
VENICE, CA 90231

ARCHITECT:

2030 HYPEFRION AVE | LOS ANGELES, CA | 00027
123-666-0169

CONSULTANTS:

GEOTECHMICAL ENGINEER;
GROVER HOLLINGSWORTH &
ASBOCIATES, INC,

31129 VIA COLINAS, SUITE 707
WESTLAKE VILLAGE, CA 51382
T 818-889-0844

LAND USE CONSULTANT:
PACIFIC CREST CONSULTANTS
23822 CALABASAS RD, SUITE 100
CALABASAS, CA 91302
818-591-5309

STRUCTURAL ENGINEER:
CRAIG PHILLIPS ENGINEERING
& DESIGN

2123 VESTAL AVE,

LOS ANGELES, CA 80028
310-625-2325

BUILDING KEY PLAN

SUBMITTAL RECORD:

 ME SUBMITTAL NAME

01 1102018 CDP APPUCATION
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[E) ACCESSORY GARAGE
STRUCTURE TO 8E
DEMOLISHED

PROJECT NAME & ADDRESS:

710 RESIDENCE
710 PALMS BOULEVARD
VENICE, CA 50291

LEGAL DESCRIFTION:

APN: 8241015021
TRACT: VENICE PARK TRACT
LoT:3

PROJECT NUMBER: 1830
OWNER:

ELI & STEPHANIE HOLZMAN
730 SUPERBA AVENUE
VENICE, CA 9020+

ARCHITECT:

2030 HYPERION AVE | LOS ANGELES, CA {90027
123.686-0300

CONSULTANTS:

GEOTECHNICAL ENGINEER;
GROVER HOLLINGSWORTH &
ASSOCIATES, INC,

31129 VIA COLINAS, SUITE 707
WESTLAKE VILLAGE, CA 81382
T 816-889-0844

USE CONSULTANT:
PACIFIC CREST CONSULTANTS
23622 CALABASAS RD, SUITE 100
CALABASAS, CA 91302

8185919309
] [E} 1-STORY SINGLE
-
g FALY DYELLNG T0 3¢ , .
2 o I\W CRAIG FHILLIPS ENGINEERING
F - & DESIGN
g l | o 2123 VESTAL AVE.
| o LOS ANGELES, CA 90028
l | 5 0-625-2325
N
|
|
|
I
-
(20 I B B N
[ I I R AT I
FEERE )
VN 1
Ul e i
YR
PRy
FEERK
lob dal Mg 1 g
- -
PROPERTY LINE
BUILDING KEY PLAN
1926f 150
DEMOLITION CALCULATIONS: / \ <
EXISTING STRUCTURES 100% DEMOLITION (EXISTING 1-STORY SINGLE FAMILY /\Q ~ é\
DWELLING & DETACHED GARAGE)
SUBMITTAL RECORD:
EXISTING FENCES & GATES 100% DEMOLITION
» DATE SUBMITTAL NAME
EXISTING HARDSCAPE 75% DEMOLITION o saremn  coe APrcATION
® w2 120008 COP RESUBMITTAL
o3 12002019 PERMIT SET
TRUE  PROJECT
o - 3 16 NORTH  NORTH ki i
o5 031020 CDF REGUBMTTAL
DEMOLITION PLAN
e =10 o Py
DEMOLITION NOTES KEYNOTES LEGEND )
>
/("n
1. CONTRACTOR TO LAYOUT ALL DEMOLITION FOR ARCHITECT AND OWNER'S [E] 1-STORY OWELLING REMOVE {E] OVERHEAD SERVICE WIRES.
APPROVAL PRIOR TO BEGINNING. TO BE DEMOLISHED COORDINATE WITH UTILITY COMPANY AS REQUIRED. [E]WOOD WALL TO BE DEMOLISHED <)
2. PROTECT ALL EXISTING CONSTRUCTION, MATERIALS, EQUIPMENT, SYSTEMS AND [E1$-STORY ACCESSORY GARAGE [£JTREE 70 REMA, PROVIOE [
FINISHES TO REMAIN, TYP, !
3. REMOVE AND DISPOSE OF ALL DEMOLISHED MATERIALS INDICATED ON STRUCTURE TO BE DEMOLISHED TREE PROTECTION FENCING. [EI CONCRETE WALK TO BE DEMOLISHED EXISTING PALM TREE ONE
DRAWINGS IN COMPLIANCE WITH LOCAL ENVIRONMENTAL REQUIREMENTS. (E1PALM TREE TO BE REMOVED =1
4. SALVAGE AND RECLAIM AS MANY MATERIALS AS POSSIBLE FOR REUSE IN NEW [E] SEWER MAN HOLE TO REMAIN (EIPALM TREE TO BE REW {E] CONGRETE STEPS To BE DEMOLISHED ——
5. OWNER RESERVES THE RIGHT TO SALVAGE ALL REMOVED/DEMOLISHED ITEMS DEMOLITION PLAN
BY OWNER REQUEST. CONSULT WATH OWNER PRIOR TO REMDVING ANY {TEMS IN — e wmmm— e PROPERTYLINE [E] PAVING TO BE REMOVED

QUESTION,

8. ANY DAMAGE TO EXISTING CONSTRUCTION OR MATERIALS INDICATED TO
REMAIN SHALL BE REPAIRED TO MATCH EXISTING FINISHES.

7. ANY DISCREPANCIES BETWEEN SITE CONDITIONS AND DRAWINGS ARE TO BE
BROUGHT TO THE ATTENTION OF THE ARCHITECT PRIOR TO PROCEEDING.

[E]WATER METER TO REMAIN

[E] POWER POLE TO REMAIN

RELOCATE [E} GAS METER. COORDINATE WITH
UTILITY COMPANY AS REOUIRED.

RELOCATE [E] POWER METER. COORDINATE WITH
UTILITY COMPANY AS REQUIRED,

[*2]
2]

[E}WOOD FENCE TO BE DEMOLISHED

[E}WOOD GATE TO BE DEMOLISHED

[E} WOOD DECK TO BE DEMOLISHED

[E} WOOD STEPS TO BE DEMOLISHED

[E) CONCRETE STEP STONES TO BE REMOVED
SETBACK LINE
[E} CONCRETE DRIVEWAY TO REMAIN

SITE FENCE

{E) CONCRETE SIDEWALK TO REMAIN

CENTERLINE OF STREET
OR ALLEY

meeoEatifornia

mission
Exhibit 3

AD1B@ 24 of 30

SHEET NUMBER

04.24.2020




o ; e PROJECT NAME & ADDRESS:
; : 4 E Ly b
] 5 . ) e . - g%‘ 710 RESIDENCE
se-af : 710 PALMS BOULEVARD
1 @ VENICE, CA 90261
80 . 104 178 . 54 L 245 + Z3 .‘ 55 " 120 4 710 N s ’f é“" LEGAL DESCRIPTION:
f 1 1 ! ’ o APN: 4241015021
; i ; § I:?f:ar: VENICE PARK TRACT
3 BLOCK: 8
ré
ohar @ PROJECT NUMBER: 1830
=B
3 OWNER:
Kl 3 i § el 2 ELI & STEPHANIE HOLZMAN
I 730 SUPERBA AVENUE
& VENICE, CA 50291
el
(L ARCHITECT:
: 3
.—\ o d
e e i s e e e e s s o o s s e v s o ] L .&
—— o\ S
| s . g ¢
l aqEp <D : HER =52 I 2030 HYPERION AVE | LOS AMGELES, CA [00u77
- agp auD ‘ i 2365641
i — % : Y s CONSULTANTS:
- -
= - - ] - T l & GEOTECHNICAL ENGINEER:
I : : GROVER HOLLINGSWORTH &
4 | : ] ASSOCIATES. INC.
| i .__/ ; 31129 VIA COLINAS, SUITE 707
- B | b : 1’ WESTLAKE VILLAGE, CA 91382
; ‘ Ll JEU — e i T 818-869-0844
; i - . =
3 : |
| =1 ' ) IS LAND UBE CONSULTANT:
=
LIVING ROOM ING ROOM ] ! PACIFIC CREST CONSULTANTS
I 011" x 17}4" 6" x 14T PANTRY 2622 S RD, SUITE 100
.
P =) &) . 20 = I . ‘mun:\sl«s CA 91302
g | =] ouT : EATING s3] » 185919308
e - =1 i —— NooK -
& ! = ( > ‘ STRUCTURAL ENGINEER:
i = i : oo A " CRAIG PHILLIPS ENGINEERING
@) i | 3 - rF Chesion
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§4t 3 2 ok : : BUILDING KEY PLAN
ok ‘ sgof ‘ wef | > \Q
; ST : - ; i \b
; : : i : : ! /\:/ s
| i i
‘ ) SUBMITTAL RECORD:
H : i . OATE SUBMITTAL NAME
; | ot 1107018 COP APPLCATION
: ] @ vmenon | COP AERMITTAL
? H o 220l PERLAT GET
| ; P e
- a o owwzn COP RESUBATTTALA
: ‘ TRUE  PROJECT &
i 4 & L3 16 NORTH  NORTH oy
N/
<)
FIRST FLOOR PLAN 14 =10 o /{C§Z
&
PLAN NOTES KEYNOTES LEGEND PARTITION TYPES ‘\é
ALL DIMENSIONS ARE FROM F.0, FRAMING TO F.0. FRAMING, UON, BATHROOMS, WATER CLOSET COMPARTMENTS AND OTHER SIMILAR 11, GROUND-FAULT CIRCUTANTERRUPTION (GFCI) FOR PERSONNEL LINE OF FLOOR ABOVE SKYLIGHT ABOVE SCALE
ROOMS SHALL BE PROVIDED WATH NATURAL VENTILATION OR WATH SHALL BE X £ fore
NEW HVAG SYSTEM SHALL BE MIN. 84% AFUE EFFICIENCY WITH 14.0 MECHANCAL VENTILATION GAPABLE OF 50 CFM EXHAUSTED LOCATION. (EC 210.8A)) LINE OF FLOOR BELOW [F1] ouass rams; o wan. seiomr = DOOR TAG ¢:ésu FLOOR
2. OUTSIDE (R300
SEER RATING, ALL NEW DUCTS SHALL BE INSULATED MN, R-4.2 DIRECTLY TO THE R%0.3) “ I N SHALL BE INSTALLED To oo T e W WoOD P
PROVIDE ULTRALOW FLUSH WATER CLOSETS FOR ALL NEW SMOKE ALARM SHALL BE |Nrsncow¢c1£% :MRD-\MRED :Em PROVIDE PROTECTKON OF THE BRANCH CIRCUIT, (EC 210.12) LINE OF ROOF ABOVE E 16-0° WIDE GARAGE DOOR IE DOW —txﬂﬂﬁ)zQ oy = PARTITION FIRST FLOOR PLAN
CONSTRUC HOWER \CKUP AND SHALL BE INSTALLED IN ACCORDANCE WITH . 3
ADAFTED Fmﬁﬁmimwﬁoﬁ ADTOILETS e & &;IE;' o 13, BUILDING SHALL HAVE nuua:uam F;E*rmss mng::g‘ THE FLOW TRELUS E &0 WIDE GARAGE DOOR @ STEEL H-COLUMN, PAINTED EQUIPMENT = CHANGEIN ELEV. (WTH TYPE TAG) .
RATES SPECIFIED IN THE LOS S COUNTY BULDING TAG . NEW CONCRETE . C I I C .
CONSTRCTION » Ohe B WL, O CELING ‘CENTRALLY LocATED HARD-WRED wnl'zE BATTERY BacKop, T T WOOD SLATE IE st PARKING STALL, 187 x 6.5° IE FIXTURE TAG *  EGRESs PARTITION C a I Ifo rnia mission
CONSTRUGTION. 8. ON THE WALL OR CEILING CENTRALLY L . NOARD onE TAG SHEET NUMBER
14 ALL SHOWERS AND TUB: SHALL HAVE A (WTH ) A
o “Esmwmoo% R Er e N ACENT BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH A BALANCE, THERMOSTATIC MXING VALVE, GR A COMBINATIGN MLLWORK [(5] compact parkinG sTALL. 1507 x 78" [26] oreranLe suoinG woop screen Ex h | b |t 3
ROOM OPENS TO A MALLWAY SERVING BEROOM(S) EXCEEDS THAT . AND SHOWER SHALL BE FINISHED PRESSURE BALANCE/THERMOSTATIC MIXING TYPE VALVE, (PC 418) = FINISH TAG AA REVISION
4* OR MORE, DETECTOR SHALL BE PLACED IN VWATH A NONABSORBENT SURFACE EXTENDING TO A HEIGHT OF NOT WOOD DECKING GUARD WALL: 42° MIN, HEIGHT —
B AGUACENT ROOM AND WETLaN 15 OF HareT Pomt oF LESS THAN 8 FEET ABOVE THE FLOOR (R307.2). 15. AL NEW, REPLACEMENT AND EXISTING WATER HEATERS SHALL BE '@ ExHAUST Fan CARBON FACE OF FitisH e 2 5 Of 3 0
CEIING A ACES: ONE IN THE UPPER 113 OF LINE OF TRELLIS ABOVE PLANTING AREA; SEE SITE PLANAOZ0  [26] 240 WiDE GARAGE DOOR < ONHUMIDISTAT ™  MONOXIDE ALARM FACE OF
i FINISH MATERIALS INCLUDING ADHESIVES, SEALANTS, CAULK, THE TANK ARD ONE IN TWE LOWER 113 OF THE TANK THE m » : [ENERGY STAR C o FRAMING
PROVIDE CARBON MONOXIDE ALARM IN ACCORDANCE WITH SECTION PAINTS & COATINGS, CARPET SYSTEMS. £TC. SHALL MEET THE (VOC) POINT SHAL CONTROLS. ; 1 MIN, INTERIOR DIA, LISTED RACEWAY
R3S, EMSIION LIMITS PER LACGBSC CHAPTER 4 (R330). POOL EOUIP. STORAGE LNOER STAIR GLoseT FOR FUTURE INSTALLATION OF EVSE CERTIRIED] DETECTOR 04.24.2020
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ARE FROM F.0, FRAMING TO F.0, FRAMING, UON. 6. BATHROOMS, WATER CLOSET COMPARTMENTS AND OTHER SIMILAR 1, GROUND-FAULT CIRCUITANTERRUPTION (GFCf) FOR PERSONNEL LINE OF FLOOR ABOVE SKYLIGHT ABOVE [19] unDER sTAIR sTORAGE TAGS PARTITIONS
ALL DIMENSIONS ROOMS SHALL BE PROVIDED WATH NATURAL VENTILATION OR WATH SHALL BE PROVIDED AND INSTALLED IN READILY ACCESSIBLE C=]
NEW HVAC SYSTEM SHALL BE MIN. 4% AFUE EFFICIENCY WATH 140 MECHANICAL VENTHL BLE OF 50 CFM LOCATION, (EC 210.8A)) LINE OF FLOOR BELOW [F] s maiwe: az san. bescsr (2] wroowsear TE0E) DOORTAG FINISH FLOOR
SEER RATING, ALL NEW DUCTS SHALL BE INSULATED MIN, R4.2. DIRECTLY TG THE OUTSIDE (R303.5) 12, ARCFAULT CIRCUTANTERRUFTION SHALL BE INSTALLED 1o TAG R
PROVIOE ULTRA-LOW FLUSH WATER CLOSETS FOR ALL NEW 7. SMOKE ALARM sml.’:.n BE INTE:(EJ?WTEACJ;DD mkgcmkso Jc‘?mm PROVIDE PROTECTION OF THE BRANCH CIRCUIT. (EC 210.12) EI LUINE OF ROOF ABOVE @ 160 WIDE GARAGE DOOR E PLANTER 8888.8> WINDOWTAG '—%xﬂx" E:.NSH FLOOR - == Iy Mm‘”o
CONSTRUCTION. EXISTING SHOWER HEADS AND TOILETS MUST BE BATTERY BACKUP AND SHALL BE INS ACCORDA . T M TYPETAG)
ADAPTED FOR LOW WATER CONSUNPTION, NFPA 72, 13, BUILDING SHALL wn/i PLUMBING FIXTURES THAT HEELT;JELF;SGW EI TRELLIS EI 50" WIDE GARAGE DOOR @ STEEL H-COLUMN. PAINTED EOUIPMENT ™ CHANGE IN ELEV, . .
RATES SPECIFIED IN THE LOS ANGELES COUNTY GRES! TAG NEWCONCRETE
K TIoN, 4. O THE WALL OF GERING CENTRALLY LOCATED AR ARED Wk BATTERY B, e ™ i SLATS [12] stasoneoparnc sTaL. war e [2] wuorrciure ®  mAxtoReTAc K EGRESS PARTITION C a I Ifo rni
CONSTRUCTION, 1, ON THE WALL X ] WwooD INDRY
e O e e Rl oSTA AVE-OR Aok MILLWORK [15] comeact paranG sTALL 15.0°x 75 [24] operasie supinG woop screen (MTHTYPETAG)
(S). b. WHERE CEILING HEIGHT OF AN ADJAGENT 9. BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH A BALANCE, THERMOSTATIC MIXING VALVE, OR A COMBINATION A AL 150 x @ FINISHTAG A REVISION OIMENSIONS
ROOM OPENS TO A HALLWAY SERVING BEROOM(S) EXCEEDS THAT A1 SHONER COMPART SHALL BEFINSLED PRESSURE BALANCE/THERMOSTATIC MIXING TYPE VALVE. PG 418)
OF THE HALLWAY BY 24" OR MORE. DETECTOR SHALL BE PLACED IN WITH A NONABSORBENT NOING TO A HEIGHT WOOD DECKING GUARD WALL; 42* MIN, HEIGHT LINE OF ROOF BELOW
THE ADJACENT ROOM AND WITHIN 12° OF HIGHEST POINT OF LESS THAN 8 FEET ABOVE THE FLOOR (R307.2), 15, ALL NEW REPLACEMENT AND EXISTINO WATER HEATERS SHALL BE ) EXHAUST FAN CARBON ,;:gg gg FINISH
- A, WAL : : o STAT 0 M
CEILING. 0. FINISH MATERIALS INCLUDING ADHESIVES. SEALANTS, CAULK. THE TANK AND O:,ar‘ ::5‘ Lg:ﬁm 3: x TANK, g:g ‘_;cwg; » UNE OF TRELLIS ABOVE PLANTING AREA; SEE SITE PLAN A020 24-0" WIDE GARAGE DOOR [E:::g\I(DsTI\R E M N::IDE ALAR FRAMING
PROVIDE CARBON MONOXIDE ALARM IN ACCORDANCE WITH SECTION PAINTS & COATINGS, CARPET SYSTEMS, ETC, SHALL MEET THE (VOC) POINT SHALL BE - CONTROLS. ¥ 1 MIN, INTERIOR DA, LISTED RACEWAY SMO!
R31S.1. EMISSION LIMITS PER LACGBSC CHAPTER 4 (R3X)), POOL EQUIP. STORAGE UNDER STAIR CLOSET Fonlru-runs |mmn ON OF EVSE CERTIFIED} DETECTOR

PROJECT NAME & ADDRESS:

710 RESIDENCE
710 PALMS BOULEVARD
VENICE, CA 80291

LEGAL DESCRIPTION:

APN:; 4241015021

TRACT: VENICE PARK TRACT
LOT:3

BLOCK: 8

PROJECT NUMBER: 1830
OWNER:

ELI & STEPHANIE HOLZMAN
730 SUPERBA AVENUE
VENICE, CA 80231

ARCHITECT:

2030 HYPERION AVE {LOS ANGELES, CA | 90027

CONSULTANTS:

GEQTECHNICAL ENGINEER;
GROVER HOLLINGSWORTH &
ASSOCIATES, INC.

31129 VIA COLINAS, SUITE 707
WESTLAKE VILLAGE, CA 91382
T 818-889-0844

u :
PACIFIC CREST CONSULTANTS
23822 CALABABAS RD, SUITE 100
CALABASAS, CA 91302

-§309

STRUCTURAL ENGINEER:
CRAIG PHILLIPS ENGINEERING
& DESK3N

2123 VESTAL AVE,

LOS ANGELES, CA 80026
310-625-2325

BUILDING KEY PLAN
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ROOF PLAN = 01
PLAN NOTES KEYNOTES LEGEND
1. DONOTSCALE OFF NOTEY F £ SQUARE INTEGRAL GUTTER EDGE OF BUILDING LINE ON FIRST FLOOR AREA OF FUTURE PHOTOVOLTAIC SYSTEM | Tags LINES
INFORMATION IS NEEDED,
2 EXTERIOR WALLS ARE 2X8 STUD WALLS, UON. [e2] oownspour [11] eose o BubinG Line on sEconD FLooR [] curssx rresaTED METAL STANDBG 8588X) DOOR TAG FINISH FLOOR
3 INTERIGR WALLS ARE 2X4 STUD WALLS, UOK, SEAN ROOF CUSTOM BILT PRE-WEATHERED TAG ROOF
4. ROOF ASSEMBLY SHALL BE LISTED BY AN APPROVED TESTING AGENCY. PLUMBING VENT SKYLIGHT GALV) . (B88E8> MNDOWTAG 870 FINISH FLOOR EDGE
5. ROOF COVERING ASSEMBLIES SHALL BE ANICC-ES OR UL LISTED CLASS A (2] SRi'= 23, ESR: 2048, LARRS 25177 58 s roorerT
FIRE-RESISTIVE ROOF ASSEMBLY COMPLYING WITH ASTM E108 OR WL 790. S TYP. PLANTER WITH GLASS RAILING PATHWAY OF PIPING TO INVERTERS & -
8. ROOF GUITERS SHALL BE DESIGNED TO PREVENT THE ACCLMULATION OF (o] eroeer:mve, [ (=] WATERHEATING SYSTEM FOR FUTURE EQUIPMENT =™ CHANGE IN ELEV. BELOW C al if orn
LEAVES AND DEBRIS {T05A.4; R327.5.4) Wwool GLASS . 47 MIN. HEIGHT SOLAR PANELS. TO BE LOCATED IN
DSLATS b4 RAILING MECHANICAL / EQUIP ROOM BELOW ®  FxTuRE TAG @  MATCHLINE DIMENSIONS
ATTIC VENTILATION OF 1/150 OF THE OF THE AREA FIXED GLAZING; 2% SLOPE MI. [g] meus (@ FINISH TAG —3— TRANSITION FACE OF FINISH
OF VENTILATED SPACE (APPROXIMATELY 10 SQ. FIN. 1 = - PLANTER B FACE OF
FOR EACH 5Q. FT. OF ATTIC AREA) IS REQUIRED LE DECKI e DIRECTION OF FRAMING
{R806.2). DOWNSPOUT FROM ROOF WOOD DECKING E] DRAINAGE I
TRELLIS BELOW BUILTN BANQUETTE E

PROJECT NAME & ADDRESS:

710 RESIDENCE
710 PALMS BOULEVARD
VENICE. CA 90291

LEGAL DESCRIPTION:

APN: 4241015021

TRACT: VENICE PARK TRACT
LOT: 3

BLOCK: 8

PROJECT NUMBER: 1830
OWNER:

EL) & STEPHANIE HOLZMAN
730 SUPERBA AVENUE
VENICE, CA 90291

ARCHITECT:

2030 HYPERION AVE | LOS ANGELES, CA | 90027

CONSULTANTS:

GEOTECHNICAL ENGINEER:
GROVER HOLLINGSWORTH &
ASSOCIATES, INC.

31128 VIA COLINAS, SUITE 707
WESTLAKE VILLAGE, CA 91382
T 818-889-0844

N H
PACHIC CREST CONSULTANTS

STRUCTURAL ENGINEER:
CRAIG PHILLIPS ENGINEERING
& DESIGN

2123 VESTAL AVE.

LOS ANGELES, CA 90026
310-825-2325

BUILDING KEY PLAN
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710 RESIDENCE
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Exhibit 4 - Appeal
STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

SOUTH COAST DISTRICT OFFICE
301 E. OCEAN BLVD., SUITE 300
LONG BEACH, CA 90802

(562) 590-5071
SOUTHCOAST@COASTAL.CA.GOV

APPEAL FORM

Appeal of Local Government Coastal Development Permit

Filing Information (STAFF ONLY)

District Office: South Coast

Appeal Number:

Date Filed:

Appellant Name(s):

APPELLANTS

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal
development permit (CDP) decision of a local government with a certified local coastal
program (LCP) to the California Coastal Commission, please review the appeal
information sheet. The appeal information sheet describes who is eligible to appeal
what types of local government CDP decisions, the proper grounds for appeal, and the
procedures for submitting such appeals to the Commission. Appellants are responsible
for submitting appeals that conform to the Commission law, including regulations.
Appeals that do not conform may not be accepted. If you have any questions about any
aspect of the appeal process, please contact staff in the Commission district office with
jurisdiction over the area in question (see the Commission’s contact page at

https://coastal.ca.gov/contact/#/).

Note regarding emailed appeals. Please note that emailed appeals are accepted
ONLY at the general email address for the Coastal Commission district office with
jurisdiction over the local government in question. For the South Coast district office,
the email address is SouthCoast@coastal.ca.gov. An appeal emailed to some other
email address, including a different district’s general email address or a staff email
address, will be rejected. It is the appellant’s responsibility to use the correct email
address, and appellants are encouraged to contact Commission staff with any
guestions. For more information, see the Commission’s contact page at https://
coastal.ca.gov/contact/#/).

California Coastal Commission
Exhibit 4
Page 1 of 15
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Appeal of local CDP decision
Page 2

1. Appellant information-

Name: Citizens Preserving Venice (Sue Kaplan)

763 Nowita Place, Venice, Ca 90291
310 822-0161

Mailing address:

Phone number:

Email address: preservingvenice@gmail.com

How did you patrticipate in the local CDP application and decision-making process?

Did not participate 0| Submitted comment Testified at hearing Other

Describe: Sue Kaplan submitted 2 comment letters to the City Planners

If you did not participate in the local CDP application and decision-making process,
please identify why you should be allowed to appeal anyway (e.qg., if you did not
participate because you were not properly noticed).

Describe:

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify
why you should be allowed to appeal (e.g., if the local government did not follow proper
CDP notice and hearing procedures, or it charges a fee for local appellate CDP
processes).

Describe- The City erred approving the permit for the

demolition of a duplex in a R2-1 zone.

1 If there are multiple appellants, each appellant must provide their ow&caoiiiact and pe.'[t‘i)ciémat'orl

information. Please attach additional sheets as necessary. ornia stal Commission

Exhibit 4
Page 2 of 15
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Appeal of local CDP decision
Page 3

2. Local CDP decision being appealed2

Local government name: City of Los Angeles

Local government approval body: City of LA Director of Planning

Local government CDP application number: DIR-2018-7237-CDP-MEL; ADM-2018-72<

Local government CDP decision: Ulcop approval CDP denials

Date of local government CDP decision: June 22, 2020

Please identify the location and description of the development that was approved or
denied by the local government.

Describe: 710 Palms Blvd. Venice 90291

Assessor No. 4241015021

Venice Park Tract Block 6 Lot 3

Demolition of an existing one-story duplex

and detached garage and construction of a 2,850 sf two-story single family

dwelling, attached two-car garage and attached 191 sf ADU.

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a
description of the development that was the subject of the CDP application and decision.

3 Very few local CDP denials are appealable, and those that are also &gl eyimigicCdastECOmMmission
Please see the appeal information sheet for more information. Exhibit 4

Page 3 of 15
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Appeal of local CDP decision
Page 4

3. Identification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing
and email addresses) of all persons whom you know to be interested in the local CDP
decision and/or the approved or denied development (e.g., the applicant, other persons
who participated in the local CDP application and decision making process, etc.), and
check this box to acknowledge that you have done so.

U linterested persons identified and provided on a separate attached sheet

4. Grounds for this appeals

For appeals of a CDP approval, grounds for appeal are limited to allegations that the
approved development does not conform to the LCP or to Coastal Act public access
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations
that the development conforms to the LCP and to Coastal Act public access provisions.
Please clearly identify the ways in which the development meets or doesn’t meet, as
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as
much as possible. Appellants are encouraged to be concise, and to arrange their
appeals by topic area and by individual policies.

Describe:

See attached Justification.

4 Attach additional sheets as necessary to fully describe the grounds St @hif@rnia Coastal Commission
Exhibit 4

Page 4 of 15



Appeal of local CDP decision
Page 5

5. Appellant certifications

| attest that to the best of my knowledge, all information and facts in this appeal are
correct and complete.

. Citizens Preserving Venice (Sue Kaplan, president)
Print name

Signature

, 6 august 2020
Date of Signature

5. Representative authorizations

While not required, you may identify others to represent you in the appeal process. If
you do, they must have the power to bind you in all matters concerning the appeal. To
do so, please complete the representative authorization form below and check this box
to acknowledge that you have done so.

| have authorized a representative, and | have provided authorization for them on
the representative authorization form attached.

5 If there are multiple appellants, each appellant must provide their own certification. Please attach
additional sheets as necessary.

6 If there are multiple appellants, each appellant must provide their ow&re sentativeauthorjzatign form |,
to identify others who represent them. Please attach additional sheets'e@AHQEEHA LOastal Lommission

Exhibit 4
Page 5 of 15



STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

45 FREMONT, SUITE 2000

SAN FRANCISCO, CA 94105-2219
VOICE (415) 904-5200

FAX (415) 904-5400

DISCLOSURE OF REPRESENTATIVES

If you intend to have anyone communicate on your behalf to the California Coastal
Commission, individual Commissioners, and/or Commission staff regarding your coastal
development permit (CDP) application (including if your project has been appealed to the
Commission from a local government decision) or your appeal, then you are required to
identify the name and contact information for all such persons prior to any such
communication occurring (see Public Resources Code, Section 30319). The law provides
that failure to comply with this disclosure requirement prior to the time that a
communication occurs is a misdemeanor that is punishable by a fine or imprisonment and
may lead to denial of an application or rejection of an appeal.

To meet this important disclosure requirement, please list below all representatives who
will communicate on your behalf or on the behalf of your business and submit the list to the
appropriate Commission office. This list could include a wide variety of people such as
attorneys, architects, biologists, engineers, etc. If you identify more than one such
representative, please identify a lead representative for ease of coordination and
communication. You must submit an updated list anytime your list of representatives
changes. You must submit the disclosure list before any communication by your
representative to the Commission or staff occurs.

Your Name

CDP Application or Appeal Number

Lead Representative

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature

California Coastal Commission
Exhibit 4
Page 6 of 15



Additional Representatives (as necessary)

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature

California Coastal Commission
Exhibit 4
Page 7 of 15



Reasons for Appeals of City CDPs for 710-712 Palms and 714-716 Palms

NOTE: The appeals for the proposed projects at 710-712 Palms and 714-
716 Palms should be evaluated and heard together as they are adjacent,
and as they are being developed by a single owner. Thus, the reasons for
appeal for each project are combined in this document.

I. PROJECT DESCRIPTIONS

710 Palms---5-VEN-20-0040:
(City: DIR-2018-7237-CDP-MEL; ADM-2018-7239-VSO-ADU; ENV-2018-7240-CE)

Demolition of an existing one-story, 1,445 square foot duplex and detached garage and
construction of a two-story, 28-foot high, 2,850 square foot single-family residence with
an attached 342 square foot two-car garage and two additional uncovered on-site
parking spaces (four parking spaces total) and an attached 191 square foot Accessory
Dwelling Unit (ADU).

714-716 Palms---5-VEN-20-0041:
(City: DIR-2018-7251-CDP-MEL; ADM-2018-7253-VSO-ADU; ENV-2018-7254-CE)

Demolition of an existing one-story, 1,986 square foot duplex and detached garage and
construction of a two-story, 29 foot high, 1,321 square foot single-family residence with
a pool and an attached 523 square foot three-car garage and one additional uncovered
on-site parking space (four on-site parking spaces total) and an attached 437 square foot
ADU.

II. SUMMARY OF REASONS FOR THE APPEALS

The City erred and abused its discretion by allowing the loss of existing multi-family
housing in the Milwood subarea and by allowing the inadequately-sized ADUS instead
of requiring replacement of the two units.

California Coastal Commission
Exhibit 4
Page 8 of 15



The 700 block of Palms has a mix of single-family dwellings and duplexes (or triplexes)
and is currently 51% multi-family. Losing these two duplexes will have a significant
adverse impact on multi-family housing in the Milwood Subarea of the Venice Coastal
Zone.

The lot size is 5,299 square feet for both 710-712 Palms and 714-716 Palms. The
properties are each currently developed with a duplex.

Certified LUP Policy I. A. 6:

Multi-family Residential - Low Medium I Density

Southeast Venice and Milwood

Use: “Two units per lot, duplexes and multi-family structures”
Density: “One unit per 2,500 square feet of lot area.”

Also, preservation of existing housing stock is one of the main Venice Coastal Issues as
per the certified LUP, page 1-3

The proposed projects for the construction of single-family dwellings of 2,850 square
feet at 710-712 Palms, with an ADU of 191 square feet, and 1,321 square feet at 714-716
Palms, with an ADU of 437 square feet, do not conform with the certified LUP
requirements noted above and thus would prejudice the ability of the City to prepare a
Coastal Act Chapter 3 compliant LCP. These are large single-family dwellings with tiny
accessory uses (6% of the residential dwelling for 710-712 Palms) in an area with a
multi-family housing coastal land use designation. As per the Coastal Commission,
small ADUs do not address the loss of density resulting from a proposed development.

Also, permitting new single-family dwellings would have a significant adverse
cumulative impact on the character of the area, whose designation is for multi-family
housing, as well as on housing density. The small size of both ADUs cannot be
considered as a real dwelling unit and they are extremely unlikely to be used as a
separate unit as that size would not adequately accommodate a family. The Coastal
Commission has previously indicated that an ADU as replacement for a unit in an
existing multi-family structure needs to be at least livable, which, as they said, means
that a couple or a parent and child could live in it (needs at least one bedroom).

Commission Responses to Loss of Density and the Use of ADUs:

At the June 12, 2020 Hearing, Agenda Item 17b; 2812-2814-2816-2818 Grand Canal, A-5-
VEN-18-0049, the following comments were made regarding the adverse impacts to
housing and affordable housing by using ADUs to maintain density:

“Until recently, the accepted status quo has been to effectively down zone
and/or allow projects to strip neighborhoods of existing density, affordable

California Coastal Commission
Citizens Preserving Venice Appeal 5-VEN-20-0040; 2 Exhibit 4

5-VEN-20-0041 Page 9 of 15



character and sense of community. Venice in particular has been burdened
by these unfortunate land use decisions, contributing to de-densification
and displacement. This cumulative impact has been measurable and
observable over the course of decades, and it must be addressed.” - Jason P.
Douglas, Senior Deputy for Planning, Bonin, Councilmember for CD-11,
Hearing: 04:30:59 speaking in support of the Appeal.

“I think ... if there's some ..., discussion of reasonable size so that they're
not tiny, I think that would be appropriate. (ibid. Vice Chairman Brownsey:
4:59:30)

... I'm moved by the fact that he [Bonin], and I believe he lives in the, in
the Venice community as well [he lives in the adjacent neighborhood of
Mar Vista], is concerned about this. I think the, the reduction in affordable
housing is still an issue, because even if you build, if, if the ADU, and 1
think it was a JADU that was suggested - not a second one. They don't
have to be rented. (ibid. Commissioner Diamond: 05:03:2)

“... that we insist on an ADU that is actually, meets that two-bedroom bar.
So that would be 1,000 square feet or larger, and I'm not sure what the top
end would be, but 1,000 square feet allowed by the state, by right, and the
JADU, which is the junior accessory dwelling, accessory dwelling unit,
being at least at 500 square feet, which actually creates a fairly decent size,
living sized space. ...” (ibid. Commissioner Rice: 05:08:01)

The Applicant withdrew the project and has returned to the Commission with a design
that includes a reasonably sized ADU and JADU as the Commissioners requested. [to
be heard on August 12, 2020]

Also, as per a recent Coastal Staff Report (5-19-1220):

“...in light of a persisting lack of housing supply across the state (particularly in the
coastal zone), it has become apparent that replacement of a full housing unit with an
ADU/JADU is likely an insufficient approach to preserving housing density in the
Coastal Zone.” and

“...due to their size, ADUs are more easily left vacant or used by the residents of the
primary single-family residence, rather than rented out.” and

“...ADUs do not necessarily provide a meaningful residential unit that is comparable to
a unit in a duplex or multi-family structure and, in this case, is not likely to adequately
mitigate the impact of removal of a multi-family structure. Thus, the project as proposed
with only one residential unit and an ADU is not consistent with Sections 30250 and
30253 of the Coastal Act.” and

California Coastal Commission
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“However, in light of a persistent lack of housing supply across the state and in the
coastal zone, it has become apparent that replacement of a full housing unit with an
ADU/JADU may not always preserve housing density in the Coastal Zone in a manner
consistent with Chapter 3 policies. ADUs/JADUs are important mechanisms to increase
the potential number of independent housing units that can be rented out separately from
the primary residence. However, ADUs are dependent on the single-family residence to
serve as a housing unit and cannot be sold separately from the primary residence. This
differs from a duplex, where the units can have separate utility connections and can be
sold independently from one another. In addition, it is more difficult to enforce the
continuous provision of an ADU as compared to a duplex, and ADUs are more easily left
vacant or used by the occupants of the primary residence. Therefore, there is no guarantee
that an ADU will be used or rent out as a second unit, especially in this case, where an
approximately 700 sq. ft. unit is a small component of a much larger 6,800 sq. ft. house,
and could easily be used by the homeowner rather than rented.”

ITII. ERRORS IN SPECIFIC FINDINGS

The City Decision Maker erred and abused its discretion in making several erroneous
and inadequate 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. The applicable findings
include: 1) that the development is in conformity with Chapter 3 of the
California Coastal Act of 1976; 2) that the permitted development 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; 3) That the Interpretative Guidelines for Coastal Planning and
Permits as established by the California Coastal Commission have been
reviewed, analyzed, and considered in the light of the individual project in
making its determination; 4) that 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

A. FINDING 1: There is inadequate factual and legal support to find that the
development is in conformity with Chapter 3 of the Coastal Act.

1. No analysis of whether the project protects Venice as a Special Coastal Community

California Coastal Commission
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The City of Los Angeles” Chapter 3-related findings in Finding 1 do not address (and
even seem to purposefully evade) Coastal Act Section 30253 (e) and certified Land Use
Plan Policy I. E. 1. re. the protection of Venice as a “Special Coastal Community.” Thus,
Finding 1. does not support the determination that the Project complies with Chapter 3
of the Coastal Act. There is no consideration of Venice as a “Special Coastal
Community” as identified in Coastal Act Section 30253(e) and Policy 1. E. 1 of the LUP.

Coastal Act Section 30253 Minimization of Adverse Impacts: New
development shall ... (e) Where appropriate, protect special communities
and neighborhoods which, because of their unique characteristics, are proper
visitor destination points for recreational uses.

Policy 1. E. 1. General. Venice's unique social and architectural diversity
should be protected as a Special Coastal Community pursuant to Chapter 3
of the California Coastal Act of 1976.

The City Decision maker erred and abused its discretion by not making a finding
regarding Coastal Act Section 30253 and LUP 1. E. 1. as Venice is a special community
and in addition the neighborhood where the project is located is an Historic District (as
per the City’s SurveyLA) and thus a special neighborhood.

2. No Analysis of Cumulative Impact

The Coastal Act Chapter 3 requires consideration of cumulative impacts for all
development. Coastal Act Section 30105.5 defines Cumulative Impact as:

““Cumulatively” or “cumulative effect” means the incremental effects of an
individual project shall be reviewed in connection with the effects of past
projects, the effects of other current projects, and the effects of probable
future projects”

In order for any development to be approved in the Coastal Zone it must not have
significant adverse individual or cumulative effects. The City Decision Maker erred in
each case by not concluding that the demolition of a duplex would cause a significant
adverse cumulative impact in this multi-family subarea and immediate neighborhood.
The two adjacent properties, owned by the same applicant, are to be developed by
demolishing two duplexes and building two single family dwellings with small ADUs.
If approved, other similarly sized lots with multifamily residences within this area
could redevelop the lots with single-family residences. The projects, when viewed
cumulatively with past similar projects in the area (evidence to be provided), could set a
precedent for redevelopment other surrounding multi-family residences with single-
family residences, which would downzone an area that is intended to provide multi-
family structures under the certified LUP.

California Coastal Commission
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An ADU in the place of a second multi-family residential unit in our multi-family
neighborhoods should not be allowed. ADUs are an accessory use and in practice
generally are much smaller than a residential unit and also provide less parking. It’s
clear from experience "on the ground" that most ADUs cannot house a family and are
more likely than not to be used as a bedroom, guest room, family room, office, etc. for
the single-family dwelling.

Given that the subject lot can accommodate two residential units, approving a single-
family residence (even with an ADU) has the potential to set a negative precedent with
respect to housing density Given that the subject lot can accommodate two residential
units, approving a single-family residence (even with an ADU) has the potential to set a
negative precedent with respect to housing density and the character of this

and the character of this and the surrounding multi-family neighborhoods. The
immediate loss of two duplexes simultaneously, together with a significant number of
other similar projects in Venice that have been approved in the past few years (evidence
to be provided) and the future probable similar projects is causing an adverse
cumulative impact on the character of the surrounding multi-family neighborhoods and
on housing density in the Venice Coastal Zone.

The character of the neighborhood supports the maintenance of existing housing units,
consistent with Coastal Act Sections 30250 and 30253 with regard to development in
areas that can accommodate it. The development of a single-family residence in this
area could have a cumulative impact on the overall character of the surrounding area,
inconsistent with Section 30251 of the Coastal Act.

Thus, the City Decision Maker erred and abused its discretion in not finding that there

is a cumulative impact to these multi-family neighborhoods.

B. FINDING 2: The project will prejudice the ability of the City of Los Angeles to
prepare a Local Coastal Program that is in conformance with Coastal Act Chapter 3.

Section 30604(a) of the Coastal Act provides that the Commission shall issue a coastal
development permit only if the project will not prejudice the ability of the local
government having jurisdiction to prepare a Local Coastal Program which conforms
with Chapter 3 policies of the Coastal Act.

The City Decision Maker erred and abused its discretion by permitting on each lot the
demolition of two duplexes for purposes of the construction of two single family
dwellings, in a R2-1 zone, as this violates the applicable multi-family land use
designation development standards for Use (Two units per lot, duplexes and multi-
family structures) and Density (One unit per 2,500 square feet of lot area) in certified
LUP Policy I.A.6. Any decision that does not conform to the certified LUP would
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prejudice the ability of the City to prepare a LCP that conforms with the Chapter 3
policies of the Coastal Act.

IV. ENVIRONMENTAL JUSTICE

The loss of affordable housing must be evaluated in the implementation of the Coastal
Act’s Environmental Justice provisions and related policy in consideration of this
appeal.

We've seen our multi-family neighborhoods be attacked over and over again, with
approval after approval of single-family dwellings that replace an existing multi-unit
residential structure, which has caused and continues to cause a particularly
detrimental impact on our lower income residents and long-term renters.

With the housing crisis worsening, losing 4 rent-stabilized /RSO units in two duplexes
on two separate lots and building two single family dwellings with two tiny ADUs in
their place is not compatible with the character of the immediate neighborhood, is a

dangerous precedent and presents a significant adverse cumulative impact of loss of
potential affordable housing for all of Venice and especially for its multi-family
neighborhoods.

V. CONCLUSION

Please find Significant Issue and give your Staff an opportunity to make a
recommendation that could help to reverse this adverse cumulative impact thereby
preserving our housing stock and protecting our multi-family neighborhoods.

Sue Kaplan, President
for Citizens Preserving Venice

Citizens Preserving Venice (CPV), a nonprofit 501c(3), founded as a group dedicated to preserving and protecting
the character and scale of Venice as a Special Coastal Community. We work with the Venice community preserving
the history, including the social, cultural and economic diversity, and protecting affordable housing by promoting
healthy growth throughout Venice.

Citizens Preserving Venice Appeal 5-VEN-20-0040;
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710 Palms---5-VEN-20-0040; 714-716 Palms---5-VEN-20-0041

Interested Persons

Mary Jack
913 Marco Place
Venice, CA 90291

Robin Rudisill
3003 Ocean Front Walk
Venice, CA 90291

Amanda Seward
3530 Moore Street
Los Angeles CA 90066

Jason P. Douglas

Senior Planning Deputy
Council District 11

200 N Spring Street,
Room 475

Los Angeles CA 90012

Alley Bean

44 Carroll Canal
Court D

Venice, CA 90291
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