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Note: Plans were stamped with City approval in November 
2005, approximately two years after local CDP issuance.



 Ground Floor Note: Sheet A2 was not included in City Record. Applicant was 
also unable to provide digital copy of Sheet A2 showing City 
approval stamp. 
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Exhibit 3—Current Approved Project Plans (2021) 
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DIRECTOR'S DETERMINATION 

Case No. DIR-2020-2180-CDP-SPP 
CEQA: ENV-2020-2181-CE 

Location: 
Council District: 

Neighborhood Council 
Community Plan Area: 

Specific Plan: 

800 - 802 South Main Street 
11 - Mike Bonin 
Venice Neighborhood Council 
Venice 
Venice Coastal Zone -
North Venice Subarea 

Land Use Designation: Community Commercial 
Zone: C2-1 

Legal Description: Lots 12 & 13, Burk's Place Tract 

Last Day to File an Appeal: May 21 , 2021 

DETERMINED based on the whole of the administrative record, that the Project is exempt from CEQA 
pursuant to CEQA Guidelines Sections 15301 (Class 1) and 15332 (Class 32), and that there is no 
substantial evidence demonstrating that an exception to a categorical exemption pursuant to CEQA 
Guidelines Section 15300.2 applies. 

Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.20.2, Section 11.5.7, and the Venice 
Coastal Zone Specific Plan (Ordinance No. 175,693), I have reviewed the proposed project and as the 
designee of the Director of Planning, I hereby: 

Approve a Coastal Development Permit authorizing the change of use of 277 square feet of ground 
floor area and 1,750 square feet of the basement level of an existing Artist in Residence dwelling unit 
into a 2,027 square-foot restaurant with 74 square-feet of Service Floor area. The project provides 
one (1) parking spaces for the new restaurant and maintains three (3) spaces for the AIR dwelling 
unit, located in the Single Permit Jurisdiction Area of the Coastal Zone; and 

Pursuant to LAMC Section 11.5.7, and the Venice Coastal Zone Specific Plan (Ordinance No. 175,693), 
I have reviewed the proposed project and as the designee of the Director of Planning, I hereby: 

Approve a Project Permit Compliance Review for a project in the North Venice Subarea of the Venice 
Coastal Zone Specific Plan. 

The project approval is based upon the attached Findings, and subject to the attached Conditions of 
Approval: 
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CONDITIONS OF APPROVAL 

1. Except as modified herein, the project shall be in substantial conformance with the plans and 
materials submitted by the Applicant, stamped "Exhibit A," and attached to the subject case file. No 
change to the plans will be made without prior review by the Department of City Planning and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. Minor 
deviations may be allowed in order to comply with the provisions of the Los Angeles Municipal Code 
or the project conditions. 

2. 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. 

3. Single Permit Jurisdiction Area. The project is located within the Single Permit Jurisdiction Area of 
the California Coastal Zone. Prior to the issuance of any permits, the applicant shall provide a copy 
of the Coastal Commission's Notification that the City's Coastal Development Permit is effective. 

4. Service Floor Area. The new restaurant use shall be limited to 74 square-feet of Service Floor area, 
as shown in Exhibit A. 

5. Parking and Access. As shown in "Exhibit A" the subject project shall maintain three (3) parking 
spaces for the AIR and provide one (1) additional space for the new restaurant. Parking layout shall 
be subject to review and approval by the Department of Building and Safety. Vehicle access shall be 
maintained on Main Street. 

6. The new restaurant shall be required to provide and maintain trash enclosures for all trash including 
recyclables. 

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

8. 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. 

9. 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. 

10. Prior to the sign-off of plans by the Development Services Center, the applicant shall submit the plans 
for review and approval to the Fire Department. Said Department's approval shall be included in the 
plans submitted to the Development Services Center. 

11 . Prior to the commencement of site excavation and construction activities, construction schedule and 
contact information for any inquiries regarding construction activities shall be provided to residents 
and property owners within a 100-foot radius of the project site. The contact information shall include 
a construction manager and a telephone number, and shall be posted on the site in a manner, which 
is readily visible to any interested party. 

12. Prior to the issuance of any permits, 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. 
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After recordation, a certified copy bearing the Recorder's number and date shall be provided to the 
Department of City Planning for attachment to the subject case file. 

Administrative Conditions 

13. Final Plans. Prior to the issuance of any building permits for the project by the Department of Building 
and Safety, the applicant shall submit all final construction plans that are awaiting issuance of a 
building permit by the Department of Building and Safety for final review and approval by the 
Department of City Planning. All plans that are awaiting issuance of a building permit by the 
Department of Building and Safety shall be stamped by Department of City Planning staff "Final 
Plans". A copy of the Final Plans, supplied by the applicant, shall be retained in the subject case file. 

14. Notations on Plans. Plans submitted to the Department of Building and Safety, for the purpose of 
processing a building permit application shall include all of the Conditions of Approval herein attached 
as a cover sheet, and shall include any modifications or notations required herein. 

15. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification of 
consultations, review of approval, plans, etc., as may be required by the subject conditions, shall be 
provided to the Department of City Planning prior to clearance of any building permits, for placement 
in the subject file. 

16. Code Compliance. Use, area, height, and yard regulations of the zone classification of the subject 
property shall be complied with, except where granted conditions differ herein. 

17. Department of Building and Safety. The granting of this determination by the Director of Planning 
does not in any way indicate full compliance with applicable provisions of the Los Angeles Municipal 
Code Chapter IX (Building Code). Any corrections and/or modifications to plans made subsequent to 
this determination by a Department of Building and Safety Plan Check Engineer that affect any part 
of the exterior design or appearance of the project as approved by the Director, and which are deemed 
necessary by the Department of Building and Safety for Building Code compliance, shall require a 
referral of the revised plans back to the Department of City Planning for additional review and sign­
off prior to the issuance of any permit in connection with those plans. 

18. Condition Compliance. Compliance with these conditions and the intent of these conditions shall 
be to the satisfaction of the Department of City Planning. 

19. Indemnification and Reimbursement of Litigation Costs. 

Applicant shall do all of the following: 

(i) Defend, indemnify and hold harmless the City from any and all actions against the City relating 
to or arising out of, in whole or in part, 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. 

(ii) Reimburse the City for any and all costs incurred in defense of an action related to or arising 
out of, in whole or in part, 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. 

(iii) Submit an initial deposit for the City's litigation costs to the City within 1 O days' notice of the City 
tendering defense to the Applicant and requesting a deposit. The initial deposit shall be in an 
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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 $50,000. 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 (ii). 

(iv) 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 in paragraph (ii). 

(v) If the City determines it necessary to protect the City's interest, 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 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, commissions, 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. 
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BACKGROUND 

The subject site, located at 800-802 South Main Street, consists of two irregularly shaped, level lots with 
a width of 92 feet and an average depth of 58 feet, resulting in a total area of approximately 3,391 square­
feet. The property fronts South Main Street to the west. The project site is zoned C2-1 and designated 
for Community Commercial land uses in the Venice Community Plan area. It is also within the North 
Venice Subarea of the Venice Coastal Zone Specific Plan and the Single Permit Jurisdiction of the 
California Coastal Zone. 

The project site is currently improved with a three-story, 5,282 square-foot Artist in Residence (AIR) 
dwelling unit constructed in 2012. The AIR unit shares a wall with a three-story, 2,780 square-foot duplex 
constructed in 1991 that is also owned by the applicant. Both structures have parking garages accessible 
from South Main Street. The change of use is limited to the AIR unit. The site is in a Liquefaction Zone, 
a Methane Zone, and 4.6 kilometers from the Santa Monica Fault. Nearby properties along the eastern 
side of South Main Street are zoned C2-1 or M1-1 and are improved with a mix of commercial and 
residential structures ranging from one to three stories in height. The western side of Main Street is zoned 
RD1 .5-1 and improved with a mix of single and multi-family dwellings ranging from one to three stories 
in height. 

The applicant is requesting a Coastal Development Permit authorizing the change of use of 277 square 
feet of ground floor area and 1,750 square feet of the basement level of an existing Artist in Residence 
(AIR) dwelling unit into a 2,027 square-foot restaurant with 74 square-feet of Service Floor area, within 
an existing three-story residential building, providing four (4) on-site parking spaces. The proposed 
restaurant space provides an entrance on Main Street with an interior seating area, restroom, and kitchen 
at the ground level and a larger kitchen and storage area in the basement level. 

South Main Street is designated Avenue II with a right-of-way of 86 feet and a roadway width of 56 feet; 
the actual right-of-way width is 86 feet and a roadway width of 55 feet. South Main Street is improved 
with an asphalt roadway, curb, gutters, and sidewalks. 

Previous zoning related actions onsite include: 

APCW-2001-2695-SPE-CDP-ZAA-SPP-2A1 - On April 17, 2003, the Los Angeles City Council 
approved an appeal filed by the applicant, thereby overruling the West Los Angeles Area Planning 
Commissions' decision. The City Council approved a Coastal Development Permit and Project 
Permit Compliance Review authorizing the demolition of two single-family dwellings and the 
construction of a three-story, 3,785 square-foot AIR building containing three (3) dwelling units in 
conjunction with the remodeling of two adjacent units located at 800, 802, and 804 South Main 
Street. The City Council also approved the following: 

Specific Plan Exceptions from the following sections of the Venice Coastal Zone Specific Plan: 

A. Section 8.G.4a, to permit a zero (0) foot front yard instead of the required five (5) feet. 

B. Section 8.G.3a, to permit an elevator located on the front of the building with a 42 foot 
height instead of the maximum 30 feet. 

C. Section 8.G.3a, to allow a building height of 35 feet instead of the maximum 30 feet, in 
order to permit a roof top pool. 

D. Section 8.A.1 , to permit construction on 3 contiguous lots instead of the maximum two (2) 
lots. 
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A Zoning Administrator's Adjustment to permit a zero (0) foot side yard instead of the required six 
(6) feet, a zero (0) foot rear yard for the garage level, and a 3-foot - 9 inch to 11 foot rear yard for 
the reminder of the site, instead of the required 15 feet. 

Previous zoning related actions in the area include: 

DIR-2019-4064-CDP-MEL-SPP & ZA-2017-3482-ZV-ZAA - On June 15, 2020, the Director of 
Planning approved a Coastal Development Permit and Project Permit Compliance Review 
authorizing the conversion of an existing 1,211 square-foot single-family dwelling to a retail use, 
and the relocation of the dwelling unit to an existing 225 square-foot detached garage, in 
conjunction with a 27 square-foot addition to the dwelling unit. In the joint case ZA-2017-3482-ZV­
ZAA, the Zoning Administrator (ZA) approved a Zone Variance to allow four (4) required commercial 
parking spaces (offsite) by lease in lieu of a recorded agreement (covenant) otherwise required by 
Section 12.26-E.5 and three (3) required parking spaces for the dwelling unit to be located offsite, 
in lieu of being provided on the same lot as otherwise required by Section 12.21-A.4(a). The ZA 
also approved a Zoning Administrator's Adjustment to allow a reduced passageway of 36 inches 
from the street to the entrance of a dwelling unit, in lieu of the minimum 10-foot passageway 
otherwise required by Section 12.21-C.2(b) as well as a reduced rear yard setback of O feet in lieu 
of the required 15 feet & a reduced easterly side yard setback of O feet in lieu of the required 4 feet 
otherwise required in the C2 zone. The project is located within the Single Permit Jurisdiction of the 
Coastal Zone at 1107 South Abbot Kinney Boulevard. 

DIR-2018-6394-SPP-CDP - On October 11, 2019, the Director of Planning approved a Coastal 
Development Permit and Project Permit Compliance Review authorizing a 75 square-foot addition 
to the ground floor of a two-story mixed use structure and a change of use of 1,090 square-feet of 
retail use to 381 square-feet of retail use, 644 square feet of a cafe (restaurant) use having 293 
square-feet of Service Floor Area, and 81 square-feet of beauty salon use. The project is located 
within the Single Permit Jurisdiction of the Coastal Zone at 1043 South Abbot Kinney Boulevard. 

DIR-2017-3765-CDP-SPP-MEL - On June 28, 2019, the Director of Planning approved a Coastal 
Development Permit and Project Permit Compliance Review authorizing the demolition of existing 
commercial buildings onsite and the construction of a three-story, 25,800 square-foot mixed use 
building containing eight (8) live-work units and 9,330 square-feet of ground floor commercial space. 
The project is located within the Single Permit Jurisdiction of the Coastal Zone at 825 South 
Hampton Drive. 

DIR-2017-3536-CDP-SPP - On April 5, 2018, the Director of Planning approved a Coastal 
Development Permit and Project Permit Compliance Review authorizing the construction of a new 
2,444 square-foot mezzanine storage area within an existing 10,000 square-foot light 
manufacturing building and the development of four ( 4) offsite parking spaces. The project is located 
within the Single Permit Jurisdiction of the Coastal Zone at 351, 355, 361, & 365 East Vernon 
Avenue. 

DIR-2017-1124-CDP-SPP-MEL - On January 29, 2018, the Director of Planning approved a 
Coastal Development Permit and Project Permit Compliance Review authorizing the demolition of 
an existing single-family dwelling and the construction of a new three-story, 3,753 square-foot mixed 
use development consisting of one (1) live-work unit, 759 square-feet of ground floor retail, an 
attached four-car garage, a basement, and a third-story roof deck. The project is located within the 
Single Permit Jurisdiction of the Coastal Zone at 706 South Hampton Drive. 

Public Hearing 

A public hearing was held, by a Hearing Officer (Ira Brown), on July 20, 2020 at 11 :00 a.m. In conformity 
with the Governor's Executive Order N-29-20 (March 17, 2020) and due to concerns over COVID-19, a 
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virtual Public Hearing was held. The applicant, James Murez, and several members of the public were in 
attendance. 

Mr. Murez reiterated the hearing officer's description of the project. He confirmed that he would not seek 
a permit to serve alcohol and that there would be no seating in the basement - where the kitchen is 
proposed. Finally, he requested that the case be held open for advisement for four weeks to allow the 
Venice Neighborhood Council to weigh in. 

Twenty (20) members of the public called in to comment. Among them, eleven (11) supported the project, 
six (6) were against, and two (2) did not take a position. Those in favor noted that the proposed restaurant 
is very small in scope and would be consistent with the uses allowed in the C2-1 zone. They also claimed 
the project could help enliven this section of Main Street. Others noted the applicant has been a great 
member of the Venice community and helped establish the Venice Farmers Market. Those against 
claimed the project does not provide enough parking and that the applicant has violated his permit 
conditions by hosting large events onsite. Others noted the discrepancy between the size of the kitchen 
and proposed service floor area and questioned why such a large kitchen was necessary for a small 
restaurant. Finally, an adjacent property owner expressed concern about potential noise coming from the 
restaurant and inquired if there were plans to increase the service floor area. Another Venice resident 
requested that the advisement period be extended to allow the Venice Neighborhood Council to weigh 
in. 

In response, Mr. Murez stated that they obtain permits from the Los Angeles Department of Building and 
Safety for all events held onsite and that he has never been cited for any code violations. He also claimed 
his AIR was built as approved and that he had no intention of expanding the restaurant. Finally, he noted 
that the size of the kitchen is a function of the basement being the only available space. 

The case was taken under advisement for five weeks to allow for additional comments. 

Correspondence 

Eighteen (18) letters were received during the advisement period - two (2) wrote in support while sixteen 
(16) relayed their opposition. The following issues were most commonly cited in the letters: 

• Questions were raised whether the existing structure and number of AIR units were compliant with 
the project approval in 2003. 

• The project does not provide enough onsite parking. 

• The project has not been reviewed by the Venice Neighborhood Council yet. 

• The applicant may intend to use the proposed kitchen to host large events onsite. 

The Venice Neighborhood Council submitted a letter dated September 4, 2021 recommending approval 
of the project with the following conditions - that there would be no increase in service floor area and no 
Conditional Use Beverage permit granted for the restaurant. 
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FINDINGS 

Coastal Development Permit 
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. 

1. The development is in conformity with Chapter 3 of the California Coastal Act of 1976. 

Chapter 3 of the Coastal Act includes provisions that address the impact of development on public 
services, infrastructure, traffic, the environment and significant resources, and coastal access. 
Applicable provision are as follows: 

Section 30244 Archaeological and Paleontological Resources. 
Where development would adversely impact archaeological or paleontological resources as 
identified by the State Historic Preservation Officer, reasonable mitigation measures shall be 
required. The subject site is not located within an area with known Archaeological or 
Paleontological Resources. However, if such resources are discovered during excavation or 
grading activities, the project is subject to compliance with Federal, State and Local regulations 
already in place. 

Section 30250 Location; existing developed area. 
(a) 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. In addition, land divisions, other than leases for agricultural 
uses, outside existing developed areas shall be permitted only where 50 percent of the usable 
parcels in the area have been developed and the created parcels would be no smaller than the 
average size of surrounding parcels. The project site is located in a neighborhood developed with 
a mix of commercial and residential structures. The project proposes a change of use of a portion 
of the ground floor and the basement level of an existing Artist in Residence (AIR) dwelling unit 
into a 2,027 square-foot restaurant with 74 square feet of Service Floor area, within an existing 
three-story residential building, providing four (4) on-site parking spaces. The existing mixed-use 
structure will maintain connections and access to all public services required for residential and 
commercial uses, including water and sewage, waste disposal, gas, and electricity. Therefore, 
the proposed development will be adequately serviced and is located in a highly developed area 
able to accommodate new development. 

Section 30251 Scenic and Visual Qualities. 
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 Parks and Recreation and by local government shall be subordinate to the 
character of its setting. The project proposes a change of use the change of use of a portion of 
the ground floor and the basement level of an existing Artist in Residence (AIR) dwelling unit into 
a 2,027 square-foot restaurant with 74 square-feet of Service Floor area, within an existing three­
story residential building. The subject site is zoned C2-1 but is proximate to M1-1 and RD1 .5-1 
zoned lots. The surrounding area is characterized as an area developed with single and multi­
family residential structures ranging from one to three-stories in height. The project site is located 
on a relatively flat lot that is 1,129 feet from Venice Beach. As such, it will not affect any public 
views to and along the ocean. The proposed improvements are limited to the interior, and 
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therefore will not affect the scale and massing of existing structures in the surrounding area. As 
such, the proposed project maintains a sense of visually compatibility with the existing character 
of the area. 

Section 30252 Maintenance and Enhancement of Public Access. 
The location and amount of new development should maintain and enhance public access to the 
coast by (1) facilitating the provision or extension of transit service, (2) providing commercial 
facilities within or adjoining residential development or in other areas that will minimize the use of 
coastal access roads, (3) providing nonautomobile circulation within the development, (4) 
providing adequate parking facilities or providing substitute means of serving the development 
with public transportation, (5) assuring the potential for public transit for high intensity uses such 
as high-rise office buildings, and by (6) assuring that the recreational needs of new residents will 
not overload nearby coastal recreation areas by correlating the amount of development with local 
park acquisition and development plans with the provision of onsite recreational facilities to serve 
the new development. The subject property is located 1, 129 feet from Venice Beach and 3,506 
feet from the Venice Canals. The project is limited to the subject property, providing adequate 
parking for the existing AIR and proposed restaurant; four (4) on-site parking spaces. No 
improvements are required within the right-of-way, and the project will not obstruct access to or 
from the site. No permanent structures will be placed within the public right-of-way and public 
access to the coast will not be obstructed. As such, the proposed project will not conflict with any 
public access policies of the Coastal Act. 

Section 30253 Minimization of Adverse Impacts. 
New development shall: (1) Minimize risks to life and property in areas of high geologic, flood, 
and fire hazard. (2) Assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site or surrounding area or in any 
way require the construction of protective devices that would substantially alter natural landforms 
along bluffs and cliffs. (3) Be consistent with requirements imposed by an air pollution control 
district or the State Air Resources Control Board as to each particular development. (4) Minimize 
energy consumption and vehicle miles traveled. (5) Where appropriate, protect special 
communities and neighborhoods which, because of their unique characteristics, are popular 
visitor destination points for recreational uses. The proposed development is not located on a bluff 
or cliff but is in a Methane & Liquefaction Zone. It is also located within 4.6 kilometers of the Santa 
Monica Fault. The proposed project will be subject to all relevant developmental regulations and 
regulatory compliance measures established by the various City departments and the Conditions 
of Approval imposed herein. Compliance with such requirements will minimize risks to life and 
property in areas of geologic hazard. The property is also located within Zone X, outside of the 
Flood Zone. 

The project site is also located within an area that may be affected by Sea Level Rise. On August 
12, 2015, the Coastal Commission adopted a Sea Level Rise Policy Guidance document, updated 
and adopted On November 7, 2018. This policy document provides a framework and directions 
for local jurisdictions to address sea level rise (SLR) in Local Coastal Programs (LCPs) and 
Coastal Development Permits (CDPs). In May 2018, the City completed an initial sea level rise 
vulnerability assessment for the Venice Coastal Zone. The report provides that: Existing wide 
beaches generally protect Venice from coastal hazards. Coastal assets along or near the 
beachfront are potentially vulnerable during a large storm event in combination with SLR greater 
than 3.3 feet. After 4. 9 feet SLR, beachfront assets are more vulnerable to damage from flooding 
or potential erosion of the beach. A SLR of 6.6 feet is a tipping point for Venice's exposure to 
extreme coastal wave events. Beachfront and coastal assets could flood annually, beaches could 
be greatly reduced in width, and high water levels could greatly increase potential for flooding of 
inland low-lying areas. As discussed in the analysis, there is considerable uncertainty around the 
timing of SLR, how coastal processes may be affected, and what adaptation approaches will be 
applied in the future (VSLRVA, pg. 45). Policies and development standards to address the 
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potential impacts of SLR would be addressed in the City's LCP for the Venice Coastal Zone. 

The Coastal Storm Modeling System (CoSMoS) was utilized to analyze the project's vulnerability 
to flood hazards, considering a scenario of a minimum 6.6-foot sea level rise and a 100-year 
storm scenario. Based on this scenario, the proposed development could potentially be affected 
by flooding as a result of SLR, however, the potential for such flooding in severe storm events is 
likely to increase towards the end of the project life (based on a typical development life of 75 
years). Furthermore, any repair, demolition, and/or new construction as a result of any flooding 
would be subject to additional review. As conditioned, the proposed development is consistent 
with Section 30253 of the Coastal Act. 

The proposed project will not produce any adverse impacts as it relates to public access, 
recreation, marine environment, land resources, or existing development as the subject property 
will provide adequate parking and will not erect structures within the public right-of-way. The 
proposed project will neither interfere nor reduce access to the shoreline or along the coast. The 
proposed project will not adversely impact any recreational uses and activities, the marine 
environment, and other environmentally sensitive habit areas. The subject property is not located 
in an area with known archaeological or paleontological resources and will be required to comply 
with existing regulations, if discovered. The proposed project will not involve the diking, filing, or 
dredging of the open coastal waters. The proposed project will be served by existing public 
facilities and will not degrade the scenic and visual qualities of nor interfere with public access to 
the coastal area. Therefore, the proposed project will be in conformity with Chapter 3 of the 
Coastal Act. 

2. The 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. 

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 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 project proposes a change of use of a portion of the ground floor and the basement level of 
an existing Artist in Residence (AIR} dwelling unit into a 2,027 square-foot restaurant with 7 4 
square-feet of Service Floor area, within an existing three-story commercial building, providing 
four(4} on-site parking spaces. The project is within the North Venice subarea of the Venice Coast 
Zone Specific Plan. The subject site is zoned C2-1 and designated for Community Commercial 
land uses. The proposed project is consistent with the following policies of the Land Use Plan: 

Policy I. B. 2. Mixed-Use Development. Mixed-use residential-commercial development shall 
be encouraged in all areas designated on the Land Use Policy Map for commercial use. 
Residential density in commercial land use designations shall not exceed one unit per 800-1200 
square feet of lot area and shall comply with the Floor Area Ratio (FAR) limits set forth in Policy 
I.B. 7. The design of mixed-use development is intended to help mitigate the impact of the traffic 
generated by the development on coastal access roads and reduce parking demand by reducing 
the need for automobile use by residents and encouraging pedestrian activity. Such development 
shall comply with the density and development standards set forth in this LUP. The proposed 
change of use would convert and existing residential structure to a mixed-use structure, 
maintaining an existing AIR dwelling unit and developing a new ground floor restaurant space. 

Policy I.B.6 includes development standards for projects in areas designated for Community 
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Commercial Land Uses; the standards address use and density. The project proposes a change 
of use of a portion of the ground floor and the basement level of an existing AIR dwelling unit into 
a 2,027 square-foot restaurant with 7 4 square-feet of Service Floor area, within an existing three­
story commercial building, providing four (4) on-site parking spaces. The project is consistent with 
the commercial uses allowed in the C2-1 Zone and does not exceed the residential density 
limitations enumerated in the LUP (one unit per 800-1200 square-feet of lot area). Moreover, 
Policy I.B.6 explicitly encourages the addition of a restaurants and mixed residential/commercial 
structures in areas designated for Community Commercial Land Use. 

Policy 1.B.7 outlines standards for development in commercial land use designations as follows: 

Density/Intensity: Maximum Floor Area Ratio (FAR) shall be 1.5 to 1 for retail / office and 
residential. The project consists of a 3,838 square-foot building that encompasses two lots 
totaling 3,391 square-feet, with a FAR of 1.13. 

Parking: Pursuant to Policy I1.A.3, the proposed project requires one (1) parking space for 
the proposed restaurant. The project will also maintain three (3) parking spaces for the 
existing Al R, resulting in a total of four ( 4) parking spaces onsite. 

Lot Consolidation : Two commercial lots may be consolidated, or three with subterranean 
parking subject to restrictions. No lot consolidation is proposed. 

Building Separation: A minimum of five feet is required between commercial and 
residential buildings (except for mixed-use projects). The proposed project would result in 
a mixed-use building; therefore, this standard is not applicable. 

Ground Level Development: Commercial developments are required to include a Street 
Wall with a minimum height of 13 feet that extends along at least 65 percent of the street 
frontage. As shown in "Exhibit A", the project is limited to the interior of the AIR building 
previously approved in 2003. No exterior improvements are proposed. However, the 
current Street Wall extends 64 feet along Main Street - 100% of the property's street 
frontage. Additionally, the second and third story are exposed, resulting in greater than 
50% Street Wall transparency. 

Landscaping: Any portion of the lot not used for parking, buildings, driveways, or other 
features shall be landscaped. The existing AIR building encompasses the entirety of both 
lots and the proposed project would not alter the current building footprint. Therefore this 
standard is not applicable. 

Access: Driveways and vehicular access shall be provided from alleys. There is no alley 
at the rear of the site; therefore, vehicular access will be maintained along Main Street. 

Trash: Projects shall be required to provide and maintain trash enclosures for all trash 
including recyclables. Compliance with this standard is one of the conditions of approval. 

Light: Light from commercial projects shall be directed away from residential properties 
and environmentally sensitive habitat areas. The project does not include the addition of 
any external lighting - nor is the project site located near an environmentally sensitive 
area. 

Signage: No rooftop or billboard signs are permitted. All sign lighting shall be designed to 
minimum glare and prevent light pollution. No signage is proposed in the scope of work. 
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The proposed development is consistent with the policies of the 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 proposes a change of use of a portion of the ground floor and the basement level of 
an existing Artist in Residence (AIR) dwelling unit into a 2,027 square-foot restaurant with 74 
square-feet of Service Floor area, within an existing three-story commercial building, providing 
four (4) on-site parking spaces. 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, 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. 

The project proposes a change of use of a portion of the ground floor and the basement level of an 
existing Artist in Residence (AIR) dwelling unit into a 2,027 square-foot restaurant with 74 square­
feet of Service Floor area, within an existing three-story residential building, providing four (4) on­
site parking spaces The development does not conflict with prior decisions of the Coastal 
Commission. The Coastal Commission recently took action on the following projects in the Venice 
Coastal Zone: 

In November 2020, the Coastal Commission approved a Coastal Development Permit for an 
after-the-fact conversion of two commercial units to residential guest rooms on the second and 
third floors and change of use of 693 square-feet on the ground floor from parking and restaurant 
space to retail space, resulting in four residential units (two residential guest rooms without 
kitchens and two full apartments). Six (6) existing onsite parking spaces will be maintained and 
three (3) new offsite parking spaces will be provided. The project is located at 1901 Ocean Front 
Walk (Application No. 5-85-249-A 1 ). 

In October 2020, the Coastal Commission approved an after-the-fact approval of the conversion 
of a 689 square-foot guest room into an Accessory Dwelling Unit (ADU) within an existing 4,587 
square-foot triplex with six onsite parking spaces. The project is located at 12 East Lighthouse 
Street (Application No. 5-19-1246). 
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In September 2020, the Coastal Commission approved the construction of a new three-story, 
4,827 square-foot single-family dwelling with a 530 square-foot ADU on a vacant, 3,545 square­
foot lot. The project provides three (3) onsite parking spaces and is located at 3819 Via Dolce 
(Application No. 5-19-1167). 

In February 2020, the Coastal Commission approved a Coastal Development Permit for the 
demolition of a 2-story, 25-foot high, 1,856 square foot duplex and construction of a 3-story, 28-
foot high, 2,799 square foot single-family dwelling with a 2-story, 815 square foot accessory 
dwelling unit and 3 onsite parking spaces, located at 21 29th Avenue (Application Nos. A-5-VEN-
19-0022 & 5-19-0949) 

In March 2019, the Coastal Commission approved a Coastal Development Permit for the 
demolition of a two-story, 2,300 square-foot multi-unit residential structure and the 
construction of a new, three-story 4,584 square-foot mixed-use structure with retail space, 
ADU, single-family dwelling, attached five (5) car garage, and a 1,653 square-foot roof deck. 
The project is located at 3011 Ocean Front Walk (Application No. 5-18-0212 & A-5-VEN-18-
0017) 

In August 2018, the Coastal Commission approved with conditions a Coastal Development 
Permit for the after-the-fact authorization for a change of use from tool engineering shop to a 
full-service restaurant and new proposed substantial renovation and 1,113 square feet 
addition to a 1,558 square feet, one-story structure resulting in a 2,671 square feet, two-story, 
restaurant with 745 square feet of service floor area; the operation of a valet parking program 
during evening hours, located at 259 Hampton Drive (Application No A-5-VEN-15-0038). 

In June 2018, the Coastal Commission approved a Coastal Development Permit for the 
demolition of a one-story, 1,728 square-foot commercial structure and surface parking lot and 
the construction of a three-story mixed-use structure with 2,850 square-feet of retail space on 
the ground floor, three residential units on the upper floors, a roof deck, and a semi­
subterranean parking level providing 23 onsite parking spaces. The project is located at 305-
309 Ocean Front Walk (Application No. A-5-VEN-17-0051 & 5-17-0892). 

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: 
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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 project site is located 1,129 feet from Venice Beach in a neighborhood developed with a mix 
of commercial and residential structures. It is not located between the nearest public road and the 
shoreline of any body of water. No permanent structures will be erected within the public right-of­
way and public access to the coast will not be obstructed. The required parking spaces will be 
provided on the subject property. As proposed, the project will not conflict with any public access 
or public recreation policies of the Coastal Act. 

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

Categorical Exemption No. ENV-2020-2181-CE was prepared for the proposed project consistent 
with the provisions of CEQA. The project proposes a change of use of 277 square feet of ground 
floor area and 1,750 square feet of the basement level of an existing Artist in Residence (AIR) 
dwelling unit into a 2,027 square-foot restaurant with 74 square-feet of Service Floor area, within 
an existing three-story commercial building, providing four (4) on-site parking spaces. The 
Categorical Exemption prepared for the proposed project is appropriate pursuant to CEQA 
Guidelines Sections 15301 (Class 1) and 15332 (Class 32). 

The Class 1 Categorical Exemption consists of the operation, repair, maintenance, permitting, 
leasing, licensing, or minor alteration of existing public or private structures. This includes interior 
or exterior alterations involving such things as interior partitions, plumbing, and electrical 
conveyances. The project proposes a series of interior alterations including the conversion of the 
Al R's basement and part of the ground floor into a restaurant. 

A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following five (5) criteria: 

a. The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 

The site currently is developed with one ( 1) Artist in Residence (Al R) dwelling unit. The 
site is zoned C2-1 and has a General Plan Land Use Designation of Community 
Commercial. Since the project is for the change of use of a portion of the existing AIR unit 
into a 2,027 square-foot restaurant, the project is in conformance with the General Plan 
and Zoning designation. 

b. The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 

The site has a gross lot area of 3,391 square feet, approximately 0.08 acres, located at 
800 South Main Street and 802 South Main Street, and is wholly within the City of Los 
Angeles. Lots surrounding the subject site are developed with a mix of commercial and 
residential structures. 

c. The project site has no value as habitat for endangered, rare or threatened species. 

The site maintains a residential structure and is not a wildland area, and is not inhabited 
by endangered, rare, or threatened species. The area around the site is urbanized and 
surrounded by residential use. NavigateLA shows that the subject site is not located in a 
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Significant Ecological Area. 

d. Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality. 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance and requirements for the 
establishment and maintenance of restaurant uses. The creation of noise is limited to 
certain decibels, restricted to specific hours. The proposed restaurant does not include 
outdoor dining areas. The proposed project is not adjacent to any water sources and does 
not involve excavations that may have an impact on the water table. These RCMs will 
ensure the project will not have significant impacts on noise and water. Furthermore, the 
project does not exceed the threshold criteria established by the Los Angeles Department 
of Transportation (LADOT) for preparing a traffic study. Therefore, the project will not have 
any significant impacts to traffic. Interim thresholds were developed by DCP staff based 
on California Emissions Estimator Model (CalEEMod) runs relying on reasonable 
assumptions, consulting with AQMD staff, and surveying published air quality studies for 
which criteria air pollutants did not exceed the established SCAQMD construction and 
operational thresholds. The proposed conversion of existing floor area within a residential 
structure to a commercial use represents a minor change of use and is not expected to 
result in significant effects relating to traffic, noise, air quality, or water quality. 

e. The site can be adequately served by all required utilities and public services. 

The project site maintains a residential structure and will be adequately served by all public 
utilities and services given that the property is located in an urban tract with water supply, 
water treatment, sewage and waste disposal infrastructure, and power lines. Main Street 
is an improved street with existing utilities that service the various other dwellings in the 
area. 

Therefore, the project meets all of the Criteria for the Class 32. 

CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 

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 a sensitive 
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 and methane zone, 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 C2-1 and designated for Community Commercial use. The proposed change of 
use 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. The surrounding properties are developed with a mix of commercial 
structures & single-family and multi-family dwellings. The subject property is of a similar size 
and scope to these properties. The proposed project consists of work typical to a commercial 
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corridor. Thus, there are no unusual circumstances that will lead to a significant effect on the 
environment. 

(d) Scenic Highways. The only State-designated Scenic Highway in the City of Los Angeles is 
the Topanga Canyon State Scenic Highway, State Route 27, which travels through a portion 
of the Topanga State Park. The subject property is located approximately 13 miles to the 
southeast of State Route 27. Therefore, the proposed project will not create any impacts to 
scenic resources within a State-designated Scenic Highway. 

(e) Hazardous Waste Sites. According to the EnviroStor, the State of California's database of 
hazardous waste sites, neither the subject property nor any property in the vicinity, is 
identified as a hazardous waste site. 

(f) Historical Resources. The subject site and exiting structure have not been identified as a 
historic resource or within a historic district (SurveyLA), the project is not listed on the 
National or California Register of Historic Places, or identified as a Historic Cultural 
Monument (HCM). 

Project Permit Compliance Review 

7. The project substantially complies with the applicable regulations, findings, standards, 
and provisions of the Venice Coastal Zone Specific Plan. 

The project proposes a change of use of 277 square feet of ground floor area and 1,750 square 
feet of the basement level of an existing Artist in Residence (AIR) dwelling unit into a 2,027 
square-foot restaurant with 74 square-feet of Service Floor area, within an existing three-story 
commercial building, providing four (4) on-site parking spaces. As conditioned, the proposed 
project complies with the applicable General Land Use and Development Regulations set forth in 
Section 9, Land Use and Development regulations for the North Venice Subarea set forth in 
Section 10.F, and the Parking provisions set forth in Section 13 of the Specific Plan as evidenced 
below: 

A. Section 8. C. Findings 
The project meets the required findings set forth in Section 8.C of the Venice Coastal Zone 
Specific Plan, as shown below: 

1. The Venice Coastal Development Project is compatible in scale and character with the 
existing neighborhood, and that the Venice Coastal Development Project would not be 
materially detrimental to adjoining lots or the immediate neighborhood. 

The subject site, located at 800-802 South Main Street, consists of two irregularly shaped, 
level lots with a width of 92 feet and an average depth of 58 feet, resulting in a total area of 
3,391 square-feet. The property fronts South Main Street to the west and a parking lot at the 
rear of the lots. The project site is zoned C2-1 and designated for Community Commercial 
land uses in the Venice Community Plan area. It is also within the North Venice Subarea of 
the Venice Coastal Zone Specific Plan . The project site is currently improved with a three­
story, 3,838 square-foot Artist in Residence (AIR) dwelling unit constructed in 2012. The AIR 
unit shares a wall with a three-story, 2,780 square-foot duplex constructed in 1991 that is also 
owned by the applicant. Both structures have parking garages accessible from South Main 
Street. The change of use is limited to the AIR unit. Nearby properties along the eastern side 
of Main Street are zoned C2-1 or M1-1 and are improved with a mix of commercial and 
residential structures ranging from one to three stories in height. The western side of Main 
Street is zoned RD1 .5-1 and improved with a mix of single and multi-family dwellings ranging 
from one to three stories in height. As conditioned, the project is compatible with the uses of 

D/R-2020-2180-CDP-SPP Page 16 of 21 



the existing neighborhood and will not be detrimental to the adjoining properties or the 
immediate area. 

2. The Venice Coastal Development Project is in Conformity with the Certified Venice Local 
Coastal Program. 

The subject property consists of two irregularly shaped, level lots with a width of 92 feet and 
an average depth of 58 feet, resulting in a total area of 3,391 square-feet. The project site is 
zoned C2-1 and designated for Community Commercial land uses in the Venice Community 
Plan area. It is also within the North Venice Subarea of the Venice Coastal Zone Specific 
Plan and the Single Permit Jurisdiction of the California Coastal Zone. 

The project site is currently improved with a three-story, 5,282 square-foot Artist in Residence 
(AIR) dwelling unit constructed in 2012. The AIR unit shares a wall with a three-story, 2,780 
square-foot duplex constructed in 1991 that is also owned by the applicant. Both structures 
have parking garages accessible from South Main Street. The change of use is limited to the 
AIR unit. The site is in a Liquefaction Zone, a Methane Zone, and 4.6 kilometers from the 
Santa Monica Fault. Nearby properties along the eastern side of South Main Street are zoned 
C2-1 or M1-1 and are improved with a mix of commercial and residential structures ranging 
from one to three stories in height. The western side of Main Street is zoned RD1 .5-1 and 
improved with a mix of single and multi-family dwellings ranging from one to three stories in 
height. 

As previously discussed, a Local Coastal Program (LCP) has not been certified for the Venice 
Coastal Zone. However, the proposed project complies with the policies of the certified Land 
Use Plan, outlined in Finding Number 2. 

3. That the applicant has guaranteed to keep the rent levels of any Replacement Affordable Unit 
at an affordable level for the life of the proposed Venice Coastal Development Project and to 
register the Replacement Affordable Units with the Los Angeles Department of Housing. 

The project proposes a change of use of the ground floor and basement level of an existing 
AIR dwelling unit into a 2,027 square-foot restaurant with 7 4 square-feet of Service Floor Area. 
The number of Residential Units onsite will remain unchanged. Therefore, the project is not 
subject to review for compliance with the Mello Act as set forth in the California Government 
Code Sections 65590 and 65590.1. 

4. The Venice Coastal Development Project is consistent with the special requirements for low­
and moderate-income housing units in the Venice Coastal Zone as mandated by California 
Government Code Section 65590 (Mello Act). 

The project proposes a change of use of a portion of the ground floor and the basement level 
of an existing Artist in Residence (AIR) dwelling unit into a 2,027 square-foot restaurant with 
74 square-feet of Service Floor area, within an existing three-story commercial building. No 
new residential units are proposed. Therefore, the proposed project is not subject to the 
lnclusionary Residential Unit requirement for New Housing Developments. 

In addition to the requisite findings set forth in Section 8.C of the Specific Plan, the project also 
complies with all applicable provisions of the Specific Plan, as set forth below: 

B. Section 9. General Land Use and Development Regulations 

A. 1.8 Lot Consolidation. The project does not include lot consolidation. 
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B. Height. The scope of work is limited to interior improvements to an existing structure. No 
changes in height are proposed. 

C. Roof Structures. The scope of work is limited to interior improvements to an existing structure. 
No alterations to the existing Roof Access Structure are proposed. 

C. Sections 10.F. Land Use and Development Regulations for the North Venice Subarea 

1. Land Use. For lots designated Neighborhood Commercial in the Coastal Land Use Plan, 
located between Pacific Avenue and Main Street and between Westminster Avenue and 
Market Street, drive-through uses shall be prohibited. The project site has a Community 
Commercial Land Use Designation. 

2. Density. No residential Venice Coastal Development Project on a commercially zoned lot shall 
exceed the density permitted in the R3 Zone (one unit per 1,200 square-feet). The proposed 
project will maintain the existing AIR unit located on two lots totaling 3,191 square-feet. 

3. Height. Venice Coastal Development Projects with a flat roof shall not exceed a maximum 
height of 30 feet. The proposed project will not alter the existing height of the structure. 

4. Setback. The front yard setback for all residential Venice Coastal Development Projects shall 
be consistent with LAMC requirements but shall not be less than five feet. The proposed 
project will not alter the existing building's footprint. 

5. Access. Vehicular access to Venice Coastal Development Projects shall be provided from 
alleys. The project site is not adjacent to an alley and vehicular access will be maintained 
along Main Street. 

D. Section 11 - Commercial Design Standards 

The proposed project is limited to interior upgrades and does not propose any exterior work. The 
change in use will result in a ten percent or less increase in trips. Therefore, the proposed project 
is exempt from Section 11. 

E. Section 13 - Parking 

A. Parking. Pursuant to Section 13.D of the Specific Plan, restaurants are required to provide 
one parking space for each 50 square-feet of Service Floor Area. The project proposes 74 
square-feet of Service Floor Area and provides one new parking space for the restaurant, for 
a total of four parking spaces provided on-site. 

8. The project incorporates mitigation measures, monitoring measures when necessary, or 
alternatives identified in the environmental review which would mitigate the negative 
environmental effects of the project, to the extent physically feasible. 

Categorical Exemption No. ENV-2020-2181-CE was prepared for the proposed project consistent 
with the provisions of CEQA. The project proposes a change of use of a portion of the ground 
floor and the basement level of an existing Artist in Residence (AIR) dwelling unit into a 2,027 
square-foot restaurant with 74 square-feet of Service Floor area, within an existing three-story 
commercial building, providing four (4) on-site parking spaces. The Categorical Exemption 
prepared for the proposed project is appropriate pursuant to CEQA Guidelines Sections 15301 
(Class 1) and 15332 (Class 32). A full discussion can be found in Finding No. 6. 

Therefore, the project is determined to be categorically exempt and does not require mitigation or 
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monitoring measures; no alternatives of the project were evaluated. An appropriate environmental 
clearance has been granted. 

9. ADDITIONAL MANDATORY FINDING 

The National Flood Insurance Program rate maps, which are a part of the Flood 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 X, outside the flood zone. 
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TIME LIMIT - OBSERVANCE OF CONDITIONS 

All terms and conditions of the Director's Determination shall be fulfilled before the use may be 
established. Pursuant to LAMC Section 12.25 A.2, the instant authorization is further conditional upon 
the privileges being utilized within three years after the effective date of this determination and, if such 
privileges are not utilized, building permits are not issued, or substantial physical construction work is not 
begun within said time and carried on diligently so that building permits do not lapse, the authorization 
shall terminate and become void. 

The applicant's attention is called to the fact that this grant 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 the applicant or his successor in interest may 
be prosecuted for violating these conditions the same as for any violation of the requirements contained 
in the Municipal Code, or the approval may be revoked. 

Verification of condition compliance with building plans and/or building permit applications are done at 
the Development Services Center of the Department of City Planning at either Figueroa Plaza in 
Downtown Los Angeles or the Marvin Braude Constituent Service Center in the Valley. In order to assure 
that you receive service with a minimum amount of waiting, applicants are encouraged to schedule an 
appointment with the Development Services Center either by calling (213) 482-7077, (818) 374-5050, or 
(310) 231-2912, or through the Department of City Planning website at. The applicant is further advised 
to notify any consultant representing you of this requirement as well. 

Section 11.00 of the LAMC states in part (m): "It shall be unlawful for any person to violate any provision 
or fail to comply with any of the requirements of this Code. Any person violating any of the provisions or 
failing to comply with any of the mandatory requirements of this Code shall be guilty of a misdemeanor 
unless that violation or failure is declared in that section to be an infraction. An infraction shall be tried 
and be punishable as provided in Section 19.6 of the Penal Code and the provisions of this section. Any 
violation of this Code that is designated as a misdemeanor may be charged by the City Attorney as either 
a misdemeanor or an infraction. 

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise made, 
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 a fine and imprisonment." 

TRANSFERABILITY 
This determination 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 that you advise them regarding the 
conditions of this grant. If any portion of this approval is utilized, then all other conditions and requirements 
set forth herein become immediately operative and must be strictly observed. 

APPEAL PERIOD- EFFECTIVE DATE 
The Director's determination in this matter will become effective after 15 days 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 Determination, 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: 
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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 Blvd, Room 251 
Van Nuys, CA 91401 
(818) 374-5050 

West Los Angeles 
Development Services Center 
1828 Sawtelle Blvd, 2nd Floor 
Los Angeles, CA 90025 
(310) 231-2912 

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. 

VINCENT P. BERTONI, AICP 
Director of Planning 

Approved by: 

Reviewed by: 

DIR-2020-2180-CDP-SPP 

Reviewed by: 

Prepared by: 

Kevin Fulton, Planning Assistant 
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5-VEN-21-0036 
800-802 Main St, Venice 
Grounds for this Appeal 
 
 
 
Introduction 
This restaurant project does not comply with the Coastal Act, including the Environmental 
Justice provisions, the certified Venice Land Use Plan (LUP), city code or the Mello Act.  
 
This applicant has reduced the availability of housing and with this project would continue to 
cause damage to the coastal housing stock of the community. 
 
There are many contradictions and unanswered questions re. this project: 

§ The applicant has a CDP approval for a structure with 3 residential units with a parking 
requirement of 7 spaces, but he has built only one residential unit and has only 3 parking 
spaces. (A change in the total number of dwelling units requires a CDP but there is no 
evidence of a CDP approval.) 

§ The applicant’s existing C of O indicates that the structure is to be used for residential 
purposes, but it has been used consistently as an event space and does not appear to have 
been used for residential purposes. 

§ It appears that the ongoing use as an event space does not provide adequate parking as 
required by the LUP (requires one space for each 75 square feet of floor area). 

§ The applicant is requesting to build a very large kitchen in his basement, but it appears 
there is already a commercial kitchen in his basement. 

§ The basement appears to have been enlarged and extended since the original CDP 
approval. 

§ The applicant requests approval for a kitchen of 1,750 square feet for purposes of a 74 
square foot service area, whereas only a kitchen size to support the service floor area 
indicated should be authorized. 

§ The size of the kitchen requested could serve as a commercial kitchen for the ongoing 
event space operations and yet the applicant indicates that the building will be used for a 
residential unit and tiny restaurant with very large kitchen. 

 
It appears that the applicant is using what is supposed to be housing in order to make a profit 
from an ongoing commercial business that does not provide the parking required by law, and it 
appears that the applicant wants to continue and expand a (or attempt to legalize unpermitted 
existing) commercial operation with this request for approval of a restaurant with a very small 
service floor area (84 square feet with 6 seats, 3.6% of total restaurant) and a kitchen to support 
that tiny restaurant service floor area that is the size of a commercial kitchen (1,750 square feet). 
 
Approval of a CDP for this project would essentially result in a loss of 3 housing units at a 
time when the City of L.A. is in desperate need of housing, especially affordable housing. 
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1. The project violates the Environmental Justice provisions of the Coastal Act.

APPLICABLE COASTAL REGULATIONS 

The Coastal Commission’s Environmental Justice Policy: 
The Commission recognizes that the elimination of affordable residential neighborhoods has 
pushed low-income Californians and communities of color further from the coast, limiting access 
for communities already facing disparities with respect to coastal access and may contribute to 
an increase in individuals experiencing homelessness. 

Coastal Act Section 30604(f): 
The commission shall encourage housing opportunities for persons of low and moderate income. 

Coastal Act Section 30604(g): 
The legislature finds and declares that it is important for the commission to encourage the 
protection of existing and the provision of new affordable housing opportunities for persons of 
low and moderate income in the coastal zone. 

Coastal Act Section 30253(e): 
New development shall do all of the following...(e) Where appropriate, protect special 
communities and neighborhoods that, because of their unique characteristics, are popular visitor 
destination points for recreational uses. 

Certified LUP Preservation of Venice as a Special Coastal Community Policy I.E.1. General 
(LUP page II-26): 
Venice’s unique social and architectural diversity should be protected as a Special Costal 
Community pursuant to Chapter 3 of the California Coastal Act of 1976. 

Certified LUP Recreational Opportunities Policy III.A.1. General a.: (LUP page IV-4) 
Recreation and visitor-serving facilities shall be encouraged, provided they retain the existing 
character and housing opportunities of the area, and provided there is sufficient infrastructure 
capacity to service such facilities. 

=========================================== 

The project’s approval is inconsistent with the requirements of the Mello Act, the City of Los 
Angeles Interim Administrative Procedures for Complying with the Mello Act (IAP), the 
Commission’s Environmental Justice Policy, LUP Sections I.E.1. and III.A.1., and the 
Environmental Justice provisions in the Coastal Act, as detailed below.  

It’s obvious on its face that it is not allowed to destroy two “replacement affordable” residential 
units, displacing the low-income tenants living in them, in order to build a structure that is used 
as a commercial development. (See details re. demolition of 2 affordable residential units and 
approval of 3 residential units to replace them in conjunction with the 2003 CDP approval, and 
then the reduction to 1 residential unit, at EXHIBITS C and D) 
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The reduction in residential units is a violation of the Mello Act and IAP. The applicant reduced 
the dwelling units from 3 units, as approved under the CDP and Mello Act Compliance 
Determinations, to 1 unit, and that conversion and reduction in units is not allowed under the 
IAP. In addition, this project constitutes a conversion of a 100% residential structure to a mixed-
use project, which is not allowed under the Mello Act, IAP, and the Settlement Agreement. See 
EXHIBIT E. 

Approval of this project would allow a conversion from a 100% residential structure to a 
nonresidential, mixed use project. This would cause a significant adverse cumulative impact on 
housing in commercial zones in the coastal zone. There are over 200 such properties in Venice, 
with over 700 RSO units, that would be impacted by such a precedent. Allowing applicants to 
commercialize 100% residential uses would be an incentive for owners to demolish or convert 
existing residential structures, most of which are RSO and thus contain lower income, affordable 
units, for purposes of mixed-use projects in order to significantly increase the value of their 
properties. 

The cumulative impact of this project going forward as proposed would adversely affect dozens 
of affordable units in future development proposals. In consideration of past City-approved 
projects allowing commercialization of residential structures, together with pending projects 
which would do the same and probable future projects, the cumulative impact would be for a 
significant amount of displacement of tenants of RSO units. See further evidence at EXHIBIT E. 
The cumulative impact of NOT correcting this error of destroying low-income housing would 
be devastating. 

The reduction from 3 residential units as approved in the existing CDP to 1 unit subsequent to 
that approval, with no CDP approval for the change in residential units, must be evaluated in 
conjunction with this application. In addition, it appears that the existing AIR unit has not been 
used for housing. 

Such a reduction in housing density from 3 units to 1 unit (and possibly no housing use at all), 
and the associated reduction in parking requirement by 4 spaces, must not be approved. The 
applicant should be required to reinstate the 3 AIR units and the structure must remain 100% 
residential. 

The Coastal Commission’s policy has been that a reduction in density and elimination of housing 
uses must not be allowed in the Venice Coastal Zone. 

LUP Policy III.A.1. indicates that visitor-serving facilities such as a restaurant are encouraged, 
provided that the housing of the area is retained. This project violates that policy. In addition, the 
surrounding infrastructure in terms of parking and street circulation cannot support the actual and 
probable event space use by the applicant. Nor could the infrastructure support the parking 
required for the restaurant, large kitchen and residential uses in excess of what the applicant is 
providing. 
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In addition, Venice as a Special Coastal Community was not considered in the CDP findings, as 
required by LUP I.E.1. and Coastal Act Section 30253(e). The LUP requires preservation of 
social diversity. The applicant demolished two single family dwellings for purposes of 
construction of a 3-unit AIR building. Then the applicant converted the 3 units to 1 unit, without 
a CDP approval and in violation of the Mello Act and IAP. In addition, it appears the applicant 
does not use the building for residential purposes but rather for a commercial enterprise.  

Thus, social diversity has not been protected as required by the coastal regulations as there has 
been a decrease in the approved density and an overall elimination of housing. 

2. The project does not conform with the Public Access requirements of the Coastal Act
and certified Venice Land Use Plan. 

APPLICABLE COASTAL REGULATIONS 

Certified Venice Land Use Plan Policy Group II. Shoreline Access (page III-2): 
…the Venice Coastal Zone is one of the most heavily utilized beach recreation areas in Southern 
California...the intent of the Shoreline Access Section of the LUP is to insure and improve this 
continued accessibility while minimizing negative impacts on the residential and business 
community. The shoreline access issues in the Venice Coastal Zone include on-street and off-
street parking near or on the beach frontage for visitors and residents, conflicts between 
residential and beach visitor parking, signage of available parking on weekends, intrusion of 
non-resident vehicles on residential and business streets, alternative transportation modes, 
walkway and street access points to beach areas, and use of publicly owned parcels as beach 
access points. This section presents policies and implementation strategies to maintain 
and enhance public shoreline access, including portions devoted to parking. 

Certified Land Use Plan Policy II . A. 4 . Parking Requirements in the Beach Impact Zone 
(page III-11): 
Any new and/or any addition to commercial, industrial, and multiple-family residential 
development projects within the Beach Impact Zone shall provide additional (in addition to 
parking required by Policy II.A.3) parking spaces for public use or pay in-lieu fees into the 
Venice Coastal Parking Impact Trust Fund. 
Beach Impact Zone (BIZ) Parking Impact Trust Fund criteria: 
a. Commercial and industrial projects in the BIZ shall provide one additional parking space for
each 640 square feet of floor area of the ground floor. Up to 50% of the total number of these
additional parking spaces required in this section may be paid for in lieu of providing the
spaces… (b. and c. are n/a)
d. In no event shall the number of BIZ parking spaces (over and above those spaces required by
the parking requirements set forth in Policy II.A.3) required for projects of three or more
dwelling units, or commercial or industrial projects, be less than one (1) parking space for
residential projects and two (2) parking spaces for commercial and industrial projects.

Certified Land Use Plan Definitions (page I-13): 
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Beach Impact Zone:  The area which includes all lots located in the Marina Peninsula, Ballona 
Lagoon West Bank, Venice Canals, and North Venice Subareas (See Exhibits 17a and 17b). See 
Exhibit A. 

Certified Land Use Plan Venice Coastal Zone Subareas (page I-7): 
North Venice Subarea, generally bounded by the City of Los Angeles boundary line on the north, 
Thirtieth Place, Virginia Court and North Venice Boulevard on the south, Hampton Drive, 
electric Avenue, Ocean Avenue, Patricia Court, and Strongs Drive on the east and Ocean Front 
Walk on the west, as shown on Exhibits 5a (LUP page after I-7) and 5b. 

Coastal Act Section 30252: 
The location and amount of new development should maintain and enhance public access to the 
coast by (1) facilitating the provision or extension of transit service, (2) providing commercial 
facilities within or adjoining residential development or in other areas that will minimize the use 
of coastal access roads, (3) providing non automobile circulation within the development, (4) 
providing adequate parking facilities or providing substitute means of serving the development 
with public transportation, (5) assuring the potential for public transit the potential for public 
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreation areas by 
correlating the amount of development with local park acquisition and development plans with 
the provision of onsite recreational facilities to serve the new development. 

=========================================== 

Issue 1:  Backing onto Secondary Highway 

LAMC 12.21.A.5 (i) states: 

Main Street is identified as an Avenue II (aka secondary highway) in the Mobility 2035 
plan.  This means that, according to the code, the Department of Building & Safety (DBS) will 
not allow backing onto Main Street as the current parking plan shows. The parking configuration 
proposed cannot be approved and a parking configuration without the backup issue cannot 
support the parking required for the proposed restaurant and residential mixed-use project. In 
addition, DBS may not allow the ADA path of travel in the garage to intersect with the ADA 
drive aisle. There is a lack of factual and legal support for the decision. It appears that the 
parking for the adjacent property at 804 Main, part of the original 2003 project CDP, also has a 
backup issue. 
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Issue 2: No Beach Impact Zone Parking Has Been Provided 

The project is located in the Beach Impact Zone (BIZ).  As per LUP II.a.4.a, commercial projects 
shall provide one additional parking space for each 640 square feet of floor area of the ground 
floor.  

The ground floor area is 277 square feet. (It is not clear whether other areas of the ground floor 
or basement may need to be included), which requires 1 BIZ space; however, as per LUP 
II.a.4.d., a minimum of 2 BIZ parking spaces is required for commercial projects.

Issue 3: Parking is Insufficient for Size of Restaurant 

Ratio of Service Floor Area v. Kitchen/Back of House: 
3.6% v. 96.4% 

It appears that a 74 square foot restaurant with only 6 seats and 1,750 square feet of kitchen is an 
attempt to sidestep parking requirements. 

The ratio of service floor area to overall area is unprecedentedly small.  Allowing such a ratio 
would create a precedent that would prejudice the LUP.  

Here is the normal LAMC code for restaurant parking from LAMC 12.21 A.4.(c)(3): 

1 space per 100 square feet (gross) is roughly 20 parking spaces that would be required under the 
city code for non-coastal zone areas. The LUP’s parking requirements are intended to be more 
restrictive than the non-coastal zone parking requirements; thus, providing only 1 or 2 spaces for 
the restaurant is materially contrary to the purpose of the LUP parking requirements concern for 
access in the Venice Coastal Zone. 

If approved, this project would serve as a precedent that allows applicants to create large 
restaurants with very little required parking. This would perpetuate a common scheme where 
applicants get restaurants approved with plans that represent a very small service floor area and 
then actually operate with a much larger service floor area.  When in the past residents have filed 
complaints about such a violation of the restaurant’s permit, the city has not taken action to stop 
this practice. This situation of applying for a very small service floor area but actually using 
much more service floor area once the restaurant is operational occurs only in the Coastal Zone 
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where restaurant projects’ parking is based on service floor area as opposed to the square footage 
of the entire restaurant as is the case for the rest of the city. This is because the non-Coastal Zone 
parking requirement cannot be manipulated in the same way as the coastal zone requirement 
based on service floor area, which is based on service floor area and not the total area of the 
restaurant.  

In addition, the applicant actually refers to an existing commercial kitchen in the description of 
his existing event space. See EXHIBIT B. 

The project is clearly under-parked as it may require as many as 7 spaces between the existing 
residential use, the restaurant patrons and new kitchen workers and other employees. In the 
notice of public hearing, the applicant indicated that additional parking was available at 
Westminster School.  This is not a certainty and in order to fulfill the school parking 
requirements, the applicant would have to provide proof that a specific contract, in perpetuity, 
had been made between the Los Angeles School District and the Applicant for use of 
Westminster School for parking. 

It is widely known and there is clear public evidence from the applicant showing the Artist-in-
Residence (AIR) loft at this property has been used for large, paid, ticketed events for years. See 
evidence at EXHIBIT B. Here is what the website (http://www.800main.com/Overview.airx)  
says, in part, about events: “This versatile space is equipped to host a business meeting or 
luncheon, your wedding or private party, photography shoot or film location. With minimal 
effort, our staff of highly trained planners can assist in all aspects to ensure your event comes off 
as expected. We maintain a list of local restaurants that can cater the event, or you may provide 
your own favorite who might want to use our fully equipped commercial kitchen. For the 
convenience of business meeting users, we offer a wide range of audio and video equipment that 
can be configured as needed. To expedite our price quote for your event, please download and 
fill-in our Request for Use." See EXHIBIT F. 

The addition of a large kitchen (although, as noted above, according to the 800 Main Website, a 
large kitchen may already exist) at the property is likely intended to serve the unpermitted event 
space, as noted on the website.  (The proposed kitchen is unusually large for a 6-seat 
restaurant!)  Assuming commercial events are even permissible, far more parking would be 
required.  As per the LUP, use as an event space requires one space for each 75 square feet of 
floor area. There is no evidence showing the AIR loft is permitted as a commercial event space. 
The addition of a large kitchen at the property is obviously intended to serve this unpermitted 
event space.  

Also, the applicant’s online advertising suggests alcohol is already being served at events. If 
alcohol is planned for uses related to the restaurant the project must obtain a CUB. It would 
be improper under LAMC § 12.36 (the multiple approvals ordinance) to allow the applicant to 
come back with a separate request later. 

Prior to granting any new entitlements, we hope that Staff will investigate how the property is 
currently being used and whether its current use conforms to the existing entitlements. See also 
details at EXHIBITS B & C. We urge Staff to thoroughly investigate the current and intended 
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uses of the requested entitlements to determine the true scope of the project and ensure that all 
required entitlements are obtained and properly conditioned and that any unpermitted uses are 
brought into compliance. 

Any one of these issues taken individually may not result in a material impact but taken together, 
all of these parking-related issues would clearly have a Significant Impact, they would prejudice 
the LCP and would cause an adverse cumulative impact. 

3. The use of the project is not consistent with the Coastal Development Permit approved
by the city in 2003. 

APPLIABLE COSTAL REGULATIONS 

Certified Land Use Plan Definitions (pages I-13 to I-14): 

Change in Intensity of Use:  
A change in intensity of use includes, but is not limited to, any addition, expansion or change in 
use on a site that involves: (a) a change in the total number of dwelling units; or (b) a change in 
the amount of floor area or customer area to a commercial or industrial use; or (c) a change in the 
number of trips as calculated by the Trip Table (See Appendix); or (d) a change in the number of 
provided or required parking spaces as calculated by the LUP parking requirements contained 
in LUP Policies II.A.3 and II.A.4. 

Development: 
(See Coastal Act Section 30106) “Development” means, on land, in or under water, the 
placement or erection of any solid material or structure; discharge or disposal of any dredged 
material or of any gaseous, liquid, solid, or thermal waste; grading, removing, dredging, 
mining, or extraction of any materials; change in the density or intensity of use of land… 

=========================================== 

A change in the number of units is a change in intensity of use, which is development, which 
requires a CDP. The CDP approved in 2003 was for 3 AIR units and 7 parking spaces. Now 
there is 1 AIR unit. In addition, it appears that the AIR has not been used for housing, nor has 
anyone lived there for years.  

See Exhibit B for more details. 

In addition, if this project is approved as proposed, it would not comply with the existing CDP’s 
condition that states that the ground floor space shall not be rented, leased, subleased or occupied 
for commercial use by any individuals other than the residents of the building (the applicant is a 
resident of 804 Main, not 800-802 Main, which is used as a commercial space). See EXHIBIT C, 
6th page). The conversion of the ground floor and basement to a restaurant could invalidate the 
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AIR If the building would no longer be an AIR, it is not clear what it would be other than an 
event space with a commercial kitchen and small restaurant service floor area, which is not 
allowed. 

Please consider the following additional information in your review and evaluation of this case. 

As per the existing CDP (See EXHIBIT C), the ground floor could be used for sale of 
merchandise "limited to only products made/manufactured within one of the on-site artesian 
[sic] workshops.” The other ground floor space condition says it “shall not be rented, leased, 
subleased, or occupied for commercial use by any individuals other than the residents of the 
building." 

The other ground floor space condition says it “shall not be rented, leased, subleased, or 
occupied for commercial use by any individuals other than the residents of the building.” 

We see nothing in their file that allows rental of the whole building for private ticketed events of 
the kind the 800 Main website describes and that have been held repeatedly by this applicant. 

In addition, it is not clear why the 2003 CDP covered 3 lots (11, 12, & 13, 800-802-804 Main) 
but this application eliminates lot 11, the duplex at 804 Main, which is apparently joined at the 
roof with lots 12 and 13 and possibly underground as well. 

4. Consideration of adverse cumulative impacts was erroneously omitted by the City.

APPLICABLE COASTAL REGULATIONS 

Coastal Act Section 30105.5 states:   
“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. 

Coastal Act Section 30250 states: 
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. 

=========================================== 

The Cumulative Effect of the project would be an unacceptable adverse cumulative impact on 
housing as well as on parking in the surrounding areas. As noted above, the cumulative impact of 
this project going forward as proposed could adversely affect dozens of affordable units in future 
development proposals. In consideration of past City-approved projects allowing 
commercialization of housing structures, together with pending projects and probable future 
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projects, the cumulative impact would be for a significant amount of displacement of tenants of 
RSO units. See evidence in EXHIBIT E. 

There would also be a significant cumulative effect by allowing a decrease in housing unit 
density in order to decrease the parking requirement. 

Any one of the issues mentioned taken individually may not result in a material impact but taken 
together and considering the cumulative impact of similar past, currently pending and likely 
future projects, the impact would be very significant.  

# # # # # # # # # # 
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EXHIBIT B 
1. Incongruent descriptions of what was approved in 2003 and what exists today

at 800, 802, 804 Main on Page 5 of Letter of Determination:

Attachment B



2. 2003 City Council approval was for 800, 802, 804 Main in the 2003 on 3
contiguous lots at 800, 802, 804 Main - APN 4286-012-0415.



3. 2003 City Council approval for 800, 802, 804 Main required this compliance:





4. LOOK at APN 4286-012-041 for 804 Main: Deleted - and building sizes versus
what was approved for APN 4286-012-0415 (APN for 800, 802, 804 Main in the
2003), and APN 4286-012-045 - the current APN for 800 Main.



5. Why were the APNs changed?

6. If the entire building is 3,838 sq, ft, how do you get a 2,500 sq, ft. basement which
Murez advertises on www.800main.com with 10 ft ceilings in some parts and 21 ft.
ceilings in other areas (below)?

Again, go to page 5 of the LOD - 2 very different descriptions of what was 
approved in 2003 and what is existing today. Murez should have been required to 
register the AIR use of the property and any changes in that use. Production of 
on-site-resident artist only on the ground floor This should not have been 
processed! 



++++++++++++++++++ 



#4 & 5 above: 

++++++++++++++++++ 



__________________ 



 

 



++++++++++++++++++++++++ 





++++++++++++++++ 



++++++++++++++++++++++++ 

Lot-Ties 

GRADING: Soils & Geology - 800 & 802 Main - Approved 03/15/2006 

+++++++++++++++++++++ 



800 Main and 804 Main - Lot-Tie Affidavit issued 12/04/2013 – Applicant/ Owner: James Murez 



800 Main – permit 13016-10000-23917– Create Opening Guardrail of Both Buildings. 
Applicant/ Owner-Builder: James Murez. Issued on 12/09/2013. 







800 Main and 804 Main – Affidavit Termination - Applicant/ Owner: James Murez. Issued 
02/11/2014. 

++++++++++++++++ 



In 2019, an LADBS complaint was filed for no permit or inspections for an 
elevator: 

800 Main – 09046-10000-00850 was issued on 5/30/2019 – No Inspections. 
– Subtype – 1 – 2 Family Dwelling.  Installation of (1) Commercial Cable Elavator in a
Residnece. Applicant/ Owner/ Builder- James Murez.



www.800Main.com: Unpermitted Commercial Use of AIR 



“Excavated 13 feet below the street level ,  the basement  serves 
as a recreation room capable of retaining noise within the exterior 
wal ls 24/7. The  f loor area includes 2500sq. ft,  approximately 
one half with 10-foot ceil ings and the balance with a 21-foot-
high open steel frame roof .  The basement includes a restroom 
and wet bar. The high ceil ing can support up to 4000 pounds of 
suspended weight from the existing crane hoist or can be used 
for trapeze r igging for a scarf or other acrobatic performance. 
Electr ical service in both single and three phase is ample for 
theatr ical l ighting or other performance equipment.”  







++++++++++++++++++++++++++++++++++++++++ 



Unpermitted Commercial Use of AIR Property – Venue Report 

https://www.venuereport.com/venue/800main/ 

800-perfect-party-pad is  more l ike it .
This versatile and vibrant Venice Beach locale is an artist-in-residence living space with
a multitude of chic and creative uses. Intimate I-do's, luxe luncheon, creative workshop
or hipster holiday party would suit it sweetly.







Melissa Diner - LinkedIn  
 
Site Supervisor 800 Main.  
Aug. 2013 – April 2017. 3yrs 9months.  
Handle all business management, sales, partnerships, and on-site event site supervision for 800 
Main events in Venice CA. Event Planning services available upon request. 
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May 4, 2021 

CPC-2019-7393-CA 

ENV-2019-7394-ND 

Re: Mello Act Ordinance must not allow demolitions/conversion of residential structures 

for purposes of mixed-use projects 

Dear Los Angeles City Planning Commissioners: 

The California Women’s Law Center (“CWLC”) is a non-profit law and policy center whose 

mission is to create a more just and equitable society by breaking down barriers and advancing 

the potential of women and girls through transformative litigation, policy advocacy and 

education. We focus on addressing economic justice, gender discrimination, violence against 

women, and women’s health.  

Venskus & Associates, APC is a boutique law firm litigating in the areas of housing rights and 

environmental/land use.  The law firm represents and advocates for traditionally under-

represented plaintiffs, such as low-income tenants, community organizations and environmental 

groups. 

We write to urge the Los Angeles City Planning Commission (“Planning Commission”) to 

ensure that its proposed Mello Act Ordinance (CPC-2019-7393-CA) does not: 

• exceed the City’s jurisdiction by conflicting with, or changing the meaning of, state law;

• run afoul of the Settlement Agreement Concerning Implementation of the Mello Act in

the Coastal Zones within the City of Los Angeles (“Settlement Agreement”);

• establish a law that is weaker than the City of Los Angeles’ (“City”) Mello Act Interim

Administrative Procedures (“IAP”).

The Settlement Agreement provided that the City must adopt Interim and Permanent Ordinances 

to implement both the Mello Act and the provisions of the Agreement. In response, the City 

adopted the IAP in 2000. In 2015, the City Council requested that City Planning prepare a 

permanent ordinance, but one was not adopted at that time. In April 2019, the City Council 

directed the Planning and Housing Departments to prepare and present a permanent ordinance to 

implement the Mello Act. In December 2019, the City’s proposed Mello Act Ordinance was 

released. On February 25, 2021, the Planning Commission reviewed the proposed ordinance, but 

the vote was continued to May 13, 2021.  
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Adopting a permanent ordinance is an important step to protect housing stock including, 

specifically, affordable and Rent Stabilized (RSO) housing in the City’s coastal zones, and to 

prevent displacement of people and communities. The ordinance must be in accordance with 

controlling state law and the Settlement Agreement. As currently proposed, the Mello Act 

Ordinance is not in accordance with controlling authority and thus exceeds the City’s 

jurisdiction.  

I. The purpose of the Mello Act is to preserve residential structures in the coastal

zone, to protect existing affordable housing, and to provide new affordable

housing

As stated in the IAP, under the Mello Act each local jurisdiction shall enforce three basic rules— 

1. maintain existing residential structures,

2. replace converted or demolished affordable units

3. provide inclusionary residential units in new housing developments.

However, by adding clause 12.21.H.c.7. Mixed Use in the draft Mello Act Ordinance, the City is 

not honoring the first requirement, which states: 

“Existing residential structures shall be maintained, unless the local jurisdiction finds that 

residential uses are no longer feasible.” (IAP pg. 7.) 

California courts also have made clear that the Mello Act’s purpose is to preserve housing in the 

Coastal Zone. The Court of Appeal stated that the purpose of the Mello Act is:  

“to preserve residential units occupied by low or moderate-income persons or families in 

the coastal zone.”1  

The California Supreme Court similarly explained that: 

“[t]he Mello Act supplements the housing elements law, establishing minimum 

requirements for housing within the coastal zone for persons and families of low or 

moderate income.”2  

In fact, the Mello Act specifically mentions the housing elements state law, making it clear that 

the Mello Act is a law that protects housing for all income levels and certainly not one that 

would allow for non-residential uses. One of the main avenues the Mello Act proscribes for 

protecting residential housing is to limit the ability to convert existing residential structures to 

non-residential uses. To allow such conversions would not only violate both the letter and the 

spirit of the Mello Act, but it would plainly threaten housing, by allowing its destruction for 

purposes of a more lucrative commercial use, including mixed use projects, thus displacing 

families and damaging coastal communities that are already holding on by a thread—exactly 

what the Mello Act was intended to prevent. 

1 Venice Town Council v. City of L.A., 47 Cal. App. 4th 1547, 1552-53 (1996).  
2 Pacific Palisades Bowl Mobile Estates, LLC v. City of Los Angeles, 55 Cal. 4th 783, 798 (2012) (emphasis added). 
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The Mello Act states: 

“The conversion or demolition of any residential structure for purposes of a 

nonresidential use which is not ‘coastal dependent,’ as defined in Section 30101 of 

the Public Resources Code, shall not be authorized unless the local government has 

first determined that a residential use is no longer feasible in that location.” 

This language is repeated in IAP section 4.1 (also covered in the Settlement Agreement, 

section VI.C.1.):  

“The Mello Act states that the Demolition or Conversion of residential structures 

for the purposes of a non-Coastal-Dependent, non-residential use is prohibited, 

unless the local jurisdiction first finds that a residential use is no longer feasible at 

that location.” 

II. As proposed, the draft Mello Act Ordinance exceeds the City’s jurisdiction and

violates the Settlement Agreement

The draft Mello Act Ordinance exceeds the City’s jurisdiction. Under article XI, section 7 of the 

California Constitution, “[a] county or city may make and enforce within its limits all local, 

police, sanitary, and other ordinances and regulations not in conflict with general laws.”3 The 

Mello Act is a state statute; therefore, any attempt to enact an ordinance in conflict with it is in 

excess of the City’s authority. 

The City must also comply with the Settlement Agreement in enacting the Mello Act Ordinance. 

The permanent ordinance must be consistent with both the Mello Act and the provisions of the 

Settlement Agreement. Adopting an ordinance that is contrary to the provisions of the Settlement 

Agreement would be in violation of the Settlement Agreement itself.  

III. Words have meaning: terminology in land use law is specific

The draft Mello Act Ordinance new proposed provision (LAMC 12.21H.c.7.) for conversion to 

mixed uses changes the meaning and application of the Mello Act by stating:  

 “Mixed Use Development. A proposed mixed use development may not result in a net 

reduction in the total number of existing Residential Units unless a residential use is no 

longer feasible. A mix of uses is permitted, so long as the structure provides all required 

Replacement Affordable and Inclusionary Units.”  

This new provision would allow for the conversion of one hundred percent residential structures 

to non-residential mixed uses and by doing so, change the meaning, spirit, and purpose of the 

Mello Act. This change is in direct violation of the Mello Act and the Settlement Agreement, 

which explicitly forbid the conversion of a residential structure to a non-residential use.  

3 Sherwin-Williams Co. v. City of L.A., 4 Cal. 4th 893, 897 (1993). 
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This new conversion provision included in the draft Mello Act Ordinance essentially changes the 

Mello Act, as follows:   

“Conversion or demolition of any Residential Structure residential unit or 

residential use, for purposes of a non-residential use that is not Coastal-Dependent, 

is prohibited, unless a residential use is no longer feasible at that location.”  

This new provision has the effect of replacing the word “structure,” as used in the Mello Act, the 

Settlement Agreement and IAP, with “unit or use.” The words “structure” and “unit” are not 

interchangeable. Nor are the words “unit” and “use.” The word “structure” refers to an entire 

building as an entity, while the word “unit” refers to an individual dwelling, which may be one 

of many within a single structure. This is an important distinction, because the use of the word 

“structure” in both the Mello Act and the IAP intentionally protects the entire residential 

building. 

The terminology used in land use law is specific and purposeful. The use of “unit” in the Mello 

Act pertains to sections of the law related to protecting existing affordable housing or providing 

inclusionary affordable housing, whereas “structure” relates to the protection of housing from the 

desires of developers for more lucrative commercial uses, including mixed use. 

A residential structure in a commercial zone may also not be changed to a mixed use, as the 

Mello Act specifically protects housing regardless of zoning. Furthermore, the definition of a 

“residential structure” does not include “mixed use,” which is considered a commercial use and 

is restricted to commercial zones. A “residential structure,” on the other hand, is permitted in 

both residential and commercial zones. They are far from equivalent. Therefore, the substitution 

of “unit or use” in the proposed ordinance amounts to a sleight of hand, apparently to promote 

the substitution of mixed use structures in place of residential structures. This was clearly not the 

intent of the clear and carefully chosen language of the Mello Act, the Settlement Agreement and 

the IAP. 

Municipalities are permitted to strengthen the local implementation of a statute, but not to 

weaken it. As per the Mello Act, Government Code Section 65590(k):  

…[t]his section establishes minimum requirements for housing within the coastal 

zone for persons and families of low or moderate income. It is not intended and 

shall not be construed as a limitation or constraint on the authority or ability of a 

local government, as may otherwise be provided by law, to require or provide 

low- or moderate-income housing within the coastal zone which is in addition to 

the requirements of this section.  

The present use of the term, “residential structure” protects an entire building, whereas 

“residential unit or use” does not, necessarily. It would therefore weaken the implementation of 

the statute and is thus beyond the jurisdiction of the City. 

IV. Conversion to mixed use is used as loophole to allow unpermitted conversions to

commercial uses
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The result of the change in terminology will destroy housing by allowing for conversion to 

commercial uses. Replacing the word “structure” with the words “unit” or “use” is beyond the 

jurisdiction of the City because it contradicts the Mello Act, a state law.  

The City’s Mello Act Ordinance must also comply with the Mello Act’s intent. Since this new 

mixed use provision would effectively change the meaning, in direct contradiction to the Act’s 

intent, the City would be acting in excess of its jurisdiction.   

The harm from the City’s attempt to exceed its jurisdiction by allowing conversion or demolition 

of residential structures for purposes of non-residential use is not just theoretical. Several recent 

projects have already seized on the current, draft language of the proposed Mello Act Ordinance, 

regarding “residential units” or “residential uses,” to justify approval of the conversion of 

residential properties to mixed-use properties. Many of these properties have then illegally 

converted the entire structure to commercial, non-residential use, with no consequence.  

Thus, already the use of “units or uses” rather than “structures” has created a loophole to allow 

developers to convert one hundred percent residential use structures to “mixed use” and then fail 

to actually maintain any residential uses, in violation of state law and the Settlement Agreement. 

A. Example #1: 1214 Abbot Kinney Blvd.

First, for the property at 1214 Abbot Kinney Blvd., in 2014, the City approved a change of use 

from residential to mixed use, in violation of the Mello Act. Since then the property has been 

used illegally as commercial office use, even though it was only approved for conversion to 

“mixed use.” Yet another example of ongoing use of residential structures for commercial use is 

619-701 Ocean Front Walk, aka Thornton Lofts. When the tech industry moved in they took

over residential structures for offices. There are numerous other similar examples of unpermitted

mixed uses or full commercial uses where the structures are only permitted for residential use.

B. Examples #2 & #3: 811-815 Ocean Front Walk, and 1310 Abbot

Kinney Blvd.

Other Coastal Zone projects are pending that would violate the Mello Act by allowing 

demolition of 100% residential structures for purposes of a mixed-use development. One 

example is the project at 811-815 Ocean Front Walk, which proposes the demolition of three 

residential structures for purposes of a mixed-use commercial development. Another example is 

the project proposed at 1301-1303 Abbot Kinney, which is requesting a change of use from a 

100% residential triplex structure to two live/work mixed use units. The approvals of both of 

these projects have been appealed. If these projects are ultimately approved by the City it will be 

in clear violation of the state Mello Act and the Settlement Agreement. There are other examples 

where the City approved a residential structure to be replaced by “artist in residence” use, a 

mixed use, but they do not meet the code’s definition of artist and thus the structures have 

become essentially all commercial use. 

C. Example #4: 1047 Abbot Kinney Blvd.
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One final example is the three bungalows at 1047 Abbot Kinney Blvd., which have certificates 

of occupancy as residential units but have for years been illegally used for a non-residential use. 

The City recently approved the demolition of those bungalows for purposes of the Venice Place 

mixed use project, for which they will be covered by the hotel’s CUB, and they will be included 

in the hotel buildings, very likely losing their identity as housing.  

These examples illustrate that because the as-now-proposed Mello Act Ordinance provisions 

regarding conversion to mixed use contradict the Mello Act’s language and intent to protect 

housing, developers have exploited, are currently exploiting, and will likely continue to exploit 

this “mixed-use” loophole to effectively destroy residential housing, including and especially 

affordable housing for low-income residents and communities of color, thus causing a gross, 

unacceptable, adverse cumulative impact on housing, including affordable housing, in the Los 

Angeles Coastal Zones. 

All of this is an unfortunate, perhaps unconscious, continuance of the City’s practices of 

institutional racism.4 

V. If not amended, the draft Mello Act Ordinance will disproportionately harm low

income communities of color in the Coastal Zone as new mixed use development

will be encouraged

The impact of the destruction of housing that has and will continue to result from the Mello Act 

Ordinance if the ability to convert residential structures to mixed uses is not eliminated, 

disproportionately harms communities of color. In 2017, California had nearly two million rent 

burdened households of color that spent more than thirty-percent of the household income on 

rent and utilities.5 There were also 1.6 million extremely low-income renter households, two-

thirds of which were households of color.6 During the COVID-19 pandemic, there has been a 

disproportionate financial impact on populations of color, which has created even greater 

disparities.7 All housing will be put in jeopardy in the Coastal Zone if the draft Mello Act 

Ordinance is not amended to prohibit demolition or conversion of residential structures for 

purposes of mixed use developments, and those who will be impacted most are low-income 

people and communities of color.  

This is especially true because by allowing such mixed use developments to replace residential 

structures the current draft of the Ordinance actually encourages, rather than discourages, 

4 On top of these egregious practices, the City has a pattern and practice of using the rent paid by existing 

unpermitted commercial uses (this was done for 1301-1303 Abbot Kinney and 1047 Abbot Kinney, among many 

others) to determine whether affordable housing must be replaced, a a gross double violation of the Mello Act and a 

practice that the City must never allow, and yet it openly does allow it.   
5 AMEE CHEW & CHIONE LUCINA MUÑOZ FLEGAL, POLICY LINK, FACING HISTORY, UPROOTING INEQUALITY: A

PATH TO HOUSING JUSTICE IN CALIFORNIA 14 (2020),  https://www.policylink.org/sites/default/files/pl_report_calif-

housing_101420a.pdf.  
6 Id. 
7 See Kelly Anne Smith, Covid and Race: Households of Color Suffer Most From Pandemic’s Financial 

Consequences Despite Trillions in Aid, FORBES (Sept. 17, 2020), https://www.forbes.com/advisor/personal-

finance/covid-and-race-households-of-color-suffer-biggest-pandemic-consequences/. 

https://www.policylink.org/sites/default/files/pl_report_calif-housing_101420a.pdf
https://www.policylink.org/sites/default/files/pl_report_calif-housing_101420a.pdf
https://www.forbes.com/advisor/personal-finance/covid-and-race-households-of-color-suffer-biggest-pandemic-consequences/
https://www.forbes.com/advisor/personal-finance/covid-and-race-households-of-color-suffer-biggest-pandemic-consequences/
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displacement. With the “mixed use” loophole, developers are encouraged to demolish the 

building and erect a new building in its place, thus displacing families currently living in older 

housing stock which is always, by definition, more affordable than new units deemed 

“affordable” pursuant to federal and state law. It makes no sense for the City to encourage 

destruction of existing housing, including affordable housing, so that more lucrative commercial 

mixed use projects can be built in the Coastal Zone, especially when such a concept runs 

completely contrary to the Mello Act’s intent. This would be a boon to developers and would 

cause a steady stream of property owners getting richer on the backs of our existing renters in the 

L.A. Coastal Zones as they will be displaced when mixed use projects replace residential

structures.

VI. Conclusion

We understand that the City’s priority is to increase housing, but it must be done within the 

confines of the law and not by allowing conversions of residential structures to mixed use, in 

violation of the Mello Act. 

We too support mixed use developments, but only where they replace existing commercial uses 

and thus add housing. 

The Mello Act’s purpose is to protect all housing in the Coastal Zone, as well as to protect 

existing and provide for new affordable housing.  

For the foregoing reasons, we respectfully urge you to eliminate any and all proposed Mello Act 

Ordinance language that would allow for demolition or conversion of residential structures for 

purposes of non-residential/commercial mixed use projects, in order to comply with state law 

and the Settlement Agreement and to ensure the City is acting within its jurisdiction.   

Sincerely, 

Amy Poyer Sabrina Venskus 

Senior Staff Attorney Partner 

California Women’s Law Center Venskus & Associates, A.P.C.  

360 N. Pacific Coast Hwy, Suite 2070 1055 Wilshire Blvd., Suit 1996 

El Segundo, CA 90245 Los Angeles, CA 90017 

amy.poyer@cwlc.org   venskus@lawsv.com  

mailto:amy.poyer@cwlc.org
mailto:venskus@lawsv.com
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