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CAPITOLINE DESIGN INC. D.B.A.

BUILDING ADDRESS: 213 OCEAN FRONT WALK
VENICE, CA 90291

OWNER: NORTH VENICE BOARDWALK LLC.
PIN NUMBER: 109-5A141 83
APN: 4286030003
SPECIFIC PLAN: VENICE COASTAL ZONE
SUB-AREA: NORTH VENICE
TRACT: GOLDEN BAY TRACT
BLOCK: BLK 2
LOT: 203
MAP REFERENCE: M B 2-15
ZONE: C1-1
OCCUPANCY: VACANT LAND
CONSTRUCTION TYPE: TYPE III-A
NUMBER OF STORIES: 2
YEAR BUILT T.B.D.
LOT AREA = 4,157.8 SQ. FT.
PROPOSED USE: RESTAURANT

MAXIMUM OCCUPANCY NOT TO
EXCEED 200 PERSONS

N

DRAWING: TITLE:

A-0-00

INDEX &
GENERAL NOTES

03-23-2021
PLANNING

205 - 213 OCEAN FRONT WALK. VENICE, CA 90291

213 OCEAN FRONT WALK

213 OCEAN FRONT WALK

IMAGE OF EXISTING SITE:
*FAR IS CALCULATED TO THE OUTSIDE FACE OF THE BUILDING
STRUCTURE AND INCLUDES INTERIOR WALLS. OFTEN REFERRED
TO AS "LOT COVERAGE" (GROSS AREA)

LOT AREA = 4,157.8 SQ. FT.
PROPOSED DEVELOPMENT:
GROUND LEVEL (GROSS AREA) = 1,102 SQ. FT.
SECOND LEVEL (GROSS AREA) = 690 SQ. FT.
TOTAL GROSS AREA = 1,792 SQ. FT.

ALLOWABLE F.A.R. = 0.5 TO 1 FOR RETAIL / OFFICE
ALLOWABLE GROSS AREA = 2,078.9 SQ. FT.
PROPOSED: 1,792 < 2,078.9 (ALLOWED)
TOTAL LOT COVERAGE = 27%

FLOOR AREA RATIO (F.A.R.) CALCULATIONS 213 OCEAN FRONT WALK:

*NET AREA IS "FLOOR AREA" WITHIN A STRUCTURE AND DOES NOT
INCLUDE EXTERIOR OR INTERIOR WALLS.

COMMERCIAL KITCHEN AREA = 180 SQ. FT.

BATHROOMS / STORAGE / OTHER USES = 693 SQ. FT.

OFFICE USE = 362 SQ FT

180 SQ. FT. + 693 SQ. FT. + 362 SQ. FT. = 1,235 SQ. FT. (NET AREA)

PROPOSED GROSS AREA = 1,792 SQ. FT.
PROPOSED NET AREA = 1,235 SQ. FT.

ADDITIONAL OUTDOOR AREAS (NET) COUNTED TOWARDS
PARKING, BUT NOT INCLUDED IN F.A.R.

SERVICE FLOOR AREA = 372 SQ. FT.

RECREATION AREA = 558 SQ. FT.

NET AREA CALCULATIONS 213 OCEAN FRONT WALK:

FLOOR AREA RATIO (F.A.R.) CALCULATIONS 205 + 213 OCEAN FRONT WALK:

"AFTER THE FACT PERMIT" FOR NEW ADDITION OF A 918 SQ. FT. STORAGE STRUCTURE TO AN EXISTING 3,288 SQ. FT.
RESTAURANT AND BAR WITH AN EXISTING 1,805 SQ. FT. OUTDOOR DINING AREA

NEW CONSTRUCTION OF A 2-STORY, 1,792 SQ. FT. ACCESSORY BUILDING WHICH WILL INCLUDE A 180 SQ. FT. BEACH
FRONT WALK-UP COUNTER WITH A 372 SQ. FT. OUTDOOR SIT-DOWN DINING AREA, A 558 SQ. FT. OUTDOOR RECREATION
AREA, AND A NEW 10-STALL RESTROOM FACILITY ON THE GROUND FLOOR. THE SECOND FLOOR WILL CONSIST OF
RESTAURANT STORAGE AND OFFICE AREAS. 29 ON-SITE PARKING SPACES PROVIDED (AUTO & BIKE). THE APPLICANT IS
REQUESTING A ZONE VARIANCE, A SPECIFIC PLAN EXCEPTION, AND A NEW CUB FOR FULL-LINE ALCOHOL WITH LIVE
MUSIC.

PROJECT DESCRIPTION:

TOTAL LOT AREA = 9,602.1 SQ. FT.

EXISTING STRUCTURE:
TOTAL GROUND LEVEL (GROSS AREA) = 3,288 SQ. FT.
EXISTING OUTDOOR DINING (GROSS AREA) = 1,805 SQ. FT.
TOTAL LOT COVERAGE = 34%

EXISTING FLOOR AREA RATIO (F.A.R.) CALCULATIONS 205 OCEAN FRONT WALK:

TOTAL LOT AREA = 4,157.8 SQ. FT. + 9,602.1 SQ. FT. = 13,759.9 SQ. FT.

EXISTING STRUCTURE (205 OFW): = 3,288 SQ. FT.
PROPOSED STRUCTURE (205 OFW) = 918 SQ. FT.
PROPOSED STRUCTURE (213 OFW) = 1,792 SQ. FT.
TOTAL AREA OF STRUCTURES = 5,998 SQ. FT.
TOTAL PROPOSED LOT COVERAGE = 44%

TOTAL LOT AREA = 9,602.1 SQ. FT.

EXISTING STRUCTURE (GROSS AREA) = 3,288 SQ. FT.
PROPOSED STORAGE STRUCTURE = 918 SQ. FT.
TOTAL GROSS AREA = 4,206 SQ. FT.
TOTAL LOT COVERAGE = 44%

PROPOSED FLOOR AREA RATIO (F.A.R.) CALCULATIONS 205 OCEAN FRONT WALK:

Exhibit 2 – Project Plans 
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EXISTING GROUND LEVEL SITE PLAN 1SCALE
1/8" = 1'-0"

WALL TYPE KEY

EXISTING WALL

NEW WALL

N

PARKING SUMMARY (205 OCEAN FRONT WALK):

EXISTING PARKING:
16 PARKING SPACES CURRENTLY MAINTAINED ON SITE FOR EXISTING USE

NET SERVICE FLOOR AREA (205 OFW) = 3,202 SQ. FT.

NET COMMERCIAL KITCHEN (205 OFW) = 1,310 SQ. FT.

NET OTHER USES: BATHROOMS / STOR. (205 OFW) = 472 SQ. FT.

AREA DIAGRAM KEY (NET):
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CAPITOLINE DESIGN INC. D.B.A.

PROPOSED GROUND LEVEL SITE PLAN 1SCALE
1/8" = 1'-0"

WALL TYPE KEY

EXISTING WALL

NEW WALL

N

PROPOSED PARKING CALCULATIONS:

TOTAL REQUIRED PARKING:                                              39 SPACES
EXISTING ON-SITE PARKING (205 ONLY):                         16 SPACES
TOTAL REQUIRED PARKING FOR NEW
DEVELOPMENT:                                                                    23 SPACES

GROUND FLOOR:
OUTDOOR DINING SFA: 372 S. F.
RECREATION AREA SFA: 558 S.F.
372 S.F.+ 558 S.F. = 930 / 50 = 19 STALLS

SECOND FLOOR:
OFFICE: 362 S.F. / 250 =     1 STALL

BEACH IMPACT PARKING ZONE (B.I.Z.) STALLS REQUIRED:
918 (GROUND LEVEL STORAGE ADDITION 205 O.F.W.)
+ 1,102 (GROUND LEVEL 213 O.F.W.)
= 2,020 / 640 (B.I.Z.) =                                                               3 STALLS

TOTAL PARKING PROVIDED: 19 SPACES (ATTENDED)
SPE TO ALLOW 3 AUTO SPACES AND 40 BIKE SPACES IN LIEU OF
23 SPACES FOR NEW DEVELOPMENT

CONDITIONS OF APPROVAL:

16 OFF-SITE PARKING SPACES WILL BE PROVIDED BY VALET
AFTER 5:30 PM MONDAY-FRIDAY AND ALL BUSINESS HOURS ON
WEEKENDS

PER CITY OF LOS ANGELES BICYCLE PARKING  ORDINANCE CF
12-1297-S1

FOR COMMERCIAL / RETAIL USE:

SHORT-TERM BICYCLE SPACES = 1 PER 2,000 SQ. FT. (MIN. 2)
LONG-TERM BICYCLE SPACES = 1 PER 2,000 SQ. FT. (MIN. 2)

1,848 SQ. FT. OF NEW COMMERCIAL SPACE PROPOSED =

2 LONG-TERM SPACES REQUIRED , 2 LONG-TERM SPACES
PROVIDED

2 SHORT-TERM SPACES REQUIRED, 2 SHORT-TERM SPACES
PROVIDED

2 LONG -TERM SPACES PROPOSED ON-SITE
2 SHORT -TERM SPACES PROPOSED ON-SITE

(40 BIKES) SPACES PROPOSED ON SITE
= 2 TOTAL LONG TERM BICYCLE STALLS LOCATED ON-SITE
= 42 TOTAL SHORT TERM BICYCLE STALLS LOCATED ON-SITE

NET SERVICE FLOOR AREA (205 OFW) = 3,202 SQ. FT.
NET SERVICE FLOOR AREA (213 OFW) = 372 SQ. FT.
TOTAL SERVICE FLOOR AREA = 3,574 SQ. FT.

NET COMMERCIAL KITCHEN (205 OFW) = 1,310 SQ. FT.
NET COMMERCIAL KITCHEN (213 OFW) = 180 SQ. FT.
TOTAL COMMERCIAL KITCHEN = 1,490 SQ. FT.

NET OTHER USES: BATHROOMS / STOR. (205 OFW) = 1,296 SQ. FT.
NET OTHER USES: BATHROOMS / STOR. (213 OFW) = 693 SQ. FT.
TOTAL OTHER USES: BATHROOMS / STOR. = 1,989 SQ. FT.

OFFICE USES: (205 OFW) = 0 SQ. FT.
OFFICE USES: (213 OFW) = 362 SQ. FT.
TOTAL OFFICE USES: = 362 SQ. FT.

AREA DIAGRAM KEY (NET):

NET RECREATION AREA (213 OFW) = 558 SQ. FT.

FLOOR AREA RATIO (F.A.R.) CALCULATIONS
205 + 213 OCEAN FRONT WALK:

TOTAL LOT AREA = 4,157.8 SQ. FT. + 9,602.1 SQ. FT. = 13,759.9 SQ. FT.

EXISTING STRUCTURE (205 OFW): = 3,288 SQ. FT.
PROPOSED STRUCTURE (205 OFW) = 918 SQ. FT.
PROPOSED STRUCTURE (213 OFW) = 1,792 SQ. FT.
TOTAL AREA OF STRUCTURES = 5,998 SQ. FT.
TOTAL PROPOSED LOT COVERAGE = 44%
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CAPITOLINE DESIGN INC. D.B.A.

PROPOSED GROUND LEVEL ADDITION (213 OCEAN FRONT WALK) 2SCALE
1/4" = 1'-0"

N

AREA DIAGRAM KEY (NET):

NET SERVICE FLOOR AREA (205 OFW) = 3,202 SQ. FT.
NET SERVICE FLOOR AREA (213 OFW) = 372 SQ. FT.
TOTAL SERVICE FLOOR AREA = 3,574 SQ. FT.

NET COMMERCIAL KITCHEN (205 OFW) = 1,310 SQ. FT.
NET COMMERCIAL KITCHEN (213 OFW) = 180 SQ. FT.
TOTAL COMMERCIAL KITCHEN = 1,490 SQ. FT.

OFFICE USES: (205 OFW) = 0 SQ. FT.
OFFICE USES: (213 OFW) = 362 SQ. FT.
TOTAL OFFICE USES: = 362 SQ. FT.

NET RECREATION AREA (213 OFW) = 558 SQ. FT.

NET OTHER USES: BATHROOMS / STOR. (205 OFW) = 1,296 SQ. FT.
NET OTHER USES: BATHROOMS / STOR. (213 OFW) = 693 SQ. FT.
TOTAL OTHER USES: BATHROOMS / STOR. = 1,989 SQ. FT.

PROPOSED SECOND LEVEL ADDITION (213 OCEAN FRONT WALK) 3SCALE
1/4" = 1'-0"

PROPOSED GROUND LEVEL ADDITION (205 OCEAN FRONT WALK) 1SCALE
1/4" = 1'-0"

N

N
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CAPITOLINE DESIGN INC. D.B.A.

FURNITURE PLAN 1SCALE
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NEW WALL
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SEATING SUMMARY

205 OCEAN FRONT WALK

EXISTING INDOOR DINING SEATS = 68
EXISTING OUTDOOR DINING SEATS = 44

213 OCEAN FRONT WALK

PROPOSED OUTDOOR SEATS = 42

TOTAL SEATS PROPOSED =  154
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Exhibit 3 –Site History and Figures 
*All figures linked to relevant pages in summary below.

On October 23, 1951, a Certificate of Occupancy was issued for construction of the restaurant as a 
one-story, 1,875 sq. ft. structure designated as “25x75 stores, G-1 occupancy (food)”. The Certificate 
of Occupancy does not include an outdoor dining area in its brief description, shown in Figure 1. 

On January 24, 1952, a Certificate of Occupancy was issued for an eight-space parking lot at “Lots 
197 and 199”, which correspond to current addresses 205, 207, and 209 Ocean Front Walk. The 
Certificate of Occupancy identifies 207 Ocean Front Walk as the location of the subject building, 
shown in Figure 2. 

On April 9, 1964, Permit No. 50701 was issued for work to the existing restaurant and entered into 
the Assessor Record. Figure 3 shows an approximately 1,775 sq. ft. interior dining area (25-ft. by 
71-ft.) and 3,696 sf rear dining (42-ft. by 88-ft). The 100 sq. ft. discrepancy in interior dining area is 
not clarified in the City record, but may be due to a difference in measurement styles (such as gross 
versus net) or simply a clerical error. 

On March 19, 1981, a Los Angeles Department of Building and Safety (LADBS) permit was issued for 
replacement of interior walls and installation of toilets and unspecified equipment in the restaurant. 
The permit also updated the site zoning designation from G-1 to B-2; neither designation is currently 
defined in the City’s Zoning Code as of March 2022. The LADBS permit specified the building would 
remain a restaurant and no addition was proposed. It references a “CZA Clearance” dated February 
9, 1981 and shows an outdoor dining area (87.5-ft. by an unspecified width), located behind the 
1,875 sq. ft. restaurant in Figure 4. 

On March 31, 1981, the City Planning Department issued a Coastal Exemption (CEX) for pavement 
of a 4,000 sq. ft. parking lot at 209 Ocean Front Walk per Figure 5 and LADBS issued a permit for 
the addition of eight parking spaces at 209 Ocean Front Walk per Figure 6. It is unclear why these 
local actions occurred 29 years after the Certificate of Occupancy was issued for the subject parking 
spaces. 

On November 17, 1983, the Commission issued Coastal Development Permit (CDP) No. 5-83-842 to 
Phillipe Chicha for construction of five gazebos to serve multiple uses (three fast-food booths, one 
news stand, and one general commercial use) and eight new parking spaces at 213 Ocean Front 
Walk. The staff report describes 213 Ocean Front Walk as a vacant lot, shown in Figure 7. 
Development did not commence within two years of Commission approval and CDP No. 5-83-842 
expired. 

On March 27, 1985, another Certificate of Occupancy was issued for the existing restaurant at 205 
Ocean Front Walk, As shown in Figure 8, the certificate reflects a change from “existing G-2” to “B-2 
restaurant with max occupancy of 68” and indicates no change in parking. It is unclear why the 1985 
certificate indicates G-2 as the existing zoning, rather than G-1 as referenced in the 1951 certificate 
(Figure 2) and the 1981 LADBS permit (Figure 4). It is also unclear why the 1985 certificate was 
issued four years after the LADBS permit, despite both actions reflecting the zoning update. 

On April 24, 1985, the Commission held a hearing on CDP Application No. 5-85-83 for construction of 
a fast food restaurant with an interior canopy and open-space seating at 213 Ocean Front Walk. The 
application was withdrawn by the applicant, Phillipe Chicha. 



On March 16, 1990, the Commission issued CDP No. 5-87-904 to Pacific Distributors for construction 
of eight vending booths and eight new parking spaces at 213 Ocean Front Walk, shown as Figure 9. 
The Commission issued two subsequent CDP extensions, but development did not commence by the 
second, extended permit expiration date (April 19, 1991) and CDP No. 5-87-904 expired. 

On January 17, 1991, an LADBS permit was issued for wall repair—the permit doesn’t specify if this 
included interior and/or exterior walls. The permit shown in Figure 10 wasn’t accompanied by a 
diagram and doesn’t indicate any area of addition, but references “CZCA [Coastal Zone Conservation 
Act] 211466” and “CEX 91-0133”.  

On June 5, 1991, an LADBS permit was issued for repair of a portion of the existing roof structure. 
The permit includes a rough illustration showing two outlined areas behind the restaurant and states 
“reframe existing roof” for a southern portion rear of the front-facing restaurant, shown in Figure 11. 
Previous local actions didn’t state whether the rear outdoor dining area included a roof; this action 
suggests a roof existed over at least a portion of the outdoor dining area. 

On June 25, 1991, an LADBS permit was issued for a 1,271 sq. ft. (31-ft. by 41-ft.) addition to the 
rear of the restaurant. As shown in Figure 12, the permit states: 

“no change on occupant load. C of O [Certificate of Occupancy] has max 68 dining and the 
addition is just a roof over dining area to make it part of restaurant as a dining room. (Prior 
permit should have called this area as new added area. This permit is to correct prior permits.)” 

The diagram shows 16 existing parking spaces behind the restaurant and a new storage area that 
was not present in previous figures, suggesting a portion of the 918 sq. ft. storage area (which 
currently extends the full width of the restaurant) was constructed between 1981 and 1991 (Figures 
6 and 12, respectively). The 1991 LADBS permit references “CEX 91-2148” and “Coastal Com.[sic] 
Exemption Letter, 6-26-91”. Commission records confirm that an exemption letter was issued on June 
26, 1991 to John Pierre Kuntz, but the records don’t indicate a file number or include the letter of 
approval. As such, it is unclear what project components the Commission determined were exempt 
from CDP requirements. 

On October 8, 1991, the Commission approved CDP No. 5-91-296 for Las Vegas City International, 
Inc. to construct a 1,450 sq. ft., 19.5-ft. high commercial/retail building with nine parking spaces onsite 
at 213 Ocean Front Walk. The applicant was Las Vegas City International, Inc. Commission staff 
were unable to locate this archival record prior to the hearing and thus do not have a figure to attach. 
However, the applicant confirmed CDP No. 5-91-296 was issued following approval at the hearing 
and the work did not commence within two years, resulting in expiration of CDP No. 5-91-296. 

On November 9, 1992, an LADBS permit was issued for construction of a 176 sq. ft. “façade front 
addition” (2-ft. by 88-ft.) and a new parapet. The permit includes a diagram, shown as Figure 13, 
showing the 1,875 sq. ft. restaurant, the 1,271 sq. ft. rear southern addition consistent with the 
actions summarized above. However, a portion of the rear dining area (noted as “patio” in the figure) 
appears to have been converted to an indoor area extending the full width of the restaurant. 
Comparing Figure 12 with Figure 13 suggests that the storage area was extended to its current size 
in 1991 without any City records indicating approval of the addition. The LADBS permit diagram 
labels the area corresponding to 213 Ocean Front Walk as “parking”—however, this is not supported 
by the site history summarized above and appears to be a clerical error. All previous actions refer to 
213 Ocean Front Walk as a vacant lot and each of the Commission CDPs approving parking spaces 
at the subject lot expired. 



On May 11, 2001, the Commission approved CDP No. 5-01-177 for construction of an 8-ft. high fence 
and a 900 sq. ft. outdoor dining area, with nine onsite parking spaces, at 213 Ocean Front Walk. As 
shown in Figure 14, the new outdoor dining area was intended to serve as an extension of the 
existing restaurant at 205, 207, and 209 Ocean Front Walk. The approved development did not 
commence within two years of the Commission’s action and the CDP expired.  

In October 2017, the applicant acquired ownership of 205-213 Ocean Front Walk. 

On January 26, 2018, the Commission issued Exemption No. 5-18-0035-X to Brian Silviera for “repair 
and replacements to existing building” at 205 Ocean Front Walk. 

https://documents.coastal.ca.gov/reports/2001/10/M8f-10-2001.pdf








   











  







  









  





Exhibit 4 – Historic Photographs 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Exhibit 5 – CoSMoS Figures 

Scenario 1: 6.6 ft. of sea level rise and an annual storm. 

Scenario 2: 6.6 ft. of sea level rise and a 20-year storm



 

 

 

 

 

 

 

 

 

 

 

 

 
 

Scenario 3: 6.6 ft. of sea level rise and a 100-year storm  



Exhibit 6 – Photographs of 205 Ocean Front Walk 

No date included on site. Source: https://www.newmgmt.com/boardwalk-tacos 

No date included on site. Source: https://www.newmgmt.com/boardwalk-tacos 

https://www.newmgmt.com/boardwalk-tacos
https://www.newmgmt.com/boardwalk-tacos


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Dated June 21, 2019 and provided by applicant, Jake Matthews (North Venice 
Boardwalk, LLC). 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Dated December 2021 (left) and February 2022 (right) and provided by representative of applicant, Jake Matthews (North 
Venice Boardwalk, LLC). 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Dated February 2022 and provided by representative of applicant, Jake Matthews 
(North Venice Boardwalk, LLC). 
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