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APPLICABLE CODES

2017 CITY OF LOS ANGELES MUNICIPAL CODE

2019 CALIFORNIA CODE OF REGULATIONS (CRC)

2019 CALIFORNIA BUILDING CODE (CBC)

PROJECT DIRECTORY

OWNER:

DONALD POPKES + ALLISON FISTER

8101 TUSCANY AVE.

PLAYA DEL REY, CA 90293

ARCHITECT:

LAURA DONOVAN ARCHITECTURE

1022 AMOROSO PLACE

VENICE, CALIFORNIA 90291

T 310-272-6878

LD@LAURADONOVANARCH.COM

STRUCTURAL ENGINEER:

STRUCTURAL DESIGN PLUS, INC.

15053 VENTURA BLVD., SUITE #205

SHERMAN OAKS, CA 91403

T 818-905-9871

DESIGNPLUS@SBCGLOBAL.NET

TITLE 24:

ENERGLO 24

CHRIS KAYE

1442 MYRTLE AVE

EUREKA, CA

T 818-347-6096

CHRIS@ENERGLO24.US

PROJECT INFORMATION

PROJECT ADDRESS 815 ANGELUS PLACE,

VENICE, CA 90291

SCOPE OF WORK  NEW 2-STORY SINGLE FAMILY DWELLING

WITH ATTACHED GARAGE

ASSESSORS PARCEL NUMBER 4237015014

LEGAL DESCRIPTION LOT 14, VENICE OF AMERICA EXTENSION,

M B 7-140

JURISDICTIONS CITY OF LOS ANGELES

COMMUNITY PLAN AREA VENICE

SPECIFIC PLAN AREA LOS ANGELES COASTAL TRANSPORTATION

CORRIDOR

VENICE COASTAL ZONE

ZONING R2-1 - LOW MEDIUM I RESIDENTIAL

USE / OCCUPANCY RESIDENTIAL SINGLE FAMILY R3

TYPE OF CONSTRUCTION   TYPE V-B

FIRE SPRINKLERS NO

PARKING 2 GARAGE + 1 TANDEM

HEIGHT OF STRUCTURE 25'-0" FLAT PORTION OF ROOF

26'-0" SLOPED PORTION OF ROOF

30'-8"  ROOF ACCESS STRUCTURE

NUMBER OF STORIES 2

LOT AREA 4,200.2 SF

EXISTING FLOOR AREA 950.7 SF (TO BE DEMOLISHED)

NEW AREA 1ST FLOOR 1,456 SF

NEW AREA 2ND FLOOR 1,961 SF

NEW AREA ROOF ACCESS 19.3 SF

NEW AREA GARAGE 393 SF

NEW AREA ROOF DECK 679 SF

TOTAL AREA (ZONING CODE) 1,456 + 1,961 + 19.3 = 3,436.3 SF

TOTAL AREA (SCHOOL FEE) 1,557.6 + 2,076.3 + 25.4 = 3,659.3 SF

SYMBOLS VICINITY MAP
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CITY OF LA GENERAL NOTES (CONT)

GRADING AND FOUNDATION (CONT)

6. PROVIDE CORROSION RESISTANT WEEP SCREED BELOW THE STUCCO A MINIMUM OF 4" ABOVE EARTH OR 2" ABOVE

PAVED AREA. (LARC SECTION R703.6.2.1, LABC SECTION 2512.1.2)

7. PROVIDE RAIN GUTTERS AND CONVEY RAIN WATER TO THE STREET.(LARC R903.4, LABC 1503.4.1, 7013.9)

8. LOTS SHALL BE GRADED TO DRAIN SURFACE WATER AWAY FROM FOUNDATION WALLS WITH A MINIMUM FALL OF 6

INCHES WITHIN THE FIRST 10 FEET (R401.3).

ZONING NOTES

1. A/C UNITS AND WATER HEATERS ARE NOT ALLOWED IN THE REQUIRED SIDE YARDS AND FRONT YARD UNLESS

SPECIFICALLY ALLOWED BY EXCEPTION PER INFORMATION BULLETIN P/ZC 2002-006.

SPECIAL HAZARDS

1. GLAZING IN THE FOLLOWING LOCATIONS SHALL BE SAFETY GLAZING CONFORMING TO THE HUMAN IMPACT LOADS

OF SECTION R308.3 (SEE EXCEPTIONS) (R308.4):

A. FIXED AND OPERABLE PANELS OF SWINGING, SLIDING AND BI-FOLD DOOR ASSEMBLIES

B. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL ADJACENT TO A DOOR WHERE THE NEAREST

VERTICAL EDGE IS WITHIN A 24-INCH ARC OF EITHER VERTICAL EDGE OF THE DOOR IN A CLOSED POSITION AND

WHOSE BOTTOM EDGE IS LESS THAN 60 INCHES ABOVE THE FLOOR OR WALKING SURFACE.

C. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL THAT MEETS ALL OF THE FOLLOWING CONDITIONS: 1)

EXPOSED AREA OF AN INDIVIDUAL PANE GREATER THAN 9 SQUARE FEET.

2) BOTTOM EDGE LESS THAN 18 INCHES ABOVE THE FLOOR.

3) TOP EDGE GREATER THAN 36 INCHES ABOVE THE FLOOR.

4) ONE OR MORE WALKING SURFACES WITHIN 36 INCHES HORIZONTALLY OF THE GLAZING.

D. GLAZING IN RAILINGS.

E. GLAZING IN ENCLOSURES FOR OR WALLS FACING HOT TUBS, WHIRLPOOLS, SAUNAS, STEAM ROOMS,

BATHTUBS AND SHOWERS WHERE THE BOTTOM EDGE OF THE GLAZING IS LESS THAN 60 INCHES MEASURED

VERTICALLY ABOVE ANY STANDING OR WALKING SURFACE.

G. GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 36 INCHES ABOVE THE PLANE

OF THE ADJACENT WALKING SURFACE OF STAIRWAYS, LANDINGS BETWEEN FLIGHTS OF STAIRS AND RAMPS.

H. GLAZING ADJACENT TO THE LANDING AT THE BOTTOM  OF THE STAIRWAYS WHERE THE GLAZING IS LESS

THAN 36 INCHES ABOVE THE LANDING AND WITHIN 60 INCHES HORIZONTALLY OF THE BOTTOM TREAD.

2. EACH LIGHT OF SAFETY GLAZING MATERIAL INSTALLED IN HAZARDOUS LOCATIONS SHALL BE IDENTIFIED BY A

PERMANENT LABEL THAT SPECIFIES THE LABELER, AND STATES THAT SAFETY GLAZING MATERIAL HAS BEEN UTILIZED

IN SUCH INSTALLATIONS.

3. UNIT SKYLIGHTS SHALL BE LABELED BY A LA CITY APPROVED LABELING AGENCY. SUCH LABEL SHALL STATE THE

APPROVED LABELING AGENCY NAME, PRODUCT DESIGNATION AND PERFORMANCE GRADE RATING (RESEARCH

REPORT NOT REQUIRED). (R308.6.9)

4. AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS LINE ON THE DOWN STREAM

SIDE OF THE UTILITY METER AND BE RIGIDLY CONNECTED TO THE EXTERIOR OF THE BUILDING OR STRUCTURE

CONTAINING THE FUEL GAS PIPING.”(PER ORDINANCE 170,158) (SEPARATE PLUMBING PERMIT IS REQUIRED)

5. WATER HEATER MUST BE STRAPPED TO WALL. (SEC. 507.3, LAPC)

6. SMOKE DETECTORS SHALL BE PROVIDED FOR ALL DWELLING UNITS INTENDED FOR HUMAN OCCUPANCY, UPON THE

OWNER’S APPLICATION FOR A PERMIT FOR ALTERATIONS, REPAIRS, OR ADDITIONS, EXCEEDING ONE THOUSAND

DOLLARS ($1,000). (R314.6.2)

7. AN APPROVED SMOKE ALARM SHALL BE INSTALLED IN EACH SLEEPING ROOM & HALLWAY OR AREA GIVING ACCESS

TO A SLEEPING ROOM, AND ON EACH STORY AND BASEMENT FOR DWELLINGS WITH MORE THAN ONE STORY. SMOKE

ALARMS SHALL BE INTERCONNECTED SO THAT ACTUATION OF ONE ALARM WILL ACTIVATE ALL THE ALARMS WITHIN

THE INDIVIDUAL DWELLING UNIT. IN NEW CONSTRUCTION SMOKE ALARMS SHALL RECEIVE THEIR PRIMARY POWER

SOURCE FROM THE BUILDING WIRING AND SHALL BE EQUIPPED WITH BATTERY BACK UP AND LOW BATTERY SIGNAL.

(R314)

8. AN APPROVED CARBON MONOXIDE ALARM SHALL BE INSTALLED IN DWELLING UNITS AND IN SLEEPING UNITS

WITHIN WHICH FUEL-BURNING APPLIANCES ARE INSTALLED AND IN DWELLING UNITS THAT HAVE ATTACHED GARAGES.

CARBON MONOXIDE ALARM SHALL BE PROVIDED OUTSIDE OF EACH SEPARATE DWELLING UNIT SLEEPING AREA IN

THE IMMEDIATE VICINITY OF THE BEDROOM(S) AND ON EVERY LEVEL OF A DWELLING UNIT INCLUDING BASEMENTS.

(R315)

9. FOR EXISTING POOL ON SITE, PROVIDE AN ALARM FOR DOORS TO THE DWELLING THAT FORM A PART OF THE POOL

ENCLOSURE. THE ALARM SHALL SOUND CONTINUOUSLY FOR A MIN. OF 30 SECONDS WHEN THE DOOR IS OPENED. IT

SHALL AUTOMATICALLY RESET AND BE EQUIPPED WITH A MANUAL MEANS TO DEACTIVATE (FOR 15 SECONDS. MAX.)

FOR A SINGLE OPENING. THE DEACTIVATION SWITCH SHALL BE AT LEAST 54" ABOVE THE FLOOR. (6109 OF LABC)

10. FOR EXISTING POOL ON SITE, PROVIDE ANTI–ENTRAPMENT COVER MEETING THE CURRENT ASTM OR ASME FOR

THE SUCTION OUTLETS OF THE SWIMMING POOL, TODDLER POOL AND SPA FOR SINGLE FAMILY DWELLINGS PER

ASSEMBLY BILL (AB)NO. 2977. (3162B)

11. WHERE A PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS OR ADDITIONS EXCEEDING ONE THOUSAND DOLLARS

($1,000), EXISTING DWELLINGS OR SLEEPING UNITS THAT HAVE ATTACHED GARAGES OR FUEL-BURNING APPLIANCES

SHALL BE PROVIDED WITH A CARBON MONOXIDE ALARM IN ACCORDANCE WITH SECTION R315.2. CARBON MONOXIDE

ALARMS SHALL ONLY BE REQUIRED IN THE SPECIFIC DWELLING UNIT OR SLEEPING UNIT FOR WHICH THE PERMIT WAS

OBTAINED. (R315.2.2)

12. IN COMBUSTIBLE CONSTRUCTION, FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT

OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND

BETWEEN A TOP STORY AND THE ROOF SPACE. (R302.11)

13. SKYLIGHTS AND SLOPED GLAZING SHALL COMPLY WITH SECTION R308.6.

14. IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS USABLE SPACE BOTH ABOVE AND BELOW THE CONCEALED

SPACE OF A FLOOR/CEILING ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE AREA OF THE CONCEALED

SPACE DOES NOT EXCEED 1,000 SQUARE FEET. DRAFTSTOPPING SHALL DIVIDE THE CONCEALED SPACE INTO

APPROXIMATELY EQUAL AREAS. (R302.12)

GENERAL NOTES FOR CONSTRUCTION

1. THESE PLANS AND ALL WORK SHALL COMPLY WITH THE CALIFORNIA BUILDING STANDARDS CODE FOUND IN STATE

OF CALIFORNIA TITLE 24 CCR AS AMENDED AND ADOPTED BY THE LOCAL JURISDICTION.

2. CONTRACTOR SHALL VISIT THE BUILDING SITE BEFORE BIDDING THIS PROJECT. ANY DISCREPANCIES BETWEEN THE

CONSTRUCTION DOCUMENTS AND SITE OBSERVATIONS SHALL BE BROUGHT TO THE ARCHITECT'S ATTENTION PRIOR

TO THE BID AGREEMENT.

3. CONTRACTOR SHALL CONSULT WITH THE OWNER AND ARCHITECT REGARDING SCHEDULING OF WORK.

CONTRACTOR SHALL SUBMIT CONSTRUCTION SCHEDULE TO OWNER FOR APPROVAL BEFORE START OF

CONSTRUCTION ACTIVITIES.

4. CHANGES TO THE APPROVED DRAWINGS AND SPECIFICATIONS SHALL BE MADE BY ADDENDA OR CHANGE ORDER.

5. SHOP DRAWINGS AND CUT SHEETS SHALL BE SUBMITTED FOR ALL COMPONENTS OF NEW WORK PRIOR TO

FABRICATION AND/OR INSTALLATION.  SHOP DRAWINGS SHALL BE OF A SCALE AT WHICH COMPONENTS CAN BE

IDENTIFIED.

6. THE CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS, GRADES AND CONDITIONS ON THE

JOB.

7. CONSTRUCTION DOCUMENTS ARE NOT TO BE SCALED. USE WRITTEN DIMENSIONS AND GRADES. FIELD VERIFY ALL

DIMENSIONS.  WHERE NO DIMENSION OR GRADE IS PROVIDED, CONSULT WITH THE ARCH. FOR CLARIFICATION

BEFORE PROCEEDING W/ THE WORK.

8. ALL NOTES ARE TYPICAL FOR SIMILAR CONDITIONS WHICH MAY NOT BE NOTED.

9. CONTRACTOR SHALL TAKE ALL PRECAUTIONARY MEASURES TO PROTECT EXISTING PIPELINES AND UTILITIES THAT

ARE TO REMAIN IN SERVICE. CONTRACTOR SHALL VERIFY THAT THOSE PIPELINES AND UTILITIES TO BE REMOVED

HAVE BEEN DISCONNECTED, SHUT DOWN OR ABANDONED PRIOR TO ATTEMPTING REMOVAL OR DEMOLITION IN A

MANNER TO AVOID ANY DISRUPTION OF EXISTING FACILITIES.

10. LOCATIONS OF STRUCTURES, UNDERGROUND PIPELINES AND UTILITIES WERE OBTAINED FROM AVAILABLE

RECORDS. THE CONTRACTOR SHALL FIELD VERIFY THE LOCATIONS AND ELEVATIONS OF ALL PIPELINES AND UTILITIES

BEFORE COMMENCING DEMOLITION, EARTHWORK, OR CONSTRUCTION WORK.

11. ALL DAMAGE DONE TO ABOVE GROUND EXISTING CONSTRUCTION AS A RESULT OF DEMOLITION OR INSTALLATION

SHALL BE COMPLETELY REPAIRED BY CONTRACTOR AT NO COST TO OWNER. REPAIRED WORK SHALL MATCH

EXISTING CONSTRUCTION.

12.  PRODUCTS STORED FOR USE IN CONSTRUCTION SHALL BE STORED IN A MANNER SUCH THAT NO MATERIALS ARE

DAMAGED AND PUBLIC SAFETY IS MAINTAINED.

13. ALL TESTS AND INSPECTIONS SHALL CONFORM TO THE LATEST EDITION OF THE CALIFORNIA CODE OF

REGULATIONS, TITLE 24, AND C.B.C. 2001.

14. ALL WORK, INCLUDING REMOVAL OF EXISTING WORK, SHALL BE PERFORMED IN A MANNER THAT MINIMIZES THE

AMOUNT OF NOISE, DUST, TRAFFIC AND/OR OTHER FORMS OF DISTURBANCES IN COMPLIANCE WITH ALL APPLICABLE

CODES AND ORDINANCES, SO THAT THE PUBLIC IS SUBJECTED TO AS LITTLE DISRUPTION AS REASONABLY POSSIBLE.

CITY OF LA GENERAL NOTES

GENERAL

1. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR AND UNOBSTRUCTED ACCESS TO ANY WATER OR

POWER DISTRIBUTION FACILITY (POWER POLES, PULL-BOXES, TRANSFORMERS, VAULTS, PUMPS, VALVES, METERS,

APPURTENANCES, ETC.) OR TO THE LOCATION OF THE HOOK-UP. THE CONSTRUCTION SHALL NOT BE WITHIN TEN

FEET OF ANY POWER LINES -WHETHER OR NOT THE LINES ARE LOCATED ON THE PROPERTY. FAILURE TO COMPLY

MAY CAUSE CONSTRUCTION DELAYS AND/OR ADDITIONAL EXPENSES.

2. OBTAIN PERMITS FROM PUBLIC WORKS PRIOR TO CONSTRUCTION FOR:

A. TEMPORARY PEDESTRIAN PROTECTION AS REQUIRED BY LABC SECTION 3306.

B. FOR ANY CONSTRUCTION NEAR ANY STREET OR PUBLIC AREA.

3. OUTLETS ALONG WALL COUNTER SPACE, ISLAND AND PENINSULA COUNTER SPACE IN KITCHENS SHALL HAVE A

MAXIMUM SPACING OF 48". (210-52 NEC)

4. THE FIRST LIGHT IN THE NEW AND REMODELED BATHROOMS AND KITCHEN SHALL BE AN ENERGY

EFFICIENT LIGHT MEETING A MINIMUM OF 40 LUMENS PER WATT (E.G. FLUORESCENT LAMP). (T-24, SEC. 130(B) &

150(K))

5. EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED WITH NATURAL LIGHT BY MEANS OF

EXTERIOR GLAZED OPENINGS IN ACCORDANCE WITH SECTION R303.1 OR SHALL BE PROVIDED WITH ARTIFICIAL

LIGHT THAT IS ADEQUATE TO PROVIDE AN AVERAGE ILLUMINATION OF 6 FOOT-CANDLES OVER THE AREA OF THE

ROOM AT A HEIGHT OF 30 INCHES ABOVE THE FLOOR LEVEL. (R303.1)

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

7. PLUMBING FIXTURES ARE REQUIRED TO BE CONNECTED TO A SANITARY SEWER OR TO AN APPROVED SEWAGE

DISPOSAL SYSTEM (R306.3)

8. KITCHEN SINKS, LAVATORIES, BATHTUBS, SHOWERS, BIDETS, LAUNDRY TUBS AND WASHING MACHINE OUTLETS

SHALL BE PROVIDED WITH HOT AND COLD WATER AND CONNECTED TO AN APPROVED WATER SUPPLY (R306.4)

9. AUTOMATIC GARAGE DOOR OPENERS, IF PROVIDED, SHALL BE LISTED IN ACCORDANCE WITH UL 325. (R309.4)

10. A MINIMUM OF 50 PERCENT OF THE NONHAZARDOUS CONSTRUCTION AND DEMOLITION WASTE SHALL BE

RECYCLE AND/OR SALVAGE FOR REUSE IN ACCORDANCE WITH CALIFORNIA GREEN BUILDING STANDARDS CODE,

CHAPTER 4 DIVISION 4.4. (R324)

11. FINISH MATERIALS INCLUDING ADHESIVES, SEALANTS, CAULKS, PAINTS AND COATING, AEROSOL PAINTS AND

SYSTEMS AND COMPOSITE WOOD PRODUCTS SHALL MEET THE VOLATILE ORGANIC COMPOUND (VOC) EMISSION

LIMITS IN ACCORDANCE WITH THE CALIFORNIA GREEN BUILDING STANDARDS CODE, CHAPTER 4 DIVISION 4.5. (R330)

12. WHEN A VAPOR RETARDER IS REQUIRED, A CAPILLARY BREAK SHALL BE INSTALLED IN ACCORDANCE WITH THE

CALIFORNIA GREEN BUILDING STANDARDS CODE, CHAPTER 4, DIVISION 4.5. (R506.2.3.1)

13. ANNULAR SPACE AROUND PIPES, ELECTRIC CABLES, CONDUITS OR OTHER OPENINGS IN BOTTOM/SOLE PLATES

AT EXTERIOR WALLS SHALL BE PROTECTED AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS IN

ACCORDANCE WITH THE CALIFORNIA GREEN BUILDING STANDARDS CODE, CHAPTER 4, DIVISION 4.4. (R602.3.4.1)

14. PROTECTION OF WOOD AND WOOD BASED PRODUCTS FROM DECAY SHALL BE PROVIDED IN THE LOCATIONS

SPECIFIED PER SECTION R317.1 BY THE USE OF NATURALLY DURABLE WOOD OR WOOD THAT IS PRESERVATIVE

TREATED IN ACCORDANCE WITH AWPA U1 FOR THE SPECIES, PRODUCT, PRESERVATIVE AND END USE.

PRESERVATIVES SHALL BE LISTED IN SECTION 4 OF AWPA U1.

15. PROVIDE ANTI -GRAFFITI FINISH WITHIN THE FIRST 9 FEET, MEASURED FROM GRADE, AT EXTERJIROR WALLS AND

DOORS. EXCEPTION: MAINTENANCE OF BUILDING AFFIDAVIT IS RECORDED BY THE OWNER TO COVENANT AND

AGREE WITH THE CITY OF LA TO REMOVE ANY GRAFFITI WITHIN 7 DAYS OF THE  GRAFFITI BEING APPLIED.

16. HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68°F AT A POINT 3 FEET ABOVE

THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE ROOMS AT THE DESIGN TEMPERATURE. (R303.9)

17. DAMPPROOFING, WHERE REQUIRED, SHALL BE INSTALLED WITH MATERIALS AND AS REQUIRED IN SECTION

R406.1.

18. VEHICULAR ACCESS DOORS SHALL COMPLY WITH SECTION R612.4.

19. BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR APPROVED BUILDING

IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND VISIBLE FROM THE STREET OR ROAD

FRONTING THE PROPERTY. (R319.1)

20. THE SPRINKLER SYSTEM SHALL BE APPROVED BY PLUMBING DIVISION PRIOR TO INSTALLATION.

BATHROOMS

1. ALL SHOWER ENCLOSURES, REGARDLESS OF SHAPE, SHALL HAVE A MINIMUM FINISHED INTERIOR AREA OF NOT

LESS THAN 1024 SQUARE INCHES (0.66 M2) AND SHALL BE CAPABLE OF ENCOMPASSING A30 INCH DIAMETER (0.76 M)

CIRCLE. THE MINIMUM AREA AND DIMENSIONS SHALL BE MAINTAINED TO A POINT 70 INCHES (1.8 M) ABOVE THE

SHOWER DRAIN OUTLET. (PLUMBING CODESECTION 410.4)

2. BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH A SHOWERHEAD, AND SHOWER COMPARTMENTS

SHALL BE FINISHED WITH A NONABSORBENT SURFACE. SUCH WALL SURFACES SHALL EXTEND TO A HEIGHT OF NOT

LESS THAN 6 FEET ABOVE THE FLOOR (R307.2).

3. PROVIDE ULTRA LOW FLUSH WATER CLOSETS FOR ALL NEW CONSTRUCTION. EXISTING SHOWER HEADS AND

TOILETS MUST BE ADAPTED FOR LOW WATER CONSUMPTION.

4. A MIN 12" SQ. ACCESS PANEL TO THE BATHTUB TRAP SLIP JOINT CONNECTION IS REQUIRED.(PLUMBING CODE

SECTION 405.2)

LAUNDRY ROOM

1. CLOTHES DRYER(S) LOCATED IN AN AREA THAT IS HABITABLE OR CONTAINING FUEL BURNINGAPPLIANCES SHALL

BE EXHAUSTED TO THE OUTSIDE OR TO AN AREA WHICH IS NOT HABITABLE AND DOES NOT CONTAIN OTHER FUEL

BURNING APPLIANCES (BUT NOT BENEATH THE BUILDING OR IN THE

ATTIC AREA). (M.C. 504.3.1)

2. A 4" CLOTHES DRYER MOISTURE EXHAUST DUCT IS LIMITED TO A 14 FEET LENGTH WITH TWO ELBOWS FROM THE

CLOTHES DRYER TO THE POINT OF TERMINATION. REDUCE THIS LENGTH BY 2 FEET FOR EVERY ELBOW IN EXCESS OF

2. (M.C. 504.3.2, M.C. 908)

MEANS OF EGRESS

1. PROVIDE 32" WIDE DOORS TO ALL INTERIOR ACCESSIBLE ROOMS WITHIN A DWELLING UNIT.(LARC SECTION R311.2,

LABC SECTION 6304.1)

2. PROVIDE EMERGENCY EGRESS FROM SLEEPING ROOMS. MIN.- 24" CLEAR HT, 20" CLEAR WIDTH, 5.7 SQ.FT. MIN.

AREA. (LARC SECTION R310, LABC SECTION 1029)

3. OCCUPIED ROOFS SHALL BE PROVIDED WITH EXITS AS REQUIRED FOR STORIES.

GRADING AND FOUNDATION

1. IF ADVERSE SOIL CONDITIONS ARE ENCOUNTERED, A SOILS INVESTIGATION REPORT MAY BE REQUIRED. (LARC

SECTION R401.4)

2. FOUNDATION AND FLOOR SLABS SHALL CONFORM TO THE FOLLOWING OR THE RECOMMENDATION OF AN

APPROVED SOILS REPORT :

A. DEPTH OF FOOTINGS BELOW THE NATURAL AND FINISHED GRADES SHALL NOT BE LESS THAN 24 INCHES

FOR EXTERIOR AND 18 INCHES FOR INTERIOR FOOTINGS.

B. EXTERIOR WALLS AND INTERIOR BEARING WALLS SHALL BE SUPPORTED ON CONTINUOUS 

FOOTINGS.

C. FOOTINGS SHALL BE REINFORCED WITH A MINIMUM 4 - ½ -INCH DIAMETER DEFORMED REINFORCING BARS.

TWO BARS SHALL BE PLACED WITHIN 4 INCHES OF THE BOTTOM OF THE FOOTING AND TWO BARS WITHIN 4

INCHES OF THE TOP OF THE FOOTINGS.

D. THE SOIL BELOW AN INTERIOR CONCRETE SLAB SHALL BE SATURATED WITH MOISTURE TO A DEPTH OF 18

INCHES PRIOR TO PLACING THE CONCRETE.

E. CONCRETE FLOOR SLABS ON GRADE SHALL BE PLACED ON A 4" FILL OF COARSE AGGREGATE OR ON A

MOISTURE BARRIER MEMBRANE. THE SLABS SHALL BE AT LEAST 3½ INCH THICK AND SHALL BE REINFORCED

WITH #4 REBARS AT 16 INCH ON CENTER IN BOTH DIRECTIONS.

3. CONCRETE SLABS ON EXPANSIVE SOIL, COMPACTED FILL OR SLOPES OVER 1:10 SHALL BE PLACED ON A 4-INCH

FILL OF COARSE AGGREGATE OR ON A 2" SAND BED COVERED MOISTURE BARRIER MEMBRANE. THE SLABS SHALL BE

AT LEAST 3-1/2 INCHES THICK AND REINFORCED WITH #4 BARSSPACED AT INTERVALS NOT EXCEEDING 16 INCHES ON

CENTER EACH WAY. (LABC SECTION 1808.6 , LARC SECTION R403.1.8, R506.1)

4. PROVIDE UNDER-FLOOR NET VENTILATION OPENING SIZE AND LOCATIONS EQUAL TO 1 SQ. FT. FOR EACH 150 SQ.

FT. OF UNDER FLOOR AREA AND AN ACCESS OPENING THROUGH THE FLOOR (18” X 24” MIN) OR AN OPENING

THROUGH A PERIMETER WALL NOT LESS THAN (16” X 24” MIN).

(LARC R408, LABC SECTION 2304.11.9, 1203.3)

5. OPENINGS SHALL BE AS CLOSE TO CORNERS AS PRACTICABLE AND SHALL PROVIDE CROSS VENTILATION

ALONG THE LENGTH OF AT LEAST TWO OPPOSITE SIDES. OPENING SHALL HAVE 1/4 INCH

CORROSIONRESISTANT METAL MESH COVERING. (LABC SECTION 1203.3, LARC R408.2)
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Fiscal Impact Statement:  There is no General Fund impact as administrative costs are recovered through 
fees. 
 
Effective Date/Appeals: The action by the West Los Angeles Area Planning Commission on this matter is 
final and effective upon the mailing date of this determination and is the final appeal procedure within the 
appeal structure in the City of Los Angeles.  
 
California Coastal Commission/Appeals: Pursuant to Section 12.20.2 I of the Los Angeles Municipal 
Code, the Area Planning Commission’s action shall be deemed final only after 20 working days have 
expired from the date this decision letter is deemed received by the Executive Officer of the California 
Coastal Commission and provided that a timely, valid appeal is not taken by the California Coastal 
Commission within said time frame. The proposed development is in the single-permit jurisdiction area. 
This Coastal Development Permit shall be subject to revocation as provided in Section 12.20.2 J of the Los 
Angeles Municipal Code. 
 
Notice:  An appeal of the CEQA clearance for the Project pursuant to Public Resources Code Section 
21151(c) is only available if the Determination of the non-elected decision-making body (e.g., ZA, AA, APC, 
CPC) is not further appealable to a City appellate body and the decision is final. The applicant is advised 
that any work undertaken while the CEQA clearance is on appeal is at his/her/its own risk and if the appeal 
is granted, it may result in (1) voiding and rescission of the CEQA clearance, the Determination, and any 
permits issued in reliance on the Determination and (2) the use by the City of any and all remedies to return 
the subject property to the condition it was in prior to issuance of the Determination. 
 
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. 
 
 
Attachments:  Planning Director’s Determination dated February 26, 2021, Interim Appeal Filing 

Procedures  
 
 c:   Juliet Oh, Senior City Planner   
  Elizabeth Gallardo, City Planner 
  Kevin Fulton, Planning Assistant  
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February 26, 2021 

Applicant 
Donald L. Popkes & Allison M. 
Fister 
8101 Tuscany Ave 
Pia ya Del Rey, CA 90293 

Representative/Architect 
Laura Donovan 
Laura Donovan Architecture 
1022 Amoroso Place 
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MAYOR 

DIRECTOR'S DETERMINATION 

EXECUTIVE OFFICES 
200 N. SPRING STREET, ROOM 525 
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(213) 978-1271 

VINCENT P. BERTONI, AICP 
DIRECTOR 

KEVIN J. KELLER, AICP 
EXECUTIVE OFFICER 

SHANA M.M. BONSTIN 
DEPUTY DIRECTOR 

ARTHI L VARMA, AICP 
DEPUTY DIRECTOR 

LISA M. WEBBER, AICP 
DEPUTY DIRECTOR 

VACANT 
DEPUTY DIRECTOR 

Case No. DIR-2019-5903-CDP-MEL 
CEQA: ENV-2019-5904-CE 

Related Case(s): ADM-2020-2950-VSO 
Location: 815 East Angelus Place 

Council District: 11 - Mike Bonin 
Neighborhood Council Venice Neighborhood Council 
Community Plan Area: Venice 

Specific Plan: Venice Coastal Zone
Southeast Venice Subarea 

Land Use Designation: Low Medium I Residential 
Zone: R2-1 

Legal Description: Lot 14, Block B, Venice of America 
Extension Tract 

Last Day to File an Appeal: March 12, 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 15303 (Class 3), 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, I have reviewed the proposed 
project and as the designee of the Director of Planning, I hereby: 

Approve a Coastal Development Permit authorizing the demolition of a single-family dwelling and 
the construction of a new, two-story, 3,437 square foot, single-family dwelling with an attached 
garage, roof deck, and a swimming pool. The project provides a total of three (3) parking spaces and 
is located in the Single Permit Jurisdiction area of the Coastal Zone; and 

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

Approve a Mello Act Compliance Review for the demolition of one (1) Residential Unit and the 
construction of one (1) new Residential Unit in the Coastal Zone. 
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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. Density. One single-family dwelling shall be constructed. 

4. Height. The development shall be limited to a maximum height of 25 feet for flat portions of the roof 
and 30 feet for varied rooflines (slope greater than 2: 12), measured from the midpoint of the centerline 
of Angelus Place. Any portion of the roof that exceeds 25 feet shall be set back from the required 
front yard at least one foot in depth for every foot in height above 25 feet. The proposed single-family 
dwelling shall have a maximum flat roofline height of 25 feet and a maximum varied roofline height of 
26 feet and shall be set back a minimum of one foot from the required front yard, as shown in Exhibit 
A. 

5. Parking and Access. As shown in "Exhibit A" and as approved by the Department of Building and 
Safety, the project shall provide a minimum of three parking spaces, all vehicle access shall be from 
the alley. 

6. Roof Structures. Roof Access Structures shall not exceed the Flat Roof height limit by more than 
ten feet regardless of roof type and shall not exceed 100 square feet as measured from the outside 
walls. Chimneys, exhaust ducts, ventilation shafts and other similar devices essential for building 
function may exceed the height limit by a maximum of five feet. 

7. Roof Deck. Railings used on the proposed rooftop deck, exceeding the maximum building height of 
25 feet, shall be of an open design and shall be limited to a height of 42 inches. 

8. No deviations from the Venice Coastal Specific Plan have been requested or approved herein. All 
applicable provisions of the Venice Coastal Specific Plan Specific Plan shall be complied with, as 
further noted in ADM-2020-2950-VSO. 

9. 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. 

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

11 . 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. 

12. 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. 

DIR-2019-5903-CDP-MEL Page 2 of 15 
California Coastal Commission 

A-5-VEN-22-0007 
Exhibit 3 

Page 4 of 19



13. 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. 

14. 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. 
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 

15. 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. 

16. 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. 

17. 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. 

18. 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. 

19. 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. 

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

21. 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, 
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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 
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 is located on a relatively flat, rectangular through lot with a width of 40 feet and depth of 
105 feet, resulting in a total lot area of 4,200 square-feet. The property fronts East Angelus Place to the 
southeast and abuts an unnamed alley at the rear of the lot. The project site is zoned R2-1 and designated 
for Low Medium I Residential land uses in the Venice Community Plan area. The lots along this block of 
East Angelus Place are also zoned R2-1 and developed with single and multi-family dwellings ranging 
from one to two-stories in height. The adjacent streets in every direction are also zoned R2-1 and 
improved with a mix of single and multi-family dwellings. The project site is located within the Los Angeles 
Coastal Transportation Corridor, Venice Coastal Zone Specific Plan (Southeast Venice Subarea), and 
the Single Permit Jurisdiction of the California Coastal Zone. The project site is also in a Liquefaction 
Zone and within 5.5 kilometers from the Santa Monica Fault. The site is currently improved with a one
story single-family dwelling constructed in 1924. 

The applicant is requesting a Coastal Development Permit authorizing the demolition of a single-family 
dwelling and the construction of a new two-story, 3,437 square-foot single-family dwelling with an 
attached garage, roof deck, and a swimming pool. The project provides a total of three onsite parking 
spaces. In addition, the project is subject to review for compliance with the Mello Act. 

Angelus Place is a designated Local Street with a right-of-way of 60 feet and a roadway width of 36 feet; 
the actual right-of-way width is 40 feet with a roadway width of 24 feet. Angelus Place is improved with 
an asphalt roadway, trees, curb, gutter, and sidewalk. 

Alley (Unnamed) has a right-of-way width and roadway width of 14 feet. Vehicle access to the proposed 
garage is provided from the alley. 

Previous zoning related actions on the site include: 

ADM-2020-2950-VSO - On June 12, 2020, Planning Staff reviewed the proposed project for 
compliance with the Venice Coastal Zone Specific Plan and completed a Venice Sign-Off. 

Previous zoning related actions in the area include: 

DIR-2017-1563-CDP-MEL - On July 30, 2019, the Director of Planning approved a Coastal 
Development Permit and Mello Act Compliance Review authorizing the demolition of an existing 
one-story single-family dwelling and the construction of a new two-story, 3,538 square-foot single
family dwelling. The project provides a total of three parking spaces on site and is located in the 
Single Permit Jurisdiction of the Coastal Zone at 726 West Howard Street. 

DIR-2019-1457-CDP-MEL - On July 25, 2019, the Director of Planning approved a Coastal 
Development Permit and Mello Act Compliance Review authorizing the demolition of an existing 
two-story single family dwelling and the construction of a new two-story, 4,132 square foot single 
family dwelling with a basement, a roof deck, and an attached two-car garage. The project provides 
a total of three parking spaces on site and is located in the Single Permit Jurisdiction of the Coastal 
Zone at 623 East Boccaccio Avenue. 

DIR-2017-407-CDP-MEL - On December 28, 2017 the Director of Planning approved a Coastal 
Development Permit and Mello Act Compliance Review authorizing the demolition of an existing 
single-family dwelling and the construction of a new, two-story, 3,420 square-foot single-family 
dwelling with an attached garage and roof deck. The project provides a total of two parking spaces 
on site and is located in the Single Permit Jurisdiction of the Coastal Zone at 1147 East Harrison 
Avenue. 

DIR-2017-1608-CDP-MEL - On October 23, 2017, the Director of Planning approved a Coastal 
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Development Permit and Mello Act Compliance Review authorizing the demolition of an existing 
single-family dwelling and the construction of a new, two-story, 2,600 square-foot single-family 
dwelling with an attached garage and roof deck. The project provides a total of three parking spaces 
on site and is located in the Single Permit Jurisdiction of the Coastal Zone at 2405 South Boone 
Avenue. 

DIR-2016-2381-CDP-MEL - On March 3, 2017, the Director of Planning approved a Coastal 
Development Permit and Mello Act Compliance Review authorizing the demolition of a single-family 
dwelling and the construction of a new two-story, 3,400 square-foot single-family dwelling with an 
attached two-car garage and roof deck. The project provides a total of three parking spaces on site 
and is located in the Single Permit Jurisdiction of the Coastal Zone at 2325 South Wilson Avenue. 

Public Hearing 

A public hearing was held, by a Hearing Officer (Ira Brown), on June 15, 2020 at 10:00 a.m. In conformity 
with the Governor's Executive Order N-29-20 (March 17, 2020) and due to concerns over COVID-19, the 
Public Hearing was conducted entirely telephonically. The applicant's representative & architect, Laura 
Donovan, spoke during the hearing. 

Ms. Donovan gave an overview of the project's scope of work and elaborated on the proposed single
family dwelling's key design elements. In her presentation, she stated that the project was fully compliant 
with the Venice Coastal Zone Specific Plan and would not seek any exemptions from the zoning code. 
She also stated that the project fit within the character of the surrounding neighborhood. 

Three members of the public called in to voice their opposition to the project. They stated that the project's 
massing was out of scale with the surrounding homes that are predominantly much smaller and voiced 
concerns that the development could reduce the value of their property. One individual claimed that 
approval of a project so out of character with the neighborhood could lead to civil unrest. Additionally, 
concerns were raised about noise during construction and the risk of construction workers spreading 
COVID-19 to residents. Finally, they expressed that the project should be reviewed by the Venice 
Neighborhood Council to allow for more community input. 

The hearing officer asked Ms. Donovan if they had conducted a massing study. She confirmed that they 
had not. Ms. Donovan stated that her team had tried to reach out to the Neighborhood Council but did 
not hear back. She confirmed that they would try again and expressed her willingness to meet with 
neighbors to discus the project. 

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

Correspondence 

Eleven letters opposing the project were received. An additional seven letters were received that inquired 
about aspects of the project or requested to be added to the interested parties list. Many letters echoed 
concerns raised during the public hearing about the project being out of scale with the neighborhood. 
Others stated that allowing a development this size would increase traffic congestion on this block of 
Angelus Place. 

The Venice Neighborhood Council submitted a letter dated September 4, 2020 recommending approval 
of the project as presented. 

DIR-2019-5903-CDP-MEL Page 6 of 15 
California Coastal Commission 

A-5-VEN-22-0007 
Exhibit 3 

Page 8 of 19



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 necessary 
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 proposed project is located in a residential 
neighborhood developed with similar single and multi-family dwellings. The project will demolish 
a single-family dwelling and construct a new two-story, 3,437 square-foot single-family dwelling 
with an attached garage, roof deck, and a swimming pool. The new residential structure will 
maintain connections and access to all public services required for residential uses, including 
water and sewage, waste disposal, gas, and electricity. Therefore, the proposed development will 
be adequately serviced and will not have a significant adverse impact on coastal resources. 

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 subject property is located on a relatively flat parcel one (1) mile from 
the Pacific Shoreline. The proposed project will demolish a single-family dwelling and construct a 
new two-story, 3,437 square-foot single-family dwelling with an attached garage, roof deck, and 
a swimming pool. The project observes the maximum flat roof line height (25 feet) while the 
maximum varied roofline height (26 feet) is four (4) feet below the limit (30 feet). It is compliant 
with all other pertinent development regulations for the R2-1 zone and Venice Coastal Zone 
Specific Plan. There are 25 lots on this block of Angelus Place (bounded by Grandview Avenue 
and Oakwood Avenue), excluding the subject property. These lots are improved with single and 
multi-family dwellings, of which twenty (20) are one-story, two (2) are two-story, and three (3) 
have a partial second story. Both dwellings with a full second story are located nearby the subject 
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site at 819 & 818 East Angelus Place respectively. The existing dwellings on the block feature a 
diverse range of architectural styles and massing. Other common design elements include varied 
rooflines and decorative walls along the lot frontage . The proposed project exceeds the required 
front-yard setback and includes a varied roofline and decorative wall along the lot frontage. The 
varied roofline and transparent fa9ade help break up the massing, while the wood framing along 
part of the fa9ade adds visual interest, color, and texture. As such, the proposed project will be 
visually compatible with the character of the surrounding community and is designed and sited to 
protect views to and along the ocean. 

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 one (1) mile from the Pacific Shoreline and 
3,462 feet from the Venice Canals. The project is limited to the subject property, providing 
adequate parking for the proposed dwelling unit; three on-site parking spaces. No improvements 
are proposed or required within the right-of-way, and the project will not obstruct access to or from 
the site. No permanent structures would be placed within the public right-of-way and public access 
to the coast would 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 project site is not located on a bluff or cliff but 
is located in a Liquefaction Zone. It is also located within 5.5 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 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 
is located in an urbanized residential neighborhood one (1) mile from the Pacific Shoreline. 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 
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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. 

As discussed, the project consists of the demolition of a single-family dwelling and the 
construction of a new 3,437 square foot, two-story single-family dwelling with an attached garage, 
roof deck, and a swimming pool. A total of three onsite parking spaces are provided. The subject 
site is within the Southeast Venice subarea of the Venice Coast Zone Specific Plan. It is zoned 
R2-1 and designated for Low Medium I Residential land uses. The proposed project is consistent 
with the following policies of the Land Use Plan: 

Policy I .A.1 identifies general residential development standards regarding roof access structures 
and lot consolidation restrictions. No lot consolidation is proposed. The proposed roof access 
structure meets all requirements for roof access structures. 

Policy I.A. includes development standards for projects in areas designated for Multi-family 
Residential - Low Medium I Density; the standards address use, density, yards, and height for 
the Southeast Venice Subarea. The project proposes the demolition of a single-family dwelling 
and the construction of a new single-family dwelling, with a maximum height of 24 feet - 4 inches. 
The project is consistent with the residential uses and density allowed in the R2-1 Zone and the 
maximum height for structures located in the Southeast Venice Subarea. The project provides a 
21-foot front yard, a 15-foot rear yard, and 4-foot side yards, consistent with the requirements of 
the R2 zone and the existing scale and character of the neighborhood. 

Policy I1.A.3. outlines the Parking Requirements for the project: single-family dwellings on lots 35 
feet or more in width if adjacent to an alley are required to provide three parking spaces. The 
subject site has a width of 40 feet and will provide three parking spaces for the single-family 
dwelling. 

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 
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Interpretative Guidelines, the guidelines are intended to be used "in a flexible manner with 
consideration for local and regional conditions, individual project parameters and constraints, and 
individual and cumulative impacts on coastal resources. In addition to the Regional Interpretative 
Guidelines, the policies of Venice Local Coastal Program Land Use Plan (the Land Use Plan was 
certified by the Coastal Commission on June 14, 2001) have been reviewed and considered. 

The project consists of the demolition of a single-family dwelling and the construction of a new 
3,437 square foot, two-story single-family dwelling As discussed, the project consists of the 
demolition of a single-family dwelling and the construction of a new 3,437 square foot, two-story 
single-family dwelling with an attached garage, roof deck, and a swimming pool. The Regional 
Interpretive Guidelines have been reviewed and the proposed project is consistent with the 
requirements for the Southeast 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 consists of the demolition of a single-family dwelling and the construction of a new 3,437 
square foot, two-story single-family dwelling, providing three 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 September 2020, the Coastal Commission approved a Coastal Development permit for the 
construction of a new three-story, 33.8-foot high, 4,827 square-foot single-family residence with 
a 530 square-foot accessory dwelling unit and three on-site parking spaces on a 3,545 square
foot vacant canal-front lot, located at 3819 Via Dolce (Application No. 5-19-1167). 

In March 2020, the Coastal Commission approved a Coastal Development Permit for the 
substantial demolition, major renovation of, and 1,724-square foot net addition to, an 
approximately 1,128 square foot, 20.3 foot high, one-story single family residence resulting in 
an approximately 2,852 square-foot, 28 feet high three-story single family residence with 1,111 
square foot of new deck space, new attached two-car garage, and one additional onsite parking 
stall, 3.5 foot high rooftop guardrails, and hardscape and landscape improvements on a canal
fronting lot. The existing detached two-car garage, topped with a second-story and third-story 
recreation room, is proposed to be demolished. Project includes a request to maintain 
nonconforming front yard setback from the canal as well as encroachments beyond the property 
line adjacent to the canal, located at 441 Sherman Canal (Application No.5-19-0854) 

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 August 2019, the Coastal Commission approved a Coastal Development Permit to authorize 
the demolition of a 2-story, 1,693 square-foot single family residence built circa 1985 and 
construction of a 3-story, 30-foot high, 3,631 square-foot single-family residence with an 
attached 427 square-foot two-car garage and one additional on-site parking space on the 
driveway apron, and a 4 73 square-foot roof deck with 42-inch high railings on an approximately 
2,850 square-foot canal-fronting lot, on a lot located in a Dual Permit Jurisdiction Area of the 
Coastal Zone at 237 Linnie Canal (Application No. 5-19-0233). 
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In June 2019, the Coastal Commission approved a Coastal Development Permit to authorize 
the remodel and 987 square-foot addition to an existing 1,615 square-foot single family 
residence, demolition of an existing 456 square-foot detached garage, and construction of a 
new detached 688 square-foot accessory dwelling unit above a 555 square-foot three-car 
garage on a 3,780 square-foot lot, on a lot located in a Dual Permit Jurisdiction Area of the 
Coastal Zone at 17 Jib Street (Application No. 5-19-0129) 

In August 2018, the Coastal Commission approved a Coastal Development Permit to authorize 
the demolition of a 1-story, 700 square-foot single-family dwelling, and the construction of a 2-
story, 24-foot high, approximately 2,878 square-foot single-family dwelling with an attached 2-
car garage and roof deck, on a lot located in a Single Jurisdiction Area of the Coastal Zone at 
2412 Clement Avenue (Application No. A-5-VEN-17-0072). 

In June 2018, the Coastal Commission approved a Coastal Development Permit to authorize 
the demolition of a 756 square-foot single family home on two adjoining residential lots and 
construction of an approximately 24-foot high, 1,560 square-foot, 3-level, single family 
residence with a rooftop deck and attached two-car garage on one 2,011.6 square-foot lot, 
located in a Single Permit Jurisdiction Area of the Coastal Zone at 678 Marr Street (Application 
No. A-5-VEN-17-0044). 

In February 2018, the Coastal Commission approved a Coastal Development Permit to 
authorize the addition to a one-story 1,331 square-foot single-family residence on a 2,650 
square-foot walk-street lot, resulting in a three-story, 28-foot high, 3,075 square-foot single
family residence with a 413 square-foot two-car garage and an 819 square-foot roof-deck with 
a 10-foot high roof access structure, on a lot located in a Dual Jurisdiction Area of the Coastal 
Zone at 16 30th Avenue (Application Nos. 5-17-0695 & A-5-VEN-17-0034 ). 

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 3021 O of the Coastal Act states the following in regards to public access: 

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

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

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

The project site is located one (1) mile from the Pacific Shoreline in a residential neighborhood 
developed with single and multi-family dwellings. It is not located between the nearest public road 
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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, accessed from the alley. 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-2019-5904-CE was prepared for the proposed project consistent 
with the provisions of CEQA. The project consists of the demolition of a single-family dwelling and 
the construction of a new 3,437 square foot, two-story single-family dwelling with an attached 
garage, roof deck, and a swimming pool. A total of three onsite parking spaces are provided. The 
Categorical Exemption prepared for the proposed project is appropriate pursuant to CEQA 
Guidelines Sections 15301 (Class 1) and 15303 (Class 3). 

The Class 1 Categorical Exemption includes demolition and removal of individual small structures: 
(1) One single-family residence. In urbanized areas, up to three single-family residences may be 
demolished under this exemption; (2) A duplex or similar multifamily residential structure. In 
urbanized areas, this exemption applies to duplexes and similar structures where not more than six 
dwelling units will be demolished; (3) A store, motel, office, restaurant, or similar small commercial 
structure if designed for an occupant load of 30 persons or less. In urbanized areas, the exemption 
also applies to the demolition of up to three such commercial buildings on sites zoned for such use; 
(4) Accessory (appurtenant) structures including garages, carports, patios, swimming pools, and 
fences. The project proposes demolition of an existing single-family dwelling. 

The Class 3 Categorical Exemption allows for construction and location of limited numbers of new, 
small facilities or structures; installation of small new equipment and facilities in small structures; 
and the conversion of existing small structures from one use to another where only minor 
modifications are made in the exterior of the structure; this includes one single-family residence, or 
a second dwelling unit in a residential zone, and Accessory (Appurtenant) Structures including 
garages. As previously discussed, the project will construct one new single-family dwelling and a 
new swimming pool. 

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 site is located within a Liquefaction 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 R2-1 and designated Low Medium I Residential use. The proposed development 
of a single-family dwelling will not exceed thresholds identified for impacts to the area (i.e. 
traffic, noise, etc.) and will not result in significant cumulative impacts. 

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

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

7. Demolitions and Conversions (Part 4.0). 

The proposed project includes the demolition of one Residential Unit. A Determination issued by 
the Los Angeles Housing and Community Investment Department (HCIDLA) dated April 22, 2020 
states that the property currently maintains a single-family dwelling. HCIDLA collected data from 
October 2016 through October 2019, utilizing lease agreements and rent checks provided by the 
owners. The determination states that 815 East Angelus Place had an average monthly rent of 
$3,375 - above HCD Land Use Schedule Ts threshold of affordability for a two (2) bedroom unit. 
Therefore, no Affordable Existing Residential Units are proposed for demolition or conversion and 
the applicant is not required to provide any Affordable Replacement Units. 

8. Categorical Exemptions (Part 2.4) Small New Housing Developments. 

The project proposes the construction of one (1) new Residential Unit. Pursuant to Part 2.4.2 of 
the Interim Administrative Procedures, development that consist of nine (9) or fewer Residential 
Units are Small New Housing Developments and are categorically exempt from the lnclusionary 
Residential Unit requirement. Therefore, the proposed development of one {1) new Residential 
Unit is found to be categorically exempt from the lnclusionary Residential Unit requirement for 
New Housing Developments. 
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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 10 working 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:1/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: 

Olf, tor 
Faisal Rob , Principal City Planner 

Reviewed by: 

th Gallard6, City Planner 
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HOUSING+COMMUNITY 

Investment Department 

DATE: April 22, 2020 

TO: Faisal Roble, Principal City Planner 
Los Angeles Department of City Planning 

Eric Garcetti, Mayor 
Rushmore D. Cervantes, General Manager 

FROM: Marites Cunanan, Senior Management Analyst II ~ 
Los Angeles Housing and Community Investment Department 

SUBJECT: Mello Act Determination for 815 East Angelus Place, Venice, CA 90291 

Planning Case#: DIR-2019-5903-CDP-MEL 

Based on information provided by Laura Donovan (Owner Representive) on behalf of Donald L. Popkes, 
II and Allison M. Fister, Husband and Wife as Tenants in Common (Owner), the Los Angeles Housing+ 
Community Investment Department (HCIDLA) has determined that no affordable unit exists at 815 East 
Angelus Place, Venice, CA 90291 (APN 4237-015-014). 

Owner is proposing to demolish the existing single family dwelling and detached garage to construct a new 
single family dwelling with attached garage. On April 22, 2016, Owner acquired the property from Marion 
Deasy, successor Trustee of The John Patrick Dessy Living Trust, U/A dated August 24, 2000. 

Owner has not applied for a Building Permit or Demolition Permit with the Department of Building and 
Safety. 

Section 4.4.3 of the Interim Administrative Procedures for Complying with the Mello Act requires that 
HCIDLA collect tenant income verification documents if available, or monthly housing cost data as 
substitute, for at least the previous three (3) years prior to the date of application with the Department of 
City Planning (DCP). Owner filed an application with DCP on October 10, 2019. Therefore, HCIDLA 
must collect data from October 2016 through October 2019. 

HCIDLA mailed a certified letter to the property on March 17, 2020. HCIDLA did not receive a response 
to the letter. 

Owner provided information through tenant leases and rent checks demonstrating that the property was 
rented throughout the three (3) year lookback period. The total rent collected over the course of the three 
years was $121,500, which is a monthly average of $3,375. The average monthly rent is above HCD Land 
Use Schedule 7's threshold of affordability for a two (2) bedroom unit. It should be noted that bank 
statements were provided that included additional deposits which were unverified because they did not 
include rent checks. 

Based on the information provided, HCIDLA has determined that no affordable unit exists at 815 East 
Angelus Place, Venice, CA 90291 . 

Hil\.1S: 17-124016 
APN: 4237-015-014 
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OPTION 2: Drop off at DSC

An appellant may continue to submit an appeal application and payment at any of the three Development 
Services Center (DSC) locations. City Planning established drop off areas at the DSCs with physical boxes 
where appellants can drop.

City Planning staff will follow up with the Appellant via email and/and or phone to:
 – Confirm that the appeal package is complete and meets the applicable LAMC provisions
 – Provide a receipt for payment

OPTION 1: Online Appeal Portal 
(planning.lacity.org/development-services/appeal-application-online)

Entitlement and CEQA appeals can be submitted online and payment can be made by credit card or 
e-check. The online appeal portal allows appellants to fill out and submit the appeal application directly to 
the Development Services Center (DSC). Once the appeal is accepted, the portal allows for appellants to 
submit a credit card payment, enabling the appeal and payment to be submitted entirely electronically. A 
2.7% credit card processing service fee will be charged - there is no charge for paying online by e-check. 
Appeals should be filed early to ensure DSC staff has adequate time to review and accept the documents, 
and to allow Appellants time to submit payment. On the final day to file an appeal, the application must be 
submitted and paid for by 4:30PM (PT). Should the final day fall on a weekend or legal holiday, the time for 
filing an appeal shall be extended to 4:30PM (PT) on the next succeeding working day. Building and Safety 
appeals (LAMC Section 12.26K) can only be filed using Option 2 below. 

Consistent with Mayor Eric Garcetti’s “Safer At Home” directives to help slow the spread of COVID-19, City 
Planning has implemented new procedures for the filing of appeals for non-applicants that eliminate or 
minimize in-person interaction. 

COVID-19 UPDATE
Interim Appeal Filing Procedures
Fall 2020

Los Angeles City Planning  |  Planning4LA.org

Metro DSC 
(213) 482-7077   
201 N. Figueroa Street
Los Angeles, CA 90012

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

West Los Angeles DSC
(310) 231-2901
1828 Sawtelle Boulevard
West Los Angeles, CA 90025

California Coastal Commission 
A-5-VEN-22-0007 

Exhibit 3 
Page 19 of 19

https://planning.lacity.org/development-services/appeal-application-online
https://planning.lacity.org/development-services/appeal-application-online
https://planning4la.org/


6AyiN Natisc.", GcyFi}i9R

sa.r:! aaisl :i :r; ar,J;!. a:
;:: E a::lft:-,_ri g!r_E 3al
Lartil B;Aa.1 a^ 9a.r l

sllrit1aa,\s t -a ccr3i :, cr.ca,,

CALIFORNIA COASTAL COMMISSION

APPEAL FORM

Appeal of Local Government Coastal Development permit

Filing lnformation (STAFF ONLy)

District Office: South Coast

Appeal Number 27-m7
Date Filed //zozZ
Appellant Name(s) OSr S

APPELLANTS

IMPoRTANT. Before you complete and submit this appeal form to appeal a coastal
development permit (cDP) decision of a local government with a certified local coastal
program (LCP) to the California Coastal Commission, please review i:r-=.al:":a
11:-,-1,.:iii;5"_31. The appeal information sheet describes who is eligible to appeal
what types of local government CDP decisions, the proper grounds for appeai, and the
procedures for submitting such appeals to the commission. Appellants are responsible
for submitting appeals that conform to the Commission law, including regulations.
Appeals that do not conform may not be accepted. lf you have any questions about any
aspect of the appeal process, please contact staff in the commission district office with
jurisdiction over the area in question (see the Commission's E]r.rr.A; i !e.:e at
ir-,,irj.iC=tz.Sj.:*.. :: .1; -: r.l;j..r ia-:jt::J.

Note regarding emailed appeals. Please note that emailed appeals are accepted
ONLY at the general email address for the Coastal Commission district office with
jurisdiction over the local government in question. For the North coast district office, the
email address is S t,iiitarr. -r a c.: I1,., An appeal emailed to some other email
address, including a different district's general emait address or a staff email address,
will be rejected. lt is the appellant's responslbility to use the correct email address, and
appellants are encouraged to contact Commission staff with any questions. For more
information, see the Commission's Q!:E;t-Eia3 at idlijhio?sja] I-,,r.!l!j/crsia.tiii).

RECE!VED
South Coost Reglon

FEB 07 2022
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1. Appellant inlormationr

Appeal of local GDP decision
Page 2

r.sN ame:

lvlailing address

Phone number:

Email address:

3io -
^,{

\&
L) .S c,- (

.l_

Hovr did you participate in the local CDP application and decision-making process?

Did not participate Submitted comment Testified at hearing Oth er

Describe rtJ""a"^ 7 k.t
+ .t" LI

hUe,\ NL,
L L Q vn ee{r uf LAt'L

e"!l €(1,'Ll,1 \'
lf you did nof participate in the local CDP application and decision-making process,
please identify why you should be allowed to appeal anyway (e.g., if you did not
participate because you were not properly noticed).

Describe:

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify
rvhy you should be allowed to appeal (e.9., if the local government did not follow proper
CDP notice and hearing procedures, or it charges a fee for local appellate CDP
processes)

Describe:

.L+tav\

1.'.,.^

C_1aft

[. A r.+r, yr-rr J (i ll J,

1 lf there are multiple appellants, each appellant must provide their own contact and participation
inforrnation. PIease attach additicnal sheets as necessary.
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Appeal of local GDp decision
page 3

2. Local CDP decision being appealedz

Local government name:

Local government approval body:

Local government CDp application number

Local government CDp decision:

Date of {ocal government CDp decision:

0aQ,2o\c, - 510 .)- ? -Me 1A
C.

Vr,

rnL

eJ'

L.
Eaot approval CDP denial:
-le 2a

51",ffi;i"fftgi:: ;ff::fr*i.description 
orthe deveropment that was approved or

Describe x15 h , !oe{l6\c<

-')

tcQ + Av",

IZ o!1
(. [or.ea.

o+ 15 L13 V.Cc

€ f

EV C.\
h x ter, '-r'_"*f\',6i\

o- 0 2- .xl- i tr rnr

*& aa".siv t 
"{-,'r,"

CL

l\gr."

S i-el I ,lttzr

s i.<

L

eo,

)'o,s

c"^+ {-(-
3

€ v' f,Sd d-\'l 1/

d)-t

A.t' l4h( I Ur eu.i

).a l, lr '. (r).+ I2e.r ..( LA"r,l .^'lt f't"r)---{ +-,

a

2fi."
o)\!. t\ +\el

C7r"s

2 Attach additionar sheets as necessary to fufly.describe the rocar government cDp decision, incruding adescription of the deveropment that wai the sub.ject ot ti e coe ap'j,catron and decision.
3 very fe\,v local cDP deniars are appearabre, ?nd those that are arso require submittar of an appear fee.Please sae the?:i-,- ::::..::,:..n:.).:..:: ::a,-i: for more i*-autior. 

- - -'
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Appeal of local CDP dec!s!on
Fage 4

3. Applicant information

Applicant name(s):

Appllcant Address:

Describe

u\, I

4. Grounds for this appeala

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

C-i,- r

De.

c'v\

a Atlach addilional sheets as necessary to fully describe the grounds for appeal

4rt..l7 7tl
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Appeal of local CDP decision
Fage 5

5, ldentification of interested persons

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

lnterested persons identified and provided on a separate attached sheet

6. Appellant certifications

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

eurav-t Os'r--*-sPrint name

5{e-.--^+- O-**o-._,
Signature

Date of Signature 3o a:L

7. Representative authorizationo

While not required, you may identify others to represent you in the appeal process. lf
you do, they must have the power 1o bind you in all matters concerning the appeal. To
do so, please complete the representative authorlzation form below and check this box
to acknowledge that you have done so.

I I nau" authorized a representative, and I have provided authorization for them on
the representative authorization form attached.

5 lf there are multiple appellants, each appetlant must provide their own certificaiion. please attach
additional sheets as necessary.

o lf there are multiple appellants, each appeltani must provide thejr own representative aulhorization form
to identify others who represent them. Please attach additional sheets as necessary.
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GAViN l.r E',YSOll GcvERtioR

CALIFORNI,A COASTAL COMMISSIGN
455 t IARKET S-fRE:T. SJiTE 300
SAN FRA.\CISCC CA 9'1C5.2215
vorc[ 141s) 904-5200
FAX (115) 904-5400

DISCLOSURE OF REPRESENTATIVES

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

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

Your Name

CDP Application or Appeal Number

Lead Representative

Name
Title
Street Address.
City
State, Zip

Your Signature

Email Address
Daytime Phone

Date of Signature _
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Additional Repres-.ntatives (as necessary)

Nlame

Street Address

N ame
Title

Titie

City

City

City

City

State. Zip
Email Address
Daytime Phone

Street Address

State. Zip
Email Address
Daytime Phone _.___,
Na me
Title
Street Address.

State, Zip
Email Address
Daytime Phone

N ame
Title
Street Address.

State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature
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5-VEN-22-0001
Grounds for appeal of 815 Angelus Place
F ebruary 1 ,2022
Ciry' of L.A. casc #: DIR-2019-5903-CDP-MEL-lA

l. Finding l. ofthe City CDP is an error and abuse ofdiscretion as the project does not
protect the Special Coastal Community of Venice and as it omits consideration of Venice,s
status as a Special Coastal Community, as required by Coastal Act Section 30253(e) and LUP
Poli I.E.1.

Coastal Act Section 3 025 3(e) M inimization of adverse imDacts states
"Nev, dewlopment shall...where appropridte, protect special communitie.s and neighborhoods
thal, because oJ their unique characteristic.s, are popular visitordestinalion points.for recrealional
,tte.r. "

n 58 ofthe 1975 C P nc
"Permissible new or expanded development shall be designed to be compatible with lhe .special
volues and character of the communily and shall ovoid the overcro**ding of access ruads ond
local streets. Development shall (l) strengthen the physicalform oJ the community or
neighborhood, (2) enhance and restore visual qualities by being ofa bulk, height, and color that
is compotible wilh the exisling character, (3) harmonize with the essential design characleristics
lhat di.stinguish the place from other communities."

A Snecial Coastal Communitv is efined in thc LUP (oaue I-lotas:
"An orea recognized as an important visitol deslinalion center on the coastline, characlerized
by a particular culturol, historical, or architectural heritage that is distinctive, provides
opporttrnities for pedestrian and bicycle access for visitors to the coast and adds to the visual
o t I ra c I ive n e ss of t he coost. " (emphasis added)

The cemified Land Use PIan (LUP) recosnizes and desiqnates Venice as a Special Coastal
Communitv. Policvl.E.l Preservation olVenice as a Special Coastal Communitv provide s

"I/enice's unique social and architeclural diyersity should be protecled as a Special Coastal
Community pursuanl to Chapter 3 ofthe Caldornia Coastal Acl oJ-1976."

LUP Policv Preservation of Venlce ASAS ial Coastal Communitv LE.2. Scale states
"New developmenl within lhe Venice Coaslal Zone shall respect the scale and charocter of
community clevelopment. Buildings which ore of a scole compalible y)ith lhe commun y (with
respect lo hulk, height, bulfer and setback) shall be encouraged. All new development and
renovalions should respec! the scale, massing, arul landscape of exisling residential
neighborhoods. Lot consolidations shall be restricted to protecl lhe scale of existing
ne ighborhoods. "

Section 58 {c) ofthe 1975 Coastal Plan specifically states:
"Development out oJ scale, size, or sociol character shall not be allowed in de.signated special
communilies and neighborhoods. In determining the approprialenes:j ofa proposed
development, consideration shall be given to inlensity ofuse (e.g., lol .size, unitsize, residential
compo:\'ition, height, bulk), pedestrian accessibility, open space, economic and sociolfactors,
and the cumulalive impact that potenlial developmenl would have on an area'.s resources."
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TIIPPn ml11un I

"Variedstyle.s ofarchitecture ore encouraged with building Jacade,\ which incorporote Noried
planes ond textures while maintaining lhe neighborhood scale arul mossing. " (emphasis added)

The Coastal Commission has made numerous findings that Venice is a "Coastal Resource" to be
protected. In addition, the Venice Coastal Zone is a Special Coastal Community, as designated in
the original Coastal Plan. which preceded and formed the basis for the Coastal Act, and as
designated by the Coastal Commission when it certified the LUP. which means that additional
protections are necessary to protect the mass, scale and character of Venice's unique
neighborhoods. as per Coastal Act Section 30253(e) and the LUP guidance in Policies I.E. L. I.E.2
and I.E.3.

The proposed project does not conform with the requirements ofthe above coastal regulations.
The neighborhood that includes Angelus Place is a special and unique neighborhood. The lots are
small and substandard and the streel is very narrow compared to surrounding streets. The project
does not maintain the neighborhood scale and massing as required by the LUP.

In making Finding I that the development is in conformity with Chapter 3 of the Coastal Act, the
City doe.s not eyen make o findins with respecl lo Drotectins the character of lhe coostal resource

li Preservation of Venice as a S ecial Coastal C f\j F'] r.hitect'rrP (t, tes

cial Coaslal Comm of Venice. The City erred and abused its discretion as it
only cited Coastal Act Chapter 3 Section 30253(e) regarding special communities bur!i!L!p!
analvze and make a findins resardins conformance ofthe oroiect with this key Chaoter 3. 30253(e)
sectron

Thus, with respect to Venice as a Special Coastal Community, the city ened and abused its
discretion as the proposed project does not conform with the requirements of:
Coastal Act Section 30253(e) Minimization of adverse impacts
Sections 58 (c) and (e) ofthe 1975 Coastal PIan
LUP Policy I.E.l Preservation of Venice as a Special Coastal Community
LUP Policy LE.2. Scale
LUP Policy I.E.3. Architecture

2. Finding l. of the City CDP is an error and abuse of discretion as the proj€ct is not visually
compatible with the mass, scale and character of the surrounding neighborhood and as the
project does not conform with Coastal Act Section 30251 or LUP Policies I.E.l., I.E.2., and
I.E.3.

Coastal Act Section 30251 Scenr c and visual qualities states:
"The scenic and visual qualities ofcoastol oreas shall he considered and protected as a
re.\ource ofpublic importance. Permitted developmenl .shall be sited and designed to prolect
ticws to und along the ocean and scenic coaslol oreas. to minimize lhe alterotion ofnalural
landforms, to be visually compatible luith lhe character of surrounding areas,and, where

Jbasible, lo reslore and enhance visuol quality in visually degraded areas ... . "

I-UP Polio'L A. 2. Preselve Stable Sinsle-F amily Residential Neishborhoods states
"Ensure lhat the character and scale of exisling single-lamibt neighborhoods is maintained and
allow for infill clevelopment provided thal il is comoalible with and m

)

characIer and.,;cale oJ lhe exi.stins deve Iopment."(emphasis added)
ainlains lhe densitv,
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LUP Policv Preservation of Venice as a Snecial Coastal Communitv I.E.2. Scale states
"New developmenl vithin the Venice Coa,slal Zone shall respect lhe scale and character oJ'

community development. Buildings which are of a scale compatible wilh lhe community (with
respect lo bulk, height, buffer and setbock) shall be encouraged. All new development ond
renovalion,: should respect lhe scsle. massing, and landscape of exisling residenlial
neighborhoods. Lot consolidalions shall he restricted lo protecl the scale ol existing
neighborhoods. "

LUP Policy Preservation of Venice as a SDecial Coastal Communitv I.E.3. Architecture states:
" Varied styles of architecture ore encouraged wilh building focodes which incorpor.tte varied

planes and textures while maintaining the neishborhood .scale and ma.s.sing." (emphasis added)

ANGF, LUS LACE NEIGHBORHOODP

Angelus Place is the middle street ofa 3-street neighborhood comprised ofCoeur d'Alene Ave.
Angelus Place, and Crestmoore Place, and it runs rhe 2 blocks from Abbot Kinne.v BIvd to
Grandview Ave. The streets serving these 6 blocks are 24 feet wide, creating a closeness not felt by
people living on surrounding streets, which are from 6 to l6 feet wider. The 800 block lots are
small and non-conforming, mostly 40 feet x 105 feet (4.200 sq ft), and the houses are mostly small
in scale and mass. This results in a more compact neighborhood than the surrounding areas.

The existing 800 block ofAngelus has 26 lots with houses (See Srreetscape ar EXHIBIT A):

21126 (81%) are single story, average I .246 sq ft, FAR (Floor to lot Area Ratio) of .3 I .

3126 (l2o/o) have patial second story, average 1,475 sq ft, FAR of .36

2126 (7%) are 2 story, average 2,630 sq ft, with an average FAR of .63

The proposed project, 815 Angelus Place, is a 2-story, 3,437 sq ft home with a FAR of .82.

At 3,437 sq ft, the proposed project would be over 2 % times the average ofall 26 homes on
the block.

There are no houses on the 800 Angelus block that are 3,000 sq. ft or larger nor are there any on the
600 or 700 blocks. The largest structure on the block is a2.937 sq ft duplex at 825 Angelus. At
3,137 sq ft, the proposed project at 815 Angelus wouldbe l7%" larger than the duplex at 825
Angelus and would establish a dangerous precedent for the block and the area by opening the door
for much larger scale development (i.e.. another 170lo increase would allow a 4.021 sqfthometobe
approved and others to follow).

CHARACTER MASS & SCALE NOT COMPATIBLE
Given its size and its unarticulated facade, the proposed 8l 5 Angelus project is not compatible with
and will harm, rather than protect, the mass, scale, and character ofthe neighborhood. The project
does not offer a stepped back fagade or other aniculated features to reduce its massing, which is
uncommon in the area, thereby creating a visual impact highly visible to pedestrians walking by the
lot. The size of the proposed home is inconsistent with other City actions and the average size of
homes in the survey area. See EXHIBIT A. Overall. the project's size and massing are not
consistent with the existing community character, which could prejudice the City's ability to prepare
a Local Coastal Program in the future.

1

. The average of all 26 homes on the block is I .347 sq ft, a FAR of .3 I .
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EXHIBIT B shows a model ofthe existing home flanked by adjacent properties compared to the
proposed project with the adjacent properties, which shows the significant adverse visual impact of
the project. The proposed proiect at 8l 5 Angelus would be replacing a 1-story I ,068 sq ft house with
a 3,437 sq ft house. 3.2 times larger than the existing home. Also, there is a roof deck, which would
give 8l 5 Angelus residents views into neighboring yards, taking privacy and security from the
neighbors. Also, roofrailings, umbrellas, trellises, etc. would give the appearance ofanother story.
A sun/shade study has not been presented.

The neighborhood surrounding 815 Angelus Place is small in scale. Venice's small scale is a part of
its character, as per the LUP. In fact, as per the Summary of Venice Coastal Issues in the LUP (page
I-4). Preservation of Venice as a Special Coastal Community and its community character. scale and
architectural diversiry is a priority issue.

The design ofthe house includes a flat, unarticulated fagade, which will result in a sheer fiont wall.
It will interrupt the pedestrian orientation ofthe block. The result will create a feeling for
pedestrians that they are closed in by the design as it is a significantly tallcr building among mostly
one-story homes with step backs and varied planes. Thus, the project does not conform with Coastal
Act Section 30251 with respect to protection ofvisual resources and u,ould cause an adverse
cumulative eflect to the surrounding neighborhood.

Character is not based on whether one likes a design but rather on whether its character is
compatible and fits into an existing neighborhood without an adverse individual or cumulative effect
on the immediate neighborhood (the block), most commonly called the viewshed. Character has
been defined by one industry expert as:

"While the character ofa neighborhood is not always easily defined, it is often made up ofa
collection of buildings, architectural styles, and. a similar scale and massing that, when
combined. work together to help impart a specific look and feel ofa place." - Adrian Scott Fine,
"Saving Neighborhood Character." LA Conservancy News. Fall 2014.

The 800 block of Angelus can be characterized as made up ofmodest homes, mostly I story and in
the more traditional building styles: arts and crafts. Spanish. and California bungalows. (The larger
surrounding neighborhood, Presidents Row, can also be characterized as such.) 54oZ ofthe homes
were built before I 930 and 3lo/o in the 1940s to I 960s.

The Coastal Commission also designated Carmel as a Special Coastal Community. The unique
community and visual character ofCarmel as exhibited by the style. scale and rich history of its
architecture, together with its beaches, recreational amenities and its landscape, all combine to form
the special character of Carmel, a character that is a separate, significant coastal resource worthy of
protection in its own right, similar to Venice. Carmel is a coastal resource known internationally as

an outstanding visitor destination, similar to Venice. Carmel is primarily a residential community
and thus its residential development plays a key role in defining its special character. similar to
Venice. Carmel is distinctly recognized for its many small. well-crafted beach cottages. similar to
Venice. Large projects have gr€at potential to alter Carmel's special community character. which is
protected by the Coastal Act. similar to Venice. (source of Carmel details: Coastal Commission
permit No. 3-02-008).

4

For the same reasons as Carmel, Venice is considered a "Special Coastal Community" under the
Coastal Act due to its unique architectural, social and visual character. Venice's character is
described in the LUP:
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Venice is recognized as an important visitor destination center on the coastline because of its
cultural, historical and architectural heritage that is distinctive, as it provides opportunities
for pedestrian and bicycle access for visitors to the coast, and as it adds to the visual
attractiveness of the coast.
Historically, Venice has attracted people from all social and ethnic groups.
Venice remains a quintessential coastal village where people ofall social and economic
levels are able to live in what is still, by Southem California standards, considered to be
affordable housing.
Diversity of lifestyle, income and culture typifies the Venice community, and its social
diversity is to be protected as per the LUP.
Venice's residents inhabit many of the small summer homes built on substandard lots
Because the residcntial lots are ntainlv relativelv sntall and substandard. tlte seneral Dattern
of develonment is one of smallcr houses

The subdivision pattems in Venice are also unique, the layout of which still reflects the
original canal system and rail Iines.
The landscape-the trees of the Oakwood community and the gardens of the NorthVenice,
Milwood and Lost Venice Canals Historic walk streets-is a part of its character.
Venice is really a grouD of identifi able neishborhoods.

Because Venice is primarily a residential community, the neighborhood character ofresidential
development in its unique neighborhoods, such as this one, plays a key role in defining the special
character ofthe Venice communify as relates to the historic architecture and its small scale.

Existing homes on the 800 Angelus block have a wide variety of architecturally designed front
walls: porches, porches with walls, porches with roofs, front walls with sections having varied
setback depths, windows and doors set into the walls or flush with the walls or bay windows.

815 Angelus' proposed front wall is a 26-foot high by 32-foot-wide flat wall. This sheerfrontwall
is inconsistent with the block's established character. mass and scale. It does not break up the bulk
ofthe front ofthe 8l 5 Angelus building. The fagade is not stepped back on the upper level and there
is no other articulation to reduce its massing, which creates a negative visual impact highly visible to
pedestrians. Unfortunately, this sheer wall will dominate the neighboring houses rather than
complimenting them. Redesigning the front wallto create texture and variation is needed.
Establishing this sheer wall precedent would give birth to the possibility ofan adverse cumulative
effect of maximizing floor space at the expense of compatibility with the character, mass and scale
ofthe block. The City overlooked the visual impact that the project's massing would have tbr
pedestrians.

At2 /2 times the size of the average size home on the 800 Angelus block, the project is incompatible
with the surrounding neighborhood and inconsistent with LUP Policy I.E.2, which states: "all new
development and renovations should respect the scale. massing, and landscape of neighborhoods"
and inconsistent with LUP Policy I.E.3. which states: "varied sryles ofarchitecture are
encouraged ..-while maintaining the neishborhood scale and massing." Nor is rhe project in

5

See examples at EXHIBIT C of the articulation of some of the homes on the block. The other two-
story homes on the block have stepped back facades or second-story additions toward the rear of
the lots, while in this case, the structure lacks articulation and is not stepped back. The portion of
the home that rises to the maximum height of approximately 28 feet is at the most visible portion of
the structure. Due to the bulky frontage. the home would appear to be very large compared to other
homes in the neighborhood. The lack ofarticulation, if implemented on future projects. has the
potential to adversely impact community character.
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compliance with LUP Policy I.A.2., which requires that the project is compatible with an

thc density. character and scale oflhe exisling development. This proposed project would not
maintain the scale and character of the surrounding neighborhood and therefore harms the
neighborhood rather than protecting it. Thus. the project is not in conformance with Chapter 3 ofthe
Coastal Act.

The project does not protect the visual quality ofthis coastal neighborhood as it is not visually
compatible with the character of the block, as required by Coastal Act Section 3025 1 Scenic and
visual qualities. This project does not respect the scale. massing and landscape ofthe existing
residential neighborhood, as required by LUP Policy Preservation of Venice as a Special Coastal
Community I.E.2 Scale. The project does not maintain the neighborhood scale and massing as
required by LUP Policy Preservation of Venice as a Special Coastal Community I.E.3. Architecture
and LUP Policy I.A.2. Preselve Stable Single-Family Residential Neighborhoods.

The LUP recognizes the importance of maintaining the existing pedestrian scale of single-family
residential neighborhoods and the need to preserve them. Therefore, new structures should be sited
and articulated to respect the pedestrian scale by maintaining the visual compatibility with the
surrounding neighborhood. Because the City ignored, and the project does not comply with, LUP
policies I.A.2., I.E.l., I.E.2. and I.E.3., which policies are designed to protect Venice's unique
community character. a significant coastal resource, and which policies are the detailed guidance fbr
determining whether a project conforms with Coastal Act Chapter 3, by definition, it would
prejudice the ability ofthe City to prepare a Local Coastal Program in conformity with Chapter 3 of
the Coastal Act. The City-approved development would have an adverse visual impact to the
pedestrian scale of this area of Venice and raises an issue of statewide significance.

The city CDP findings that the project conforms with the standard of review, the Coastal Act, and
its guidance. the LUP, are in error and the city has abused its discretion in approving the CDP.
There is not sufficient support for the City's findings that the project is consistent with Chapter 3

policies. including with respect to compatibility with community character and potential prejudice to
the City's adoption ofa Local Coastal Program that conforms with Chapter 3. The project cannot be
approved as proposed. Furthermore, the City CDP does not make proper findings. An abuse of
discretion is established if an agency's order or decision is not supported by the findings. or the
findings are not supported by the evidence. As to the former, the agency must bridge the analyric
gap between the raw evidence and ultimate decision or order. The findings are conclusory
statements in contrast to the data and findings by the Appellants. The City's conclusory and

inadequate lindings do not support compatibility of mass, scale and character required by the
Coastal Act Chapter 3 Section 30253 and the LUP.

3. The Finding I ofthe City CDP is an error and abuse ofdiscretion
as the project would cause a significant adverse Cumulative Effect on
coastal resources

Coastal Act Section 30105.5 states
""Cumulatively" or "cumulative elfect" means the incremental efibcts oJ an individual project
shall be revievecl in connection v,ilh lhe effects of pa.\t projects, the e.ffects ofother currenl
project.\, ond the effects ol probable .future projecls. "

Coastal Act Section 30250(a) 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

6
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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 City did not make findings regarding cumulative effects. As per Coastal Act Sections 30105.5
and 30250(a). the cumulative effect needs to be analyzed with respect to how an individual project
would impact an existing neighborhood in consideration of past projects, other curent projects, and
probable future projects. Using this definition. should this projecr be built. it would result in a
significant adverse impact for this sensitive neighborhood. An analysis ofpast projects. other
current projects (there are already two other applications for new development in this immediate
neighborhood) and probable future projects should have been a finding in the City CDP and the city
ered in not addressing this required finding.

The cumulative effects analysis required by Coastal Act Section 30250 must be considered when
making a determination on individual residential projects (this is separate from CEQA regulations
regarding cumulative impacts). This requirement has been confirmed by two Superior Court judges
who revoked CDPs for failure to do the cumulative effect analyses. The Courl's decisions have been
acknowledged by the Coastal Commission and made part of its subsequent repolts and findings.

The City errs as it does not consider the cumulative effects ofthe project on coastal resources. which
is required for all projects in the Coastal Zone. The Coastal Act requires that new development not
have a significant adverse impact, either individually or cumulatively, on coastal resources. The
Coastal Act and LUP protect Venice's existing scale and character and protect against projects of
this size and scale. The City must do an analysis of cumulative effects on the community character
and the scale of this unique coastal neighborhood by considering the impacts ofpast development in
conjunction with current and probable future projects.

The proposed home would be over 2 t/: times the size of the I ,347 sq ft average of all 26 homes on
the block. The effect of allowing such a large precedent would likely lead to future requests for
building projects that are even larger and more incompatible with the established neighborhood's
mass, scale. and character, which would cause a significant adverse cumulative effect on communiry
character and scale/mass ofthe neighborhood.

As noted above, the City also errs in that Finding I does not recognize that the Venice Coastal Zone
has been designated by both the City and the Coastal Commission as a "Special Coastal
Community" (as defined and designated in the LUP) and that it must be preserued and protected
from projects like this that would cause a significant adverse cumulative effect on the relativelv
small scale and unique community character of this unique and special neiehborhood.

4. Finding 4 ofthe City CDP is an error and abuse ofdiscretion as the City precedent ofdenial ofa
similar Angelus Place project and the Coastal Commission precedent ofSubstantial Issue on a
similar Angelus Place project were not considered

There is a clear precedential decision by the West L.A. Area Planning Commission (WLAAPC),
denying the project proposed at 720 Angelus Place, on the same street. in the same neighborhood
for the same reasons in this appeal. See City Case No: DIR-201 6-750-CDP-MEL- I A. That hearing
is available at: https://pla4nieCJaQrtJ,qrCi_Udisqaseinfo/doqumenlMTY4MDc30/0Jb@d7a.6LR-
4d27 -8bc5- 9bb6e20l l9bc/pdd
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At the November 16,2016 city appeal hearing ofa project for 720 Angelus, the WLAAPC upheld
the appeal and overturned the Planning Director's approval ofa CDP for the project. The 720
Angelus pro.iect proposed demolition ofa 1,176 square fbot single-family dwelling and accessory
structure to construct a two-story, 3.044 square lbot single-family dwelling with a maximum
building height of 28'. The WLAAPC found that:

the developmenl is not in conformity with Chapter 3 of the Coastal Act of 1976 and would be
out olscale in contrast to the single-family dwellings on Angelus Place
the proposed project conflicts with Section 3025 lofthe Coastal Act, which states the
importance of preserving and protecting the scenic and visual qualities ofthe coastal areas
with regards to character. mass and scale as part ofthe scenic qualities ofthe Venice Coastal
Zone, and that it would create an adverse cumulative effect on this special coastal
community
policy I.A.2 ofthe certified LUP states that developments in stable single-family residential
neighborhoods must ensure that the character and scale ofexisting sinqle- family
neighborhoods is maintained and allow for infill development provided rhar it is comparible
with and maintains the density, character and scale of the existing development
approval ofprojects that are out-of-character with the surrounding community sets a bad
precedent and creales a cumulative effect on the neighborhood, making developing a Local
Coastal Program for Venice impossible to be in confbrmity with Chapter 3 of the Coastal
Act. Approval ofthe proposed project, which is out ofscale with and not within the
character of the other residential buildings on Angelus Place would prejudice the ability of
the Cilv of Los Angeles to prepare a Local Coastal Program that is in conformity with
Chapter 3 ofthe Coastal Act.

The propenies cited in City CDP Finding 4 as examples of previous Coastal Commission actions are
not located on Angelus Place or in the surrounding three-street neighborhood and they do not
represent applicable prior decisions ofthe Coastal Commission for purposes ofsupporting this
project. As noted above, the Angelus Place surface street is 24 feet wide. The comparable properties
used in the City's determination are on streets that are approximately 30 to 40 feet wide, and three of
the so-called comparable propefties are on the Venice Canals, which are approximately 50 feet
wide, all of which are significantly wider than Angelus Place. The three walk street projects, in
North Venice and the Marina Peninsula, are in Low Medium II multi-family land use designations
where the mass and scale are significantly different than in the Angelus Place neighborhood, which
is Low Medium zoning. This difference in the street width, impacting surrounding spaces, creates a
significantly different character to the location-a different feeling of openness or pressure from the
buildings on both sides ofthe street.

Thus, Finding 4 is an error and abuse of discretion as the City considered only prior irrelevant
zoning decisions and did not rely on the clearly most relevant and applicable city precedent, 720
Angelus. In addition, the City did not consider the applicable Substantial Issue decision ofthe
Coastal Commission regarding the very similar project at 822 Angelus (lhat both the public and one
Commissioner brought up during the November 17,2021 appeal hearing) as required by Coastal Act
Section 30625(c). which provides that prior decisions ofthe Coastal Commission, where applicable,
shall guide local governments in their actions in carrying out their responsibility and authorify under
the Coastal Act.
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5. A majority of commissioners voted to uphold the appeal and deny the project at the City
appeal hearing

The following motion was made at the WLAAPC's November I 7, 2021 appeal hearing for the
proposed project:

Motion to grant the appeal and overtum the Planning Director's determination ofFebruary 26,

2021 and adopt the findings as stated on the record. As stated in commissioner comments, this
project is inconsistent with the policies ofthe LUP and Chapter 3 ofCoastal Act, both 30251

and 30253, and with the LUP mass and scale policies, Policy I.E.3. regarding maintaining the
neighborhood scale and massing. And particularly that there has been no cumulative impact
study prepared to the standard ofthe state Coastal Commission to evaluate cumulative impact.

The vote on that motion was 2-l in favor ofupholding the appeal and denying the project.
However, the WLAAPC has an unusual 'standing rule' that when three Commissioners are in

attendance that a unanimous vote is required, and thus a majority vote is in this case constituted a

"failure to act."

The two Commissioners voting in favor ofgranting the appeal and denying the project made it clear
that they felt very strongly that the 8l 5 Angelus project was not in compliance with the Coastal Act
and the LUP. In addition. at the November 17. 2021 WLAAPC hearing for this project, 720 Angelus
was used as an example of a similar out of scale project for which the Commission's overturning of
the Planning Director was the correct decision. Please consider the majority two Commissioners'
strong objections to this project in your review. That hearing is available at (motion at 51:.22):

https://plann ins lacitv.org/plndoc/AudioAVest L A1202l I 1 | -17 -

202116 DIR 2019 5903 CDP MEL IA.mo3

+**:t * + x )r,**,***** *:*+:* + +*,*++++++* x

The City Decision Maker has erred and abused its discretion by approving the project at 815

Angelus Place. We ask that the Commission find Substantial Issue for the proposed project at 81 5

Angelus, which is very similar to the project at 822 Angelus Place, for which the Commission

declared Substantial Issue at its November 2021 meeting.
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EXHIBIT A
us Place, betwee Grandylew Ave and Oakr,/ood Aee

I

Survey area ls the 800 br of An

L,zfr 0.82

PROP6EO PRO'ECTADDRESS

615 Antelus 1,437

26 LOTS

HOUSE SO

Fl r"ol 50 Fr
X HOUSE/

roT{FAil

MULYI

!!rr1
BE! UNITS

YEAR

BUI LIHOUSE NO,

NORTH SIOE

531 1570 5,164
19508C5 1,036 4,200 0.25

0_21 19f1::l I 1,116 4,200

1,555 ,l,2cc 0.37548

t11 942 4_2O0 1923

19:4813 990 4.2@ 4.21
7924815 1.068 4.:ff 0l{

028 RSC 1q:4a7J 1.040 3,675
1,N 0.55 I ccncD5 tc14819

1,180 4,20C 02E RSO 19:l
194183 1,114 4,2m 4.27

F-.,O I U&its 194?825 4,200 0_7i
477 1,120 5,176

56,018

A! EflAGE 1,384 4,309

SO]TH SIDE

1959:19501F72 5 
"117

0_32 : i.inil!EC:-801
2 Ll&ilr1477 0.34

03t 2 Uoh5 lcoS1584 4,277
4,2!l c..16 :0c3810 1977

19357p74 4,277
19s8r68 4,2!\ 0.18

191.{316 1.19:
0.t5 1925813 1,670 3,685

1,345
4,272 0196t:

19?41,258
1914326 1,348 A)1' 0.26

a.21 19131.239

11 .t1ATOTAT

1.311AV ERAG E

o-31AVGTOTALSLOCX 1,y7 /r,3$

14126

8126
4/26

I
11

:

15%

Fre 1930
1.94Os - 196Os
Post 19€Ot

gtlgle story
Pattialrecond nory

8l%
11%

5.*%

37%

-

l0

IMASSTREETSCAPE Source: i

I

tt

I I
----T----__l

f-__lfI t-------T------H
f---T_----
TIT

t- fI

California Coastal Commission 
A-5-VEN-22-0007

Exhibit 4 
Page 17 of 23



EXHIBIT B

Existing--comparison of mass & scale with
adjacent neighbors
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Proposed--comparison of mass & scale with
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EXHIBIT C

810 Anselus

About r10 foot setback front of 1st floor to front of second floor.
Home is tfuee sections.
Front one-story section: the right !r2 is one car garage' on left is a be&oom'
Middle section is living room.
Back third section is the two story section: first floor is kikhen ard bathroonr-

ll

Second floor is bedroom and bathroom.
ir'

, t::
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818 Anselus

Varied articulation, partial step back, covered porch, bay window.
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828 Anselus

Second story set back, varied roofs
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825 An elus

l6

Varied roof heights, styles.
Second floor front wall some 30 feet setback from first floor front wall.
There's a a large front porch and 2 depth first floor front wall.
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