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APPELLANTS

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal
development permit (CDP) decision of a local government with a certified local coastal

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

Note regarding emailed appeals. Please note that emailed appeals are accepted
ONLY at the general email address for the Coastal Commission district office with

jurisdiction over the local government in question. For the South Coast district office,
the email address is SouthCoast@coastal.ca.gov. An appeal emailed to some other
email address, including a different district's general email address or a staff email
address, will be rejected. It is the appellant’s responsibility to use the correct email
address, and appellants are encouraged to contact Commission staff with any
questions. For more information, see the Commission’s contact page at hiips:/
coastal.ca.gov/contact/#/).
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1. Appellant information

Name: Coastal Commission Executive Director, John Ainsworth

Mailing address: South Coast District, 301 E. Ocean Blvd., Suite 300, Long Beach CA 90802

562-590-5071

Phone number:

Email address: SouthCoast@coastal.ca.gov

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

DDid not participate D Submitted comment |:|Testiﬁed at hearing Other

BEchiE: Coastal Commission Executive Director

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

Describe: COastal Commission Executive Director

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

Describe: COastal Commission Executive Director

1 If there are multiple appellants, each appellant must provide their own contact and participation
information. Please attach additional sheets as necessary.
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2. Local CDP decision being appealed:
City of Los Angeles

Local government name:

Local government approval body: City of Los Angeles Planning Commission

I CPC-2018-7344-GPAJ-VZCJ-HD-SP-SPP-CDP-MEL-SPR-PHP
Local government CDP application humber:

Local government CDP decision: CDP approval D CDP denials
July 13, 2021

Date of local government CDP decision:

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

Describe: Project Location: 2102 - 2120 S. Pacific Ave, 2106 — 2116 S.

Canal St, 116 - 302 E.N. Venice Blvd, and 319 E.S. Venice Blvd

APNs: 4238-024-905, 4238-024-906, 4238-024-907, 4238-024-908

4238-024-903, 4238-024-910, 4238-024-900, 4238-024-911,

4238-024-902, 4238-024-909

See Attachment 1-Notice of Appeal Period for description.

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

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee.
Please see the appeal information sheet for more information.
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3. Applicant information
Applicant name(s): Venice Community Housing Corporation and
Community Housing Corporation
Applicant Address: 200 Lincoln Blvd, Venice, CA 90291

4. Grounds for this appeals

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

Describe: O€€ Attachment 2 - Grounds for Appeal.

4 Attach additional sheets as necessary to fully describe the grounds for appeal.
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5. Identification of interested persons

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

¥’ | Interested persons identified and provided on a separate attached sheet

6. Appellant certifications

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

print name 0astal Commission Deputy Director, Steve Hudson

DocuSigned by:

rJtm, tdosn

- ~——14EBFB TAGSCC.
Signature rer

08/16/2022
Date of Signature

7. Representative authorizations

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

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

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

s If there are multiple appellants, each appellant must provide their own representative authorization form
to identify others who represent them. Please attach additional sheets as necessary.
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CORRECTED NOT IFICATION OF APPEAL PERIOD

July 26, 2022
To: [ra Brown, City of Los Angeles
200 N. Spring Street, Room 525
Los Angeles, CA 90012

From: Chloe Seifert, Coastal Program Analyst
Re: Application No. 5-VEN-22-0040

Please be advised that on July 19, 2022, our office received notice of local action on the coastal development
permit described below:

Local Permit #: CPC-2018-7344-GPAJ-VZCJ- HD-SP-SPP-CDP-MEL- SPR-PHP
Applicants: Hollywood Community Housing Corporation, Venice Community Housing

Description: Demolition of an existing surface parking lot (LADOT Lot 731) containing
196 vehicular parking spaces (bisected by Grand Canal) and a two-story,
four-unit residential structure; and the merger and re-subdivision of a
115,674 square foot site to create two ground lots and seven airspace lots for
the construction, use and maintenance of a 103,957 square foot, mixed-use,
100 percent affordable housing development (a 36,157 square foot structure
west of Grand Canal and a 67,800 square foot, structure east of Grand Canal)
consisting of 140 dwelling units of which 34 are Joint Living and Work
Quarters (136 restricted affordable dwelling units and four unrestricted
Manager Units), 685 square feet of supportive services, 2,255 square feet of
retail uses, an 810 square-foot restaurant with 1,060 square feet of indoor and
outdoor Service Floor area, and 2,875 square feet of art studio.

The structure west of Grand Canal (West Site) is three-stories and 35 feet in
height with a 59-foot in height architectural campanile located at the
northwest corner of the subject site with a roof access structure resulting in a
structure with a maximum of 67 feet in height and four stories with a
mezzanine. The structure east of Grand Canal (East Site) is three-stories and
35 feet in height. The Project will provide a total of 357 automobile parking
spaces comprising of 61 residential spaces, 42 commercial spaces, 27 Beach
Impact Zone (BIZ) spaces, 226 public spaces, and 136 bicycle parking spaces
(19 short-term and 117 long-term). The Project also includes the export of
9,100 cubic yards of building material and soil, and the removal of 24
non-protected on-site trees and 11 non-protected street trees.

Location: 2102 - 2120 S. Pacific Avenue, 116 - 302 E. North Venice Boulevard, 2106 —
2116 S. Canal Street, and 319 E. South Venice Boulevard

Unless an appeal is filed with the Coastal Commission, the action will become final at the end of the
Commission appeal period. The appeal period will end at 5:00 PM on August 16, 2022.

Our office will notify you if an appeal is filed. If you have any questions, please contact me at the address and
telephone number shown in the notice header above.



Attachment 2
Grounds for Appeal

The City approved the consolidation of 40 lots and subdivision into two ground lots and seven
airspace lots; demolition of a 196-space public parking lot and existing quadraplex; and construction
of a new, four-story, 67-t. tall, 103,957 sf mixed-use development with 136 affordable dwelling units,
685 sf of supportive services, 2,255 sf retail, 1,060 sf restaurant service area, 2,875 sf art studio, and
16,250 sf open space. The locally-approved project would provide 357 total parking spaces in a new
parking garage, including 252 public parking spaces, 57 resident spaces, 42 commercial spaces, 1
boat-launch space, and 5 extra spaces. The 115,674 sq. ft. project area is designated as Open Space
and Low Medium Il —Multiple Family Residential by the certified Venice LUP and C-2 Commercial by
the City’s uncertified zoning code. The project site contains the only public boat launch into the
Venice Canals.

The following policies of the Coastal Act and the certified Venice Land Use Plan (LUP) are relevant to
the subject appeal:

Section 30210 of the Coastal Act states:

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

Section 30212.5 of the Coastal Act states:

Wherever appropriate and feasible, public facilities, including parking areas or facilities, shall
be distributed throughout an area so as to mitigate against the impacts, social and otherwise,
or overcrowding or overuse by the public of any single area.

Section 30213 of the Coastal Act states:

Lower cost visitor and recreational facilities shall be protected, encouraged and where feasible,
provided. Development providing public recreational opportunities are preferred.

Section 30224 of the Coastal Act states:

Increased recreational boating use of coastal waters shall be encouraged, in accordance with
this division, by developing dry storage areas, increasing public launching facilities, providing
additional berthing space in existing harbors, limiting non-water-dependent land uses that
congest access corridors and preclude boating support facilities, providing harbors of refuge,
and by providing for new boating facilities in natural harbors, new protected water areas, and in
areas dredged from dry land.

Section 30244 of the Coastal Act states:
Where development would adversely impact archaeological or paleontological resources as
identified by the State Historic Preservation Officer, reasonable mitigation measures shall be
required.

Section 30250(a) of the Coastal Act states, in relevant part:



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

Section 30251 of the Coastal Act states, in relevant part:

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.

Section 30252 of the Coastal Act states:

The location and amount of new development should maintain and enhance public access to
the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that will
minimize the use of coastal access roads, (3) providing non automobile circulation within the
development, (4) providing adequate parking facilities or providing substitute means of serving
the development with public transportation, (5) assuring the potential for public transit 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.

Section 30253 of the Coastal Act states, in relevant part:

New development shall:
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.

(b) Assure stability and structural integrity, and neither create nor contribute significantly to
erosion, geologic instability, or destruction of the site or surrounding areas or in any way
require the construction of protective devices that would substantially alter natural land forms
along bluffs and cliffs.

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

Certified LUP Exhibit 14b, Height states, in relevant part:

Maximum Building Height

F. [North Venice Subarea:] 30" with a flat roof, 35' with varied or stepped back roofline
Certified LUP Policy I. A. 1. Residential Development states, in relevant part:

A. Roof Access Structures. Building heights and bulks shall be controlled to preserve the
nature and character of existing residential neighborhoods. Residential structures may
have an enclosed stairway (roof access structure) to provide access to a roof provided that:



i.  The roof access structure shall not exceed the specified flat roof height limit by more
than 10 feet;

ii. The roof access structure shall be designed and oriented so as to reduce its visibility
from adjacent public walkways and recreation areas;

iii.  The area within the outside walls of the roof access structure shall be minimized and
shall not exceed 100 square feet in area as measured from the outside walls; ...

B. Residential Lot Consolidations. In order to preserve the nature and character of existing
residential neighborhoods, lot consolidations shall not be permitted in the Venice Canals
and Silver Strand residential neighborhoods. No more than two lots may be consolidated in
the Ballona Lagoon West, Ballona Lagoon (Grand Canal) East, Southeast Venice, Milwood,
North Venice and Oxford Triangle neighborhoods and on walk streets.

Certified LUP Policy LLA.7.D. Multi-family Residential - Low Medium Il Density states, in relevant part:
Oakwood, Milwood, Southeast and North Venice.
Use: Duplexes and multi-family structures.

Density: One unit per 1,500-2,000 square feet of lot area. Lots smaller than 4,000 square feet
are limited to a maximum density of two units. ...

Height:

...North Venice: Not to exceed 30 feet for buildings with flat roofs; or 35 feet for buildings
utilizing a stepped back or varied roofline. The portion that exceeds 30 feet in height shall be
set back from the required front yard one foot for every foot in height above 30 feet. Structures
located along walk streets are limited to a maximum height of 28 feet. (See LUP Policy I.A.1
and LUP Height Exhibits 13-16).

Certified LUP Policy I. A. 13. Density Bonus Applications states, in relevant part:

In order to encourage the provision of affordable housing units in the areas designated as
“Multiple Family Residential” and in mixed-use developments, the City may grant incentives
such as reduced parking, additional height or increased density consistent with Government
Code Section 65915 provided that the affordable housing complies with the following:

A. This is an incentive program that allows developers of any one of the types of residential
projects described in Government Code Section 65915(b), and which complies with all
standards set forth in Government Code Section 65915, to build no more than 25 percent
more units than a property’s zoning would ordinarily allow. ...

Certified LUP Policy I. C. 9. Public Rights-of-Way states, in relevant part:

Public rights-of-way in the Venice Coastal Zone shall be reserved for public transportation
uses including use by private vehicles, pedestrians and bicyclists. Uses that do not interfere
with coastal access, transportation and visual quality may be permitted, subject to a
discretionary review by means of a coastal development permit. Vacations of public rights-of-
way shall not be permitted in the area between the first public road and the sea, Ballona
Lagoon or any canal except for public purposes consistent with all applicable local, state and
federal laws.



Certified LUP Policy 1. D. 1. Canals and Ballona Lagoon Waterways states, in relevant part:

The Venice estuaries and wetlands including the Ballona Lagoon, Venice Canals, and Grand
Canal south of Washington Boulevard, are designated in the Land Use Plan as natural and
coastal recreational resources, and are rezoned to the “Open Space” designation.

Adjacent Use/Development: The only permitted development adjacent to the canals and
lagoon shall be habitat restoration, single-family dwellings, public parks and walkways,
subterranean or surface public parking lots, maintenance activities and emergency repairs.

Certified LUP Policy I. F. 6. Archaeological Resources states, in relevant part:

Significant archaeological resources shall be protected from permanent loss. A preliminary
culturat resources record search to determine the existence of significant archeological sites
shall be required for developments which require more than minimal grading. Mitigation plans
for the protection of such resources shall be required. If, during construction, any
archaeological resources are discovered, work shall be stopped to prevent further disturbance
of the resources, and the proper authorities shall be immediately notified.

Certified LUP Policy Il. A. 2. Expansion of Public Beach Parking Supply states, in relevant part:

The construction of new public parking facilities should be implemented, as well as maximizing
the use of existing ones by restriping existing parking lots or converting them to multi-level
structures where consistent with other Coastal Act policies. ...

Certified LUP Policy Il. A. 3. Parking Requirements states, in relevant part:

The parking requirements outlined in the following table shall apply to all new development,
any addition and/or change of use. The public beach parking lots and the Venice Boulevard
median parking lots shall not be used to satisfy the parking requirements of this policy. ...

Multiple dwelling and duplex on lots 40 feet or more in width, or 35 feet or more in width
if adjacent to an alley: 2 spaces for each dwelling unit; plus a minimum of 1 (one) guest
parking space for each 4 (four) or fewer units (i.e. 2.25 spaces per unit; always round-
up to highest whole number of spaces). Exception: For projects where all required
parking spaces are fully enclosed, any required guest spaces may be paid for at the
same in lieu fee rate defined for BIZ parking. ...

General Retail Store, except as otherwise provided: 1 space for each 225 square feet of
floor area. ...

Restaurant, Night Club, Bar, and similar establishments and for the sale or consumption
of food and beverages on the premises 1 space for each 50 square feet of service floor
area (including outdoor service areas).

Certified LUP Policy Il. A. 4. Parking Requirements in the Beach Impact Zone states, in relevant part:

Any new and/or any addition to commercial, industrial, and multiple-family residential
development projects within the Beach Impact Zone shall provide additional (in addition to
parking required by Policy I1.A.3) parking spaces for public use or pay in-lieu fees into the
Venice Coastal Parking Impact Trust Fund.

Beach Impact Zone (BIZ) Parking Impact Trust Fund criteria:



A. Commercial and industrial projects in the BIZ shall provide one additional parking space for
each 640 square feet of floor area of the ground floor. ...

B. Multiple family residential projects in the BIZ shall provide an additional parking space for
each 1,000 square feet of floor area of the ground floor for multiple dwelling projects of
three units or more. ...

Certified LUP Policy Il. A. 7. Multi-family Residential - Low Medium Il Density states, in relevant part:
D. Oakwood, Milwood, Southeast and North Venice.
Use: Duplexes and multi-family structures.

Density: One unit per 1,500-2,000 square feet of lot area. Lots smaller than 4,000
square feet are limited to a maximum density of two units.

Height:... North Venice: Not to exceed 30 feet for buildings with flat roofs; or 35 feet for
buildings utilizing a stepped back or varied roofline. The portion that exceeds 30 feet in
height shall be set back from the required front yard one foot for every foot in height
above 30 feet. Structures located along walk streets are limited to a maximum height of
28 feet. (See LUP Policy I.A.1 and LUP Height Exhibits 13-16).

Certified LUP Policy Ill. D. 2. Boating Use of Canals and Lagoon states, in relevant part:

A public boat launch facility was built as part of the Venice Canals Rehabilitation Project at the
Grand Canal and North Venice Boulevard. The City shall protect the public’s ability to access
the canals by boat by maintaining public access to the Grand Canal public boat launch. The
facility shall provide adequate on-site public parking consistent with the sizes and types of
boats to be launched and frequency of launching pursuant to the County Department of Small
Craft Harbors standards.

Contention 1: Design Standards

Sections 30250(a) and 30251 of the Coastal Act encourage visually compatible new development in
already-developed areas with adequate public services. Section 30253(e) requires protection of
special coastal communities with unique characteristics that draw visitors to the coastal zone. The
Commission has considered Venice a special coastal community in past actions and relied on LUP
policies for design guidelines specific to each geographically-defined subarea to preserve community
character. The local CDP approved new development inconsistent with several development
standards of the certified Venice LUP which may cumulatively impact community character and
prejudice the City’s ability to certify an LCP consistent with the Coastal Act.

LUP Exhibit 14b and Policy .A.7.D. limit structures with flat roofs located in the North Venice subarea
to a maximum height of 30-ft. Additionally, LUP Policy I.A.1. prohibits roof access structure (RAS)
heights from exceeding the specified flat roof height limit by more than 10 ft. The local CDP approved
construction of 35-ft. tall structures with a flat roof, a 67-ft. tall campanile structure, and 47-ft. tall
elevator structure. The locally-approved structures would therefore exceed the LUP’s height
limitations by up to 37 ft.

LUP Policy I.A.1. prohibits the consolidation of more than two lots in North Venice residential
neighborhoods. LUP Policy |.B.2. allows the consolidation of more than two lots for mixed-use
residential-commercial development with subterranean parking if the development conforms to the
surrounding neighborhood character and provides adequate parking. The local CDP approved



consolidation of 40 lots for construction of a residential and commercial mixed-use development
without breaks in the exterior walls.

LUP Exhibit 10b designates the project site as Multi-family Residential - Low Medium Il Density and
Open Space. LUP Policy [.A.7.D. limits acceptable uses in the subject designation to multi-family
development. The local CDP approved construction of mixed-use development with residential units
and several commercial uses (a retail center, restaurant, and art studio) not specified in the allowable
uses.

Additionally, Policy I. D. 1. limits permitted uses adjacent to canals to “habitat restoration, single-
family dwellings, public parks and walkways, subterranean or surface public parking lots,
maintenance activities and emergency repairs.” The locally-approved multi-family residential and
commercial uses are inconsistent with this policy.

LUP Policy .A.7.D. limits lots located in the subject land use designation to one dwelling unit per
1,500 — 2,000 sq. ft. of lot area. The local CDP approved construction of 140 total dwelling units in a
115,674 sq. ft. total area. The project exceeds the unit density allowed on the residential lots and
results in a ratio of approximately one dwelling unit per 826 sq. ft. of lot area, which is inconsistent
with Policy |LA.7.

Contention 2: Parking Requirements

Section 30210 of the Coastal Act requires that new development be designed to avoid interference
with the public’s ability to access the coast. Sections 30212.5 and 30252 specify methods to enhance
public access, including the distribution of public parking throughout communities and ensuring new
development has adequate parking to serve the associated use. Venice is a densely-developed
community with many historic residences that fail to provide adequate parking under current
development standards. This can result in competition for parking between residents and visitors,
many of whom arrive from inland communities with limited beach access. To guide development
consistent with these policies, the certified Venice LUP provides parking requirements for each
development use, with additional parking spaces required in the Beach Impact Zone (BIZ) based on
the concentration of tourism and associated parking strain near the beach. The local CDP approved
development inconsistent with the parking requirements of the certified LUP.

For multi-family development on lots 40-ft. or more in width, LUP Policy I1.A.3. requires two parking
spaces for each dwelling unit, plus a minimum of one guest space for each four or fewer units. Retail
uses must provide one space for each 225 sq. ft. of floor area and restaurant uses must provide one
space for each 50 sq. ft. of service floor area. Additionally, Policy l1.A.4 requires commercial projects
in the Beach Impact Zone (BIZ) to provide one additional parking space for each 640 sq. ft. of ground
floor area. Policy Il.A.4 requires multi-family residential projects with at least three units to provide
one additional parking space for each 1,000 sq. ft. of ground floor area. The project site is in the BIZ
per LUP Exhibit 17a.

The locally-approved 2,255 sq. ft. retail establishment would thus require 10 parking spaces; the
1,060 sq. ft. of restaurant service area would require 21 spaces; and the 140 dwelling units would
require 315 spaces. The 3,315 total sq. ft. ground floor commercial area would require 6 BIZ parking
spaces and the 15,045 sq. ft. of ground floor residential area would require 16 BIZ spaces, for a total
requirement of 21 BIZ parking spaces. The project provides an adequate number of restaurant and
retail parking spaces (42), but only provides 57 residential parking spaces and five BIZ spaces. This
would result in a 274-parking space deficit inconsistent with Policies 11.A.3. and I.A.4. Reduced
parking requirements for Low-Income units is allowed under Policy |.A.14 if the project is consistent
with Policy I.A.13. and “the prospective occupants of the project will have a reduced demand for



parking.” However, it is unclear whether the locally-approved project is consistent with Policy I.A.14.
and the local findings do not reflect a demonstrated, reduced demand for parking.

Additionally, it is unclear from the local CDP findings whether the City will manage and operate the
252-space public parking lot. It is also unclear whether the use of mechanized lifts will be required to
accommodate the proposed 252 public parking spaces. The City did not provide adequate findings on
whether the conversion of existing, City-owned public parking lots to private and public mixed-use
development may be found consistent with public access policies of the Coastal Act and the certified
LUP. LUP Policy II.A.2. mandates the construction of new public parking facilities and maximizing the
use of existing structures via re-striping or conversion to multi-level structures.

Venice has a limited stock of City-owned land within walking distance of the beach, including the
subject project site (Los Angeles Department of Transportation Lots 731 and 701). The existing
surface lots could support a new structure spanning the full size of the project site to maximize public
parking spaces. The additional new parking spaces could serve as the City’s first step in initiating the
Venice Coastal Parking Impact Trust Fund: the in-lieu fee program that allows development restricted
by site constraints to support off-site parking spaces rather than meet infeasible parking
requirements. The in-lieu fee program is referenced as an option throughout the LUP, but the City has
not established new parking spaces as mitigation since LUP certification in 2001.

Reserving the project site for additional public parking spaces would enhance public access
consistent with sections 30210, 30215.5, and 30252 of the Coastal Act. It would also comply with
Section 30213, which requires protection and, where feasible, provision of lower cost visitor-serving
facilities such as public parking areas. Additionally, the potential use could facilitate establishment of
an in-lieu fee parking program consistent with the intent of the certified LUP. The City’s findings do
not sufficiently address the loss of a potential new parking hub and the impacts to public access in
Venice under Chapter 3 policies of the Coastal Act and LUP policies.

Contention 3: Boat Launch Ramp Access

As stated above, Section 30213 of the Coastal Act requires protection and, where feasible, provision
of lower cost visitor-serving facilities. Section 30224 encourages increased recreational boating use
of coastal waters with several methods, including “limiting non-water-dependent land uses that
congest access corridors and preclude boating support facilities[.]” The existing boat launch access
ramp on the project site is a cost-free way for the public to access the Grand Canal with private
vessels. The terms and conditions of CDP Nos. 5-91-584 and 5-92-377 required the boat launch
ramp and associated parking spaces to remain open from 8 A.M. to sunset, free of charge. The boat
launch ramp has been closed to the public via a gate for an extended period. The local CDP does not
address the existing impediment to public access or require mitigation of resulting public access
impacts. Additionally, the locally-approved project may result in reduced access to the launch ramp in
a manner inconsistent with Coastal Act Sections 30213 and 30224 and the LUP.

LUP Policy I. C. 9. requires reservation of public rights-of-way for public transportation uses and limits
any additional uses to those that do not interfere with “coastal access, transportation and visual
quality.” The 3,135 sq. ft. lot connecting North Venice Boulevard to the boat launch ramp constitutes a
public right-of-way. The local CDP approved the construction of private development within the
subject right-of-way, inconsistent with Policy I.C.9.

LUP Policy 111.D.2 requires the City to maintain public access to the boat launch ramp by “provid[ing]
adequate on-site public parking consistent with the sizes and types of boats to be launched and
frequency of launching pursuant to the County Department of Small Craft Harbors standards.” If the
gated entryway were unlocked consistent with the above-referenced CDP requirements, visitors
would have a less than 20-ft. walk between their vehicles and the ramp in the existing area. The local



CDP approved construction of residential units and an artist studio on either side of the canal,
requiring visitors to carry vessels 90 to 275 ft. between their vehicles and the ramp. The locally-
approved design would result in vessel transportation on sidewalks shared by pedestrians, residents
and patrons of the development. The City’s findings do not acknowledge County Department of Small
Craft Harbors standards or discuss how the locally-approved configuration may limit the size,
frequency, and type of vessels accessing the launch ramp.

Additionally, the findings do not indicate how many public parking spaces are currently reserved for
boat launch ramp access and whether the locally-approved number of spaces constitutes an
increase, decrease, or no change in quantity. The findings do not indicate if the spaces would remain
free of charge and open to the public from 8 A.M. to sunset.

Contention 4: Cultural Resources

Section 30244 of the Coastal Act requires reasonable mitigation measures be provided to offset
impacts to archaeological resources. LUP Policy . F. 6. requires a “cultural resources record search
to determine the existence of significant archeological sites” and mitigation plans for the protection of
any such resources. The local CDP approved 9,100 cy. of cut for construction of the development
with a subterranean level. Despite the substantial amount of grading proposed, no mitigation
measures for the preservation of tribal, cultural, and archeological resources are described in the
local CDP.

Contention 5: Coastal Hazards

Section 30253 of the Coastal Act requires that new development minimize risks to life and property in
hazardous areas, including areas subject to flooding. The local CDP approved construction of new
development with a subterranean level extending 8-ft. below grade in a low-lying, flood-prone area
adjacent to a tidally-influenced canal. The locally-approved project does not include measures to
mitigate the risk of inundation, such as water-proofing all structures up to the anticipated flood level,
inclusion of shear walls, elevation of structures to an additional height above grade, or eliminating all
subterranean structures. The local CDP does not require construction best management practices
relating to storage of hazardous materials and/or substances near the canals, nor does it address
long-term storage of hazardous materials (such as cleaning supplies) and/or mechanical equipment
(such as mechanized lifts) in areas of the proposed development that are vulnerable to inundation.
Additionally, the City’s findings do not address whether de-watering measures will be necessary for
the 9,100 cy. of cut. The findings do not adequately address consistency with Coastal Act sections
30232 and 30253.
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Naomi Glauberman
32 Breeze Ave
Venice CA 90291

Hilly Kravitz

3101 3rd St

Apt 2

Santa Monica CA 90405
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Susan Beckman
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Venice, CA 90291

Jamie T. Hall

Channel Law Group, LLP
8383 Wilshire Blvd., Suite 750
Beverly Hills, CA 90211

Richard A. Rothschild

Western Center on Law and Poverty
3701 Wilshire Blvd. Suite 208

Los Angeles, CA 90010-2809

Jonathan Jager

Legal Aid Foundation of Los Angeles
7000 S. Broadway

Los Angeles, CA 90003

Project Applicant/Owner/Rep.
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Mello Coordinator

ROBERT C BALMER & DORA M BALMER
4220 WHITE OAK CT
ETNA CA 96027

A.C. DANIELS & DOROTHY E. DANIELS
211 REES ST
PLAYA DEL REY CA 90293

ARLENE WILKS
4007 W AVENUE 40
LOS ANGELES CA 90065

Robert Greenwald
5011 Ocean Front Walk
Marina del Rey, CA 90292

Heidi Frey
5011 Ocean Front Walk
Marina del Rey, CA 90292

Henry Ramirez
3790 Lavell Drive
Los Angeles, CA
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Legal Aid Foundation of Los Angeles
601 Pacific Ave.

Long Beach, CA 90802
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ROBERT C BALMER & DORA M BALMER
2033 W ELM AVE
ANAHEIM CA 92804

DOROTHY E. DANIELS
333 BALDWIN AVE
SHARON PA 16146

ALBERTA C SPRIK
737 N CHIPPEWA AVE APT C
ANAHEIM CA 92801

Vicki Halliday
114 Paloma Ave
Venice 90291
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763 Nowita Place
Venice CA 90291

Helen & Bert Fallon
425 Linnie Canal
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U.S. Army Corps Of Engineers
645 Durfee Ave,
South El Monte, CA 91733

HCIDLA MS 958
Land Use/Mello Act

1200 W. 7t St. #800

Los Angeles, CA 90017

[Neighborhood Council]

PACIFIC ELECTRIC RAILWAY COMPANY
65 MARKET ST
SAN FRANCISCO CA 94105

CELIA CALZIA
4007 W AVENUE 40
LOS ANGELES CA 90065

ALBERTA C SPRIK
4022 ESCONDIDO DR
MALIBU CA 90265



ALBERTA C SPRIK
17019 EDGEWATER LN
HUNTINGTON BEACH CA 92649

STANDARD OIL COMPANY OF CALIFORNIA
ATTN: RW. ARMSTRONG

PO BOX 606

LA HABRA CA 90633

ALL AREAS

So. Calif. Edison Co.

Attn: Community Liaison- West &
Coastal Los Angeles Area

2800 East Willow Street

Long Beach, CA 90806

Dennis Quilliam
Santa Monica Planning Dept.
1685 Main Street

Santa Monica, CA 90401

Los Angeles Public Library
Venice-Abbot Kinney Memorial
Branch

501 S Venice Blvd

Venice, CA 90291

Gregory Smith
Point Fermin Residents
3915 Carolina Street

San Pedro, CA 90731

Venice Neighborhood Council
P O BOX 550
Venice, CA 90294

Sol Blumenfeld

Community Development Director
9770 Culver Bivd

Culver City, CA 90292

IAN A BARDIN
212 YACHT CLUB WAY STE A4
REDONDO BEACH CA 90277

STANDARD OIL COMPANY OF CALIFORNIA
6001 BOLLINGER CANYON RD
SAN RAMONS CA 94583

Richard Slawson
L.A. Steamfitters Local 250
18355 South Figueroa Street

Gardena, CA 90248

South Coast Area Office
California Coastal Commission
301 E. Ocean Blvd, Suite 300
Long Beach, CA 90802-4302

Jim Bickhart
VTC Coastal Committee
P.O. Box 5864

Santa Monica, CA 90405

Arnold Springer
Coastal Committee VTC
44 Breeze Avenue

Venice, CA 90291

Mike Suhd
739 Palms Boulevard

Venice, CA 90291

Occupant
206 N Venice Blvd #3
Venice CA 90291

Occupant
206 N Venice Blvd #2
Venice CA 90291

Amy Bodek

Director of Regional Planning
320 W. Temple St., 13th Floor
Los Angeles, CA 90012

EXXONMOBIL OIL CORPORATION

C/O CORPORATION SERVICE COMPANY
80 STATE ST

ALBANY NY 12207

STANDARD OIL COMPANY OF CALIFORNIA

C/O CSC - LAWYERS INCORPORATING
SERVICE
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Los Angeles County Department
Of Public Works
900 South Fremont Avenue

Alhambra, CA 91802

Kurt Simon/Venice Ocean Front
Improvement Assoc., Inc.
P.O. Box 49402

Los Angeles, CA 90049

Venice Canals Resident
Homeowners Association
425 Linnie Canal

Venice, CA 90291

Olga Palo
Venice Town Council
1666 Electric Avenue

Venice, CA 90291

Occupant
206 N Venice Blvd #4
Venice CA 90291

Occupant
206 N Venice Blvd #1
Venice CA 90291

Gabrielerio Band of Mission Indians — Kizh Nation

P.O. Box 393
Covina, CA 91723



LA Co. Dept. of Beaches & Harbors
Beaches & Harbors Planner

13483 Fiji Way, Tr. #3

Marina del Rey, CA 90292

Sarah Letts

Hollywood Community Housing
Corp

5020 Santa Monica Blvd

Los Angeles, CA 90029

Rachel Kwok, Environmental Planner
City of Santa Monica
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PO Box 2200

Santa Monica, CA 90407

CA Dept. of Fish and Wildlife
South Coast Region

CEQA (Env. Review & Permitting)
3883 Ruffin Road

Christopher Murray
Rosenheim & Associates
12600 Oxnard Street
Woodland Hills CA 91367

County of Los Angeles
Department of Regional Planning
Impact Analysis Section

320 W. Temple St., Room 1348
Los Angeles, CA 90012

Melissa Becker

CA Regional Water Quality Control Board
320 W. 4th St., Suite 200

Los Angeles, CA 90013

Rebecca Dennison

Venice Community Housing Corp
200 Lincoln Blvd

Venice, CA 9091
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