
STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY                                                                      GAVIN NEWSOM, GOVERNOR 
 

CALIFORNIA COASTAL COMMISSION 
South Coast Area Office 
301 E Ocean Blvd 
Long Beach, CA 90802-4830 
(562) 590-5071 

 

 

May 24, 2023 

Christopher Murray 
Rosenheim & Associates, Inc. 
21600 Oxnard Street, Suite 630 
Woodland Hills, CA 91367 

Re: THIRD NOTICE OF INCOMPLETE APPLICATION 
Application No. 5-22-0588 
Site Addresses: 2102 – 2120 S. Pacific Ave., 2106 – 2116 S. Canal St., 116 – 302 
E. N. Venice Blvd., 319 E. S. Venice Blvd., Venice, Los Angeles County, CA 90291 

Dear Christopher Murray, 

On July 11, 2022, our office received the above referenced coastal development permit 
(CDP) application. The proposed project includes demolition of an existing public parking 
lot and quadraplex, consolidation and subdivision of existing lots, and construction of a 
new mixed-use, affordable housing development in Venice. On August 10, 2022, 
Commission staff requested additional information and materials. On December 29, 2022, 
the applicant submitted additional information and materials. On January 26, 2023, 
Commission staff requested additional information and materials. On April 26, 2023, the 
applicant submitted additional information and materials. Commission staff have reviewed 
the submittal and determined that additional clarification remains necessary. Please accept 
this letter as notification that Application No. 5-22-0588 is incomplete pending receipt of 
the requested information. To complete your application, please submit the following: 

1. Groundwater. Provide a feasibility analysis of drainage control measures including, but 
not limited to, an onsite treatment facility, a drainage swale, and increasing the amount 
of pervious area onsite. The response letter received on April 26, 2023 proposes 
the installation of cisterns on either side of the canal to collect stormwater for 
irrigation use, but the project plans do not show any below- or above-ground 
cistern structures on-site. 

A. Provide a runoff management plan including: 

i. A figure noting all impervious rooftops and paved areas exposed to runoff, 
the direction of runoff flows, and the discharge locations of runoff flows; 

ii. A figure noting the direction of runoff (or onsite infiltration) from 
landscaped and vegetated areas and noting whether sheet flow runoff 
from these areas would be discharged directly into the canal;  

iii. A description of any runoff treatment best management practices (BMPs) 
proposed; and 
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iv. A description of where wash water generated from maintenance cleaning 
of the parking garages will drain and whether it would receive any 
pollutant-removal treatment prior to off-site discharge. 

B. Provide a cistern plan including: 

i. A figure showing the size, number, and location of all proposed cisterns; 

ii. Estimation of the maximum runoff volume accommodated by the cisterns 
(with calculations of values and sources of values included) and whether it 
meets the 85th percentile, 24-hour design storm volume; 

iii. A description of the type of impervious surfaces and total impervious 
surface area draining to the cisterns; and 

iv. A description of any treatment BMPs proposed for the water in the cisterns 
prior to irrigation use. 

2. Boat Launch Access Plan. Provide a narrative plan to ensure the canal-cleaning 
vendor’s parking will be restricted to avoid blocking access to the public during peak 
use times. Clarify where the canal-cleaning vendor will park during non-peak times and 
what non-peak times entails. Clarify whether the proposed water-bottle filling 
station and meeting area are proposed within the areas marked “Boat Launch 
Storage” and/or “Boat Launch Staging” on the plans. Indicate whether the 
proposed Staging Area would serve any other functions (like a general 
pedestrian exit or the location of pay kiosks). Additionally, the response letter 
proposes a single parking space for the canal-cleaning vendor—but photographs 
from the Venice Canals Association show that the canal-cleaning vendors have 
required a trailer and large dumpsters in the past to remove large volumes of 
algae (Attachment 1). Describe how the proposed boat launch ramp access plan 
will accommodate a trailer and up to two large dumpsters. Clarify whether the 
canal-cleaning vendors would still be able to access the boat launch access 
ramp during development construction. 

3. Boat Launch Alternatives Analysis. Provide an alternatives analysis, including but 
not limited to, plans showing at least seven public boat launch parking spaces and 
three loading areas located on the east side of Grand Canal adjacent to the boat 
launch access ramp. The submitted alternatives analysis indicates that an 
accessway between North and South Venice Boulevard would require elimination 
of 16 units and 2,875 sq. ft. of art studio. Clarify why a ground floor accessway 
would require elimination of second and third floor area, rather than retaining the 
upper floor units via an overhang structure. Provide analysis of the following 
alternatives that may allow retention of boat launch parking spaces in the 
existing configuration: 

A. Locating the boat launch ramp parking spaces in the location shown in the 
submitted Alternative 3 and allowing ingress and egress solely from North 
Venice Boulevard (see Figure A below); and 
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B. Locating the boat launch ramp parking spaces adjacent to the elevators and a 
one-way North Venice Boulevard entrance closer to the canal (i.e. a mirror 
image of the location shown in the submitted Alternative 3), with boat launch 
vehicles exiting via the main, eastward exits (See figure B below). 

Figure: Alternative A 

 

 

 

 

 

 

 

 

 
 

Figure: Alternative B 
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4. Lots 701 and 731. Provide City records of all hourly and daily parking rate increases 
since 1994. Clarify the project description by A) providing a summary of rate increases 
since 1994 and evidence that all rate increases were approved via CDPs, CDP 
amendments, or Commission Executive Director approved exemptions; or B) revising 
the project description to request after-the-fact approval for an increase in public 
parking rates. The co-applicants, VCHC and HCHC, propose demolition of an 
existing public parking lot with long-term public access violations resulting from 
years of non-compliance with the terms of Coastal Development Permit Nos. 5-
91-584/5-92-377-A1. Construction of a new parking lot on the subject site would 
require resolution and mitigation of the public access violations on-site. Staff 
have contacted the City requesting that they become a co-applicant for the 
subject application or apply for an amendment to Coastal Development Permit 
Nos. 5-91-584/5-92-377-A1. Without either of these actions, staff would not 
support parking fees exceeding the prior authorization for a maximum flat rate of 
$5 per day. Clarify the project description by A) providing evidence that all rate 
increases were approved via CDPs, CDP amendments, or Commission Executive 
Director approved exemptions; or B) revise the project description to request 
after-the-fact approval for an increase in public parking rates. 

5. Public Parking Management Plan (PPMP). Provide a narrative description clarifying 
how visitors will safely unload their belongings (such as coolers, chairs, and other 
recreational equipment) in the attendant drop area without creating a vehicle back-up. 
Provide a diagram showing the location of each drop zone and how vehicles would 
leave the inner lane to park. The submitted Parking Drop-Off Zone plans reference 
Sheet A5.70 for “enlarged parking plan”, but it was not included in the submittal. 
Provide the referenced enlarged parking plan. Clarify how vehicles turning 
toward the staging spaces on the second and third floors would avoid unloading 
passengers and maintain their safety. Clarify why staging spaces are provided 
on the second floor despite the absence of lift parking on that level. Confirm 
whether the staging spaces would be used by both arrivals and departures (who 
would also need to re-load their vehicles.) 

Please do not limit your submittal to the above mentioned items—you may submit any 
information which you feel may help Commission staff gain a clear understanding of the 
scope of your project. Upon receipt of the requested materials, we will proceed with 
determining the completeness of your application. You can contact me with any questions 
at chloe.seifert@coastal.ca.gov. 

Sincerely, 

 

Chloe Seifert 
Coastal Program Analyst II 

 

 

cc:  Ira Brown, City of Los Angeles Planning Department 
Duncan Joseph Moore, Latham & Watkins 
Beth Gordie, Latham & Watkins 
Alicia Robinson, Latham & Watkins 
Kailen Malloy, Latham & Watkins 
Eric McNevin, Eric Owen Moss Architects 

 

mailto:chloe.seifert@coastal.ca.gov
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Attachment: Photos of Canal-Cleaning Service 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

Photo provided by Venice Canals Association of canal-cleaning vehicle. 

 

Photo provided by Venice Canals Association of algae collected from canal. 
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Photo provided by Venice Canals Association of algal bloom in Venice Canals. 

 

Photo provided by Venice Canals Association of canal-cleaning. 

 


