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AS APPROVED BY THE PLANNING AND LAND USE MANAGEMENT COMMITTEE
MARCH 18, 2014 

ZA 2013-1420 (CDP)
REVISED FINDINGS

MANDATED FINDINGS

Following (highlighted) is a delineation of the findings and the application of the relevant
facts of the case to the same:

1. The development is not in conformity with Chapter 3 of the California 
Coastal Act of 1976.

Chapter 3 of the California Coastal Act provides standards by which “...the 
permissibility of proposed developments subject to the provision of this division 
are determined”. In the instant case, the Coastal Act provides that “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, the Coastal Act states that “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.”

In granting the appeal and overturning the Zoning Administrator’s approval of a 
Coastal Development Permit for the construction, use, and maintenance of five 
single-family dwellings and five detached duplexes pursuant to the Small Lot 
Ordinance, the West Los Angeles Area Planning Commission made the finding 
that the project is too large and dense for the site to accommodate. The project 
will lead to a lack of on-site open space, minimal front yard setbacks much 
smaller than prevailing setbacks on adjacent blocks of South Venice, minimal 
front yard landscaping, an unsafe driveway entrance, and generate traffic far 
above the limitations of Mildred Avenue.

The character of the proposed building is not compatible with the surrounding 
smaller scale neighborhood north of the project site in terms of bulk, mass, scale, 
fagade articulation, use of materials and architectural design features. The 
building height and mass will obstruct neighbor’s views, will shade surrounding 
properties, and will wall off the existing community from the rest of the Venice 
community to the north.
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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.

The Land Use Plan, a portion of the Venice Local Coastal Program was certified 
by the California Coastal Commission on June 14, 2001. Because the West Los 
Angeles Area Planning Commission granted the appeal and overturned the 
Zoning Administrator’s approval of a Coastal Development Permit there will be 
no effect on the Venice Local Coastal Program.

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. Such Guidelines are designed to provide direction to 
decision-makers in rendering discretionary determinations on requests for 
coastal development permits pending adoption of an LCP. In this instance, 
the Guidelines standards concerning the following are relevant:

For single-family dwellings and multiple-family dwellings within the Southeast 
Venice subarea of the Venice Coastal Zone Specific Plan the height of new 
structures should not exceed 25 feet above the centerline of the frontage road.

As evidence of the anticipated scale of development in this community, the 
California Coastal Commission Regional Interpretive Guidelines for the South 
Coast Region state that the height of new residential development in the 
Southeast Venice subarea, where this project is located, should not exceed 25 
feet above the mean centerline of the frontage road. The land use plan portion of 
the Venice Local Coastal Plan, which was certified by the Coastal Commission in 
2001. contains a similar height limit (25 feet maximum for a flat roof), and that 
height limit is echoed in the Specific Plan. Taken together, this indicates that the 
low height, low slung scale of residential development is what was intended for 
this area, and the project does not fit that character.

Additionally, the land use plan seeks to protect and maintain existing stable 
single- and multi-family residential neighborhoods. In the Southeast Venice 
subarea, yards are recognized as an important means to accommodate the need 
for open space, permeable land area, and on-site recreation consistent with the 
existing scale and character of the neighborhood. Having yard setbacks and 
buffers consistent with the surrounding area, therefore, is an important wav to 
ensure that the character of the development is compatible. The setbacks and 
buffers for this project, however, are not consistent with the surrounding 
community.
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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 Bocal 
governments in their actions in carrying out their responsibility and 
authority under the Coastal Act of 1976.

The Zoning Administrator has been guided by the action of the Coastal 
Commission in its certification of the Local Coastal Program Land Use Plan 
(LUP) on June 14, 2001. The LUP embodies the previous history of decisions on 
development projects and extends it forward in a comprehensive document. No 
outstanding issues have emerged which would indicate any conflict between this 
decision and any other decision of the Coastal Commission. However, the West 
Los Angeles Area Planning Commission determined that the project was not in 
compliance with the Venice Coastal Zone Specific Plan.

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.

The project site is not located between the nearest public road and the sea or 
shoreline of any body of water located within the coastal zone. The West Los 
Angeles Area Planning Commission overturned the Zoning Administrator’s 
approval of a Coastal Development Permit for the project; therefore there will be 
no interference with public access to the coast.

6. An appropriate environmental clearance under the California 
Environmental Quality Act has not been granted.

The West Los Angeles Area Planning Commission found that the analysis of the 
project under the California Environmental Quality Act (CEQA) was insufficient. 
No analysis of traffic impacts was done, even though the information presented 
by the community raised a fair argument that a potential impact exists. 
Additionally, there are several instances in which analysis of a potential impact 
was deferred until the building permit stage, which is well after project approval. 
CEQA requires that the public and decision makers be notified of the potential 
impacts of a project prior to the approval of the project in order to make an 
informed decision. By deferring studies and analysis until well after the project 
approval, the Mitigated Negative Declaration for this project fails to provide 
sufficient analysis of the project’s potential environmental impacts. Without a 
sufficient environmental analysis under CEQA, the project cannot be approved. 
Therefore, before the City can act to approve the project, the CEQA analysis 
would need to be revised and recirculated.

ADDITIONAL MANDATORY FINDINGS
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7. The National Flood Insurance Program rate maps, which are a part of the Flood 
Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is 
located in Zone B, areas between limits of the 100-year flood and 500-year flood; 
or certain areas subject to 100-year flooding with average depths less than 1 foot 
or where the contributing drainage area is less than 1 square mile; or areas 
protected by levees from the base flood.

8. On July 15, 2013, a Mitigated Negative Declaration (ENV-2009-2489-MND- 
REC2) was prepared for the proposed project. The West Los Angeles Area 
Planning Commission found that the analysis of the project under the California 
Environmental Quality Act (CEQA) was insufficient. Without a sufficient 
environmental analysis under CEQA, the project cannot be approved. Therefore, 
before the City can act to approve the project, the CEQA analysis would need to 
be revised and recirculated.


