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REVISED FINDINGS
AS MODIFIED BY THE PLUM COMMITTEE ON MARCH 5, 2019

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.

The development is in conformity with Chapter 3 of the California Coastal Act of 
1976.

1.

The subject site is a level, irregular-shaped corner parcel of land, having frontages of 
approximately 80 feet on the southwest side of Abbot Kinney Boulevard and 96 feet on the 
northwest side of Venice Boulevard. The site contains approximately 10,383 net square feet 
in the C2-1-O-CA Zone. The site is located within the Los Angeles Coastal Transportation 
Corridor Specific Plan, the Venice Coastal Zone Specific Plan (North Venice subarea), a 
Calvo Exclusion area, and within the single permit jurisdiction area of the California Coastal 
Zone. It is with a methane buffer zone, liquefaction zone, and tsunami inundation zone. Per 
Federal Emergency Management Agency flood map, the property is located within the 500- 
year flood plain in Zone X, with 0.2 percent annual chance of flooding. The site is 
approximately 5.29 kilometers from the Santa Monica Fault.

The subject parcel is currently improved with a two-story commercial building with nine (9) 
at-grade parking spaces. The subject property is relatively flat. Per Mobility Plan 2035, 
Venice Boulevard is a designated Boulevard II and Abbot Kinney Boulevard is a designated 
Avenue III. No natural land forms will be altered as a result of the proposed Reversion to 
Acreage. Vehicular access is provided via existing driveways on Abbot Kinney Boulevard 
and Venice Boulevard. There are seventeen (17) existing trees located on and near the 
subject parcel, including two Western Sycamore, a protected species per City of Los 
Angeles Protected Tree Ordinance. Ten (10) of the existing trees are located within the 
proposed area to be reverted. Seven (7) existing trees are located at the corner of Abbot 
Kinney and Venice Boulevard as well as within the public right-of-way.

The applicant is requesting a Coastal Development Permit and Tentative Tract Map 
authorizing the Reversion to Acreage of 5,133 square feet of land, resulting in a net lot area 
of 10,383 square feet. The proposed Reversion to Acreage includes the following 
easements on Venice Boulevard: a public street easement (to a depth of approximately 33 
feet), landscape easement at the corner of the site to maintain the existing landscaping and 
trees, and a four-foot wide easement for the installation of a Metro Bike Share system.

The proposed project involves site and landscape improvements including: 1) Install "living 
fence", a decorative fence with a maximum height of 3.5 feet made of a combination of 
metal posts and chain-link hedge boxes covered with butterfly-attracting bougainvillea 
functioning as a fence that also supports habitat, along the property fronting Venice 
Boulevard; 2) Refinish approximately 703 square feet of decorative concrete access 
driveway from Venice Boulevard, and install approximately 740 square feet of new 
decorative concrete adjoining the existing driveway; 3) Install a custom swinging gate 
adjoining the existing driveway from Venice Boulevard; and 4) Plant new landscaping 
consistent with the City of Los Angeles Venice Boulevard Planting Plan. No existing trees 
are proposed to be removed.

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:
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Section 30244 requires reasonable mitigation measures to reduce potential impacts on 
archeological or paleontological resources. The project will revert 5,133 square feet of land 
to one lot of approximately 10,383 square feet. No excavation and grading is proposed and 
existing two-story commercial structure and surface parking lot will remain in place. The 
subject site is not located within an area with known Archaeological or Paleontological 
Resources. No potential impacts are expected from the proposed Reversion to Acreage 
and site and landscape improvements.

Section 30250 states that new development shall be located in areas able to accommodate 
it, areas with adequate public services, and in areas where such development will not have 
significant adverse impacts on coastal resources. The proposed project is located at the 
intersection of Abbot Kinney Boulevard and Venice Boulevard. Surrounding properties are 
developed with parkland, commercial uses, single-family and multi-family uses. All existing 
parking spaces will be maintained on-site. Vehicular access will be granted via two existing 
driveways from Abbot Kinney Boulevard and Venice Boulevard, respectively. No new 
development or structures are proposed to be erected. The proposed Reversion to Acreage 
will provide new landscaping compatible with the Venice Planting Plan and site 
improvements, thus enhancing visual resources as required. As such, the project is located 
in an existing developed area contiguous with similar uses and will not have a significant 
adverse impact on coastal resources.

Section 30251 states 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. The subject is relatively flat and no natural land forms will be altered as part of the 
project. The project proposes the Reversion to Acreage with site and landscape 
improvements. Proposed improvements include: 1) Install "living fence", a decorative fence 
with a maximum height of 3.5 feet made of a combination of metal posts and chain-link 
hedge boxes covered with butterfly-attracting bougainvillea functioning as a fence that also 
supports habitat, along the property fronting Venice Boulevard; 2) Refinish approximately 
703 square feet of decorative concrete access driveway from Venice Boulevard, and install 
approximately 740 square feet of new decorative concrete adjoining the existing driveway; 
3) Install a custom swinging gate adjoining the existing driveway from Venice Boulevard; 
and 4) Plant new landscaping consistent with the City of Los Angeles Venice Boulevard 
Planting Plan. There are no designated historic structures on the subject parcel and no 
existing trees are proposed to be removed. Furthermore, the proposed Reversion to 
Acreage will maintain existing sidewalks and landscaping within the right-of-way and 
includes a public street easement to allow for future improvements (to a depth of 
approximately 33 feet).

Section 30252 states that new development should maintain and enhance public access to 
the coast. The project proposes the Reversion to Acreage of approximately 5,133 square 
foot of land at the intersection of Abbot Kinney Boulevard and Venice Boulevard. The 
subject property is not located on a Walk Street per the Specific Plan, nor will the proposed 
site and landscape improvements obstruct access to the beach. No new structures are 
being proposed and public access to the coast would not be impacted. Sidewalk and 
roadways along Venice Boulevard and Abbot Kinney Boulevard will observe standards as 
required in the Los Angeles Mobility Plan, which is an Element of the Los Angeles General 
Plan. Although the Reversion to Acreage would merge portions of the excess right-of-way 
to the property, the tentative tract map is conditioned to provide easements that would allow 
for public access and future improvements along Venice Boulevard, to a depth of
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approximately 33 feet. As such, the project will maintain existing public access to the coast 
and allows for future improvements that would enhance access for pedestrians, bicycles, 
and other alternative modes of transportation.

Section 30253 requires new development to minimize risks to life and property in areas of 
high geologic, flood, and fire hazard, minimize impacts along bluffs and cliffs, and protect 
special communities and neighborhoods that are popular visitor destination points for 
recreational uses. The property is located within a Methane Buffer Zone and approximately 
5.29 kilometers from the Santa Monica Fault. As such, the project is subject to compliance 
with Zoning, Building, and Fire Safety Code requirements that will minimize risks to life and 
property in geologic and methane hazard areas.

The proposed Reversion to Acreage includes site and landscape improvements on a site 
currently improved with a two-story commercial structure and surface parking lot. The 
proposed project would have no significant adverse impacts on public access, recreation, 
public views, or the marine environment, as the property is located within a developed area 
and located more than 1000 feet from Venice Beach. The project twill neither interfere nor 
reduce access to the shoreline or beach. There will be no dredging, filling or diking of 
coastal waters or wetlands associated with the proposed request, and there are no 
sensitive habitat areas, archaeological or paleontological resources identified on the site. 
As conditioned, the proposed project is in conformity with Chapter 3 of the California 
Coastal Act.

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.

2.

Section 30604(a). Coastal development permit; issuance prior to certification of the local 
coastal program; finding that development in conformity with public access and public 
recreation policies; housing opportunities for low and moderate income persons (a) Prior to 
certification of the local coastal program, a coastal development permit shall be issued if the 
issuing agency, or the commission on appeal, finds that the proposed development is in 
conformity with Chapter 3 (commencing with Section 30200) and that the permitted 
development will not prejudice the ability of the local government to prepare a local coastal 
program that is in conformity with Chapter 3 (commencing with Section 30200). A denial of 
a coastal development permit on grounds it would prejudice the ability of the local 
government to prepare a local coastal program that is in conformity with Chapter 3 
(commencing with Section 30200) shall be accompanied by a specific finding which sets 
forth the basis for that conclusion. 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 a Coastal Development Permit to allow the Reversion 
to Acreage of 5,133 square foot of land with site and landscape improvements, resulting in 
a net lot area of 10,383 square feet. The proposed project does not involve increasing the 
number of parking spaces or other development. The proposed easements on the site will 
allow the maintenance of existing trees at the corner of the site and future opportunities to 
increase pedestrian and bicycle access on Venice Boulevard, to a depth of approximately 
33 feet from the existing sidewalk. As such, the proposed project is consistent with the 
following policies of the LUP:
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Policy I. C. 8. Railroad Rights-of-Way. Abandoned railroad rights-of-way in the Venice 
Coastal Zone shall be developed with public transit including bikeways, residential uses, 
parking and/or open space uses, subject to a discretionary review by means of a coastal 
development permit. Compatibility with adjacent land uses and potential as a coastal 
resource shall be factors considered in evaluating use permits for railroad rights-of-way.

Policy I. C. 9. Public Rights-of-Way. 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.

Policy II. C. 1. General Non-Vehicular Coastal Access Policy. Pedestrian Access and 
Bicycle Trails shall be developed, protected and maintained, and new development 
adjacent to the coast and coastal waterways shall be required to provide public access in a 
manner that is consistent with the policies of the Coastal Act. A network of pedestrian and 
bicycle routes shall be developed, enhanced and maintained to provide linkages within 
residential neighborhoods and between visitor-serving commercial areas and coastal 
recreational access points, transit routes, existing and projected parking facilities, and areas 
of historical significance to facilitate circulation of visitors within the heavily congested areas 
in Venice.

Policy V. A. 5. Streetscapes. Streetscape improvements throughout the Venice Coastal 
Zone shall be maintained and enhanced to enhance pedestrian activity and contribute to a 
high quality of life and visual image for residents and visitors.

The project will maintain all existing structures, landscaping, trees, and paved driveways 
and revert portions of the existing right of way back to the property. However, the site will 
maintain a landscaping easement at the easterly corner of the property to preserve nine 
existing palm trees and a public street area easement along Venice Boulevard to allow 
future improvements for pedestrian and bicycle access. As conditioned, the proposed site 
and landscape improvements would enhance visual resources consistent with policies of 
the certified Venice LUP. As such, the proposed project 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.

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.

3.

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 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



CF 18-0108-S1 COASTAL DEVELOPMENT PERMIT (DIR-2015-2823-CDP-2A) PAGE 5

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 a Reversion to Acreage of 5,133 square foot of land, resulting in an 
approximately 10,383 square-foot lot. The proposed project includes site and landscape 
improvements on a parcel maintained by a two-story commercial building and surface 
parking lot. The Regional Interpretive Guidelines have been reviewed and the proposed 
project is consistent with the requirements for use on the subject lot. 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 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 Director of Planning considered the following three Coastal Commission decisions in 
the vicinity of the site:

In January 2006, the Commission denied an appeal for a Coastal Development Permit for 
the vacation of 4,500 square foot portion of the public right-of-way located at 1656 Abbot 
Kinney Boulevard. (Appeal No. A-5-VEN-05-259)

In January 2006, the Commission denied Coastal Development Permit No. 5-05-343 for 
proposed improvements on 4,500 square foot of land located at 1656 Abbot Kinney 
Boulevard. Proposed improvements included landscaping and paved parking area.

In November 2007, the Commission denied an appeal for a Coastal Development for the 
vacation of a 25’ x 480’ portion of the public right-of-way located at 585-595 N. Venice 
Boulevard. (Appeal No. A-5-VEN-07-358)

As discussed, the project consists of a Coastal Development Permit to permit the Reversion 
to Acreage of 5,133 square foot of land with site and landscape improvements. The 
Applicant is proposing to maintain all existing trees on-site with no changes to the number 
of parking spaces or existing commercial building. Proposed site and landscape 
improvements include installation of decorative metal fence and swinging gate, refinishing 
decorative concrete access driveway, and new landscaping consistent with the Venice 
Boulevard Landscape Plan.

Furthermore, the project includes the recordation of easements to preserve nine existing 
palm trees at the easterly corner of the site and to allow public access and future public 
street improvements along Venice Boulevard (to an approximate depth of 33 feet). While 
previous applications on the project site and in the area were to vacate portions of the right 
of way to the adjacent property, the project seeks a Reversion to Acreage with conditions to 
record easements that would maintain a significant portion of the reverted areas as part of 
the public street. The public street area easement allows a portion of the reverted area to 
be considered and included in future improvements along Venice Boulevard and would not 
impair existing public access along the corridor.

As such, this decision of the permit granting authority has been guided by applicable
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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 30210. In carrying out the requirement of Section 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 resource areas 
from overuse.

Section 30211. 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 subject property is located approximately 0.71 miles from the closest body of water 
within the coastal zone. Despite the distance to the water, the project could have a 
cumulative effect on public access to the coast if it resulted in a loss of on-street parking 
spaces or did not provide adequate parking for the current use. The existing commercial 
building is served by nine (9) parking spaces, accessed from driveways on Abbot Kinney 
Boulevard and Venice Boulevard. No new parking spaces are being proposed and no 
existing parking spaces will be reduced. The proposed Reversion to Acreage includes 
minor site and landscape improvements. The subject property is not immediately adjacent 
to waterways. As proposed, the project will not conflict with any public access or public 
recreation policies of the Coastal Act.

An appropriate environmental clearance under the California Environmental Quality 
Act has been granted.

6.

On September 21, 2015, the Department of City Planning issued Mitigated Negative 
Declaration ENV-2015-2716-MND. The proposed project and potential impacts were 
analyzed in accordance with the City’s Environmental Quality Act (CEQA) Guidelines and 
CEQA Thresholds Guide. These two documents establish guidelines and thresholds of 
significant impact and provide data for determining whether or not the impacts of a project 
reach or exceed those thresholds. The Mitigated Negative Declaration identified that the 
following environmental factors would be potentially affected: Aesthetics (Landscape). 
However, mitigation measures will reduce impacts to a less than significant level. There is 
no substantial evidence that the proposed project will have a significant effect on the 
environment. As such, the environmental clearance for the development is appropriate 
pursuant to CEQA. On the basis of the whole of the record before the lead agency including 
any comments received, the lead agency finds that, with imposition of the mitigation 
measures described in the MND, there is no substantial evidence that the proposed project 
will have a significant effect on the environment. The attached Mitigated Negative 
Declaration reflects the lead agency’s independent judgement and analysis. The records 
upon which this decision is based are with the Environmental Review Section of the 
Planning Department in Room 750, 200 North Spring Street, Los Angeles, CA 90012.

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 X, areas of 
500-year flood with 0.2 percent annual chance of flood hazard. As conditioned, the project 
shall comply with the requirements of the Flood Hazard Management Specific Plan, 
Ordinance No. 172081. (RC-WQ-6, Mitigation Monitoring Program).


