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PROJECT 
LOCATION: 

2308 - 2310 South Pisani Place 

  
PROPOSED 
PROJECT: 

The demolition of three structures (two one-story duplexes and one two-story duplex with an 
attached garage), the merger of two lots into one 7,800 square foot lot and the construction of 
a four-story, 15,016 square foot residential structure comprised of eight (8) residential 
condominium units, with one unit set aside for a Very Low Income Household and two units set 
aside for Low Income Households, providing 12 parking spaces; the proposed project includes 
the removal of five on-site non-protected trees.  

 
REQUESTED 
ACTION: 

1. An Exemption from CEQA pursuant to State CEQA Guidelines Article 19, Sections 
15301 and 15332 and that there is no substantial evidence demonstrating that an 
exception to a categorical exemption, pursuant to CEQA Guidelines Sections 15300.2, 
applies;   
 

2. Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25, a Density Bonus 
Compliance Review for a Housing Development Project consisting of eight (8) 
residential condominium units, of which one (1) unit will be set aside for a Very Low 
Income Household, and two (2) units will be set aside for Low Income Households, with 
the following requested Incentives and Waivers of Development Standards: 
 

https://planning.lacity.org/about/commissionsboards-hearings
https://planning.lacity.org/about/commissionsboards-hearings


CPC-2022-724-CDP-MEL-SPP-DB-HCA Page 2 

 

a. An On-Menu Incentive to allow an 11-foot increase in height to achieve a maximum 
height of 41 feet for a Varied Roofline and a maximum height of 36 feet for a flat 
roof, in lieu of 30 feet for a Varied Roofline and 25 feet for a flat roof, as otherwise 
required by Section 10.G.3.a of the Venice Coastal Zone Specific Plan; 

b. An On-Menu Incentive to allow a 14-foot 6-inch rear yard setback in lieu of a 15-
foot rear yard setback, as otherwise required in the R3 Zone pursuant to Los 
Angeles Municipal Code (LAMC) Section 12.10 C.3; 

c. An Off-Menu Incentive to allow an 11-foot 11-inch front yard setback in lieu of a 15-
foot front yard setback, as otherwise required in the R3 zone pursuant to Los 
Angeles Municipal Code (LAMC) Section 12.10 C.1; 

d. A Waiver to allow seven parking stalls to be provided as standard stalls and five 
spaces to be provided as compact stalls in lieu of the minimum eight standard 
parking stalls, as otherwise required pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.21 A.5(c);  

e. A Waiver to remove tandem parking restrictions, as otherwise required by Los 
Angeles Municipal Code (LAMC) 12.21 A.5 (h); and  

f. A Waiver to remove the step-back provisions for the portions of the structure 
greater than 25 feet, as otherwise required by Section 10.G.3.a of the Venice 
Coastal Zone Specific Plan; 

 
3. Pursuant to Los Angeles Municipal Code (LAMC) Section 12.20.2, a Coastal 

Development Permit for the demolition of three existing duplexes and the construction 
of an eight-unit residential condominium development located in the Single Permit 
Jurisdiction of the Coastal Zone; 
 

4. Pursuant to Los Angeles Municipal Code (LAMC) Section 11.5.7, a Project Permit 
Compliance Review for a project within the Venice Coastal Zone Specific Plan; and 

 
5. Pursuant to Government Code Sections 65590 and 65590.1 and the City of Los Angeles 

Interim Mello Act Administrative Procedures, a Mello Act Compliance Review for the 
demolition of six (6) Residential Units and the construction of eight (8) Residential Units 
in the Coastal Zone. 

  
RECOMMENDED ACTIONS:   
 
1. Determine based on the whole of the administrative record that the project is exempt from CEQA 

pursuant to CEQA Guidelines, Sections 15301 and 15332, and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, Section 
15300.2 applies. 

 
2. Approve a Density Bonus Affordable Housing Incentive Program Review (DB) pursuant to Los Angeles 

Municipal Code (LAMC) Section 12.22 A 25, for a housing development project comprised of eight (8) 
residential condominium units, of which one unit will be set aside for a Very Low Income Household and 
two (2) units will be set aside for Low Income Households, with the following requested Incentives and 
Waivers of Development Standards: 

 
a. An On-Menu Incentive to allow an 11-foot increase in height to achieve a maximum height of 41 

feet for a Varied Roofline and a maximum height of 36 feet for a flat roof in lieu of 30 feet for a 
Varied Roofline and 25 feet for a flat roof, as otherwise required by Section 10.G.3.a of the Venice 
Coastal Zone Specific Plan; 

b. An On-Menu Incentive to allow a 14-foot 6-inch rear yard setback in lieu of a 15-foot rear yard 
setback, as otherwise required in the R3 Zone pursuant to Los Angeles Municipal Code (LAMC) 
Section 12.10 C.3; 
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c. An Off-Menu Incentive to allow an 11-foot 11-inch front yard setback in lieu of a 15-foot front 
yard setback, as otherwise required in the R3 zone pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.10 C.1; 

d. A Waiver to allow seven parking stalls to be provided as standard stalls and five spaces to be 
provided as compact stalls in lieu of the minimum eight standard parking stalls, as otherwise 
required pursuant to Los Angeles Municipal Code (LAMC) Section 12.21 A.5(c);  

e. A Waiver to remove tandem parking restrictions, as otherwise required by Los Angeles Municipal 
Code (LAMC) 12.21 A.5 (h); and  

f. A Waiver to remove the step-back provisions for the portions of the structure greater than 25 feet, 
as otherwise required by Section 10.G.3.a of the Venice Coastal Zone Specific Plan. 

 
3. Approve a Coastal Development Permit (CDP) pursuant to Los Angeles Municipal Code (LAMC) Section 

12.20.2, for the proposed Project located in the single permit jurisdiction of the California Coastal Zone. 
 

4. Approve a Project Permit Compliance Review (SPP) pursuant to Los Angeles Municipal Code (LAMC) 
Section 11.5.7, for a project within the Southeast Venice Subarea of the Venice Coastal Zone Specific 
Plan.  

 
5. Approve a Mello Act Compliance Review (MEL) pursuant to Sections 65590 and 65590.1 of the 

California Government Code and the City of Los Angeles Interim Mello Act Compliance Administrative 
Procedures, for a Mello Act Compliance Review for the demolition of six (6) Residential Units and the 
construction of eight (8) Residential Units in the Coastal Zone. 

 
6. Adopt the attached Conditions of Approval. 
 
7. Adopt the attached Findings. 
 
 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
 
 
 
    
Theodore L. Irving, AICP, Principal Planner Juliet Oh, Senior City Planner 
         
 
 
    
Ira Brown, City Planner 
ira.brown@lacity.org 
(213) 978-1453  
 
 
ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other 
items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 272, City Hall, 200 North Spring 
Street, Los Angeles, CA 90012 (Phone No. 213-978-1299) or emailed to cpc@lacity.org. While all written communications are given to 
the Commission for consideration, the initial packets are sent to the Commission’s Office a week prior to the Commission’s meeting date. 
If you challenge these agenda items in court, you may be limited to raising only those issues you or someone else raised at the public 
hearing agendized herein, or in written correspondence on these matters delivered to the agency at or prior to the public hearing. As a 
covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, 
and upon request, will provide reasonable accommodation to ensure equal access to these programs, services and activities. Sign 
language interpreters, assistive listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure 
availability of services, please make your request not later than three working days (72 hours) prior to the meeting by calling the 
Commission Secretariat at (213) 978-1299.
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PROJECT ANALYSIS 
 
PROJECT SUMMARY 
 
The proposed project consists of the demolition of three structures (two one-story duplexes and 
one two-story duplex with an attached garage), the merger of two lots into one 7,800 square foot 
lot and the construction of a four-story, 15,016 square foot residential structure comprised of eight 
(8) residential condominium units, with one unit set aside for a Very Low Income Household and 
two units set aside for Low Income Households, providing 12 vehicle parking spaces,16 long-term 
bicycle parking spaces and two short-term bicycle parking spaces; the proposed project includes 
the removal of five on-site non-protected trees. The project includes a Vesting Tentative Tract 
Map for one ground lot and eight residential condominium units. 
 
The project proposes eight for-sale dwelling units across four floors. The first floor contains a 
lobby, a parking garage, and three one-bedroom units with an average square footage of about 
500 square feet. The second floor contains one two-bedroom dwelling unit of 1,833 square feet. 
The third and fourth floors each contain two three-bedroom penthouse dwelling units of 2,025 
square feet each. The third and fourth floor penthouse units’ value is enhanced with designated 
dining areas, additional balconies, master bedroom suites equipped with separate bathrooms, 
and private roof deck open space. 
 
BACKGROUND 
 
Project Site 
 
The subject site is a level, regular-shaped site comprised of two parcels. The site has a frontage 
of 80 feet along Pisani Place and a depth of 100 feet for a gross lot area of 8,000 square feet. 
The site adjoins an unnamed alley to the rear. 
 
The subject site is improved with three structures (two one-story duplexes and one two-story 
duplex with an attached garage at the rear) constructed in 1947 and five on-site non-protected 
trees. Each of the two one-story duplex structures contain 1,215 square feet in residential floor 
area. The two-story duplex with an attached garage contains 1,242 square feet in residential floor 
area. There are two Mexican Fan Palms located within the public right-of-way adjoining the 
subject site. 
 
In addition, the site is located in a Liquefaction area, Flood Zone X and is within 5.3 kilometers 
from the Santa Monica Fault Line.  
 
General Plan Land Use Designation, Zoning and Specific Plan 
 
The site is located within the Venice Community Plan area with a land use designation of Medium 
Residential and is zoned R3-1. The R3-1 zone allows a maximum of ten dwelling units on a lot of 
this size. The site is located within the Southeast Venice Subarea of the Venice Coastal Zone 
Specific Plan, the Single Permit Jurisdiction of the Coastal Zone, and in the Los Angeles Coastal 
Transportation Corridor Specific Plan area.  
 
Surrounding Properties  
 
The neighborhood and properties immediately surrounding the property are zoned R2-1 and R3-
1 and developed with single and multi-family residential structures ranging in height from one to 
three stories. The three lots adjacent to the subject site to the east (across Pisani Place) are 
improved with two two-story, multiple-family residential structures and a one-story single-family 
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dwelling. The lots abutting the subject site to the south and north are improved with one-story, 
single-family dwellings. 
 
There are ten R3-1 zoned lots located within the block bordered by South Venice Boulevard to 
the northwest, Oakwood Avenue to the northeast, Boccaccio Avenue to the southeast and Pisani 
Place to the southwest, excluding the subject site. These lots are developed with single and multi-
family residential structures, of which seven structures are one-story in height, two structures are 
two-story in height and one structure is three-story in height.  
 
Street and Circulation  
 
Pisani Place, a designated Local Street (Standard), with a designated right-of-way width of 60 
feet and is dedicated to a right-of-way width of 50 feet and improved with a roadway width of 30 
feet. Pisani Place is improved with an asphalt roadway, gutter, curb, sidewalk and parkway.  
 
Unnamed Alley, a designated alley, with a designated right-of-way width of 20 feet, and is 
dedicated to a variable right-of-way width of 15 to 17.5 feet. The alley is improved with an asphalt 
roadway.      
 
Public Transit: 
 
The project is within one-half mile feet of a Major Transit Stop located at the intersection of Venice 
Boulevard and Lincoln Boulevard served by Los Angeles County Metropolitan Transit Authority 
(“Metro”) 33 and the Santa Monica Big Blue Bus Rapid 3 bus lines. The surrounding area is served 
by other bus lines including Big Blue Bus 3 and Culver City CityBus 2 and 5 bus lines. 
 
Relevant Cases 
 
Subject Property:  
 

DIR-2015-3883-CDP-SPP-MEL – On June 5, 2020, the Director of Planning approved a 
Coastal Development Permit authorizing the demolition of three duplex structures and the 
construction of a three-story, 9,052 square-foot, multi-family structure comprised of six (6) 
condominium units, providing 14 parking spaces within a subterranean parking garage, and 
a rooftop deck, located within the Single-Permit Jurisdiction of the Coastal Zone. On June 
22, 2020, this case was appealed. On January 18, 2022, this case was withdrawn.   
 
VTT-73715-CN – On June 5, 2020, the Deputy Advisory Agency approved Vesting Tentative 
Tract Map composed of the merger of two lots to one ground lot for a maximum of 6 
residential condominium units, as shown on map stamp-dated January 31, 2019. On January 
18, 2022, this case was withdrawn.   

 
Surrounding Properties:  

DIR-2021-7983-CDP-MEL – On January 9, 2023, the Planning Director approved a Coastal 
Development Permit authorizing the remodel and first and second-story addition to an 
existing one-story, 810 square-foot, single-family dwelling resulting in a two-story, 2,647 
square-foot single-family dwelling, and a 198 square-foot detached Accessory Dwelling Unit 
(ADU) above an existing detached garage with a roof deck, providing three parking spaces 
onsite within the Single Permit Jurisdiction of the Coastal Zone, located at 846 E. Milwood 
Avenue.  
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DIR-2021-6159-CDP-MEL – On March 15, 2022, the Planning Director approved a Coastal 
Development Permit authorizing the conversion of an existing detached recreation room and 
storage to a 460 square foot Accessory Dwelling Unit (ADU); two parking spaces are 
provided onsite within the Single-Permit Jurisdiction of the Coastal Zone, located at 707 E. 
Crestmoore Place.   

DIR-2019-7601-CDP-MEL – On March 23, 2021, the Planning Director approved a Coastal 
Development Permit authorizing the demolition of a one-story duplex and detached garage 
and the construction of a new two-story 3,626 square-foot duplex (over a non-habitable 
basement) with an attached garage; five (5) parking spaces are provided within the Single 
Permit Jurisdiction of the Coastal Zone, located at 708 W. Boccaccio Avenue and 707 W. 
Woodlawn Avenue.  

DIR-2019-1457-CDP-MEL – On July 25, 2019, the Planning Director approved a Coastal 
Development Permit 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 
(3) parking spaces onsite within the Single Permit Jurisdiction of the California Coastal Zone, 
located at 623 E. Boccaccio Avenue.  

DIR-2016-4874-CDP-SPP-MEL – On July 23, 2019, the Planning Director approved a 
Coastal Development Permit, Project Permit Compliance Review and Mello Act Compliance 
Review authorizing the demolition of a one-story, 1,805 square foot duplex and the 
construction of a three-story, 8,575 square foot three-unit residential condominium structure 
with three roof decks and one subterranean level containing eight parking spaces, within the 
Single Permit Jurisdiction of the Coastal Zone, located at 2300 and 2302 S. Pisani Place. 

DIR-2018-5228-CDP-MEL – On June 17, 2019, the Planning Director approved a Coastal 
Development Permit authorizing the construction of a 603 square-foot Accessory Dwelling 
Unit (ADU) above an existing, detached two-car garage and a 250 square-foot recreation 
room attached to two-car garage and a remodel of the front portion of the existing two-story 
single-family dwelling; a total of three parking spaces are provided within the Single Permit 
Jurisdiction of the California Coastal Zone, located at 640 W. Woodlawn Avenue.  

DIR-2018-4748-CDP & ZA-2018-4750-ZAA – On February 21, 2019, the Planning Director 
approved a Coastal Development Permit authorizing the remodel and addition to an existing 
two-story, 1,284 square foot, single-family dwelling, resulting in a two-story, 1,895 square-
foot single-family dwelling and a Zoning Administrator's Adjustment to allow a rear yard 
setback of 7 feet in lieu of the 15 feet rear yard setback within the Single Permit Jurisdiction 
of the Coastal Zone, located at 720 W. Woodlawn Avenue. 

DIR-2017-4044-CDP – On January 29, 2019, the Planning Director approved a Coastal 
Development Permit authorizing the remodel and second-story addition to an existing one-
story, 1,945 square-foot duplex including the remodel of the existing first floor resulting in a 
1,952 square-foot first floor, the construction of a new 1,790 square-foot second floor, a new 
907 square-foot attic and a roof deck resulting in a 4,649 square-foot duplex with an attached 
two-car garage  within the Single Permit Jurisdiction of the Coastal Zone, located at 617 E. 
Victoria Avenue. 

DIR-2017-3236-CDP-MEL-SPP – On October 30, 2018, the Planning Director approved a 
Coastal Development Permit, Project Permit Compliance Review and Mello Act Compliance 
Review authorizing the demolition of an existing two-story duplex and the construction of a 
new three-story, 9,380 square-foot 9-unit, multi-family dwelling with a subterranean parking 
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level, and common areas consisting of a third-floor terrace and a roof deck within the Single 
Permit Jurisdiction area of the Coastal Zone, located at 828 and 830 E. Venice Boulevard. 

DIR-2018-1840-CDP-MEL – On August 27, 2018, the Planning Director approved a Coastal 
Development Permit authorizing the construction of a 640 square-foot Accessory Dwelling 
Unit (ADU) over an existing detached two-car garage and a one-car carport within the Single 
Permit Jurisdiction of the Coastal Zone, located at 723 E. Crestmoore Place.  

DIR-2017-3671-CDP-MEL – On August 6, 2018, the Planning Director approved a Coastal 
Development Permit and Mello Act Compliance Review for the conversion of an existing 
duplex into a single-family dwelling and the conversion of a one-car garage into a bathroom 
within the Single Permit Jurisdiction of the Coastal Zone, located at 841 E. Victoria Avenue. 

DIR-2017-3298-CDP-MEL – On March 22, 2018, the Planning Director approved a Coastal 
Development Permit authorizing the conversion of an existing garage into an Accessory 
Dwelling Unit (ADU) and a 222 square foot addition, resulting in a 513 square-foot, one-story 
ADU providing a total of three parking spaces within the Single Permit Jurisdiction of the 
Coastal Zone, located at 2304 S. Oakwood Avenue.  

HOUSING REPLACEMENT 
 
On October 9, 2019, the Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 
330 creates new state laws regarding the production, preservation and planning for housing, and 
establishes a statewide housing emergency until January 1, 2025. During the duration of the 
statewide housing emergency, SB 330, among other things, creates new housing replacement 
requirements for Housing Development Projects by prohibiting the approval of any proposed 
housing development project on a site that will require the demolition of existing residential 
dwelling units or occupied or vacant “Protected Units” unless the proposed housing development 
project replaces those units. Pursuant to the Determination made by Los Angeles Housing 
Department (LAHD), dated April 26, 2022, three (3) units need to be replaced with equivalent 
type, with two (2) units restricted to Low Income Households and one (1) unit restricted to Very 
Low Income Households. The LAHD housing replacement requirements are satisfied by the two 
(2) Low Income Units and one (1) Very Low Income Unit provided through this Density Bonus 
Affordable Housing Incentive Program. The project will comply with all applicable requirements to 
the satisfaction of LAHD, including any updates to the April 26, 2022 determination that are 
needed in order to comply with SB 8. This is reflected in the conditions of approval. 
 
REQUESTED ENTITLEMENTS 
 
Density Bonus Affordable Housing Incentives Program 
 
In accordance with California Government Code Section 65915 and Los Angeles Municipal Code 
(LAMC) Section 12.22 A.25, in exchange for setting aside a minimum percentage of the project’s 
units for affordable housing, the project is eligible for a density bonus, reduction in parking, and 
incentives allowing for relief from development standards. The applicant has requested to utilize 
the provisions of City and State Density Bonus laws as follows: 
 
Density 
 
The subject property is zoned R3-1, which limits density to one (1) dwelling unit per 800 square 
feet of lot area. The subject site is a level, regular-shaped site comprised of two parcels for a 
gross lot area of 8,000 square feet. The R3-1 Zone would permit a maximum of 10 dwelling units 
on this site. The proposed project provides eight (8) dwelling units.  
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Incentives 
 
Pursuant to the Los Angeles Municipal Code (LAMC) and Government Code Section 65915, the 
applicant is entitled to three Incentives, in exchange for reserving at least 30 percent of the base 
density for affordable households. The proposed project will set aside three (3) units, equal to 30 
percent of the base number of units for affordable households. Accordingly, the applicant has 
requested three (3) Incentives: 
 
Increased Height (On-Menu) – The subject property is located within the area of the Venice 
Coastal Zone Specific Plan, which provides for a maximum height of 30 feet for a Varied Roofline 
and 25 feet for a flat roof. Per Los Angeles Municipal Code (LAMC) Section 12.22 A.25, the 
applicant is requesting an On-Menu incentive to allow a maximum height of 41 feet for a Varied 
Roofline and a maximum height of 36 feet for a flat roof in lieu of 30 feet for a Varied Roofline and 
25 feet for a flat roof, as otherwise required by Section 10.G.3.a of the Venice Coastal Zone 
Specific Plan. 
 
Rear Yard Reduction (On-Menu) – The subject property is zoned R3-1, which requires a 15-foot 
rear yard setback. Per Los Angeles Municipal Code (LAMC) Section 12.22 A.25, the applicant is 
requesting an On-Menu incentive to allow a 14-foot 6-inch rear yard setback in lieu of a 15-foot 
rear yard setback, as otherwise required in the R3 Zone pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.10 C.3. 
 
Front Yard Reduction (Off-Menu) – The subject property is zoned R3-1, which requires a 15-foot 
Front yard setback. Per Los Angeles Municipal Code (LAMC) Section 12.22 A.25, the applicant 
is requesting an Off-Menu incentive to allow a 11-foot 11-inch front yard setback in lieu of a 15-
foot front yard setback, as otherwise required in the R3 Zone pursuant to Los Angeles Municipal 
Code (LAMC) Section 12.10 C.1. 
 
Waiver of Development Standards 
 
Per California Government Code Section 65915(e)(1) and Section 12.25 A.25(g) of the Los 
Angeles Municipal Code (LAMC), a Housing Development Project may also request other 
“waiver(s) or reduction(s) of development standards that will have the effect of physically 
precluding the construction of a development meeting the [affordable set-aside percentage] 
criteria…at the densities or with the concessions or incentives permitted under [State Density 
Bonus Law]”. In addition to the On-Menu and Off-Menu Incentives, the project has requested 
three (3) Waivers of Development Standards, as follows: 
 
Compact Automobile Parking Stalls (Waiver) – A Waiver to allow seven parking stalls to be 
provided as standard stalls and five spaces to be provided as compact stalls in lieu of the minimum 
eight standard parking stalls, as otherwise required pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.21 A.5(c). 
 
Tandem Parking (Waiver) – A Waiver to remove tandem parking restrictions, as otherwise 
required by Los Angeles Municipal Code (LAMC) 12.21-A.5 (h). 
 
Third-Story Step-Back (Waiver) – A Waiver to remove the step-back provisions for the portions of 
the structure greater than 25 feet, as otherwise required by Section 10.G.3.a of the Venice Coastal 
Zone Specific Plan. 
 
Housing Replacement 
 
On October 9, 2019, the Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 
330 creates new state laws regarding the production, preservation and planning for housing, and 
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establishes a statewide housing emergency until January 1, 2025. During the duration of the 
statewide housing emergency, SB 330, among other things, creates new housing replacement 
requirements for Housing Development Projects by prohibiting the approval of any proposed 
housing development project on a site that will require the demolition of existing residential 
dwelling units or occupied vacant “Protected Units” unless the proposed housing development 
project replaces those units. 
 
The Housing Crisis Act of 2019, as amended by SB 8 (California Government Code Section 66300 
et seq.), prohibits the approval of any proposed housing development project on a site that will 
require demolition of existing dwelling units or occupied or vacant “Protected Units” unless the 
project replaces those units. The project shall provide at least as many residential dwelling units 
as the greatest number of residential dwelling units that existed on the property within the past 
five years. Additionally, the project must also replace all existing or demolished “Protected Units.” 
 
The Los Angeles Housing Department (LAHD) has determined, per the Housing Crisis Act of 
2019 (SB 8) Replacement Unit Determination, dated April 26, 2022, that three (3) units are subject 
to replacement pursuant to the requirements of SB 8. For condominium units, the Determination 
made by LAHD requires that three (3) units be replaced with equivalent type; two (2) units 
restricted to Low Income Households, and one (1) unit restricted to Very Low Income Households. 
The proposed project will set aside two (2) units for Low Income Households and one (1) unit for 
Very Low Income Household. 
 
Density Bonus In the Coastal Zone 
 
Density Bonus applications are applied a little differently in the Coastal Zone.  Government Code 
section 65915(m) states that the density bonus and incentives provisions does not supersede or 
in any way alter or lessen the effect or application of the California Coastal Act of 1976 (Division 
20 (commencing with Section 30000) of the Public Resources Code). Any density bonus, 
concessions, incentives, waivers or reductions of development standards, and parking ratios to 
which the applicant is entitled under this section shall be permitted in a manner that is consistent 
with this section and Division 20 (commencing with Section 30000) of the Public Resources Code. 
In that regard, the Legislature’s intent is that the two statutes be harmonized so as to achieve the 
goal of increasing the supply of affordable housing in the coastal zone while also protecting 
coastal resources and coastal access. 
 
Coastal Development Permit 
 
Pursuant to Los Angeles Municipal Code (LAMC) Section 12.20.2, the applicant is requesting a 
Coastal Development Permit for Development proposed in the Single Permit Jurisdiction of the 
California Coastal Zone.   
 

“Development” means, on land, in or under water, the placement or erection of any solid 
material or structure; discharge or disposal of any dredged material or of any gaseous, liquid, 
solid, or thermal waste; grading, removing, dredging, mining, or extraction of any materials; 
change in the density or intensity of the use of land, including, but not limited to, subdivisions 
pursuant to the Subdivision Map Act (commencing with Section 66410 of the Government 
Code), and any other division of land, including parcel maps and private street divisions, 
except where any land division is brought about in connection with the purchase of such land 
by a public agency for public recreational use; change in the intensity of use of water, or of 
access thereto; construction, reconstruction, demolition, or alteration of the size of any 
structure, including any facility of any private, public, or municipal utility; and the removal or 
harvesting of major vegetation other than for agricultural purposes, kelp harvesting, and 
timber operations which are in accordance with a timber harvesting plan submitted pursuant 
to the provisions of the Z’berg-Nejedly Forest Practice Act of 1973 (commencing with Section 
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4511 of the California Public Resources Code). As used in this definition, “structure” includes, 
but is not limited to, any building, road, pipe, flume, conduit, siphon, aqueduct, telephone line, 
and electrical power transmission and distribution line. 

 
Project Permit Compliance Review 
 
Pursuant to Los Angeles Municipal Code (LAMC) Section 11.5.7, the applicant requests a Project 
Permit Compliance Review for a project within the Southwest Venice Subarea of the Venice 
Coastal Zone Specific Plan. Section 13 outlines parking requirements for multi-family 
development. The applicant will utilize Parking Option 1 under the Density Bonus provisions (Los 
Angeles Municipal Code (LAMC) Section 12.22 A.25(d) and provides 12 parking spaces.   
 
Mello Act Compliance Review 
 
Pursuant to Sections 65590 and 65590.1 of the California Government Code and the City of Los 
Angeles Interim Mello Act Compliance Administrative Procedures (IAP), the applicant requests a 
Mello Act Compliance Review for the demolition of six (6) Residential Units and the construction 
of eight (8) Residential Units in the Coastal Zone. Pursuant to Part 5 of the IAP, New Housing 
Developments consisting of 9 or less Residential Units are not required to provide Inclusionary 
Residential Units. 
 
ENVIRONMENTAL REVIEW 
 
A Categorical Exemption, ENV-2022-725-CE, has been prepared for the proposed project 
consistent, with the provisions of the California Environmental Quality Act. The project proposes 
the demolition of three one-story duplexes and the construction of a four-story, 15,016 square 
foot residential structure comprised of eight condominium units, with one unit set aside for a Very 
Low Income Household and two units set aside for Low Income Households, providing 12 parking 
spaces.  The Categorical Exemption prepared for the proposed project is appropriate pursuant to 
CEQA Guidelines Sections 15301 (Class 1) – Existing Facilities and 15332 (Class 32) – Infill 
Development (see Exhibit C: Environmental Clearance). 
 
PROFESSIONAL VOLUNTEER PROGRAM 
 
The proposed project was reviewed by the Department of City Planning, Urban Design Studio’s 
Professional Volunteer Program (PVP) on August 9, 2022. The professional volunteers provided 
comments regarding overall project design.  
 
Pedestrian First: 
 

• With two stairs opening onto same lobby, emergency egress is a serious issue and one 
that will not pass plan check as designed. 

• All paths of egress must also be accessible and through a rated corridor. For example, if 
exiting through garage, the path of travel requires a minimum 3.5 feet in width corridor. 

• Use of “ADA access ramp” label suggests a misunderstanding of accessibility –
compliance in California; accessible path of travel would be more appropriate, and its 
length, longitudinal slopes and handrails (if provided) should be indicated. 

 
360° Design: 
 

• Locating the affordable units on a basement level won’t be acceptable to Housing 
Department -- apart from quality-of-life issues.  The affordable units should be distributed 
throughout the project. 
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• All affordable units must be provided with equal access to amenities and the street 
elevation highlights the disparity between the upper units with their generous balconies 
and daylight and the basement dwellers behind a fence 

• The double-height parking area, which is completely open, conveys the character of a 
commercial loading dock and out of scale with the other garage doors on the alley.  
Considering extending some form of siding down from above to create a more balanced 
and well-considered rear façade  

• Parking will very likely have gates or grilles for security, these should be shown. 
• The long basement unit has a strange layout with the entry through the kitchen (with way 

more counter length than would be justified for its size). The floor plan might be improved 
by entering from side yard, with a more efficient, L-shaped kitchen and pantry. 

• Double check that one third of the diagonal of the rooftop open space is the minimum 
spacing between the two stair entries (code requirements for exiting) 

 
Climate-Adapted: 
 

• Below-grade units should have more daylight, yet it’s the upper units that have the larger 
windows and much more generous outdoor spaces. 

• Retaining wall(s) for light well to subterranean unit on north side not clearly indicated on 
plan, how wide is this space and how much light will be admitted. 

• Solar reserve area isn’t indicated on roof (or which exceptions are to be taken). 
• Water table is close to the surface in Venice, near the ocean and in a nearly flat part of LA 

without much slope for adequate drainage; below-grade spaces will require excellent 
waterproofing and near constant pumping to remain habitable. 

• Developer should consider that close to 75% of construction defects litigation is related to 
water intrusion and the owners in small condo projects are usually more litigious than 
average (as not having an HOA as intermediary plaintiff). 

 
The applicant considered the comments from the Urban Design Studio and PVP, and where 
appropriate, modified the project plans and provided the following written response:  
 
Pedestrian First: 
 

• Updated egress exit stair to comply with LADBS and LAFD requirements. 
• Re-labeled ADA access, per suggestions. 

 
360 Design: 
 

• Double-height parking area is covered with gate (now shown on plans). 
• Final version of plans will bring siding down to mitigate appearance of large opening. 
• Confirmed one third of the diagonal of the rooftop open space is the minimum spacing 

between the two stair entries - code compliant. 
• North side retaining walls are 3 feet from the unit windows.  Units are not subterranean.  

Grade has been lowered to accommodate total building height per the Specific Plan. 
• Project will comply with all solar requirements. 
• If water is found above finished grade, hydrostatic foundation will be used. 

 
Climate Adapted: 
 

• LID final design will be done by civil engineer prior to LADBS approval. 
• Landscape plan will be updated to include native/drought-tolerant species per UDS 

recommendation. 
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Lastly, related to the placement of the one-bedroom units, the applicant indicated the proposed 
project is a compromise of competing priorities related to neighborhood character concerns, 
coastal access, maintaining affordable units on-site and the “right of return” for the existing 
residents.  
 
PUBLIC HEARING AND COMMUNICATIONS 
 
A joint public hearing was held virtually via Zoom by the Deputy Advisory Agency and a hearing 
officer (Ira Brown) on March 23, 2023 at 12:00 pm. The joint public hearing was for cases CPC-
2022-724-CDP-MEL-SPP-DB-HCA and VTT-83692-CN-HCA. The project team was present and 
11 members of the public spoke.  
 
The members of the public raised concerns with impact of the 4th story on the neighborhood 
character. Other members of the public expressed support indicating the existing residents would 
be provided units in the new development. 

 
Comments from the public hearing are documented in Public Hearing and Communications, Page 
P-1. 
 
CONCLUSION 
 
Based on the public hearing and information submitted to the record, staff recommends the City 
Planning Commission approve the requested actions and adopt the attached Conditions of 
Approval and Findings. Staff also recommends that the City Planning Commission determine that 
based on the whole of the administrative record, the Project is exempt from CEQA pursuant find 
pursuant to CEQA Guidelines, Sections 15301 and 15332, and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies. 
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CONDITIONS OF APPROVAL 
 

Pursuant to Los Angeles Municipal Code (LAMC) Sections 12.22 A.25, 12.20.2 and 11.5.7; and 
Government Code Sections 65590 and 65590.1 and the City of Los Angeles Interim Mello Act 
Administrative Procedures, the following conditions are hereby imposed upon the use of the 
subject property: 
 
Entitlement Conditions 
 
1. Site Development. Except as modified herein, the project shall be in substantial conformance 

with the plans and materials submitted by the Applicant, stamped Exhibit “A” 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. Residential Density. The project shall be limited to a maximum density of eight (8) dwelling 

units. 
 

3. Affordable Units. A minimum of 3 units, that is at least 30 percent of the base dwelling units 
permitted in the R3-1 Zone, shall be reserved as affordable units, as defined by the State 
Density Bonus Law per Government Code Section 65915(c)(2). 

 
4. Changes in Restricted Units. Deviations that increase the number of restricted affordable 

units or that change the composition of units or change parking numbers shall be consistent 
with Los Angeles Municipal Code (LAMC) Section 12.22 A.25. 

 
5. SB 8 Replacement Units. The project shall be required to comply with the Replacement Unit 

Determination (RUD) letter, dated April 26, 2022, to the satisfaction of LAHD. The most 
restrictive affordability levels shall be followed in the covenant. In the event the On-site 
Restricted Affordable Units condition requires additional affordable units or more restrictive 
affordability levels, the most restrictive requirements shall prevail. 
 

6. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 
covenant to the satisfaction of the Los Angeles Housing Department (LAHD) to make one (1) 
unit available to Very Low Income Households and two (2) units available to Low Income 
Households, for sale as determined to be affordable to such Households by LAHD for a period 
of 55 years. (In the event the applicant reduces the proposed density of the project, the 
number of required reserved on-site Restricted Units may be adjusted, consistent with Los 
Angeles Municipal Code (LAMC) Section 12.22 A.25, to the satisfaction of LAHD, and in 
consideration of the project’s SB 330 Determination, dated April 26, 2022). Enforcement of 
the terms of said covenant shall be the responsibility of LAHD. The applicant shall present a 
copy of the recorded covenant to the Department of City Planning for inclusion in this file. The 
project shall comply with the Guidelines for the Affordable Housing Incentives Program 
adopted by the City Planning Commission and with any monitoring requirements established 
by the LAHD. 
 

7. Rent Stabilization Ordinance (RSO). Prior to the issuance of a Certificate of Occupancy, the 
owner shall obtain approval from LAHD regarding replacement of affordable units, provision 
of RSO Units, and qualification for the Exemption from the Rent Stabilization Ordinance with 
Replacement Affordable Units in compliance with Ordinance No. 184,873. In order for all the 
new units to be exempt from the Rent Stabilization Ordinance, the applicant will need to either 
replace all withdrawn RSO Units with affordable units on a one-for-one basis or provide at 
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least 20 percent of the total number of newly constructed rental units as affordable, whichever 
results in the greater number. The executed and recorded covenant and agreement submitted 
and approved by LAHD shall be provided to City Planning for inclusion in the case file. 

 
8. Height (On-Menu Incentive). The proposed building shall not exceed a maximum Varied 

Roofline height of 41 feet and flat roof height of 36 feet, as measured from the midpoint of the 
centerline of Pisani Place to the highest point of the roof.  

 
9. Rear Yard Setback (On-Menu Incentive). A maximum rear yard setback of 14 feet 6 inches 

shall be permitted in lieu of the otherwise required 15-foot rear yard setback in the R3-1 Zone. 
 

10. Front Yard Setback (Off-Menu Incentive). A maximum front yard setback of 11 feet 11 inches 
shall be permitted in lieu of the otherwise required 15-foot front yard setback in the R3-1 Zone. 

 
11. Compact Automobile Parking Stalls (Waiver). The project is allowed to provide seven 

parking stalls as standard stalls and five spaces as compact stalls in lieu of the minimum eight 
standard parking stalls, as otherwise required pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.21 A.5(c).  

 
12. Tandem Parking (Waiver). The tandem parking provisions for all  units, as otherwise required 

by Los Angeles Municipal Code (LAMC) 12.21 A.5(h), shall not apply. 
 

13. Third Story Step-Back (Waiver). The step-back provisions for the portions of the structure 
greater than 25 feet, as otherwise required by Section 10.G.3.a of the Venice Coastal Zone 
Specific Plan, shall not apply. 

 
14. Parking and Access.  As shown in Exhibit A and as approved by the Department of Building 

and Safety, the subject project shall provide 13 parking spaces; all vehicle access shall be 
from the rear alley. 

 
a. Residential Parking (Affordable Housing Units) – Vehicle parking for the Affordable 

Housing Units shall be provided consistent with Los Angeles Municipal Code (LAMC) 
Section 12.22 A.25, Parking Option 1. A total of 3 parking spaces shall be provided for the 
three affordable units.  

 
b. Residential Parking (Market Rate Housing Unit) – A minimum of 2 parking spaces shall 

be provided for each market rate dwelling unit. A total of 10 parking spaces shall be 
provided for the five market rate dwelling units. 

   
c. One parking space may be substituted with four (4) bicycle parking spaces consistent with 

Los Angeles Municipal Code (LAMC) Section 12.21 A.4.  
 

d. Bicycle Parking.  Bicycle parking shall be provided consistent with Los Angeles Municipal 
Code (LAMC) Section 12.21 A.16.  
 

e. Unbundled Parking. Residential parking shall be unbundled from the cost of the rental 
units, with the exception of parking for Restricted Affordable Units. 

 
15. Adjustment of Parking. In the event that the number of Restricted Affordable Units should 

increase, or the composition of such units should change (i.e. the number of bedrooms, or the 
number of units made available to Senior Citizens and/or Disabled Persons), or the applicant 
selects another Parking Option (including Bicycle Parking Ordinance) and no other Condition 
of Approval or incentive is affected, then no modification of this determination shall be 
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necessary, and the number of parking spaces shall be re-calculated by the Department of 
Building and Safety based upon the ratios set forth above. 

 
16. Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric 

vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections 
99.04.106 and 99.05.106 of Article 9, Chapter IX of the Los Angeles Municipal Code (LAMC). 
Any parking spaces provided above Los Angeles Municipal Code (LAMC) requirements shall 
be provided with EV chargers to immediately accommodate electric vehicles within the parking 
areas.   

 
17. 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. 

 
18. VTT-83692-CN-HCA. The applicant shall comply with the Conditions of Approval for Case 

No. VTT-83692-CN-HCA for the development of residential condominium units.   
 

19. Roof Structures. Chimneys, exhaust ducts, ventilation shafts and other similar devices 
essential for building function may exceed the height limit by a maximum of five feet. 

 
20. Open Space. The project shall provide open space consistent with Los Angeles Municipal 

Code (LAMC) Section 12.21 G. 
 
21. Landscaping. Revised landscape plans shall be submitted to show the size and location of 

all plants. The landscape plan shall indicate landscape points for the Project as required by 
Los Angeles Municipal Code (LAMC) 12.40 and Landscape Ordinance Guidelines “O”. All 
open areas not used for buildings, driveways, parking areas, recreational facilities or walks 
shall be landscaped, including an automatic irrigation system, and maintained in accordance 
with a final landscape plan prepared by a licensed landscape architect or licensed architect, 
and submitted for approval to the Department of City Planning. The final landscape plan shall 
be in substantial conformance with the submitted Landscape Plan, Exhibit “A,” and shall 
incorporate any modifications required as a result of this grant. 

 
22. Stormwater/irrigation – The project shall implement on-site stormwater infiltration as feasible 

based on the site soils conditions, the geotechnical recommendations, and the City of Los 
Angeles Department of Building and Safety Guidelines for Storm Water Infiltration. If on-site 
infiltration is deemed infeasible, the project shall analyze the potential for stormwater capture 
and reuse for irrigation purposes based on the City Low Impact Development (LID) guidelines. 

 
23. Solar. The Project shall comply with the Los Angeles Municipal Green Building Code, Section 

99.05.211, to the satisfaction of the Department of Building and Safety. 
 

24. Solar and Electric Generator. Generators used during the construction process shall be 
electric or solar powered. Solar generator and electric generator equipment shall be located 
as far away from sensitive uses as feasible. 

 
25. Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light 

source cannot be seen from adjacent residential properties, Environmental Sensitive Areas, 
the public right-of-way, nor from the above. 

 
26. Trash. Separate trash collection areas for residential and commercial trash collection shall be 

maintained, and shall also accommodate the separate collection of recyclable trash. The 
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separate trash collection areas shall be clearly identified on final plans submitted for review 
and sign-off. 

 
27. Graffiti. 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.  
 
Administrative Conditions 
 
28. Final Plans. Prior to the issuance of any building permits for the project by the Department of 

Building & Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building & 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 & 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.  
 

29. Notations on Plans. Plans submitted to the Department of Building &  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. 

 
30. 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.   

 
31. 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. 
 

32. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 
concerning all the information contained in these conditions shall be recorded in the County 
Recorder’s Office. The agreement shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign. The agreement must be submitted to the 
Department of City Planning for approval before being recorded. After recordation, a copy 
bearing the Recorder’s number and date shall be provided to the Department of City Planning 
for attachment to the file.  

 
33. Department of Building & 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 & 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 & 
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. 

 
34. Enforcement. Compliance with these conditions and the intent of these conditions shall be 

to the satisfaction of the Department of City Planning. 
 
35. Expiration. In the event that this grant is not utilized within three years of its effective date 

(the day following the last day that an appeal may be filed), the grant shall be considered null 
and void. Issuance of a building permit, and the initiation of, and diligent continuation of, 
construction activity shall constitute utilization for the purposes of this grant. 
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36. 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, 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 10 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. 
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“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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FINDINGS 
 
Entitlement Findings 
 
Density Bonus/Affordable Housing Incentives Compliance Findings 
 
1. Government Code Section 65915 and LAMC Section 12.22 A.25 state that the 

Commission shall approve a density bonus and requested incentive(s)/waiver(s) 
unless the Commission finds that: 

 
a. The incentive does not result in identifiable and actual cost reductions to provide 

for affordable housing costs as defined in California Health and Safety Code 
Section 50052.5 or Section 50053 for rents for the affordable units. 
 
The record does not contain substantial evidence that would allow the City Planning 
Commission to make a finding that the requested incentives do not result in identifiable 
and actual cost reduction to provide for affordable housing costs per State Law. The 
California Health & Safety Code Sections 50052.5 and 50053 define formulas for 
calculating affordable housing costs for very low-, low-, and moderate-income households. 
Section 50052.5 addresses owner-occupied housing and Section 50053 addresses rental 
households. Affordable housing costs are a calculation of residential rent or ownership 
pricing not to exceed 25 percent gross income based on area median income thresholds 
dependent on affordability levels. 
 
The list of On-Menu Incentives in Los Angeles Municipal Code (LAMC) Section 12.22 A.25 
was pre-evaluated at the time the Density Bonus Ordinance was adopted to include types 
of relief that minimize restrictions on the size of the project. As such, the Planning 
Department will always arrive at the conclusion that the Density Bonus On-Menu 
Incentives provide identifiable and actual cost reductions that provide for affordable 
housing costs, because the Incentives by their nature increase the scale of the project, 
allow the construction of increased residential floor area, allow for processing, construction 
and design efficiencies, and collectively allow more market-rate floor area whose rents will 
subsidize the affordable units. Based on the set-aside of 30 percent of base units for Very 
Low Income and Low Income Households, the applicant is entitled to three (3) Incentives 
under both Government Code Section 65915 and the Los Angeles Municipal Code 
(LAMC). The request for an increase in allowable height, reduced rear yard setbacks and 
reduced front yard setbacks, qualify as requested Incentives. The remaining requests to 
allow an increased percentage of compact automobile parking stalls, remove the tandem 
parking restrictions, and third floor step-back deviation are Waivers of Development 
Standards.   
 
Height. The project site is zoned R3-1, with a Height District No. 1 which provides for 
unlimited building height. The Venice Coastal Zone Specific Plan further limits building 
height to 25 feet for flat roofs and 30 feet for Varied Rooflines. The applicant requests a 
height of 36 feet for a flat roof and 41 feet for a Varied Roofline. Pursuant to Los Angeles 
Municipal Code (LAMC) Section 12.22 A.25(f)(5), the project is eligible for a percentage 
increase in the height requirement in feet equal to the percentage of Density Bonus for 
which the Project is eligible; the height increase shall not exceed 11 feet or one story. The 
requested On-Menu Incentive for a 11-foot increase in height is expressed in the Menu of 
Incentives per Los Angeles Municipal Code (LAMC) Section 12.22 A.25(f) and as such, 
allows exceptions to zoning requirements that result in building design or construction 
efficiencies that provide for affordable housing costs. The requested incentive will allow 
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the developer to expand the building envelope and increase the overall space dedicated 
to residential uses. 

 
Rear Yard Setback. The subject property is zoned R3-1, which requires a 15-foot rear 
yard setback. Per Los Angeles Municipal Code (LAMC) Section 12.22 A.25, the applicant 
is requesting an On-Menu incentive to allow a 14-foot 6-inch rear yard setback in lieu of a 
15-foot rear yard setback, as otherwise required in the R3 Zone pursuant to Los Angeles 
Municipal Code (LAMC) Section 12.10 C.3. 
 
The proposed project’s request to decrease the rear yard setback by six (6) inches would 
increase the building envelope to allow for more square footage on the third and fourth 
floor penthouse levels. In total, decreasing the rear yard setback by the requested six (6) 
inches adds approximately 50 square feet of floor space spread between the third and 
fourth floor’s four penthouse units. Increasing the amount of square footage available on 
the floors containing ocean-facing market rate units supports the project’s financial 
feasibility.  
 
The additional floor area enabled by the expanded building envelope would allow the 
project to construct market rate units of a larger size, reducing the marginal cost of 
constructing its affordable units. The requested incentive will allow the developer to 
expand the building envelope and increase the overall space dedicated to residential uses. 
Therefore, the reduced rear yard setback would result in identifiable and actual cost 
reductions to provide for the project’s affordable housing costs. 

 
Front Yard Setback. The subject property is zoned R3-1, which requires a 15-foot front 
yard setback. Per Los Angeles Municipal Code (LAMC) Section 12.22 A.25, the applicant 
is requesting an Off-Menu incentive to allow a 11-foot 11-inch front yard setback in lieu of 
a 15-foot front yard setback, as otherwise required in the R3 Zone pursuant to Los Angeles 
Municipal Code (LAMC) Section 12.10-C.1. 
 
The proposed project’s request to decrease the front yard setback by three feet and one 
inch would increase the building envelope to allow for more square footage across each 
of its four levels. In total, this decreases the front yard setback by three feet and one inch 
would add approximately 500 square feet of floor area spread between all eight units. The 
requested incentive will allow the developer to expand the building envelope and increase 
the overall space dedicated to residential uses. Therefore, the reduced front yard setback 
would result in identifiable and actual cost reductions to provide for the project’s affordable 
housing costs 

 
b. The waiver[s] or reduction[s] of development standards relate to development 

standards that will not have the effect of physically precluding the construction of 
a development meeting the [affordable set-aside percentage] criteria of subdivision 
(b) at the densities or with the concessions or incentives permitted under [State 
Density Bonus Law]” (Government Code Section 65915(e)(1)) 
 
A project that meets the requirements of Government Code 65915 may request other 
“waiver[s] or reduction[s] of development standards that will have the effect of physically 
precluding the construction of a development meeting the [affordable set-aside 
percentage] criteria of subdivision (b) at the densities or with the concessions or incentives 
permitted under [State Density Bonus Law]” (Government Code Section 65915(e)(1)). 
 
Therefore, the request for the following is recommended as Waivers of Development 
Standards. Without the below Waivers, the existing development standards would 
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physically preclude development of the base units, build out of the incentives, and project 
amenities: 

 
Compact Automobile Parking Stalls – A Waiver to allow seven parking stalls to be 
provided as standard stalls and five spaces to be provided as compact stalls in lieu of the 
minimum eight standard parking stalls, as otherwise required pursuant to Los Angeles 
Municipal Code (LAMC) Section 12.21 A.5(c). 
 
By providing five of the parking stalls with compact dimensions, the project is able to 
devote garage floor area to bicycle parking system and increase residential floor area. 
Specifically, the project is able to re-allocate a total of 203 square feet of floor area based 
on providing five of the twelve required automobile parking spaces as compact parking 
stalls. The project is able to offer market rate and affordable units of adequate size based 
on the provision of five compact parking stalls. Therefore, denial of the requested waiver 
of development standard to provide the 12 on-site parking spaces with 7 parking stalls to 
be provided as standard stalls and 5 spaces to be provided as compact stalls would 
physically preclude construction of the project at the proposed density of eight residential 
dwelling units with three affordable units. 
 
Tandem Parking – A Waiver to allow seven units to have access to parking stalls in lieu 
of the requirement for eight units to have access to parking stalls, as otherwise required 
by Los Angeles Municipal Code (LAMC) 12.21 A.5(h). 
 
The request to provide five sets of tandem parking spaces is directly related to the square 
footage available on the site and the need to preserve space for residential uses to 
accommodate the affordable and market rate units proposed. By parking five units in the 
tandem position, the project is able to fit the required parking facilities into the available 
building envelope. Including this request allows the proposed project to devote the space 
necessary to provide the larger higher-value for-sale market rate and affordable dwelling 
units. Therefore, denial of the requested waiver of development standard would physically 
preclude construction of the project at the proposed density of eight residential dwelling 
units with three affordable units. 

 
Building Step-Back – A Waiver to remove the step-back provisions for the portions of the 
structure greater than 25 feet, as otherwise required by Section 10.G.3.a of the Venice 
Coastal Zone Specific Plan. 
 
Section 10.F(3)(a) of the Venice Coastal Zone Specific Plan limits the maximum height of 
development to 30 feet for flat rooflines and 35 feet for varied rooflines (slope greater than 
2:12), measured from the centerline of street. Any portion of the roof that exceeds 30 feet 
shall be set back from the required front yard at least one foot in depth for every foot in 
height (45 degrees) above 30 feet.   
 
Compliance with the step-back requirement would substantially reduce the floor area and 
livable space for the two upper floor units, as proposed. Without the waiver, the applicant 
would be physically precluded from constructing some portion of the residential units. The 
requested waiver will allow the developer to expand the building envelope so the units can 
be constructed, and the overall space dedicated to residential use is increased. 

 
c. The incentives or waivers will have a specific adverse impact upon public health 

and safety or the physical environment, or on any real property that is listed in the 
California Register of Historical Resources and for which there are no feasible 
method to satisfactorily mitigate or avoid the specific adverse impact without 
rendering the development unaffordable to Very Low, Low and Moderate Income 
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households. Inconsistency with the zoning ordinance or the general plan land use 
designation shall not constitute a specific, adverse impact upon the public health 
or safety (Gov. Code 65915(d)(1)(B) and 65589.5(d)). 
 
There is no substantial evidence in the record that the proposed incentive will have a 
specific adverse impact. A "specific adverse impact" is defined as, "a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete" (Los Angeles Municipal Code (LAMC) Section 12.22 
A.25(b)). As required by Section 12.22 A.25(e)(2), the project meets the eligibility criterion 
that is required for density bonus projects.  

 
The project also does not involve a contributing structure in a designated Historic 
Preservation Overlay Zone or on the City of Los Angeles list of Historical-Cultural 
Monuments. Therefore, there is no substantial evidence that the proposed incentive(s) will 
have a specific adverse impact on public health and safety. 
 

d. The incentives are contrary to state or federal law. 
 
There is no substantial evidence in the record that the requested incentives are contrary 
to state or federal law. 

 
2. Coastal Development Permit Findings 
 

a. 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 project will construct a new four-story, multi-family structure comprised of eight (8) 
residential condominium units with a semi-subterranean ground floor. All grading activities 
are subject to review by the Department of Building and Safety and will comply with the 
requirements of the Grading Division. The subject site is not located within an area with 
known Archaeological or Paleontological Resources. However, if such resources are 
discovered during 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.  
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The project is located in an existing developed area surrounded by similar residential uses 
and will not have a significant adverse impact on coastal resources. The proposed project 
is located within an established residential neighborhood developed with single- and multi-
family dwellings. Existing infrastructure servicing the existing residences will be used by 
the proposed development. Utility lines and water pipes will be connected to the proposed 
development. The 15-foot wide alley is adequate for emergency vehicles, and the project 
includes a 2.5-foot wide alley dedication to complete a 10-foot wide half alley right-of-way. 
Pedestrian access to the site is provided along the sidewalk fronting Pisani Place as well 
through the rear alley. Vehicle access to the site is provided through the rear alley. As 
such, the project will be located in an existing developed area contiguous with similar 
residential uses, in an area that is able to accommodate new development. 
 
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 site and surrounding area are relatively flat with no views to and along the 
ocean; no natural landforms will be altered as part of the project. The property is not 
situated on a bluff with views to the Pacific Ocean. The property is located approximately 
one mile from the Venice Beach shoreline and 0.64 miles from the Venice Canals. The 
project proposes the development of a new four-story, eight-unit condominium structure 
with a semi-subterranean ground level.  
 
There are ten R3-1 zoned lots located within the block bordered by South Venice 
Boulevard to the northwest, Oakwood Avenue to the northeast, Boccaccio Avenue to the 
southeast and Pisani Place to the southwest, excluding the subject site. These lots are 
developed with single and multi-family dwellings, of which seven structures are one-story 
in height, two structures are two-stories in height and one structure is three-stories in 
height. Furthermore, the three lots adjacent to the subject site to the east (across Pisani 
Place) are improved with two, two-story, multiple-family residential structures and one-
story single-family dwelling. The lots abutting the subject site to the south and north are 
improved with a one-story, single-family dwelling.  
 
In addition, the applicant prepared a massing study analyzing the height of 33 structures 
adjacent to the subject site (including R3-1 and R2-1 zoned lots) generally bounded by 
South Venice Boulevard to the northwest, Oakwood Avenue to the northeast, Boccaccio 
Avenue to the southeast and Pisani Place to the southwest, including the lots on both 
sides of the street. The massing study indicates there are three structures with a Varied 
Roofline height of 30 feet, within the boundaries of this study area (See Exhibit C – Context 
and Parking Analysis). 
 
The certified Venice Land Use Plan accommodates new growth in the R3-1 zoned lots 
adjacent to Venice Boulevard to preserve the Special Coastal Character of Venice by 
directing redevelopment to areas that can accommodate new housing. In general, multi-
family residentially zoned lots are limited to two-dwelling units per lot in the Venice Coastal 
Zone, except for the R3-1 lots adjacent to Venice Boulevard, which follow the underline 
density for R3-1 lots (Policy I.A.8.a.2). As such, the certified Venice Land Use Plan 
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anticipates the redevelopment of these older structures to meet the future housing 
demand in Venice.   
 
The applicant further surveyed 68 properties with a Medium Residential Land Use 
Designation (R3-1 zoned lots) adjacent to Venice Boulevard. The applicant collected data 
on year built, number of units and bedrooms, density, building square footages, number 
of stories, and parking. The data collected from this survey show that the mass, scale, and 
character of buildings in these multi-family zoned lots of Venice are generally reflective of 
the time period in which the buildings were constructed, where the community character 
has evolved naturally over the past 100 years with increasing development size and 
density. Accordingly, on July 23, 2019, the Director approved a new three-story, three-unit 
condominium development at 2302 Pisani Place. In December 2022, a Coastal 
Development permit application was filed for a three-story, three-unit small lot subdivision 
located at 2317 Oakwood Avenue, and in January 2023, a Coastal Development Permit 
application was filed for a three-story, three-unit small-lot subdivision located at 2315 
Oakwood Avenue.   
 
The project’s consistency with development standards in the Certified LUP is important in 
assessing the project’s compatibility with the character of the surrounding area.  The 
certified LUP states that the development standards also define for each land use 
designation a density of housing units and lot coverage to maintain the scale and character 
of existing residential neighborhoods and minimize the impacts of building bulk and mass.” 
(LUP, p.II-2.) Further, the certified LUP encourages “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.” (LUP, p.II-16) 
 
Pursuant to the Los Angeles Municipal Code (LAMC) and Government Code Section 
65915, the applicant is entitled to Incentives and Waivers of Development Standards, in 
exchange for reserving at least 30 percent of the base density for affordable households. 
The proposed project will set aside three (3) units, equal to 30 percent of the base number 
of units for affordable households. Accordingly, the applicant has requested the following 
Incentives and Waivers: 
 

• Increased Height (Incentive) to allow a maximum height of 41 feet for a Varied 
Roofline and a maximum height of 36 feet for a flat roof in lieu of 30 feet for a 
Varied Roofline and 25 feet for a flat roof. 

• Rear Yard Reduction (Incentive) to allow a 14-foot 6-inch rear yard setback in 
lieu of a 15-foot rear yard setback. 

• Front Yard Reduction (Incentive) to allow a 11-foot 11-inch front yard setback in 
lieu of a 15-foot front yard setback. 

• Waivers to allow seven parking stalls to be provided as standard stalls and five 
spaces to be provided as compact stalls in lieu of the minimum eight standard 
parking stalls; to remove tandem parking restrictions; and to remove the step-
back provisions for the portions of the structure greater than 25 feet. 

 
Although the proposed project does introduce a new four-story structure with reduced 
yards into this neighborhood, the first level of the structure is located below the street level 
minimizing the scale of the structure and creating the visual effect of a three-story rather 
than a four-story structure. Further, the proposed structure incorporates balconies and 
varied rooflines at the front portion of the structure to break up the massing of the structure. 
Lastly, the subject site is located in an area identified for intensification in the certified 
Venice Land Use Plan to accommodate future growth.  
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The proposed development complies with Policy I.A.13 (Density Bonus Application) which 
allows for reduced restrictions for density, height and setback standards as outlined in 
Policies I.A.1, I.A.8, I.E.1, I.E.2, I.E.3 and II.A.3 of the Venice Land Use Plan (LUP), further 
discussed in Finding No. 2. As such, the proposed development is visually compatible with 
the character of the surrounding area and will further enhance the visual quality of the 
area. 
 
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 project proposes the demolition of three existing duplexes and the construction of a 
new eight-unit residential condominium structure on an R3-zoned lot. The development is 
limited to the subject site and provides a total of 13 vehicle parking spaces, two spaces 
for each market-rate dwelling unit and one space for each affordable dwelling unit, where 
one parking space is substituted for four (4) bicycle parking spaces. The subject site is 
located a mile from the Pacific Shoreline. No permanent structures will be placed within 
the public right-of-way and public access to the coast will not be obstructed. 
 
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 proposed development is located within a liquefaction area and within 5.3 kilometers 
of the Santa Monica Fault.  As such, the project is subject to compliance with Zoning and 
Building Code requirements that will minimize risks to life and property in such hazard 
areas. The Department of Building and Safety has reviewed and approved the 
geotechnical engineering investigation for the subject site. The property is also located 
within Zone X, outside of the Flood Zone. 
 
The project site is also located within an area that may be affected by Sea Level Rise. On 
August 12, 2015, the Coastal Commission adopted a Sea Level Rise Policy Guidance 
document, updated and adopted On November 7, 2018. This policy document provides a 
framework and directions for local jurisdictions to address sea level rise (SLR) in Local 
Coastal Programs (LCPs) and Coastal Development Permits (CDPs). In May 2018, the 
City completed an initial sea level rise vulnerability assessment for the Venice Coastal 
Zone. The report provides that: Existing wide beaches generally protect Venice from 
coastal hazards. Coastal assets along or near the beachfront are potentially vulnerable 
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during a large storm event in combination with SLR greater than 3.3 feet. After 4.9 feet 
SLR, beachfront assets are more vulnerable to damage from flooding or potential erosion 
of the beach. A SLR of 6.6 feet is a tipping point for Venice’s exposure to extreme coastal 
wave events. Beachfront and coastal assets could flood annually, beaches could be 
greatly reduced in width, and high water levels could greatly increase potential for flooding 
of inland low-lying areas. As discussed in the analysis, there is considerable uncertainty 
around the timing of SLR, how coastal processes may be affected, and what adaptation 
approaches will be applied in the future (VSLRVA, pg. 45). Policies and development 
standards to address the potential impacts of SLR would be addressed in the City’s LCP 
for the Venice Coastal Zone. 
 
The Coastal Storm Modeling System (CoSMoS) was utilized to analyze the project’s 
vulnerability to flood hazards, considering a scenario of a minimum 6.6-foot sea level rise 
and a 100-year storm scenario. Based on this scenario, the proposed development could 
potentially be affected by flooding as a result of SLR, however, the potential for such 
flooding in severe storm events is likely to increase towards the end of the project life 
(based on a typical development life of 75 years). Any repair, demolition, and/or new 
construction as a result of any flooding would be subject to additional review. As 
conditioned, the proposed development is consistent with Section 30253 of the Coastal 
Act. 
 
The proposed project would develop a new four-story, eight-unit condominium structure 
with a semi-subterranean ground floor providing 12 vehicle parking spaces. The proposed 
use would have no adverse impacts on public access, recreation, public views or the 
marine environment, as the property is located within a developed residential area and 
located more than a mile from Venice Beach. The project will 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 request, and there are no sensitive habitat areas, 
archaeological or paleontological resources identified on the site. The proposed dwelling 
will not block any designated public access views. As conditioned, the proposed project is 
in conformity with Chapter 3 of the California Coastal Act. 
 

b. 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. The project site is located within 
the Venice Community Plan area and is designated Medium Residential and zoned R3-1. 
 
The following are applicable policies from the Venice Local Coastal Land Use Plan: 
 
Policy I.A.8.a.2 outlines density and development regulations for lots designated Medium 
Density Residential located north of North Venice Boulevard and south of Victoria Avenue; 
lots south of South Venice Boulevard and north of Harding and Woodlawn Avenues, east 
of Zeno Place only; and the lots north of Washington Boulevard, and south of Van Buren 
and Harrison Avenues. 
 

Use: Multi-family structures are allowed. The proposed project is an eight-unit multi-
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family structure. 
 

Density: One unit per 800 – 1,200 square feet of lot area is permitted. The project 
proposes eight dwelling units on a 7,800 square-foot lot. 

 
Height: Height shall not exceed 25 feet for buildings with flat roofs or 30 feet for 
buildings with stepped back and varied rooflines. The project qualifies for a density 
bonus pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25 
(Density Bonus Affordable Housing Program). The applicant also requests a waiver 
of the height and step back requirements of Section 10.G.3 of the Specific Plan. The 
project proposes a Varied Roofline with a height of 41 feet and a flat roof with a 
height of 36 feet. The first level of the structure is located below the street level 
minimizing the scale of the structure and creating the visual effect of a three-story 
rather than a four-story structure. Further, the proposed structure incorporates 
balconies and varied rooflines at the front portion of the structure to break up the 
massing of the structure.  As such, the proposed development is visually compatible 
with the character of the surrounding area. 

 
Policy I.A.14. Parking Requirements for Affordable Housing. Reduced parking is permitted 
for low income units only if: a) the project is consistent with LUP policy I.A.13; and b) it is 
demonstrated that the prospective occupants of the project will have a reduced demand 
for parking. However, if a unit changes its status from low or low-moderate income to 
market rate unit, parking should be provided for market rate units according to the parking 
standards listed in LUP Policies II.A.3 and II.A.4. The eight-unit, multi-family dwelling will 
provide 13 parking spaces, where the market-rate units will provide two parking spaces 
for each unit and the affordable units will provide one parking space for each unit. In 
addition, one parking space is replaced with four bicycle parking spaces.  
 
Further, based on self-reported data from the applicant, Pisani Place between Venice 
Boulevard and Boccaccio Avenue is not parking impacted. Parking counts conducted on 
Friday, September 30, 2022 from 2:05 pm to 2:15 pm and Thursday, October 6, 2022, 
6:17 pm to 6:22 pm, Pisani Place generally indicates occupied parking spaces between 3 
to 8 spaces and available parking spaces between 5 and 14 parking spaces.   
 
On September 22, 2022, the Governor signed Assembly Bill (AB) 2097, which added 
Government Code Section (§) 65863.2. AB 2097 prohibits a public agency from imposing 
or enforcing any minimum automobile parking requirement on any residential, commercial, 
or other development project that is within one-half mile of a Major Transit Stop, with minor 
exceptions. The subject is located 1,500 feet from at Major Transit Stop at Venice 
Boulevard and Lincoln Boulevard and would qualify for reduced parking. Nonetheless, as 
discussed above, the project is compliant with  the requirements of the Coastal Act and 
the policies of the Venice LUP. Consistent with Policy I.A.14 of the LUP the project 
provides reduced parking for three affordable units and provides the required two spaces 
for each market rate unit, as well as 18 bicycle parking spaces. 
 
Policy I.A.13. Density Bonus Applications.  
 
The proposed four-story multi-family dwelling is consistent with the policies of the Certified 
Venice Land Use Plan and the standards of the Venice Coastal Zone Specific Plan. The 
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. 

 
c. The Interpretive Guidelines for Coastal Planning and Permits as established by the 

California Coastal Commission dated February 11, 1977 and any subsequent 
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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 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 number of dwelling units on the 
subject property will not exceed the maximum allowed. The height of the proposed project 
is not expected to disturb the scenic and visual qualities of the coastal area, since the site 
is flat and located more than one mile inland. Furthermore, the proposed project will not 
alter any natural land forms. As such, the proposed project, as conditioned, is consistent 
with the Regional Interpretive Guidelines. 

 
d. 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 demolition of the three duplexes and a an attached garage, and 
the construction of a new three-story, eight-unit residential condominium building with a 
semi-subterranean ground floor; located within the Single Permit Jurisdiction of the 
Coastal Zone, where the local jurisdiction (City of Los Angeles) issues Coastal 
Development Permits. The Coastal Commission will render decisions on appeals of the 
City’s Coastal Development Permits or Coastal Exemptions. The Coastal Commission 
took action on the following residential projects in the Venice Coastal Zone: 
 
- In November 2021, the Commission, on appeal, found Substantial Issue with the City 

approval of a Coastal Development Permit authorizing the demolition of three 
detached structures with nine dwelling units, consolidation of two lots, and construction 
of a new, three-story over basement, 13,412 square foot, mixed-use development 
including nine dwelling units, including one affordable dwelling unit, a 1,568 square 
feet restaurant, and 27 parking spaces on the two ocean-fronting lots at 815 Ocean 
Front Walk (A-5-VEN-21-0063). 

 
- In December 2020, the Commission, on appeal, found No Substantial Issue with the 

City approval of a Coastal Development Permit authorizing the demolition of a 2,056 
square feet auto repair shop and addition to and conversion of a 2,482 square foot 
philanthropic use structure resulting in a four-story, 30,463 square feet mixed-use 
structure including 39 permanent supportive housing units and one manager unit, with 
4,441 square feet of supportive services and 3,085 square feet of ground-floor 
commercial (office) space with a total of 6 on-site parking spaces, and 42 bicycle 
parking spaces located at 2467-2471 South Lincoln Boulevard (A-5-VEN-20-0060). 
 

- In June 2019, the Commission, on appeal, found No Substantial Issue with the City 
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approval of a Coastal Development Permit authorizing the demolition of two 
institutional use structures and the construction of a 4-story, 35-unit affordable 
supportive housing complex with approximately 1,875 square feet of administrative 
and program office space and 17 automobile and 48 bicycle parking spaces on two 
contiguous parcels located at 720 Rose Avenue (A-5-VEN-19-0020). 

 
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. 
 

e. 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 of the Coastal Act states the following in regards to public access: 
 

  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, right of private property 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 subject property is located about one mile away from the Pacific shoreline and 0.64 
of a mile from the Venice Canals. The project could have an impact 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 dwelling. The proposed project provides the required 12 parking spaces 
and vehicle access to the site is provided along the rear alley. As proposed, the project 
will not conflict with any public access or public recreation policies of the Coastal Act. 
 

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

A Categorical Exemption, ENV-2022-725-CE, has been prepared for the proposed project 
consistent, with the provisions of the California Environmental Quality Act and the City 
CEQA Guidelines. The project proposes the demolition of three duplex structures and the 
construction of a four-story, 15,016 square-foot, multi-family structure comprised of eight 
(8) condominium units, providing 12 parking spaces with a rooftop deck. The Categorical 
Exemption prepared for the proposed project is appropriate pursuant to CEQA Guidelines 
Sections 15301 (Class1) and 15332 (Class 32). 

3. Project Permit Compliance Review Findings 
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a. The project substantially complies with the applicable regulations, findings, 
standards, and provisions of the Venice Coastal Zone Specific Plan. 

 
The project consists of the demolition of three duplex structures and the construction of a 
four-story, 15,016 square-foot, multi-family structure comprised of eight (8) condominium 
units, providing 12 parking spaces and a rooftop deck. As conditioned, the proposed 
project complies with the applicable General Land Use and Development Regulations set 
forth in Section 9, Land Use and Development regulations for the Southeast Venice 
Subarea set forth in Section 10.G, and the Parking provisions set forth in Section 13 of 
the Specific Plan as evidenced below: 
 
A.   Section 8.C. Findings  
 
The project meets the required findings set forth in Section 8.C of the Venice Coastal Zone 
Specific Plan, as shown below: 

 
1. The Venice Coastal Development Project is compatible in scale and character 

with the existing neighborhood, and that the Venice Coastal Development 
Project would not be materially detrimental to adjoining lots or the immediate 
neighborhood. 
 
The subject site is relatively flat, rectangular shaped site comprised of two interior lots 
(Lots 14 and 15), and has frontages of approximately 80 feet along Pisani Place, and 
along an unnamed alley to the rear, with a total lot area of 8,000 square feet. The 
subject site is currently developed with two one-story duplexes, a two-story duplex with 
a detached garage. There are ten R3-1 zoned lots located within the block bordered 
by Venice Boulevard to the northwest, Oakwood Avenue to the northeast, Boccaccio 
Avenue to the southeast and Pisani Place to the southwest, excluding the subject site. 
These lots are developed with single- and multi-family homes, of which seven (7) 
structures are one-story in height, two (2) structures are two-story in height and one 
(1) structure is three-story in height. The three lots adjacent to the subject site to the 
east (across Pisani Place) are improved with two, two-story, multiple-family residential 
structures and one-story single-family dwellings. The lots abutting the subject site to 
the south and north are improved with a one-story, single-family dwelling. The 
proposed structure incorporates balconies and varied rooflines at the front portion of 
the structure to break up the massing of the structure. In addition, the first level of the 
structure is located below the street level minimizing the scale of the structure and 
creating the visual effect of a three-story rather than four-story structure. As such, the 
proposed development is compatible in scale and character with the existing 
neighborhood and the project would not be materially detrimental to the adjoining lots 
or the immediate neighborhood. 

 
2. The Venice Coastal Development Project is in Conformity with the Certified 

Venice Local Coastal Program. 
 
The subject property is designated Medium Residential in the Venice Local Coastal 
Program Land Use Plan and zoned R3-1. Policy I.A.8.a.2 of the LUP outlines density 
and development standards for multi-family residential projects in the Southeast 
Venice subarea. The proposed project would develop an eight-unit condominium 
structure. The project is found to be consistent with the intent and purposes of the 
Land Use Plan and the Venice Coastal Specific Plan, which make up the Venice 
Coastal Program. The project complies with all applicable provisions of the Venice 
Coastal Specific Plan as follows:  
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Use: Multi-family structures are allowed. The proposed project is a six-unit 
condominium structure. 

 
Density: One unit per 800 – 1,200 square feet of lot area is permitted. The project 
proposes six units on a 7,800 square-foot lot. 

 
Height: Height shall not exceed 25 feet for buildings with flat roofs or 30 feet for 
buildings with stepped back or varied rooflines. As discussed in Finding Nos. 1 and 
2, the project qualifies for a density bonus pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.22 A.25 (Density Bonus Affordable Housing Program). The 
applicant also requests a waiver of the height and step back requirements of 
Section 10.G.3 of the Specific Plan. As discussed in Finding No. 2, the project 
qualifies for the requested waivers. The first level of the structure is located below 
the street level minimizing the scale of the structure and creating the visual effect 
of a three-story rather than a four-story structure. Further, the proposed structure 
incorporates balconies and varied rooflines at the front portion of the structure to 
break up the massing of the structure.  As such, the proposed development is 
visually compatible with the character of the surrounding area. 

 
Access: Vehicle access to the site shall be provided from the rear alley. The 
proposed project provides vehicle access along the alley abutting the property.  
 
Parking: multi-family dwellings on lots adjacent to alleys and with a lot width of 35 
or more are required to provide 2 parking spaces plus 0.25 guest parking spaces 
per dwelling unit. The eight-unit, multi-family dwelling will provide 13 parking 
spaces, where one parking space is substituted for four (4) bicycle parking spaces. 
Further, as discussed in Finding No. 2, the applicant requests Parking Option No. 
1, pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25 (Density 
Bonus Affordable Housing Program), to provide 13 parking space, where one 
parking space is substituted for four (4) bicycle parking spaces. 
 
Further, based on self-reported data from the applicant, Pisani Place between 
Venice Boulevard and Boccaccio Avenue is not parking impacted. Parking counts 
conducted on Friday, September 30, 2022 from 2:05 pm to 2:15 pm and Thursday, 
October 6, 2022, 6:17 pm to 6:22 pm, Pisani Place generally indicates occupied 
parking spaces between 3 to 8 spaces and available parking spaces between 5 
and 14 parking spaces.   
 
Lastly, on September 22, 2022, the Governor signed Assembly Bill (AB) 2097, 
which added Government Code Section (§) 65863.2. AB 2097 prohibits a public 
agency from imposing or enforcing any minimum automobile parking requirement 
on any residential, commercial, or other development project that is within one-half 
mile of a Major Transit Stop, with minor exceptions.  The subject is located 1,500 
feet from at Major Transit Stop at Venice Boulevard and Lincoln Boulevard.   
 

3. The applicant has guaranteed to keep the rent levels of any Replacement 
Affordable Units at an affordable level for the life of the proposed project and to 
register the Replacement Affordable Unit with the Los Angeles Housing 
Department. 
 
The project includes the demolition of six (6) Residential Units within three (3) 
duplexes. A Determination issued by the Los Angeles Housing and Community 
Investment Department (HCIDLA), now the Los Angeles Housing Department (LAHD) 
dated January 30, 2018 states that three (3) Affordable Existing Residential Unit have 
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been identified and is proposed for demolition or conversion. As discussed in this 
report, the project is subject to the requirements of SB8, which imposes greater 
requirements for the replacement units. 

 
4. The Venice Coastal Development Project is consistent with the special 

requirements for low- and moderate-income housing units in the Venice Coastal 
Zone as mandated by California Government Code Section 65590 (Mello Act). 
 
No Inclusionary Residential Units are proposed or required for this project. The project 
proposes the construction of a new eight-unit condominium structure. Pursuant to Part 
2.4.2 of the Interim Administrative Procedures, development which consists of nine or 
fewer Residential Units are Small New Housing Developments and are categorically 
exempt from the Inclusionary Residential Unit requirement. Therefore, the proposed 
development of six new Residential Units is found to be categorically exempt from the 
Inclusionary Residential Unit requirement for New Housing Developments. 
 

In addition to the requisite findings set forth in Section 8.C of the Specific Plan, the project 
also complies with all applicable provisions of the Specific Plan, as set forth below: 

 
B.   Section 9. General Land Use and Development Regulations 

 
1. Lot Consolidation. Lot consolidation of more than two lots shall be permitted for 

mixed-use and multi-family residential Venice Coastal Development Projects, 
provided the project conforms to the existing scale and characteristic of the 
surrounding community, the required parking is onsite, and the project conforms 
to developments standards in Section 9.A.2 of the Specific Plan. The project 
consolidates Lots 14 and 15. As stated in previous findings, the project design is 
consistent with the scale and character of the existing neighborhood and all 
required parking is provided onsite. The project conforms to applicable provisions 
of Section 9.A.2 as evidenced below: 

 
a. Access to subterranean parking shall be from an alley, and all subterranean 

parking shall be fully below natural grade and shall not be visible from the 
street. Access to the site is provided from the rear alley. The project provides 
eight spaces within an at-grade garage. 
 

b. Buildings shall be designed with visual breaks or Architectural Features, 
including balconies or terraces, with a change of material or a break in the 
plane for every 20 feet in horizontal length and every 15 vertical feet. 
Residential buildings shall provide habitable space on the Ground Floor, a 
ground level entrance, and landscaping and windows fronting the street. The 
front facade, as shown in “Exhibit A”, features architectural four balconies, 
glazing, the primary entrances and a plane break every 20 feet.  

 
c. In the R3 multiple-family zones, construction on the single building site may 

combine the density of the previously established lots. The proposed density 
is based on the total lot area of the combined lots. 

 
d. For residential projects, front porches, bays, and balconies shall be provided 

to maximum architectural variety. The front façade features four balconies, 
glazing and the primary entrances. 
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2. Height. As shown in “Exhibit A”, the height of the structure is measured from the 
centerline of Pisani Place and conforms to the standards of measurement as 
outlined in Section 9.B of the Specific Plan.     

 
C.  Sections 10.G. Land Use and Development Regulations for Southwest Venice 

Subarea 
 

1. Density. Lots located north of North Venice Boulevard and south of Victoria 
Avenue; lots south of South Venice Boulevard and north of Harding and Woodlawn 
Avenues, east of Zeno Place only; and the lots north of Washington Boulevard, 
and south of Van Buren and Harrison Avenues shall be developed as permitted by 
the R3 Zone. The subject site has a net lot area of 7,800 square-feet (after the 
required dedication), allowing a net density of 9 units (1/800 square feet). A total 
of eight dwelling units are proposed.  
  

2. Height. Projects with a flat roof shall not exceed a maximum height of 25 feet. 
Projects with a varied roofline shall not exceed a maximum height of 30 feet. The 
project proposes a varied roofline (slopes greater than 2:12) with a maximum 
height of 29 feet 3 inches. As discussed in Finding Nos. 1 and 2, the project 
qualifies for an On-Menu Incentive pursuant to Los Angeles Municipal Code 
(LAMC) Section 12.22 A.25 (Density Bonus Affordable Housing Program). The 
applicant also requests a Waiver of the height and step back requirements of 
Section 10.G.3 of the Specific Plan. As discussed in Finding No. 1, the project 
qualifies for the requested waivers. 

 
3. Access. Driveways and vehicular access to the project shall be provided from 

alleyways.  Access to the parking garage is provided from the rear alley. 
 

D. Section 13 – Parking  
 
Pursuant to Section 13.D of the Specific Plan, multi-family dwellings on lots adjacent to 
alleys and with a lot width of 35 or more are required to provide 2 parking spaces plus 
0.25 guest parking spaces per dwelling unit. The eight-unit, multi-family dwelling will 
provide 13 parking spaces, where one (1) parking space is substituted for four bicycle 
parking spaces.  Further, as discussed in Finding No. 2, the applicant qualifies for Parking 
Option No. 1, pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25 
(Density Bonus Affordable Housing Program). The project provides a total of 13 parking 
spaces of which 1 space is substituted with four bicycle parking spaces: 3 spaces for three 
affordable units and 10 spaces for five market rate units. As such, the project provides 
parking consistent with the requirements of the Specific Plan, certified Venice LUP, and 
Los Angeles Municipal Code (LAMC) Section 12.22 A.25.  
 

b. The project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible. 

A Categorical Exemption, ENV-2022-725-CE, has been prepared for the proposed project 
consistent, with the provisions of the California Environmental Quality Act and the City 
CEQA Guidelines. The project proposes the demolition of three duplex structures and the 
construction of a four-story, 15,016 square-foot, multi-family structure comprised of eight 
(8) condominium units, providing 12 parking spaces and a rooftop deck. The Categorical 
Exemption prepared for the proposed project is appropriate pursuant to CEQA Guidelines 
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Sections 15301 (Class1) and 15332 (Class 32). A full discussion is provided in Finding 
No. 5. 

Therefore, no mitigation measures or alternatives were identified in the environmental 
review.  
 

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 Inclusionary 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: 
 

4. 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 Inclusionary 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: 

 
a. Demolitions and Conversions (Part 4.0). 

 
The project includes the demolition of six (6) Residential Units. A Determination issued by 
the Los Angeles Housing and Community Investment Department (HCIDLA) dated 
January 30, 2018 states that the property currently maintains three duplexes each with 
two, one bedroom units. HCIDLA collected data from February 2014 through January 
2017, utilizing data provided by the current owners.  The current owners claims that both 
units were used as short-term rental from July to December 2016.  Owner provided 
payment history for both units from their short-term rental account indicating the following:  
 
• 2308 S. Pisani Place the rent collected during the three year look back was an average 

of $1,203. 
• 2308 ¼ deemed affordable based on the tenant’s income. 
• 2310 Pisani Place the rent collected during the three year look back was an average 

of $1,515.  
• 2310 ½ Pisani Place the rent collected during the three year look back was an average 

of $1,247. 
 

Because $1,203 (2308 Pisani Pl) and $1,247 (2310 ½) are below moderate, and based 
on the tenants income for 2308 ¼ HCIDLA has determined that three (3) affordable units 
exist at the property. Therefore, three (3) Affordable Existing Residential Units are 
proposed for demolition or conversion. 
 
The Los Angeles Housing Department (LAHD) has determined, per the Housing Crisis Act 
of 2019 (SB 8) Replacement Unit Determination, dated April 26, 2022, that three (3) units 
are subject to replacement pursuant to the requirements of SB 8. For condominium units, 
the Determination made by LAHD requires that three (3) units be replaced with equivalent 
type; two (2) units restricted to Low Income Households, and one (1) unit restricted to Very 
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Low Income Households. The proposed project will set aside two (2) units for Low Income 
Households and one (1) unit for Very Low Income Household.  
 
Part 1.2.3 of the IAP provides “…In the case of conflict between these Interim 
Administrative Procedures, and geographically specific plan, Local Coastal Program, or 
any other regulation, the requirement which results in the provision of the largest number 
of Affordable Replacement Units or Inclusionary Units shall apply…”  
 
Both regulations require the replacement of three affordable units, however SB 8 imposes 
an affordability covenant of 55 years, greater than the 30-year covenant under the IAP. 
As such, the project is required to provide Replacement Units pursuant to the 
requirements of the SB 8 Amended (DB) RUD, dated April 26, 2022.   
 

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

The project proposes the construction of a new six unit condominium structure. Pursuant 
to Part 2.4.2 of the Interim Administrative Procedures, developments which consist of nine 
or fewer Residential Units are Small New Housing Developments and are categorically 
exempt from the Inclusionary Residential Unit requirement. Therefore, the proposed 
development of five (5) new Residential Units and three (3) Replacement Affordable Unit 
is found to be categorically exempt from the Inclusionary Residential Unit requirement for 
New Housing Developments. 
 

CEQA Findings 
 
5. Environmental Findings 

A Categorical Exemption, ENV-2022-725-CE, has been prepared for the proposed project 
consistent, with the provisions of the California Environmental Quality Act and the City 
CEQA Guidelines. The project proposes the demolition of three duplex structures and the 
construction of a four-story, 15,016 square-foot, multi-family structure comprised of eight 
(8) condominium units, providing 12 parking spaces and a rooftop deck. The Categorical 
Exemption prepared for the proposed project is appropriate pursuant to CEQA Guidelines 
Sections 15301 (Class 1) and 15332 (Class 32). 

The Class 1 Categorical Exemption allows for demolition and removal of individual small 
structures such as 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. The project proposes the demolition of the existing three 
duplexes (six dwelling units) and construction of a four-story, 15,016 square foot structure. 
The project is located in a residential neighborhood and is not within an environmentally 
sensitive area. 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site 
and meets the following five (5) criteria: a) The project is consistent with the applicable 
general plan designation and all applicable general plan policies as well as with the 
applicable zoning designation and regulations; b) The proposed development occurs 
within city limits on a project site of no more than five acres substantially surrounded by 
urban uses; c) The project site has no value as habitat for endangered, rare or threatened 
species; d) Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality; and e) The site can be adequately served by all 
required utilities and public services. The project qualifies for a Class 32 Categorical 
Exemption as an infill project, as evidenced below: 
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CEQA Determination – Class 32 Categorical Exemption Applies 

 
a. The project is consistent with the applicable general plan designation and all 

applicable general plan policies as well as with the applicable zoning 
designation and regulations.  
 
The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with the applicable zoning designation and regulations: 
The site currently is developed with three duplexes and an attached garage. The site 
is zoned R3-1 and has a General Plan Land Use Designation of Medium Residential. 
The project consists of the construction of a new three-story, eight-unit condominium 
structure and is conformance with the General Plan and Zoning designation. 
 

b. The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 
 
The proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses: The site is located at 2308 and 
2310 Pisani Place, and is wholly within the City of Los Angeles, and is completely 
surrounded by urban uses. Surrounding properties include single story and multi-story 
commercial uses and multi-story residential uses. 
 

c. The project site has no value as a habitat for endangered, rare, or threatened 
species. 
 
The project site has no value as habitat for endangered, rare or threatened species 
The site is not a wildland area, and is not inhabited by endangered, rare, or threatened 
species: The project site is currently developed with three duplexes and an attached 
garage. The area around the site is highly urbanized and surrounded by residential 
use. NavigateLA shows that the subject site is not located in a Significant Ecological 
Area. The site has been developed since at least 1937 with residential use and has 
no value as a habitat for endangered, rare or threatened species.   
 

d. Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality. 
 
The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance for pollutant discharge, 
dewatering, and stormwater mitigations; and Best Management Practices for 
stormwater runoff. More specifically, RCMs include but are not limited to: 

 
• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 

Construction Activities): Compliance with provisions of the Southern 
California Air Quality Management District (SCAQMD) District Rule 403. The 
project shall comply with all applicable standards of the SCAQMD, including the 
following provisions of District Rule 403: 

 
o All unpaved demolition and construction areas shall be wetted at least twice 

daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 
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o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control of 
dust caused by wind. 
 

o All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), to prevent excessive amounts 
of dust. 
 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 
 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 
 

o General contractors shall maintain and operate construction equipment to 
minimize exhaust emissions. 
 

o Trucks having no current hauling activity shall not idle but be turned off. 
 

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 
 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically 
infeasible. 
 

These RCMs will reduce any potential impacts on noise and water quality. 
Furthermore, the project does not exceed the threshold criteria established by the Los 
Angeles Department of Transportation (LADOT) for preparing a traffic study. The 
project will not conflict with any adopted policies, plans, or programs regarding public 
transit, bicycle facilities, or pedestrian facilities. Therefore, the project will not have any 
significant impacts to traffic. Likewise, air quality will not worsen as a result of the 
proposed project. Interim thresholds were developed by DCP staff based on 
CalEEMod model runs relying on reasonable assumptions, consulting with SCAQMD 
staff, and surveying published air quality studies for which criteria air pollutants did not 
exceed the established SCAQMD construction and operational thresholds. Approval 
of the project would not result in any significant effects relating to traffic, noise, air 
quality, or water quality. 
 

e. The site can be adequately served by all required utilities and public services. 
 
The project site will be adequately served by all public utilities and services given that 
the property is currently developed, surrounded by urban uses, served by existing 
infrastructure, and is consistent with the General Plan.   

The project is a transit-oriented, infill development on a site within an urbanized area and 
meets the criteria outlined above. Therefore, the project qualifies for a Class 32 
Categorical Exemption.  

CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 
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The City has considered whether the proposed Project is subject to any of the six (6) 
exceptions that would prohibit the use of a categorical exemption as set forth in State 
CEQA Guidelines Section 15300.2. The six (6) exceptions to this Exemption are: (a) 
Location; (b) Cumulative Impacts; (c) Significant Effect; (d) Scenic Highways; (e) 
Hazardous Waste Sites; and (f) Historical Resources.  
 
a. Cumulative Impacts. All exemptions for these classes are inapplicable when the 

cumulative impact of successive projects of the same type in the same place, over 
time is significant.  
 
The project is consistent with the type of development permitted for the area zoned 
R3-1 and designated Medium Residential use. The proposed project will not exceed 
thresholds identified for impacts to the area (i.e. traffic, noise, etc.) and will not result 
in significant cumulative impacts. 
 

b. Significant Effect Due to Unusual Circumstances. 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 project proposes a multi-family structure in an area zoned and designated for such 
development. The surrounding area is developed with similar multi-family residential 
uses. The proposed density is consistent with the density permitted by the Venice 
Specific Plan (R3 density). The proposed height and massing are not unusual for the 
project vicinity or the nearby Venice Boulevard corridor. Thus, there are no unusual 
circumstances which may lead to a significant effect on the environment. 
 

c. Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic 
buildings, rock outcroppings, or similar resources, within a highway officially 
designated as a state scenic highway. 
 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga 
State Park. State Route 27 is located more than 7 miles northwest of the project site. 
Therefore, the project will not impact a designated state scenic highway. 
 

d. Hazardous Waste Sites. A categorical exemption shall not be used for a project 
located on a site which is included on any list compiled pursuant to Section 65962.5 
of the Government Code. 
 
The project site is not identified as a hazardous waste site or is on any list compiled 
pursuant to Section 65962.5 of the Government Code. 
 

e. Historical Resources. A categorical exemption shall not be used for a project which 
may cause a substantial adverse change in the significance of a historical resource. 
 
The subject site and existing structure have not been identified as a historic resource 
or within a historic district (SurveyLA, 2015). The project is not listed on the National 
or California Register of Historic Places, nor identified as a Historic Cultural Monument 
(HCM). 
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ADDITIONAL MANDATORY FINDING 
6. 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, outside 
the flood zone.   
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PUBLIC HEARING AND COMMUNICATIONS 
 
A joint public hearing was held virtually via Zoom by the Deputy Advisory Agency and a Hearing 
Officer (Ira Brown) on March 23, 2023 at 12:00 pm. The joint public hearing was for cases CPC-
2022-724-CDP-MEL-SPP-DB-HCA and VTT-83692-CN-HCA. The project team was present and 
11 members of the public provided public comments.  
 
The members of the public provided the following testimony:  
 
• Debra Padilla (resident at the subject site) supports the project.  

 
• Eva Jenickova (adjacent neighbor) supports the project because the existing residents will be 

allowed to return.  
 

• Julie Bean opposes the project because the 4th floor is out of scale with the neighborhood. 
 

• Thelma Maxman supports the project because the existing residents will be allowed to return.  
 

• Venetia Phillips (resident at the subject site) supports the project.  
 

• Scott MacArthur opposes the project because the 4th floor is out of scale with the 
neighborhood. 

 
• Alley Bean opposes the project because the 4th floor is out of scale with the neighborhood. 

 
• Steward Oscars opposes the project because the development is out of scale and character 

with the neighborhood.  
 

• Robin Rudisill expressed concerns regarding cumulative impacts of the project on the 
neighborhood character.  

 
• Khizer Khaderi supports the project. 

 
• Sharon Smith opposes the project because the development is out of scale and character 

with the neighborhood. 
 

In addition, staff has received 17 letters/emails from 13 individuals or organizations in opposition 
to the project. Public comments opposing the project include the following issues: 
 
• The proposed project is not visually compatible with the surrounding area. The development 

on the block and in the immediate project vicinity consists of primarily one- and two-story 
homes.  At three stories and 9,052 square feet, with roof deck and no upper-level step-backs, 
the project is much larger and more massive than the surrounding residences and is not 
consistent with the one and two-story character of the area with respect to mass and scale. 
   

• Venice is a unique Coastal Resource.  Allowing this condominium building would 
incrementally change the character of the neighborhood, making it more likely that other new, 
tall structures that are out of character with the current neighborhood would be approved and 
built, causing an adverse cumulative impact. 

 
• The proposed project is not compatible in scale and character with the existing neighborhood 

and would be materially detrimental to adjoining lots or the immediate neighborhood. 
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Exhibit A: Maps 
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A.2 – Radius Map 
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Exhibit B: Plans 

 
 
B.1 – Project Plans 
B.2 – Tentative Tract Map 
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COVER

PROJECT 
SITE

OWNER:
PISANI PL LP.
2999 OVERLAND AVE, #130
LOS ANGELES, CA 90064
T. 310 306 3504

STRUCTURAL ENGINEER:
JOHN LABIB & ASSOCIATES
209 E EL SEGUNDO BLVD
EL SEGUNDO, CA 90245
T. 213 239 9600
F. 213 239 9699

SOILS ENGINEER:
IRVINE GEOTECHNICAL INC.
145 N SIERRA MADRE BLVD SUIT 12
PASADENA, CA 91107
T. 626 844 6641
F. 626 604 0394

SURVEY:
LAWRENCE J. SCHMAHL
11209 HOWARD ST. 
WHITTIER, CA 90606
T. 562 908 0570
F. 323 773 1675

BUILDING CODE: 2017 LABC, (TITLE 24, PART 2.5)
BASED ON THE 2009 IRC (INCLUDES ACCESSIBILITY)

STRUCTURAL: 2017 LABC, VOL 2 (TITLE 24, PART 2, VOL 2)
BASED ON THE 2009 IBC WITH ASCE7-05

MECHANICAL CODE: 2016 CA MECHANICAL CODE, (TITLE 24, PART 4)
BASED ON THE 2009 UNIFORM PLUMBING CODE

PLUMBING CODE: 2016 CA PLUMBING CODE (TITLE 24, PART 5)
BASED ON THE 2009 UNIFORM PLUMBING CODE

ELECTRICAL CODE: 2016 CA ELECTRICAL CODE (TITLE 24, PART 3)
BASED ON THE 2008 NATIONAL ELECTRIC CODE

ENERGY CODE: 2016 CA ENERGY CODE (TITLE 24, PART 6)
2017 L.A. CITY GREEN BUILDING CODE

PROJECT SUMMARY:

SCOPE OF WORK:

PROJECT ADDRESS:

NET LOT AREA (AFTER DEDICATIONS):

ZONE:

NUMBER OF STORIES:

MAX HEIGHT:

TOTAL PARKING:

TRACT:

BLOCK:

LOT:

ASSESSOR PARCEL NUMBER (APN):

GROSS LOT AREA:

BUILDABLE LOT AREA:

RESIDENTIAL S.F.:

PARKING S.F.:

PROJECT TOTAL S.F.:

NUMBER OF DWELLING UNITS:

OPEN SPACE S.F.:

CONSTRUCTION TYPE:

SPRINKLER:

LANDSCAPE ARCHITECT:
BREAKFORM DESIGN
109 EUCALYPTUS DR.
EL SEGUNDO, CA 90245
T. 310 322 3700

PISANI PLACE CONDOS

CIVIL ENGINEER:
OBANDO & ASSOCIATES, INC.
1453 14TH ST. STE. A
SANTA MONICA, CA 90404
T. 310 821 7555
F. 310 821 7491

MEP ENGINEER:
FLORES ENGINEERING
953 ESPERANZA ST
LOS ANGELES, CA 90023
T. 626 727 6066

8 UNIT CONDO BUILDING

ARCHITECT:
BREAKFORM DESIGN
109 EUCALYPTUS DR.
EL SEGUNDO, CA 90245
T. 310 322 3700

CONTACT

CODE

VICINITY MAP

PROJECT INFORMATION

F.A.R. PROVIDED VS. ALLOWED
PROVIDED

RESIDENTIAL: 11,421 S.F. SITE BUILDABLE AREA = 16,275 S.F.

(80' - 5' - 5') x (107'-6" - 15' - 15') = 70' x 77'-6" = 5,425 S.F.
(LOT WIDTH - SIDE YARD SETBACKS) x ( LOT LENGHT - FRONT & REARYARD 
SET BACKS)

F.A.R. ALLOWED: 3:1

(3) 5,425 = 16,275 S.F.

TOTAL: 12,148 S.F. TOTAL: 16,275 S.F.

MAX HEIGHT PROVIDED VS. ALLOWED

30' VARIED ROOF

25' FLAT ROOF

41' - 0" VARIED ROOF

36' - 0" FLAT ROOF

DENSITY PROVIDED VS. ALLOWED

GROSS LOT AREA: 8,000 S.F.

(GROSS LOT AREA) / 800 = 10

DWELLING UNITS: 8 DWELLING UNITS

TOTAL PROVIDED: 8 DWELLING UNITS TOTAL ALLOWED: 10 DWELLING UNITS

PARKING PROVIDED VS. REQUIRED

TENANT PARKING: 12 SPACES

5 COMPACT
3 STANDARD
2 STANDARD / EVSE
1 ADA VAN / EVCS
1 ADA STANDARD / EVSE                                                    

(10% PARKING REDUCTION USING THE BICYCLE ORDINACE (USING 4 LONG 
TERM BICYCLE SPACES IN LIEU OF ONE CAR PARKING SPACE))

TOTAL PROVIDED:                          12 SPACES TOTAL REQUIRED:                                   12 SPACES

TENANT PARKING:
1    SPACES PER 0-1 BD UNITS
2    SPACES PER 2-3 BD UNITS
2.5 SPACES PER 4+  BD UNITS
*NO GUEST SPACES REQ.*
=
13 SPACES REQ.

13 SPACES - 10% BICYCLE REDUCTION = 12 SPACES "UNBUNDLED"

BICYCLE PARKING PROVIDED VS. REQUIRED

LONG TERM BICYCLE PARKING: 12 SPACES

BICYCLE ORD.
1 PARKING SPACE REPLACED W/ 4
LONG TERM BICYCLE  SPACES:   4 SPACES

SHORT TERM BICYCLE PARKING:   2 SPACES

TOTAL LONG TERM PROVIDED: 16 SPACES
TOTAL SHORT TERM PROVIDED:   2 SPACES

LONG TERM BICYCLE PARKING: 8 SPACES
(ONE SPACE PER. UNIT)

SHORT TERM BICYCLE PARKING: 2 SPACES
(ONE PER 10 DWELLING UNITS)
(MIN. 2 SPACES)

TOTAL LONG REQ.: 8 SPACES
TOTAL SHORT TERM PROVIDED: 2 SPACES

YARD SETBACK PROVIDED VS. REQUIRED
YARD PROVIDED REQUIRED

WEST SIDE YARD 7' - 0" 7' - 0" @ ALL LEVELS

PISANI PL. FRONT YARD 12' - 0" 15' - 0" @ ALL LEVELS

ALLEY REAR YARD 14' - 6" FROM C.L. OF ALLEY 15' - 0" FROM C.L. OF ALLEY@ ALL LEVELS

EAST SIDE YARD 7' - 0" @ ALL LEVELS 7' - 0" @ ALL LEVELS

DWELLING UNIT MATRIX

1A
MARKET RATE

PL

2 4

3

1

(0,0,0) PROJECT GRID

COORDINATE

DOOR SYMBOL

ROOM

WINDOW SYMBOL

DATUM

MATCHLINE

A6-1.3

GRIDLINE

WP

BASEMENT

FF + 491.0'

PROPERTY LINE

CENTER LINE

WORK POINT

MATCH LINE

(NUMBER INDICATES ISSUE)
REVISION SYMBOL

FLOOR LEVEL

ROOM NUMBER

DETAIL

SECTION
WALL

INDICATES A JOG
IN THE BUILDING SECTION

SECTION

BUILDING

DETAIL

BREAK LINE

ABOVE/BELOW

REFERENCE

ELEVATION
BUILDING

ELEVATION
INTERIOR

SYMBOLS

REFERENCE

AREA

PROJECTION

SYMBOL

1

A3-1.2

Y
30

X
30

X
0,0

Y
0,0

-

2

1800
1800

1

A2-2.3

SYMBOLS

& And
< Angle
@ At

CL Centerline

Diameter or Round
Perpendicular

# Number
(E) Existing

AB Anchor Bolt
A/C Air Conditioning
A.C. Asphaltic Concrete
ACT Acoustical Tile
ACOUS Acoustical
ADJ Adjustable
A.F.F. Above Finish Floor
ALT Alter or Alternate
ALUM Aluminum
ANOD Anodized
A.P. Access Panel
APPROX Approximate
ARCH Architectural
ASPH Asphalt

BD Board
BITUM Bituminous
BLDG Building
BLK Block
BLKG Blocking
BM Beam
BOT Bottom
BR Bedroom
BSMT Basement
B.U.R. Built Up Roofing

CAB Cabinet
CARP Carpet
C.B. Catch Basin
CEM Cement
CER Ceramic
C.I. Cast Iron
CLG Ceiling

F.A. Fire Alarm
F.D. Floor Drain
FDN Foundation
F.E. Fire Extinguisher
F.E.C. Fire Extinguisher Cab
F.G. Finish Grade
F.H.C. Fire Hose Cabinet
FIN Finish
FLASH Flashing
FLR Floor
FLUOR Fluorescent
F.O.C. Face of Concrete
F.O.F. Face of Finish
F.O.M. Face of Masonry
F.O.S. Face of Stud
FPRF Fireproof
FR Frame
FS Full Size
FT Foot, Feet
FTG Footing
FURR Furring, Furred
FUT Future

GA Gauge
GALV Galvinized
G.B. Grab Bar
G.I. Galvanized Iron
GL Glass, Glazing
GND Ground
GR Grade
GYP Gypsum

H High
H.B. Hose Bib
H.C. Hollow Core
HCP Handicapped
HDWR Hardware
HDWD Hardwood
H.M. Hollow Metal
HORIZ Horizontal
HR Hour
HT Height
HVAC Heating, Ventilation 

and Air Conditioning
H.W. Hot Water

O.D. Outside Diameter
O.F.D. Overflow Drain
OFF Office
O.H. Overhang
OVHD Overhead
OPNG Opening
OPP Opposite

PC Piece
P.D. Planter Drain
PL Plate
P.L. Property Line
PLMG Plumbing
PLAM Plastic Laminate
PLAS Plaster
PLYWD Plywood
PR Pair
PT Paint
P.T.D. Paper Towel Dispenser
PTN Partition

Q.T. Quarry Tile

R Riser
RAD Radius
R.D. Roof Drain
REF Reference
REFR Refrigerator
REINF Reinforced or Reinforcing
REQ Required
RESIL Resilient
REV Revised
RFG Roofing
R.H. Right Hand
RM Room
R.O. Rough Opening
RWD Redwood

S South
S.C. Solid Core
SCHED Schedule
SECT Section
SEP Separation, Separate
SH Shelf
SHR Shower
SHT Sheet

W West
W/ With
W.H. Water Heater
W/O Without
W.C. Water Closet
WD Wood
WP Waterproof
WPM Waterproof Membrane
WSCT Wainscot
W.S.P. Wet Standpipe
WT Weight

CLO Closet
CLR Clear
CMU Concrete Masonry Unit
CNTR Counter
COL Column
CONC Concrete
CONN Connection
CONST Construction
CONT Continuous
CONTR Contractor
CORR Corridor
C.T. Ceramic Tile
CTR Center
CTSK Countersunk
C.W. Cold Water

D Deep, Depth
DBL Double
DET Detail
D.F. Drinking Fountain
DIA Diameter
DIM Dimension
DISP Dispenser
DN Down
D.O. Door Opening
DR Door
DS Downspout
D.S.P. Dry Standpipe
DWG Drawing
DWR Drawer

E East
EA Each
EJ Expansion Joint
EL Elevation
ELEC Electrical
ELEV Elevation
EMER Emergency
ENCL Enclosure
E.O.S. Edge of Slab
EQ Equal
EQUIP Equipment
E.W. Each Way
E.W.C. Electric Water Cooler
EXIST Existing
EXP Expansion
EXPO Exposed
EXT Exterior

I.D. Inside Diameter
INCL Including
INSUL Insulation
INT Interior

JAN Janitor
JST Joist
JT Joint

KIT Kitchen

LAM Laminate
LAV Lavatory
L.F. Lineal Foot
L.H. Left Hand
LKR Locker
L.R. Living Room
LT Light
LVR Louver

MATL Material
MAX Maximum
M.B. Machine Ball
MECH Mechanical
MEMB Membrane
MET Metal
MFR Manufacture
MH Manhole
MIN Minimum
MIR Mirror
MISC Miscellaneous
M.O. Masonry Opening
M.R. Moisture Resistant
MTD Mounted
MUL Mullion

N North
N.I.C. Not in Contract
NO Number
NOM Nominal
N.S. No Scale
N.T.S. Not to Scale

O/ Over
OA Overall
OBSC Obscure
O.C. On Center

SIM Similar
SLDG Siding
SPEC Specification
SQ Square
S.S. Stainless Steel
SSK Service Sink
STD Standard
STL Steel
STOR Storage
STRUCT Structrual
SUSP Suspended
SW Switch
SYM Symmetrical
SYS System

T Tread
T.B. Towel Bar
T&G Tongue and Groove
T.O.C. Top of Curb
T.O.D. Top of Drain
TEL Telephone
TEMP Tempered, Temperature
TER Terrazzo
THK Thick, Thickness
THR Threshold
TOIL Toilet
T.O.P. Top of Pavement
T.O.S. Top of Slab
T.P.D. Toilet Paper Dispenser
T.S. Top of Steel
TV Television
T.O.W. Top of Wall
TYP Typical

UNF Unfinished
U.O.N. Unless Otherwise Noted
UR Urinal

VERT Vertical
VEST Vestibule
V.I.F. Verifiy in Field
VOL Volume

ALLOWED

PROVIDED ALLOWED

PROVIDED ALLOWED

PROVIDED REQUIRED

PROVIDED REQUIRED

NEW 8-UNIT MULTI-FAMILY RESIDENTIAL FOUR 
STORY BUILDING WITH PARKING. 
*UTILIZING INCENTIVES PER LAMC 12.22A.25

NEW FOUNDATION, STRUCTURE, ENCLOSURE 
CONSTRUCTION (MECHANICAL / ELECTRICAL / 
PLUMBING) OF NEW 8 UNIT MULTI-FAMILY 
RESIDENCES.

2308 PISANI PLACE, VENICE, CA  90291

7,800 S.F.

R3-1

FOUR (4)

41'-0" W/ VARIED ROOF, 36'-0" FLAT

12 SPACES

VENICE GATEWAY

N

14, 15

4237005010

8,000 S.F.

5,425 S.F.

11,447 S.F.

2,433 S.F.

15,016 S.F.

EIGHT (8)

1,615 S.F.

TYPE V-A

NFPA-13

DWELLING UNIT #

1B
LOW INCOME

1C
VERY LOW INCOME

    2A
MARKET RATE

3A
MARKET RATE

3B
MARKET RATE

# OF BEDROOMS

1 BED / 1 BATH

1 BED / 1 BATH

1 BED / 1 BATH

2 BED / 2.5 BATH

3 BED / 3.5 BATH

3 BED / 3.5 BATH

DWELLING UNIT S.F.

485 S.F.

488 S.F.

515 S.F.

1,833 S.F.

2,025 S.F.

TOTAL DWELLING UNIT S.F.

FLOOR ROOM AREA

1 ST LOBBY 307 S.F.

STAIR A-1 130 S.F.

STAIR A-2 130 S.F.

RECYCLING / TRASH 70 S.F.

GARAGE 2,433 S.F.

3 RD COMMON HALLWAY 175 S.F.

1 ST

1 ST

1 ST

1 ST

4 TH COMMON HALLWAY 175 S.F.

TOTAL S.F. 3,575 S.F.

15,016 S.F.

BUILDING MATRIX

Ø

⊥

TOTAL BUILDING S.F. 11,502 S.F. + 3,599 S.F. =

THIS PROJECT IS 100% PRIVATELY FUNDED.
NO TAX CREDITS OR INCENTIVES WERE RECEIVED.
THIS PROJECT IS NOT PUBLIC HOUSING.

NOTE: THIS BUILDING SHALL BE PROVIDED WITH A 
MANUAL ALARM SYSTEM WITTH THE CAPABILITY TO 
SUPPORT VISIBLE ALARM NOTIFICATION APPLIANCES 
IN ACCORDANCE WITH NFPA 72

BIKE STORAGE1 ST 155 S.F.

COMMON BLDG:      727 S.F.
(LOBBY, COMMON HALLWAYS, TRASH)

4A
MARKET RATE

4B
MARKET RATE

3 BED / 3.5 BATH

3 BED / 3.5 BATH

11,421 S.F.

2,025 S.F.

2,025 S.F.

2,025 S.F.

OPEN SPACE PROVIDED VS. REQUIRED
PROVIDED

OPEN SPACE BREAKDOWN:

COMMON OPEN SPACE: 1,415 S.F.

USABLE PRIVATE OPEN SPACE
TOWARDS CALCULATION
BASED ON ZONING CODE 12.21 G: 200 S.F.

TOTAL PROVIDED OPEN SPACE:               1,615 S.F.

(3) UNITS WITH 1 BEDROOMS: 100 SF X 3 = 300 SF
(1) UNITS WITH 2 BEDROOMS: 125 SF X 1 = 125 SF
(4) UNITS WITH 3 BEDROOMS: 175 SF X 4 = 700 SF

TOTAL REQUIRED OPEN SPACE: 1,125 S.F.

REQUIRED

INCENTIVES & WAIVERS / MODIFICATIONS

ON- AND OFF-MENU DEVELOPMENT INCENTIVES 12.22 A 25 (F):

ALLOW A 14'-6" REAR YARD SETBACK IN LIEU OF A 15'-0" REQUIRED REAR YARD SETBACK PURSUANT TO LAMC 12.10 C 3, REPRESENTING A 3% REDUCTION 
IN REQUIRED REAR YARD SETBACK.

ALLOW AN 11' INCREASE IN HEIGHT TO COMPLETE A 41' MAXIMUM VARIED ROOF HEIGHT AND A 36' MAXIMUM FLAT ROOF HEIGHT PERMITTED PURSUANT TO 
THE VENICE COASTAL ZONE SPECIFIC PLAN SECTION 10.G.3. 

ALLOW AN 11'-11" FRONT YARD SETBACK IN LIEU OF A 15'-0" REQUIRED FRONT YARD SETBACK PURSUANT TO LAMC 12.10 C 1, REPRESENTING A 21% 
REDUCTION IN REQUIRED FRONT YARD SETBACK. 

WAIVERS OF DEVELOPMENT STANDARDS:

ALLOW THREE (3) ROOF ACCESS STRUCTURES: TWO (2) ACCESS STRUCTURES FOR ROOF STAIR AND ONE (1) ROOF ACCESS STRUCTURE FOR ELEVATOR
IN LIEU OF THE SINGLE ROOF ACCESS STRUCTURE PERMITTED PURSUANT TO THE VENICE COASTAL ZONE SPECIFIC PLAN. 

PERMIT 7 PARKING STALLS TO BE PROVIDED AS STANDARD STALLS AND 5 SPACES TO BE PROVIDED AS COMPACT STALLS IN LIEU OF THE MINIMUM 8 
STANDARD PARKING STALLS REQUIRED PURSUANT TO LAMC 12.21 A 5(C).

PERMIT 7 UNITS TO HAVE ACCESS TO PARKING STALLS IN LIEU OF 8 UNITS PER THE REQUIREMENT FOR EACH REQUIRED PARKING STALL WITHIN A
PARKING AREA TO BE ACCESSIBLE PURSUANT TO LAMC 12.21 A 5(H). 

SF CALCS BY CODE
ZONING CODE :

1ST FLOOR   1,494 SF
2ND FLOOR   1,873 SF
3RD FLOOR   4,050 SF
4TH FLOOR   4,050 SF

TOTAL 11,447 SF

(SEE PAGE A0.41 FOR BREAKDOWN)

BUILDING CODE:

1ST FLOOR   1,494 SF
-COVERED      288 SF
-LOBBY      307 SF
-GARAGE   2,433 SF
2ND FLOOR   1,873 SF
-COVERED        28 SF
3RD FLOOR   4,050 SF
-COVERED      513 SF
-LOBBY      175 SF
4TH FLOOR   4,050 SF
-COVERED      253 SF
-LOBBY      175 SF

TOTAL 15,596 SF

(SEE PAGE A0.42 FOR BREAKDOWN)

NOTE: BUILDABLE AREA CALCULATED 
FOR 1-STORY BLDG PER ZONING 
CODE.
(SEE PAGE 6/A0.40 FOR DIAGRAM)

NOTE: PARKING REQUIRED IS 
CALCULATED PER; 12.22A.25, PARKING 
OPTION 1, AND BICYCLE REPLACEMENT.
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GENERAL NOTES

DEMOLITION NOTES:

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE 
COMPLETE SECURITY OF THE SITE WHILE THE JOB IS IN 
PROGRESS AND UNTIL THE JOB IS COMPLETED. 

2. OBTAIN DEMOLITION PERMITS AND INCLUDE ALL 
COSTS OF SAME IN CONTRACT PRICE.

3. FURNISH ALL LABOR AND MATERIALS/EQUIPMENT TO 
COMPLETE DEMOLITION AND REMOVAL OF ALL ITEMS AS 
INDICATED. GC TO ESTABLISH PROCEDURES W/ BLDG. 
OWNER.

4. CONTRACTOR SHALL KEEP CONSTRUCTION AREA 
FREE OF DUST AND DEBRIS FOR THE DURATION OF 
CONSTRUCTION.

5. IF ANY QUESTIONS ARISE AS TO THE REMOVAL OF 
ANY MATERIAL, CLARIFY THE  POINT IN QUESTION WITH THE 
ARCHITECT BEFORE PROCEEDING.

6. AT COMPLETION OF DEMOLITION WORK, THE 
CONSTRUCTION AREA(S) SHALL BE LEFT IN "BROOM CLEAN" 
CONDITION.  ALL DEBRIS AND MISCELLANEOUS MATERIAL 
SHALL BE REMOVED.

7. DEBRIS REMOVAL MUST BE PERFORMED USING THE 
FREIGHT ELEVATOR WHEN APPLICABLE.  CONTACT THE 
BUILDING MGMT. OFFICE TO OBTAIN SCHEDULE FOR THE USE 
OF THE FREIGHT ELEVATOR(S) PRIOR TO SUBMITTING BID. 
ALL DEBRIS REMOVAL SHALL BE PERFORMED IN 
ACCORDANCE. WITH BUILDING MANAGEMENT 
REQUIREMENTS AND PROCEDURES.

8. IF DIRECTED BY BUILDING MANAGEMENT, ALL DOORS, 
FRAMES, HARDWARE, MECHANICAL ITEMS, PLUMBING 
FIXTURES, LIGHT FIXTURES, (INCLUDING DOWNLIGHTS & 
FLUORESCENTS), & SPECIAL EQUIPMENT SHOWN TO BE 
REMOVED, SHALL BE CLEAN AND FREE OF DEFECTS, 
PROTECTED, SAVED AND REUSED AS DIRECTED HEREIN, 
RETURNED TO BUILDING STOCK OR DISPOSED OF.

9. IN PARTITIONS TO BE REMOVED, REMOVE AND CAP 
ALL OUTLETS, SWITCHES, WIRES, THERMOSTATS, ETC. TO 
THEIR SOURCE. 

10. CONTRACTOR SHALL BE RESPONSIBLE FOR 
PATCHING AND/OR REPAIRING ANY DAMAGE  CAUSED BY HIM 
OR HIS SUBCONTRACTORS TO EXISTING CONSTRUCTION IN 
ELEVATOR LOBBY, PUBLIC CORRIDORS, RESTROOMS OR 
TENANT SPACES. REFINISH TO MATCH EXISTING ADJACENT 
FINISH, OR AS NOTED HEREIN.  

11. NO EXISTING SMOKE DETECTOR, PUBLIC ADDRESS 
SPEAKER, FIRE ALARM BOX OR SIMILAR DEVICE, INCLUDING 
THE ASSOCIATED WIRING SHALL BE DAMAGED DURING 
DEMOLITION AND SUBSEQUENT CONSTRUCTION. 
RELOCATION OF SMOKE DETECTORS, PUBLIC ADDRESS  
SPEAKERS AND FIRE ALARM EQUIPMENT, NECESSITATED BY 
NEW CONSTRUCTION, SHALL BE ACCOMPLISHED AS A FIRST 
PRIORITY, AND PER THE PLANS. NO ACTIVE SMOKE 
DETECTOR SHALL BE COVERED OR OTHERWISE REMOVED 
OR USED FOR OTHER THAN IT'S INTENDED PURPOSE.

12. ALL EXISTING FLOOR MOUNTED OUTLETS, WHERE 
NOTED TO BE REMOVED OR RELOCATED, SHALL BE CAPPED 
OFF TO THE NEAREST JUNCTION BOX. FILL AND LEVEL FLOOR 
TO ACCEPT NEW FLOOR COVERING.

13. ALL EXISTING CEILING TILES TO REMAIN U.O.N.  ALL 
BROKEN, PARTIAL, STAINED, OR DAMAGED TILES SHALL BE 
REPLACED.

14. ALL EXISTING LIGHT FIXTURES SHALL BE CLEANED OF 
DUST, WRAPPED FOR PROTECTION  & STORED FOR RE-USE.

15. REMOVE TO SOURCE ALL PIPES, VENTS, APPLIANCES 
OR DRAINS NOT BEING RE-USED.

16. RE-USE OR RELOCATE ALL ABOVE CEILING 
DUCTWORK, DIFFUSERS, GRILLES,  SPRINKLER PIPES OR 
OTHER EQUIPMENT, AS REQUIRED FOR PROPER 
DISTRIBUTION WITH NEW LAYOUT.

17. REMOVAL OF ANY EQUIPMENT, CABLING SWITCHES, 
AND CONDUIT PERTAINING TO DATA/ COMMUNICATIONS AND 
TELEPHONE SHALL BE VERIFIED WITH TELEPHONE 
COMPANIES,  SERVICE OWNER OR TENANT 
DATA/COMMUNICATIONS REPRESENTATIVE AS REQUIRED TO 
PREVENT NEW CONSTRUCTION DELAYS. 

18. REMOVE ALL EXISTING IRREGULAR MATERIALS WHICH 
CAUSE RISES OR DEPRESSIONS  IN FLOORING SURFACE, 
SUCH AS FASTENERS, OUTLET CORES, COVER PLATES,  
RESILIENT FLOOR COVERINGS, CARPET, CARPET PAD, FLASH 
PATCH, CONCRETE FILL, PLYWOOD, ETC. 

19. CAREFULLY REMOVE ALL EXISTING WALL COVERING 
AT EXISTING PARTITIONS AND/OR   COLUMNS, AS NOTED.

20. DEMOLITION IS NOT NECESSARILY LIMITED TO WHAT 
IS SHOWN ON DRAWINGS. THE INTENT IS TO INDICATE THE 
GENERAL SCOPE OF DEMOLITION REQUIRED TO COMPLETE 
THE WORK IN ACCORDANCE WITH THE CONTRACT 
DRAWINGS. 

21. STAIRWAYS MUST REMAIN ACCESSIBLE AT ALL TIMES 
DURING DEMOLITION. 

22. RATED WALLS SHALL NOT BE PENETRATED UNLESS 
THE RATING IS MAINTAINED.

SAFETY NOTES:

1. THE CONTRACTOR SHALL SAFEGUARD THE OWNER'S 
PROPERTY DURING CONSTRUCTION AND SHALL REPLACE 
ANY DAMAGED PROPERTY OF THE OWNER TO ORIGINAL 
CONDITION OR BETTER. 

2. THE CONTRACTOR SHALL PROVIDE GUEST 
PROTECTION FROM ALL AREAS OF WORK. 

3. THE CONTRACTOR SHALL PROTECT ADJOINING 
AREAS FROM NOISE, DUST, DIRT FIRE HAZARDS, ETC. 

CONSTRUCTION NOTES:

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE 
ACCURACY OF MATCHING BUILDING LINES AND LEVELS 
BETWEEN NEW AND EXISTING CONSTRUCTION. THE 
CONTRACTOR SHALL COMPARE CAREFULLY THE LINES AND 
LEVELS SHOWN ON THE DRAWINGS WITH EXISTING LEVELS 
FOR THE LOCATION AND CONSTRUCTION OF THE W0RK AND 
SHALL NOTIFY THE ARCHITECT OF ANY DISCREPANCIES 
PRIOR TO PROCEEDING WITH THE WORK.

2. IT SHALL BE THE RESPONSIBILITY OF THE 
CONTRACTOR TO LOCATE ALL EXISTING UTILITIES WHETHER 
SHOWN HEREON OR NOT AND TO PROTECT THEM FROM 
DAMAGE. THE CONTRACTOR SHALL BEAR ALL EXPENSE OR 
REPAIR OR REPLACEMENT OF UTILITIES OR OTHER 
PROPERTY DAMAGED BY OPERATIONS IN CONJUNCTION 
WITH THE EXECUTION OF THE W0RK.

3. CONTRACTOR SHALL RELOCATE OR CAP OFF 
EXISTING UTILITY LINES AS REQUIRED. COORDINATE WITH 
ELECTRICAL AND PLUMBING DRAWINGS FOR FURTHER 
INFORMATION. 

4. EXISTING CONSTRUCTION WHICH IS TO REMAIN BUT 
IS DAMAGED DURING, CONSTRUCTION SHALL BE REPLACED 
OR REPAIRED TO ORIGINAL CONDITION OR BETTER. 

5. MATERIALS USED FOR NEW CONSTRUCTION, UNLESS 
SPECIFIED OR INDICATED OTHERWISE, SHALL MATCH 
EXISTING ADJACENT MATERIALS, CONSTRUCTION AND 
FINISHES. 

6. NO MATERIALS SHALL BE STORED ON PUBLIC 
PROPERTY UNLESS ENCROACHMENT PERMIT IS FIRST 
OBTAINED FROM THE CITY . 

7. THE GENERAL CONTRACTOR SHALL PROVIDE A 
DUMPSTER IN AN AREA DESIGNATED BY THE OWNER FOR 
THE PURPOSE OF COLLECTING TRASH AND SHALL PROVIDE 
FOR ITS REMOVAL FROM THE SITE TO A LEGAL DISPOSAL 
SITE. 

8. ALL HOLES IN CONCRETE SLABS LEFT AFTER 
REMOVAL OF PIPES, CONDUITS, ETC., ARE TO BE FILLED WITH 
POR-ROCK OR SOLID CONCRETE. REFER TO ANY DETAILS 
WITHIN DRAWING SET FOR FURTHER INFORMATION. 

9. THE GENERAL CONTRACTOR SHALL VERIFY SALVAGE 
REQUIREMENTS OF ALL FURNITURE, FIXTURES AND 
EQUIPMENT WITH THE OWNER TO DEMOLITION.

10. SURFACE CRACKS AND VOIDS SHALL BE TUCK 
POINTED OR PATCHED. 

11. ALL SURFACES TO BE FINISHED SHALL BE PREPARED 
IN ACCORDANCE WITH FINISH MANUFACTURERS 
RECOMMENDATIONS.

12. PROVIDE ALL NECESSARY BLOCKING, BACKING, 
SLEEVES, AND FRAMES FOR LIGHT FIXTURES, ELECTRICAL 
UNITS, A/C EQUIPMENT AND OTHER ITEMS REQUIRING SAME. 

13. PLEASE RECYCLE DEMOLITION & CONSTRUCTION 
WASTE. ASK ABOUT POSSIBLE DUMP SITES.

14. THE CONTRACTOR SHALL COMPLY W/ ALL 0.S.H.A. 
REQUIREMENTS. 

15. TEMPERED GLASS SHALL BE PERMANENTLY 
IDENTIFIED & VISIBLE WHEN THE UNIT IS GLAZED. 

16. PENETRATIONS OF FIRE-RATED FLOORS OR FLOOR-
CElLING ASSEMBLIES SHALL BE PROTECTED BY THROUGH-
PENETRATION FIRE STOPS HAVING AN "F" OR "T" RATING. A 
"T" RATING IS REQUIRED WHERE PENETRATIONS ARE NOT 
CONTAINED IN THE WALL AT THE POINT THEY PENETRATE 
THE FLOOR OR WHERE THEY ARE LARGER THAN A 4" (IOOmm) 
PIPE OR 16 SQ IN (IO32Omm SQ) IN AREA. UBC SEC 710.3 EX 5 

CODE NOTES:

1. ALL WORK AND MATERIALS SHALL COMPLY TO THE 
CURRENT ADOPTED EDITION OF THE CALIFORNIA BUILDING 
CODE, CALIFORNIA PLUMBING CODE, NATIONAL ELECTRIC 
CODE, CALIFORNIA MECHANICAL CODE, CALIFORNIA FIRE 
CODE AND ALL LOCAL CODES, REGULATIONS, LAWS & 
ORDINANCES GOVERNING CONSTRUCTION . SECURITY IN 
THIS JURISDICTION. 

2. METAL FABRICATION SHALL CONFORM TO C.B.C. AND 
STANDARDS OF A.S.T.M., A.I.S.C., A.W.S. AND S.S.P.C. THE 
CONTRACTOR SHALL COMPLY WITH ALL LOCAL AND STATE 
CODE REGULATIONS. 

3. DEPARTMENT OF INDUSTRIAL RELATIONS DIVISION OF 
INDUSTRIAL SAFETY (O.S.H.A.) REQUIREMENTS. 
CONTRACTOR SHALL PROVIDE OCCUPANCY SIGNAGE PER 
LOCAL BUILDING REQUIREMENTS AND/OR FIRE DEPARTMENT 
REQUIREMENTS. 

4. OCCUPANCY SIGNAGE SHALL BE PLACED PER LOCAL 
CODE & FIRE DEPARTMENT REQUIREMENTS AS APPLICABLE. 

5. ALL REQUIRED PERMITS MUST BE OBTAINED AND 
KEPT ON THE PREMISES AT ALL TIMES IN A LOCATION 
SPECIFIED BY THE CITY . 

GENERAL NOTES:

1. THE CONTRACTOR SHALL REPORT TO THE 
ARCHITECT ANY INCONSISTENCY , ERROR OR OMISSION HE 
MAY DISCOVER. THE CONTRACTOR SHALL BE RESPONSIBLE 
FOR CORRECTING ANY ERROR AFTER THE START OF 
CONSTRUCTION WHICH HAS NOT BEEN BROUGHT TO THE 
ATTENTION OF THE ARCHITECT. THE MEANS OF CORRECTING 
ANY ERROR, BEFORE OR AFTER THE START OF 
CONSTRUCTION, SHALL FIRST BE APPROVED BY THE 
ARCHITECT. 

2. STAMPED SETS OF APPROVED PLANS SHALL BE 
PROVIDED FOR ALL WORK. THE CONTRACTOR SHALL 
MAINTAIN IN, GOOD CONDITION, COMPLETE SETS OF 
STAMPED AND APPROVED PLANS WITH ALL REVISIONS, 
ADDENDA, AND CHANGE ORDERS ON THE PREMISES AT ALL 
TIMES. THEY ARE TO BE UNDER THE CARE OF THE GENERAL 
CONTRACTOR OR HIS SUPERINTENDENT IN A LOCATION 
SPECIFIED BY THE CITY. 

3. THE ARCHITECT WILL REVIEW ALL SHOP DRAWINGS 
AND SAMPLES FOR CONFORMANCE WITH DESIGN CONCEPT 
OF THE PROJECT. THE ARCHITECT'S REVIEW OF A SEPARATE 
ITEM SHALL NOT INDICATE APPROVAL OF AN ASSEMBLY IN 
WHICH THE ITEM FUNCTIONS. 

4. THE ARCHITECT MAKES NO GUARANTEE FOR 
PRODUCTS NAMED BY TRADE NAME OR MANUFACTURER. 

5. REFERENCES OF DRAWINGS IS FOR CONVENIENCE 
ONLY AND DOES NOT LIMIT APPLICATION OF ANY DRAWING 
OR DETAIL. 

6. DETAILS ARE INTENDED TO SHOW DESIGN INTENT. 
MINOR MODIFICATIONS MAY BE REQUIRED TO SUIT JOB 
DIMENSIONS OR CONDITIONS, AND SUCH MODIFICATIONS 
SHALL BE INCLUDED AS PART OF THE WORK. 

7. THE CONTRACTOR SHALL NOT BREAK SETS FOR 
TRADE BIDDING, ERRORS IN BIDDING AS A RESULT OF THIS 
PRACTICE ARE NOT THE RESPONSIBILITY OF THE OWNER OR 
THE ARCHITECT. 

8. THE CONTRACTOR SHALL REFER TO AND CROSS-
CHECK DETAILS, DIMENSIONS, NOTES, AND ALL 
REQUIREMENTS SHOWN ON THE ARCHITECTURAL DRAWINGS 
WITH THE EXISTING SITE CONDITIONS AND SPECIFICATIONS. 

9. PRIOR TO THE ISSUANCE OF A BUILDING PERMIT, THE 
FOLLOWING IS REQUIRED FROM THE AGENT OF THE OWNER, 
a) AN AUTHORIZATION LETTER FROM THE OWNER TO PULL 
PERMITS. THE FOLLOWING IS REQUIRED FROM THE 
CONTRACTOR AGENT:- b) CONTRACTOR SHALL BE 
RESPONSIBLE FOR OBTAINING AND FOLLOWING LANDLORD'S 
RULES AND REGULATIONS, INCLUDING BUT NOT LIMITED TO 
PROVIDING INSURANCE CERTIFICATES PER LANDLORD'S 
CRITERIA.  c) CERTIFICATE OF WORKERS COMPENSATION 
INSURANCE MADE OUT TO THE CONTRACTORS STATE 
LICENSE BOARD. d) COPY OF THE CITY BUSINESS TAX 
REGISTRATION CERTIFICATE OR NEWLY PAID RECEIPT FOR 
ONE. e) NOTARIZED LETTER OF AUTHORIZATION FOR AGENTS 
OF CONTRACTOR.

10. THE CONTRACTOR SHALL PROVIDE A LIST OF 
SUBCONTRACTORS TO THE OWNER FOR REVIEW PRIOR TO 
SIGNING THE OWNER / CONTRACTOR AGREEMENT.

LADBS GENERAL REQUIREMENTS:

1. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-
FOOT CLEAR AND UNOBSTRUCTED ACCESS TO ANY WATER 
OR POWER DISTRIBUTION FACILITIES (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. AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE 
INSTALLED ON THE FUEL GAS LINE ON THE DOWNSTREAM 
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).

3. PLUMBING FIXTURES ARE REQUIRED TO BE 
CONNECTED TO A SANITARY SEWER OR TO AN APPROVED 
SEWAGE DISPOSAL SYSTEM (R306.3).

4. 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).

5. 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).

6. PROVIDE ULTRA LOW FLUSH WATER CLOSETS FOR 
ALL NEW CONSTRUCTION. EXISTING SHOWER HEADS AND 
TOILETS MUST BE ADAPTED FOR LOW WATER 
CONSUMPTION.

7. 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)

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

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

10. AUTOMATIC GARAGE DOOR OPENERS, IF PROVIDED, 
SHALL BE LISTED IN ACCORDANCE WITH UL 325.

11. 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)

12. 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 R315.1. 
CARBON MONOXIDE ALARMS SHALL ONLY BE REQUIRED IN 
THE SPECIFIC DWELLING UNIT OR SLEEPING UNIT FOR WHICH 
THE PERMIT WAS OBTAINED. (R315.2)

13. 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)

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

LADBS ADDITIONAL NOTES:

GARAGE/CARPORTS

1. DOORS BETWEEN GARAGE AND THE DWELLING UNIT 
SHALL HAVE A MINIMUM FIRE PROTECTION RATING OF 20 
MINUTES AND SELF-CLOSING AND SELF-LATCHING DEVICES, 
OR SOLID WOOD OR SOLID OR HONEYCOMB CORE STEEL 
NOT LESS THAN 1 3/8 INCHES THICK.  (R302.5.1).

2. DUCT PENETRATING THE WALLS OR CEILINGS 
SEPARATING THE DWELLING FROM THE GARAGE SHALL BE 
CONSTRUCTED OF A MINIMUM NO. 26 GAGE SHEET STEEL OR 
OTHER APPROVED MATERIAL AND SHALL NOT HAVE OPENING 
INTO THE GARAGE (R302.5.2)

3. OTHER PENETRATIONS OF GARAGE/DWELLING 
CEILINGS AND WALL SHALL BE PROTECTED AS REQUIRED BY 
SECTION R302.11, ITEM 4 (R302.5.3)

FIRE PROTECTION

1. AND APPROVED SMOKE ALARM SHALL BE INSTALLED 
IN EACH SLEEPING ROOM AND HALLWAY OR AREA GIVING 
ACCESS TO A SLEEPING ROOM, AND ON EACH STOREY AND 
BASEMENT FOR DWELLINGS WITH MORE THAN ONE STOREY.  
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)

2. 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)

MEANS OF EGRESS

1. THE MEANS OF EGRESS SHALL PROVIDE A 
CONTINUOUS AND UNOBSTRUCTED PATH OF VERTICAL AND 
HORIZONTAL EGRESS TRAVEL FROM ALL PORTIONS OF THE 
DWELLING TO THE EXTERIOR OF THE DWELLING AT THE 
REQUIRED EGRESS DOOR WITHOUT REQUIRING TRAVEL 
THROUGH A GARAGE.  (R311.1)

2. ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL 
HAVE WALLS, UNDER-STAIR SURFACE AND ANY SOFFITS 
PROTECTED ON THE ENCLOSED SIDE WITH 1/2 INCH GYPSUM 
BOARD.  (R302.7)

3. ALL INTERIOR AND EXTERIOR STAIRWAYS SHALL BE 
ILLUMINATED.  (R303.7)

4. PROVIDE 42" HIGH GUARDS WITH MAXIMUM 4" CLEAR 
SPACING OPENING BETWEEN RAILS.  (R312)

5. FOR GLASS HANDRAILS AND GUARDS, THE PANELS 
AND THEIR SUPPORT SYSTEM SHALL BE DESIGNED TO 
WITHSTAND THE LOADS SPECIFIED IN CHAPTER 16 OF 2014 
LABC.  A SAFETY FACTOR OF FOUR SHALL BE USED.  THE 
MINIMUM NOMINAL THICKNESS OF THE GLASS SHALL BE 1/4 
INCH.  (2407)

INTERIOR ENVIRONMENT

1. HEATER SHALL BE CAPABLE OF MAINTAINING A 
MINIMUM ROOM TEMPERATURE OF 68 DEGREE FAHRENHEIT  
AT A POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM 
EXTERIOR WALLS IN ALL HABITABLE ROOMS AT THE DESIGN 
TEMPERATURE.  (R303.9)

BUILDING ENVELOPE

1. PROVIDE A CLASS A, B OR C FIRE-RETARDANT ROOF 
COVERING PER SECTION R902..1

2. GLAZING IN THE FOLLOWING SECTIONS 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. BLAZING 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 WALING SURFACE

F. GLAZING IN WALLS AND FENCES ADJACENT TO 
INDOOR AND OUTDOOR SWIMMING POOLS HOT TUBS AND 
SPAS WHERE THE BOTTOM EDGE OF THE GLAZING IS LESS 
THAN 60 INCHES ABOVE A WALKING SURFACE AND WITHIN 60 
INCHES, MEASURED HORIZONTALLY AN IN A STRAIGHT LINE, 
OF THE WATER'S EDGE.

   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 AN RAMPS.

H. GLAZING ADJACENT TO THE LANDING AT THE BOTTOM 
OF A STAIRWAY WHERE THE GLAZING IS LESS THAN 36 
INCHES ABOVE THE LANDING AND WITHIN 60 INCHES 
HORIZONTALLY OF THE BOTTOM TREAD.

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

4. 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).

5. PROTECTION OF WOOD AND WOOD BASED 
PRODUCTS FROM DECAY SHALL BE PROVIDED IN THE 
LOCATIONS SPECIFIED PER SECTION R317.1 BY THE USED 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.

6. PROVIDE ANTI GRAFFITI FINISH WITHIN THE FIRST 9 
FEET, MEASURED FROM GRADE, AT EXTERIOR WALLS AND 
DOORS.  EXCEPTION:  MAINTENANCE OF BUILDING AFFIDAVIT 
IS RECORDED BY THE OWNER TO COVENANT AND AGREE 
WITH THE CITY OF LOS ANGELES TO REMOVE ANY GRAFFITI 
WITHIN 7-DAYS OF THE GRAFFITI BEING APPLIED.  (6306)

SECURITY REQUIREMENTS

1. SCREENS, BARRICADES, OR FENCES MADE OF A 
MATERIAL WHICH WOULD PRECLUDE HUMAN CLIMBING 
SHALL BE PROVIDED AT EVERY PORTION OF EVERY ROOF, 
BALCONY, OR SIMILAR SURFACE WHICH IS WITHIN 8FT. OF 
THE UTILITY POLE OR SIMILAR STRUCTURES. (6707)

2. EVERY DOOR IN A SECURITY OPENING FOR AN 
APARTMENT HOUSE SHALL BE PROVIDED WITH A LIGHT BULB 
(60 WATT MIN.) AT A MAXIMUM HEIGHT OF 8 FEET ON THE 
EXTERIOR. (6708)

3. SLIDING GLASS DOORS PANELS SHALL BE CLOSED 
AND LOCKED WHEN SUBJECTED TO THE TESTS SPECIFIED IN 
SEC. 6717.1

4. METAL OR WOODEN OVERHEAD OR SLIDING DOORS 
SHALL BE SECURED WITH A CYLINDER LOCK, PADLOCK WITH 
A MIN. 9/32" DIAMETER HARDENED STEEL SHACKLE AND 
BOLTED, HARDENED STEEL HASPS, METAL SLIDE BOARD, 
BOLT OR EQUIVALENT DEVICE UNLESS SECURED 
ELECTRICALLY OPERATED. (6711)

5. PROVIDE METAL GUIDES AT TOP AND BOTTOM OF 
METAL ACCORDION GRATE OR GRILLE-TYPE DOORS AND 
CYLINDER LOCKS OR PADLOCKS. CYLINDER GUARDS SHALL 
BE INSTALLED ON ALL CYLINDER LOCKS WHENEVER THE 
CYLINDER PROJECTS BEYOND THE FACE OF THE DOOR OR IS 
OTHERWISE ACCESSIBLE TO GRIPPING TOOLS. (6712)

6. IN GROUP B, F, M, AND S OCCUPANCIES, PANES OF 
GLAZING WITH AT LEAST ONE DIMENSION GREATER THAN 5 
IN. BUT LESS THAN 48 IN, SHALL BE CONSTRUCTED OF 
TEMPERED OR APPROVED BURGLARY-RESISTANT MATERIAL 
OR PROTECTED WITH METAL BARS OR GRILLES (6714)

7. GLAZED OPENINGS WITHIN 40" OF THE REQUIRED 
LOCKING DEVICE OF THE DOOR, WHEN THE DOOR IS IN THE 
CLOSED AND LOCKED POSITION AND WHEN THE DOOR IS 
OPENABLE FROM THE INSIDE WITHOUT USE OF KEY, SHALL 
BE FULLY TEMPERED GLASS PER SECTION 2406, OR 
APPROVED BURGLARY RESISTANT MATERIAL, OR SHALL BE 
PROTECTED BY METAL BARS, SCREENS OR GRILLS HAVING A 
MAXIMUM OPENING OF 2". THE PROVISIONS OF THIS SECTION 
SHALL NOT APPLY TO SLIDE GLASS DOORS WHICH CONFORM 
TO THE PROVISIONS OF SECTION 6710 OR TO VIEW PORTS 
OR WINDOWS WHICH DO NOT EXCEED 2" IN THER GREATEST 
DIMENSIONS. (6715.3)

8. LOUVERED WINDOWS SHALL BE PROTECTED BY 
METAL BARS OR GRILLS WITH OPENINGS THAT HAVE AT 
LEAST ONE DIMENSION OF 6" OR LESS, WHICH ARE 
CONSTRUCTED TO PRECLUDE HUMAN ENTRY.

9. OTHER OPERABLE WINDOWS SHALL BE PROVIDED 
WITH SUBSTANTIAL LOCKING DEVICES. IN GROUP B, F, M AND 
S OCCUPANCIES, SUCH DEVICES SHALL BE GLIDE BARS, 
BOLTS, CROSS-BARS, AND/OR PADLOCKS WITH MINIMUM 9/32" 
HARDENED STEEL SHACKLES AND BOLTED, HARDENED 
STEEL HASPS. (6715.2)

10. SLIDING WINDOWS SHALL BE PROVIDED WITH 
LOCKING DEVICES. A DEVICE SHALL BE INSTALLED IN THE 
UPPER CHANNEL OF THE MOVING PANEL TO PROHIBIT 
RAISING AND REMOVING OF THE MOVING PANEL IN THE 
CLOSED OR PARTIALLY OPEN POSITION. 6715.1

11. SLIDING GLASS WINDOWS SASH SHALL BE CLOSED 
AND LOCKED WHEN SUBJECTED TO THE TESTS SPECIFIED IN 
SEC. 6717.2

12. ANY RELEASE FOR METAL BARS, GRILLS, GRATES OR 
SIMILAR DEVICES CONSTRUCTED TO PRCLUDE HUMAN 
ENTRY THAT ARE INSTALLED SHALL BE LOCATED ON THE 
INSIDE OF THE ADJACENT ROOM AND AT LEAST 24 INCHES 
FROM THE CLOSEST OPENING THROUGH SUCH METAL BARS, 
GRILLS, GRATES OR SIMILAR DEVICES THAT EXCEEDS TWO 
INCHES IN ANY DIMENSION.

13. ALL OTHER OPENINGSMUST BE PROTECTED BY 
METAL BARS OR GRILLES WITH OPENINGS OF NOT LESS 
THAN 6 INCHES IN ONE DIMENSION.

SOUND TRANSMISSION NOTES:

1. IN GROUP R OCCUPANCIES, WALL AND FLOOR-CEILING 
ASSEMBLIES SEPARATING DWELLING UNITS OR GUEST 
ROOMS FROM EACH OTHER AND FROM PUBLIC SPACE SUCH 
AS INTERIOR CORRIDORS AND SERVICE AREAS SHALL 
PROVIDE AIRBORNE SOUND INSULATION FOR WALLS, AND 
BOTH AIRBORNE AND IMPACT SOUND INSULATION FOR 
FLOOR-CEILING ASSEMBLIES. ALL SUCH SEPARATING WALLS 
AND FLOOR-CEILING ASSEMBLIES SHALL PROVIDE AN 
AIRBORNE SOUND INSULATION EQUAL TO THAT REQUIRED TO 
MEET A SOUND TRANSMISSION CLASS (STC) OF 50 (Dn OF 45 
IF FIELD TESTED). ALL SEPARATING FLOOR-CEILING SHALL 
PROVIDE IMPACT SOUND INSULATION EQUAL TO THAT 
REQUIRED TO MEET AN IMPACT INSULATION CLASS (IIC) OF 50 
(FIIC OF 45 IF FIELD TESTED). (1207.6.1, 1207.7, 1207.8)

EXCEPTION: IMPACT SOUND INSULATION IS NOT REQUIRED 
FOR FLOOR-CEILINGASSEMBLIES OVER NON HABITABLE 
ROOMS OR SPACES NOT DESIGNED TO BE OCCUPIED, SUCH 
AS GARAGES, MECHANICAL ROOMS OR STORAGE AREAS. 

A. IDENTIFY ALL SOUND RATED PARTITIONS ON THE 
FLOOR PLANS.

B. PROVIDE CONSTRUCTION DETAILS FOR 
SOUNDRATED WALL ASSEMBLIES.

C. PROVIDE CONSTRUCTION DETAILS FOR SOUND 
RATED FLOOR-CEILING ASSEMBLIES.

D. ALL RIGID CONDUITS, DUCTS, PLUMBING PIPES, 
AND APPLIANCE VENTS LOCATED IN SOUND ASSEMBLIES 
SHALL BE ISOLATED FROM THE BUILDING CONSTRUCTION BY 
MEANS OF RESILIENT SLEEVES, MOUNTS, OR A MINIMUM 1/4" 
THICK APPROVED RESILIENT MATERIAL. VENTS LOCATED IN 
SOUND ASSEMBLIES SHALL BE ISOLATED FROM THE 
BUILDING CONSTRUCTION BY MEANS OF RESILIENT SLEEVES, 
MOUNTS, OR A MINIMUM 1/4" THICK APPROVED RESILIENT 
MATERIAL.

E. AN APPROVED PERMANENT, AND RESILIENT 
ACOUSTICAL SEALANT SHALL SHALL BE PROVIDED ALONG 
THE JOINT BETWEEN THE FLOOR AND THE SEPARATION 
WALLS. FLOOR-CEILING ASSEMBLIES SHALL BE SEALED, 
LINED OR INSULATED WITH ______________________________.

F. CARPETS OR SIMILAR SURFACE MATERIAL WHICH 
ARE PART OF THE FLOOR-CEILING ASSEMBLY MUST BE 
INSTALLED AND INSPECTED BEFORE THE CERTIFICATE OF 
OCCUPANCY IS ISSUED AND MAY BE REPLACED ONLY BY 
OTHER FLOOR COVERING THAT PROVIDES THE REQUIRED 
IMPACT SOUND INSULATION. (1207.8)

G. METAL VENTILATING AND CONDITIONED AIR DUCTS 
LOCATED IN SOUND ASSEMBLIES SHALL BE LINED. 
(EXCEPTION: DUCTS SERVING ONLY EXIT WAYS, KITCHEN 
COOKING FACILITIES, AND BATHROOMS NEED NOT BE LINED).

H. MINERAL FIBER INSULATION SHALL BE INSTALLED 
IN JOIST SPACES WHENEVER A PLUMBING PIPING, OR DUCT 
PENETRATES A FLOOR-CEILING ASSEMBLY OR WHERE SUCH 
UNIT PASSES THROUGH THE PLANE OF THE FLOOR-CEILING 
ASSEMBLY FROM WITHIN A WALL. THE INSULATION SHALL BE 
INSTALLED TO A POINT 12" BEYOND THE PIPE OR DUCT. THE 
REQUIREMENT IS NOT APPLICABLE TO FIRE SPRINKLER PIPE, 
GAS LINE OR ELECTRICAL CONDUIT.

I. ELECTRICAL OUTLET BOXES IN OPPOSITE FACES OF 
SEPARATION WALLS SHALL BE SEPARATED HORIZONTALLY 
BY 24" AND NOTE THAT BACK AND SIDES OF BOXES WILL BE 
SEALED WITH 1/8" RESILIENT SEALANT AND BACKED BY A 
MINIMUM OF 2" THICK MINERAL FIBER INSULATION. (TV, 
TELEPHONE AND INTERCOM OUTLETS MUST BE INSTALLED IN 
BOXES ACCORDINGLY.)

J. THE ENTRANCE DOORS TO RESIDENTIAL UNITS 
FROM INTERIOR CORRIDORS ARE REQUIRED TO HAVE A 
MINIMUM STC RATING OF 26. (LAMINATED 1 3/8" SOLID-CORE 
DOORS WITH RESILIENT STOPS AND GASKETS OR 18 GAUGE 
INSULATED STEEL SLAB DOORS WITH COMPRESSION SEALS 
ALL AROUND, INCLUDING THRESHOLDS WILL MEET THIS 
REQUIREMENT).

K. WALL MOUNTED LAVATORIES AND TOILETS ARE 
NOT PERMITTED IN SOUND RATED PARTITIONS.

L. ELECTRICAL PANELS ARE NOT PERMITTED IN 
SOUND RATED PARTITIONS.

2. THE BUILDING IS LOCATED WHERE THE ANNUAL 
LDN OR CNEL EXCEEDS 60 DB. PROVIDE ACOUSTICAL 
ANALYSIS SHOWING THAT THE PROPOSED DESIGN WILL 
ACHIEVE PRESCRIBED ALLOWABLE INTERIOR LEVEL, OR 
SHOW COMPLIANCE WITH PRESCRIPTIVE BUILDING 
STANDARDS OF P/BC 2017-074. (1207.11.3, 1207.11.1)

ST OCCUPANCY GARAGE SHALL COMPLY WITH THE 

FOLLOWING:

1. CONCRETE OR SIMILAR NON-COMBUSTIBLE AND NON-
ABSORBENT FLOOR, OR ASPHALT SURFACE AT GROUND 
LEVEL ONLY. 
2. SLOPED FLOOR TO FACILITATE THE MOVEMENT OF 
LIQUIDS TO DRAIN OR TOWARD THE MAIN VEHICLE ENTRY 
DOORWAY.
3. FLOOR SYSTEM DESIGNED FOR UNIFOR OR 
CONCENTRATED LOADS PER TABLE 1607.1
4. MINIMUM HEADROOM OF 7FT
5. VEHICLE BARRIERS NOT LESS THAN 2'-9" HIGH 
PLACED AT THE END OF DRIVE LANES, AND AT THE END OF 
PARKING SPACES WHERE THE DIFFERENCE IN ADJACENT 
FLOOR ELEVATION IS GREATER THAN 1 FOOT.
6. VEHICLE BARRIERS DESIGNED IN ACCORDANCE WITH 
SECXTION 1607.8.3

11. ALL TRADES SHALL DO THEIR OWN CUTTING, FITTING, 
PATCHING, ETC., TO MAKE THE SEVERAL PIECES COME 
TOGETHER PROPERLY AND FIT OR BE RECEIVED BY WORK 
OF OTHER TRADES.

12. THE CONTRACTOR SHALL BE RESPONSIBLE TO 
PROVIDE TEMPORARY BRACING OR SHORING AS REQUIRED 
OR PORTION THEREOF DURING CONSTRUCTION.

13. THE CONTRACTOR SHALL PROVIDE TEMPORARY 
WATER, POWER, AND TOILET FACILITIES AS REQUIRED AND 
SHALL INSTALL THEM IN ACCORDANCE TO LOCAL CODES. 
CONTRACTOR MAY USE OWNERS FACILITIES UPON WRITTEN 
AUTHORIZATION FROM OWNER'S REPRESENTATIVE.

14. THE GENERAL CONTRACTOR AND HIS ASSOCIATES, 
SUBCONTRACTORS, ETC., MUST MAINTAIN THE SPACE, 
ACCESS AREAS, ETC., CLEAN AT ALL TIMES AND SWEEP, 
DUST, CLEAN, ETC., EVERY DAY AT THE END OF WORKING 
HOURS.

15. IT S THE RESPONSIBILITY OF THE GENERAL 
CONTRACTOR TO DELIVER THE JOB COMPLETELY CLEAN.

16. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE 
FOR, ND SHALL REPLACE OR REMEDY ANY FAULTY, 
IMPROPER OR INFERIOR MATERIALS OR WORKMANSHIP OR 
ANY DAMAGE WHICH SHALL APPEAR WITHIN ONE (1) YEAR 
AFTER THE COMPLETION AND ACCEPTANCE OF THE WORK 
UNDER THIS CONTRACT.

17. ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, 
CONDUITS, OR OTHER OPENINGS IN THE BUILDING’S 
ENVELOPE AT EXTERIOR WALLS SHALL BE PROTECTED 
AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH 
OPENINGS WITH CEMENT MORTAR, CONCRETE MASONRY, 
OR METAL PLATES. PIPING PRONE TO CORROSION SHALL BE 
PROTECTED IN ACCORDANCE WITH SECTION 313.0 OF THE 
LOS ANGELES PLUMBING CODE. (4.406.1, 9.406.1)

18. MATERIALS DELIVERED TO THE CONSTRUCTION SITE 
SHALL BE PROTECTED FROM RAIN OR OTHER SOURCES OF 
MOISTURE. (4.407.4, 9.407.4)

19. ONLY A CITY OF LOS ANGELES CERTIFIED HAULER 
WILL BE USED FOR HAULING OF CONSTRUCTION WASTE. 
(4.408.1, 9.408.1)

20. FOR ALL NEW EQUIPMENT, AN OPERATION AND 
MAINTENANCE MANUAL INCLUDING, AT A MINIMUM, THE 
ITEMS LISTED IN SECTION 4.410.1, SHALL BE COMPLETED AND 
PLACED IN THE BUILDING AT THE TIME OF FINAL INSPECTION. 
(4.410.1, 9.410.1)
21. ALL NEW GAS FIREPLACES MUST BE DIRECT-VENT, 
SEALED COMBUSTION TYPE. WOOD BURNING FIREPLACES 
ARE PROHIBITED PER AQMD RULE 445. (4.503.1, 9.503.1, AQMD 
RULE 445)

22. ALL DUCT AND OTHER RELATED AIR DISTRIBUTION 
COMPONENT OPENINGS SHALL BE COVERED WITH TAPE, 
PLASTIC, OR SHEET METAL UNTIL THE FINAL STARTUP OF THE 
HEATING, COOLING AND VENTILATING EQUIPMENT. (4.504.1, 
9.504.1)
23. THE VOC CONTENT VERIFICATION CHECKLIST, FORM 
GRN 2, SHALL BE COMPLETED AND VERIFIED PRIOR TO FINAL 
INSPECTION APPROVAL. THE MANUFACTURER’S 
SPECIFICATIONS SHOWING VOC CONTENT FOR ALL 
APPLICABLE PRODUCTS SHALL BE READILY AVAILABLE AT 
THE JOBSITE AND BE PROVIDED TO THE FIELD INSPECTOR 
FOR VERIFICATION. (4.504.2.4, 9.504.2.4)

15. ARCHITECTURAL PAINTS AND COATINGS, ADHESIVES, 
CAULKS AND SEALANTS SHALL COMPLY WITH THE VOLATILE 
ORGANIC COMPOUND (VOC) LIMITS. (4.504.2, 9.504.2)

16. ALL NEW CARPET INSTALLED IN THE BUILDING 
INTERIOR SHALL MEET THE TESTING AND PRODUCT 
REQUIREMENTS OF ONE OF THE FOLLOWING:

A. CARPET AND RUG INSTITUTE’S GREEN LABEL PLUS 
PROGRAM

B. CALIFORNIA DEPARTMENT OF PUBLIC HEALTH’S 
SPECIFICATION 01350

C. NSF/ANSI 140 AT THE GOLD LEVEL
D. SCIENTIFIC CERTIFICATIONS SYSTEMS INDOOR 

ADVANTAGE™ GOLD (4.504.3, 9.504.3)

17. ALL NEW CARPET CUSHION INSTALLED IN THE 
BUILDING INTERIOR SHALL MEET THE REQUIREMENTS OF THE 
CARPET AND RUG INSTITUTE GREEN LABEL PROGRAM. 
(4.504.3.1, 9.504.3.1)

18. 50% OF THE TOTAL AREA RECEIVING RESILIENT 
FLOORING SHALL COMPLY WITH ONE OR MORE OF THE 
FOLLOWING:

A.  VOC EMISSION LIMITS DEFINED IN THE CHPS HIGH 
PERFORMANCE PRODUCTS DATABASE

B.  PRODUCTS COMPLIANT WITH THE CHPS CRITERIA 
CERTIFIED UNDER THE GREENGUARD CHILDREN & SCHOOLS 
PROGRAM

C.  CERTIFICATION UNDER THE RESILIENT FLOOR 
COVERING INSTITUTE (RFCI) FLOORSCORE PROGRAM

D.  MEET THE CALIFORNIA DEPARTMENT OF PUBLIC 
HEALTH’S SPECIFICATION 01350 (CALGREEN 4.504.4, 9.504.4)

19. NEW HARDWOOD PLYWOOD, PARTICLE BOARD, AND 
MEDIUM DENSITY FIBERBOARD COMPOSITE WOOD 
PRODUCTS USED IN THE INTERIOR OR EXTERIOR OF THE 
BUILDING SHALL MEET THE FORMALDEHYDE LIMITS LISTED IN 
TABLE 4.504.5/TABLE 9.504.5. (4.504.5, 9.504.5)

20. THE FORMALDEHYDE EMISSIONS VERIFICATION 
CHECKLIST, FORM GRN 3, SHALL BE COMPLETED PRIOR TO 
FINAL INSPECTION APPROVAL. THE MANUFACTURER’S 
SPECIFICATIONS SHOW ING FORMALDEHYDE CONTENT FOR 
ALL APPLICABLE WOOD PRODUCTS SHALL BE READILY 
AVAILABLE AT THE JOB SITE AND BE PROVIDED TO THE FIELD 
INSPECTOR FOR VERIFICATION.(4.504.5.1, 9.504.5.1)

21. A 4-INCH THICK BASE OF ½ INCH OR LARGER CLEAN 
AGGREGATE SHALL BE PROVIDED FOR PROPOSED SLAB ON 
GRADE CONSTRUCTION.(4.505.2.1, 9.505.2.1)

22. A VAPOR BARRIER SHALL BE PROVIDED IN DIRECT 
CONTACT WITH CONCRETE FOR PROPOSED SLAB ON GRADE 
CONSTRUCTION. (4.505.2.1, 9.505.2.1)

23. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER 
DAMAGE SHALL NOT BE INSTALLED. WALL AND FLOOR 
FRAMING SHALL NOT BE ENCLOSED UNTIL IT IS INSPECTED 
AND FOUND TO BE SATISFACTORY BY THE BUILDING 
INSPECTOR. (4.505.3, 9.505.3)

24. NEWLY INSTALLED BATHROOM EXHAUST FANS SHALL 
BE ENERGY STAR COMPLIANT AND BE DUCTED TO 
TERMINATE TO THE OUTSIDE OF THE BUILDING. PROVIDE THE 
MANUFACTURER’S CUT SHEET FOR VERIFICATION.(4.506.1, 
9.506.1)

25. NEWLY INSTALLED BATHROOM EXHAUST FANS, NOT 
FUNCTIONING AS A COMPONENT OF A WHOLE HOUSE 
VENTILATION SYSTEM, MUST BE CONTROLLED BY A 
HUMIDISTAT WHICH SHALL BE READILY ACCESSIBLE. (4.506.1, 
9.506.1)

26. NEW WHOLE HOUSE EXHAUST FANS SHALL HAVE 
COVERS OR LOUVERS WHICH CLOSE WHEN THE FAN IS OFF 
AND THAT ARE INSULATED WITH A MINIMUM INSULATION 
VALUE OF R-4.2. (4.507.1, 9.507.1)

27. THE HEATING AND AIR-CONDITIONING SYSTEMS 
SHALL BE SIZED AND DESIGNED USING ANSI/ACCA MANUAL 
J-2004, ANSI/ACCA 29-D-2009 OR ASHRAE HANDBOOKS AND 
HAVE THEIR EQUIPMENT SELECTED IN ACCORDANCE WITH 
ANSI/ACCA 36-S MANUAL S-2004. (CALGREEN 4.507.2, 9.507.2)

FIRE SAFETY NOTES:

1. THE GENERAL CONTRACTOR SHALL PROVIDE A 
PORTABLE FIRE EXTINGUISHER WITH A RATING OF NOT LESS 
THAN 2A WITHIN A 75-FOOT TRAVEL DISTANCE. 

2. THE GENERAL CONTRACTOR SHALL PROVIDE ANY 
ADDITIONAL FIRE EXTINGUISHERS AS REQUIRED BY THE 
LOCAL FIRE DEPARTMENT FIELD INSPECTOR. 

3. THE GENERAL CONTRACTOR SHALL PROVIDE PLANS 
FOR REVISION OF THE FIXED FIRE PROTECTION EQUIPMENT 
AND SHALL SUBMIT THEM TO THE LOCAL JURISDICTION AS 
REQUIRED AND TO THE ARCHITECT FOR APPROVAL PRIOR TO 
INSTALLATION. 

4. THE SPRINKLER CONTRACTOR SHALL BE 
RESPONSIBLE FOR ALL DRAWNGS AND SPECIFICATIONS FOR 
REVISION TO FIXED FIRE PROTECTION EQUIPMENT AND 
SUBMITTAL OF PLANS TO THE FIRE MARSHALL AS REQUIRED 
FOR APPROVAL PRIOR TO INSTALLATION.

STORM WATER POLLUTION CONTROL: 

1. ERODED SEDIMENTS AND POLLUTANTS SHALL BE 
RETAINED ON SITE AND SHALL NOT BE TRANSPORTED FROM 
THE SITE VIA SHEET FLOW, SWALES, AREA DRAINS, NATURAL 
DRAINAGE OR WIND.

2. STOCKPILES OF EARTH AND OTHER CONSTRUCTION-
RELATED MATERIALS SHALL BE COVERED AND/OR 
PROTECTED FROM BEING TRANSPORTED FROM THE SITE BY 
WIND OR WATER.

3. FUELS, OILS, SOLVENTS AND OTHER TOXIC 
MATERIALS MUST BE STORED IN ACCORDANCE WITH THEIR 
LISTING AND SHALL NOT CONTAMINATE THE SOIL NOR THE 
SURFACE WATERS. ALL APPROVED TOXIC STORAGE 
CONTAINERS ARE TO BE PROTECTED FROM THE WEATHER. 
SPILLS MUST BE CLEANED UP IMMEDIATELY AND DISPOSED 
OF PROPERLY AND SHALL NOT BE WASHED INTO THE 
DRAINAGE SYSTEM.

4. NON-STORM WATER RUNOFF FROM EQUIPMENT AND 
VEHICLE WASHING AND ANY OTHER ACTIVITY SHALL BE 
CONTAINED ON THE PROJECT SITE.

5. EXCESS OR WASTE CONCRETE MAY NOT BE WASHED 
INTO THE PUBLIC WAY OR ANY DRAINAGE SYSTEM. 
PROVISIONS SHALL BE MADE TO RETAIN CONCRETE WASTE 
ON-SITE UNTIL IT CAN BE APPROPRIATELY DISPOSED OF OR 
RECYCLED.

6. TRASH AND CONSTRUCTION –RELATED SOLID 
WASTES MUST BE DEPOSITED INTO A COVERED RECEPTACLE 
TO PREVENT CONTAMINATION OF STORM WATER AND 
DISPERSAL BY WIND.

7. SEDIMENTS AND OTHER MATERIALS SHALL NOT BE 
TRACKED FROM THE SITE BY VEHICLE TRAFFIC. THE 
CONSTRUCTION ENTRANCE ROADWAYS MUST BE STABILIZED 
SO AS TO INHIBIT SEDIMENTS FROM BEING DEPOSITED INTO 
THE STREET/PUBLIC WAYS. ACCIDENTAL DEPOSITIONS MUST 
BE SWEPT UP IMMEDIATELY AND MAY NOT BE WASHED 
DOWN BY RAIN OR BY ANY OTHER MEANS.

8. RETENTION BASINS OF SUFFICIENT SIZE SHALL BE 
PROVIDED TO RETAIN STORM WATER RUNOFF ON-SITE AND 
SHALL BE PROPERLY LOCATED TO COLLECT ALL TRIBUTARY 
SITE RUNOFF.

9. WHERE RETENTION OF STORM WATER RUNOFF ON-
SITE IS NOT FEASIBLE DUE TO SITE CONSTRAINTS, RUNOFF 
MAY BE CONVEYED TO THE STREET AND THE STORM DRAIN 
SYSTEM PROVIDED THAT AN APPROVED FILTERING SYSTEM 
IS INSTALLED AND MAINTAINED ON-SITE DURING THE 
CONSTRUCTION DURATION.

GREEN BUILDING CODE PLAN CHECK NOTES:

1. FOR NEW DWELLINGS AND TOWNHOUSES, PROVIDE ONE 
208/240 V 40AMP, GROUNDED AC OUTLETS OR PANEL 
CAPACITY AND CONDUIT FOR THE FUTURE INSTALLATION OF 
A 208/240V 40AMP, GROUNDED AC OUTLET. (4.106.6)

2. FOR ADDITIONS RESULTING IN OVER 2,000 SQUARE FEET 
OF NEW ROOF AREA, A CONDUIT TERMINATION SHALL BE 
PROVIDED ADJACENT TO AN UNOBSTRUCTED AND 
CONTIGUOUS AREA OF AT LEAST 250 SQUARE FEET THAT 
HAS BEEN DESIGNATED AS SUITABLE FOR THE FOR THE 
FUTURE INSTALLATION OF A SOLAR ENERGY SYSTEM. THE 
CONDUIT SHALL BE LABELED AS PER THE LOS ANGELES FIRE 
DEPARTMENT REQUIREMENTS. (9.211.4)

3. EACH APPLIANCE PROVIDED AND INSTALLED MEETS 
ENERGY STAR IF AN ENERGY STAR DESIGNATION IS 
APPLICABLE FOR THAT APPLIANCE. (4.210.1, 9.210.1)

4. THE FLOW RATES FOR ALL PLUMBING FIXTURES SHALL 
COMPLY WITH THE MAXIMUM FLOW RATES IN TABLE 4.303.2/ 
TABLE 9.403.2. (4.303.1, 9.303.1)

5. WHEN A SHOWER IS SERVED BY MORE THAN ONE 
SHOWERHEAD, THE COMBINED FLOW RATE OF ALL THE 
SHOWERHEADS CONTROLLED BY A SINGLE VALVE SHALL 
NOT EXCEED THE FLOW RATES SPECIFIED IN THE MAXIMUM 
ALLOWABLE FLOW RATE COLUMN CONTAINED IN TABLE 
4.303.2 OR THE SHOWER SHALL BE DESIGNED TO ONLY 
ALLOW ONE SHOWERHEAD TO BE IN OPERATION AT A TIME. 
(CALGREEN 4.303.2, 9.303.2)

6. INSTALLED AUTOMATIC IRRIGATION SYSTEM 
CONTROLLERS SHALL BE WEATHER- OR SOIL-BASED 
CONTROLLERS. (4.304.1, 9.304.1)

7. FOR PROJECTS THAT INCLUDE LANDSCAPE WORK, THE 
LANDSCAPE CERTIFICATION, FORM GRN 12, SHALL BE 
COMPLETED PRIOR TO FINAL INSPECTION APPROVAL. (STATE 
ASSEMBLY BILL NO. 1881)

8. A COPY OF THE CONSTRUCTION DOCUMENTS OR A 
COMPARABLE DOCUMENT INDICATING THE INFORMATION 
FROM ENERGY CODE SECTIONS 110.10(b) THROUGH 110.10(c) 
SHALL BE PROVIDED TO THE OCCUPANT

9. LOCKS SHALL BE INSTALLED ON ALL PUBLICLY ACCESIBLE 
EXTERIOR FAUCETS

10. FOR ONE- AND TWO-FAMILY DWELLINGS, ANY 
PERMANENTLY INSTALLED OUTDOOR IN-GROUND SWIMMING 
POOL OR SPA SHALL BE EQUIPPED WITH A COVER HAVING 
AND MANUAL OR POWER-OPERATED REEL SYSTEM. FOR 
IRREGULAR-SHAPED POOLS WHERE IT IS INFEASIBLE TO 
COVER 100% OF THE POOL DUE TO ITS IRREGULAR SHAPE, A 
MINIMUM OF 80% OF THE POOL SHALL BE COVERED

11. I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE 
WATER EFFICIENT LANDSCAPE ORDINANCE AND SUBMIT A 
COMPLETE LANDSCAPE DOCUMENTATION PACKAGE.

SIGN: ____________________________  DATE: ____________

12. RECIRCULATING WATER SYSTEMS SHALL BE USED FOR 
WATER FEATURES.

13. A MINIMUM 3" LAYER OF MULCH SHALL BE APPLIED ON ALL 
EXPOSED SOIL SURFACES OF PLANTING AREAS EXCEPT 
TURF AREAS, CREEPING OR ROOTING GROUNDCOVERS, OR 
DIRECT SEEDING APPLICATIONS WHERE MULCH IS 
CONTRAINDICATED.

14. FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 
6" OF SOIL, COMPOST AT A RATE OF A MINIMUM OF FOUR 
CUBIC YARDS PER 1,000 S.F. OF PERMEABLE AREA SHALL BE 
INCORPORATED TO A DEPTH OF SIX INCHES INTO THE SOIL. 

15. PRESSURE REGULATING DEVICES ARE REQUIRED IF 
WATER PRESSURE IS BELOW OR EXCEEDS THE 
RECOMMENDED PRESSURE OF THE SPECIFIC IRRIGATION 
DEVICES.

16. CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED 
ON ALL SPRINKLER HEADS WHERE LOW POINT DRAINAGE 
COULD OCCUR.

17. A DIAGRAM OF THE IRRIGATION PLAN SHOWING 
HYDROZONES SHALL BE KEPT WITH THE IRRIGATION 
CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES.

18. A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT 
AND CERTIFIED BY EITHER THE SIGNER OF THE LANDSCAPE 
PLANS, THE SIGNER OF THE IRRIGATION PLANS, OR THE 
LICENSED LANDSCAPE CONTRACTOR FOR THE PROJECT.

19. AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT 
THE TIME OF FINAL INSPECTION.
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OPEN SPACE &
FAR BUILDABLE

AREA

OPEN SPACE PROVIDED VS. REQUIRED
PROVIDED

OPEN SPACE BREAKDOWN:

COMMON OPEN SPACE: 1,415 S.F.

USABLE PRIVATE OPEN SPACE
TOWARDS CALCULATION
BASED ON ZONING CODE 12.21 G: 200 S.F.

TOTAL PROVIDED OPEN SPACE:               1,615 S.F.

(3) UNITS WITH 1 BEDROOMS: 100 SF X 3 = 300 SF
(1) UNITS WITH 2 BEDROOMS: 125 SF X 1 = 125 SF
(4) UNITS WITH 3 BEDROOMS: 175 SF X 4 = 700 SF

TOTAL REQUIRED OPEN SPACE: 1,125 S.F.

REQUIRED

NN

NN

1/8" = 1'-0" 11ST FLOOR - OPEN SPACE

1/8" = 1'-0" 22ND FLOOR - OPEN SPACE

1/8" = 1'-0" 33RD FLOOR - OPEN SPACE

1/8" = 1'-0" 44TH FLOOR - OPEN SPACE

1/8" = 1'-0" 5ROOF PLAN - OPEN SPACE

N

1/16" = 1'-0" 6BUILDABLE AREA ALLOWED
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ZONING CODE SF

ZONING CODE SF

NN

NN

1/8" = 1'-0" 11ST FLOOR - ZONING CODE SF

1/8" = 1'-0" 22ND FLOOR - ZONING CODE SF

1/8" = 1'-0" 33RD FLOOR - ZONING CODE SF

1/8" = 1'-0" 44TH FLOOR - ZONING CODE SF

1/8" = 1'-0" 5ROOF PLAN - ZONING CODE SF

N

1A

DWELLING UNIT #

1B

1C

2A

3A

3B

# OF BEDROOMS

1 BED / 1 BATH

1 BED / 1 BATH

1 BED / 1 BATH

2 BED / 2.5 BATH

3 BED / 3.5 BATH

3 BED / 3.5 BATH

DWELLING UNIT S.F.

485 S.F.

488 S.F.

515 S.F.

1,833 S.F.

2,025 S.F.

4A

4B

3 BED / 3.5 BATH

3 BED / 3.5 BATH

TOTAL = 11,421 S.F.

2,025 S.F.

2,025 S.F.

2,025 S.F.

RESIDENTIAL

FLOOR ROOM AREA

1 ST LOBBY 307 S.F.

STAIR A-1 130 S.F.

STAIR A-2 130 S.F.

GARAGE 2,433 S.F.

3 RD COMMON HALLWAY 175 S.F.

1 ST

1 ST

1 ST

4 TH COMMON HALLWAY 175 S.F.

BIKE STORAGE1 ST 155 S.F.

TOTAL = 727 S.F.

BUILDING MATRIX

NOT COUNTED TOWARDS ZONING CODE SF

1 ST RECYCLING / TRASH 70 S.F.

HATCH KEY
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W D
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B
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WD

D
B
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E

N
D

W

W D WD

D
B

L
O

V
E

N
D

W

D
B

L
O

V
E

N
D

W

UNIT 1A
485 SF

UNIT 1B
488 SF

UNIT 1C
515 SF

LOBBY 1
310 SF

PARKING AREA
2,433

BIKE STORAGE

FIRE STAIRS
65 SF

BIKE
STORAGE

172 SF

FIRE STAIRS
130 SF

COVERED AREA
142 SF

TRASH 
(35 SF)

RECYC. 
(35 SF)

UNIT 2A
1,833 SF

FIRE STAIRS
183 SF

FIRE STAIRS
130 SF

COVERED AREA
28 SF

UNIT 3A
2,025 SF

UNIT 3B
2,025 SF

COMMON
175 SFFIRE STAIRS

130 SF
FIRE STAIRS

130 SF

COVERED AREA
513 SF

UNIT 4A
2,025 SF

UNIT 4B
2,025 SF

COMMON HALL
175 SF

COVERED AREA
235 SF

FIRE STAIRS
130 SF

FIRE STAIRS
130 SF

FIRE STAIRS
130 SF

FIRE STAIRS
130 SF
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BUILDING CODE
SF

NN

NNN

1/8" = 1'-0" 11ST FLOOR - BUILDING CODE SF

1/8" = 1'-0" 22ND FLOOR - BUILDING CODE SF

1/8" = 1'-0" 33RD FLOOR - BUILDING CODE SF

1/8" = 1'-0" 44TH FLOOR - BUILDING CODE SF

1/8" = 1'-0" 5ROOF PLAN - BUILDING CODE SF

BUILDING CODE SF 15,578 SF

1A

DWELLING UNIT #

1B

1C

2A

3A

3B

# OF BEDROOMS

1 BED / 1 BATH

1 BED / 1 BATH

1 BED / 1 BATH

2 BED / 2.5 BATH

3 BED / 3.5 BATH

3 BED / 3.5 BATH

DWELLING UNIT S.F.

485 S.F.

488 S.F.

515 S.F.

1,833 S.F.

2,025 S.F.

4A

4B

3 BED / 3.5 BATH

3 BED / 3.5 BATH

TOTAL = 11,421 S.F.

2,025 S.F.

2,025 S.F.

2,025 S.F.

RESIDENTIAL

FLOOR ROOM AREA

1 ST LOBBY 307 S.F.

3 RD COMMON HALLWAY 175 S.F.

4 TH COMMON HALLWAY 175 S.F.

TOTAL = 4,985 S.F.

BUILDING MATRIX

STAIR A-1 130 S.F.

STAIR A-2 130 S.F.

RECYCLING / TRASH 70 S.F.

GARAGE 2,440 S.F.

1 ST

1 ST

1 ST

1 ST

BIKE STORAGE1 ST 172 S.F.

NOT COUNTED TOWARDS BUILDING CODE SF

1 ST COVERED AREA 142 S.F.

2 ND COVERED AREA 28 S.F.

3 RD COVERED AREA 513 S.F.

4 TH COVERED AREA 235 S.F.
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UP
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2 5

D D
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1

A3.20

1

A3.401A3.30 1

1

A4.10

B B

PISANI PL

1

A A

3

C C

EE

4

UNIT 1A
491 S.F.

1 BEDROOM/1 BATH

SD

CMSD

1
0
0
.3

1
0
0
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1A01.1

1A03.A1A01.A

1B03.A

A-2

A-1
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9
0
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0
 M
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90 MIN.

ALLEY C.L.

TRENCH DRAIN

ADA 
ACCESS 

PATH

MAILBOXES
(5% ACCESSIBLE,
REACH RANGES 15"- 48"
SEE A0.18)

UNAUTHORIZED 
VEHICLES SIGN 

ADA 
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ADA 
SIGN

2ELEVATOR

6' - 9 5/16"

4
' -

1
0
 7
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C.L.
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BICYCLE LOCKERS
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(SEE SPECS ON 
PAGEA0.08)

NOTE: DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE 
SECTION 12.21A5 CHART NO. 5
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SD
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1
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13' - 3 1/2"

ELECTRIC PANELS

4' - 1 1/2"

5
' -

 0
"

2
' -

 2
 1

/2
"

13' - 1"

8' - 11"

8' GATE

12" CONC. PER STRC.1

8" CMU PER STRC.2

1HR 2X6 EXTERIOR WALL ASSM.3

2X6 EXTERIOR WALL ASSM.4

2X4 & 2X6 INTERIOR WALL 
ASSM.

5

2X6 PLUMBING WALL ASSM.6

1 HR DBL. 2x4 INTERIOR  
WALL ASSM.

7

2 HR 2x6 VERTICAL EXIT 
ENCLOSURE WALL ASSM.

8

10" CONC. PER STRC.9

ASSEMBLY TYPES

WALLS FLOORS

CONC FLOOR PER STRC. W/ WOOD 
FINISH

A-1

CONC FLOOR PER STRC. W/ TILE 
FINISH

A-2

CONC FLOOR PER STRC. W/ POLISHED 
CONC. FINISH

A-3

WOOD JOIST PER STRC. W/ WOOD 
FINISH

B-1

WOOD JOIST PER STRC. W/ TILE FINISHB-2

WOOD JOIST W/ WOOD DECK PER 
SPEC.

R-1

WOOD JOIST PER STRC. W/ METAL 
ROOFING PER SPEC.

R-2

CARBON MONOXIDE

EXHAUST
(GENERAL NOTES #2,3)

WINDOW TAG

DOOR TAG 

2 HR

PROPERTY LINE

CM

WALL TYPE

ELEVATION MARKER

X

X

XXX

FLOOR TYPEX

1 HR

FLOOR PLAN LEGEND

SMOKE DETECTORSD

X'-X"

ACCESSIBLE ROUTE

EV PARKING

REQUIRED EV:

(BASED ON THE 12 PROVIDED SPACES)

30% OF THE TOTAL TO BE EV SPACES

12 x 30%  = 3.6 → 4

10% OF THE TOTAL NUMBER TO BE EVCS

12 x 10% = 1.2 → 1

PROVIDED EV SPACES:

EVSE = 3 SPACES (9'x18' STALLS)

EVCS = 1 SPACE (9'x18" STALL W/ 8' WIDE AISLE)

DEFINITIONS:

EVSE: ELECTRIC VEHICLE SUPPLY EQUIPMENT

EVCS: ELECTRIC VEHICLE CHARGING STATION
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DICHONDRA ARGENTEA  

CAREX OSHIMENSIS CVS.

PLANTING LEGEND

SYMBOL QTY. SIZE SPACING BOTANICAL NAME / COMMON NAME WUCOLS WATER USE TYPES

18"- 24"
SPREADING MED

MED

25

NATIVE

NO

1' - 1.5'

WATER USE VALUES HYDRO ZONE 

N/A

NO

2

212"

0.5

0.5

EUCOMIS PALLIDIFLORA SSP. POLE-EVANSII MED3 4'- 6' 2'- 3' NO 20.5

59

CERCIS SILIQUASTRUM MED2 15'- 25' N/A NO 20.4

NOBUXUS SEMPERVIRENS5'- 15' 5'- 15'6 20.4MED

LAVANDULA SPP. LOWNO 10.314 2'- 3' 1'- 2'

TRADESCANTIA PALLIDA / SPIDERWORT24" - 36" MED14 NO 0.4 236" - 48"

ILEX CRENATA / BOX-LEAVED HOLLY24" - 36" MED33 NO 0.4 224" - 36"

HYDRANGEA PANICULATA HYBRIDS MED6'- 8' 4'11 NO 10.4

A3.60

1

A3.91

1

LAVANDULA SPP.

CERCIS SILIQUASTRUMDICHONDRA ARGENTEA  CAREX OSHIMENSIS CVS.
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LANDSCAPE PLAN

N

1/8" = 1'-0" 2LANDSCAPE PLAN 2

PLANTING NOTES

1.  QUANTITIES GIVEN FOR PLANT MATERIALS SPECIFIED FOR "ON CENTER" SPACING ARE 
SHOWN FOR CONVENIENCE ONLY AND ARE SUBORDINATE TO THE SPACING GIVEN. VERIFY 
AND SUPPLY SUFFICIENT NUMBER OF PLANTS TO FULFILL SPACING REQUIREMENTS.

2.  ALL HEADER AND BAMBOO ROOT BARRIERS SHALL BE LOCATED BY THE ARCHITECT ON 
SITE. 

3.  CONTRACTOR SHALL INSTALL PLANT MATERIAL IN ACCORDANCE WITH THE 
SPECIFICATIONS, DRAWINGS AND DETAILS.

4.  CONTRACTOR SHALL PROVIDE A MAINTENANCE PERIOD OF NOT LESS THAN 90 DAYS 
COMMENCING AT THE DATE OF FINAL ACCEPTANCE. SUCH MAINTENANCE SHALL INCLUDE 
ALL CARE PERTAINING TO ALL WORK INSTALLED AS PART OF THESE CONTRACT 
DOCUMENTS.

5.   THE CONTRACTOR SHALL MAINTAIN A QUALIFIED SUPERVISOR ON THE SITE AT ALL TIMES 
DURING CONSTRUCTION THROUGH COMPLETION OF PICK-UP WORK.

6.   THE CONTRACTOR SHALL VERIFY ALL PLANT MATERIAL QUANTITIES LISTED FOR 
CONVENIENCE OF CONTRACTOR. ACTUAL NUMBER OF SYMBOLS SHALL HAVE PRIORITY 
OVER QUANTITIES DESIGNATED.

7.   REMOVE ALL DEBRIS, WEEDS, EXCESS MATERIAL AND ROCKS LARGER THAN 1" IN 
DIAMETER FROM PLANTING AREAS PRIOR TO PREPARATION & AGAIN PRIOR TO PLANTING.

8.   SEE DETAILS AND SPECIFICATIONS FOR STAKING METHOD, PLANT PIT DIMENSIONS, SOIL 
PREPARATION, AND BACKFILL REQUIREMENTS.

9.   ALL PLANT MATERIALS SHALL BE APPROVED BY THE LANDSCAPE ARCHITECT PRIOR TO 
INSTALLATION. 

10.   FINAL LOCATION OF ALL PLANT MATERIAL SHALL BE SUBJECT TO THE APPROVAL OF 
THE LANDSCAPE ARCHITECT.

11.   CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT 48 HOURS PRIOR TO 
COMMENCEMENT OF WORK TO COORDINATE PROJECT OBSERVATION SCHEDULES.

12.   GROUNDCOVER PLANTING SHALL BE CONTINUOUS UNDER ALL TREES AND SHRUBS. 
GROUNDCOVER SHALL BE PLANTED ACCORDING TO SPACING ON PLANT LEGEND.

13.   TREES SHALL BE LOCATED A MINIMUM OF 5' FROM WALLS, OVERHEADS, WALKS, 
HEADERS, AND OTHER TREES WITHIN THE PROJECT. IF CONFLICTS ARISE BETWEEN SIZE OF 
AREAS AND PLANS, CONTRACTOR TO CONTACT LANDSCAPE ARCHITECT FOR RESOLUTION. 
FAILURE TO MAKE SUCH CONFLICTS KNOWN TO THE LANDSCAPE ARCHITECT WILL RESULT 
IN CONTRACTORS LIEABILITY TO RELOCATE THE MATERIALS.

14.   ALL PLANTING AREAS SHALL BE LOOSENED TO A DEPTH OF 8". APPLY 4 C.Y. OF 
ORGANIC AMENDMENT AND 15 LBS. 
OF 10-10-10 FERTILIZER PER 1000 S.F. AND BLEND WITH THE TOP 6" OF SOIL. THIS 
AMENDMENT IS FOR BIDDING PURPOSES, AND SHALL BE SUPERCEDED BY 
RECOMMENDATIONS OF THE SOIL ANALYSIS REPORT.

15.   FOR ALL TREES AND SHURB PLANTING, THE FOLLOWING  PREPARED SOIL MIX SHALL BE 
USED FOR BACKFILL IN THE PLANTERS. THIS MIX IS FOR BIDDING PURPOSES, AND SHALL BE 
SUPERCEDED BY RECOMMENDATIONS OF THE SOIL ANALYSIS REPORT.

SITE SOIL - 6 PARTS BY VOLUME
ORGANIC AMENDMENT - 4 PARTS BY VOLUME
SOIL CONDITIONER / FERTILIZER 10-10-10-1LB. PER C.Y. OF MIX
IRON SULFATE - 2 LBS. PER C.Y.OF MIX

16. TURF IS NOT ALLOWED ON SLOPES GREATER THAN 25% WHERE THE TOE OF THE SLOPE 
IS  ADJACENT TO AN IMPERMEABLE HARDSCAPE..

17. RECIRCULATING WATER SYSTEMS SHALL BE USED FOR WATER FEATURES.

18. A MINIMUM 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL 
SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOTING 
GROUNDCOVER, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS CONTRAINDICATED.

19. FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 6 INCHES OF SIL, COMPOST AT A 
RATE OF A MINIMUM OF FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA 
SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES INTO THE SOIL.

20. I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT LANDSCAPE 
ORDINANCE AND SUBMIT A COMPLETE LANDSCAPE DOCUMENTATION PACKAGE THAT 
COMPLYS WITH THE PERFORMANCE APPROACH.

DATE___________________ SIGNED_________________

21. AT THE TIME OF FINAL INSPECTION THE PERMIT APPLICANT MUST PROVIDE THE OWNER 
OF THE PROPERTY WITH A  CERTIFICATE OF COMPLETION, CERTIFICATE OF INSTALLATION, 
IRRIGATION SCHEDULE AND SCHEDULE OF LANDSCAPE AND IRRIGATION MAINTENANCE.

IRRIGATION NOTES

1.   CONTRACTOR IS TO AUGMENT EXISTING IRRIGATION SYSTEM. CONTRACTOR SHALL 
REPAIR OR REPLACE ANY EXISTING LANDSCAPE AND IRRIGATION DAMAGED FROM 
CONSTR4UCTION TO AN ACCEPTABLE LANDSCAPE CONDITION WITH A FULLY FUNCTIONAL 
AND EFFICIENT IRRIGATION SYSTEM PER THE CONTAINED CONDITIONS.

2.   ALL NEW TREES REQUIRE INDIVIDUAL POP-UP STREAM BUBBLERS, MIN. 2 PER TREE, 
WITHIN 4' OF TREE. TREE IRRIGATION SHALL BE ON A SEPARATE VALVE.

3.   SPRAY OR ROTOR HEADS SHALL BE ON POP-UPS: 6" FOR LAWN, LOW GROUNDCOVER OR 
PARKED CAR OVERHANG AREAS, 12" FOR SHRUB AREAS. HEADS ON RISERS ARE ONLY 
ALLOWED ADJACENT TO WALLS WITH LIMITED SPACE FOR POP-UPS.

4.   LOCATE SPRAY HEADS 24" FROM NON-PERVIOUS PAVING TO PREVENT OVERSPRAY. 
EXCEPTION ALLOWED IF ADJACENT SURFACE IS PERMEABLE OR IF USING ALTERNATIVE 
TECHNOLOGY IRRIGATION. ROTATOR OR ROTARY HEADS MAYBE LOCATED 12" FROM 
PAVING.

5.   CONTRACTOR SHALL REPLACE ANY EXISTING IRRIGATION CONTROLLER WITH A MODULE 
AND SENSOR TO PROVIDE WEATHER BASED INFORMATIONTHAT WILL AUTOMATE THE 
IRRIGATION RUNTIMES BASED ON WEATHER. SEE HUNTER SOLAR SYNC, RAINBIRD ET 
MANAGER OR EQUIVALENT.

6. THE PLANTING AND IRRIGATION SYSTEM SHALL BE COMPLETED BY THE 
DEVELOPER/BUILDER PRIOR TO THE CLOSE OF ESCROW OF 50 PERCENT OF THE UNITS OF 
THE PROJECT OR PHASE.

7. SIXTY DAYS AFTER TLANDSCAPE AND IRRIGATION INSTALLATION, THE LANDSCAPE 
PROFESSIONAL SHALL SUBMIT TO THE HOMEOWNERS/PROPERTY OWNERS ASSOCIATION A 
CERTIFICATE OF SUBSTANTIAL COMPLETION (12.40 G LAMC.)

8. THE DEVELOPER/BUILDER SHALL GUARANTEE ALL TRESS AND IRRIGATION FOR A PERIOD 
OF SIX MONTHS AND ALL OTHER PLANS FOR A PERIOD OF 60 DAYS AFTER LANDSCAPE AND 
IRRIGATION INSTALLATION.

9. PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER PRESSURE IS BELOW OR 
EXCEEDS THE RECOMMENDED PRESSURE OF THE SPECIFIED IRRIGATION DEVICES.

10. CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED ON ALL SPRINKLER HEADS 
WHERE LOW POINT DRAINAGE COULD OCCUR.

STATEMENTS AND CERTIFICATION

1. I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE 
EFFICIENT USE OF WATER IN THE LANDSCAPE DESIGN PLANS.

2. A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE KEPT WITH THE 
IRRIGATION CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES.

3. A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE 
SIGNER OF THE LANDSCAPE PLANS, THE SIGNER OF THE IRRIGATION PLANS, OR THE 
LICENSED LANDSCAPE CONTRACTOR FOR THE PROJECT.

4. AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT THE TIME OF FINAL INSPECTION.

                LANDSCAPE

TURF AREA       0  S.F.

PLANT AREA    500 S.F.

TOTAL    500 S.F.

                HARDSCAPE

PERMEABLE    134 S.F.

IMPERVIOUS                   4,403 S.F.

TOTAL               4,537 S.F.

1/4" = 1'-0" 1LANDSCAPE PLAN 3

PROJECT SUMMARY:

SCOPE OF WORK:

PROJECT ADDRESS:

NET LOT AREA (AFTER DEDICATIONS):

ZONE:

NUMBER OF STORIES:

MAX HEIGHT:

TOTAL PARKING:

TRACT:

BLOCK:

LOT:

ASSESSOR PARCEL NUMBER (APN):

GROSS LOT AREA:

BUILDABLE LOT AREA:

RESIDENTIAL S.F.:

PARKING S.F.:

PROJECT TOTAL S.F.:

NUMBER OF DWELLING UNITS:

OPEN SPACE S.F.:

CONSTRUCTION TYPE:

SPRINKLER:

NEW 8-UNIT MULTI-FAMILY RESIDENTIAL FOUR 
STORY BUILDING WITH PARKING. 
*UTILIZING INCENTIVES PER LAMC 12.22A.25

NEW FOUNDATION, STRUCTURE, ENCLOSURE 
CONSTRUCTION (MECHANICAL / ELECTRICAL / 
PLUMBING) OF NEW 8 UNIT MULTI-FAMILY 
RESIDENCES.
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Exhibit C: Context and Parking Analysis 
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January 18, 2023 
 
Project Background 
 
The proposed project is 8 condominium units, four (4) 1-bedroom, one (1) two-bedroom unit, and three (3) 3-
bedroom units, with 5 units being market rate, and 3 units being deed-restricted for affordable households. The 
subject site is comprised of two relatively flat, rectangular shaped lots consolidated by an existing duplex and 
with a total lot area of 7,800 square feet. The subject site is currently developed with three duplexes. The 
proposed project would demolish the existing structures to merge the existing lots and construct eight 
residential condominium units.  
 
The project will provide a total of 12 parking spaces, which is equivalent to two (2) parking spaces each for the 
2-br and 3-br market-rate units, one (1) parking space for the one (1) 1-br market rate unit, and 0.5 parking 
spaces per affordable 1-br unit (prior to bicycle parking reduction). Sixteen long-term bicycle parking spaces will 
be provided in a secure bicycle room located in the at-grade parking garage with direct access to the rear alley. 
Two short-term bicycle spaces will be provided in the front yard directly adjacent to the Pisani Place sidewalk.  
 
The project is located in the Southeast subarea of the Venice Coastal Zone Specific Plan in an area identified by 
the Venice Land Use Plan (LUP) for multifamily residential housing. The proposed project is consistent with 
Policy I.A.13 because reduced parking is permitted for projects that include a certain percentage of deed-
restricted affordable units. The proposed parking is also consistent with Policy I.A.14, which permits reduced 
parking for affordable units if the project is consistent with Policy I.A.13, however the project does seek to 
remove the on-site guest parking requirement. 
 

 
Project Parking Diagram 
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Existing Parking Conditions 
 
Historically, all six (6) of the existing units at 2308-2310 Pisani Place have used the street for automobile parking, 
because the original garages were built to early 20th century dimensional standards and eventually became 
impractical for modern automobiles. 2308-2310 Pisani Place is located close to both Venice Boulevard and 
Lincoln Boulevard, roughly 1-mile from Venice Beach, and therefore it does not bare the same coastal-related 
parking impacts as those areas located closer to Venice Beach. Furthermore, Pisani Place is a non-contiguous 
street that has residential lot frontages along its northerly and southerly side, so its location and orientation 
also contribute to an unusually large availability of curb space for on-street parking. The subject property, itself, 
has 80-feet curb length of unrestricted street parking along its frontage, which can accommodate 4-5 vehicles, 
depending on vehicle size. 
 
Therefore, when taken together, the on-site and street-front parking provide 2.4 parking spaces per market rate 
unit, and 1 parking space per affordable 1-br unit (assuming 4 street parking spaces). The 12 automobile parking 
spaces provided by the proposed development would result in a net reduction in on-street automobile parking 
demand because the current site does not provide on-site automobile parking, requiring residents of the six (6) 
existing units to park on the street. By relocating current resident automobile parking from on-street to on-site, 
12 additional automobile parking spaces would be made available in the Parking Study Area. 
 

 
Distance to Venice Beach 
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Parking Study Area Methodology 
 
Parking data was gathered during peak and off-peak periods on both sides of the street along Pisani Place 
between Venice Boulevard and Boccaccio Avenue. The Parking Study Area has been limited to Pisani Place rather 
than including proximate streets (Venice Blvd, Oakwood Ave, Boccaccio Ave, Victoria Ave, and Victoria Ct) due 
to the relatively low parking demand from the existing six (6) units and because the proposed project would 
result in a net reduction in on-street automobile parking demand. To determine existing on-street parking 
demand for Pisani Place, the consultant team conducted a walking survey within the Parking Study Area to 
estimate the parking utilization on both the property side of the street and the side of the street opposite the 
subject property. Walking surveys are systematic parking observations made on foot by the surveyor. The 
surveyor observed and documented the on-street parking demand using two different occasions for sampling: 
an off-peak time period (weekday, mid-day, 2:05 pm to 2:15 pm), Friday, September 30, 2022, and a peak time 
period (weekday, evening 6:17 pm to 6:22 pm), Thursday, October 6, 2022.  
 

 
Parking Study Area Map 

 
Parking data collected during the weekday mid-day period reflects the off-peak parking demand of typical 
weekday conditions on Pisani Place, which is a residential side street. Data collected during weekday evening 
periods are intended to show the parking demand of this residential street considering the impact of households 
returning home after work and school. Estimation of available space on the street to accommodate automobiles 
was done through observations of street parking along Pisani Place, accounting for red zones, street corners, 
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alley exits, and driveway cut-outs (see table below). The northerly side of the street fronting the subject site has 
approximately 336 linear feet to accommodate parking of 13 to 15 automobiles (assuming each parallel parking 
space is 20 to 22 feet in length). The southerly side of the street opposite the subject site has approximately 289 
linear feet to accommodate parking of 15 to 17 automobiles. 
 
For the 1st Observation, the surveyor visually counted and documented available parking during the off-peak 
time period (weekday mid-day), Friday, September 30, 2022, 2:05 pm to 2:15 pm. During this time, the northerly 
side of the street fronting the subject site had five (5) vehicles occupying street spaces, which left space for an 
additional eight to ten (8-10) vehicles depending on automobile size. The southerly side of the street opposite 
the subject site had three (3) vehicles occupying street spaces, which left space for an additional 12 to 14. 
Photographs documenting both sides of the street are included in the Appendix. 
 
For the 2nd Observation, the surveyor visually counted and documented available on-street parking during the 
peak time period (weekday evening), Thursday, October 6, 2022, 6:17 pm to 6:22 pm. During this time, the 
northerly side of the street fronting the subject site had eight (8) vehicles occupying street spaces, which left 
space for an additional five to seven (5-7) vehicles. The southerly side of the street opposite the subject site had 
four (4) vehicles occupying street spaces, which left space for an additional 11 to 13 vehicles. 
 

Off-Peak Northerly Side 
of Street 

(1st Observation) 

Off-Peak Southerly Side 
of Street 

(1st Observation) 

Peak 
Northerly Side of Street 

(2nd Observation) 

Peak 
Southerly Side of Street 

(2nd Observation) 
Frontage: 336 feet Frontage: 289 feet Frontage: 336 feet Frontage: 289 feet 

Total spaces: 13-15 Total spaces: 15-17 Total spaces: 13-15 Total spaces: 15-17 

Spaces occupied: 5 Spaces occupied: 3 Spaces occupied: 8 Spaces occupied: 4 

Spaces available: 8-10 Spaces available: 12-14 Spaces available: 5-7 Spaces available: 11-13 

 
Multi-Modal Policies and Infrastructure 
 
In recent years, the City of Los Angeles has placed increasing emphasis on multi-modal transportation policies 
and infrastructure to reduce car dependency. Recent Public Works projects in the Venice Coastal Zone highlight 
a shift in transportation planning and funding from single occupancy vehicle infrastructure to more multi-modal 
with the intent to promote the growth and enhancement of pedestrian, bicycle, and transit networks as a means 
to decrease the volume of single-occupancy vehicle travel and reduce the need for more parking facilities in the 
Venice Coastal Zone.  
 
The subject property is located less than 250 feet from the intersection of Pisani Place and Venice Boulevard. 
Mobility 2035 identifies this section of Venice Boulevard as a “Comprehensive Transit Enhanced Street”, which 
will receive a Tier 1 protected bicycle lane as part of the City’s ongoing effort to enhance its transportation 
networks. Currently, both Venice Boulevard roadways adjacent to Pisani Place contain a standard “striped” bike 
lane for exclusive use of bicycles. Studies have shown that having functional and conveniently located long and 
short-term bicycle parking, as offered by the proposed project, encourages the use of bicycles as an alternative 
form of transportation to the single-occupancy automobile. This is particularly true in a community like Venice 
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which is easily traversable by bicycle and is located in proximity to the Marvin Braude bicycle path and Ballona 
Creek Bicycle path. 
 
Walkscore.com assigns the subject property a Walk Score of 94 out of 100, meaning that daily errands do not 
require a car. Walk Score “measures the walkability of any address using a patented system. For each address, 
Walk Score analyzes hundreds of walking routes to nearby amenities. Points are awarded based on the distance 
to amenities in each category.” LA Metro operates over a dozen bike share docking stations in the Venice area, 
with two (2) located along Venice Blvd within walking distance of the project site (within approximately 1,700 
feet). Dock-less electric bike and scooter share companies, Bird, Lime, and Spin, have been operating in the 
Venice Coastal Zone since 2018.  
 
The Venice Coastal Zone is served by several fixed route transit services including LADOT Commuter Express, 
Big Blue Bus, Culver City Bus, and Metro, and the Metro Expo Light Rail Line terminates at the Downtown Santa 
Monica station. Mobility Plan 2035 designates Venice Boulevard, which is approximately 220 linear feet from 
the Project site, as a Comprehensive Transit Enhanced Street in the Transit Enhanced Network. The aim of which 
is to provide reliable and frequent transit service; increase transit mode share; reduce single-occupancy vehicle 
trips; and integrate transit infrastructure investments with the identity of the surrounding street. Additionally, 
rideshare services such as, Uber, Lyft, and Alto provide access to on-demand transportation in Venice and 
throughout the Los Angeles region.  
 

 
Proximity to Metro Bike Share Docking Stations 
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Conclusion 
 
Historically, all six (6) of the existing units at 2308-2310 Pisani Place have used the street for parking because 
the original garages were built to early 20th century dimensional standards and eventually became impractical 
for modern automobiles. Because the proposed project provides 12 automobile parking spaces, it results in a 
net increase of on-site automobile parking spaces and a net decrease in on-street automobile parking spaces 
being used by the site. The widely available spectrum of nearby multimodal transportation options via bicycle 
and rideshare companies, in conjunction with the City’s mobility policies and capital infrastructure planning 
meaningfully increase access to popular visitor destinations, like Venice Beach. On-street parking spaces are 
currently readily available in the Parking Study Area.  
 
The observation periods confirm that the northerly side of the street fronting the subject site has space for 
additional automobiles ranging from five to ten (5-10) vehicles depending on the time of day and vehicle size. 
Further, the southerly side of the street opposite the subject site has space for additional automobiles ranging 
from 11-14 vehicles. Consequently, the proposed project will not negatively impact the current parking 
conditions in the area and in fact will reduce demand for on-street parking automobile parking in the area by 
providing a net increase of 12 on-site parking spaces. 
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Appendix 
 

(Weekday Mid-Day), Friday, September 30, 2022, 2:05 pm to 2:15 pm 
Subject Site Side of Street 
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(Weekday Mid-Day), Friday, September 30, 2022, 2:05 pm to 2:15 pm 
Opposite Side of Street 
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(Weekday Evening), Thursday, October 6, 2022 
Subject Site Side of Street 
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(Weekday Evening), Thursday, October 6, 2022.  
Opposite Side of Street 
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JUSTIFICATION FOR PROJECT EXEMPTION 

CASE NO. ENV-2022-725-CE 

On February 1, 2023, the Planning Department determined that the City of Los Angeles 
Guidelines for the implementation of the California Environmental Quality Act of 1970 and the 
State CEQA Guidelines designate the subject project as Categorically Exempt under State CEQA 
Guidelines, Article 19, Sections 15301 (Class 1) and 15332 (Class 32), Case No. ENV-2022-725-
CE.The project proposes the demolition of three duplex structures and the construction of a four-
story, 15,016 square-foot, multi-family structure comprised of eight (8) condominium units, 
providing 12 parking spaces and a rooftop deck. The Categorical Exemption prepared for the 
proposed project is appropriate pursuant to CEQA Guidelines Sections 15301 (Class 1) and 
15332 (Class 32). 
 
The Class 1 Categorical Exemption allows for demolition and removal of individual small 
structures such as 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. The project proposes the demolition of the existing three duplexes (six dwelling 
units) and construction of a four-story, 15,016 square foot structure. The project is located in a 
residential neighborhood and is not within an environmentally sensitive area. 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following five (5) criteria: a) The project is consistent with the applicable general plan 
designation and all applicable general plan policies as well as with the applicable zoning 
designation and regulations; b) The proposed development occurs within city limits on a project 
site of no more than five acres substantially surrounded by urban uses; c) The project site has no 
value as habitat for endangered, rare or threatened species; d) Approval of the project would not 
result in any significant effects relating to traffic, noise, air quality, or water quality; and e) The site 
can be adequately served by all required utilities and public services. The project qualifies for a 
Class 32 Categorical Exemption as an infill project, as evidenced below: 
 
CEQA Determination – Class 32 Categorical Exemption Applies 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 

 
The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with the applicable zoning designation and regulations: 
The site currently is developed with three duplexes and an attached garage. The site is 
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zoned R3-1 and has a General Plan Land Use Designation of Medium Residential. The 
project consists of the construction of a new three-story, eight-unit condominium structure 
and is conformance with the General Plan and Zoning designation. 

 
(b) The proposed development occurs within city limits on a project site of no more 

than five acres substantially surrounded by urban uses. 
 

The proposed development occurs within city limits on a project site of no more than five 
acres substantially surrounded by urban uses: The site is located at 2308 and 2310 Pisani 
Place, and is wholly within the City of Los Angeles, and is completely surrounded by urban 
uses. Surrounding properties include single story and multi-story commercial uses and 
multi-story residential uses. 

 
(c) The project site has no value as habitat for endangered, rare or threatened species. 

 
The project site has no value as habitat for endangered, rare or threatened species The 
site is not a wildland area, and is not inhabited by endangered, rare, or threatened species: 
The project site is currently developed with three duplexes and an attached garage. The 
area around the site is highly urbanized and surrounded by residential use. NavigateLA 
shows that the subject site is not located in a Significant Ecological Area. The site has 
been developed since at least 1937 with residential use and has no value as a habitat for 
endangered, rare or threatened species.   

  
(d) Approval of the project would not result in any significant effects relating to traffic, 

noise, air quality, or water quality. 
 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance for pollutant discharge, 
dewatering, and stormwater mitigations; and Best Management Practices for stormwater 
runoff. More specifically, RCMs include but are not limited to: 

 
• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 

Construction Activities): Compliance with provisions of the Southern 
California Air Quality Management District (SCAQMD) District Rule 403. The 
project shall comply with all applicable standards of the SCAQMD, including the 
following provisions of District Rule 403: 

 
o All unpaved demolition and construction areas shall be wetted at least twice 

daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 
 

o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control of 
dust caused by wind. 
 

o All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), to prevent excessive amounts 
of dust. 
 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 
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o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 
 

o General contractors shall maintain and operate construction equipment to 
minimize exhaust emissions. 
 

o Trucks having no current hauling activity shall not idle but be turned off. 
 

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 
 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically 
infeasible. 
 

These RCMs will reduce any potential impacts on noise and water quality. Furthermore, 
the project does not exceed the threshold criteria established by the Los Angeles 
Department of Transportation (LADOT) for preparing a traffic study. The project will not 
conflict with any adopted policies, plans, or programs regarding public transit, bicycle 
facilities, or pedestrian facilities. Therefore, the project will not have any significant impacts 
to traffic. Likewise, air quality will not worsen as a result of the proposed project. Interim 
thresholds were developed by DCP staff based on CalEEMod model runs relying on 
reasonable assumptions, consulting with SCAQMD staff, and surveying published air 
quality studies for which criteria air pollutants did not exceed the established SCAQMD 
construction and operational thresholds. Approval of the project would not result in any 
significant effects relating to traffic, noise, air quality, or water quality. 

 
(e) The site can be adequately served by all required utilities and public services.  

 
The project site will be adequately served by all public utilities and services given that the 
property is currently developed, surrounded by urban uses, served by existing 
infrastructure, and is consistent with the General Plan.   

 
Therefore, the project meets all of the Criteria for the Class 32. 

 
CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 
 
There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32:  
 
(a) Cumulative Impact. A categorical exemption shall not be used if the cumulative impact 

of successive projects of the same type in the same place, over time, is significant. The 
project is consistent with the type of development permitted for the area zoned R3-1 
and designated Medium Residential use. The proposed project will not exceed 
thresholds identified for impacts to the area (i.e. traffic, noise, etc.) and will not result 
in significant cumulative impacts. 

 
(b) Significant Effect. A categorical exemption shall not be used if there is a reasonable 

possibility that the activity will have a significant effect on the environment due to unusual 
circumstances. An unusual circumstance may result if a project “has some feature that 
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distinguishes it from others in the exempt class.” The project proposes a multi-family 
structure in an area zoned and designated for such development. The surrounding area 
is developed with similar multi-family residential uses. The proposed density is consistent 
with the density permitted by the Venice Specific Plan (R3 density). The proposed height 
and massing are not unusual for the project vicinity or the nearby Venice Boulevard 
corridor. Thus, there are no unusual circumstances which may lead to a significant effect 
on the environment. 

 
(c) Scenic Highways. A categorical exemption shall not be used for a project which may 

result in damage to scenic resources within a highway officially designated as a state 
scenic highway. The only State Scenic Highway within the City of Los Angeles is the 
Topanga Canyon State Scenic Highway, State Route 27, which travels through a portion 
of Topanga State Park. State Route 27 is located more than 7 miles northwest of the 
project site. Therefore, the project will not impact a designated state scenic highway. 

 
(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project 

located on a site which is included on a designated list of hazardous waste sites. The 
project site is not identified as a hazardous waste site or is on any list compiled pursuant 
to Section 65962.5 of the Government Code..   

 
(e) Historical Resources. A categorical exemption may not be used for a project which 

may cause a substantial adverse change in the significance of a historical resource. 
The subject site and existing structure have not been identified as a historic resource 
or within a historic district (SurveyLA, 2015). The project is not listed on the National 
or California Register of Historic Places, nor identified as a Historic Cultural Monument 
(HCM). 
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E1 – Mello Act Determination letter 
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DATE:  April 26, 2022 
 
TO: 2308 Pisani Place, L.P., Owner 
  
FROM: Marites Cunanan, Senior Management Analyst II 

Los Angeles Housing Department 
 
SUBJECT: Housing Crisis Act of 2019 (SB 8) 
 Amended (DB) Replacement Unit Determination  
 RE: 2308-2310 South Pisani Place, Los Angeles, CA 90291 
  
Based on the SB 8 Application for a Replacement Unit Determination (RUD) submitted by 2308 Pisani Place, L.P., 
a California limited partnership (Owner), for the above referenced property located at 2308-2310 S. Pisani Pl. (APN: 
4237-005-010) (Property) the Los Angeles Housing Department (LAHD) has determined that six (6) units (as detailed 
below) are subject to replacement pursuant to the requirements of the Housing Crisis Act of 2019 (SB 8). Six (6) 
unit(s) exist/existed on the property during the five (5) year lookback period 
 
PROJECT SITE REQUIREMENTS: 
 
The Housing Crisis Act of 2019, as amended by SB 8 (California Government Code Section 66300 et seq.), prohibits 
the approval of any proposed housing development project (“Project”) on a site (“Property”) that will require 
demolition of existing dwelling units or occupied or vacant “Protected Units” unless the Project replaces those units 
as specified below. The replacement requirements below apply to the following projects: 

• Discretionary Housing Development Projects that receive a final approval from Los Angeles City 
Planning (LACP) on or after January 1, 2022, 

• Ministerial On-Menu Density Bonus, SB 35 and AB 2162 Housing Development Projects that submit an 
application to LACP on or after January 1, 2022, and 

• Ministerial Housing Development Projects that submit a complete set of plans to the Los Angeles 
Department of Building & Safety (LADBS) for Plan Check and permit on or after January 1, 2022. 

Replacement of Existing Dwelling Units 
The Project shall provide at least as many residential dwelling units as the greatest number of residential dwelling 
units that existed on the Property within the past 5 years. 

 
Replacement of Existing or Demolished Protected Units 
The Project must also replace all existing or demolished “Protected Units”. Protected Units are those residential 
dwelling units on the Property that are, or were, within the 5 years prior to the owner’s application for a SB 8 
Replacement Unit Determination (SB 8 RUD): (1) subject to a recorded covenant, ordinance, or law that restricts 
rents to levels affordable to persons and families of lower or very low income, (2) subject to any form of rent or 
price control through a public entity’s valid exercise of its police power within the 5 past years (3) occupied by lower 
or very low income households (an affordable Protected Unit), or (4) that were withdrawn from rent or lease per the 
Ellis Act, within the past 10 years. 

 
Whether a unit qualifies as an affordable Protected Unit, is primarily measured by the INCOME level of the 
occupants (i.e. W-2 forms, tax return, pay stubs, etc.). The Los Angeles Housing Department (LAHD) will send 
requests for information to each occupant of the existing project. Requests for information can take two (2) or more 
weeks to be returned. It is the owner’s responsibility to work with the occupants to ensure that the requested 
information is timely produced. 
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• In the absence of occupant income documentation: Affordability will default to the percentage of 
extremely low, very low or low income renters in the jurisdiction as shown in the latest HUD 
Comprehensive Housing Affordability Strategy (CHAS) database, which as of October 1, 2021, is at 28% 
extremely low income, 18% very low income and 18% low income for Transit Oriented Communities 
(TOC) projects and 46% very low income and 18% low income for Density Bonus (DB) projects. If the 
new project is for rental only, the balance of these unit(s) (i.e. 36%) are presumed to have been occupied 
by persons and families above-lower income and can be rented in compliance with the City’s Rent 
Stabilization Ordinance (RSO). However, if and when the Owner decides to convert the units to 
condominiums and SELL, the balance of these unit(s) (i.e. 36%) presumed to have been occupied by 
persons and families above-lower income must be sold at an affordable housing cost to Low Income 
Households. All replacement calculations resulting in fractional units shall be rounded up to the next 
whole number. 

 
Replacement of Protected Units Subject to the Rent Stabilization Ordinance (RSO), Last Occupied by Persons or 
Families at Moderate Income or Above 
The City has the option to require that the Project provide: (1) replacement units affordable to low income 
households for a period of 55 years (rental units subject to a recorded covenant), OR (2) require the units to be 
replaced in compliance with the RSO. 

 
Relocation, Right to Return, Right to Remain: 
All occupants of Protected Units (as defined in California Government Code Section 66300(d)(2)(F)(vi)) being 
displaced by the Project have the right to remain in their units until six (6) months before the start of construction 
activities with proper notice subject to Chapter 16 (Relocation Assistance) of Division 7, Title I of the California 
Government Code (“Chapter 16”). However, all Lower Income Household (as defined in California Health and 
Safety Code Section 50079.5) occupants of Protected Units are also entitled to: (a) Relocation benefits also subject 
to Chapter 16, and (b) the right of first refusal (“Right to Return”) to a comparable unit (same bedroom type) at the 
completed Project. If at the time of lease up or sale (if applicable) of a comparable unit, a returning occupant remains 
income eligible for an "affordable rent" (as defined in California Health and Safety Code Section 50053) or if for 
sale, an “affordable housing cost” (as defined in California Health and Safety Code Section 50052.5), owner must 
also provide the comparable unit at the "affordable rent" or “affordable housing cost”, as applicable. This provision 
does not apply to: (1) a Project that consists of a Single Family Dwelling Unit on a site where a Single Family 
Dwelling unit is demolished, and (2) a Project that consists of 100% lower income units except Manager’s Unit. 
 
THE PROPOSED HOUSING DEVELOPMENT PROJECT: 
 
Per the statement received by LAHD on January 17, 2022 the Owner plans to construct eight (8) new residential 
condominium units on the Property pursuant to Density Bonus (DB) Guidelines.   
 
PROPERTY STATUS (AKA THE “PROJECT SITE”): 
 
Owner submitted an Application for a RUD for the Property on January 17, 2022. In order to comply with the required 
5-year look back period, LAHD collected and reviewed data from January 2017 to January 2022.   
 
Review of Documents: 
 
Pursuant to the Grant Deed, Owner acquired the Property on December 18, 2014. 
 
Department of City Planning (ZIMAS), County Assessor Parcel Information (LUPAMS), DataTree database, Billing 
Information Management System (BIMS) database, and the Code, Compliance, and Rent Information System (CRIS) 
database indicate a use code of “0500 - Residential - Five or More Units or Apartments (Any Combination) - 4 Stories 
or Less” for the Property (APN: 4237-005-010).  
 
Google Earth, Google Street View, and an Internet Search confirm that the Property contains three (3) residential 
buildings containing six (6) units.  
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Per the Rent Stabilization Ordinance (RSO) Unit, effective 2017 and prior the Property contained six (6) units subject 
to RSO.  
 
The Los Angeles Department of Building and Safety (LADBS) database indicates that the Owner has not applied for 
a Demolition Permit but has applied for a New Building Permit Application (21010-10000-02130). 
 
REPLACEMENT UNIT DETERMINATION: 
 
The Existing Residential Dwelling Units at the Property within the last five (5) years:  
 

ADDRESS BEDROOM TYPE “PROTECTED?” BASIS OF “PROTECTED” 
STATUS 

2308 S. Pisani Pl. 1 Bedroom Yes RSO 
2308 ¼ S. Pisani Pl. 1 Bedroom Yes RSO 
2308 ½ S. Pisani Pl. 1 Bedroom Yes RSO 
2310 S. Pisani Pl. 1 Bedroom Yes RSO 

2310 ¼ S. Pisani Pl. 1 Bedroom Yes RSO 
2310 ½ S. Pisani Pl. 1 Bedroom Yes RSO 

Totals: 6 Units 6 Bedrooms 
 
Vacancy/Occupancy of Units: 
 
On February 2, 2022, tenant letter packages were sent to all six (6) units on the Property most commonly known as 
2308-2310 S. Pisani Pl. No documents were received from any of the six (6) units in response to the tenant letter 
packages. Los Angeles Department of Water and Power (LADWP) and SoCalGas utility records confirm that the 
units at 2308 ½ S. Pisani Pl.  2310 S. Pisani Pl., and S. Pisani Pl. ¼ have been vacant for the entirety of the past five 
(5) years. For vacant units, the bedroom size of the existing units and the proportionality of the bedroom sizes of the 
new units, whichever is more restrictive will be considered to determine the bedroom types of the replacement units. 
Since no income documents were received for any of the occupied units, the bedroom size of the existing units and 
the proportionality of the bedroom sizes of the new units, whichever is more restrictive will be considered to 
determine the bedroom types of the replacement units. 
 
Pursuant to (SB 8), where incomes of existing or former tenants are unknown, the required percentage of affordability 
is determined by the percentage of extremely low, very low, and low income rents in the jurisdiction as shown in the 
HUD Comprehensive Housing Affordability Strategy (CHAS) database. At present, the CHAS database shows 46% 
Very Low ([30% to 50% AMI]) and 18% Low ([51% to 80% AMI]) renter households for Los Angeles (for a total 
of 64%). If the new project is for rental only, the balance of these unit(s) (i.e. 36%) are presumed to have been 
occupied by persons and families above-lower income and can be rented in compliance with the City’s Rent 
Stabilization Ordinance (RSO). However, if and when the Owner decides to convert the units to condominiums and 
SELL, the balance of these unit(s) (i.e. 36%) presumed to have been occupied by persons and families above-lower 
income must be sold at an affordable housing cost to Low Income Households.  
 

Number of Existing Residential Dwelling Units and Protected Units within ten (10) years of 
Owner’s application: 6 

Number of Protected Units Ellised within the last (10) years: 3 
Number of Affordable Replacement Units required per CHAS: 

3 Units x 64% 2 Units 
46% Very Low    1 Unit 
18% Low   1 Unit 
Market Rate RSO units 1 Unit 

 

2 

Number of Unit(s) presumed to be above-lower income subject to replacement: 1 
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(a) If the New Project is for Rental ONLY: 
 
No income documents were provided for any of the six (6) units.  The three (3) units at 2308 ½ S. Pisani Pl.  2310 S. 
Pisani Pl., and S. Pisani Pl. ¼ have been vacant for the past five (5) years exempting them from affordable replacement 
requirements. Pursuant to CHAS, two (2) unit(s) need to be replaced with equivalent type unit(s) with one (1) unit 
restricted to Very Low Income Households and one (1) unit restricted to Low Income Households. For the one (1) 
remaining units presumed to have been occupied by above-lower income persons or households, as permitted by 
California Government Code §65915(c)(3)(C)(ii), the City has opted to require that those unit(s) be replaced in 
compliance with the City’s Rent Stabilization Ordinance (RSO). 
 
Please note that all the new units may be subject to RSO requirements unless an RSO Exemption is filed and approved 
by the RSO Section. This determination is provisional and subject to verification by the RSO Section.  
 
(b) If the New Project is for Purchase ONLY: 
 
Pursuant to California Government Code §65915(c)(3)(B)(i), the above-mentioned two (2) affordable replacement 
unit(s) per CHAS must be sold in accordance with the provisions of California Government Code §65915(c)(2). For 
the one (1) remaining unit presumed to have been occupied by above-lower income persons and families, as permitted 
by California Government Code §65915(c)(3)(C)(i), the City has opted to require those unit(s) be replaced with low-
income units and sold in accordance with the provisions of California Government Code §65915(c)(2). 
 
(c) If the New Project is for Rental OR Purchase:  
 
The units may be rented in accordance with (a) above, i.e. one (1) unit restricted to Very Low Income Households 
and one (1) unit restricted to Low Income Households with the remaining one (1) unit rented out in compliance with 
the City’s RSO.  However, if and when the Owner decides to convert the units to condominiums and SELL, one (1) 
unit must be sold at an affordable housing cost to Very Low Income Households and two (2) units (consisting of the 
one (1) Low Income Household unit per CHAS and the one (1) units presumed to have been occupied by persons 
families above-lower income) must be sold at an affordable housing cost to Low Income Households.  All sales must 
be in accordance with the provisions of California Government Code §65915(c)(2). (See California Government 
Code §65915(c)(3)(B)(i) and §65915(c)(3)(C)(i). 
 
This determination only applies if the proposed project is for a rental or purchase DB project. This determination 
captures both rental or for sale units, so if the owner decides to do a condo project, it is already covered by this 
determination. In addition, if the project is changed from DB to TOC, a RUD amendment will be required. 
 
Mello Act Determination dated January 30, 2018 
 
A previous Mello Act Determination dated January 30, 2018 found that three (3) units were occupied by affordable 
households. 
 
NOTE:  This determination is provisional and is subject to verification by LAHD’s Rent Division. 
If you have any questions about this RUD, please contact James McCarthy at james.mccarthy@lacity.org. 
 
cc: Los Angeles Housing Department File 
 2308 Pisani Place, L.P., Owner 
 Planning.PARP@lacity.org, Department of City Planning 
MC:jm 
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March 23, 2023 
 

VTT-83692-CN-HCA, CPC-2022-724-CDP-MEL-SPP-DB-HCA 
 

2308-2310 Pisani Place, Venice 
 

DENY THE PROJECT 
 

 
Dear Ira, 
 
I urge you to deny this project as presented. 
 
First, I want to stress that those at this meeting do not oppose affordable housing in Venice; in 
fact, we encourage it and if appropriate might even consider a density bonus when a project 
proves to be acceptable and adds to immediate neighborhood. 
 
BUT THIS PROJECT DOES NOT DO THIS. 
 
Pisani Place in the President’s Row neighborhood presents itself as a small narrow street with 
mostly one story and a few two-story homes built before 1930s.  A four-story condominium does 
not meet the requirements for compatibility with the existing neighborhood, even with 3 
affordable units. 
 
The materials used in this project do not reflect the rest of the existing neighborhood (the Block) 
as it makes use of predominantly steel and glass. The four-story structure presents a massive 
frontage to the street set among smaller wood clad homes and does not offer a pedestrian 
orientation – in fact- it destroys this pedestrian and walkable neighborhood feel. A new design 
that uses stepbacks and setbacks would help mitigate the scale and mass of this project. 
 
Notwithstanding the merits and terms of the density bonuses, the proposed structure does not 
meet the requirements for compatibility as regulated in the certified Venice Coastal Land Use 
Plan. The Coastal Act and its LUP policy guidance preempts the state Density Bonus law and so 
the land use requirements must hold. 
 
As the Density Bonus law states in Government Code 65915(m): 
 
“This section does not supersede or in any way alter or lessen the effect or application of the 
California Coastal Act of 1976 (Division 20 (commencing with Section 30000) of the Public 
Resources Code). Any density bonus, concessions, incentives, waivers or reductions of 
development standards, and parking ratios to which the applicant is entitled under this section 
shall be permitted in a manner that is consistent with this section and Division 20 (commencing 
with Section 30000) of the Public Resources Code.” 
 



We must value the Coastal Act that honors Venice as a special coastal community. That can 
include affordable housing but as above it cannot “alter or lessen the effect” of Venice. This 
project will have an adverse effect on the Presidents Row neighborhood and Venice. We must 
follow Chapter 3 of the Coastal Act and deny this proposed project. 

I urge you to do just that.  
 

Sincerely, 
Sue Kaplan 

Resident of Venice 
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