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LUPC STAFF REPORT 

February 6, 2025 
 

 
Case No:    ZA-2024-6672-ZV-CDP-SPPC-ADJ-MEL 

 
CEQA Case No:   ENV-2024-6673-CE (Categorical Exemption) 
 
Address of Project:   1222 Abbot Kinney Blvd. 
 
Property Owner:   Jacob Rabbanian (Spaulding Views LLC)  
  
Owner’s Representative:  Kevin Scott, Brian Silveira & Associates 
 
Standard of Review: Venice Coastal Zone Specific Plan (VCZSP), Coastal 

Act, with certified Land Use Plan (LUP) as guidance 
 
Coastal Zone: Single Permit Jurisdiction 
 
City Hearing:    Not yet scheduled 
 
LUPC Staff:    Robin Rudisill 
 
Project Description:   
Conversion of an existing single-family dwelling and ground floor retail to retail only, 
relocate dwelling unit to a new 311 SF live/work dwelling unit at rear of property. 
 
Entitlements: 
 

1. Zone Variance  
Withdrawn as per applicant’s representative. 
 

2. City Coastal Development Permit (CDP) 
Recommend approval. The project would remain compatible with the 
surrounding area with respect to mass, scale and character and therefore is in 
conformance with LUP Policy I.E.1. and Coastal Act Sections 30251 and 30253(e).  
 
On August 9, 1985, a conversion from single family dwelling to single family 
dwelling and retail was approved by Coastal Zone Exemption # 139053. The 
project is currently proposed with a live/work unit of 311 SF. In consideration of 
California’s and Los Angeles’ serious housing crisis and with like-for-like 
replacement requirements in mind, it is recommended that the single-family 
dwelling remain a full single-family dwelling and not be converted to a live/work 
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unit, and that the size of the dwelling unit be a minimum of the original house 
size, of 768 SF, so that the housing at the site is maintained. A tiny 311 SF 
live/work unit is more likely to be used as an office or storage than to be used as a 
true living unit. With the maintenance of the retail and housing uses, there are no 
coastal issues. See 3. below re. parking requirement, and both short-term and 
long-term bike parking will be provided. 
 

3. Specific Plan Project Compliance Permit (SPPC) 
Recommend approval. The project appears to meet all Specific Plan requirements 
except for the parking requirement, which is overridden by state Assembly Bill 
2097 which relieves the project from being subject to any minimum automobile 
parking requirement.  
 

4. Adjustment (ADJ) 
Recommend approval of the two adjustments. The first is an adjustment from the 
required 10-foot passageway to the entrance to the single-family dwelling at the 
rear of the property to a 3-foot passageway. There is a precedent in the general 
area, at 1107 Abbot Kinney Blvd. If there is a safety issue Building and Safety will 
require any adjustments. The second adjustment is for a zero-foot residential side 
yard for the dwelling unit. This is appropriate because it will be a continuation of 
the same setback used for the retail portion of the building and it will be 
imperceptible from the street, while also aligning with the established 
development pattern along Abbot Kinney where similar reduced setbacks have 
been granted to accommodate the area's narrow lots and mixed-use character. 
 

5. Mello Act (MEL) 
N/A as only one dwelling unit before and after. 
 

Motion: 
 

The Venice Neighborhood Council LUPC recommends that the Venice Neighborhood 
Council supports the City’s approval of a Coastal Development Permit (CDP), a Specific 
Plan Project Compliance Permit (SPPC) and an Adjustment (ADJ) for the project at 1222 
Abbot Kinney for the remodel of an existing single-family dwelling and ground floor 
retail building to be retail in the front of the property, on the condition that the 311 SF 
live/work unit is changed to a single-family dwelling (replacing the existing garage at the 
rear of the property) that is a minimum of 768 SF, the size of the original building (2-story 
is OK), with 2 long-term and 4 short-term bicycle parking spaces provided (long-term 
provided in the public right-of-way) and no car parking provided (AB 2097 exemption). 
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Existing Plans: 
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Walls to be demolished: 
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Proposed Plans: 

 



     
  Venice Neighborhood Council 

         P. O. Box 550, Venice, CA 90294 
www.VeniceNC.org 

	
 

 
Page 7 of 18 

 
It's YOUR Venice - get involved! 

 

 
Existing building--front (to right): 
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Existing building--rear: 
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Findings Prepared by Applicant: 
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