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Land Use & Planning Committee (LUPC) 
 STAFF REPORT 

December 9, 2025 
 
City Case No:                         DIR-2025-2776-CDP-MEL   

 
CEQA Case No:                           ENV-2025 - Exempt   
 
Related City Case No(s):             ADM-2025-2777-VSO-ADU  
 
Address of Project:              1028 Pleasant View Ave  
 
Applicant/Property Owner:      Laura Siegel 
  
Applicant’s Representative:  Lauren Siegel 
 
Standard of Review: Coastal Act, with certified Land Use Plan (LUP) as 

guidance (for CDPs) 
Venice Community Plan  
Other applicable State laws: Assembly Bill 2097  
Other applicable City laws: ADU ordinance 
Mello Act & Housing Crisis Act 

 
Coastal Zone: Single family jurisdiction 
 
City Hearing: May 27, 2025 
 
Email for City Planner: luis.c.lopez@lacity.org 
 
LUPC Staff assigned:   Mehrnoosh Mojallali 
 
 

I. Detailed Project Description: 
 

Single family home with detached garage 
Convert existing mezzanine and portion of garage into ADU with roof top deck – 
 917 SF 

               
II. Motion: 

 
The Venice Neighborhood Council (VNC) recommends the City’s approval of the 
project at 1028 Pleasant View Ave, as proposed. 
 

Moved: Mark Mack 
Seconded: Sarah Wauters 
Vote:  8-0-0 (0 absent, 0 recused, 1 open seat) 
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III. Pros & Cons of Project:  Converting portion of garage to ADU 
 

            Positive aspects of project: 
Garage change to ADU contributes to existing residential density.  
 
The design of the existing garage at 1028 Pleasant View Ave is extraordinarily prescient, 
including sufficient height and depth to allow for future occupation on a mezzanine without 
diminishing on-site parking, maintaining a street frontage, transforming the alley into a 
novel urban form for Los Angeles -- the Lane or Mews, found in older cities on the east 
coast. (Philadelphia, for instance, has significant narrow streets that provide an exceptional 
quality of life, or in many cities in Northern Europe or the UK, where the scale of the Mews 
House is remarkably popular and very adaptable to a variety of living, and live-work 
scenarios).  
 
The Pleasant View ADU as proposed provides us with an exemplary long-life / loose-fit 
model for development that warrants serious consideration as a profound contribution to 
the urban context. The design, for an accessory dwelling unit, developed within an existing 
building envelope, is accomplished with ease. The internal stair continues to the roof, 
serving a terrace that affords the new unit some private outdoor space, a small urban room, 
self-contained, not overlooked -- secluded. Neither does the new ADU itself overlook the 
primary dwelling; new openings in the existing walls are carefully calibrated to 
maintain privacy. On the alley frontage, the building presents itself with decorum as a 
dignified addition to the residential fabric of the city. 
 
The care and attention given by the building owner and their architect should be 
applauded.  
 
It is significant that the existing garage structure meets the property line – this, in itself, 
serves as confirmation that the few notable examples of alley-facing structures in Venice 
that establish the property line, not a set-back, as a determining factor in relation to a 
nascent urban structure of secondary, narrow, streets, could be a definitive case study. 
 
Negative aspects of project:    
  
None noted. 
 
IV. Findings re. Entitlements:  
 

A. Coastal Development Permit (CDP)—Coastal Act & certified Land Use Plan (LUP) 
are standard of review  

 
1. Parking/Coastal Access—Assembly Bill 2097 must also be considered in the 

standard of review  
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Coastal Act Section 30252 states: The location and amount of new development should maintain 
and enhance public access to the coast by facilitating the provision or extension of transit 
service…and providing adequate parking facilities or providing substitute means of serving the 
development with public transportation 
 
            Applicant has complied with requirements. 
 

2. Scenic and Visual Qualities  
Coastal Act Section 30251 Scenic and visual qualities states: The scenic and visual 
qualities of coastal areas shall be considered and protected as a resource of public importance. 
Permitted development shall be sited and designed to protect views to and along the ocean 
and scenic coastal areas, to minimize the alteration of natural land forms, to be visually 
compatible with the character of surrounding areas, and, where feasible, to restore and 
enhance visual quality in visually degraded areas. 

 
            Applicant has complied with requirements. 
 

3. Cumulative Effect 
Coastal Act section 30250 (a) states: 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… 

 
            Applicant has complied with requirements. 

 
4. Protection of Special Coastal Communities  
Coastal Act section 30253(e) states: New development shall do all of the 
following…(e) Where appropriate, protect special communities and neighborhoods that, 
because of their unique characteristics, are popular visitor destination points for recreational 
uses.  
 
LUP Policy Preservation of Venice as a Special Coastal Community state:  
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Project adds to Venice’s social and architectural diversity. 
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Photos of existing:  
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Existing Site Plan: 
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Existing & Proposed Plot Plan 
 

 
 

 
 
  



Venice Neighborhood Council 
LAND USE AND PLANNING COMMITTEE 
PO Box 550, Venice, CA 90294 | www.VeniceNC.org  

Email: Chair-LUPC@VeniceNC.org 
 

 

 
Page 9 of 10 

 
It's YOUR Venice - get involved! 

 

Floor Plans: 
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Elevations: 
 
 

 
 

 


