Venice Neighborhood Council

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

Email: Chair-l UPC@VeniceNC.org

Land Use & Planning Committee (LUPC)

STAFF REPORT
Draft 07/09_2026

City Case No: DIR-2026-2447-CDP-MEL-HCA
CEQA Case No: ENV-2026-2449-EAF

Related City Case No(s): (not applicable)

Address of Project: 924 Victoria Avenue
Applicant/Property Owner: Janet & Paul Meyer

Applicant’s Representative:

Standard of Review:

Coastal Zone:

Brandon Welling / Eric Meyer - Morphosis

Coastal Act, with certified Land Use Plan (LUP) as
guidance (for CDPs)
Venice Community Plan

Other applicable State laws: Assembly Bill 2097 and

Density Bonus law, etc.

Single Permit Jurisdiction

City Hearing: Not determined

Email for City Planner: Luis Lopez (luis.a.Lopez@]acity.org)

LUPC Staff assigned: David Turnbull (davidturnbull.lupc@gmail.com)
I Detailed Project Description:

The construction of 2 SFDs & 1 ADU, to replace 1 SFD. The project sets out to be a
demonstration of principles set out in anticipated changes to the regulatory frameworks that
govern housing provision in Los Angeles and the State of California generally — specifically
a category characterised as the ‘Missing Middle’. These principles include small Ilot
subdivision, varied housing types especially small houses with gross floor areas of under
1000 sq ft, to a maximum of 1500 sq ft, and low-cost, low-carbon alternatives to prevailing
construction norms.

The serial arrangement of three small houses and patios, varying in height to address
Victoria Avenue and the Alley with consideration and care, with the central house as the
tallest, within a modest range of building heights, and the rigorous organisation of the plans
— in bands: vertical circulation, serviced zones (kitchen, bathroom, laundry), open, living
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room, bedroom, balcony, deck, and lateral communication outside, connecting all three
buildings with a gated passage from the Avenue to the Alley, incorporating space for cars,
establishes a model for similar developments in other parts of the city.

II. Proposed Motion:

The Venice Neighborhood Council recommends the City’s approval of the project at
924 Venice Avenue, as proposed.

Moved by XXX, Seconded by XXX
Vote: X-X-X (X absent)

*LUPC strongly supports this project and encourages the city planners to regard it as
paradigmatic, setting a standard for future projects that address the ‘Missing Middle’,
simultaneously making a contribution to ongoing efforts to the reduce the carbon impact
of housing construction.

II1. Pros & Cons of Project:

Positive aspects of project:

The project is exemplary as a contribution to the architecture of Venice and the
history of housing in the city. It is noteworthy as a project with exceptional antecedents,
including Frank O. Gehry’s Indiana Avenue Apartments, also three in a row. The
architectural conversation between each house at 924 Victoria Avenue recalls early modern
prototypes and serialism or minimalism in music, performance, art and architecture, from
the housing developments of Mart Stam and J.J.P Oud in Germany and the Netherlands in
the 1920s, to the choreography of Pina Bausch or the musical explorations of Steve Reich in
the late 20th century. Window openings, material surfaces, and roof profiles are associated
and dissociated rhythmically, as one composition and three, or three within one.

The sophistication of the plans and sections is matched by the lucidity of the
construction to achieve economical goals without losing visual and formal complexity. The
design also includes a variety of indoor / outdoor spaces, and a concomitant variety of
native planting, providing shade, holding night-time cool air and moisture, maintaining a
pleasant micro-climate at all times of the day and year.

Above all the project sets a standard for small houses and compound arrangements
as an entirely realistic, profoundly optimistic contribution to ongoing discussions city-wide
concerning housing density and neighborhood character.

Negative aspects of project:
None

1V. Neighborhood Outreach/Summary of Community Input:

Describe neighborhood outreach by Applicant’s Representative and by LUPC Staff
Member, in detail.

Not known
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Summary of Community Input

Favorable comments from Neighbors:
N/A

Concerns expressed by Neighbors:
N/A

Suggestions from Neighbors:

N/A

V. Findings re. Entitlements:

For your use in determining the entitlements, here is the link to the City Planning Prefix
(approving entity) and Suffix (entitlements) Report where you can look up the City Case
No. coding abbreviations:

https://planning.lacity.gov/resources/prefix-suffix-report

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

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

standard of review

Coastal Act section 30252 states:
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 non-automobile circulation within the development
4. providing adequate parking facilities or providing substitute means of serving the
development with public transportation

The project conforms with the Coastal Act and LUP policies for parking and Coastal
Access because it is located within easy reach of a variety of mass transportation options
on Lincoln Boulevard. Recent developments nearby have also taken advantage of AB
2097.

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 landforms, to be visually compatible with the character of surrounding areas,
and, where feasible, to restore and enhance visual quality in visually degraded areas.
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The project conforms with the Coastal Act and LUP policies for Scenic and Visual
Qualities because it is not only compatible with the character of the neighborhood — it
makes a positive contribution.

3. Environmental Justice Policy (if applicable)

The Coastal Commission’s Environmental Justice Policy states:
The Commission recognizes that the elimination of affordable residential neighborhoods
has pushed low-income Californians and communities of color further from the coast,
limiting access for communities already facing disparities with respect to coastal access
and may contribute to an increase in individuals experiencing homelessness.

Coastal Act section 30604(f) states:
The Commission shall encourage housing opportunities for persons of low and moderate
income.

Coastal Act section 30604(g) states:
The legislature finds and declares that it is important for the Commission to encourage
the protection of existing and the provision of new affordable housing opportunities for
persons of low and moderate income in the coastal zone.

Coastal Act section 30116 states:
Sensitive coastal resource areas” means those identifiable and geographically bounded
land and water areas within the coastal zone of vital interest and sensitivity. " Sensitive
coastal resource areas" include... areas that provide existing coastal housing or
recreational opportunities for low- and moderate-income persons. (Emphasis added)

The project conforms with the Coastal Act’s Environmental Justice Policies because it sets
out future possibilities for low cost housing in Venice.

4. 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...

The project is not very likely to create an adverse cumulative effect or an adverse
precedent for other similar projects because it sets an optimistic and positive standard
and could serve as an exemplar.

5. 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 states:

Policy 1. E. 1. General. Venice's unique social and architectural diversity should be
protected as a Special Coastal Community pursuant to Chapter 3 of the California
Coastal Act of 1976.

Policy 1. E. 2. Scale. New development within the Venice Coastal Zone shall respect the
scale and character of community development. Buildings which are of a scale compatible
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with the community (with respect to bulk, height, buffer and setback) shall be
encouraged. All new development and renovations should respect the scale, massing, and
landscape of existing residential neighborhoods. Lot consolidations shall be restricted to
protect the scale of existing neighborhoods. Roof access structures shall be limited to the
minimum size necessary to reduce visual impacts while providing access for fire safety.
In visually sensitive areas, roof access structures shall be set back from public recreation
areas, public walkways, and all water areas so that the roof access structure does not
result in a visible increase in bulk or height of the roof line as seen from a public
recreation area, public walkway, or water area. No roof access structure shall exceed the
height limit by more than ten (10°) feet. Roof deck enclosures (e.g. railings and parapet
walls) shall not exceed the height limit by more than 42 inches and shall be constructed of
railings or transparent materials. Notwithstanding other policies of this LUP, chimneys,
exhaust ducts, ventilation shafts and other similar devices essential for building function
may exceed the specified height limit in a residential zone by five feet.

Policy 1. E. 3. Architecture. Varied styles of architecture are encouraged with building
facades which incorporate varied planes and textures while maintaining the neighborhood
scale and massing.

The proposed project protects the Special Coastal Community status of Venice (see
above)

To be completed prior to VNC Board Meeting:

B. Mello Act (MEL)

C. Housing Crisis Act (HCA)

IMAGE FOR REFERENCE ONLY
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zoomin.../ zoom out

Victoria Avenue above
Alley below
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SITE PLAN

SCALE: 147= 10
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VIII. Floor Plans: (above & below)
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IX. Elevations: seriality & syncopation

mmmmmmmmm

1 UNIT G/ ADU I
1 LJ_ i | | — 1
] fortiyeting ‘
- # r”& s00e ‘
: T i
4 \
..... ~ , |
| 1 I
i &
= RE 5 i
GIE i
|| — — |
1 S
S | ¥
] L1
I b |
i N— R I\ebw
NORTH SITE ELEVATION
S T
@ ® @ [©)]
" ——— UNIT G/ ADU :
LA ”"” 5 !""'QT'f*l‘“??“
T w7 ; 7] 5
i B 1}
TEuf3 VLD 'g :
§:§ —d sk e : i B
5 E g ,‘ ADULEvVELY
| " | I=Em=m
i ! :

=a

e
o
| s

SOUTH SITE ELEVATION

Example: Unit A

|
4 UNIT A EAST

‘ e
i

< ) UNIT A WEST

Page 10 of 10
It's YOUR Venice - get involved!

( : UNIT A SOUTH




