Venice Neighborhood Council
LAND USE AND PLANNING COMMITTEE
PO Box 550, Venice, CA 90294 | www.VeniceNC.org
Email: Chair-LUPC@VeniceNC.org

Land Use & Planning Committee (LUPC)

Coastal Commission Case No:

Email for Coastal Staff:
City Case No:

CEQA Case No:

Related City Case No(s):

Address of Project:

Applicant/Property Owner:

Applicant:

Applicant’s Representative

Standard of Review:

Coastal Zone:
Coastal or City Hearing:
Email for City Planner:

LUPC Staff assigned:

STAFF REPORT

July 30, 2026

5-26-0094
Seth.Villanueva@coastal.ca.gov
DIR-2025-5757-CDP-MEL-HCA
ENV-2025-5758-CE
ADM-2025-5759-VSO-ADU-HCA
532-534 Santa Clara Ave ( 2 lots tied)
Morgan McMullin

Christopher Drake - 534 Santa Clara Ave
Apartments LLC

Mike Gross - Mike Gross Building Design LLC
Coastal Act, with certificate Land Use Plan (LUP)
Venice Community Plan and other applicable state
ADU laws

Single Jurisdiction

To be determined

Luis.Lopez@lacity.org

Mehrnoosh Mojallali

It's YOUR Venice - get involved!


http://www.venicenc.org/
mailto:Chair-LUPC@VeniceNC.org

II.

I11.

Iv.

V.

Detailed Project Description:

Construction of 7-unit new ADU's in a new 2-story, 4,996 sf apartment building in
the existing parking lot adjacent to a detached 4,800 sf, 2-story,

8-unit multi-family building with 16 parking spaces.

Proposing 6 to remain for adjacent existing 8-unit apartment building—5 in
existing covered parking + 1 open parking in setback.

Motion:

The Venice Neighborhood Council opposes the 7-ADU project at 532-534 Santa
Clara Ave because it challenges common sense, appropriating the State’s
definition of an ADU to create a stand-alone multi-apartment building that should
be subject to greater scrutiny by LUPC and the Venice community.

Moved by David Turnbull, seconded by Mark Mack. 6-0-2. (SW absent)

Pros & Cons of Project:
Parking, landscaping, and density

Neighborhood Outreach/Summary of Community Input:

Summary of Community Input

Concerns expressed by Neighbors: Numerous neighbors are opposed to losing
several of their parking spaces and the massive building.
Construction. 40 neighbors signed a petition opposing.

Suggestions from Neighbors: Deny project.

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

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
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Insert applicable LUP policies from Policy Group II Shoreline Access of the LUP and analyze
compliance:

The proposed ADUs are located in an existing developed area contiguous with similar
residential density at 534 Santa Clara Ave, the lot tied with 532 Santa Clara Ave.

No parking is provided for the 7 new ADUs due to AB 2097 coverage, but neighbor and
LUPC concern re access is the significant reduction in parking provided to existing
tenants of 534 Santa Clara Ave.

This proposed project is using the State’s new legislation for ADUs to create a stand-alone
multi-apartment building that should be subject to greater scrutiny by LUPC and the
Venice community. The ADUs are not at all connected to the related single-family
dwellings; thus, they are not truly accessory dwellings of the 8 apartment building units
on the adjacent lot.

As per David Turnbull, LUPC member:

First of all, Mehrnoosh has already pointed out the width, the narrowness of the gap
between the buildings, which requires upgrades from a fire protection point of view in
terms of the construction, but there's a bigger issue, which is not least that I find the
change in the procedure, which has happened very, very recently, which then allows
projects of this type to go directly to Coastal for approval, is really the crux of the issue.
And how a building of this scale could be considered as a collection of ADUs rather than
an apartment building is really just one where the terminology is being manipulated, in
my view.

And I'd agree with Wendell, that I think there's something very odd about this.

Whether it's legal or illegal is not the issue.

The issue is what is the cumulative impact on people's lives, and the impact on the
neighborhood as a whole. And what does this actively contribute in ways other than
simply providing a loophole through which a multi-unit development can take place,
with minimal oversight.

And I am disturbed by this on principle, and that's why, when the other ADUs came up,
one of which was an ADU taking over a rec room within an existing multi-family unit,
and the other example was one that was, strictly speaking, a detached ADU but also
where the ADU was of a scale which was almost as big as the parent house.

And development of those types and those scales was just passed through, without any
real investigation by the Coastal Commission. The planner did not visit the site and they
had no idea about the impact cumulatively or the density. None of the categories that we
would ordinarily use for an assessment, which include architectural quality, three-
dimensional issues, massing, materiality, landscape planning, and a host of
environmental and social impacts, were considered.

All of the ADUs reviewed by Coastal have been passed aside, brushed over, and from my
point of view, as a staff member of LUPC, I find that distressing.

I can't possibly put myself in a position where I can support a project of this kind without
it presenting materials which would match those that we would expect to see for a multi-
family apartment building of a regular kind that wasn't labeled ADU, ADU, ADU, ADU,
but that was actually a completely coherent standalone apartment building, which is what
this is.
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And if it were analyzed as such, we would have a significant impact on the decision-
making process, and we would also have seen considerably more material, which would
have allowed us and the residents of adjacent buildings and members of the Venice
community at large to comment in a knowledgeable way.

At the moment, the materials seem to me to be obfuscatory, the language is confusing, the
imagery is incoherent, and it's troubling and problematic for all those reasons.

I have nothing to add at this point, but I think that there is a major issue that we face,
which is that this tiny... this little... what apparently is a small change in ADU housing
policy is leading us into a situation where we have become powerless. And I don't think
that is LA City's intention. Their Missing Middle LA Planning Group is very clear about
what is good and what is not good about the complex subdivision of existing parcels.

And so, I would like to urge that we find a way of pausing and taking some time to look
at this much more carefully and have a more significant discussion with both Coastal and
the City.

The Missing Middle LA Planning Group actually has had a number of public meetings.
The most recent one was the penultimate public meeting leading towards the adoption of
principles that I believe would actually not allow this project.

And so, I would like to move that this application is denied so that the VNC Board can
review it, and then we can send our recommendation to Coastal and open a conversation
with the Missing Middle LA Planning Group and with the state in order for them to
provide clarification for us as Neighborhood Councils, not just Venice but all the
neighborhood councils in the City, to provide us with the reassurance that we will get to
review these things, projects that are of a sufficient complexity and have a cumulative
impact that is noticeably problematic.

We don't so much ask to put this on hold, but rather we advocate denial at this point so
that the conversation can continue with Coastal, the City, and the State.

And so, I have a very simple point here, which is that I would like to ask for a motion to
deny the project at this address with its seven nominal ADUs.

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
areqs.

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.

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.
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LUP Policy Preservation of Venice as a Special Coastal Community states: Policy I. 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 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 7 ADUs will be in a separate apartment building, on two levels, on 2nd lot
area, 532 Santa Clara Ave.

The sheer excessive lot coverage of the two tied lots and significant density do not
conform with the Coastal Act sections 30251 and 30253. The reduction in existing parking
for 534 Santa Clara Ave does not conform with Coastal Act section 30252.

B. Density Bonus Act (DB): N/A

C. Conditional Use (CU) cite LAMC CU Section: N/A

D. Mello Act (MEL): N/A

E. Housing Crisis Act (HCA): N/A

F. Priority Housing Program (PHP): N/A

G. Add any other applicable entitlements here, such as SPPE (Specific Plan Project
Exception), ZAA (Zoning Administrator Adjustment), etc: N/A
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Case Summary & Documents

Case Number Ordinance Zoning Information CPC Cards

ZA Cards

Case Number: DIR-2025-5757-CDP-MEL- Format: AA-YYYY-1234 Example: ZA-2011-3269

Case Number:

CaseFiled On:

Accepted For Review On:
Assigned Date:

Staff Assigned:

Hearing Waived [ Date Waived : No

Hearing Location:

DIR-2025-5757-CDP-MEL-HCA
10/15/2025
N/A

Approved Documents ( Initial Submittal Documentg,

0 Initial Submittal Documents found for Case Number: DIR-

Dt MEL-HCA

10/28/2025

Luis Lopez

Type Scan Date

No Initial Submittal Documents Found

Hearing Date N/A
DIR Action:
DIR Action Date: N/A
End of Appeal Period: N/A
Appealed: No
BOE Reference Number:
Case on Hold?: On Hold
Primary Address

Address CNC |CD

532 E SANTA CLARA AVE 1-7

View All Addresses

Project Description:
Requested Entitlement:
Applicant:

Representative:

Veﬁice CD M1 \\Y\ QM 0:\(/’\’ ‘OMMK

CDP-Mello determination for construction of 7 new ADU's in a detached 4,996 SF, two-story building.

——

CDP-Mello determination for construction of 7 new ADU's in <a. detached 4,996 SF, two-story building.

Christopher Drake [Company: 534 Santa Clara Avenue Apartments LLC]

Mike Gross [Company: Gross Building Design LLC]
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

SOUTH COAST DISTRICT OFFICE

301 E. OCEAN BLVD., SUITE 300

LONG BEACH, CALIFORNIA 90802-4830
VOICE (562) 590-5071
WWW.COASTAL.CA.GOV

May 14, 2026

2" APPLICATION STATUS LETTER -
INCOMPLETE

534 Santa Clara Ave Apartments LLC
Conor McMullin

11693 San Vincente Blvd. #452,

Los Angeles, CA 90049

RE: Application No. 5-26-0094
Dear 534 Santa Clara Ave Apartments LLC and Conor McMullin:

Your Coastal Commission application is incomplete and cannot be filed or processed
until the following items have been received:

1. Applicants and Authorized Representatives. Staff previously requested
identify the person(s) authorized to sign for 534 Santa Clara Ave Apartments LLC
and the evidence of that person’s legal authority to act on behalf of 534 Santa
Clara Ave Apartments LLC. The CDP application still states that Conor McMullin
is associated with the applicant, 534 Santa Clara Ave Apartments LLC, and
Christopher Drake has authorized Guy Lipa as a representative of 534 Santa
Clara Ave Apartments LLC. However, there is no evidence to support that
Christopher Drake or Conor McMullin have the legal authority to authorize the
listed agents. Please provide evidence that Christopher Drake and Conor
McMullin have legal authority to act on behalf of 534 Santa Clara Ave
Apartments LLC. Please confirm that the authorized representative of 534 Santa
Clara Ave Apartments LLC has authorized Mogan McMullin and Guy Lipa in
Section VIII of the CDP application as this application’s representative. In
addition, please fill out page 1 of the CDP application to provide the contact
information for Guy Lipa.

2. Appendix D. Staff previously requested Appendix D be completed. However,
Appendix D was not completed by the applicant or authorized representative. In
addition, the project description was not finished in the space provided. Please
resubmit Appendix D with the appropriate signatures and project description.

3. Local Sign-Off. Staff previously requested Appendix B be filled out by the local
government. However, the information provided in the Appendix B appears to be
for a different project located at 624 Santa Clara Ave in Venice for the applicant
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Angela Gross. Please provide Appendix B of the CDP application filled out by the
local government for the subject project.

. Archaeological, Tribal Cultural, and Paleontological Resources. Staff
previously requested information describing the potential for the site to contain
archaeological, tribal cultural, and paleontological resources in the form of
current and past archaeological/paleontological surveys of the area, records and
reports from the California Historical Resources Information System (CHRIS),
and/or boring logs and a site cross section showing the soil types at various
depths throughout the site, and if there was fill (sometimes “artificial fill’) onsite,
to provide information about the source of the fill, if available. However, the
response states that the site is not within or near a known archaeological,
paleontological, or historic site without supporting evidence. Please see above
for ways to demonstrate the potential for archaeological, paleontological and
tribal cultural resources to exist on the site.

. Parking and Public Access. Staff previously requested a parking study that
evaluates the expected parking demand and whether the existing on-site parking
supply is sufficient to accommodate it. However, the response only confirms the
number of parking spaces to be provided with the design of the project. The
response did not evaluate parking demand and whether the proposed on-site
supply is adequate. Please provide a parking study and include alternative
strategies to address the resulting public access impacts, if any, such as a
Transportation Demand Management Plan (TDMP) or other mitigation measures.
Furthermore, please confirm whether the six parking spaces associated with the
multi-family residential building are legally conforming or non-conforming parking
spaces.

. Construction Access and Staging Plan. Staff previously requested a
construction access and staging plan that illustrates the limits of the construction
area, as well as any public right of way or public parking that will be impacted
during construction and the location of any proposed temporary fencing. Please
confirm whether any public parking spaces would be impacted and where any
temporary fencing is proposed.

. Permit History. Staff previously requested copies of past City and/or Coastal
Commission coastal development permit(s) associated with both lots. The site
history indicates that the site received a CDP from the City (CDP 80-48). Please
reach out to the City’s Planning Department and Records Unit to retrieve these
documents. If the City, is unable to find these documents, please have the City
provide written confirmation that these records cannot be found.
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8. Lot Line Adjustment. As noted in your response, no lot line adjustment is
proposed for the two lots. Please provide a title report and explain how the seven
proposed ADU units could be approved under state law without a primary
structure on the subject lot. In addition, please confirm whether an access
easement is required for the two lots and, if not, provide justification. A site
survey was provided, but it is unclear where the existing multi-family structure is
situated in relation to the lot lines of both lots. On the existing site survey, please
demonstrate the property line for both lots or submit a new site survey of both
lots to show the structures and lot lines.

9. Copies. Please provide a digital copy and a hard copy of the above requested
items. Please note that items requesting plans require two hard copies. Please
fold any hard copy plans. Please complete each of the above items and submit
one response to this letter.

Please do not limit your submittal to the above-mentioned items. You may submit any
information which you feel may help Commission staff gain a clear understanding of the
scope of your project. Upon receipt of the requested materials, we will proceed with
determining the completeness of your application. Thank you for your attention to these
matters. We look forward to working with you. If you have any questions regarding your
application, please contact me via email at Jennifer.Doyle@coastal.ca.gov.

Sincerely,

DocuSigned by:

Jonifur 00(1&/
C337BF42CC61413...

Jennifer Doyle
Coastal Program Analyst
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PROPOSED ADU'S

532 E. SANTA CLARA AVENUE, UNITS 1-7

VENICE, CA 90291
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SHEET INDEX ‘ BUILDING DATA
PROPOSED ADU ADDRESS: 532 E. SANTA CLARA AVE., UNIT 1-7
ARCHITECTURAL SHEETS STRUCTURAL SHEETS ELECTRICAL SHEETS VENICE, CA 90291
A-0 COVER SHEET S1 NOTES E-0 COVER SHEET EXISTING ADDRESSES: 1301 S. 6TH AVE.
A0 GENERAL NOTES S2 NOTES E-1 SINGLE LINE DIAGRAM VENICE, CA 90291
A, CAL GREEN NOTES S3 FOUNDATION DETAILS E2 TOAD CALCULATION & PANEL SCHEDULE
A0 SITE SURVEY S5 SECOND FLOOR FRAMING PLAN E3 SITE PLAN SUGT0E SASTA CLARA AVE.
A0.4a BUILDING FLOOR AREA S6 ROOF FRAMING PLAN E4 POWER&LGHTNGPLAN |
A-0.4b ALLOWABLE FLOOR AREA sz STRUCTURAL DETALLS APN 4239-028-001 & 4239-028-022
A0 BUILDING RECOR
& BUILDING REGOR PLUMBING SHEETS TRACT NO. OCEAN PARK VILLA TRACT NO. 2
A OT TIE COVENA MECHANICAL SHEETS P-1.0 LEGEND, ABBREVIATION & NOTES BLOCK: R
A-0. ETHANE P-1.01 SPECIFICATIONS
ﬁ- . E ': E LEGEND, SYMBOLS, SHEET INDEX P-1.02 SPECIFICATIONS LOT NO. 1&2
-0.10 HANE SPECIFICATIONS P-1.10 SCHEDULES & DETAILS
A0.11 ETHANE . EQUIPMENT SCHEDULES P10 ATER & SEWER DIAGRAMS ZONING RD1.5-1
A-012 | PRELIMINA 2. ECHANICAL DETAILS -2.20 ST FLOOR PLANS TYPE OF CONSTRUCTION: V-N (V-B) NFPA13D SPRINKLERED
AT SITE PLAN 2. ECHANICAL 1ST FLOOR P-2.30 ND FLOOR PLANS
A-2.0 PROPOSED ADU FIRST FLOOR PLAN ECHANICAL 2ND FLOOR .40 TTLE 24 OCCUPANCY: HOUSE: R-3
AD.1 PROPOSED ADU SECOND FLOOR PLAN ECHANICAL ROOF PLAN
A-2. PROPO X TITLE 24 BUILDING AREA: EE% 4,800 SQFT
A30 ADU ELEVATIONS N) 7-UNIT ADU'S: 4,996.6 SQFT
A3.1 ADU ELEVATIONS
AT EXISTI SITE AREA: 5,200.4 SQFT (534 E, SANTA CLARA) + 5,005.1 SQFT
Ado SECTIONS (838 E. SANTA CLARA)
A5.0 SCHEDULES LOT COVERAGE: 38.6%
A6.0 DETAILS 2,082.7 SQFT / 5,384 SQFT = 38.6%
A7.0 ACCESSIBILITY DETAILS ARCHITECTURAL SYMBOLS NOTES AX ALLOWED: 2,614.87 SQFT PER SLOPE BAND
LAl ﬁggggg:g}tm Bgﬁ:tg ALLOWABLE FLOOR AREA: LOT AREA WITHIN SETBACKS = 6,865.2 SQFT
- THIS PROJECT IS 100% PRIVATELY FUNDED. BUILDABLE AREA: 3 x 6,865.2 SQFT =
NORTH ARROW THERE ARE NO TAX CREDITS OR INCENTIVES RECEIVED. 20,595.6 SQFT
THIS IS NOT PUBLIC HOUSING.
VICINITY MAP HILLSIDE: NO
I SPECIAL GRADING AREA: NO
. o) SECTION MARKER
& s o EXISTING SITE HAS NO PROTECTED TREES AND/OR SHRUBS PER VHFSZ: NO
S = o LAMC 17.02.
*© W zI's: Z1-2406 DIRECTOR'S INTERPRETATION OF VENICE
y SPECIFIC PLAN AND SMALL LOT SUBDIVISION
PO . ) ; (1) ELEVATION MARKER ORDINANCE
. N
JThese Z1-2452 TRANSIT PRIORITY AREA IN THE CITY OF
LOS ANGELES
Inte ; WINDOW CALLOUT
eoffasVenice © 21-1874 SPECIFIC PLAN: LOS ANGELES COASTAL
TRANSPORTATION CORRIDOR
> Gjelina ’
\@v "Cla cp Caty Alhap, q$ Z1-2273 SPECIFIC PLAN: VENICE COASTAL ZONE
ity %, 4ve /\ DOOR CALLOUT
& < % EXISTING PARKING SPOTS: 6 COVERED GARAGE SPACES + 10 UNCOVERED
S ; s o SPACES
PROJECT ADDRESS:
532 E. SANTA CLARA AVE. SCOPE OF WORK PROPOSED PARKING SPOTS: NO PARKING REQUIRED PER AB 2097.
UNITS 1-7 ROOM NUMBER 6 COVERED AND 5 UNCOVERED SPACES PROVIDED,
VENICE, CA 90291 NOT TO SCALE
PROPOSED NEW 7 UNIT, TWO-STORY, ADU BUILDING. FRONT YARD SETBACK: 15-0" REQ'D (18-6 1/2" SETBACK
EACH ADU IS 713.8 SQFT PER STATE CPDE ADU # GC 66323(a)(4). PROVIDED)
PROJECT TEAM ADU BEING DESIGNED FOR RESIDENTIAL CODE AS AN ADU SIDE YARD SETBACK: 4-0" REQ'D (40 1/2" SETBACK PROVIDED)
MECHANICAL, ELECTRICAL | TOWNHOUSE.
OWNER DESIGNER CONTRACTOR STRUCTURAL | b MBING & TITLE 24 STREET SIDE SETBACK: 4-0" REQ'D (45'-4" SETBACK PROVIDED)
534 Santa Clara Apartments, LLC | Gross Building Design TBD Sigma Design Nalser Engineering REAR YARD SETBACK: 4-0" REQD (80" SETBACK PROVIDED)
Mike Gross 336 N. Central Ave.
14913 Longbr h Dr No.9
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P:323.474.9500 P:818.548.0112
E: mike@grossbuilding.com E: hovik@sigmadsgn.com
angela@grossbuilding.com ALL NEW CONSTRUCTION MUST BE ALL ELECTRIC.
ALL APPLIANCES WILL BE ELECTRIC AND GAS-FUELED COMPONENTS
ARE NOT ALLOWED.
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SHEET 1 OF 1 SHEET

RGT=0F-AY e

ALTA. /NSP.S
LAND TITLE SURVEYS

T
PREPARED B° TITLE EXCEPTIONS: (APN: 4239-028-001)
< L 6TH AVENUE he LAND SURVEYC THE FOLLOWING STATEMENTS AND MATIERS, AS DISCLOSED IN FIRST AMERICAN PRELIMINARY TITLE REPORT ORDER NO.
%& e g c/l A VA GB00545, WIH EFFECTIE DATE OF SEPTEMBER 12, 2055, AFFEGT THE SUBLECT PROPERTY AND USE OF THE SAME
© 150w e B
of  wewwew Nt < o s R T T 1 AGERS LETED B . XGPS 10 CORRAGE ST & S
: N % g o 1

ENAL: SAVGTHELANDSURVEYOR.COM
PER CEFD 108-145/1384

e

4 SUBSIRFAGE OL MO GAS LEASE EECUTED B MATY QUROCE, A WOOW 4S LESSOR AND STANOATD O, SoUPAY. 0F
ORDS,

| ! . CALECR, A CORRATEN 45 ESSE. HECOROED EGRUARY 3, 1965 A BOCK 175, PAGE 400 O o7
SURVEYOR'S CERTIFICATI THE MND LYING BELOW A DEPTH OF 500 FEET FROM THE SURFACE. YHEREOF‘ NTHOUT THE RIGHT OF SURFACE
L 2 g g T (or FLoTE)
4 3E Sie 213 TO:  SUZANNE ROBERTS, TRUSTEE OF THE SUZANNE ROBERTS REVOCABLE TRUST
& E s i TS Ui, ENCUMBRACES OR OTHER NATIERS AFFECTING THE LEASEHOLD ESTATE, WHETWER CR QT SHOMN
i — 5 i — : — S 15 T0 EQTY AT S Wi O PAT A0 HE SUREY O WG T 13 SASED JESE K I ACCORAICE BY THE PUBLIC REGIRDS.
NGRETE GURE - CONGRBTE Gl s Pl g i WTH THE 2021 MINMUM STANDARD DETAIL REQUREMENTS FOR ALTS URVEYS, 00
1 v'J = ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 7. 1‘ ‘. 5‘ E(AJv 8(8), 7(A). 7(8)1). 7(C) (D) AN AGREEMENT CR COVENANT TO HOLD LAND AS ONE PARCEL RECORDED NAY 02, 1983 AS INSTRUMENT
T WRE = } i B9, 10, 13, 16, 17 AND 16 CF TABLE A THEREOF. THE FIELD WORK Wa$ COMPLETED GN JULY 14, 2023 NO. 83488573 OF OFFICIAL RECORDS. (BLANKET I NATURE)
LNDSCHPE AFEA ONTE oF WA _ (D) ANY FAGTS, RIHTS, NTEFESTS OR CLAINS WHCH NOULD BE DISCLOSED BY A CORRECT ALTA/NSPS SURVEY
| (hor FLOTIARLE)
3 NNy S + (&) RIGHTS OF PARTIES IN POSSESSION (NOT PLOTTABLE)
Zee g “ Eﬁcm‘j,ki;mmmm soele E{""QI J coycRER SoEwLx T —
M " 3 T 1 1568 > PLS B269 S 028
3 19 *%? i TET=OFRAY TRE TITLE EXCEPTIONS: (APN: 4239-028-022)
S W BV 0? i
\_g - . HE FOLLONNG STATENENTS AND WATIERS, AS DISCLOSED I FRST ANERICAN FRELMINARY TILE REPORT CROER NO.
‘ k rs.m\ Cwcy e e R - : ) oo w\ RS \OTES TS0 W R AT o SEE T T 555 AFECT i SIS FROPERTY A U O T S
l LADSCAPE ARE = T VTN 16 — THERE ARE NO OBSERVED EVDENCE CF CURRENT EARTH HOVING WORK, BULDKG CONSTRUCTON R T4 o T3 (O REFER To THE TEM NUUBERS LITED N THE EXCEFTONS To COERAGE SECTIN OF SAD
| - N | BLDNG ACDIONS O THE SUBMECT PROPERTY
50 XJ\ FE=T880. 107,37 TSR 3 3 v - A
. . R X EERRARONNL N " o ITEM 17 — THERE ARE NO PROPOSED CHANGE IN STREET RIGHT OF WAY LINES AND AVALLABLE FROM THE
% | 25 g R R RRREORR T A SUBSURFACE OL WD GAS LEASE, EXECUTED BY WARY QUIROGE, A WDOW AS LESSCR AND STANDARD OL COUPANY OF
K 3 Ww S . Al QNG WRISDTON THERE ARE N BSERIED ENOEE OF RECOT STREET G SDEWALK O B e o, Shi o O et
X 0 e LAY KFFECTINC THE LAND LYING BELON A DEPTH OF 500 FEET FRON THE SURFACE THEREOF, NTHOUT THE RIGHT OF SURFACE
| Q ma ST e AU & 1301 6T AN W‘> “W i e RUOMNNIN TR, (NOT RLOTTAGE)
w 8 PN 4235-028-001 W BE A Hd, §< FrESIT1 QWNER OF RECORD: DEFECTS, LIENS, ENGUMBRANGES OR OTHER NATTERS AFFECTING THE LEASEHOLD ESTATE, WHETHER CR NOT SHOWN
2 % e S TR \) 2. St N SUTAE FOEETT, TRSTE 0 THE SUZANE ROGERTS REVEARLE TRST Y HE PUBLC RECIRDS.
z SRS M&ém SRR g gl P E N O (5 A AR G COIAT 10 LD LAD A O PARGEL ECOHED NAY 3, 1963 45 TGN
> ?{\)EX\ST\NG TWO STORY. APARWENT BU\LD\NG’S T gl N 8 (GELES, ©A NO. 83-485573 OF OFFICIAL RECORDS. (BLANKET I NATURE)
<3 18 S B Bl \ 2 X
& & EU\LRD‘\DNB(‘.E HEEL\G:{‘TSZ:{S or X L O\ ERQPERTY ADDRESS: (B) WATER RICHTS, CLAMS OR TITLE TO WATER, WHETHER OR NOT SHOMN BY THE PUBLIC RECORDS. (NOT PLOTIABLE)
=¥ - 3 3 } g JULDNS HEH ,\.W.W,z S R % A JAF I\ e s qum e
<y ly 3 SRR X RN 3 R RRRRRIRRS e = N\ 5 S s oo LEGAL DESCRPTION: (APN: 4239—028-001)
e Y ] S Q&&g R 2R 33 @\xgg‘%&)\, S O g N\ S v 56 2602
iz R R R R W] \
(SR & EN § N % %gxsﬁxg% & @ @@%&@ R : il K 550 s e w0 130 .57 A TE LAND REFERRED T0 HEREIN BELOW S STUATED N THE GITY OF LOS ANGELES, GOUNTY OF LOS ANGELES, STATE OF
< = JA%\ o5 % w géé:i 3 % R ?@// X g&%@ SRR vl <P \ 105 ANGELES, CA B02¢ ‘CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:
2 -~ FIT S -‘“*‘(“‘ %‘3 RIS R 3 - - o N <3 APN: 4239-028-001
= 9 R M N S ol o R e e K I\ LOTS 1, BLOEK " GF OCEAN PARG VLA TRACT N0, 2 N THE T OF LOS ANGLES, COUNTY OF LUS ANGELES, STTE
Z s 3 i = PREPARED FOR: OF CALFORNA. AS PER AP REGORDED N BOOK 4 PAGE 42 OF NAPS. N THE CFFCE OF THE COUNTY RECORIER OF SO
3 w1 i N — Moz | 2
o Lafl 2 8 . I ER=t \3] 80 IRAKE
e Db E =H \ TRA REAL ESTATE GROLE, INC.
e E E iy G i 4 % \ I} 3101757797 @ LEGAL DESCRIPTION: (APN: 4239—028-022)
B Y S 1 NG/SPACE 150t | N N\ AREA SUMMARY: REFERRED T0 HEREI BELOW IS SITUATED IN THE GITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF
3 IR N s 2 3 \ AREA SUMMART: CALFORMA, 0D 1 OFSCRBED A8 FOLLOYS
g A NN \
Eoap AFPHALT RAVENE 0% DO\ TOTAL LAND MR 1022348 50. FT. 0 0235 ARE LOT 2 BLOOK "R OF OGEAW PARK VLA TRACT N0, 2. N THE GIY G LOS ARGELES, COUNTY F LOS AUGELES, STATE OF
] . 52 1822 0n s | B4 CALICRIA, AS PER AP RECORDED IN BOOK 4, PAGE 45 OF NAPS, N THE OFFICE OF THE COUNTY RECORDER OF SAD
N " 2 2 82 ! ] VRl BULDNG (BXTEROR FOOTPRNTS): 305805 52, 1. Fa
- S s - i
I A I " . PARKING SUMMARY:
B ] Lor2 jﬂ EE BASIS OF BEARINGS:
X BLOC! F RecuR PARNG SACE 10
[ s s - E . GR GARAGE SPACE 6 HE BEARINGS SHOW HEREON ARE EASED ON THE CENTERLNE BEARING OF 6TH AVENLE BENG N 32167 19° W,
3| S e OCEAN PARK VILLA TRACT No, 2 28 3] i TOTAL NO. OF PARKING SPACES: 16 PER PUFB 1014/ 685-666
£l MB, 4/48 150 150 g sa FNI
HE 121 i § FLOOD ZONF INFORMATION:
g% | lpd Nuw ™ B 534 E, SANTA CLARR AVENUE B BASIS OF ELEVATION:
E # AP 4238-028-022 e &~ SAD SURVEVED PROPERTY 15 LOCATED WIHIN AN AREA HAVING A ZONE DESGNATIN X BASED ON THE US. SENCHMARK 10 1501210
R 3 o OEPARTUENT OF HOUSING ARD URGA DEVELOPNENT. FEDERAL NSURAICE ADUNSTRATIN FLODD HAZA AR 10 15012
éw Ely EAc 06 WAL AT OWNER OF RECORD. REFER TO SHEET 1 e Bl A 3 BONDARY M2, COULNITY RUMBER 50137, AP RUNBER 0G037C17526 ‘REVEED APRL 2. 2021 N LOS SEATON 13767 FE o
s o " =4 G ANGELES CalN v, STATE G CALPCRNA, WHICH 1 THE CURRENT FLOGD NSURMCE RATE MAP FOR' TiE
LA bt g o %mgs ® g( = ANCELES COLNTY, STATE OF CALPCRIA, Wi S THE U DESCRRTION: WRE SPKC 461 N OF N CURB SAN JUAN AVE: 216°T E OF BC RET £ OF 6TH AVE AT NE CORNER CB
P N R S R = CONGRETE, BLOCK VALL | I =
s i ST 2 % ZONNG INFORMATION: Lecon
s - L — EE]
] J R LoT LULHHIMDMIN LR B2 (NFORMATIO BY PLANING DEPARTMENT, GITY OF LOS AVGELES) AEN ASSESSORS PARCEL NMBER
;-/ e 5 N N\ e N\ L, N\ o B ZEgE A CETERINE
BN N\ aLod \ 28 N\ (SRR 2o RESTRICTED DENSITY NLTPLE DELLNG ZONE, F01.5-1 a5 Sreto B,
b N EXISTING ONE STORY HOUSE N\ OCEAN PARK VILLA TRACT NO. \ X A = g 3 GO CONGEETE SLOD WAL
3| b \ RIDGE EL:32.27' N M.B, 4/48 \EEER | 98>x 5d&s PLAN LAtD UsE LoW NEDIUM 1 RESDENTAL COR CoRNER
£ \ N \ A §T@xs sz E3 ot Recie el
& B \ N\ 590 . SANTA CLARA AVENUE \ Z&¥ N\ | mET s BASTG USE: APARTIENT [
g |+ i N N\ AP 4255-028-023 \ N i < 2 g By oo
g Bl \ \ Y N\ i T B CENSITY REGURDHENT: siEm
2 i OWNER O RECORD: BESHKOY, NKOLAY - N\ H 5T STALSHD
1sg6al | e, s & : = & EAB DECTRCAL CABNET
1 lls .
b 5 i =z MAXHUN BULDNG HEGHT: 45 FEET Eal
= A FLON LINE.
\ | u FFE FINSHED FLOGR ELEVATION
! i 3 PARKIG REQURENEN 1 SPACE PER LN < 3 HABTABLE RODUS A S
| 1.5 SPAGES PER UNT = 3 HABIABLE ROONS
Ell i 5 SOACES PER UNT > 3 WABTABLE ROOUS G CARACE FINSIED ook ELevTON
i1 : UNCOVERED 1 SPACE EACH GUEST ROOM (FRST 31) L&TAG LEAD AND BRASS TAC
8| | NE MAP_BOOK
H NLY  NORTHERLY
4 i BUILDING SETBACK REQUIREMENTS NELY  NORTHEASTERLY
| | WY NRTHHESTERLY
w FRONT YARD o/s OFFET
g P PROERTY LN
E THERE SHALL BE A FRONT YARD OF NOT LESS THAN 16 FEET IN DEPTH o E:Eaxgm/vmwcmu
e
2 ‘SIDE YARD. PPSL  POWER POLE AND SWEU LIGHT
PG PUBLC WORKS FELD 800
g K5 L 0 U 1SS T W 1 0 0 . P AL gl
H SOE AT O EAG S O SAD BULDNG 0 NOT LEs i I FEET, OGP T ks T LOT 1 1295 Sy SOUTMSTERY
i SOTEET N WOk, he S VA W i ey 1o 5 T W Lor T i No EvarT I Do
L omoesrry e \ESS oA THRER FEET N NG, FO A SULDMG MOTE T To SORES. I REKIT N TE 7015 0 2 oo
EONES “ON Fobr SHALL 5 ADDED 10 T MR G SUc TARD FOR gk Ao 3 PR
SE5 STORT BUT N NO EVBNT SHALL X SOF TAD CF WORE A 1 FEET I\ WO 5 REQURED: Wiy Wy
[/ auons owesa
8EaR var
THERE SHALL BE A REAR YARD OF NOT LESS THA 15 FEET N DEPTH.
BULDING HECHT NOTE:
BULDING HEGHT VAS WEASURED FROM LOVEST (RADE (1559) AT GROUND (KT NORTHVEST CORNER OF BULDIG) TO
HGHEST RDGE (4153)
GRAPHIC SCALE
VOMAENT NOTES:
(v FEET )
1mch = 10 feet FOUND LITAG RCE 151607 AT 202 0/S NWLY AND 0.08' 0/S SWLY ON P/L PRUD. PER PAFB 1014/ 685686
FOUND LATAG *RCE T5180" AT 2.3’ 0/S NVLY AND 005" 0/S SHLY ON F/L PROD, PER PYFB 1014/ 085-63
FOUND LATAG “RcE 1SIS0" AT 137 0/ NELY ON /L. PROD., NO REFERENCE
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% X
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C d 3
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z |
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GENERAL NOTES:

WALL AND SYMBOL KEY

1. The construction shall not restrict a five-foot clear and unobstructed access to any water or ] ] AL N
power distribution faciliies (Power poles, pull-boxes, transformers, vaults, pumps, valves, e 5016 50 e ur
meters, appurtenances, etc.) or to the location of the hook-up. The construction shall not be o1 e e e B
within ten feet of any power lines - whether or not the lines are located on the property. Failure = NEWI TR FIRE RATED WAL z o
to comply may cause construction delays and/or additional expenses. Vo

2. Anapproved Seismic Gas Shut Off Valve or Excess Flow Shut Off Valve wil be installed on ]
the fuel gas line on the down-stream side of the utlitiy meter and be rigidly connected to the ] ] -
exterior of the building or structure containing the fuel gas piping. (Per Ordinance 170,158 and [a) T
180,670) (Includes Commercial additions and Tl work over $10,000.) Separate plumbing V5
permit required. z &

3. Provide ultra-flush water closets for all new construction. Existing shower heads and toilets o
must be adapted for low water consumption. 8

4. Provide (70) (72) inch high non-absorbant wall adjacent to shower and approved shatter ! ' 3
resistant materials for shower enclosure. (1209.2.2, 2406.4.5, R307.2, R308.4) o

5. Water heater must be strapped to wall. (Sec. 507.3 & LAPC)

6. Sprinkler system must be approved by the Mechanical Division prior to installation.

7. Afire alarm (visual and audible) system is required. The alarm system must be approved by
the Fire Department and Electrical Plan Check prior to installation. (LAMC 57.122) ] '

8. Carbon Monoxide alarm is required. (915.4, R315) l l
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WALL AND SYMBOL KEY

GENERAL NOTES: [} ] — AL o
RSB - 1w S1C 50 -1 50 PR & 2
1. The construction shall not restrict a five-foot clear and unobstructed access to any water or < \BW | 1. FIRE RATED WAL z
power distribution facilfies (Power poles, pull-boxes, transformers, vaults, pumps, valves, Se
meters, appurtenances, etc.) or to the location of the hook-up. The construction shall not be Ve
within ten feet of any power lines - whether or not the lines are located on the property. Failure \ ' Lo
to comply may cause construction delays and/or additional expenses. oy
2. Anapproved Seismic Gas Shut Off Valve or Excess Flow Shut Off Valve will be installed on 5
the fuel gas line on the down-stream side of the utlitiy meter and be rigidly connected to the Vo
exterior of the building or structure containing the fuel gas piping. (Per Ordinance 170,158 and Z Vl}‘)
180,670) (Includes Commercial additions and T work over $10,000.) Separate plumbing o
permit required. ' ' =
3. Provide ultra-flush water closets for all new construction. Existing shower heads and toilets 35
must be adapted for low water consumption. 2
4. Provide (70) (72) inch high non-absorbant wall adjacent to shower and approved shatter
resistant materials for shower enclosure. (1209.2.2, 2406.4.5, R307.2, R308.4)
5. Water heater must be strapped to wall. (Sec. 507.3 & LAPC)
6. Sprinkler system must be approved by the Mechanical Division prior to installation ] // ]
7. Afire alarm (visual and audible) system is required. The alarm system must be approved by 1 Z 1
the Fire Department and Electrical Plan Check prior to installation. (LAMC 57.122) KEY PLAN
8. Carbon Monoxide alarm is required. (915.4, R315) O S 15 10
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July 8, 2026
Public Comment for LUPC meeting:

I’'m commenting on behalf of at least 50 longtime homeowners and renter
family residents, we are all vehemently opposed to an illegal mess of a
massive construction project application to rip up our back parking lot in
order to build 7, ADU’s at 532 Santa Clara Ave.

Everyone in our neighborhood who hears about it is really upset about the
possibility of this construction taking place. We’ve written a letter which 50
residents have signed thus far asking the California Coastal Commission
and the LA City Planning Commission to deny the Applications.

The applicant is proposing to construct a single 4,996 square foot building
containing seven dwelling units on a vacant 5,400 square foot lot and
labeling all seven units as Accessory Dwelling Units. This proposal
misapplies state ADU law. California Government Code § 66313 and the
HCD ADU Handbook clearly define an ADU as a residential dwelling unit
located on the same lot as a proposed or existing primary residence. But
our current parking lot that has no existing residence, these seven units
cannot legally be classified as Accessory, there’s no structure for them to
be accessory to. What the applicants are actually proposing is a seven-unit
multifamily apartment building. This use is not permitted on this parking lot
under the City’s RD1.5 zoning, which allows a maximum density of one
dwelling unit per 1,500 square feet of lot area. Labeling the entire project as
ADUs to bypass local zoning and Coastal Act requirements is ignorant,
fraudulent and illegal, they’re misapplying state and zoning laws.

In addition, the project would remove our current parking lot, which is
required tenant parking per our legal lease for the 8 units of our apartment
building at 534 Santa Clara Ave, not to mention removing 8 parking spaces
would greatly exacerbate existing parking shortages in our beloved coastal
neighborhood.

Residents of the building within feet of 532 Santa Clara (our current parking
lot) and dozens of residents who own homes next door to the proposed
construction site have signed a letter respectfully asking the Coastal and
City Commissions to deny this application. This Resident Signatures Letter
is currently circulating with additional homeowners and renters gathering
signatures on their own copies of the letter, everyone is extremely opposed



to the construction plan and signing without hesitation. Signatures include
the owner of the Historical Cultural Monument, the Kinney-Tabor house,
which was Abbot Kinney’s home in the early 1900’s, situated across the
street from the application plan. Here's some of what the letter says:

We the undersigned, ask you to not approve project Application Number 5-
25-0094, which is LA City Case Number DIR-2025-5757-CDP-MEL-HCA.

We are tenants of, and residents next door to the proposed construction
site at 532-534 Santa Clara Ave, Venice, CA 90291. We are long-time
residents, having lived in our quiet, peaceful, beloved Venice Beach
neighborhood for up to 60 years, nobody wants this construction to take
place, we are all absolutely against this happening for the following reasons
(8 following reasons are given which I’'m not going to read at the LUPC
meeting)

o We'll be forced to take legal action with LA City to halt
construction, because it would illegally end our free-citizen
rights to fresh and clean air flow in our units and neighboring
homes which are located within 12 feet of the construction, and
would end our rights to a quiet, peaceful environment because
of the constant, abhorrent noise pollution from proposed
atrocious construction noise (excavation, drilling, hammering,
trucks, etc) which could last for one to two years.

e The tenants of 534 Santa Clara Ave are up to 23-year residents —
artists, teachers, engineers, designers, actors, producers,
directors, who work from home and this construction project
would end our apartment home quiet work spaces, in which we
have professional work meetings and which enable us to earn
our livelihoods. The noise pollution happening within feet of our
living spaces will be horrific and intolerable.

e The proposed construction will block required ventilation in the
units for tenants and neighbors, thus violating the right to
breathe fresh air during a lengthy construction process. Our



windows must remain open as the 534 Santa Clara Ave units are
extremely hot and require the fresh ocean breezes all day.

The proposed construction will deliver un-asked for toxic
substances, chemicals and dirt into our apartments and
neighboring homes from excavation and construction
happening a few feet away from where we live and work, thereby
forcing us to keep our windows and doors closed all day. This is
a clear violation of tenant and residential rights.

The proposed construction blocks the only secondary access
route behind our existing building. If built, there would be no
clear secondary exit for tenants or emergency personnel which
is a clear fire and life safety hazard. We urge the City to require
a formal fire safety access study prior to any approval.

The proposed construction will massively increase traffic
congestion in an already chock-full, impossible-to-find-parking
area, located one block from Abbot Kinney Blvd. The constant
construction trucks, tenant parking and neighboring resident
parking in a tiny area will hugely and negatively increase
parking ability, traffic, noise, and quality of life for all residents
in the area.

The proposed construction violates the tenants’ lease contracts
with Drake Real Estate Group, in which the owner states that a
parking space and parking lot is provided to tenants. Where are
we supposed to park if this construction takes away our parking
spaces which we’ve had for 23 years per our lease contract?

The proposed construction places 23-year tenants at risk for
displacement. A development of seven ADU’s will take away
tenant parking on the property, end proper ventilation, end
peaceful, professional, quiet work spaces, and outrageously
increase traffic to the extent to which tenants will have to find
other housing, this clearly violates LA City renter’s rights under
our Rent Stabilization Ordinance laws.



The letter continues:

Moreover you should know, Drake Real Estate Group, since taking over the
management of our building three years ago, has been hugely neglectful of
the building and units. They are described as the worst management
company in LAin 31 reviews on Yelp with people so moved by anger that
they needed to state that if they could give Drake negative stars they would
and gravely warning everyone “Never do business with Drake, do not rent
from them, they're the worst.” The reviews are so terrible that Drake was
forced to create their own LLC, called the “534 Santa Clara Ave
Apartments, LLC” that they are now using to apply for this
construction permit, in order to distance themselves from the name
Drake Real Estate Group and people finding out about them in all the
negative reviews.

We were told by the broker who represents Drake, whose name is on
the Notice posted by the city on our building, he said he couldn’t
believe they posted it without telling him...but why should he be
upset? It’s city law to inform tenants of construction when you’re
removing their parking lot and replacing it with a mess of their illegal
application plan. He stated that “many upgrades and upsides are
going to happen, we’re going to enlarge your bedroom windows.”
What does that even mean and how could we live here during
construction? Our bedroom windows which have gorgeous sunset
views are large and fine the way they are now. He also said that these
constructed 7 ADU’s will be “cute, sexy, with a lot of greenery.”

Nobody here wants this construction, we are all really upset about the
possibility of this happening, including dozens of families with young
children who live, walk and play within feet of 532-534 Santa Clara Ave.
Nobody supports this construction and we do not respect the neglectful
management company who are the builders, they have proven
untrustworthy.



We the tenants and surrounding residents, respectfully ask you, the
California Coastal Commission and the LA City Planning Commission, to
deny this construction application. Thank you.

(that’s the letter)

The applicants neither live here nor care about our quality of our lives here.
There’s a lovely young homeowner family with a 3 year old living in the
house just on the other side of the wall from our parking lot. It's outrageous
that this beautiful family and all the wonderful residents of our building and
all nearby surrounding families would be forced to endure living with
abhorently loud noise pollution, and dust, dirt and toxic chemical air
pollution from excavation and building construction. Also, there are daily
outdoor AA meetings across the street from the proposed site, where the
Venice painter Jules Muck created a beautiful community for healing, and
the construction would greatly disrupt their meetings and parking.

It’s not right, not just, it’s immoral for this neglectful management
company to be able to come in and completely upend the lives of so
many tenants, homeowners, families and neighbors who all treasure
our beloved, quiet, beautiful, coastal Venice Beach pocket.

Drake is not a trustworthy company and their proposed construction
plan is not legal per state law and city zoning code. Thank you.



From: mike grossbuilding.com mike@grossbuilding.com &
Subject: Re: Neighbors

Date: July 30, 2026 at 9:06 PM
To Robin Rudisill robin.rudisill.vnclupc@gmail.com, Mshrnoosh mehrnoosh@mehrnoosh.com

Hi Mehrnoosh and Robin,

Here is the lot tie affidavit showing both lots acting as one. Should also be noted
that the 8 unit building does sit on both lots of you look at the existing site survey
and proposed site plan (both are in the plan set you have), you will see this.

Additionally, the CA ADU handbook goes through most questions asked today.
Attached are some quick screenshots, but I'd recommend everyone on the board
voting on these matters reads all the State and Local ADU Laws thoroughly to
ensure they are not breaking any laws in the way they are trying to implement
laws and codes locally.

In the attached screenshots, you'll see that we are allowed 8 units, no design
standards may be imposed mcludmg parking requirements, helghts set backs, lot
size, open space requirements, RFA, Lot Coverage, Etc. :

You'll see that no replacement parking is required for taking over existing parking
to make ADUs.

No density requirements can be imposed, and these ADUs shall NOT be subject
to ANY design or development standards that are not covered by the State ADU
codes.

Lastly, and just as a point of good house keeping, someone wanted the law about
the assembly bill that states our property isn't subject to any parking and I've
attached LADBS' memo on its implementation showing that this project complies
and as such, no parking requirements can be placed on this entire property.

I hope you find this helpful. Below are the links to the State ADU Handbook and
the State ADU Laws as well as the City Of LAs ADU implementation Memo which
can answer and handle all objections to this project. Note that the handbook
hasn't been updated as to Coastal Commission filings through state only yet.

State ADU Handbook

FUARARALLELA_NL A T A A FA- T L (A A AL I 1 MRLA-L JA A A L JR A 210 B S 1R _NNAACATAVIA _JN7A-1L "1 WK

hangbook— pdate.pdf

State ADU Codes:

https://leginfo.legislature.ca.gov/faces/codes_displayText.xhtmi?
IawCode-GOV&d|VlS|on-1 Ltitle=7.&part=&chapter=13.&article=2.

QIty of LA ADU Memo on implementation
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Just as a final note, your vote to deny this evening violates several of these State

laws.
Best,

Mike Gross

Gross Building Design, LLC.
323.474.9500
www.GrossBuilding.com

‘BUILDING DES!GN LG

From: mike grossbunldlng com <m|ke@grossbu1ld|ng com>
Sent: Monday, 27 July 2026 20:27:52

To: Robin Rudisill <robin.rudisill.vnclupc@gmail.com>

Cc: Mehrnoosh <mehrnoosh@mehrnoosh.com>

Subject: Re: Neighbors .

Thank you Robin.
Best,

Mike Gross
Gross Building Design, LLC.
323.474.9500

www.GrossBuilding.com

BUILDING DESIGN, LLC.

From: Robin Rudisill <robin.rudisill.vnclupc@gmail.com>
Sent: Monday, 27 July 2026 20:20:55

To: mike grossbuilding.com <mike @grossbuilding.com>
Cc: Mehrnoosh <mehrnoosh@mehrnoosh.com>
Subject: Re: Neighbors

You're very welcome. If we get anything else this week before the meeting we'll send you

a copy.

Best,

Mike Gross

On Jul 27, 2026, at 5:18 PM, mike grossbuilding.com <mike@grossbuilding.com> wrote:

Thank you for providing this information. | appreciated it.
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OVENANT AND AGREEMENT TO HOLD PROPERTY AS ONE PARCEL

18 undersignad hereby certify that we are tho owners of raal property located in the City of Los Angeles, State of
Vifornia that is legatly described as follows:

LOTS 1 and 2 of Block “R" of Ocean Park Villa Tract. No. 2

(Lege! Descroton)

in the City of Loas Angeles

——— - — - — ——— - —— ——e = = - == . — — =

irecordedinBook. & __ . ______  pagedB Of Map®  peccrds of Los Angeles County.

\is property is located at
id is known by the foliowing address: . 334 Santa Clara Avenve

© hereby agreo and covénant with the City of Los Angeles that the above legally descnbed real property shall be held
| one patcel and np portton shall be soid separately.

1is covenant and agreement is exoculed for the purposs of  SX9ating one bldg. site
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sreguiated by Sechon . . '2.- o .3 . e e e of the Las Angetes Municipal Code.

s covenant and agreement shall run with all of the above descnbed land and shall be binding upon ourselves, and
«J'@ OWners, encumbrancers, their successors, heirs oc assignees and shall continue wn eflect until released by the
uthority of the Supsnntendent of Building of the City of Loz Angeles upon submilial of sequesl, applicadble feos and
vidence that this Covenant and agreement is no longer required by law.
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Document Report
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Doc Date: 04/19/1983
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Doc Version: None
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Product Name: Nore
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Expired Date: None
Receipt Number: None
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Scan Number: Nona
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Legal Descriptionts)
Tract:
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Allowable 66323 ADU Combinations
All formats listed below may be combined as explained in the preceding section
Single-Family Multifamily
Primary Dwelling Primary Dwelling
geoi‘ilégcs%%dg . Somehm_es referred l_o as
2 3 “Conversions,” “Interior,”
(z)éu “Created within.”
constructed :‘Aay expand 159 square Does not apply
from eel from the existing
proposed or accessory structure for
ingress and egress
Sxisting « Must have exterior access.
space
Gov. Code, |« Created within existing or
§§ 66323, proposed dwelling.
subd. (a)(1); |« 500 square-foot interior
66333- fivable space maximum Does not apply
66339 « May be created from within
JADUs altached garage
Gov. Code, §
663(2;3'(5;'“' May be in front setback.
Now 500 square-foot in_!erior Does not apply
construction livable space maximum
detached
Gov. Code, §
56&%?3;:?"' « Existing non-livable space (e.g
Constructed gyms, enclosed parking, etc.) within
Does not apply the multifamily structure.
ineniling « Allows at least one ADU or up to
space not
used as . gnary units
livable
Gov. Code, § Up to two units detached from
66323, subd proposed primary dwelling, or
(a)(4) * Up to eight units detached from
Detached Does not apply existing primary dwelling. not to
from exceed the number of existing units
primary on the lot.
dwelling Four-foot side and rear selbacks

In addition to the units described in Government Cliigg
allow at least one unit described in Section 66314 and
design standards on such units.

al agency must
€ objective development and

18

What design, zoning, or other local standards can be imposed on 66323 Units?
A local agency may not impose development or design standards, including both local

standards and standards found in State ADU Law, on 66323 Units that are not specifically
listed in Government Code section 66323. (Gov. Code, § 66323, subds. (a), (b).) This includes,
but is not limited to, parking, height, setbacks, or other zoning provisions (e.g., lot size, open
space, floor area ratio, etc.).

ADUs and JADUs must be for terms longer than 30 days. (Gov.
Code, §§ 66323 subd (e): 66333, subd. (g).) Fire sprinklers are not required for the ADU if not
required for the primary residence, and the construction of an ADU or JADU may not trigger
the requirement for fire sprinklers in an existing multifamily dwelling. (Gov. Code, § 66323,
subd. (d).)

Can a 66323 ADU created by converting an existing accessory structure be expanded?
Yes. An ADU created within the existing space of an accessory structure can be expanded
beyond the physical dimensions of the structure up to 150 square feet solely for the purpose of
accommodating ingress and egress. (Gov. Code, § 66323, subd. (a)(1)(A).) An example is the
construction of a staircase to reach a second story ADU. The ADUs shall conform to setbacks
sufficient for fire and safety. (Gov. Code, § 66323, subd. (a)(1)(C).)

NOTE: A JADU may be created within the walls of a single-family residence and not
within an accessory structure.

For more information regarding 66323 multifamily accessory units, please see Multifamil
ADUSs.

ADUs

What |s an ADU?
An ADU s accessory to a primary residence and has complete independent living faci
one or more persons. ADUs are either “detached from,” “attached to,” or located within the
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impose “a moratorium or s:mvlar restncuon or llmltanon on housmg developmenl as descnbed
in Government Code section 66300, subdivision (b)(1)(B), only with HCD's approval. Note that
any such moratorium or restriction may only be imposed to “specifically protect against an
imminent threat to ... health and safety...." (Gov. Code, § 66300, subd. (b)(1)(B)(i).)

Can local agencies restrict ADUs based on Fire Hazard Severity Zones or other
environmental hazards?

HCD understands that extreme weather conditions occur, and the threat of destructive wildfires
cannot be ignored. Some agencies have used the High (HFHSZ) and Very High Fire Hazard
Severity Zone (VHFHSZ) maps provided by CAL FIRE to mark areas where ADUs may be
restricted or prohibited altogether. However, according to CAL FIRE, the HFHSZ and VHFHSZ
maps are intended to govern building materials used in construction and defining zones of
defensibility around structures. These are not intended to restrict housing development. The
presence of a High Fire Hazard Severity Zone is not a conclusive rationale to warrant

42

: base ety should be supponed with
dings delallmg the impact of ADUs on public safety. (Gov.

an an ADU application be denied due to lot density?

0. An ADU ordinance shall provide that ADUs do not exceed the allowable density on the lo;
ov. Code, § 66314, subd. (c)). Additionally, ADUs which conform to Government Code
ection 66314 shall not be considered to exceed the allowable density for the lot (Gov. Code,
§ 66314, subd. (c); 66319).

r a density bonus pursuant to State Density

onus Law (SDBL), even thoug
than five primary units?

Yes. A project initially qualifies under the SDBL when the project’s “total units,” as defined in
the SDBL (i.e., the number of units in the project before a density bonus is received) meet or
exceed five units (Gov. Code, § 65915, subd. (0)(8)). Although the SDBL makes no mention of
ADUs in its text, it likewise does not expressly narrow the definition of a unit to exclude ADUs.
Provided they are counted within the total units of the project, ADUs are a type of housing unit
that may be counted for the purposes of achieving the five total unit minimum.

If ADUs can be used to qualify a project under the SDBL's minimum total unit
requirement, can they likewise be used to calculate a density bonus?

No. The calculation of a density bonus is based solely on a site's maximum allowable
residential density, which does not include ADUs. A density bonus is defined as “a density
increases over the otherwise maximum allowable gross residential density...” (Gov. Code, §
65915, subd. (f)). Maximum allowable residential density is defined as “the greatest number of
units allowed under the zoning ordinance, specific plan, or land use element of the general
plan.” (Gov. Code, § 65915, subd. (0)(6).) As an example if the zonmg ordlnanoe allows up to
two unlls and lhe an allows up to thr

lal umls to five (see question above). The density bonus would !
calculated on top of a base density of three units, not five.

Can a local government apply design and development standards?
Yes. With an adopted ADU ordinance in compliance with State ADU Law, a local government
may apply objective development and design standards that include sbut are not limited to,
parking, height, setback, landscape, architectural review, imum [ize of a unit, and
standards that prevent adverse impacts on any real property is/isted in the California
Register of Historical Resources. These standards must be to allow ministerial review
of an ADU. (Gov. Code, §§ 66314, subd. (b)(1); 66316.) ADUs created under Government
Code section 66323 shall not be subject to design and development standards except for those
that are specified in section 66323. (Gov. Code, § 66323, subds. (a), (b)).

a
[

Can an ADU be built in a historic district or if the primary residence is subject to historic
preservation?

Yas, ADUs are allowed within a historic district and on lots wheare the primary residence s
subject o historic preservation. State ADU Law allows for a local agency o impose standards
that prevent adverse Impacts on any real proparty that is listed In the California Register of
Historical Resources. (Gov. Code, § 66314, subd, (b)(1).)
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: October 23, 2023

TO: Interested Parties
Department of City Planning Staff

FROM: Vincent P. Bertoni, AICP
Director of Planning H =
Department of City Planning
Osama Younan,P.E. , y.
General Manager

g Depaﬁn}ent of Building and Safety e rm—
“SUBJECT: IMPLEMENTATION OF AB 2097 (2022)

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 enforcinq 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 detailed below. A development project,

- for purposes of this bill, includes any project requiring a discretionary entitiement or building permit to
allow the construction, reconstruction, alteration, addition, or change of use of a structure or land.

This updated memorandum supersedes the memorandum dated December 29, 2022 and will serve as

| guidance for-staff“and project applicants on-the-implementation..of..AB..2097-for.discretionary “and
ministerial projects until the time this memo is superseded. Staff and interested parties are encouraged
to refer to state law in Government Code §65863.2 for additional information as this memo is not
exhaustive.

AB 2097 Eligibility and Restrictions

AB 2097 prohibits a public agency from imposing minimum automobile parking requirements on most
types of development within half a mile of a major transit stop. AB 2097 specifies that the parking
reductions in this bill do not apply to projects that designate (i.e., create or expand) any portion of the
project as a hotel, motel, bed and breakfast inn or other transient lodging use, or reduce parking spaces
designated for this use. A residential hotel as defined in Section 50519 of the Health and Safety Code is
not considered transient lodging and can use AB 2097. Furthermore the parking reductions do not apply
to employee parking for an event center, or publicly accessible commercial parking, that is not obligated
to specific use, in a contractual agreement with a public agency executed before January 1, 2023.

In addition, a public agency has the option to impose minimum parking requirements if it can make written
findings within 30 days of receipt of a completed application (e.g., a complete application for an
entitiement was filed and fees were paid to DCP) for a discretionary development project. These findings
may not be made against the following housing development projects that:

« Include a minimum of 20 percent of the total dwelling units for very low, low, or moderate income
households, students, the elderly, or persons with disabilities.

« Contain fewer than 20 dwelling units.

« Are subject to parking reductions of any other applicable law (by satisfying the applicable eligibility
requirements).

Any public agency findings to impose parking minimums must be supported by a preponderance of
evidence in the record, showing that not imposing or enforcing minimum automobile parking requirements
on the development would have a substantially negative impact, on any of the following:

1. The City’s ability to meet its share of the Regional Housing Needs Assessment (RHNA
very low income households.

2. The City's ability to meet any special housing needs for the elderly or persons with di

3. Existing residential or commercial parking within one-half mile of the housing develo
(defined in Govt. Code Sec. 65580.5).

As part of the implementation of AB 2007, the Department of City Planning will be collectin ng
the first year of implementation of the statute, and will be evaluating whether invoking either of the two
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construction of the ADU (Gov. Code, §§ 66322, subd. (b)).
Owner-Occupancy

Can local agencies require owner-occupancy for an ADU?

Only ADUs which are sold separately to a qualified buyer under Government Code section
66341, subdivision (c)(3), can require owner-occupancy. Otherwise, a local agency cannot
impose an owner-occupancy requirement on any other ADU (Gov. Code, § 66315).

Are there any owner-occupancy requirements for JADUs?
Yes, under certain circumstances. If a JADU has shared sanitation facilities with the primary
structure, owner-occupancy will be required. If the JADU does not have shared sanitation

32

facilities, or the owner is another governmental agency, land trust, or housing organization,
owner- i required. The owner must reside in either the remaining portion of

ditionally, JADUs cannot be used as shofl-
onger than 30 days (Gov. Code, § 66333, subd. (g).)

Parking Requirements

Can ADU parking requirements exceed one space per unit or bedroom?
No. Parking requirements for ADUs shall not exceed one parking space per unit or bedroom,
whichever is less (Gov. Code, § 66314, subd. (d)(10)(A)). These spaces may be provided as
tandem parking on a driveway (Gov. Code, § 66314, subd. (d)(10)(B)). Guest parking spaces
shall not be required for ADUs under any circumstances. In addition, a local agencxar?w_

require off-street parking spaces to be replaced when a garage, carport, covered parking
e, or ui i emoli: in conjunction with the con i
ADU or converted to an ADU (Gov. e, 14, subd. (d)(17)).

T ———
Local agencies may choose to eliminate or reduce parking requirements for ADUs, such as
requiring zero or a fraction of a parking space per each ADU (such as a % space per unit), 1o
further reduce barriers to ADU construction and to facilitate more development of mixed-modal
transportation such as walking and public transit.

Are certain ADUs exempt from parking requirements?
Yes. A local agency shall not impose parking standards on any of the following ADUs, pursuant
to Government Code section 66322, subdivision (a):

1) ADUs located within one-half mile walking distance of public transit.

2) ADUs located within an architecturally and historically significant historic district.

3) ADUs that are part of the proposed or existing primary residence or an accessory
structure.

4) When on-street parking permits are required but not offered to the occupant of the ADU.

5) When there is a car share vehicle located within one block of the ADU.

6) When a permit application for an ADU is submitted with a permit application to create a
new single-family dwelling or a new multifamily dwelling on the same lot, provided that
the ADU or the parcel satisfies any other criteria listed in Government Code section
66322, subdivision (a)(1)-(5).

Parking requirements for ADUs may not exceed one parking space per ADU or per bedroom,
whichever is less (Gov. Code, § 66314, subd. (d)(10)). ADUs which have no bedrooms
because they are an “efficiency unit” or studio do not increase the bedroom count.

In addition, local agencies may not impose parking requirements on 66323 Units.

Is flexibility for siting ADU parking recommended?
Yes. Local agencies should be flexible when siti i

. Ulf-street parking spaces
cations determined by the local agency or
through tandem parking unless specific findings are made otherwise based on specific site or

regional topographical or fire and life safety conditions. (Gov. Code, § 66314, subd. (d)(10)(B).)

#
/g@vr-oh
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When a garage, carport, uncovered parking space, or covered parking structure is demolished

in conjunction with the construction of an ADU, or converted to an ADU, the local agency shall
not require that those off-street parking spaces for the primary unit be replaced (Gov. Code, §
66314, subd. (d)(11)).

Permit Applications and Permitting Agencies

What Is an ADU permitting agency?



From: Wendle Josepher wendlejosepher@gmail.com &
Subject: Density code issues with 534 Santa Clara Ave
Date: July 31, 2026 at 10:15PM
To: Robin Rudisill robin.rudisill.vnclupc@gmail.com
Cc: mehrnoosh Mojallali mehrnoosh.mojallali.vnclupc@gmail.com, Mark Mack mark.mack@venicenc.org,
Seth.Villanueva@coastal.ca.gov, Luis Lopez luis.c.lopez@lacity.org, Sean Silva Sean.silva@lacity.org, SouthCoast@Coastal
southcoast@coastal.ca.gov

Robin,

Thank you for the information and affidavits. So the lots being tied makes it
even more difficult for the builder to overcome and get approval because the
density is restricted to two or three even if one of the units is designated as
as “affordable replacement unit” in perpetuity. Drake Real Estate Group, the
owner, will try and get the highest rent possible so they cannot be approved.

The Coastal Commission’s Land Use plan likely designates the property as
Low/Medium Density Multi Family per lot. And since the lots are tied
together and it’s occupied by a 8 unit apartment building it already exceeds
the allowable density.

I and the residents are most grateful to the VNC LUPC for your careful,
thoughtful investigation into this case. Thank you for hearing the
neighborhood residents” extremely strong opposition to this construction.

Best,
Wendle

On Jul 31, 2026, at 6:55 PM, Robin Rudisill
<robin.rudisill.vnclupc@gmail.com> wrote:

Hi Wendle,
Thanks for the info.

The Land Use & Planning Committee voted to make a recommendation for
the Venice Neighborhood Council (VNC) to oppose the project. The VNC
can’t “deny” it as neighborhood councils can only recommend projects be
approved or denied.






