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documents included below) 
 
Address of Project:   901 Abbot Kinney Blvd (at Brooks Ave) 
 
Applicant/Property Owner:  Mark Somen, Norrsken Los Angeles, LLC 
     901 AK Owners, LLC 
  
Applicant’s Representative:  Abhi Kalra, Crest Real Estate 
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Beverages 
 
Coastal Zone: Single Permit Jurisdiction 
 
City Hearing: Not yet scheduled 
 
Email for City Planner: Eveline.Bravo-Ayala@lacity.org 
 
LUPC Staff assigned:   Mark Mack 
 
 
 
 
 
 
 

I. Detailed Project Description: 
 
This project is for interior tenant improvements and for a Conditional Use Beverage (CUB) Permit for the 
sale and dispensation of a full line of alcohol in a campus center that was the former iconic Ray and 
Charles Eames design office on 5 lots (16, 17, 18, 19, & 20) at 901 Abbot Kinney Blvd in an existing 1-
story & 2-story member’s only office campus. 
 
The use is a private, members-only 10,260 sf creative office campus containing 179 indoor seats and 71 
outdoor seats on an uncovered outdoor patio with incidental live entertainment. Hours of operation are 

http://www.venicenc.org/
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proposed to be 7 am to 12 am midnight Sunday to Wednesday, and 7 am to 1 am Thursday to Saturday. 
Up to 36 special events per year to 2 am. 
 
Access is restricted to vetted members who are nominated and selected through a formal curation process. 
The ancillary uses--a cafeteria, lounge, and the proposed on-site alcohol service--are not open to the 
general public, which significantly limits the potential for nuisance activity commonly associated with 
bars or restaurants that serve walk-in patrons. Access to the site is controlled at all entry points, and no 
general public access is permitted at any time. All members and guests are subject to a code of conduct, 
and access privileges may be revoked for non-compliance. The request also consists of live entertainment 
for occasional private events.  
 
The hours are appropriate given the members-only access model, which eliminates walk-in public access 
at all hours. Because all patrons are known individuals who have agreed to the campus's code of conduct, 
and because on-site security monitors access throughout operating hours, the nuisance risks typically 
associated with late-night alcohol service like public drunkenness, loitering, disorderly conduct, and 
unpredictable crowd behavior are structurally mitigated.  
 
The Applicant also requests a provision of a limited number of annual events (three per month = 36) that 
shall extend the operating hours until 2 a.m., only on the nights of the special events. Special events are 
limited in frequency and subject to additional permitting and oversight, ensuring they remain occasional 
and well-managed. All special events shall be accompanied by Temporary Special Event Permits, 
obtained from the LAPD. Valet operations will be provided during periods of high occupancy and 
programming events to manage parking demand and reduce any impact on surrounding streets during 
late-night hours. 
 
No queuing, lines, or exterior congregation areas are proposed or anticipated. 
 
The Applicant, Norskken, requests a Conditional Use Beverage permit to allow the sale and dispensing of 
a full line of alcoholic beverages for on-site consumption across the entire campus in conjunction with its 
members-only office operations. The campus includes private offices, meeting rooms, lounge spaces, a 
coffee bar, a members-only cafeteria, event and programming rooms, and an outdoor patio/garden. The 
campus concept is designed to bring together founders, scientists, technologists, creators, investors, 
policymakers, and institutional builders in a collaborative professional environment. 
 
The subject property is located at 901 Abbot Kinney Blvd within one of Los Angeles's most recognized 
creative and commercial corridors. The site is improved with two existing structures: Building A, a one-
story steel-framed building of approximately 10,352 sf, and Building B, a two-story steel-framed building 
of approximately 3,448 sf, for a combined campus totaling approximately 13,800 sf of existing office 
space. The project involves interior tenant improvement of both buildings (portion of Building A for 
6,812 sf and entirety of Building B for 3,448 sf) to establish a private, members-only creative office 
campus of 10,260 sf to be known as "901 Abbot Kinney.” 
 
The project’s immediate neighborhood includes 8 alcohol establishments, 7 within 600 ’of the site and 1 
between 600-1000 ’of the site, with 4 of them limited to Beer and Wine sales. Within the 600 feet radius 
we also find 5 sensitive land uses, such as Westminster Elementary School, a preschool, a church, a 
museum and a dog park, as well as approximately 170 dwelling units. Adjacent and abutting are offices 
and a workshop. 
 
20 parking spaces will be maintained on site. 
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Coastal Exemption: ADM-2025-6567-CEX 
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VSO: ADM-2026-868-VSO 
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Motion: 
 
The Venice Neighborhood Council recommends approval of the project at 901 Abbot 
Kinney Blvd, with the following conditions (for any of the requested conditions that 
are not included in the ZA determination, the applicant will prepare a “side letter” to 
the ZA committing to them for as long as the CUB is in effect and being utilized, with 
a “cc” to the VNC and the Council Office): 
 

1) The applicant shall preserve the Frank Israel exterior facade element on Brooks 
Ave and incorporate information regarding Charles and Ray Eames as well as 
Frank Israel and his association with the building on the historical plaque. 

2) Outdoor music shall be limited to ambient levels during school hours and 
prohibited after 10:00 pm. "Ambient music" shall mean pre-recorded background 
music played at a volume low enough to permit normal conversation, intended 
solely to enhance the atmosphere of the establishment and not to serve as 
entertainment or a draw. Ambient music shall not include any live performance, 
disc jockey, karaoke, amplified vocals, or any music that causes patrons to gather, 
watch, or dance. Outdoor ambient music shall not cause the noise level on any 
adjacent property to exceed the ambient noise level by more than five (5) decibels 
as measured per LAMC Sec. 111.02 and shall comply with the presumed ambient 
levels of LAMC Sec. 111.03. 

3) Alcohol service shall remain incidental to the office/food use, not a bar or 
nightclub, as conditioned per the Type 57 ABC License (Authorizes the sale of 
beer, wine and distilled spirits, to members and guests only, for consumption on 
the premises where sold.) 

4) Temporary Special Events* shall not occur during school hours. 

5) Temporary Special Events shall be capped at 24 per year (reduced from 36 in 
current application), with no more than five (~20%) on Sunday–Wednesday. 

6) For Temporary Special Events held between Sunday–Wednesday, outdoor 
amplified music shall follow the same limits as typical days except that outdoor 
amplified music above ambient level may occur from the end of the school day 
until midnight. 

7) For every Temporary Special Event, sufficient off-site parking and security shall 
be provided to meet projected demand. 

8) A permit from the LAPD will be obtained for each Temporary Special Event. 

9) All proposed new trees shall be selected from the VNC Venice Best Practices 
Native Plant List. 

10) Total number of Indoor Seats to be reduced from 179 to 131, and total number of 
Outdoor Seats to be reduced from 71 to 56. Reduction from 250 to 187 (~25%) 
overall. 

 
* Temporary Special Event is defined as a private, membership- or invitation-based 
gathering of the establishment's members and their invited guests, held on a limited 
and occasional basis in furtherance of the establishment's function as a community, 
cultural, and entrepreneurship hub. Temporary Special Events may include, but are 

https://www.venicenc.org/assets/documents/5/committee6a28e0b2840c2.pdf
https://www.venicenc.org/assets/documents/5/committee6a28e0b2840c2.pdf
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not limited to, member and guest meet-and-greets and networking receptions; panel 
discussions, lectures, and entrepreneurship, educational, or cultural talks; curated 
dinners and dinner conversations; art exhibitions and installations; temporary 
retail, culinary, or creative pop-ups; and live or recorded musical performances 
(including disc jockey (DJ) sets, acoustic and instrumental performances including 
but not limited to guitar, piano, and saxophone, and performances across a range of 
musical styles), together with other social, professional, cultural, or artistic 
programming of a similar nature. 

 
Moved by Mark Mack, seconded by Jalal Awan & Jen Kurland, unanimous approval. 
8-0-0. (SW absent) 
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II. Pros & Cons of Project: 

 
Positive aspects of project: 
 
These are historically significant building complexes, where Ray and Charles Eames made their 
epochal designs, ranging from educational movies and iconic furniture to exhibition and 
architecture. Their multifaceted and collaborative work environment became the model for a 
workplace where rationality, technically advanced and emotional work melted together in the 
Pacific breeze.  
 
The project uses the existing structures and proposes a private complex for gathering and 
working. The project will probably have minimal impacts of disturbance or nuisance to the 
immediate neighborhood since it is very contained and gated. It was previously used as offices 
with private parking areas. 
 
Negative aspects of project: 
 
While the original exterior design of the Eames office is somewhat retained, the Frank Israel 
Remodel done in the 1980’s will be erased. This is one of the few buildings that remains of the 
work of the late designer in Los Angeles, that added a witty postmodern facade treatment onto 
the original building. 
 
The proposed remodel would erase the traces of layered history that is in place in the eclectic 
neighborhood of Venice. The overly sterile treatment of the new design is antithetical to 
Venice’s visual background and character.  The overly stripped down original surfaces are 
being united by a very monotone white paint. 
 
Private club use is not compatible with the ghost of the building 
Intensity of use—more seats, more people 
Parking 
Extended operating hours 
Private vs public for Venice—openness vs gated 
 

III. Neighborhood Outreach/Summary of Community Input: 
 

Especially impressive and appreciated is the sensitivity to, consideration of, and outreach done 
with the Westminster Elementary School. Many conditions were tailored to completely reduce 
impacts to the school. In addition, the applicant met with the school administration and 
discussed offering special programs/mentoring for students. 
 
The outreach flyer below was delivered to the following addresses: 
 
1. 1003 Abbot Kinney Boulevard (adjacent metal works - East) 
2. 920 Abbot Kinney Boulevard (across from property), also received a support letter from the 
owner of this property. 
3. 915 Electric Ave (adjacent commercial at the rear) 
4. 826 Hampton Dr (Taco shop) 
5. 303 Brooks Ave (residential across LADWP substation) 
6. 311 Brooks Ave (residential across LADWP substation) 
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Summary of Community Input 
 

Favorable comments from Neighbors: 
2 letters of support were received: 
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August 13, 2026 

 

 

Mark Mack, Chair  

Land Use & Planning Committee (LUPC) 

Venice Neighborhood Council 

  

Re:  901 Abbot Kinney Blvd. 

ZA-2026-1891-CUB; ENV-2026-1892-EAF 

 

To Mark Mack, 

 

I am writing on behalf of the Los Angeles Conservancy to strongly 

encourage the preservation of the Frank Israel’s architectural interventions 

on the Bay Cities Garage Building at 901 Abbott Kinney Boulevard. We 

commend the Land Use & Planning Committee in providing oversight of the 

proposed project and fully support the following condition of approval: 

“The applicant shall preserve the Frank Israel exterior facade element on 

Brooks Ave and incorporate information regarding Charles and Ray Eames 

as well as Frank Israel and his association with the building on the 

historical plaque.” 

 

This simple, vernacular brick warehouse has long played an important role 

in Los Angeles’ architecture and design scenes. Between 1943 and 1988, the 

building served as the offices of legendary designers Charles and Ray 

Eames. Architecture critic Reyner Banham once commented on the 

important role the building played in the Modern Movement, noting that 

“Visiting architecture freaks tried to make the Eameses’ office in Venice 

their first port of call, exploiting their good nature to secure introductions 

before going on to investigate the rest of the scene.” When Ray Eames 

passed away in 1988, she instructed that the building be sold and the 

interior office carefully dismantled, with an enormous part of the Eames 

collection bequeathed to the Library of Congress. 

 

In 1990, graphic designer Keith Bright moved into the vacant space, drawn 

to the Eames connection, and hired architect Frank Israel to design the new 



 

office space. Israel responded by creating an interior streetscape, a progression of interior 

volumes that provided the design firm with a new creative workplace, while leaving the exposed 

roof trusses and brick walls largely intact. On the exterior, Israel added dramatic sculptural steel 

elements inspired by Bright’s bold designs. Sadly, some of Israel’s exterior interventions have 

been removed, but the central steel sign and main entrance remain highly intact.  

 

The Frank Israel interventions date from an intensely productive and creative period in his 

career. His contributions to the Los Angeles architectural scene were tragically abridged due to 

his early passing in 1996 due to complications from AIDS – he was only 50 at the time. Despite 

his struggles with the disease in his later years, the early 90s were highlighted by numerous 

commissions, publications and exhibitions. Israel is notably included as one of “L.A. Ten,” a 

loosely affiliated cadre of architects who pushed the boundaries of design and style in the 1980s 

and 90s 

 

The Conservancy acknowledges the opportunity to interpret multiple layers of Venice’s history 

and its contributions through this single site. We contend that the both the connection to 

Charles and Ray Eames and the interventions by Frank Israel are worthy of recognition. We 

would further encourage the restoration of lost elements of Israel’s design, especially the 

recreation of the triangular canopy on the flank of Building B. If we can be of any assistance in 

interpreting this space or providing guidance on appropriate treatments, please feel free to reach 

out to me directly at asalimian@laconservancy.org or at (213) 430-4203. 

 

About the Los Angeles Conservancy: 
 
The Los Angeles Conservancy is the largest local historic preservation organization in the United 

States, with nearly 5,000 member households throughout the Los Angeles area. Established in 

1978, the Conservancy works to preserve and revitalize the significant architectural and cultural 

heritage of Los Angeles County through advocacy and education. 

Sincerely, 

 
Andrew Salimian 

Director of Advocacy 
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Concerns expressed by Stake holders:   
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Suggestions from initial LUPC presentation by Applicant: 
 
Many stakeholders suggested to keep the current facade elements as they are, F. Israel facade 
elements and the original brick facade of the Library building. It was also suggested to place a 
historical placard on the side of the building. 
 
See below for content and placement of plaque. 
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Proposed Commemorative Plaque on Property: 
 

See attached images showing the location and 
a preliminary draft of the plaque, 16" x 48" 
vertical bronze plaque, at eye level height (top 
of plaque at 5'-6" from grade). Draft contents 
are described below. This may be adjusted 
slightly as we coordinate further with the 
Eames Foundation but gives a good picture of 
what is being proposed. 
901 Abbot Kinney Boulevard, Venice. 
Home of the Eames Office | 1943 to 1988 
 
Built in 1912 as an automobile garage, this 
building became the studio of Charles and Ray 
Eames, who worked here from 1943 to 1988. 
Within these walls the Eameses pioneered 
molded plywood, first for wartime splints and 
later for the furniture that transformed 
modern living, and they produced the films, 
exhibitions, and designs that shaped the 
twentieth century. They worked alongside 
collaborators such as Harry Bertoia, Herbert 
Matter, and Deborah Sussman, in partnership 
with Herman Miller, and purchased the 
building in 1976. 
 
In 1990 the studio began a second creative life. 
Architect Frank Israel (Franklin D. Israel) 
transformed the emptied, earthquake 
retrofitted space into the offices of Bright & 
Associates, preserving the building's raw 
structure while reinterpreting the Eames spirit 
for a new generation of designers. That same 
year, Washington Boulevard was renamed 
Abbot Kinney Boulevard, honoring the founder 
of Venice. 
 
In tribute to the makers, designers, and 
dreamers who created here. 
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Placement of Plaque: 
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IV. 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 

 
 

CUB only entitlement:  CUB Findings, as prepared by Applicant 
 
Finding 01: The project will enhance the built environment in the surrounding 
neighborhood or will perform a function or provide a service that is essential or beneficial 
to the community, city, or region. 
 
The subject property is located at 901 Abbot Kinney Boulevard in Venice, California, 
within one of Los Angeles's most recognized creative and commercial corridors. The site 
is improved with two existing structures: Building A, a one-story steel-framed building of 
approximately 10,352 square feet, and Building B, a two-story steel-framed building of 
approximately 3,448 square feet, for a combined campus totaling approximately 13,800 
square feet of existing office space. The project involves interior tenant improvement of 
both buildings (portion of Building A for 6,812 SQFT and entirety of Building B for 3,448 
SQFT) to establish a private, members-only creative office campus of 10,260 SQFT 
known as "901 Abbot Kinney." 
 
The Applicant, Norrsken, requests a Conditional Use Beverage permit to allow the sale 
and dispensing of a full line of alcoholic beverages for on-site consumption across the 
entire campus in conjunction with its members-only office operations. The campus 
includes private offices, meeting rooms, lounge spaces, a coffee bar, a members-only 
cafeteria, event and programming rooms, and an outdoor patio/ garden. The campus 
concept is designed to bring together founders, scientists, technologists, creators, 
investors, policymakers, and institutional builders in a collaborative professional 
environment. 
 
Rather than functioning as a general coworking space open to the public, 901 Abbot 
Kinney operates through a selective membership model. The campus is envisioned to 
open with members selected through a nomination and committee process. The on-site 
cafeteria will serve members-only, cafeteria-style food, and the accessory sale of 
alcoholic beverages will function as a complementary amenity to the office and 
programming experience, not as the primary use. 
 
The project will also offer a cultural and intellectual programming component through its 
event rooms, including panel discussions, fireside chats, in-house DJ programming, and 
periodic live music events. Valet operations associated with on-site parking will be made 
available during periods of high occupancy and programming events, further mitigating 
any potential impact on street parking in the surrounding neighborhood. 
 

https://planning.lacity.gov/resources/prefix-suffix-report
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Abbot Kinney Boulevard and the surrounding Venice neighborhood have long served as 
a hub for creative, entrepreneurial, and intellectual activity. The improvement of this 
existing office campus will activate an underutilized commercial site and provide a 
collaborative professional environment that attracts innovative professionals to the 
corridor, increases daytime pedestrian activity along Abbot Kinney Boulevard, and 
contributes to the economic vitality of the Venice community. As such, the project will 
perform a function and provide a service that is beneficial to the community, city, and 
region. Alcohol service is clearly incidental and subordinate to the primary office and 
programming use and does not function as a standalone or independent use. 
 
Finding 02: The project's location, size, height, operations, and other significant features 
will be compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety. 
 
The subject property is located at the northeasterly corner of Abbot Kinney Boulevard and 
Brooks Avenue within the Venice Community Plan area. The site is zoned C2-1-CA and 
is improved with two existing one and two-story steel-framed office structures totaling 
approximately 13,800 square feet out of which the Applicant, Norrsken will occupy 10,260 
square feet. No new floor area is being added as part of this application. The project 
involves interior tenant improvement only, preserving the existing building footprints and 
massing. 
 
The CUB scope encompasses the two buildings – Building A and Building B. Building A 
(6,812 SF) is used primarily for office functions and provides 86 indoor seats in areas 
where alcohol may be served. Building B (3,448 SF) houses the cafeteria, lounge, and 
event spaces, with designated alcohol service areas comprising the ground-floor cafeteria 
(46 indoor seats), the second-floor lounge (47 indoor seats), and an adjacent uncovered 
outdoor dining area (71 outdoor seats), for a Building B subtotal of 93 indoor and 71 
outdoor seats. The total campus seat count is 179 indoor and 71 outdoor seats (250 total). 
All seats are individually numbered on the submitted floor plans, and alcohol storage is 
located in designated lockable areas within each building. 
 
The proposed use is a private, members-only creative office campus. Access is restricted 
to vetted members who are nominated and selected through a formal curation process. 
The ancillary uses include a cafeteria, lounge, and on-site alcohol service are not open 
to the general public, which significantly limits the potential for nuisance activity commonly 
associated with bars or restaurants that serve walk-in patrons. Access to the site is 
controlled at all entry points, and no general public access is permitted at any time. All 
members and guests are subject to a code of conduct, and access privileges may be 
revoked for non-compliance. The request also consists of live entertainment for 
occasional private events. 
 
Proposed hours of operation are 7:00 a.m. to 12 a.m. (midnight), on all days of the week 
– Sunday through Saturday. The hours are appropriate given the members-only access 
model, which eliminates walk-in public access at all hours. Because all patrons are known 
individuals who have agreed to the campus's code of conduct, and because on-site 
security monitors access throughout operating hours, the nuisance risks typically 
associated with late-night alcohol service like public drunkenness, loitering, disorderly 
conduct, and unpredictable crowd behavior, all of which are structurally mitigated. The 
Applicant also requests, a provision of a limited number of 36 annual events (three per 
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month) that shall extend the operating hours until 2 a.m., only on the nights of the special 
events. Special events are limited in frequency and subject to additional permitting and 
oversight, ensuring they remain occasional and well-managed. All special events shall be 
accompanied by Temporary Special Event Permits, obtained by LAPD. Valet operations 
will be provided during periods of high occupancy and programming events to manage 
parking demand and reduce any impact on surrounding streets during late-night hours. 
No queuing, lines, or exterior congregation areas are proposed or anticipated. 
 
Programming will include an in-house DJ twice per week and indoor live music twice per 
month. No dancing has been requested or is proposed as part of this application; 
therefore, a CUX application is not required. All sound and music under the control of the 
applicant will comply with the City's Noise Ordinance (LAMC Section 112.01 et seq.) and 
will not be audible beyond the property line. The project includes a controlled, office 
environment which is fundamentally different in operational character from typical alcohol- 
serving establishments in the area. 
 
Staffing is anticipated to range from 5 to 25 employees on-site at any given time. Security 
personnel and CCTV monitoring will be provided during all hours of operation. No exterior 
signage advertising the availability of alcohol will be visible from the street. The outdoor 
dining area is located entirely on private property; no revocable permit is required. As of 
the date of this filing, no prior citations or violations have been issued by the Los Angeles 
Police Department related to this property or operator. 
 
The operational conditions that will be imposed through this approval including 
responsible beverage service training (STAR/LEAD/RBS) for all employees, electronic 
age verification, a community complaint log with a publicly posted telephone number and 
email address, camera surveillance covering all interior and exterior areas, and a 
requirement that a qualified manager be on duty at all times will ensure the use is 
conducted with due regard for the character of the surrounding neighborhood. 
 
As conditioned, the operation will not adversely affect or further degrade adjacent 
properties, the surrounding neighborhood, or the public health, welfare, and safety. 
 
Finding 03: The project substantially conforms with the purpose, intent, and provisions of 
the General Plan, the applicable community plan, and any applicable specific plan. 
 
The subject property is located within the Venice Community Plan area and is zoned C2- 
1-CA. The C2 zone is a general commercial zone that permits a broad range of 
commercial uses, including offices and the accessory sale and on-site consumption of 
alcoholic beverages subject to the appropriate entitlement. The General Plan Framework 
Element's commercial land use designations are intended to promote economic well- 
being, support neighborhood-serving uses, and encourage compatible development 
consistent with the character of the surrounding area. Abbot Kinney is a highly active, 
mixed-use commercial corridor characterized by retail, restaurant, and office uses with 
extended evening activity. The proposed sales and dispensing of alcohol sales in 
conjunction with the office building is consistent with this established pattern of use and 
intensity. 
 
The proposed project does not deviate from the height, setback, floor area, or other 
development standards of the Los Angeles Municipal Code. No new construction is 
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proposed; the project consists entirely of interior tenant improvement within the existing 
campus structures. The existing office use of the property is maintained and enhanced. 
 
The Los Angeles Municipal Code authorizes the Zoning Administrator to grant the 
requested conditional use in zones corresponding to the applicable Plan land use 
designation. Pursuant to LAMC Section 12.24 W.1, the Zoning Administrator may 
authorize the sale and dispensing of alcoholic beverages for on-site consumption, subject 
to the required findings and conditions of approval. Approval of this request would further 
the goals of the Venice Community Plan to promote the economic well-being of the 
community, activate underutilized commercial properties, and support compatible uses 
along the Abbot Kinney Boulevard corridor. 
 
The project substantially conforms with the purpose, intent, and provisions of the General 
Plan, the Venice Community Plan, and any applicable specific plan. 
 
Supplemental Findings: 
Finding 01: The proposed use will not adversely affect the welfare of the pertinent 
community. 
 
The approval of the conditional use request will not adversely affect the welfare of the 
Venice community. The private members-only office campus is a permitted use in the C2 
zone, and the sale and dispensing of a full line of alcoholic beverages is proposed strictly 
as a subordinate and incidental amenity to the office and programming experience, not 
as the primary purpose of the establishment. Access to all campus facilities, including the 
cafeteria, lounges, event rooms, and alcohol service areas, is restricted to approved 
members only, inherently limiting the potential for disturbances commonly associated with 
public-facing alcohol establishments. Because the project does not introduce walk-in 
alcohol availability, it does not contribute to the conditions typically associated with 
neighborhood nuisance or overconcentration concerns. 
 
The operational character of 901 Abbot Kinney is oriented around professional and 
intellectual engagement: working, meeting, collaborating, attending programming, eating, 
and socializing in the context of a high-quality office membership. Gross revenue from 
alcohol sales is not anticipated to exceed gross revenue from food sales on a quarterly 
basis, consistent with the accessory nature of the beverage service. While the campus 
will offer in-house DJ programming twice per week and live music twice per month, these 
events are exclusively for members and will be conducted in compliance with the City's 
Noise Ordinance (LAMC Section 112.01 et seq.). 
 
Valet operations during high-occupancy events will help manage parking demand and 
patron flow in a manner that reduces any potential impact on the surrounding 
neighborhood. Security will be on-site at all times during operating hours, and all 
employees involved in alcohol service will complete STAR, LEAD, or RBS training within 
the first six months of employment. These measures collectively ensure that the proposed 
use will not adversely affect the welfare of the pertinent community. 
 
Finding 02: The granting of the application will not result in an undue concentration of 
premises for the sale or dispensing for consideration of alcoholic beverages, including 
beer and wine, in the area of Los Angeles City Planning | CP13-7773 [1.20.2026] Page 
7 of 7 the City involved, giving consideration to applicable State laws and to the 
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California Department of Alcoholic Beverage Control’s guidelines for undue 
concentration; and also giving consideration to the number and proximity of these 
establishments within a one thousand foot radius of the site, the crime rate in the area 
(especially those crimes involving public drunkenness, the illegal sale or use of 
narcotics, drugs or alcohol, disturbing the peace and disorderly conduct), and whether 
revocation or nuisance proceedings have been initiated for any use in the area. 
 
The subject site is located within Census Tract – Ocean Park Villa Tract Number 2, which 
currently holds [__] existing on-sale and [__] off-sale alcohol licenses, compared to an 
allowable allocation of [__] on-sale and [__] off-sale licenses under the California 
Department of Alcoholic Beverage Control's census-tract-based allocation formula. While 
the tract reflects a concentration above the ABC allocation baseline, this is consistent with 
the established commercial character of Venice Beach, which attracts millions of annual 
visitors and is one of the most commercially active beach communities in Los Angeles. 
The existing density of licenses reflects strong visitor and resident demand along this 
corridor. 
 
The proposed use is meaningfully distinct from the majority of alcohol-serving 
establishments in the surrounding area. It is not open to the general public. Alcohol is 
served exclusively to a known, vetted group of professionals in a controlled campus 
environment. Most ABC licenses in the area are issued in connection with restaurants, 
bars, or retail establishments that serve the general public on a walk-in basis. The 
proposed license (Type 57 ABC License) functions as an amenity within a private 
workplace or a member’s only office, more analogous to a private club or institutional 
campus than to a traditional public-facing alcohol establishment. The proposed sales of 
alcoholic beverages does not contribute to walk-in alcohol availability in the area, which 
is the primary concern underlying undue concentration analysis. 
 
Under applicable case law and ABC guidelines, concentration of alcohol licenses is not 
considered "undue" where the approval of an additional license serves the public 
convenience or necessity and does not negatively impact the surrounding area. The 
proposed project will provide a high-quality, controlled environment for a select group of 
professionals, contribute to the economic vitality of the Abbot Kinney corridor, and will not 
function as a public-facing bar or restaurant. As conditioned, the approval of this 
application will not result in or contribute to an undue concentration of alcohol-serving 
establishments in the area. 
 
Finding 03: The proposed use will not detrimentally affect nearby residentially zoned 
communities in the area of the City involved, after giving consideration to the distance of 
the proposed use from residential buildings, churches, schools, hospitals, public 
playgrounds and other similar uses, and other establishments dispensing, for sale or 
other consideration, alcoholic beverages, including beer and wine. 
 
The subject property is located on Abbot Kinney Boulevard, a commercially designated 
corridor in Venice. The surrounding land uses include a mix of commercial, retail, and 
office uses along Abbot Kinney Boulevard, with residential uses located in the blocks 
adjacent to the corridor. The site's location within a well-established commercial zone 
provides an appropriate context for the proposed use. 
 
The proposed alcohol service is strictly accessory to the office and programming use and 
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is available only to members during the campus's operating hours. While the campus will 
operate until midnight on all nights of the week, the members-only access model is the 
critical distinguishing factor. Because there is no walk-in public access, and because all 
patrons are known, vetted individuals subject to a code of conduct, the nuisance risks 
typically associated with late-night alcohol service like including noise, loitering, and 
disorderly conduct are all, structurally mitigated. On-site security will monitor access and 
patron behavior throughout all hours of operation. 
 
All music and programming under the control of the applicant will be managed in 
compliance with the City's Noise Ordinance and shall not be audible beyond the property 
line. Sound mitigation measures will be incorporated into the campus design as 
appropriate. Loitering is not anticipated given the controlled-access membership model. 
Valet operations during high-occupancy and programming events will ensure that patron 
arrival and departure is managed in a manner that minimizes any impact on adjacent 
streets and residential areas. 
 
The Applicant will maintain a community complaint log with a publicly posted phone 
number and email address, and all complaints will be responded to within 24 hours. 
Camera surveillance will cover the interior, entrances, exits, and exterior areas of the 
entire campus. These measures, taken together with the operational conditions imposed 
through this approval, ensure that the proposed use will not detrimentally affect nearby 
residentially zoned communities. 
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Radius Map:  
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VI. Views of Existing structure: 
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VII. Existing Site: 
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VIII. Rendering of proposed project: 
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IX. Site Plans: 
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X. Plot Plan: 
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XI. Building A Floor Plan: 
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XII. Building B Floor Plans: 
 
First Floor: 
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Second floor: 
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XIII. Building A West Elevation: 
Building B West Elevation: 
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XIII: History: 
 
More on the History of the Building can be found here: 
 
https://esotericsurvey.blogspot.com/2024/08/901-eames-
office.html#:~:text=901%20was%20the%20Eames%20Office,and%20prototyped%20within%20t
hese%20walls. 

 


