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Public Comments Not Uploaded Re CF 21-0013, Item 12 on June 1, 2021_Support Appeal of CPC-2019-2282-
CDP-MEL-SPP-DB-CUB - 811-815 Ocean Front Walk/ Mello Act non-compliance
1 message

Margaret Molloy <mmmolloy@earthlink.net> Tue, Jun 1, 2021 at 12:04 AM
Reply-To: clerk.plumcommittee@lacity.org
To: Armando Bencomo <clerk.plumcommittee@lacity.org>, councilmember.harris-dawson@lacity.org, Gilbert.Cedillo@lacity.org, markridley-thomas@lacity.org,
councilmember.Lee@lacity.org, councilmember.blumenfield@lacity.org, mike.bonin@lacity.org, jason.douglas@lacity.org, karly.katona@lacity.org,
dhakshike.wickrema@lacity.org, CD10ConstituentServices@lacity.org, emerson.luke@lacity.org, hakeem.parke-davis@lacity.org
Cc: Ira Brown <ira.brown@lacity.org>, Robin Rudisill <wildrudi@me.com>, Bill Przylucki <bill@power-la.org>, Lydia Ponce <venicelydia@gmail.com>, Sue Kaplan
<sueakaplan@gmail.com>, Laddie williams <cwilli7269@gmail.com>, Naomi Nightingale <nightingalenaomi@yahoo.com>

Attention: PLUM for CF 21-0013, Item 12 on June 1, 2021.

Dear City Council Planning and Land Use Management Committee members,

Please Support Appeal of CPC-2019-2282-CDP-MEL-SPP-DB-CUB - 811-815 Ocean Front Walk. Compliance with the
state Mello Act is Required.

The Mello Act prohibits the conversion of existing residential structures regardless of zone unless continued residential use is
infeasible. The proximity of nearby 100% residential uses creates a presumption of feasibility of a continued 100% residential
use. 811-815 Ocean Front Walk has nearby 100% residential uses in C-1 and R1.5.

811-815 Ocean Front Walk = 10 gas meters = 10 units

Here, the Applicant provided a 2015 HCID Mello Determination for nine (e) residential units at 811-815 Ocean Front Walk.
The 2015 HCID Mello Determination required a three-year look-back at the use of the property from 2012-2015. The
Applicant claimed that the property was vacant during that time. Documents provided here show use the use the property using
this time. Therefore, PLUM cannot approve a planning approval with a deficient Mello Determination. 

Mello Act Prohibits Conversion of Rental Units to Condos/For Sale Units.

The Parking Map for 811-815 Ocean Front Walk includes a disclaimer by John Reed of Reed Architecture, the
Architect/Representative, regarding any after-the-fact application to convert the residential units in this commercial
development to condominiums. This appears to indicate the Representative’s belief that the Applicant may seek an after-the-
fact conversion. That would be considered a Mello Act workaround and is prohibited. 

The Letter of Determination for CPC-2019-2282-CDP-MEL-SPP-DB-CUB violates the Mello Act.

For these reasons, please support the appeal of CPC-2019-2282-CDP-MEL-SPP-DB-CUB at 811-815 Ocean Front
Walk. It violates the Mello Act.

Appreciatively,

Margaret Molloy

811-811 Ocean Front Walk_photos over the years - 10 gas meters - people living there_Final.pdf 
13358K
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Date: May 31, 2021 
Attention: City Council Planning and Land Use Management Committee  
Subject: CF 21-0013, Item 12 on June 1, 2021. 

Please support the appeal of CPC-2019-2282-CDP-MEL-SPP-DB-CUB at 811-
815 Ocean Front Walk due to violations of the Mello Act documented here. 

811-815 Ocean Front Walk has 10 gas meters for 10 units (photos below). 
 
Conversion Prohibited Unless Continued Residential Use is Infeasible 
The Mello Act, Public Resources Code (PRC) Article 10.7: Low- and Moderate 
Income Housing Within the Coastal Zone, incorporates PRC Article 10.6, Housing 
Element. 
 
Article 10.7, 65590 (a):  
 

The conversion or demolition of any residential structure for purposes of 
nonresidential use which is not “coastal dependent” shall not be 
authorized unless the local government has first determined that a 
residential use is no longer feasible in that location.  

 
   "Coastal dependent" is defined as "any development or use which requires a site 

on, or adjacent to, the sea to be able to function at all."  
 

The prohibition of conversion or demolition of a 100% residential structure is not 
authorized unless the local government finds that a residential use is no longer 
feasible in that location regardless of LAMC or zoning. The Mello Act and IAP state 
that the proximity of nearby residential uses creates the presumption of the 
feasibility of a continued 100% residential use.  
 
Here, in CPC-2019-2282-CDP-MEL-SPP-DB-CUB, F-3 states: 

The northeastern and eastern adjoining properties, across Speedway, are 
zoned RD1.5, and developed with a two- and three-story residential 
duplex and a three-story single-family dwelling. The southeastern 
adjoining property, fronting Ocean Front Walk, Speedway, and Brooks 
Avenue is zoned C1-1 and developed with a two-story-over-garage multi-
unit residential building fronting on Speedway and Brooks Avenue and a 
one-story multi-tenant commercial building fronting on Ocean Front Walk.  

Therefore, the proximity of nearby 100% residential uses creates a presumption of 
feasibility of a continued 100% residential use. 
 
 



Conversion Prohibited Unless Continued Residential Use is Infeasible 
In Venice Town Council v City of Los Angeles, the court wrote:  

[W]e conclude the City's interpretation of its responsibilities under the Mello 
act is erroneous. The plain language of the statute imposes a mandatory 
duty on the City in certain circumstances to require replacement housing for 
low- or moderate-income persons or families where units occupied by 
qualifying persons are converted or destroyed. We further conclude 
the City has no discretion to allow a developer to escape the requirement of 
providing affordable replacement units whenever the City permits 
a noncoastal dependent commercial structure to replace existing 
affordable residential units.  

Conversion of 100% residential structure to a noncoastal dependent use is 
prohibited unless a continued residential use is infeasible.  
 
 
811-815 Ocean Front Walk = 10 gas meters = 10 units 
Here, the Applicant provided a 2015 HCID Mello Determination for nine units at 
811-815 Ocean Front Walk. This required a three-year look-back at the use of the 
property from 2012-2015. The Applicant claimed that the property was vacant 
during that time. 
 
Documents included here show ten Rent Stabilized dwelling units at 811-815 
Ocean Front Walk. There are ten gas meters. Housing & Community Investment 
Department (HCID) records show 2 units at 811 Ocean Front Walk. Multiple 
documents show 8 units at 815 Ocean Front Walk. Additionally, on Dec 2, 2016, 
LADBS Inspector Michael Schulzinger wrote: “The Vacant Building Abatement 
section of the department can issue an Abate order at a location where the 
buildings are vacant and open to unauthorized entry. As you can see on the 
website I had responded to requests for service in the past. At the time of 
inspection, the property did not meet the requirements for an Abate order.” 
Inspector Schulzinger and other LADBD Inspector’s notes show people living on 
the property including the owner’s son. 
 
These documents prove that there are ten units and the property was occupied 
during 2012-2015 contrary to the 2015 HCID Mello Determination 
 
For these reasons, the Mello Determination letter issued by HCID is not valid. 
PLUM cannot approve a project without a valid Mello Determination. 
 
Mello Act Prohibits Conversion of Rental Units to Condos/For Sale Units 
Additionally, the Mello Act prohibits conversion of rental units to condominiums or 
other for-sale units.  
 



Article 10.7, 65590 

(1) “Conversion” means a change of a residential dwelling, including a 
mobilehome, or a mobilehome lot in a mobilehome park, or a residential 
hotel as defined in paragraph (1) to a condominium, cooperative, or 
similar form of ownership; or a change of a residential dwelling, including 
a mobilehome, or a mobilehome lot in a mobilehome park, or a residental 
hotel to a nonresidential use.  

DCP’s Mello Screening Checklist requires applicants to disclose if they plan to 
convert residential units to condos or for sale units.  
 
The Parking Map for 811-815 Ocean Front Walk includes a disclaimer by the 
Architect/Representative John Reed of Reed Architecture (below) regarding any 
after-the-fact application to convert the residential units in this commercial 
development to condominiums. This appears to indicate the Representative’s 
belief that the Applicant may seek an after-the-fact conversion.  
 
That would be considered a Mello Act workaround and is prohibited. 
 
 
In conclusion, I already submitted documentation of the inadequate infrastructure 
in this location that does not support a commercial project here. 
 

For all of these reasons, please support the appeal of CPC-2019-2282-CDP-MEL-
SPP-DB-CUB at 811-815 Ocean Front Walk due to violations of the Mello Act 
documented here. 

Appreciatively, 
 
Margaret Molloy 
 
 
 
 
 
 
 
 
 
 
 
 
 



811-815 Ocean Front Walk = 10 units = 10 gas meters. 
 

 
 

 
 



HOUSING & COMMUNIYT INVESTMENT DEPARTMENT  
RECORDS FOR 811-815 OCEAN FRONT WALK 
 
811 OCEAN FRONT WALK – 2 UNITS. NO EXEMPTIONS. 
SYSTEMATIC CODE ENFORCEMENT INPSECTIONS (SCEP) & CODE ENFORCEMENT. 
 

 



 

 



 
 
 
 
 
 
 
 
 
 
 



LOS ANGELES COUNTY ASSESSOR  
RECORDS FOR 815 OCEAN FRONT WALK – 8 UNITS.  
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 



LADBS PERMITS FOR 811-815 OCEAN FRONT WALK 
 
815 OCEAN FRONT WALK – 8 UNITS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



DECLARARION OF PETER J. SEUME – LIVED AT 811-815 OCEAN FRONT WALK IN 
2011 IN EXCHANGE FOR WORK. ASKED TO LEAVE WHEN OWNER’S SON 
MOVED  

IN WITH FRENDS. 

 



 
 



LADBS SENIOR INSPECTOR MICHAEL SCHULZINGER  
RE 811-815 OCEAN FRONT WALK 

 
 



2014 – Utility Bills for 811-815 Ocean Front Walk: 
 

 
 



Photos of 811-815 Ocean Front Walk under Ownership of Sutters 

 

 
 
 
 
 



November 2, 2013 

 
 
 
 
Venice Beach California Boardwalk, Band: Piracy  
811-815 Ocean Front Walk - Apr 24, 2014 
https://youtu.be/YULI-pYcZdk 
 

 
 



 
 

 



 
 

 
 
 



 



LADBS COMPLAINTS – 811-815 OCEAN FRONT WALK 
 

 

 

 

 



 

 

 

 

 

  

 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



LADBS PERMITS for 811-815 OCEAN FRONT WALK including 2016 Permits 

 

 

 
 



LADBS - SENIOR INSPECTOR MICHAEL SCHULZINGER  
Re 811-815 OCEAN FRONT WALK 
 
On Dec 2, 2016, at 9:23 AM, Michael Schulzinger <mike.schulzinger@lacity.org> 

wrote: 
 
Ms. Molloy, 
 
I do not know if the owner's son resided at the property. 
The Vacant Building Abatement section of the department can issue an Abate 

order at a location where the buildings are vacant and open to unauthorized 
entry. 

As you can see on the website I had responded to requests for service in the past. 
At the time of inspection, the property did not meet the requirements for an 
Abate order.  

Referrals were made other portions of the department when appropriate. 
 
The Building & Safety website ladbs.org can answer many of your question. 
 
Select the "Code Enforcement" panel, then click "check complaint status."    
Enter the address you wish to inquire about, then click on the plus sign next to 

"check code enforcement information." 
 
The result would appear as below. 
 
811 S OCEAN FRONT WALK  

Code Enforcement Information:  10 

Date Received              Problem Description  Status  

10/14/2011 

ABANDONED OR VACANT 
BUILDING LEFT OPEN 
TO THE PUBLIC  

CLOSED  

10/18/2011 

OUTDOOR ADVERTISEMENTS 
(SIGNS) OF GOODS OR 
SERVICES AVAILABLE 
ON SITE                  

CLOSED  

10/18/2011 

BUILDING OR PROPERTY 
CONVERTED TO 
ANOTHER USE  

CLOSED  

10/21/2011 

ABANDONED OR VACANT 
BUILDING LEFT OPEN 
TO THE PUBLIC  

CLOSED  

4/19/2013 

CONSTRUCTION IN 
PROGRESS WITHOUT CLOSED  



PERMITS OR 
INSPECTIONS  

8/13/2013 

CONSTRUCTION IN 
PROGRESS WITHOUT 
PERMITS OR 
INSPECTIONS  

CLOSED  

10/21/2013 

ABANDONED OR VACANT 
BUILDING LEFT OPEN 
TO THE PUBLIC  

CLOSED  

7/14/2016 

LOCATIONS HAVING YARD 
SALES ALL THE TIME  

UNDER 
INVESTIGATION                 

7/14/2016 

ABANDONED OR VACANT 
BUILDING LEFT OPEN 
TO THE PUBLIC  

CLOSED  

7/18/2016 

ABANDONED OR VACANT 
BUILDING LEFT OPEN 
TO THE PUBLIC  

CLOSED  

 
 
Then, by selecting the date you can see inspector contact information. 
 
For further information you may wish to inquire with the inspector who responded 

to a given request for service. 
 
For future request you can enter them via the website or by calling 311. 
 
For public statements please contact Public Information Officer, David Lara 213-

202-9869. 
 
Regards, 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



811-815 OCEAN FRONT WALK - Unpermitted Demolition  
Unpermitted Demolition of existing garage, cutting down mature trees, pouring 

concrete, installation of chain-link fence, outdoor lighting and a large steel 
electric gate to facilitate unpermitted commercial parking for Venice Breeze 
Suites. No LADBS permits had been issued since 2004. 

 
Inspector Robert Garth closed three complaints for Construction in Progress 

Without Permits or Inspections in 2013 and 2015 – No Violation. 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



811-815 Ocean Front Walk - Mature trees were cut down 
Mature trees were cut down. A garage demolished, concrete poured, chain-link 

fence, outdoor lighting and a large steel electric gate installed. This 
facilitated unpermitted commercial parking for Venice Breeze Suites. 

 

 

 
 



 
 

 
 
 
 
 
 
 
 
 



811-815 Ocean Front Walk - Photos in Case File 
Unpermitted Construction: Mature trees were cut down. A garage demolished, 

concrete poured, chain-link fence, outdoor lighting and a large steel electric 
gate installed. This facilitated unpermitted commercial parking for Venice 
Breeze Suites. 

 

 



 
 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Unpermitted Demolition & Commercial Parking for Venice Breeze Suites. 
Unpermitted Construction: Mature trees were cut down. A garage demolished, 

concrete poured, chain-link fence, outdoor lighting and a large steel electric 
gate installed. This facilitated unpermitted commercial parking for Venice 
Breeze Suites.  

 
No LADBS permits had been issued since 2004. Inspector Robert Garth 

responded to 3 complaints for Construction in Progress Without Permits or 
Inspections in 2013 and 2015 – Closed. No Violation. 

 

 
 



 
 

 
 



 

  



 

         
 

 

    
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Mello Act Prohibits Conversion of Rental Units to Condominiums or other 
For-Sale Units.  

The Parking Map and Plans for 811-815 Ocean Front Walk include a disclaimer 
regarding any after-the-fact application to convert the residential units in this 
commercial development to condominiums. This appears to indicate the 
Representative’s belief that his client, the Applicant, may seek an after-the-fact 
conversion. That would be considered a Mello Act workaround. The Mello 
Screening Checklist requires applicants to disclose if they plan to convert 
residential unit to condos or for sale units. 

65590 

(c) The conversion or demolition of any residential structure for purposes of 
a nonresidential use which is not “coastal dependent”, as defined in Section 
30101 of the Public Resources Code, shall not be authorized unless the 
local government has first determined that a residential use is no longer 
feasible in that location. If a local government makes this determination 
and authorizes the conversion or demolition of the residential structure, it 
shall require replacement of any dwelling units occupied by persons and 
families of low or moderate income pursuant to the applicable provisions of 
subdivision (b). 

(1) “Conversion” means a change of a residential dwelling, including a 
mobilehome, or a mobilehome lot in a mobilehome park, or a residential 
hotel as defined in paragraph (1), to a condominium, cooperative, or similar 
form of ownership; or a change of a residential dwelling, including a 
mobilehome, or a mobilehome lot in a mobilehome park, or a residential 
hotel to a nonresidential use.  

 



 


