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Reply-To: clerk.plumcommittee@lacity.org 
To: councilmember.harris-dawson@lacity.org, councilmember.ridley-thomas@lacity.org, 
councilmember.blumenfield@lacity.org, councilmember.Lee@lacity.org, Gilbert.Cedillo@lacity.org, 
Luciralia.Ibarra@lacity.org, Hakeem.Parke-Davis@lacity.org, Andrew.Pennington@lacity.org, 
hannah.lee@lacity.org, Gerald.Gubatan@lacity.org, belem.lamas@lacity.org, josh.yeager@lacity.org, 
elizabeth.ene@lacity.org 
Cc: Armando Bencomo <clerk.plumcommittee@lacity.org>, Save Venice <savevenice.me@gmail.com> 

PLEASE PLACE A COPY OF THIS DOCUMENT IN THE PUBLIC COMMENTS AND IN 
THE  CASE FILE for Council File 21-0331/ APCW-2020-1521-SPE-SPP-CDP-CUB-ZV  

Date: August 3, 2021 

Subject: Appeal of APCW-2020-1521-SPE-SPP-CDP-CUB-ZV at 205-213 Ocean Front Walk, 
Venice. 

Council File 21-0331: Agenda Item (9). 

  

Dear PLUM committee members, 

Please review the enclosed document. I ask that you support this appeal due to serious issues surrounding 
the approval of APCW-2020-1521-SPE-SPP-CDP-CUB-ZV at 205-213 Ocean Front Walk, Venice, 
described here. 

 
 
 

There is significant conflicting information recorded for these properties with the Los Angeles City 
Department of Planning, Department of Building & Safety, Los Angeles County Assessor, California 
Coastal Commission, and the state Alcohol & Beverage Control agency. Since the records are inconsistent 
in material ways, DCP and the West Los Angeles Planning Commission should not have approved 
APCW-2020-1521-SPE-SPP-CDP-CUB-ZV. 

For the reasons outlined here, the Planning & Land Use Committee must support the appeal. 

Appreciatively, 

Margaret Molloy 

 



Date: August 3, 2021 
Subject: Appeal of APCW-2020-1521-SPE-SPP-CDP-CUB-ZV at 205-213 Ocean 
Front Walk, Venice.  
Council File 21-0331: Agenda Item (9). 
 
Dear PLUM committee members,  
 
On March 4, 2021, the West Los Angeles Planning Commission approved APCW-
2020-1521-SPE-SPP-CDP-CUB-ZV at 205-213 Ocean Front Walk for an expansion of 
an existing 3,288 square-foot restaurant to a “proposed 5,998 square-foot restaurant” 
with a full line of alcoholic beverages. 
 
205-213 Ocean Front Walk in Venice is in the dual permit area of the coastal zone.  
As such, according to Sections 13250 and 13253 of Title 14, Division 5.5 California 
Coastal Commission Administrative Regulations, improvements to existing “structures 
that changes the intensity {of} use of the structure requires a coastal development 
permit (CDP) because they involve a risk of adverse environmental effect, adversely 
affect public access, or involve a change in use.”  
 
DCP is required to verify the existing ownership, property use, permit history, 
Certificate of Occupancy, Conditional Use Permit (CUB) for alcohol service prior to 
issuing a planning approval. 
 
There is significant conflicting information recorded for these properties with the Los 
Angeles City Department of Planning, Department of Building & Safety, Los Angeles 
County Assessor, California Coastal Commission, and the state Alcohol & Beverage 
Control agency. Since the records are inconsistent in material ways, DCP and the West 
Los Angeles Planning Commission should not have approved APCW-2020-1521-SPE-
SPP-CDP-CUB-ZV. 
 
For the reasons outlined below, the Planning & Land Use Committee must 
support the appeal.  
 
 
 

Issue 1 

There is no consistency to the records for these properties and what was development 
was approved in the past by different agencies for Lots 197, 199, 201 on Ocean Front 
Walk in Venice. DCP is required to verify the existing ownership, property use, permit 
history, Certificate of Occupancy, Conditional Use Permit (CUB) for alcohol service 
prior to approval of a planning application.  
 
DCP should not have approved APCW-2020-1521-SPE-SPP-CDP-CUB-ZV. 



Issue 2 

Materially Conflicting Descriptions of the Existing Use of 205, 207, 209 & 213 
Ocean Front Walk 

The Certificate of Occupancy for 205, 207, 209 Ocean Front Walk is not consistent with 
the description of the existing restaurant in APCW-2020-1521-SPE-SPP-CDP-CUB-
ZV, or with the County Assessor’s description of the existing use of these properties 
for tax assessment. DCP should not have approved APCW-2020-1521-SPE-SPP-CDP-
CUB-ZV under these circumstances. 

On 3/27/1985, LADBS issued a Certificate of Occupancy for a “One-story, Type V, 
25’x75’ existing G-2 restaurant to B-2 restaurant with max occupancy of 68. No 
change in parking” at 205 Ocean Front Walk. 

That is an existing 1,875 sq. ft. restaurant with a max occupancy of 68 on 9,601.5 sq. 
ft. land for Lots 197, 199, and 201. 213 Ocean Front Walk is recorded as Use Code- 
100V – Vacant Commercial Land. 

On 4/5/1994, a Certificate of Occupancy (Permit No. & Year 92WL04909) was issued to 
Walter Staudinger for 205 Ocean Front Walk: “Add 2’ x 88’ awning (176 sq. ft.) Type V-
N, facade addition to an existing 88’ x 70’ 1-story, Type V- N restaurant. A3 
occupancy.”  

That is a 176 sq. ft. awning addition to an existing 6,160 sq. ft. restaurant.  

On January 7, 2019, Catherine Nuezca Gaba, LADBS’ Chief of Code Enforcement 
Bureau, stated that a Certificate of Occupancy recording a minor addition is not a valid 
Certificate of Occupancy (below). The original Certificate of Occupancy prevails. 
 
Los Angeles County Assessor records show a sale “Typical Change of Ownership” for 
201 1/2 Ocean Front Walk on 09/27/2002. Los Angeles County Assessor records show 
a sale “Typical Change of Ownership” for 213 Ocean Front Walk also on 09/27/2002. 
The buyer is listed as Joanna Staudinger. In 2016, Ms. Staudinger listed herself as the 
property owner when submitting documents for a property owners business 
improvement district. 
 
County Assessor records show 201 1/2 Ocean Front Walk with a 2,717sq. ft. building 
built in 1946 on 9,602sq. ft. land with APN 4286030002 for Lots 197, 199, and 201. 
Assessor records show 213 Ocean Front Walk as APN 4286030003 as Use Code 100V 
- Vacant Land (0 building) on 4,158 sq. ft. land for Lot 203. 
 
Zimas identifies 205, 207 & 209 Ocean Front Walk as APN 4286030002 for Lots 197, 
199, and 201 with a 2,717.0 (sq ft) building built in 1946 on 9,601.5 sq. ft. land. Zimas 



shows 213 Ocean Front Walk as APN 4286030003 with Use Code 100V - Vacant Land 
(0 building) on 4,158 sq. ft. land for Lot 203. 
 
However, on 06/06/2000, LADBS issued permit 990290-10000-03325 for an outdoor patio at 203 ½ 
- 213 Ocean Front Walk. The APN on that permit is 4286030003 identified with 213 Ocean 
Front: Outdoor seating (900s q. ft.) for Dining in front of the lot in conjunction with an Existing 
Restaurant. (Outdoor seating area is less than 50% of the floor area of the existing restaurant). 

Stefan Bachofner, the previous operator of The Waterfront had a “Beer Garden” on an 
area of the lot at 213 Ocean Front Walk. In 2011, Comments by Mr. Bachofner regarding his 
parking requirements for that use are incorporated into the Letter of Determination for ZA-2011-
2694-CDP-CUB at 2 Rose, Venice Alehouse, on July 7, 2014: 

 
 
In March 2019, The Waterfront re-opened under Jake Matthews, the 
current operator and Applicant for APCW-2020-1521-SPE-SPP-CDP-CUB-ZV at 205-
213 Ocean Front Walk.  
  
Jake Matthews had already expanded without permits taking over a former 
independent Surfboard and Bike Rental business (blue storefront) at 205 Ocean Front 
Walk, displacing a small busines. In doing so, Mr. Matthews also enlarged his patio, 
service floor area, and encroachment onto Ocean Front Walk in front of that former 
store.      
 

 



Mr. Matthews also expanding into 213 Ocean Front Walk, identified for tax purposes 
and in APCW-2020-1521-SPE-SPP-CDP-CUB-ZV as Vacant Commercial Land. The 
red line below shows the area of Mr. Matthew’s current operation. 
 
Aerial view of the current operation of The Waterfront: 

 

 

APCW-2020-1521-SPE-SPP-CDP-CUB-ZV’s describes 205-209 Ocean Front Walk as 
an existing 3,288 square-foot restaurant at 205-209 Ocean Front Walk and 213 Ocean 
Front Walk as Vacant Land.  
DCP is required to verify the existing ownership, prior planning approvals, permit 
history, Certificate of Occupancy, property use, Conditional Use Permit (CUB), and tax 
records prior to issuing a planning approval. Clearly that was not done. 
 
In expanding into 213 Ocean Front Walk, Mr. Matthews removed parking that Mr. 
Bachofner was required to provide (as stated in the comments above for ZA-2011-2694-
CDP-CUB on July 7, 2014). 
 
In 2009, the current Applicant Mr. Matthews founded 9 Mile Investments LLC as a real 
estate investment company. Mr. Matthews stated recently that he signed a 30yr. lease 
for the property at 205-213 Ocean Front Walk.  
 



It would be foolish to believe that a real estate investor would do so if he could only 
survive financially by (1) expanding without required planning permission and permits 
and (2) by seeking a hardship exemption from parking requirements that he removed. 
 
For all of these reasons, DCP should not have approved APCW-2020-1521-SPE-SPP-
CDP-CUB-ZV. And PLUM must support this appeal. 
 

Issue 3 

A 558-square-foot “Recreation Area” is Not Consistent with a Restaurant.  

DCP approved a 558-square-foot standing only "recreation area" with a ABC Type 47 - General 
Eating Place license.  

A 558-square-foot outdoor "recreation area" with standing-only is not consistent with a 
restaurant use. It would set a negative precedent for what is approved as a “restaurant", 
especially when compounded with a Type 47 ABC license for a full line of alcohol that the 
applicant is seeking here. 

When Mr. Matthews renovated this property, he already created a “recreation area” in his 
expansion without permits at 213 Ocean Front Walk. A standing area appears to be a way 
to pack more people in under the guise of a “public amenity”. Here is a photo of this 
“standing area” – this is not a restaurant. And it is not appropriate for a restaurant. 

 



 

A 558-square-foot standing only "recreation area" should not be approved. 

On July 29, 2021, Mr. Matthews took over another venue in Venice, opening now as Winston 
House at 23 Windward Avenue. Winston House is permitted as a Restaurant.  

Again, without the required permits for a change of intensity of use in the coastal zone, Mr. 
Matthews appears to have doubled the occupancy from 150 to 300 by removing seating. The 
look and function of the property appears more like a club (requiring a Type 48 License) than a 
restaurant. ABC provides the following information on the distinction: 

Type 47 
License  

ON SALE GENERAL – EATING PLACE - (Restaurant) Authorizes the sale of beer, wine and 
distilled spirits for consumption on the licenses premises. Authorizes the sale of beer and wine 
for consumption off the licenses premises. Must operate and maintain the licensed premises 
as a bona fide eating place. Must maintain suitable kitchen facilities, and must make actual 
and substantial sales of meals for consumption on the premises. Minors are allowed on the 
premises  

Type 48 
License  

ON SALE GENERAL – PUBLIC PREMISES - (Bar, Night Club) Authorizes the sale of beer, wine 
and distilled spirits for consumption on the premises where sold. Authorizes the sale of beer 
and wine for consumption off the premises where sold. Minors are not allowed to enter and 
remain (see Section 25663.5 for exception, musicians). Food service is not required.  

It is disingenuous of DCP to suggest that this distinction is purely an issue for ABC. A 
reasonable person would understand a “restaurant” as a place to go for a meal, that may also 
serve alcohol. A 558-square-foot standing-only "recreation area" within a “6000 sq. ft. 



“restaurant” that serves a full line of alcohol but does not require a food order is not consistent 
with a restaurant – General Eating Place.  

For these reasons, a 558-square-foot "recreation area" should not be approved. 

Issue 4 

Cumulative Impact  

Venice is only a three-square-mile-area residential coastal community. Venice has a higher 
concentration of alcohol licenses than any other area of the City of Los Angeles.  

The proposed expansion to a 5,998-square-foot restaurant, almost double the existing size, that 
attracts a young clientele, and seeks a standing only "recreation area” in order to pack people in 
(as Mr. Matthews has shown he intends to do at 23 Windward Avenue - removing seating in 
order to double occupancy) and does not require a food order in order to purchase alcohol, will 
inevitably have a negative impact on this residential community.  

This area of Venice is characterized as a high crime area. The Applicant and other business owners 
have been vocal about the unhoused situation in Venice.  

Venice residents do not welcome one form of crime of the rich with real estate and business speculators, 
and alcohol-related behaviors including DUIs, over supposed crimes of the poor. In Venice we always ask 
for one set of laws. 

A Type 47 – General Eating Place license at 205-213 Ocean Front Walk should not be approved under 
the circumstances described here.  

Issue 5 

Required parking per Specific Plan is required to be free.  

Currently, Mr. Matthews provides no free parking with validation. This is unacceptable. 
People will inevitably park elsewhere when valet parking is not provided free for at least 
the first few hours. 

This needs to be remedied. Free validated parking must be provided as the parking 
requirement of the Venice Specific Plan. Mr. Bachofner provided 100% free parking to 
patrons. 

Issue 6 

No Specific Plan “Hardship” Exemptions or Variances for Parking or Loading while 
Seeking to Expand an Existing Restaurant by 100% and Removing Existing Parking! 

As stated previously, when Mr. Matthews expanded into 213 Ocean Front Walk without 
permits, he removed parking that Mr. Bachofner was required to provide free. Mr. 



Matthews also permanently removed an independent business at 205 Ocean Front 
Walk. 
 
As a real estate investor who signed a 30-year lease for this property, any claims of 
business hardship or economic need must be disregarded. 
 
If the existing business opportunity was not adequate, Mr. Matthews was ill-advised to 
sign a 30-year lease. 
 
Conclusion 
The Coastal Act has a mandate to protect the special character of coastal communities. On 
March 8, 2019, the California Coastal Commission adopted an Environmental Justice Policy. 
This requires equitable access to the coast for all.  
 
The February 23, 2018, California Coastal Commission approval of Permit Exemption 5-
18-0035-x for 205, 207, 209 Ocean Front Walk does not seem appropriate given the 
circumstances described here, and the unpermitted service floor area expansion. 
 
DCP does not appear to have verified the existing ownership, property use, permit 
history, Certificate of Occupancy, Conditional Use Permit (CUB) for alcohol service 
prior to issuing a planning approval. 
 
There is significant conflicting information for these properties with the Los Angeles 
City Department of Planning, Department of Building & Safety, Los Angeles County 
Assessor, California Coastal Commission, and the state Alcohol & Beverage Control 
agency, such that DCP and the West Los Angeles Planning Commission should not 
have approved APCW-2020-1521-SPE-SPP-CDP-CUB-ZV. 
 
And clearly, 213 Ocean Front Walk is not a vacant lot and has not been for many, many 
years.  

For all of these reasons, please support this appeal.  

Appreciatively, 

Margaret Molloy 

 

 

.  

 

 



Conflicting Information for These Properties – Lots 197, 199, 201 and 203. 
 
 

A. Los Angeles County Assessor   

County Assessor records show 201 1/2 Ocean Front Walk as APN 4286030002 
with a 2,717sq. ft. building built in 1946 on 9,602sq. ft. land. 

County Assessor records show 213 Ocean Front Walk as APN 4286030003 with 
Vacant Land (0 building) on 4,158 sq. ft. land. 

Los Angeles County Assessor has no records for 205, 207, or 209 Ocean Front 
Walk. 

B. Zimas 

Zimas records are created by DCP. 

205 Ocean Front Walk as APN 4286030002 with a 2,717.0 (sq ft) building built 
in 1946 on a 2,729.3 (sq ft) land – Lot 197. 

207 Ocean Front Walk is shown with APN 4286030002 as 2,717.0 (sq ft) building 
built in 1946 on a 2,740.6 (sq ft) land – Lot 199. 

209 Ocean Front Walk is shown with APN 4286030002 as 2,717.0 (sq ft) building 
built in 1946 on 4,132.2 (sq ft) land – Lot 201. 

213 Ocean Front Walk with APN 4286030003 is described as 0 building, 4,157.8 (sq 
ft) land - Vacant Land – Lot 203. 

Zimas records show no result for a search for 201 1/2 Ocean Front Walk.  
 

C. Alcohol Beverage Control (ABC) 
 

ABC is a state agency. 
 

203 1/3 - 205 Ocean Front Walk  
ABC records show a Type 41 License – Beer & Wine - General Eating Place at 203 
1/3 - 205 Ocean Front Walk for the previous operator as TK Restaurant Inc., and 
the current operator as North Venice Boardwalk LLC. 

 
 
 
 



Property Ownership Records 
 
Los Angeles County Assessor records show the last sale “Typical Change of 
Ownership” for 201 1/2 Ocean Front Walk on 09/27/2002. Los Angeles County 
Assessor records show the last sale “Typical Change of Ownership” for 213 Ocean 
Front Walk also on 09/27/2002. The buyer is listed as Joanna Staudinger.  
In 2016, Ms. Staudinger registered as the property owner when submitting documents 
for a property owners business improvement district. 
 
 

 
 

 
 



 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Certificate Of Occupancy - 3/27/1985 

The Certificate of Occupancy for 205, 207, 209 Ocean Front Walk is not consistent with 
the description of the existing restaurant in APCW-2020-1521-SPE-SPP-CDP-CUB-
ZV, or with the County Assessor’s description of the existing use of these properties 
for tax assessment. 

On 3/27/1985, LADBS issued a Certificate of Occupancy for a “One-story, Type V, 
25’x75’ existing G-2 restaurant to B-2 restaurant with max occupancy of 68. No 
change in parking” at 205 Ocean Front Walk. 

 
 
 

That is an existing 1,875 sq. ft. restaurant with a max occupancy of 68 on 9,601.5 sq. 
ft. land for Lots 197, 199, and 201. 

 

 

 

 

 

 



Certificate of Occupancy - 4/5/1994 

On 4/5/1994, a Certificate of Occupancy (Permit No. & Year 92WL04909) was issued to 
Walter Staudinger for 205 Ocean Front Walk: “Add 2’ x 88’ awning (176 sq. ft.) Type V-
N, facade addition to an existing 88’ x 70’ 1-story, Type V- N restaurant. A3 
occupancy.”  

That is a 176 sq. ft. awning addition to an existing 6,160 sq. ft. restaurant.  

 



A Certificate of Occupancy recording a minor addition is not a valid Certificate of 
Occupancy - Catherine Nuezca Gaba, LADBS’ Chief of Code Enforcement Bureau 

On January 7, 2019, Catherine Nuezca Gaba, LADBS’ Chief of Code Enforcement 
Bureau, stated that a Certificate of Occupancy recording a minor addition is not a valid 
Certificate of Occupancy (below). The original Certificate of Occupancy prevails. 

 

 
 
 
 
 
 



A California Coastal Commission Permit Exemption 5-18-0035-X for 205, 207, 209 
Ocean Front Walk is not appropriate for all of the reasons stated above. 
 
 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 



ALCOHOL BEVERAGE CONTROL TYPE  
 
Existing Type 41 LICENSE – BEER & WINE - GENERAL EATING PLACE 

 

 !  

Search "

Report Date: Friday, July 30, 2021

License Number:

Primary Owner:

O!ice of Application:

LICENSE INFORMATION

200240

T K
RESTAURANT
INC

04 -
LA/METRO

County:

Census Tract:

BUSINESS NAME
ON THE WATERFRONT CAFE

BUSINESS ADDRESS
203-1/2-205 OCEAN FRONT WALK ,
VENICE, CA, 90291

LOS
ANGELES

2734.02

LICENSEE INFORMATION
Licensee:

T K
RESTAURANT
INC

Company Information
OFFICER: BACHOFNER, STEFAN
(PRESIDENT/TREASURER)



 

 

 

 

3/12/21, 2:33 AMLicense Details | Alcoholic Beverage Control

Page 1 of 3https://www.abc.ca.gov/licensing/license-lookup/single-license/?RPTTYPE=12&LICENSE=589130

 �  

Search �

Report Date: Friday, March 12, 2021

License Number:

Primary Owner:

O!ice of Application:

LICENSE INFORMATION

589130

NORTH
VENICE
BOARDWALK,
LLC

03 -
LB/LAKEWOOD

County:

Census Tract:

BUSINESS NAME
WATERFRONT VENICE, THE

BUSINESS ADDRESS
203-1/2-205 OCEAN FRONT WALK ,
VENICE, CA, 90291

LOS
ANGELES

2734.02

LICENSEE INFORMATION
Licensee:

NORTH
VENICE
BOARDWALK,
LLC



2021 PROPERTY TAX RECORDS FOR 213 OCEAN FRONT WALK  

LAND VALUE: $496, 613. 

USE CODE: 100V – VACANT LAND 

 

 



OVERVIEW 0F THE AREA CURRENTLY OCCUPIED BY North Venice 205-213 
OCEAN FRONT WALK -  

213 OCEAN FRONT WALK IS NOT VACANT LAND 

 

 

 
 
 
 
THE WATERFRONT REOPENS IN VENICE BEACH WITH NEW OWNERS – AND A 
NEW VIBE - MARCH 18, 2019 
https://thirstymag.com/the-waterfront-reopens-in-venice-with-new-owners-and-a-
new-vibe/ 
 
 
 
 
 
 



THERE SHOULD BE NO SPECIFIC PLAN EXCEPTION OR ZONE VARIANCE 
BECAUSE OF THE REASONS OUTLINED ABOVE 
 
 
 

 


