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LUPC STAFF REPORT 

February 1, 2024, updated on July 12, 2024 
 

 
Case No:    APCW-2024-275-SPE-SPP-CDP-WDI 

 
CEQA Case No:   ENV-2024-276-CE 
 
Address of Project:   1648 Abbot Kinney Blvd. 
 
Property Owner:   Massoud Rabbanian, Forever Properties LLC  
  
Owner’s Representative:  Brian Silveira, Brian Silveira & Associates 
 
Standard of Review: Venice Coastal Zone Specific Plan (VCZSP), Coastal 

Act, with certified Land Use Plan as guidance 
 
Coastal Zone: Single Permit Jurisdiction 
 
City Hearing:    Not yet scheduled 
 
LUPC Staff:    Gabriel Smith & Robin Rudisill 
 
Project Description:   
Construction of a new 1-story with mezzanine vaulted ceilings, 22 foot high (flat roof), 
2,651 1,800 square foot ground floor retail use commercial building on a 30 x 90 vacant lot 
(currently contains a temporary non-fixed structure) totaling 2,700.2 square feet, with a 
rear patio (inspired by old Tom’s shoes location, now Our Place), with no auto parking 
spaces, providing 2 six short-term and two six long-term bicycle parking spaces. Façade 
and brickwork is inspired by early 1920’s buildings on Abbot Kinney Blvd, including 
those directly south of Westminster Ave. 
 
Entitlements: 
 

1. Specific Plan Exception (SPE) 

Recommend approval. The project appears to meet all of the required SPE 
findings and exception criteria, as documented in the applicant’s proposed 
findings, which indicate that an exception from the Specific Plan is necessary for 
the preservation and enjoyment of a substantial property right or use generally 
possessed by other property within the Specific Plan area in the same zone and 
vicinity but which, because of special circumstances and practical difficulties or 
unnecessary hardships, is denied to the property in question. The subject property 
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has a narrow lot width of 30 feet and a substandard lot size of 2,700 square feet. 
There is no rear alley access (see photo below). To provide parking on the lot 
would take up a significant amount of the lot area as a driveway onto the property 
from Abbot Kinney Blvd. would require space for turning cars around as it would 
not be safe and therefore not allowed by DOT to back out of the driveway onto 
Abbot Kinney Blvd. The project does not qualify for a 1:1 FAR as the combined 
retail/office use would be required to have a second entrance, which is not 
feasible on a 28-foot-wide lot with no alley access. The use was changed to retail 
only and FAR was reduced to 0.74:1 in lieu of the required 0.5:1. It appears to be 
the only lot in the general area with the circumstances of a narrow lot width, 
substandard lot size, and no rear alley access, preventing the applicant from 
having two uses (as a second entrance is not feasible) in order to justify a 1:1 FAR. 
The site’s special circumstances and practical difficulties justify an exception as 
otherwise the owner would be denied a substantial property right or use generally 
possessed by other property within the same zone and vicinity. 

 
No Alley access: 
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2. Specific Plan Compliance (SPP) 

Recommend approval. The project appears to meet all Specific Plan requirements 
(except for parking FAR, as noted above, for which an exception is requested, and 
for the parking requirement, which is overridden by state Assembly Bill 2097 
which relieves the project from being subject to any minimum automobile 
parking requirement). 
 
 

3. City Coastal Development Permit (CDP) 
Recommend approval. The project is located along Abbot Kinney Blvd, which is 
classified as a secondary highway (Avenue III) containing bicycle lanes and a 
major bus route. The existing infrastructure in this area will be able to 
accommodate the project use. At 22’ in height and with a brickwork façade, the 
project would be compatible with the surrounding area with respect to mass, scale 
and character and therefore is in conformance with LUP Policy I.E.1. and Coastal 
Act Sections 30251 and 30253(e). The approval of the project with a FAR of 0.74:1 
in lieu of 0.5:1 no auto parking will not cause an adverse cumulative impact as it 
appears to be the only lot in the general area with the circumstances of a narrow 
lot width, substandard lot size, and no rear alley access. Denial of the project as 
proposed could be seen as a taking as it would result in a significantly smaller 
retail building and thus deny the property owner of a substantial property right or 
use generally possessed by other property within the same zone and vicinity. 
 

4. Waiver of Dedication and/or Improvement (WDI) 
Recommend approval. The project appears to meet all the exception criteria for 
this entitlement, as outlined in the applicant’s findings. The waiver would be 
consistent with 50+ years of precedent of no dedications, including recent cases, 
and the waiver would result in maintenance of the street wall on Abbot Kinney. 

 
 

Motion: 
 

The Venice Neighborhood Council recommends approval of a City CDP and a Specific 
Plan Project Permit for the project at 1648 Abbot Kinney for the construction of a new 1-
story with mezzanine, 22 foot high (flat roof), 2,651 1,800 square foot ground floor retail 
use commercial building on a 30 x 90, 2,700 SF vacant lot (currently contains a temporary 
non-fixed structure), with no auto parking spaces and two six short-term and two six 
long-term bicycle parking spaces, including a waiver of the one-foot dedication and a 
Specific Plan Exception for no auto parking on site a Floor Area Ratio of 0.74:1 in lieu of 
0.5:1. 
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Rendering: 
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Site Plan: 
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Findings Prepared by Applicant for Specific Plan Exception for FAR: 
 

A 
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