CONDITIONS OF APPROVAL
1.

Except as modified herein, the project shall be in substantial conformance with the plans and
materials submitted by the Applicant, stamped "Exhibit A,” and attached to the subject case
file. No change to the plans will be made without prior review by the Department of City
Planning and written approval by the Director of Planning. Each change shall be identified and
justified in writing. Minor deviations may be allowed in order to comply with the provisions of
the Los Angeles Municipal Code or the project conditions.

2. All other use, height and area regulations of the Municipal Code and all other applicable
government/regulatory agencies shall be strictly complied with in the development and use of
the property, except as such regulations are herein specifically varied or required.
3. Demolition and Relocation: the existing single-family dwelling on lots 22 and 23 (925 West
Marco Place) shall not be demolished; the structure shall be preserved and relocated to lot
24. The existing structure on lot 24 shall be demolished prior to the relocation of the structure
on lots 22 and 23.
4. Walk Street. (Design Criteria). The building materials, colors, articulation, massing, and
scale of the proposed project shall substantially comply with those specified on the plans
labeled Exhibit "A," in the subject case file.
5. Permanent Public Right-of-Way Encroachments. Fences shall be permitted in string line
with existing fences. Encroachments shall not exceed 42 inches above natural grade. The
bottom of tree canopies shall be maintained at least eight feet above the existing grade. Prior
to the issuance of a building permit, a revocable encroachment permit, or a determination by
the Bureau of Engineering, shall be obtained from the Department of Public Works for any
encroachments within Marco Place. Permanent encroachments on Marco Place shall be
limited to grade level uses including gardens, patios, landscaping, ground level decks, and
fences.
6. DIR-2015-3504-CDP-SPP-MEL (Lot 22). Approved herein is:
a.

Density. One single-family dwelling shall be constructed on Lot 22 (925 West Marco
Place).

b.

Height. The subject project shall be limited to a maximum height of 28 feet, measured
from the centerline of Marco Place. As shown in Exhibit A, the second story shall be
stepped back at least 5 feet 3.75 inches from the required front yard setback.

c.

Roof Access Structure. The roof access structure shall be limited to 100 square feet,
measured from the exterior walls, and shall be set back at least 30 feet from the required
front yard. The RAS shall not exceed a maximum height of 35 feet, measured from the
centerline of Marco Place.

d.

Roof Structures. Chimneys, exhaust ducts, ventilation shafts and other similar devices
essential for building function may exceed the height limit by a maximum of five feet.

e.

Parking and Access. The single-family dwelling shall provide a total of three parking
spaces, of which at least two shall be covered.

7. DIR-2015-3506-CDP-SPP-MEL (Lot 23). Approved herein is:
a. Density. One single-family dwelling shall be constructed on Lot 23 (927 West Marco
Place).
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b.

Height. The subject project shall be limited to a maximum height of 28 feet, measured
from the centerline of Marco Place. As shown in Exhibit A, the second story shall be
stepped back at least 5 feet from the required front yard setback.

c.

Roof Access Structure. The roof access structure shall be limited to 100 square feet,
measured from the exterior walls, and shall be set back at least 20 feet from the required
front yard. The RAS shall not exceed a maximum height of 35 feet, measured from the
centerline of Marco Place.

d.

Roof Structures. Chimneys, exhaust ducts, ventilation shafts and other similar devices
essential for building function may exceed the height limit by a maximum of five feet.

e.

Parking and Access. The single-family dwelling shall provide a total of three parking
spaces, of which at least two shall be covered.

8. DIR-2015-3507-CDP-SPP-M EL (Lot 24). Approved herein is:
a.

Density. One single-family dwelling shall be relocated to Lot 24 (929 West Marco Place)
from lots 22-23 (925 West Marco Place).

b.

Preservation. As shown in Exhibit A, the relocated single-family dwelling shall be
preserved and restored, to a minimum depth of 20 feet 3.5 inches (from the front wall).

c.

Height. The subject project shall be limited to a maximum height of 23 feet, measured
from the centerline of Marco Place. As shown in Exhibit A, the new second story shall be
stepped back at least 20 feet 3 inches from the required front yard setback.

d.

Roof Structures. Chimneys, exhaust ducts, ventilation shafts and other similar devices
essential for building function may exceed the height limit by a maximum of five feet.

e.

Parking and Access. The single-family dwelling shall provide a total of three parking
spaces, of which at least two shall be covered.

9. Outdoor lighting shall be designed and installed with shielding so that light does not overflow
into adjacent residential properties.
10. All graffiti on the site shall be removed or painted over to match the color of the surface to
which it is applied within 24 hours of its occurrence.
11. A copy of the first page of this grant and all Conditions and/or any subsequent appeal of this
grant and its resultant Conditions and/or letters of clarification shall be printed on the building
plans submitted to the Development Services Center and the Department of Building and
Safety for purposes of having a building permit issued.
12. Prior to the sign-off of plans by the Development Services Center, the applicant shall submit
the plans for review and approval to the Fire Department. Said Department's approval shall
be included in the plans submitted to the Development Services Center.
13. Prior to the commencement of site excavation and construction activities, construction
schedule and contact information for any inquiries regarding construction activities shall be
provided to residents and property owners within a 100-foot radius of the project site. The
contact information shall include a construction manager and a telephone number, and shall
be posted on the site in a manner, which is readily visible to any interested party.
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14. Prior to the issuance of any permits, a covenant acknowledging and agreeing to comply with
all the terms and conditions established herein shall be recorded in the County Recorder's
Office. The agreement (standard master covenant and agreement form CP-6770) shall run
with the land and shall be binding on any subsequent owners, heirs or assigns. The agreement
with the conditions attached must be submitted to the Development Services Center for
approval before being recorded. After recordation, a certified copy bearing the Recorder's
number and date shall be provided to the Zoning Administrator for attachment to the subject
case file.
Administrative Conditions
15. Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building and Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building and Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building and Safety shall be stamped by Department of City
Planning staff "Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be
retained in the subject case file.
16. Notations on Plans. Plans submitted to the Department of Building and Safety, for the
purpose of processing a building permit application shall include all of the Conditions of
Approval herein attached as a cover sheet, and shall include any modifications or notations
required herein.
17. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification
of consultations, review of approval, plans, etc., as may be required by the subject conditions,
shall be provided to the Department of City Planning prior to clearance of any building permits,
for placement in the subject file.
18. Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be complied with, except where granted conditions differ herein.
19. Department of Building and Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building and Safety Plan
Check Engineer that affect any part of the exterior design or appearance of the project as
approved by the Director, and which are deemed necessary by the Department of Building
and Safety for Building Code compliance, shall require a referral of the revised plans back to
the Department of City Planning for additional review and sign-off prior to the issuance of any
permit in connection with those plans.
20. Condition Compliance. Compliance with these conditions and the intent of these conditions
shall be to the satisfaction of the Department of City Planning.
21. Indemnification and Reimbursement of Litigation Costs.
Applicant shall do all of the following:
(i)

Defend, indemnify and hold harmless the City from any and all actions against the City
relating to or arising out of, in whole or in part, the City’s processing and approval of this
entitlement, including but not limited to, an action to attack, challenge, set aside, void,
or otherwise modify or annul the approval of the entitlement, the environmental review
of the entitlement, or the approval of subsequent permit decisions, or to claim personal
property damage, including from inverse condemnation or any other constitutional claim.
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(ii)

Reimburse the City for any and all costs incurred in defense of an action related to or
arising out of, in whole or in part, the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
judgments or awards against the City (including an award of attorney’s fees), damages,
and/or settlement costs.

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of
the City tendering defense to the Applicant and requesting a deposit. The initial deposit
shall be in an amount set by the City Attorney’s Office, in its sole discretion, based on
the nature and scope of action, but in no event shall the initial deposit be less than
$50,000. The City’s failure to notice or collect the deposit does not relieve the Applicant
from responsibility to reimburse the City pursuant to the requirement in paragraph (ii).
(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may be
required in an increased amount from the initial deposit if found necessary by the City
to protect the City’s interests. The City’s failure to notice or collect the deposit does not
relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (ii).
(v)

If the City determines it necessary to protect the City’s interest, execute an indemnity
and reimbursement agreement with the City under terms consistent with the
requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any action
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim,
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the
defense, the applicant shall not thereafter be responsible to defend, indemnify or hold
harmless the City.
The City shall have the sole right to choose its counsel, including the City Attorney’s office or
outside counsel. At its sole discretion, the City may participate at its own expense in the
defense of any action, but such participation shall not relieve the applicant of any obligation
imposed by this condition. In the event the Applicant fails to comply with this condition, in
whole or in part, the City may withdraw its defense of the action, void its approval of the
entitlement, or take any other action. The City retains the right to make all decisions with
respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.
For purposes of this condition, the following definitions apply:
"City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.
"Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes actions,
as defined herein, alleging failure to comply with any federal, state or local law.
Nothing in the definitions included in this paragraph are intended to limit the rights of the City
or the obligations of the Applicant otherwise created by this condition.
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BACKGROUND
The project site is comprised of three flat, rectangular lots (lots 22-24), each with a width of 40
feet and a depth of 90 feet and a lot area of approximately 3,600 square feet. The lots front Marco
Place (Walk Street) to the southeast and abut Superba Court (alley) to the northwest. lots 22 and
23 are developed with a one-story, 1,256 square-foot single-family dwelling that spans both lots
and lot 24 is developed with a one-story, 688 square-foot single-family dwelling. The project site
is zoned R2-1 with a land use designation of Low Medium I Residential; the project is located
within the Los Angeles Coastal Transportation Corridor Specific Plan, Venice Coastal Zone
Specific Plan (Milwood Subarea), a Calvo Exclusion Area, Liquefaction Area, Zone X (Flood
Hazard Management Specific Plan, Ordinance No. 172,081), and within 4.8 kilometers of the
Santa Monica Fault.
The applicant is requesting a coastal development permit authorizing the demolition of a onestory, 688 square-foot, single-family dwelling located at 927 W. Marco Place (Lot 24) and the
relocation of one-story, 1,256 square-foot, single-family dwelling located at 925 W. Marco Place
(Lots 22 & 23) to 927 West Marco Place (Lot 24); the structure is to be preserved and a two-story
addition will be constructed to the rear, resulting in a two-story, 2,335 square-foot single-family
dwelling with an attached, two-car garage. The project includes the construction of one, two-story,
2,337 square-foot, single-family dwelling with a rooftop deck and an attached two-car garage at
925 West Marco Place (Lot 22) and one, two-story, 2,104 square-foot, single-family dwelling with
a rooftop deck and an attached two-car garage at 927 West. Marco Place (Lot 23). Each single
family dwelling will provide a total of three parking spaces onsite. The project is located within the
single-permit jurisdiction of the Coastal Zone.
The neighborhood and properties immediately surrounding the property are zoned R2-1 and
developed with single and multi-family residential structures ranging from one to two stories in
height. The lots immediately abutting the site are developed with two-story single-family dwellings.
There are approximately 27 residential structures in the block of Marco Place bound by Lincoln
Boulevard to the north and Linden Avenue to the South, of which, nine structures are two stories
in height.
Marco Place is a Walk Street limited to use by pedestrians with a five-foot-wide walkway and an
encroachment area (with a varying depth of 10 and 15 feet) on both sides of the paved walkway.
Superba Court (alley) the project site abuts an alley with a width of approximately 15 feet.
Previous zoning related actions in the area include:
DIR-2017-1850-SPP - On July 17, 2017, the Director of Planning approved a project
permit compliance review for the demotion of a detached, one-car garage, located at 935
West Marco Place, within the single-permit jurisdiction of the Coastal Zone.
ZA-2016-2090-CU-CUB-CDP-SPP - On May 17, 2017, the West Los Angeles Area
Planning Commission approved a coastal development permit, conditional use permit and
project permit compliance review for the demolition of a detached garage and addition to
a one-story restaurant building, located at 1711 South Lincoln Boulevard, within the single
permit jurisdiction of the Coastal Zone.
DIR-2015-3953-SPP - On May 18, 2016, the West Los Angeles Area Planning
Commission denied an appeal of the Director’s approval of a project permit compliance
review for the remodel and addition to an existing one-story single-family dwelling and the
construction of a new recreation room above an existing detached one-car garage, located
at 854 West Marco Place, within the single-permit jurisdiction of the Coastal Zone.
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DIR-2015-2919-CDP - On August 7, 2015, a coastal development permit application was
filed for the demolition of a one-story single-family dwelling and the construction of a twostory single-family dwelling, located at 2012 South Linden Avenue. A determination has
not been issued for this project.
DIR-2015-2907-CDP-SPP - On October 5, 2016, the Director of Planning approved a
coastal development permit and project permit compliance review for the remodel and
addition to a one-story single-family dwelling resulting in a two-story, 2,648 square-foot
single-family dwelling, located at 934 West Amoroso Place, within the single-permit
jurisdiction of the Coastal Zone.
ZA-2015-2404-CDP-SPP-MEL - On May 17, 2017, the West Los Angeles Area Planning
Commission denied a coastal development permit and project permit compliance review
for the demolition of a one-story single-family dwelling and the construction of a two-story
single-family dwelling, located at 2003 South Linden Avenue, within the single-permit
jurisdiction of the Coastal Zone.
ZA-2014-4641-CDP-ZAA-SPP-MEL - On March 2, 2017, the Zoning Administrator
approved a coastal development permit for the remodel and addition to a one-story single
family dwelling, resulting in a two-story, 2,482 square-foot single-family dwelling, located
at 938 West Amoroso Place, within the single-permit jurisdiction of the Coastal Zone.
ZA-2014-1710-CDP - On February 17, 2016, the West Los Angeles Area Planning
Commission denied in part and granted in part an appeal of a coastal development permit,
approving the demolition of a single-family dwelling and construction of a two-story, 3,326
square-foot single-family dwelling, located at 920 W. Superba Avenue, within the single
permit jurisdiction of the Coastal Zone.
Public Hearing
A Public Hearing was held, by a Hearing Officer (Juliet Oh), at 10:00 am, on May 1, 2017 at
the West Los Angeles Municipal Building, Second Floor Hearing Room, 1645 Corinth Avenue,
Los Angeles, CA 90025. The applicant team (comprised of the owner, architect, and
representative) and approximately 12 residents were in attendance. The applicant team provided
a brief overview of the project, requested actions, and presented the changes in the project since
the initial design. They indicated that while they had begun their outreach efforts, they had not yet
presented their project to the Venice Neighborhood Council (VNC) and requested the project kept
under advisement for 60 days, to allow adequate time for the VNC to review the proposed
projects.
Several member of the public were in attendance and provided the following comments in
opposition to the proposed scope of work.
Tom Paris (resident on Amoroso Place)
- Opposed to the idea of two new homes on the existing lot, the developers should just build
an addition to the existing single-family dwelling and preserve the double lot.
Shepard Stern (resident on Marco Place)
- The project violates the Coastal Act and certified Land Use Place, will have a cumulative
impact on Marco Place.
- The Walk Streets should preserve the open space, maintained as a park-like setting.
- Project is not compatible with the mass, scale, character of the neighborhood.
- Does not think the single-family structure will survive the move from lots 22-23 to lot 24.
- Landscaping provides natural drainage, loss of open space areas will lead to flooding.
- Structures will displace the existing trees; old growth trees/landscaping should be
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protected.
Sue Kaplan (resident of Nowita Place)
- We need to consider the mass, scale, character and whether the project is compatible
with the adjacent structures and neighborhood.
- Walk streets are a historic scenic area, with architectural diversity and distinct setback
pattern; the location warrants more intensive preservation.
- The project will have a cumulative impact on the area.
- Will impact the neighborhood, as the three proposed larger structures (floor area) will be
located in the middle of the block.
- The design and massing will have a significant (negative) impact on the neighborhood,
needs to incorporated more articulation.
- Submitted a letter outlining the required Findings and applicable provisions of the Venice
Specific Plan.
Mary Jack (resident of Marco Place)
- The walk streets are a special place, need to preserve the park-like setting of the area.
- The structure at 925 Marco Place is a Contributor in the Milwood Walk Streets Historic
District (SurveyLA) and should be preserved on the double lot as a cultural resource.
- New homes will be the largest on the block.
- The lots and the existing homes are inextricably linked, will destroy the character of the
neighborhood; the height, bulk, and massing should be reduced.
Lillian White (resident of Amoroso Place)
- The structure at 925 Marco Place is a perfect example of a Japanese Craftsman home,
place on the center of two lots over 100 years ago.
- Should remain in its current location, preserve the park-like setting and allow for adequate
light and air-flow. Moving the structure will impact character of the walk street, may not
survive the move and we would lose a historic resource.
- Submitted a copy of Exhibit D.3-3 of the Los Angeles CEQA Thresholds Guide, outlining
the City of Los Angeles Historic-Cultural Monument Designation Criteria.
Mary Webster (owns property on Marco Place)
- The craftsman home should be maintained and remodeled.
- The proposed designs are too large, bulky, and overpowering. Applicant needs to reduce
the scope of the project.
- Need to stop the construction of mcmansions, development is going in the wrong direction.
- Submitted a copy of an email dated April 30, 2017.
Andrea Stern (resident of Marco Place)
- Outraged and deeply saddened by the applicant’s proposed project.
- Moving the structure would destroy it.
- The project will have an adverse cumulative impact on the neighborhood.
- Should preserve the trees, consider noise and historic impacts.
Robin
-

Rudisill (resident of Venice)
The project will result in the decline of the environment.
Walk streets are scenic and historic resources and should be protected.
Full CEQA analysis is required, will have a cumulative impact as the project consists of
three single-family dwellings in a row.
Venice is a special coastal community and needs to be preserved.
There are many important laws to consider in the Coastal Zone.
Submitted excerpts from the Venice Land Use Plan and a copy of ZI No. 2454 (SurveyLA
Information for the Milwood Venice Walk Streets Historic District.
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The Applicant’s representative stated the project had been reviewed by the Office of Historic
Resources (OHR). OHR asked for revisions to the projects, the proposed relocation and addition,
as well as the two new single-family dwellings were found to have no significant impact on the
integrity of the existing Contributor or the Historic District. The applicant requested the case be
taken under advisement for 60 days to allow adequate time for the Venice Neighborhood Council
to review the project.
Correspondence
The Venice Neighborhood Council (VNC) submitted a letter, dated September 19, 2017,
recommending approval of the project as proposed. Approximately 15 letters were submitted in
opposition to the project and four letters were submitted with signatures in support of the project.
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