Architectural Review Board Report

Architectural Review Board Meeting: March 15, 2021
Agenda Item: 7.5
To:

Architectural Review Board

From:
CC:

Rathar Duong, Associate Planner
Stephanie Reich, AIA, LEED AP, Design & Historic Preservation Planner

Subject:

21ARB-0039 to approve building design, colors, materials, and landscape
plans for a new Tier 2 five-story, 50-foot high, approximately 33,744 squarefoot, mixed-use building consisting of two ground floor retail/commercial
tenant spaces and 30 upper level residential dwelling units situated over a
30-space subterranean parking garage located in the Lincoln Transition
(LT) District of the Downtown Community Plan (DCP).
Address:
Applicant:

1427-1431 Lincoln Boulevard
Lincoln Santa Monica LLC

Recommended Action
It is recommended that the Architectural Review Board approve application 21ARB-0039
based upon the findings and subject to the conditions contained within this report.
Executive Summary
Proposed is a new Tier 2 approximately 33,744 square-foot, five-story mixed-use building
that is comprised of 30 residential dwelling units (24 market-rate and 6-affordable units)
and 4,501 square-feet of ground floor retail/commercial space above a one level 30-space
subterranean parking garage on a 15,000 square-foot parcel located along the eastern
most edge of Downtown. The project site combines two adjoining lots with existing
commercial buildings that will be demolished. The ground floor surrounds an open central
courtyard with areas dedicated to outdoor space, outdoor dining and short-term bicycle
parking. The project also incorporates six affordable housing units onsite located
throughout the building. Access to subterranean parking and back of house amenities
such as trash and recycling room, long-term bicycle parking and storage facility, loading
space, mail room, and transformer area is provided from the rear alley, Lincoln Court.
New signage and/or required sign program are not included and will be reviewed
separately in the future.
Background
20ENT-0048:

On March 3, 2021, the Zoning Administrator approved Administrative
Approval (AA) application 20ENT-0048 for a new 5-story, 50-foot high
33,744 SF mixed-use building consisting of two ground floor
retail/commercial tenant spaces and 30 residential dwelling units on the
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upper levels situated above a 30-space subterranean parking garage.
20ENT-0163:

Preliminary
ARB Review:

On December 9, 2020, the Planning Commission approved Vesting
Tentative Tract Map 20ENT-0163 for a 32-lot air space subdivision
within a new 5-story, 33,731 SF mixed used building associated with
Vesting Tentative Tract Map No. 83026.
On March 4, 2019, the project was presented to the Board for Preliminary
Review. The Board was generally supportive of the design direction and
provided additional design feedback to the applicant in
preparation for a final design review after approval of the required
Administrative Approval (AA) application.

At the time of the preliminary design review, the proposal was a smaller, single-lot project
located at 1427 Lincoln Boulevard that included a four-story, 16,681 square-foot mixeduse building with 15 residential dwelling units and 1,933 square-feet of ground floor
commercial space above a single subterranean parking level.
The owner has since acquired the lot immediately south of the original parcel at 1431
Lincoln Boulevard and combined the two sites into a single parcel to achieve a larger
project. The initial design concept remains consistent with the original architectural idea
and has been extended to the larger site, and as a result the courtyard space is more
generous, and the design idea appears to be stronger.
The Board provided the following feedback on the former single-lot design:


The "floating form" above the courtyard is a great idea, but may make the
courtyard become an interior room that interferes with the quality of natural light
within the space. The courtyard space and location of the “floating form” could be
modified and reshaped to ensure a sense of spaciousness and usable quality
outdoor open space while allowing light into the courtyard.



The design concept for the landscaping should be strong and an opportunity to
create usable and high-quality open space throughout the project while making
the courtyard an attractive space.



Continue to develop and revise the appearance of flatness of the side and wing
walls that intersect the ground at the street front.



Reconsider glass rails in lieu of a translucent or solid material.



Plan for the appropriate placement of photovoltaics on the roof.



Reconsider the configuration of the ground floor units. The rear units are too
deep and should be more like the front units. The layout for all units should be
considered for functionality, livability, and access to light.
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Further develop the material palette and the design element resembling
"stiches".



There are a lot of interesting aspects of the design, including the projecting
balconies on the front, which can be further integrated into the overall design.

Figure 1: Original front and rear elevations preliminarily reviewed by the Board on March 4, 2019 of a
single lot project.

Figure 2: Revised front and rear elevations reflecting the enlarged project scope and size on a double lot.

Project / Site Information
The project site is two combined parcels located midblock along the east side of Lincoln
Boulevard between Broadway and Santa Monica Boulevard on the easternmost edge of
the Downtown Community Plan area. The proposed project mirrors similar mixed-use
developments along both sides of Lincoln Boulevard beginning north of the 10 Freeway
that are either under construction or recently completed.
The parcels were developed in 1956 and 1983 with two, two-story commercial buildings.
Both buildings are unoccupied and will be demolished as part of site preparation. The site
is surrounded by a variety of commercial, retail, office, residential, and other service3

related uses that serve the downtown neighborhood and adjoining multi-family residential
neighborhoods. The existing buildings are not designated historic resources or listed on
the Historic Resources Inventory (HRI).
The following table provides a brief summary of project data:
Zoning District /
Design Guidelines:
Parcel Area (SF):
Parcel Dimensions:
Existing On-Site
Improvements (Year
Built):
Historic Resources
Inventory Status
CEQA

Lincoln Transition (LT)
Approximately 15,000 SF (two adjoining lots)
100’ W x 150’ D (two adjoining lots)
Two, two- story commercial building (1956 and 1983)
Existing buildings on both lots are not listed on the HRI.
The proposed project is exempt from CEQA pursuant to CEQA
Guidelines Section 15182, which exempts projects that are
consistent with a specific plan adopted pursuant to Title 7,
Division 1, Chapter 3, Article 8 of the Government
Code. Specifically, the proposed project meets all of the criteria
prescribed in Section 15182:
1.
2.
3.
4.

Adjacent Zoning & Use:

The project has a floor area ratio of at least 0.75
The project is located within a transit priority area, which is
defined in Public Resources Code section 20199(a)(7) as
an area within 0.5 mile of a major transit stop
The project is consistent with a specific plan for which an
EIR was certified (Downtown Specific Plan EIR was
certified in 2017)
The project is consistent with the general use designation,
density, building intensity, and applicable policies of
SCAG’s Sustainable Communities Strategy/Regional
Transportation Plan

North: LT – CVS Pharmacy and surface parking lot
South: LT – Lincoln Bark – Doggie Daycare
East: R3 – Two-story multi-unit residential building
West: LT – Three-story office building and surface parking lot

Analysis
Site Planning
The in-fill project parcel is comprised of two adjoining interior lots totaling 15,000 SF in
area located between Santa Monica Boulevard and Broadway on the east side of Lincoln
Boulevard. The five-story building is rectangular in shape with a space carved out of the
center for a courtyard. A 10-foot setback from the front property line is required by the
Downtown Community Plan (DCP) that interfaces with the Public Right-of-Way resulting
in an open expansive frontage along Lincoln Boulevard that facilitates pedestrian traffic,
outdoor dining, short-term bike parking, ride share waiting area and similar amenities.
The building is setback two feet from the rear property line adjoining Lincoln Court Alley
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to assist in the movement of trucks in the alleyway. Access to the subterranean parking
level and at-grade trash room, transformer facility, loading space, and long-term bicycle
parking/storage room are provided from the alley. The remaining ground floor level will
be occupied by the two retail-commercial tenant spaces, outdoor space/courtyard, and
circulation areas as illustrated by the site and circulation plans on Sheets A-13 and A-16.
Along the ground plane, a randomized paving pattern in varying shades of gray is
proposed throughout the courtyard, pedestrian pathway, and front setback that is an
extension of the paving pattern for the Public Right-of-Way for a visually seamless
appearance as shown on Sheet A-16 and detailed on Sheet A-34. The color and pattern
are complementary to the building design and material palette illustrated on A-11.
Similarly, the DCP requires a 10-foot setback from the front property is intended to create
an uninterrupted public-private interface that looks and feels expansive and a place of
refuge and facilitate circulation along a busy thoroughfare. The placement of landscaping,
planters, and/or outdoor furniture should not interfere with the pedestrian movement and
sense of openness along the street façade. For this reason, the applicant should consider
alternative location and/or configuration of the long linear planter at the front of the
northern portion of the frontage (parallel to sidewalk) as illustrated on Sheet A-08 and
depicted below.

Figure 3: Rendering of the front façade and landscaping along public-private property.

Building Design/Architectural Concept
The proposed Contemporary building is a modern infill project that activates the
pedestrian frontage along Lincoln Boulevard by expanding and connecting to the existing
commercial/retail activity between Broadway and Santa Monica Boulevard. The U-shape
footprint wraps around the perimeter and open towards the street connecting its central
courtyard to the Public Right-of-Way. The ground floor façade is primarily glass storefront
allowing the floors above it to take on a floating appearance created by the upper level
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Courtyard

Lincoln Court (Alley)

Lincoln Blvd

cantilever and anchored by the side walls. The upper stories facing Lincoln Boulevard
appear as alternating vertical bands of projecting and receding volumes of enclosed
spaces and balconies with moments of verticality created by the upright perforated
screens at the balconies. The front façade is interjected with a clever and unique design
feature that is the dimensional freeform floating central piece above the courtyard starting
at the third floor. This piece contains several dwelling units between the third and fifth
floors. The rear alley elevation is different from the front elevation void of the alternating
columnar arrangement. Instead, the design relies on materials and colors to achieve the
visual cues between the two primary facades. Added visual interest that serve to support
the overall design concept is accomplished through a combination of modern materials
and color scheme. While all elevations are treated differently from a design perspective,
they are related by way of materials, colors and overall architectural concept.

Figure 4: Representative floor plan for levels 2 – 4 and highlight the cut-outs on the north and south (side)
elevations.
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Figure 5: Material and Color Palette

Broadway

Santa Monica

Mass and Scale
The surrounding context consists of older and newer buildings of varying mass and scale
ranging from one- to four-story commercial and mixed-use buildings. The project’s closest
neighbors are 97- and 116-unit, four-story mixed-use buildings located at 1447 Lincoln
Boulevard and 829 Broadway that were completed in 2012 and 2011, respectively. This
section of Lincoln Boulevard between Olympic and Santa Monica Boulevards starting
north of the 10 Freeway is in the midst of transition. Numerous multi-story mixed-use
buildings are entitled, under construction, or recently completed. As such, the proposed
five-story mixed-use building is consistent with the pattern of development in the
surrounding area and within Downtown. A neighborhood context is demonstrated in the
image below in Figure 6 and on Sheet A-03 in the design submittal.

Figure 6: Photo montage illustrating neighborhood context on the east side of Lincoln Boulevard

The front and most prominent façade is composed entirely of balconies framed and
partially screened by perforated metal panels as depicted below in Figure 7. The rhythmic
expression and compartmentalized appearance on the upper levels is well-proportioned
and the random placement of the decorative perforated screens add a layer of pattern
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and depth on this façade. The retail level with its clear storefront glazing system
seamlessly connects to the pedestrian realm for an activated streetscape required by the
DCP while maximizing visual permeability into the interior space. The massing of the
street front elevation also benefits greatly from the opening that leads to the courtyard
and helped break up the façade into multiple volumes while showcasing the project’s
interesting design features. The most visually interesting design element on the west
(street) elevation is the suspended pendant-like volume situated above the front area of
the courtyard and elevated two levels off the ground. As this piece is situated further back
from the street than the two larger volumes framing it, this design element visually pull
visitors further into the courtyard and outdoor space.

Figure 7: Street Elevation along Lincoln Blvd

Due to their extension to the property lines, the side elevations are resolved with a wide
opening located midsection on the south elevation and multiple vertical cut-outs on the
north elevation. This creative technique helps address the perceived mass through
reduction of extensive wall surfaces and provides visual connection among the
elevations. These two elevations are further treated to achieve added visual interest and
minimize the appearance of expansive wall surfaces by incorporating expansion joints in
a random graphic pattern.
The rear alley elevation is straightforward and dependent on the third, fourth and fifth floor
balconies and material placement for added modulation. The ground floor is utilitarian in
its design treatment and various openings support the building maintenance and back of
house features such as access to the subterranean parking, transformer, loading space
and trash/recycling room.
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Figure 8: Rear Alley Elevation (Lincoln Court)

Since the preliminary review, the design has been greatly improved partly due to a
number of design revisions have been introduced into the front and rear façades.
Design, Details and Materials
The design of the side elevations differ from the front and rear elevations due to
anticipation of future development adjoining its north and south frontages. Midway on the
south elevation, a singular break of approximately 47 feet wide is introduced by stepping
this wall segment back approximately 5 feet from the side property as if peeling back the
skin to expose the design/fenestration of the building within. The north side elevation is
treated with a similar design approach with five vertical cut-outs ranging between
approximately 6’ to 10’ wide along the entire wall, also exposing the design of the building
in the openings. The design treatment on these two side elevations allows light and air
to penetrate and circulate throughout the units as illustrated by the figure above.
The material and color palette are complementary and support the building architectural
concept and contemporary design. The materials include metal and cement board siding,
smooth stucco, CMU block, corrugated metal perforated screen, metal and glass railing,
and clear aluminum storefront glazing system in a neutral color scheme as depicted on
Sheet A-11. Their application and placement on the façades highlight various design
components and cohesiveness among the elevations.
A number of sections are provided beginning on Sheets A-25 to A-31 to illustrate how
different components of the building design are composed, treated, and transitioned.
Additionally, details for important design features and their assembly including transition
between different materials are provided on Sheets A-32 and A-33.
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The side elevations generally extend to the property lines with exceptions of the cut-outs
a previously described. For this reason, there are expanses of solid wall surfaces that are
broken up visually through the use of expansion joints achieved by anodized aluminum
reglets in an interesting, deliberate, and randomized graphic pattern as depicted on
Sheets A-24 and A-25 for added visual interests. Changes in color and material help
highlight different projecting and receding volumes while the street-facing balconies are
adeptly treated for a sophisticated quality and appearance.
DESIGN ELEMENTS
Façade

Windows
Doors
Mechanical
Screening
Refuse Screening
Lighting
Canopy/Awning/
Trellis
Railings

PROPOSED EXTERIOR
MATERIAL, FINISH AND COLOR
Storefront glazing system for the commercial spaces
Stucco-smooth
Metal Panel
Cement Board Siding
CMU Block
Painted metal structural and moment frame
Aluminum fins
Metal canopy
Anodized Aluminum Windows and Doors
Aluminum storefront system for the commercial spaces
Anodized Aluminum Doors
Roof Parapet
Enclosed in a dedicated room
Combination of uplight, downlight, linear and step light
Metal framed wood trellis over upper story balconies
Metal and Glass

Landscaping and Lighting Design
Much of the project’s outdoor open space is located on the ground level in the courtyard
totaling approximately 3,508 SF. The courtyard will be allocated to various programs,
including 1,084 SF dedicated as publicly accessible outdoor space, 1,730 SF will be
reserved as residents outdoor space, and a 694 SF outdoor dining area for a future
restaurant tenant as delineated on Sheet A-09. The rear portions of the courtyard
dedicated to residents’ use will be completely open to the sky inviting light and air to filter
through for a bright and quality space.
Portions of the courtyard in the front will be partially shaded by the suspended central
volume and remains usable quality space due to its size and high clearance between the
ground and bottom of the units directly above. Additional outdoor common and private
spaces are provided on the roof on the fourth and fifth floors as well as balconies. Seating
area and benches are integrated into the planter/planting areas throughout the outdoor
space. The planters appear strategically placed and have a variety of plants that
complement the building design. Within the courtyard, additional planters or at-grade
planting could be considered to further define and enhance a communal space.
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The proposed landscape plan is depicted on Sheets L-2 and L-3 and in-ground and raised
planters are situated strategically throughout the courtyard intended to highlight various
spaces while creating a sense of openness throughout the courtyard. Landscape will also
be provided along the rear elevation to soften the ground level façade and create an
attractive arrival experience at the alley. A number of tree species are proposed, including
Arbutus ‘Marina’ (Strawberry Tree), Dracaena draca (Dragon Tree), Olea europea (Olive
Tree) and Rhapis excelsa (Lady Palm Tree) which are planted throughout the courtyard
to highlight various outdoor spaces and building design features. The planting areas are
further accented by smaller and lower-growing plants such as Aspidistra elatior (Cast Iron
Plant), Chondropetalum tectorum (Large Cape Rush), Dymondia margaretae (Silver
Carpet), Elymus glaucus (Wild Blue Grass), Sansevieria cylindrical and laurentii (Mother’s
In Law Tongue) and a few other species. The varying heights, colors, shapes and textures
achieved among these drought-tolerant plant species will create visual interest yearround throughout the development.
The project’s lighting design is illustrated on Sheet LT-01 and includes up and downlight
LED wall sconces, recessed and linear light as well as step light. The proposed lighting
design and fixture placement are intended to highlight the building architectural features,
facades, and landscape design while ensuring safety and security during nighttime hours.
Further, the lighting design and intensity are intended to be dark sky friendly as specified
on the lighting plan.
Potential Impact on Historic Resources
The subject property is not listed on the City’s Historic Resources Inventory. The
demolition application for 1427 Lincoln Boulevard was reviewed by the Landmarks
Commission on July 9, 2018. The 75-day waiting period ended on August 22, 2018. The
existing building cannot be demolished until a replacement project has been approved.
Code Compliance
This application has been preliminarily reviewed for compliance with the base district’s
development standards which address aspects of the plan that could result in significant
changes to the project’s design. A complete code-compliance review will not occur until
the application is submitted for plan check. Any significant changes to the design
subsequent to any ARB approval will require Board approval.
CEQA Status
The proposed project is exempt from CEQA pursuant to CEQA Guidelines Section 15182,
which exempts projects that are consistent with a specific plan adopted pursuant to Title
7, Division 1, Chapter 3, Article 8 of the Government Code. Specifically, the proposed
project meets all of the criteria prescribed in Section 15182:
1.
2.
3.

The project has a floor area ratio of at least 0.75
The project is located within a transit priority area, which is defined in Public
Resources Code section 20199(a)(7) as an area within 0.5 mile of a major transit
stop
The project is consistent with a specific plan for which an EIR was certified
(Downtown Specific Plan EIR was certified in 2017)
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4.

The project is consistent with the general use designation, density, building intensity,
and applicable policies of SCAG’s Sustainable Communities Strategy/Regional
Transportation Plan

SUMMARY
The proposed Tier 2 5-story contemporary infill project is approximately 33,744 square
feet and is comprised of two ground floor retail/commercial tenant spaces and 30
ownership residential dwelling units. The project site combines two adjoining lots totaling
15,000 SF located within the Lincoln Transition (LT) District of the Downtown Community
Plan (DCP). The ground floor surrounds an open central courtyard of approximately 3,508
SF with areas dedicated to outdoor spaces accessible by the public and residents,
outdoor dining patio as well as areas for short-term bicycle parking located along the front
façade.
The proposed design is distinctive on its own highlighted by the “floating” central form
above the courtyard. Additional refinements since the preliminary review to various design
features as recommended by the Board including the quality and livability of the units and
attractiveness and usability of the outdoor spaces have been incorporated into the final
design under review. The project is further supported by a high-quality material/color
palette and attractive lighting design.
FINDINGS:
A.

The plan for the proposed building or structure is expressive of good taste, good
design, and in general contributes to the image of Santa Monica as a place of
beauty, creativity and individuality in that the proposed project replaces two older
non-historic buildings with new and modern amenities intended to accommodate
retail/commercial uses on the ground floor while providing new ownership housing
opportunity, including affordable housing on the upper levels. The contemporary
infill building incorporates distinctive design features, including a ‘floating’ volume
above the central courtyard and finished in high-quality materials, such as smooth
stucco, metal and cement board siding, decorative perforated balcony screens,
anodized aluminum window and door systems and other quality finishes and color
scheme. The proposed design is complementary to the existing mix of architectural
styles along Lincoln Boulevard including other mixed-use buildings of similar scale.
The project also incorporates quality outdoor spaces in the courtyard, roof terraces
and private balconies that enhance the quality and livability of the development.

B.

The proposed building or structure is not of inferior quality such as to cause the
nature of the local neighborhood or environment to materially depreciate in
appearance and value in that high quality materials, such as metal and cement
board siding, smooth stucco, anodized aluminum windows and doors, metal and
glass railing, and perforated balcony screens will highlight the contemporary
building, its important design features, and as detailed in the application submittal
and as presented to the Architectural Review Board will be used.

C.

The proposed design of the building or structure is compatible with developments
on land in the general area in that Lincoln Boulevard is undergoing redevelopment
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with numerous mixed-use buildings that were recently completed, under
construction, or entitled. The proposed building showcases a contemporary design
that will be compatible with existing and new buildings of similar scale and design
located along Lincoln Boulevard within the same LT zoning district. The proposed
building is transparent and seamlessly connects to the pedestrian realm with its
all-glass façade. The proposal has incorporated additional design guidance
provided by the Board during its preliminary review and reflects an improved mass
and scale, architectural details, and quality and livability of the residential units and
its outdoor public and private spaces.
D.

The proposed development conforms to the effective guidelines and standards
adopted pursuant to Chapter 9.55 – Architectural Review Board, and all other
applicable ordinances insofar as the location and appearance of the buildings and
structures are involved. Specifically, the location and appearance of the buildings
and structures comply with required findings set forth in Chapter 9.55, as
documented by the Architectural Review Board, and as conditioned, the plans will
fully comply with all applicable regulations prior to the issuance of a building permit.

CONDITIONS:
1.

The applicant shall rearrange the landscape features/planters proposed along the
front façade so that it is consistent with the design intent of the DCP in creating a
seamless transition between the public and private realms as intended by the 10foot building setback on the ground floor in order to achieve an expansive and
open design that facilitates circulation and comfort along a busy thoroughfare.

2.

Additional planting, in planters or at grade should be provided in the courtyard to
enhance the communal space.
.
Sign(s) and/or a sign program are not proposed and require separate review and
approval.

3.
4.

This approval shall expire when the administrative or discretionary entitlements,
not including any Subdivision Map approvals, previously granted for the project
have lapsed. If no such entitlements have been granted, this approval shall expire
24 months from its effective date, or 30 months if in the Coastal Zone unless
appealed.

5.

Prior to the issuance of a building permit, the applicant shall demonstrate
landscape and irrigation plan compliance with the City’s Green Building Ordinance
standards (SMMC 8.108) subject to staff approval. Modifications to the landscape
plan that effect less than 150 square feet of area may be reviewed and approved
by the Staff Liaison to the Board.

6.

Prior to the issuance of a building permit a hydrozone matrix shall be included in
the landscape and irrigation plans that describes for each hydrozone the following:
the square footage, percentage of total landscaped area, plant type and plant form,
hydrozone basis, hydrozone description, exposure or micro-climate, irrigation
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method, irrigation devices (including manufacturer, make and model), zone
pressure, precipitation rates, zone gallons per minute and controller station
numbers.
7.

Prior to the issuance of a building permit, the applicant shall demonstrate that the
plans comply with all applicable provisions of the Zoning Ordinance. Significant
changes to a project’s design shall require review and approval of the Architectural
Review Board. Minor changes may be approved administratively pursuant to all
applicable guidelines.

8.

No building permit shall be issued for the project until the developer complies with
the requirements of the Santa Monica Municipal Code with respect to applicable
fees.

The Architectural Review Board’s approval, conditions of approval, or denial of this
application may be appealed to the Planning Commission if the appeal is filed with the
Zoning Administrator within ten consecutive days following the date of the Architectural
Review Board’s determination in the manner provided in SMMC 9.61.100.
Attachments
A.
Applicant’s Submittal Material
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