Ralph Mechur Architects
3400 Airport Avenue, Suite 5
Santa Monica, Ca. 90405

tel: 310-398-2940
fax: 310-398-2950
ralph@rmechurarchitects.com

May 20, 2020
Jing Yeo, City Planning Division Manager
City of Santa Monica
1685 Main Street, Room 212
Santa Monica, CA 90401

Re: 16ENT-0112/0113/0114 – Development Review Permit/Variance/Tentative Map for 1665 Appian
Way

Dear Jing,
This letter is to provide information for Planning staff in its review of the Development Review and
Variance application for a proposed Tier 2, three-story 2-unit residential project to be located at 1665
Appian Way, Santa Monica.
The proposed project is on an R3 zoned parcel that fronts onto the pedestrian accessway portion of
Arcadia Terrace to the north; Appian Way, a major street providing access to residential, hospitality and
visitor-serving properties on both sides of Appian Way between Pico Blvd and the Santa Monica Pier
to the west; a series of two and three-story single and multi-family buildings to the east; and Pacific
Terrace to the south, which provides pedestrian and auto access from Ocean Avenue to Appian Way.
Adjacent uses include an apartment building to the north, low-density residential to the east, the Loew’s
Hotel to the south and a surface parking lot to the west.
The subject property is an irregular shape and is 4,414 SF, well below the standard lot size in Santa
Monica. Currently, a multi-unit residential structure sits on the property. The intention is to remove the
building and replace it with the proposed project.
Unique to the site, there is a substantial grade differential between the subject property and the
adjacent properties to the east. There is a retaining wall approximately 13 feet tall at the east side of
the property creating a clear difference with the area above the retaining wall. At the north end of the
property there is a pedestrian easement to be maintained to stairs that lead to the Arcadia Terrace
buildings from Appian Way. Properties above front Arcadia Terrace, a private walk street, while the
subject property and its northern neighbor front Appian Way.

The proposed project is comprised of two interlocked two-story three-bedroom units over one level of
subterranean parking containing two two-car garages. Vehicular access to the project is proposed from
Appian Way. Pedestrian access to the unit entries are along the east side of the parcel from stairs at
the northeast corner of the parcel next to the Arcadia Terrace access stairs.
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The proposed building’s design is contemporary with horizontal lines defining the floors and units, a
roof deck for the upper unit and large openings on the west. Materials are a mix of glazing in aluminum
frames, smooth stucco, copper panels and aluminum railings and sunscreens.
The units open to the west to take advantage of the views and light and air. The west face is comprised
of a mix of windows and glass doors opening to terraces on all three floors. The roof deck for the upper
unit contains a pool and PV topped trellis structure. The lower unit has a pool at the first level. The
other facades continue to use glazing and copper panels to create a playful and functional design.
The design provides landscape in the front yard, along Appian Way at the street level, in the resident
walkway along the east side and on the 3rd level and roof deck.
The wall height along Appian Way mirrors many of the buildings along the length of Appian Way and
provides a measure of security on a busy street traversed by cars, trucks and many visitors to our
boardwalk, beaches and the Pier.
The proposed project requires a Variance for a reduced front setback depth at the 1st and 2nd floors and
a Major Modification for a reduction in the overall site landscape percentage.
• a Variance for a reduced front yard setback at the 1st and 2nd floors from 30’ to 15’
• a Major Modification for a 4.17% reduction in overall site landscaping from a required
1103 SF to 1057 SF
There are special circumstances applicable to the property in its small size, the grade differential with
the parcels to the east, its fronting on Appian Way and existing frontyard setbacks along Arcadia
Terrace that a strict application of the zoning code would result in practical difficulties and unnecessary
hardship to the applicant.
Small Lot Size impact: As noted, the property is irregular in shape and at 4,114 SF, below the
minimum allowable lot size of 5,000 SF. Allowable area per Municipal Code Maximum Allowable
Coverage would allow 6,179 GSF of lot coverage. However, due to the small size of the lot, the atypical
30’ frontyard setback and additional upper level stepback requirements a maximum project lot coverage
would be approximately 4,980 SF, which is 19.4% below the Municipal Code Maximum Allowable
Coverage. The proposed project, with the reduced frontyard setback of 15’ for the 1st and 2nd floors is
5,778 SF, 6.5% below the Municipal Code Maximum Allowable Coverage.
Grade differential: the subject property is at the level of Appian Way, as is the apartment building to the
north, but both are zoned similarly to the Arcadia Terrace buildings to the north. However, the
difference in neighborhood and ambiance couldn’t be more different. The homes and apartments on
Arcadia Terrace have parking at the rear of their sites and a gated private pedestrian walk street
between them. The structures face each other on a quiet residential walk street. At the west end of the
pedestrian way is a stair down to an easement to provide access to Appian Way and the beach. The
subject property is isolated from the upper properties and is directed not towards its northern neighbor
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but to Appian Way, a public thoroughfare for people on all forms of mobility there for business and
recreation. The grade differential will allow the proposed building’s 1st and 2nd floor to have a reduced
front yard setback without any impact on the neighbor’s on Arcadia Terrace. The 3rd floor is setback 15’
from the proposed north edge of the building, at the 30’ line per development standards.
Use of Setback area: While there is a 30’ required front setback for this property, its northerly neighbor
and all the properties on Arcadia Terrace above, only one structure appears to meet that standard and
that is the new three story approximately 4,000 SF single-family residence under construction directly to
the east of the subject property. Most of the other structures were built prior to the 1950’s and the 30’
front yard setback requirement. Currently, there are no vacant properties. At the level of Appian Way
the apartment building to the north has a 15’ frontyard setback which actually is a pedestrian access to
stairs to the apartments on the upper two floors. The at grade level is all garages for the apartments.
The proposed project with a 15’ frontyard setback will continue the current symmetrical access to the
private stairway to the Arcadia Terrace properties and will provide new at grade landscaping. Allowing
the 15’ frontyard setback will continue the strong line of buildings along Appian Way, from the adjacent
apartment buildings to the north and northwest and the hotel to the south.
Landscape Area: The proposed project meets the minimum requirements for the front and sideyards
but does not meet the total landscape area by 46 Sf or 4.17% of the required 1,103 SF. Landscape is
provided on all sides at the main level and at the 3rd and roof level on the north side above the
accessway to the Arcadia Terrace stairs and walk street. This request for the reduced landscape area
is through a Major Modification.
The project meets all other development standards, such as height, lot coverage and stepbacks.
VARIANCE FINDINGS:
The Variance request is to allow a 15’ front yard setback in lieu of the required 30’ setback for the 1st
and 2nd floors.
It is our understanding that a decision to grant a Variance shall be based on meeting the findings in
Section 9.42.040 of the Municipal Code. The findings are as follows:
A. There are special circumstances or exceptional characteristics applicable to the property
involved, including size, shape, topography, mature trees, location, surroundings,
identification as a Historic Resource, or to the intended use or development of the property
that do not apply to other properties in the vicinity under an identical zoning classification.
There are special circumstances or exceptional characteristics applicable to the property
involved in that the site is substandard in size, has a significant grade differential from the
properties to the east and a unique use of a portion of the setback area.
The reduced front yard variance for the 1st and 2nd floors will allow the proposed project to
approach the allowable lot coverage, match the front setback of the adjacent apartment
building to the north and will maintain and enhance the private pedestrian accessway to the
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structures on Arcadia Terrace.
B. The granting of such variance will not be detrimental nor injurious to the property or
improvements in the general vicinity and District in which the property is located.
The approval of the Variance will not be detrimental nor injurious to the property
or improvements in the general vicinity and District in which the property is located. The
proposed project meets all other requirements of the district development standards to
ensure safety for residents or persons on the site. The proposed project maintains the
building spacing of the street and the character of the Arcadia Terrace pedestrian access
way. The intent of the zoning standards is to allow residential projects to be developed that
are compatible with the adjoining residential/visitor-serving neighborhood. The proposed
project will be in scale and character with existing and new buildings along Appian Way,
The13’ grade differential from the adjacent easterly properties ensure the proposed project
will have little or no impact on the light, air and potential development in the area. Granting of
the Variance will not result in changes to land use or density as the project conforms to
allowable uses and density for the R3 zone.
C. The strict application of the provisions of this Ordinance would result in practical
difficulties or unnecessary hardships, not including economic difficulties or economic
hardships.
The strict application of the provisions of the ordinance would result in practical difficulties or
unnecessary hardships in that it would require standards to be met that will result in
significant changes to the Arcadia Terrace accessway and limit the buildable area to well
below the allowable standards. The parcel is substandard in size and has a 13’ grade
differential with the easterly properties above. Requiring the full frontyard setback would
impugn an unnecessary hardship on the project by reducing the building size to 19.4%
below the allowable maximum lot coverage and it would dramatically alter the Arcadia
Terrace pedestrian access way and its relationship to adjacent buildings. Additionally, it
would result in a change to the character of buildings on Appian Way in that the proposed
building would not maximize its presence along the street side of the property.

D. The granting of a variance will not be contrary to or in conflict with the general purposes and
intent of this Ordinance, nor to the goals, objectives, and policies of the General Plan.
The requested variance is consistent with the General Plan in that the use of the property is
in conformance with Citywide LUCE Goals N1 and N18 to protect, preserve and enhance
residential neighborhoods including policies N1.4 and 4.1 and Polices 18.1 and 18.2
regarding maintaining residential use and scale in new projects to protect and enhance
existing neighborhoods.
The proposed project also meets the LUCE Policies, LU 1.3 Quality of Life, and LU1.5
Design Compatibility. The granting of the Variance will allow redevelopment of the property
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compatible with the scale and character of the existing Appian Way neighborhood, enable
the proposed structure amenities and features of similar properties and provides for a
diversity of household types in the neighborhood.
E. The variance would not impair the integrity and character of the District in which it is
to be located.
The granting of the requested Variance would not impair the integrity and character
of the District in which it is located in that the proposed project is compatible in use, scale
and massing to existing buildings along Appian Way. The proposed project will
maintain the existing residential use, will protect against the intrusion of commercial
activity, noise and parking and will maintain the spatial character of the Arcadia Terrace
pedestrian access way.
F. The subject site is physically suitable for the proposed variance.
The subject site is physically suitable for the proposed variance in that the site fronts Appian
Way, providing vehicular and pedestrian access to the site, is significantly below the
adjacent easterly properties maintaining their access to light and air and is a continuation
of an existing residential use. With approval of the Variance for the reduced frontyard
setback and the Major Modification for total landscape area the project will meet all
development standards for the property.
G. There are adequate provisions for water, sanitation, and public utilities and services to
ensure that the proposed variance would not be detrimental to public health and safety.
There are adequate provisions for water, sanitation, and public utilities and services to
ensure that the proposed variance would not be detrimental to public health and safety.
The proposed project is a two-unit project replacing a residential complex in an area with
adequate water, sewer, gas and power and telecom services.
H. There will be adequate provisions for public access to serve the subject variance proposal.
The proposed project maintains adequate public access from Appian Way and there are no
anticipated changes to the street or traffic increases expected from the approval of he
Variance.
I.

For the reduction of the automobile parking space requirements, the reduction is
based and conditioned upon an approved parking reduction plan that incorporates
transportation control measures that have been demonstrated to be effective in
reducing parking needs and that are monitored, periodically reviewed for continued
effectiveness, and enforced by the City as contained in Chapter 9.28, Parking,
Loading, and Circulation.
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A reduction of parking space requirements is not being requested. The proposed project will
provide the required four parking spaces on site.
J.

The strict application of the provisions of this Ordinance would result in unreasonable
deprivation of the use or enjoyment of the property
The strict application of the provisions of this Ordinance would result in unreasonable
deprivation of the use or enjoyment of the property in that it would require meeting
standards that would significantly reduce the size of the development to well below the
allowable threshold without benefit to the neighborhood or the project residents and will alter
the character of the Arcadia Terrace access way. Without approval of the Variance for a
reduced frontyard setback the subject property would be required to provide open space
that neighboring properties on Appian Way do not provide and that would not be private and
usable by the residents due to the property’s direct access from Appian Way and the Arcadia
Terrace access way. Approving the Variance would allow the project to approach the
maximum allowable lot coverage and benefit the neighborhood by maintaining the character of
the Arcadia Terrace access way.

MAJOR MODIFICATION FINDINGS:
The Major Modification request if for a 4.17% reduction in overall site landscaping from a required
1,103 SF to 1,057 SF
A. The requested modification is consistent with the General Plan and any applicable area or
specific plan.
The requested modification is consistent with the General Plan meeting goals N1 and N18 to
protect, preserve and enhance residential neighborhoods. The proposed project renovates the
accessway to the stairway to Arcadia Terrace, adding a well landscaped area. Additional
landscape will be along the Appian Way sidewalk, the east sideyard and rear setback areas and
on the upper decks on the 3rd floor and roof deck.
B. The project as modified meets the intent and purpose of the applicable zoning districts.
The project meets the intent and purpose of the applicable zoning district and is in substantial
compliance with district regulations. Approval of the modification will enhance the neighborhood
through the development of the access way to the private pedestrian stairway to Arcadia
Terrace.
C. The approval or conditional approval or the requested modification will not be detrimental to the
health, safety or general welfare of persons residing or working on the site or result in a change
in land use or density what would be inconsistent with the requirements of this Ordinance.
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The approval or conditional approval or the requested modification to reduce the total landscape
area by 4.17% (46 SF) will not be detrimental to the health, safety or general welfare of persons
residing or working on the site. Landscape is being installed along the building frontage on
Appian Way, in the project access on the east side, on the 3rd floor patio on the north side of the
project, on the roof deck and in the renovated pedestrian walkway to the Arcadia Terrace
stairway. The access way restricts a 230 SF area in the front yard from being landscaped.
D. The approval of the requested modification is justified by environmental features, site
conditions, location of existing improvements, architecture or sustainability considerations, or
retention of historic features or mature trees.
The approval of the requested modification is justified by environmental features, site
conditions, location of existing improvements, architecture or sustainability considerations, or
retention of historic features or mature trees in that it is enhancing the existing private
pedestrian access way to Arcadia Terrace. Arcadia Terrace is a walk street whose properties
are 13’ above Appian Way and are accessed from the south from Appian Way on a restricted
pedestrian path. The project provides a well landscaped pathway to the private stairway and
walk street.
E. The proposed design meets the Design Objectives of the Santa Monica Design Guidelines.
The proposed design is compatible with buildings with City Design Guidelines in that it is meets
all development standards, will not be detrimental to access of light and air of neighboring
properties, is engaged with the beach front environment through its use of balconies and access
through glass sliding doors and enhances the private pedestrian access way to Arcadia
Terrace’s walk street.
F. The proposed project will not significantly affect the properties in the immediate neighborhood
as a result of approval or conditional approval of the major modification or be incompatible with
the neighborhood character.
Approval of the Major Modification will not significantly affect the properties in the immediate
neighborhood or be incompatible with the neighborhood character in that the proposed project
meets all other development standards, will maintain a residential use and will renovate the
private pedestrian access way to the Arcadia Terrace walk street which is 13’ above Appian
Way.
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The approval of the Variance for a reduced frontyard setback and a Major Modification for a reduced
Total Landscape Area are justified due to the unique characteristics of the property’s small size, grade
differential with the Arcadia Terrace properties to the east and the existence of the pedestrian access
way to the private Arcadia Terrace walk street along the northern edge of the property.
The site is undersized at 4,414 SF and existing development standards would reduce the Maximum Lot
Coverage by 19.4%. The proposed project with the approval of the Variance will be 6.5% below the
Maximum Lot Coverage allowed. The grade differential of 13’ from Appian Way to the Arcadia Terrace
properties to the east allows the reduced frontyard setback to provide the additional footage to the
building without impacting the Arcadia Terrace properties.
The private pedestrian access way to the stairs to the Arcadia Terrace walk street will be renovated and
enhanced with significant new landscaping. The reduced Total Project Landscape by 4.17% (46 SF) is
due to the Arcadia Terrace access way on the subject property of 230 SF (5’ x 46”) not being available
in the front yard for landscape.
The property will continue its residential use and maintain a strong presence on a street with a
multitude of users while maintaining the connection to the neighbors on Arcadia Terrace,

Please see the attached photos and diagrams. After your review, please let me know if you have any
questions or need additional information.
Sincerely,

Ralph Mechur

cc: Michael Rahimi, Shyle LP
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