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AGENDA 

 
CITY OF SANTA MONICA 

 
ZONING ADMINISTRATOR 

 
SPECIAL MEETING 

 
VIA TELECONFERENCE PURSUANT TO 

 
EXECUTIVE ORDER N-29-20 ISSUED BY 

GOVERNOR GAVIN NEWSOM 
 

TUESDAY, JULY 14, 2020 
 

MEETING BEGINS AT 10:30 AM 
 

 
TUESDAY, JULY 14, 2020  https://primetime.bluejeans.com/a2m/live-event/zzcwspur 
10:30 A.M. teleconference via 1-415-466-7000 (PIN: 7650065 #) 
 
1. CALL TO ORDER:  
 
2. INTRODUCTION:  
 
3. PUBLIC HEARINGS: Public Input Permitted:  

 
3-A. 9 Vicente Terrace, 19ENT-0438 (Major Modification). The applicant requests a Major 

Modification to the Medium Density Residential (R3) parcel coverage and setback 
development standards for a proposed rehabilitation and addition to a designated 
Landmark structure - an existing two-story, single-unit dwelling.  The rebuilt garage and 
side balcony above would provide a 4’ side setback in lieu of the 5.76’ minimum required 
side setback.  The applicant also requests a 2.9% increase to the maximum allowable 
parcel coverage of 50% for a total proposed parcel coverage of 52.9%. SMMC Section 
9.43.030(C) allows an applicant to request a Major Modification from required setbacks 
and maximum parcel coverage for a project that includes the retention and preservation 
of a structure that is a City-Designated Historic Resource. [continued from March 11, 
2020].  [Planner: Gina Szilak] APPLICANT: Robert Crockett. PROPERTY OWNER: 
Vincent DeFilippo.  

 
 Applicant Materials Attached  
 
4. ADJOURNMENT 

https://primetime.bluejeans.com/a2m/live-event/zzcwspur
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ZONING ADMINISTRATOR HEARING INFORMATION 

The City of Santa Monica encourages public comment. Those wishing to give public comment must make that 
request via email to planningcomment@smgov.net. Written information received prior to 5:30 p.m. the day before 
the meeting will be distributed to the Zoning Administrator prior to the meeting and posted online. Written 
information received after 5:30 p.m. July 13th will be read aloud at the meeting for a total of three minutes. 
 
A decision on the Zoning Administrator request(s) will not be rendered during the public hearing.  Following the 
public hearing, the Zoning Administrator shall prepare a written decision to approve or deny the request(s).  A 
copy of the written determination shall be made available to all persons that submitted a request to speak form 
during the public hearing or wrote a letter regarding the variance(s). Copies of determinations are also available 
on the City’s website: www.smgov.net Go to City Hall/ City Department Index/Planning and Community 
Development/City Planning/Zoning Administrator/Agendas/Determinations. 
 
All decisions of the Zoning Administrator are appealable to the Planning Commission during a fourteen (14) 
calendar day appeal period following the decision date.  Appeal forms are available at the City Planning Public 
Counter.  An appeal filing fee will be required at the time an appeal is filed.  The appeal filing fee is $539.57. 
 

 
R/k 

mailto:planningcomment@smgov.net
http://www.smgov.net/


 
  
 
 

(310) 451-3669 

 
 
 
July 8, 2020 
 
 

VIA E-MAIL   

Santa Monica Zoning Administrator 
1685 Main Street, Room 212 
Santa Monica, CA  90401 

 
Re: Major Modification Application (19ENT-0438) 
  Applicant:  Vincent DeFilippo 
  Address: 9 Vicente Terrace 
  City Landmark & Landmark Parcel Designation 18ENT-0337 
  Hearing Date:  July 14, 2020 
  Our File No. 22519.001 
 

Dear Ms. Yeo: 

This letter is submitted on behalf of Vincent DeFilippo. He owns the historic home 
at 9 Vicente Terrace. He proposes to remodel and rehabilitate the City Landmark 
(consistent with the Secretary of the Interior’s Standards) so that he may move in the 
house (originally constructed in 1912) with his wife, two young children (ages 4 and 
newborn/3 months) joined by stays of his aging mother. Here is the existing landmark: 

  
Front Rear  

This letter explains why the Zoning Administrator should grant the so-called 
“major” modifications for a tiny bit of relief under the Zoning Code in this R-3 Medium 
Density Residential District. Ironically, all of the modifications are reductions in the legal 

kutcher@hlkklaw.com 
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non-conforming status of the existing house, not increases. This application does not 
overreach. Indeed, we have prepared diagrams showing the much larger development 
that would be allowed under the applicable development standards for this R-3 property 
were it not for the preservation of the City Landmark. 

THE REQUESTED MODIFICATIONS ARE CONSISTENT WITH THE 
PURPOSE OF ALLOWING MODIFICATIONS 

As confirmed by the Zoning Ordinance, the stated purpose of modifications is to 
allow “minor adjustments to the dimensional requirements, design standards and other 
requirements” due to “practical difficulties, integrity of design, topography, and similar 
site conditions.” (See SMMC § 9.43.010.) Here, we have a substandard lot (36’ x 100’), 
a sloping topography, and a designated City Landmark that is being preserved and 
rehabilitated consistent with the Secretary of the Interior’s Standards for the Treatment 
of Historic Properties. (See Chattel Conformance Review Memorandum (Nov. 25, 
2019).) Consistent with the Secretary’s Standards, the new construction is occurring in 
a full basement (which will have no impact on the character of the street) and at the rear 
(including a replacement 2-car garage that is actually increasing the current non-
conforming side yard setback). 

This is exactly the type of situation for which modifications and waivers are 
available. And the requested modifications are extremely minor and well justified. 
Moreover, due to the Landmark designation, the project will be subject to a Certificate of 
Appropriateness review process following this Zoning Administrator decision. (See 
SMMC § 9.56.140.)1 

The requested modifications will actually (1) reduce the existing parcel coverage 
from 53% down to 52.9%, and (2) reduce the existing west side setback of the attached 
rear garage from 3’-9.6” to 4’. These are betterments as compared with the existing 
conditions, not an exacerbation of existing conditions.   

The modifications are needed to ensure that the replacement 2-car garage being 
constructed at the rear of the property will continue to accommodate two vehicles, 
thereby avoiding a parking variance application as was required and granted for the 
immediately adjacent property to the east at 11 Vicente Terrace. (ZA 88-002.) (Many of 

 
1 Note, the Landmarks Commission performed a preliminary review of the project 

design on February 10, 2020.  Their Minutes reflect: “Discussion was held. 
Commissioner Shari noted support for the project, Commissioner Brand agreed and 
expressed appreciation for the lightness of the addition, the vertical siding, use of light 
color, and trellis. Commissioners generally agreed with support for the direction of the 
project.” 
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these same neighbors opposed the parking variance that was granted by Zoning 
Administrator Suzanne Frick at 11 Vicente Terrace in 1988 when that owner (i.e., Sally 
Reinman, her husband Marcel Geloen, and Heidi Franke’s father) proposed a second 
story addition without adding any parking.) 

THE ARB PREVIOUSLY FOUND THE DIMENSIONS OF THESE 
TWO MODIFICATIONS TO BE CONSISTENT WITH 

NEIGHBORHOOD CHARACTER 

The subject property at 9 Vicente Terrace was remodeled most recently in 2001. 
At that time, in recommending approval of the existing conditions (i.e., with 53% parcel 
coverage and a 3’-9.6” west setback), the Staff Report to the Architectural Review 
Board found: “[T]he neighborhood’s character defining qualities of scale, massing and 
pattern of development have been retained.”  (ARB 01-061 Staff Report (Aug. 20, 2001, 
Agenda Item 8.2) at pp. 4-5.) Since that time, the formerly vacant lot at 7 Vicente 
Terrace has been developed with a new single family home, further increasing the 
density of the neighborhood.  It is inconceivable that 20 years later, a slight reduction of 
parcel coverage and a slight increase in the side setback on the west would no longer 
be consistent with the neighborhood’s character. 

Below are photos of the neighborhood character. 

3 Vicente Terrace is two doors away from the subject property.  It is a three-story 
red brick building that is essentially built lot-line to lot-line. 

 

  
Front Rear  
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 7 Vicente Terrace is immediately to the west. There is a massive hedge at the 
front property line. Visible behind the top of the hedge is chain link fencing around a roof 
deck. The roof deck was added in 2015. (15BLD-0991.) 

  
Front with visible roof deck Front with tall front hedge 

The view of 7 Vicente Terrace from the alley presents as 3 stories above existing 
grade: 

 
Rear 
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 Immediately across the street from the subject property is Shutters Hotel, a 
6-story hotel building.  

 
                 Vicente Street frontage Existing view down Vicente Terrace from east looking west 

Immediately east of Shutters is a surface parking lot that will be redeveloped as 
part of the 1828 Ocean Avenue project with an 83-unit mixed-use multi-story apartment 
building that will include roof decks and balconies. (DRP 15ENT-0300.) 

 
Rendering of approved 1828 Ocean Avenue project looking down Vicente 

Terrace from Ocean Avenue 
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Vicente Terrace elevation of approved 1828 Ocean Avenue project  

Immediately across the alley behind the subject property is a three-story rear 
elevation of a duplex at 12 Seaview Terrace with balconies and elevated decks. 

 

 

 
Rear alley facing subject property Rear alley facing subject property  

 The proposed preservation project is not in any way out-of-scale with these 
neighboring properties. 
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THE LANDMARKS COMMISSION WILL PERFORM DESIGN REVIEW 

OF THIS PRESERVATION PROJECT 

The public correspondence does not object to the proposed modifications 
themselves. Rather, the most concrete objections are to certain windows (facing east) 
and the roof deck (much of which will be recessed within a “well” that will be set within 
the peaked roof of this two-story building far below the 40’/3-story height limit in the R-3 
District). The project’s windows and the roof deck are allowed by Code and are not the 
subject of the requested modifications for: the side yard setback (for the garage at the 
rear of the property) and the reinstatement of most of the existing lot coverage. Due to 
the Landmark Parcel designation (18ENT-0337), design review will be performed by the 
Landmarks Commission, not the ARB, and certainly not the Zoning Administrator. 
(SMMC § 9.56.270(A)(1) (Preservation Incentives).) The Certificate of Appropriateness 
process will be the appropriate forum to weigh any design objections. 

THIS MODIFICATION APPLICATION DOES NOT MAXIMIZE THE 
SIZE AND SCALE PERMITTED BY R3 ZONING 

The height and massing (and associated floor area) all are well below the 
maximums allowed by Code. Rather than proposing the addition of a third floor, the 
project (at great expense) will remove the Landmark house from its current foundation 
to enable construction of a full basement beneath the historic 2-story home.  The home 
will then be placed back on its new foundation in exactly the same location on the 
subject lot. 

In adopting the Zoning Ordinance, the City Council (and Planning Staff) 
expressly found the development standards to be appropriate to “preserve and protect 
the existing character and state of the City’s different residential neighborhoods and the 
quality of life of City residents against potential impacts related to development” and to 
“ensure adequate light, air, privacy, and open space for each dwelling”: 

9.08.010 Purpose 

The purposes of the “Multi-Unit Residential” Districts are to: 

A.  Provide for a variety of multi-unit housing types to suit the 
spectrum of individual lifestyles and space needs and ensure 
continued availability of the range of housing opportunities necessary 
to sustain a diverse labor force and meet the needs of all segments 
of the community consistent with the General Plan. 
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B.  Preserve and protect the existing character and state of the City’s 
different residential neighborhoods and the quality of life of City 
residents against potential impacts related to development—traffic, 
noise, air quality, and the encroachment of commercial activities. 

C.  Ensure adequate light, air, privacy, and open space for each 
dwelling. 

  *  *  * 

E.  Ensure that the scale and design of new development and 
alterations to existing structures are consistent with the scale, mass, 
and character of the existing residential neighborhood and provide 
respectful transitions to minimize impacts on or disruptions to 
adjacent residential structures. 

The overall scale of this home remodel is well within the R3 development 
standards: 

 One unit is proposed where multiple units are allowed. Two stories are 
proposed where three stories are allowed.  

 A height of 25’ is proposed where 40’ is allowed. A 2-car garage is proposed 
consistent with the Code.  

 The proposed roof deck is sunk within the peaked roof of the Landmark home 
at the rear.  

 A basement is proposed rather than a third floor.  

 Consistent with the Code (SMMC § 9.21.050(A)(2)(b)), a 12’ hedge is 
proposed in good faith along the east side yard to screen the new windows 
from the adjacent property.  

This is a thoughtfully designed preservation project. Although the neighbors don’t 
appear to appreciate it, the owner has not sought to exploit the R-3 maximums as 
allowed by the Housing Accountability Act (Gov’t Code § 65589.5(j)). 

Finally, objections to the project’s overall floor area are not well founded. First of 
all, in multi-family districts such as the R-3 District, massing is regulated by parcel 
coverage, not floor area. Here, the 2.9% of additional floor coverage equates to 107.5 
sf. And the parcel coverage includes the one-story front porch of this historic house, 
which contains 208 sf. Additionally, it is important to note (and frankly encourage) the 



 
 
Santa Monica Zoning Administrator 
July 8, 2020 
Page 9 
 

 
fact that the majority of the proposed new floor area will be contained within a 1,432 sf 
basement which will have no impact on the neighborhood’s visual character. And 
regardless, the R-3 development standards would allow a 6,828 sf residence (without 
any variances or modifications), which the Zoning Code expressly finds is a scale that 
would “[p]reserve and protect the existing character and state of the City’s different 
residential neighborhoods.” (SMMC § 9.08.10(B).)  

PRESERVATION PROJECTS ARE OFTEN CHALLENGING 

Preservation projects are time-consuming, extremely challenging to pursue and 
expensive to accomplish. As the Zoning Administrator knows, preservation is a 
fundamental concern of the City’s LUCE. (LUCE Ch. 2.3; see also Santa Monica 
Historic Preservation Element.) As a result, LUCE Historic Preservation Policy HP1.5 
states: 

Support rehabilitation and restoration of historic resources 
through flexible zoning policies and modifications to 
development standards . . . 

And LUCE Policy HP1.5 expressly lists parcel coverage and building envelope 
requirements as examples of flexible zoning outcomes that should be available for 
preservation projects. 

I have worked on successful preservation projects that received up to 8 or 10 
different variances to enable successful award-winning preservation to occur, including 
over neighbor objections. By comparison, the two modification requests triggered by this 
project should be granted. Proposed findings are enclosed. 

Here, all of the new construction will occur at the rear of the property and will be 
denoted by an inset, just as the Secretary’s Standards encourage. (See Anne E. 
Grimmer, The Secretary of the Interior’s Standards for the Treatment of Historic 
Properties (Nat’l Park Service, 2017) pp. 156 (“Recommended: Constructing a new 
addition on a secondary or non-character-defining elevation”) and 157 (“Recommended: 
Incorporating a simple, recessed, small-scale hyphen, or connection, to physically and 
visually separate the addition from the historic building.”).) 
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CONCLUSION 

Based upon the above, we respectfully request that the Major Modification 
requests be granted. 
 

Very truly yours,  
 
 
 
Kenneth L. Kutcher  

 
Enclosures 
cc: Regina Szilak (w/ encls.) 
 Heidi von Tongeln (w/ encls.) 
 Vincent DeFilippo (w/ encls.) 
 Robert Crockett (w/ encls.) 
 Robert Chattel (w/ encls.) 
F:\WPDATA\22519\Cor\ZA 2020.07.08 (Major Mod).docx 
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VICENTE TERRACE – NORTH SIDE 

   
3 Vicente (3‐story red brick building) & 7 Vicente (hedge) 

 
7 Vicente huge front hedge 

 

   
3 Vicente & 7 Vicente  7 Vicente w/ roof deck next to subject property 
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VICENTE TERRACE – SOUTH SIDE 

   
Shutters @ Vicente & Appian 

 
Shutters along Vicente 

Viceroy Hotel in background 
 

 
Shutters Hotel directly across from subject property 
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VICENTE TERRACE – SOUTH SIDE 

Vicente Terrace (looking west)  Approved 83 units w/ roof decks at 1828 Ocean Avenue 
 

 
Vicente Terrace elevation of approved project at 1828 Ocean Avenue in context photo 
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VICENTE TERRACE – NORTH SIDE 

   
7 Vicente Terrace w/ roof deck      

   
subject property  9 Vicente  11 Vicente 

 
Vicente Terrace – north side 
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VICENTE PLACE ALLEY – SOUTH SIDE 
 

7 Vicente (rear alley) 
 

Vicente Place alley (looking west) 
 

 
7 Vicente (rear)                3 Vicente (rear) 
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VICENTE PLACE ALLEY – NORTH SIDE 
 

 
12 Seaview (rear)  

Directly across from subject property 
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VICENTE PLACE ALLEY – NORTH SIDE 

   
Vicente Place Alley (looking east)  12 Seaview (rear alley) 

 

   
Vicente Place (looking west)  Vicente Place (looking west) 
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Applicant:  Vincent DeFilippo 
Address:  9 Vicente Terrace 
Application:  19ENT-0438 

 

Proposed Findings in Support Major Modifications 

 
All of the required findings set forth in Section 9.43.100 of the Zoning Ordinance can be 
made in this case as further evidenced by the points identified under each of the 
headings below: 

 The requested modification is consistent with the General Plan and any 
applicable area or specific plan.  

 The requested modifications seek minor allowances from the 
requirements in the Code in order to preserve and rehabilitate a landmark 
residence. The Zoning Ordinance, LUCE, and Historic Preservation 
Element anticipate and actually promote flexible zoning practices and 
relief for preservation projects, specifically for parcel coverage, setbacks 
and building envelope.   

o LUCE Policy HP1.5: “Support rehabilitation and restoration of 
historic resources through flexible zoning practices and 
modifications to development standards…such as…parcel 
coverage and building envelope requirements.” 

o Zoning Ordinance §9.43.030(C): “If the application for a Major 
Modification involves a project that includes the retention and 
preservation of a structure or improvement that is a City-
Designated Historic Resource, the Director may grant relief 
from…required setbacks, maximum parcel coverage and 
building envelope requirements.”  

o Historic Preservation Element Objective 1.11: “Promote historic 
preservation as sustainable development and promote 
sustainable reuse of historic properties.”  

o Historic Preservation Element Policy 4.1.3: “Allow for 
appropriate additions to and adaptive reuse of historic 
resources.”   

 The project as modified meets the intent and purpose of the applicable 
zone districts. 

 The proposed project is the rehabilitation and restoration of a single-family 
home which is in line with the intent and purpose of the district within 
which is it located. The proposed project is located in the R3 Medium 
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Density Residential District which “is intended to provide areas for a 
variety of multi-unit housing types with at least 1,500 square feet of parcel 
area per unit” and includes, among other housing models, single-unit 
housing.  (SMMC § 9. 08.010.)  The project site contains 3,593 sf of parcel 
area for this single family home. 

 The requested modifications 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 that would be inconsistent with the 
requirements of this Ordinance. 

 The proposed project is a rehabilitation and restoration of a single-family 
residence. Neither the land use nor the density will be changing. At 25’ in 
height and two stories, the project will remain well within the 40’/3-story 
height limit for the district. Rather than propose a third story, the applicant 
(at great expense) will temporarily elevate the landmark house so that a 
full basement can be constructed beneath the house, which currently has 
a “California basement.” The landmark house will then be restored to a 
new foundation in the same location and at same height as it has existed 
since 1912. Thus, the vast majority of the added floor area will be located 
underground and will have no impact whatsoever on the neighborhood. 
The other “new” construction is the replacement of the non-original 
attached garage and non-original extension of the house that was built in 
the rear after receiving ARB approval in 2001. The 2001 setback on the 
west at the location of the garage will be increased, not decreased. And 
the parcel coverage will be reduced, not increased, compared with the 
2001 addition that is being replaced. The now City-Designated Landmark 
will be rehabilitated consistent with the Secretary of the Interior’s 
Standards for Rehabilitation. All of these changes are an improvement 
over the existing conditions, and this landmark house will continue to be 
an asset to the eclectic mix of architecture in the neighborhood. 

 The requested modification is justified by site conditions, location of 
existing improvements, and retention of historic features. 

 After having been extensively remodeled by a prior owner in 2001, the 
existing single family residence was designated as a City Landmark on 
September 9, 2019 when representatives of the Santa Monica 
Conservancy nominated it. The historic residence is a legal 
nonconforming structure due to various aspects of the house, including 
the parcel coverage (currently 53%) and side yard setback on the west 
(currently 3’-9.6”).  

 Additionally, the lot is an extremely narrow 36’ lot, and is only 100’ deep. 
Also, the site slopes.  
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 The historic house will be retained, preserved and rehabilitated consistent 
with the Secretary of the Interior’s Standards. To do so, a full basement 
will be constructed beneath the house, and the house will receive a new 
foundation in the same location on the lot and at the same height. So the 
position of the house will not change as a result of the remodeling. 

 With respect to character-defining features, the proposed rehabilitation will 
include the reversal of the non-original porch enclosure and changes to 
the front door on the front elevation, as well as the retention of the existing 
“bay” window located on the east side of the residence. Various non-
original windows that were replaced in the 2001 remodel will be replaced 
with historically accurate materials. The former chimney will be 
reconstructed. 

 Given all of the aforementioned factors, the property owner is limited in the 
work that can be done on the residence and has made every effort to 
preserve the historic features and improve site conditions while still 
remodeling the home for the needs of his family. Although the owner did 
not support the designation, he did not oppose it out of deference to the 
preservation community. He simply wishes to receive some minimal 
reciprocity given the designation. None of the other homes in this potential 
historic district have been nominated (by their owners or others) or 
designated, nor have the property owners ever shown any initiative to 
nominate the potential historic district. Indeed, several neighbors opposed 
the designation of this house at 9 Vicente Terrace. 

 The proposed design meets the Design Objectives of the Santa Monica 
Design Guidelines. 

 Given the Landmark Designation, the house’s remodeling is governed by 
the Certificate of Appropriateness process and the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties. (SMMC 
§ 9.56.140.) On February 10, 2020, the Landmarks Commission 
performed a preliminary review of the project design and “generally 
agreed with support for the direction of the project.” See Landmarks 
Commission Minutes (Feb. 10, 2020) at p. 13.  The Commission’s 
licensed architect expressed specific support for a number of the design 
elements: “Commissioner Brand agreed and expressed appreciation for 
the lightness of the addition, the vertical siding, use of light color, and 
trellis.” (Id.) 

 The modifications will not significantly affect the properties in the 
immediate neighborhood or be incompatible with the neighborhood 
character. 
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 The subject property is a designated City Landmark in a potential historic 
district. The proposed project involves remodeling the Landmark 
consistent with the Secretary of the Interior’s Standards for Rehabilitation.  

 The proposed modifications are to be located at the rear of this Landmark 
Parcel. The existing garage at the rear of the property already encroaches 
into west side yard.  The replacement garage will encroach less, resulting 
in a 4’ side yard setback on this 36’ narrow lot. The 4’ side yard setback 
doesn’t occur until 59’ deep into this 100’ deep lot. It will not be noticeable 
from the street. 

 As to the parcel coverage, the existing parcel coverage is 53%. The 
proposed parcel coverage will be 52.9%. There is essentially no change in 
parcel coverage, and actually a slight reduction. There will be no 
noticeable impact to the neighborhood. In 2001 the Architectural Review 
Board already determined that the 53% lot coverage was appropriate for 
the neighborhood. (ARB 01-061.) 

 A theoretical project consistent with the R3 development standards (if 
there were no landmark designation) would be much greater in size and 
scale than the proposed project. Using the R3 development standards-- 
were it not for the landmark designation--a 6,828 SF residence could be 
constructed on the property without needing any allowances. The 
proposed project will only be 4,405 SF, almost 2,500 SF less than what 
the Code allows by right consistent with the Housing Accountability Act 
(Gov’t Code Section 65589.5(j)); and the statement of purpose in Chapter 
9.08 of the Zoning Code finds that the R-3 standards are appropriate. 
(See SMMC § 9.08.010(A)-(C) & (E).) 

 The size and scale of properties on this street and in this neighborhood 
vary greatly. Directly across the street is the six-story Shutters Hotel. Two 
lots to the west is a 3-story building at 3 Vicente Terrace. Directly across 
the rear alley is a 3-story rear elevation. 

 The proposed project conforms to the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties. 

 Preservation architect Robert Chattel was retained to collaborate with the 
project architect and, following the designation, the proposed project plans 
were revised to conform with the Secretary of the Interior’s Standards 
(“Secretary’s Standards”) for Rehabilitation, as confirmed by the 
conformance review report from Chattel dated November 25, 2019. 

 The proposed project conforms to the allowable land uses permitted in 
the applicable Zoning District. 
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 The proposed project is the rehabilitation and restoration of a single-family 
home. The proposed project is located in the R3 Medium Density 
Residential district which “is intended to provide areas for a variety of 
multi-unit housing types with at least 1,500 square feet of parcel area per 
unit” and includes, among other housing models, single-unit housing.  
(SMMC § 9. 08.010 (emphasis added).) The project is a remodel of an 
existing single family home and will reconstruct a 2-car garage at the rear 
of the property, connected by an inset (“hyphen”). 

 The proposed project does not exceed the maximum unit density 
permitted in the LUCE or the existing unit density of the City-Designated 
Historic Resource, whichever is greater. 

 The Historic Resource Inventory confirms the existing unit density as 
being a single-family home, and the LUCE allows a maximum allowable 
density up to 35 units per net residential acre. (LUCE, pg. 2.1-31.) The 
subject property contains 3,593 square feet. The Code would allow three 
units. The proposed project is not changing the unit density and is 
retaining the 1912 house as a single family residence. 

 The proposed project does not exceed the maximum number of stories 
permitted in the LUCE for the applicable land use classification if any. 

 The subject property is located in the Medium Density Housing 
classification of the LUCE. The LUCE allows height up to 40 feet. (LUCE, 
pg. 2.1-31.) The proposed project has a maximum height of 25 feet, which 
is well under the LUCE’s maximum allowable height of 40 feet.  

 Covered porches and stairs, if any, of a City-Designated Historic 
Resource may project a maximum 12 feet into the required front setback 
area or maintain their current projection if greater than 12 feet provided 
that the building façade complies with the front setback requirement in 
the applicable Zoning District. 

 The existing front porch is setback 14’-1” from the front property line and 
no change is proposed to that front setback. Because the front porch is a 
historic feature, no modification is required to retain it. (See SMMC 
§ 9.27.030(C).) 

 The provision of private open space has not been modified other than 
the requirement that private open space be adjacent to and accessible 
from, and at the same approximate elevation, as the primary space of 
the dwelling unit.  Complies. 

 The applicant agrees to record a deed-restriction prior to issuance of 
building permit for the project establishing that the City-Designated 
Historic Resource will be maintained for the life of the project. 



Design Architect
Crockett Architects
373 South Doheny Drive, Suite A
Beverly Hills, California 90211
310.859.0818

Theoretical Project - 9 Vicente Terrace Santa Monica 90401
07 July 2020

Theoretical Project Information and Summaries
 

Project Name: Theoretical Tier 2 Project
Maximum Allowable Project on Lot

Address: 9 Vicente Terrace
Santa Monica, CA 90401

Legal Description: Lot 25
Tract 1111
Map Book 17, Pages 154 / 155

APN: 4290-020-024

Owner: Vincente DeFilippo trustee  

Construction Type: V-NS

Zoning: R3  

Theoretical Project Description: The theoretical project assumes a vacant lot available for
development. The theoretical project is a single-family home fully
consistent with Tier 2 development standards. This theoretical
project is protected by the Housing Accountability Act due to full
compliance with all objective development standards. 

Height

Number of Stories: Allowed - 3 Stories
Existing - 2 Stories + Partial Basement
Theoretical - 3 Stories + Basement

Building Height: Allowed - 40'-0"
Existing - 24'-10" (existing ridge - measured from ANG)
Theoretical  - 40'-0"

Allowed Height Projections

Chimney Height Projection: Allowed - 5'
Existing - 3'-6"
Theoretical - 5'

Rooftop Trellises, Sunshade
and Landscape Height
Projection: Allowed - 10'

Existing - None
Theoretical - 10'

Rooftop Stairwell Height
Projection: Allowed - 14' above the roof-line

Existing - None
Theoretical - 14'

Rooftop Mechanical Enclosure
Height Projection: Allowed - 12' above the roof-line

Existing - None
Theoretical - 12'

Allowable Projections Rooftop: Allowed - Max. 25% coverage
Existing - None
Theoretical - 25%

Parking

Automobile Parking: Required - 2
Existing - 2
Theoretical - 2

Project Team
Project Architect: Crockett Architects

373 South Doheny Drive, Suite A
Beverly Hills, CA 90211
310.859.0818
Robert Crockett

Legal Counsel: Harding Larmore Kutcher & Kozal, LLP
1250 Sixth Street, Suite 200
Santa Monica, CA 90401
310.451.3669
Ken Kutcher

Surveyor: M&M&Co.
26074 Avenue Hall, Suite 12
Valencia, CA 91355
818.891.9115
Greg Amoroso

Sheet Index
01 Project Information
02 First Level Proposed Plan
03 Second Level Proposed Plan
04 Third Level Proposed Plan
05 Roof Proposed Plan
06 Basement Proposed Plan
07 Proposed Short Section
08 Proposed Short Section
09 Proposed Long Section

Parcel Coverage
Lot Dimensions: 36'-0" x 100'-0"

Lot Area: 3,593 SF

Maximum Parcel Coverage (First Floor): Allowed - (50%) 3,593 / 2 = 1,797 SF

Existing - (53.0%) 1,907 SF
Theoretical - (50.0%) 1,797 SF

Maximum Parcel Coverage (Second Floor): Allowed - 90% of first floor (1,797 SF) = 1,617

Existing - (92.0%)  1,488 SF
Theoretical - (90.0%)  1,617 SF

Maximum Parcel Coverage (Third Floor): Allowed - 90% of first floor (1,797 SF) = 1,617

Existing - n/a
Theoretical - (90.0%)  1,617 SF

Vicinity Map

Setbacks
Required

Front - 20'-0"
West Side - 6'
East Side - 6' 
Rear / Alley - 15'-0" from centerline of alley

Existing
Front - 14'-1"
West Side - 4'-0" 
East Side - 3'-9" 
Rear / Alley - 15'-0" from centerline of alley

Theoretical
Front - 20'-0"
West Side - 6'-0"  
East Side - 6'-0"  
Rear / Alley - 15'-0" from centerline of alley

Allowed Projections
Exterior stairs leading to upper Allowed - 4'
floors above rear yard: Existing - None

Theoretical - 4'

Chimney projection in setback Allowed - 1'-6"
floors above rear yard: Existing - 1'-6"

Theoretical - 1'-6"

Front and side porches not covered by Allowed - Front: 6'  /  Interior side: No limit
roof / canopy: Existing - N/A

Theoretical - 6' (front)

Second floor rear balcony: Allowed - 4'
Existing - 6'-11 3/4"
Theoretical - 4'

Third floor rear balcony: Allowed - 4'
Existing - N/A
Theoretical - 4'

Cantilevered bay window on both sides: Allowed - 1'-6"
Existing - 2'-1"
Theoretical - 1'-6"

Fences, Walls and Hedges Height: Allowed - 3'-6"
Within front setback Existing - 3'-6"

Theoretical - 3'-6"

Fences, Walls and Hedges Height: Allowed Walls - 8'-0" / Hedges - 12'-0"
At side and rear yards Existing Walls - 8'-0"

Theoretical Walls - 8'-0" / Hedges - 12'-0"

Area Calculations

Proposed Project Theoretical Project

First Floor (House): 1,375 SF 1,347 SF
First Floor (Garage): 423 SF 450 SF

First Floor: 1,798 SF 1,797 SF
Second Floor: 1,175 SF 1,617 SF
Third Floor: 0 SF 1,617 SF

Floor Area (Massing Only): 2,973 SF 5,031 SF

Roof Deck:* 565 SF* 1,075 SF*
Basement:** 1,432 SF** 1,797 SF**

Usable Improved SF: 4,970 SF 7,903 SF

* Not relevant to massing, and outdoor areas are excluded when determining floor area per 
Zoning Code.

** Not relevant to massing, and generally excluded when determining floor area per Zoning Code 
(except as to parking for nonresidential projects).

9 Vicente Terrace - Theoretical Tier 2 Project
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Wendy Radwan

From: Regina Szilak
Sent: Monday, July 13, 2020 2:53 PM
To: Wendy Radwan
Subject: FW: 19ENT-0438 (major modifications)
Attachments: 7 Vicente MLS Listing Photos.pdf

Wendy, 
Please add to the correspondence for 9 Vicente Terrace.   
ISD will attempt to access the Apple computer access issues. 
Thanks,  Gina  
 

From: Kenneth Kutcher <kutcher@hlkklaw.com>  
Sent: Monday, July 13, 2020 2:49 PM 
To: Regina Szilak <Regina.Szilak@SMGOV.NET> 
Subject: 19ENT‐0438 (major modifications) 
 

EXTERNAL 

 
Gina, 
The property immediately west of 9 Vicente was just listed for sale.  Attached are images from the MLS listing. They 
show a series of roof decks, balconies and patios, floor‐to‐ceiling windows, exterior stairs, and floor plans. 
The fact that this seller was one of the neighbors (together with his contractor) that objected to my client’s 
modifications last time is pretty amazing. 
I plan on referencing these tomorrow. I also plan on making sure these are part of the administrative record. 
Ken 
 
 
 
Kenneth L. Kutcher | Attorney at Law 
1250 Sixth Street, Suite 200 | Santa Monica, CA 90401 
O: (310) 451‐3669 | kutcher@hlkklaw.com   
  

 
  



7 VICENTE TERRACE (immediately west of 9 Vicente)
Roof deck and balcony



7 VICENTE TERRACE (immediately west of 9 Vicente)

Floor plans



7 VICENTE TERRACE (immediately west of 9 Vicente)

Numerous floor-to-ceiling windows



7 VICENTE TERRACE (immediately west of 9 Vicente)
Exterior stairs to roof decks
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Wendy Radwan

From: Kenneth Kutcher <kutcher@hlkklaw.com>
Sent: Monday, July 13, 2020 4:21 PM
To: Regina Szilak
Cc: Heidi von Tongeln; Wendy Radwan
Subject: 9 Vicente Terrace request for admin notice
Attachments: Request for Administrative Notice.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Categories: Public Correspondence

EXTERNAL 

 
Gina, 
On behalf of the applicant/property owner, attached is a request for administrative notice relating to tomorrow’s Zoning 
Administrator hearing regarding the major modification application for 9 Vicente Terrace (19ENT‐0438). 
Normally I would file printed copies of these document, but because this will be a “virtual” hearing, the documents we 

are submitting may be accessed here:  Documentary Evidence Submitted for Administrative Notice 
Please let me know if you have any difficulties accessing the documents. 
Thank you. 
Ken 
 
Kenneth L. Kutcher | Attorney at Law 
1250 Sixth Street, Suite 200 | Santa Monica, CA 90401 
O: (310) 451‐3669 | kutcher@hlkklaw.com   
  

 
  
 
 
 



 
  
 
 

(310) 451-3669 

 
 
 
July 13, 2020 
 
 

VIA EMAIL  
Santa Monica Zoning Administrator 
1685 Main Street, Room 212 
Santa Monica, CA  90401 

 
Re: Applicant’s Request for Administrative Notice 
 Agenda Item No. 3-A 
 Zoning Administrator’s approval of Major Modifications (19ENT-0438) 
 Property address: 9 Vicente Terrace 
 Applicant/Our client: Vincent DeFilippo 
 Our File No. 22519.001 

 
Dear Ms. Yeo: 

This letter is submitted on behalf of our client Vincent DeFilippo, who owns the 
property located at 9 Vicente Terrace (the “Property”). On November 26, 2019, 
Mr. DeFilippo filed applications for Major Modifications (19ENT-0438) in order to 
(1) allow a parcel coverage of 52.9%, which is a reduction in the existing parcel 
coverage, and (2) allow a west side yard setback of 4’, which is a reduction of the 
existing encroachment on the west side. On March 11, 2020, these applications were 
presented to the Zoning Administrator. Following presentations and testimony, that 
hearing was continued to allow for the gathering and submission of additional evidence. 
The Major Modification application is re-agendized for the Zoning Administrator hearing 
on July 14, 2020. 

Pursuant to California Government Code Section 11515 and any comparable 
provisions or practices of the Santa Monica Municipal Code, the applicant requests that 
the Zoning Administrator take administrative notice of documents submitted 
concurrently herewith in connection with these proceedings.  

DOCUMENTS SUBMITTED BY APPLICANT FOR PURPOSES 
OF THE ADMINISTRATIVE HEARING RECORD 

1. Application for Major Modifications, 19ENT-0438 and 19ENT-0439 filed on 
November 26, 2020: Requesting these modifications almost eight months ago. 
(On file.) 

kutcher@hlkklaw.com 
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2. Project Description: Describing the proposed historic preservation remodeling 
project as well as the narrow scope of the two proposed Modifications and a 
summary of the initial neighbor outreach.  The description also includes a 
discussion of the background leading up to the Landmark designation. (Copy 
attached.) 

3. Project Plans: Showing the pre 2001 remodel, post 2001 remodel (i.e., existing) 
and proposed remodel. (On file, dated June 30, 2020.) 

4. Landmark Designation Application 18ENT-0337: Filed on November 1, 2018 by 
former Landmarks Commissioner Ruthann Lehrer on behalf of the Santa Monica 
Conservancy. (Copy attached.)  

5. Landmarks Commission Findings and Determination: Designating the house 
as a City Landmark and the parcel as a Landmark Parcel. (Copy attached.) 

6. Chattel, Inc.’s Conformance Review Memorandum: Prepared by preservation 
architect Robert Chattel following intensive collaboration with project architect 
Robert Crockett. This report thoroughly documents that the proposed project is 
consistent with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties. This expert conclusion is not in dispute. (On file, dated 
February 5, 2020.) 

7. Landmarks Commission Minutes, February 10, 2020, Agenda Item 11-A: 
Confirming that the Landmarks Commission discussed the project at a 
preliminary hearing in February 2020. As indicated on page 13 of the Minutes, 
multiple Commissioners, and the Commission as a whole, “noted support of the 
project” and “support for the direction of the project.” In particular, Commissioner 
Brand (the Commission’s licensed architect) “appreciated the lightness of the 
addition, the vertical siding, use of light color, and trellis.” (Copy attached.) 

8. Santa Monica Conservancy letter of support: The Santa Monica Conservancy 
has submitted a letter supporting the requested modifications. (Copy attached.) 

9. Massing Diagrams of a Theoretical Zoning Ordinance Code Compliant 
Development: Illustrating the much larger development that would be allowed 
under the applicable development standards for this R-3 property were it not for 
the preservation of the City Landmark. (Copy attached.) The proposed project 
does not attempt to maximize development of the lot. Most of the added floor 
area will be located in an expanded basement, so it does not constitute new 
parcel coverage. 
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10. Photographs of neighboring buildings: Documenting the surroundings, 
including many larger buildings. (Copies attached.) 

11. Images from MLS listing for sale of 7 Vicente Terrace: The neighboring 
house immediately to the west has just been listed for sale. The listing shows the 
three floors with two roof decks on the top of the third floor and mechanical 
penthouse. The listing also shows multiple instances of floor-to-ceiling windows. 
The listing also shows exterior stairs up to the roof decks. (Copies attached.) It is 
hard to believe that the owner of this house (and his contractor) has objected to 
the proposed modifications at the subject property. 

12. City Council Statement of Official Action for 1828 Ocean Avenue, DRP 
15ENT-0300, Waiver 18ENT-0227, Major Mod. 18ENT-0226: Approval of an 
83-unit mixed-use multi-story apartment building fronting on Vicente Terrace, 
Ocean Avenue and Pico Boulevard. That project was approved with roof decks 
and balconies and includes a major modification and a waiver. Over the 
objections of many of these same neighbors, the DRP approval found: “The 
physical location, size, [and] massing… are both compatible and relate 
harmoniously to the surrounding site and neighborhood”. (Finding (A), pp. 3-4.) 
(Copy attached.) 

13. S.O.A.R. Appeal 18ENT-0391 filed December 19, 2018: Many of these same 
neighbors objected to the massing, height and scale of the approved project at 
1828 Ocean Avenue. (Copy attached.) 

14. Architectural Review Board Staff Report dated August 20, 2001 for Agenda 
Item 8.2, ARB 01-061: Stating that as to the 2001 remodeling plans for this 
house at 9 Vicente--while the remodeling would result in 53% parcel coverage 
and a 3’-9.6” west side yard setback: “the neighborhood’s character defining 
qualities of scale, massing and pattern of development have been retained.” 
(pp. 3-4.) (Copy attached.) 

15. Jan Ostashay/PCR’s SOI Conformance Report #1 dated June 27, 2001: Jan 
Ostashay (when she was with PCR Services) evaluated the 2001 remodeling 
plans pursuant to CEQA and recommended various changes for the plans to 
conform with the Secretary of the Interior’s Standards. (A copy of Ostashay’s first 
report is attached.) 

16. Jan Ostashay/PCR’s SOI Conformance Report #2 dated August 8, 2001: 
Ostashay again reviewed the remodeling plans after they were revised to 
address her first report. Ostashay remained concerned about two of the 
replacement windows. (A copy of Ostashay’s second report is attached.) 
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17. 2001 remodeling plans dated March 18, 2001, as submitted for ARB 
approval 01-061: Illustrating the massing profiles of buildings in 2001, which 
included a vacant lot next door to the west. The height of the remodeling now 
proposed is no taller (25’) than was constructed in 2002 (24’-10”). Many of the 
windows that were extensively changed out in 2001 will be reinstated in a more 
historically appropriate treatment in the portion of the historic home visible from 
the street, with greater liberties confined to the rear as per the Secretary of the 
Interior’s Standards for Rehabilitation. (Copy attached.) 

18. Construction photographs from 2002 remodel: Documenting various aspects 
of the construction activity from the previous 2002 remodel, which was extensive. 
(Copy attached.) 

19. Seller’s Real Estate Disclosure Statement dated October 3, 2017: Showing 
that the property’s long-standing listing on the City’s Historic Resources Inventory 
was not disclosed to the applicant by the seller or brokers at the time of the 
property’s sale to the applicant. (Page 4.) (Copy attached.)  

20. City of Santa Monica Report of Residential Building Record 18RB-0255 
issued on April 27, 2018,: Indicating that in connection with the applicant’s 
purchase of the property in 2018 the City wrongly represented the property as 
not being a potentially historic structure. (Copy attached.)  

21. Variance Application, Statement of Official Action, and Comment Letters 
for 1988 Zoning Administrator Parking Variance ZA 88-002 at 11 Vicente 
Terrace: A parking variance was approved by the Zoning Administrator in 1988 
for the immediately adjacent property (on the east) at 11 Vicente Terrace That 
variance was triggered by a second story addition and was opposed by multiple 
neighbors. The second floor addition failed to comply with the 1988 Zoning Code 
in that the proposed parking was deficient. Therefore, a variance was needed 
(and was granted) for 11 and 11 ½ Vicente. (Copies attached.) The applicants for 
that variance (i.e., Sally Reinman and her husband Marcel Geloen, together with 
Heide Franke’s father Edmund Stollenwerk) now object to the requested 
Modifications even though they received a variance for their 1988 addition right 
next door. 
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CONCLUSION 

On behalf of the applicant, I request that the Zoning Administrator take 
administrative notice of the accompanying documents and that they be included in the 
administrative record of these proceedings. 

Very truly yours, 
 
 
 
Kenneth L. Kutcher  

Enclosures 
cc: Gina Szilak (w/ encls.) 
 Heidi von Tongeln (w/ encls.) 
 Vincent DeFilippo (w/ encls.) 
 
 
F:\WPDATA\22519\Cor\ZA 2020.07.13 (Req. Administrative Notice).docx 
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Applicant:  Vincent DeFilippo 
Address:  9 Vicente Terrace 
Application:  18ENT-0337;      
   19ENT-0438 

PROJECT DESCRIPTION: 

This is a preservation and rehabilitation of a house that was originally constructed in 
1912 and last September was designated as a City Landmark at the request of the 
Santa Monica Conservancy.  (18ENT-0337.) 

BACKGROUND 

The applicant purchased this property in 2018.  At the time of the purchase he was 
unaware that the property was on the City’s Historic Resources Inventory (“HRI”).  
Notwithstanding Municipal Code Section 9.33.020, the seller and real estate agents 
failed to disclose the HRI listing to the current owner. The City of Santa Monica’s Report 
of Residential Building Record (Number 18RB-0255) dated April 26, 2018, also failed to 
disclose the HRI listing: “Historic Structure: No.” 

The applicant purchased this home for his family’s residence.  He wants to remodel the 
beach-adjacent home to better suit his family, including an improved floor plan, better 
indoor access to sunlight, expanding the partial basement for a downstairs gym, and 
creating outdoor enjoyment opportunities such as a front porch and a roof deck. 

After he filed a demolition permit application (18BLD-7337) due to the scope of the 
proposed remodeling, he was visited by a member of the Santa Monica Conservancy 
who informed him of the HRI listing.  The Conservancy proceeded to nominate the 
house as a City Landmark.  Based on assurances that the designation would not 
prevent his ability to remodel this home for his family, Mr. DeFilippo did not oppose the 
designation but needed to revise his plans to conform with the Secretary of the Interior’s 
Standards (“Secretary’s Standards”) for Rehabilitation.  He retained preservation 
consultants Chattel, Inc. to collaborate with his architect. 

On September 9, 2019, the Landmarks Commission narrowly voted to designate the 
house as a City Landmark on 4 to 3 vote.  A copy of the Landmarks Commission’s 
Findings and Determination is attached.  Mr. DeFilippo did not appeal that decision, 
preferring to move forward with the remodeling plans without further delay. 

On March 11, 2020, the below discussed Major Modification requests were presented to 
the Zoning Administrator who continued the hearing and requested additional 
information. 
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PROPOSED PROJECT 

This remodeling project involves the preservation and rehabilitation of the existing two-
story City-designated beach cottage originally built in 1912 and previously remodeled in 
2001. The current project is now in conformance with the Secretary’s Standards, as 
described in the attached report prepared by Chattel. 

The project will consist of the removal of 204 square feet of floor area (including 
opening up the previously enclosed front porch) and the addition of 1,365 square feet 
(nearly all of which occurs in the expanded basement) for a net floor area increase of 
1,161 square feet (mostly in the basement). The rehabilitation will include the reversal of 
the non-original porch enclosure and changes to the front door on the front elevation. 
The existing California basement will be expanded to a full basement, and alterations 
will be made to the secondary elevations along the side yards (beyond the return from 
the front façade), including adding substantially more glazing to offer more light into the 
dwelling.  Consistent with Zoning Ordinance Section 9.21.050(A)(2)(b), a 12’ tall hedge 
will be planted along the east side property line to protect the privacy of the neighbor to 
the east from the new windows.  The existing rear addition that was added in 2001 will 
be reduced by thinning the presence in the side yards.  A roof deck, tucked into a 
depressed well on the rear quarter of the Landmark cottage, will be added.  The project 
will continue to provide an attached 2-car garage along the alley.   

The interior was entirely remodeled in 2001, is not part of the landmark designation, and 
will again be remodeled. 

ZONING 

The project is located in the R3 – Medium Density Residential zoning district.  The site 
is located on a narrow 36' X 100' lot, with Pacific Terrace to the north, Ocean Avenue to 
the east, Vicente Terrace to the south, and Appian Way to the west.   

To establish the full basement, the house will be lifted from its foundation and staged on 
blocks above the property while the basement is constructed.  Although various aspects 
of the existing building do not conform with current zoning standards, the Landmark 
house will then be set back down in a new foundation in the same location as currently 
exists.  As a result, modifications are only required for: (1) 52.9% parcel coverage (a 
reduction by 3 sf below existing conditions) and (2) a 4’ side yard setback at the rear for 
the replacement 2-car garage on the west.   

Zoning Ordinance Chapter 9.43 allows projects that preserve a City-designated Historic 
Resource to seek modifications of maximum building height, maximum number of 
stories, required setbacks, maximum parcel coverage and building envelope 
requirements, permitted building height projections, permitted projections in required 
yard areas, access to private open space, landscaping, and unexcavated yards. See 
Zoning Ordinance § 9.43.100(G). This project does not seek Modifications as to building 
height, maximum number of stories, building height projections, private open space, 
landscaping or unexcavated yards.  



 
 
Project Description     Page | 1c 

REQUESTED MODIFICATIONS 

Major modifications.   

Retain nonconforming parcel coverage.  A Major Modification is requested in order to 
allow a parcel coverage of 52.9%, which will require a 2.9% allowance over the R3 
zone’s 50% requirement.  The existing condition is currently 53% (1,907 sf); the 
proposed lot coverage (1,904 sf) will actually decrease lot coverage by 3 sf below 
existing conditions. 

Replace the existing nonconforming west side yard setback at rear garage.  A Major 
Modification is also requested to allow a west side yard setback of 4’, which will allow 
the replacement 2-car garage to be constructed at the rear (more than 59 feet from the 
front property line).  This side yard encroachment occurs only towards the rear of the 
property.  The replacement garage would actually increase the west setback in 
comparison with the existing conditions, because the existing conditions are already 
nonconforming as to the west setback (in that part of the existing garage currently 
extends further into the west setback than will the proposed replacement garage). 
Nonetheless, the replacement garage necessitates a 1.76’ relief from the R3 zone’s 
5.76’ side setback requirement.  This is a narrow 36’ wide lot.  Consistent with Code, 
the 2-car garage has been designed to equal the minimum parking dimensions. 

Pursuant to Zoning Ordinance Section 9.43.030(C), the Planning Director may grant 
such relief. 

NEIGHBORHOOD NOTIFICATION: 
 

Immediate neighbors as well as other interested neighbors were invited by email to 
meet and learn about the proposed project.  The property owner worked with the 
neighbors to find a date that would work best for them. 

On Tuesday evening, November 5, 2019, the gathering was held at the landmark house 
at 9 Vicente Terrace.  The owner was unable to attend but was represented by the 
project architect Robert Crockett and his associate Manny Guerrero.  The architects 
shared the dimensioned project plans, elevations, building sections and renderings.  
They explained the project and walked through the plans for the neighbors.  They 
responded to questions and conversed about the project.  They explained that the 
house is being remodeled to best suit the owner’s residence given the recent 
designation as a City Landmark. 

The neighbors attending were Sally Reinman and her husband Marcel Geloen of 11 
Vicente Terrace, and Dayle Kerry of 17 Vicente Terrace.  A gentleman from 7 Vicente 
Terrace also attended briefly and had no concerns so he did not stay for long.  Other 
neighbors were also invited but did not attend. 

No concerns were expressed about the aspects of the project triggering the application 
for Modifications.  The neighbors residing at 11 Vicente expressed reservations about 
the height of the rear addition.  However, that addition is consistent with the Zoning 
Code’s height limit and does not require any Modifications as to height.  
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Project Information and Summaries
 

Project Name: DeFilippo Residence
Remodel and Rehabilitation of a 1912 Landmark  Designated Residence

Address: 9 Vicente Terrace
Santa Monica, CA 90401

Legal Description: Lot 25
Tract 1111
Map Book 17, Pages 154 / 155

APN: 4290-020-024

Owner: Vincente DeFilippo trustee    

Project Description: Rehabilitation of exIsting two-story City-designated historic landmark
residence originally built in 1912 and previously remodeled in 2001.
The project will consist of the removal of 204 square feet and the
addition of 1,365 square feet for a net increase of 1,161 square feet.
The rehabilitation will include the reversal of the non-original porch
enclosure and changes to the front door on the front elevation. A
full basement will be added and alterations will be made to the 
secondary elevations on the side yards beyond the return from the
front facade, including adding substantially more glazing to offer
more light into the dwelling. A replacement two-story rear addition 
(with an offset expressed as a transition differentiating the historic 
building from the new addition) will be constructed and a roof deck, 
tucked into a depressed well on the rear half of the structure, will be 
added. An attached two car garage will be located along the alley. 

Construction Type: V-NS

Zoning: R3

Designated Landmark: Designation 18ENT-0337
September 9, 2019

Number of Stories: Allowed - 3 Stories
Existing - 2 Stories + Partial Basement
Proposed - 2 Stories + Basement

Building Height: Allowed - 40'-0"
Existing - 24'-10" (existing ridge - measured from ANG)
Proposed - 25'-0" (top of roof deck railing - measured from ANG)

Allowable Chimney Projections: Allowed - Max. 5% Coverage of roof area
Existing - 1,649 SF Roof / 5.5 SF chimney (less than 1%)
Proposed - 1,649 SF Roof / 5.5 SF chimney (less than 1%)

Allowable Projections Rooftop: Allowed - Max. 25% coverage
Max projection above height limit 10'-0"

Existing - None
Proposed - 25'-0" for rooftop deck railing - measured from ANG

Lot Dimensions: 36'-0" x 100'-0"

Lot Area: 3,593 SF

Project Team
Project Architect: Crockett Architects

373 South Doheny Drive, Suite A
Beverly Hills, CA 90211
310.859.0818
Robert Crockett

Historical Consultant: Chattel, Inc Historic Preservation 
Consultants
13417 Ventura Boulevard
Sherman Oaks, CA 91423
818.788.7954
Robert Chattel

Legal Counsel: Harding Larmore Kutcher & Kozal, LLP
1250 Sixth Street, Suite 200
Santa Monica, CA 90401
310.451.3669
Ken Kutcher

Structural Engineer: The Office of Gordon L Polon
1718 22nd Street
Santa Monica, CA 90404
310.998.5611
Richard Lewis

Geotechnical Engineer: Grover-Hollingsworth & Associates
31129 Via Colinas, Suite 707
Westlake Village, CA 91362
818.889.0844
Danny Daugherty

Surveyor: M&M&Co.
26074 Avenue Hall, Suite 12
Valencia, CA 91355
818.891.9115
Greg Amoroso
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Parcel Coverage
Existing Lot Area: 3,593 SF

Maximum Parcel Coverage (First Floor): Allowed - (50%) 3,593 / 2 = 1,796.5 SF

Existing - (53.0%) 1,907 SF
House 1,336 SF
Covered Porch 125 SF
Garage 446 SF

Proposed - (52.9%) 1,904 SF
House 1,314 SF
Covered Porch 208 SF
Garage 382 SF

Maximum Parcel Coverage Second Floor: Allowed - (90%) of first floor (1,796.5 SF) = 1,616.8

Existing - (83.0%)  1,488 SF

Proposed - (85%)  1,530 SF

Vicinity Map

Setbacks
Required

Front - 20'-0"
West Side - 5.76'
East Side - 5.76' 
Rear / Alley - 15'-0" from centerline of alley

Existing
Front - 14'-1"
West Side - 6'-0" 
West Side (at rear garage) - 3'-9.6" 
East Side - 6'-0"  
East Side (at bay window) - 4'-1" 
Rear / Alley - 15'-0" from centerline of alley

Proposed
Front - 14'-1"
West Side - 6'-0" 
West Side (at rear garage) - 4'-0" 
East Side - 6'-0"  
East Side (at bay window) - 4'-1" 
Rear / Alley - 15'-0" from centerline of alley

Automobile Parking: Required - 2

Existing - 2

Proposed - 2

Parking

Fences, Walls and Hedges Height: Allowed - 3'-6"

Existing - 3'-6" 

Proposed - 3'-6"

Fences, Walls and Hedges Height: Allowed Wall - 8'-0" / Hedge 12'-0"

Existing Wall - 8'-0" 

Proposed Wall - 8'-0" / Hedge 12'-0"

Within Front Setback

At Side and Rear Yards

Allowed Projections
Allowed Projections into Setbacks: Required - Per SMMC 9.21.110

Exterior access stairs
Existing - None

Proposed - 5'-9" Un-enclosed exterior stair

Minimum Planting Area: Required - 25% of visible setback area
 36' x 20' front setback

Existing - 50% Planting 
720 SF Front area total
360 SF Building and Walkway
      158 SF Existing Building Porch 
      202 SF Existing Flagstone

Proposed - 73% Planting 
720 SF Front area total
200 SF Building and Walkway 
      158 SF Existing Building Porch 
        42 SF Proposed Walkway

1. Allow parcel coverage of 52.9%.
2. Allow west side yard setback for a rear garage of 4'.

      Development Standard                R3 Zoning                              Existing                 Proposed

    Maximum Parcel Coverage          50%            53% 52.9%

Requested Preservation Modifications Per Section 9.43.030 (C)

West Side Setback
[Rear garage]          5.76'                  3'-9.6"                      4'-0"

02
Project Information



Design Architect
Crockett Architects
373 South Doheny Drive, Suite A
Beverly Hills, California 90211
310.859.0818

Historical Consultant
Chattel, Inc Historic Preservation Consultants
13417 Ventura Boulevard
Sherman Oaks, California 91423
818.788.7954

DeFilippo Residence - 9 Vicente Terrace Santa Monica 90401
30 June 2020 03

Requested Modifications
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Modification
Allow west side yard setback 
for a rear garage of 4'-0"2

Lot Coverage 52.9%1
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Site Plan
Scale: 1/8" = 1'-0"1
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9 Vicente Terrace

11 Vicente Terrace

7 Vicente Terrace

EXISTING GRADE
30.00

EXISTING GRADE
30.43

EXISTING GRADE
30.10

EXISTING GRADE
29.00

30.43 + 30.00 + 30.10 + 29.00 = 119.53 / 4 = 29.88 ANG
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FRONT VIEW FROM VICENTE TERRACE IN CONTEXT - EAST
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Renderings
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ALLEY VIEW MASSING MODEL - EAST ALLEY VIEW IN CONTEXT - EAST

ALLEY VIEW MASSING MODEL - WEST

Renderings

ALLEY VIEW MASSING MODEL - AERIAL WEST
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FRONT VIEW FROM VICENTE TERRACEFRONT VIEW OF PORCH LOOKING WEST

REAR VIEW FROM ALLEY

Existing Residence Photos

FRONT VIEW OF PORCH LOOKING EAST
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CONFIGURATION

Pre 2001 Remodel Front and Rear Elevations
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Proposed Landscape Roof Plan

SETBACK FOR ROOF DECK

Proposed Landscape Roof Plan
Scale: 1/8" = 1'-0"2

26
'-2

"

6'-0"

32'-3"  ROOF DECK

DECK BELOW

17
'-0

"  
R

O
O

F 
D

E
C

K
5'

-7
"

C
E

N
TE

R
LI

N
E

 O
F 

AL
LE

Y
 / 

P
A

C
IF

IC
 T

E
R

R
A

C
E

3'
-6

"

4'
-0

"

8'-3"

Roof Deck
301

FF +18.69'

NEW RIDGE

CONCEALED GUTTER

CONCEALED GUTTER

PROPERTY LINE

P
R

O
P

E
R

TY
 L

IN
E

P
R

O
P

E
R

TY
 L

IN
E

LOW PLANTER

16
'-6

"  
R

O
O

F 
D

E
C

K

6'-0"

4'-11"27'-2"

36

V
IC

E
N

TE
 T

E
R

R
A

C
E



Design Architect
Crockett Architects
373 South Doheny Drive, Suite A
Beverly Hills, California 90211
310.859.0818

Historical Consultant
Chattel, Inc Historic Preservation Consultants
13417 Ventura Boulevard
Sherman Oaks, California 91423
818.788.7954

DeFilippo Residence - 9 Vicente Terrace Santa Monica 90401
30 June 2020

P
R

O
P

E
R

TY
 L

IN
E

P
R

O
P

E
R

TY
 L

IN
E

Proposed South Elevation with Landscape (Street)
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Inspiration Images

Pasadena - Green&Greene - Philip L. Austen House Orland - Craftsman bungalow, Isaac Tolman Judson residence | c.1920

Judson Studios
Door with sidelites

Orange - Old Towne Orange district - 283 N Harwood St | Bungalow, 1921

Los Angeles - Alvarado Terrace District - Raphael House
Tudor Revival Craftsman, 1903

Los Angeles - Alvarado Terrace District - Boyle-Barmore House
Queen Anne Traditional Craftsman, 1903

Orange - Old Towne Orange district - 247 N Grand St | Bungalow, 1913

Pasadena - Bungalow Heaven District - 897 N Holliston Ave | Bungalow, 1906

Santa Monica - Mission bungalow, 4th and Hollister | c.1910
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Los Angeles - Alvarado Terrace District - Boyle-Barmore House | Tudor Craftsman, 1905

Los Angeles - Alvarado Terrace District - Boyle-Barmore House | Queen Anne Traditional Craftsman, 1903

Orange - Old Towne Orange District - 195 N Shaffer St | Craftsman, 1914

Pattern Book - American Colonial Revival | c.1921

Pattern book - American Colonial Revival | c.1921
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Example of roof deck with railing and planter

Example of roof deck with railing and planter

Example of flat vertical bar railing (similar to railing at stairway to roof deck)

Example of vertical picket fence
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FINDINGS AND DETERMINATION 
OF THE LANDMARKS COMMISSION 

OF THE CITY OF SANTA MONICA IN THE MATTER OF 
THE DESIGNATION OF A LANDMARK 

              
 
DESIGNATION OF A RESIDENTIAL BUILDING                                          18ENT-0337 
LOCATED AT 9 VICENTE TERRACE                                                                            
AS A CITY LANDMARK 
 
 
SECTION I. On August 22, 2018, the property owner, Vincent DeFilippo, filed a 
demolition permit application for the subject residence. On November 1, 2018, the Santa 
Monica Conservancy filed an application to designate the residence located at 9 Vicente 
Terrace as a City Landmark. The Landmarks Commission, having held a duly-noticed 
public hearing on September 9, 2019, hereby designates the subject residence 
located at 9 Vicente Terrace as a City Landmark and the property commonly known as 
9 Vicente Terrace (Assessor's Parcel Number APN 4290-020-024) as a Landmark 
Parcel based on the following findings: 
 
(1) It exemplifies, symbolizes, or manifests elements of the cultural, social, 

economic, political or architectural history of the City. 
 
Constructed in 1912, the subject property is one of the last remaining examples of 
original residential development in the area. As one of the earliest in the Vicente 
Terrace tract, the property exemplifies the City’s early architectural and residential 
development.. Vicente Terrace was originally recorded in November 1909 with many of 
the oceanfront parcels held for hotel and apartment development, while many of the 
parcels east of Appian Way were intended for single-unit residences. By 1918, only 
eight parcels in the tract had been developed, including the subject property at 9 
Vicente Terrace, half of which were single-unit residences. Including the subject 
property, only three of those residences are still extant.  
 
Therefore, the property is an increasingly rare example of early residential development 
in the Vicente Terrace tract, which reflected the need for housing in proximity to the 
beach during the early twentieth century, and represents the emergence of beachfront 
residential in the area. The residence retains sufficient integrity to convey its historic 
significance, and therefore exemplifies the early residential development in this area of 
Santa Monica. 
  
SECTION II.   The property commonly known as 9 Vicente Terrace (Assessor's Parcel 
Number 4290-020-024) is designated as a Landmark Parcel in order to preserve, 
maintain, protect and safeguard the Landmark building. 
 
SECTION III. The following features shall constitute the historic character-defining 
features of the subject property, reflective of its period of significance (1912):   
 

6-B 
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 Horizontal massing; 

 Front gable roof; 

 Wide overhanging eaves with exposed rafter tails and outriggers; 

 Exterior walls clad in cedar shingle siding material; 

 Projecting front porch with heavy piers clad in cement plaster topped with wood 
posts; 

 Wood sash double-hung windows; 

 Wide plain window and door surrounds with extended lintels; 

 Bay window at the east building elevation.   

 
SECTION IV.   I hereby certify that the above Findings and Determination accurately 
reflect the final determination of the Landmarks Commission of the City of Santa Monica 
on September 9, 2019 as determined by the following vote: 
 
AYES: Green, Chair Pro Tem Rosenbaum, Sloan, Chair Genser 
ABSTAIN: None 
ABSENT: None 
NAYES: Brand, Breisch, Shari 
 
 
Each and all of the findings and determinations are based on the competent and 
substantial evidence, both oral and written, contained in the entire record relating to the 
decision. All summaries of information contained herein or in the findings are based 
on the substantial evidence in the record. The absence of any particular fact from any 
such summary is not an indication that a particular finding is not based in part on that 
fact. 
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NOTICE 
If this is a final decision not subject to further appeal under the Landmark and Historic 
District Ordinance of the City of Santa Monica, Santa Monica Municipal Code Chapter 
9.56, the time within which judicial review of this decision must be sought is governed 
by Code of Civil Procedure Section 1094.6, which provision has been adopted by the 
City pursuant to Municipal Code Section 1.16.010. 
 

 

 

 

Respectfully Submitted  
November 11, 2019 

 
 
              

Roger Genser, Chairperson 
 
 
 
Attest: 
        

Steve Mizokami,  
Landmarks Commission Secretary 



 

 
MEMORANDUM 
 
 
DATE:  February 5, 2020 
 
TO:  Kenneth Kutcher 
  Harding Larmore Kutcher & Kozal, LLP 

1250 Sixth St, #200 
Santa Monica, CA  90401-1602 

 
FROM:  Robert Chattel, AIA, President  
  Aleli Balaguer, Associate II 

Chattel, Inc. | Historic Preservation Consultants 
 
RE:  9 Vicente Terrace, Santa Monica, California 

Conformance Review Memorandum  
 
 
This memorandum provides a conformance review of the proposed rehabilitation and improvements 
to 9 Vicente Terrace (subject property, proposed project), an individually designated City of Santa 
Monica (City) Landmark (Landmark Building) located on a City-designated Landmark Parcel 
(Assessor’s Parcel No. 4290-020-024, Landmark Parcel). The subject property is a two-story 
residential building constructed in 1912. The subject property is located within the potential Seaview 
Terrace-Vicente Terrace Residential Historic District (potential district), to which the subject property 
is identified as a contributor on the City Historic Resources Inventory (HRI).  
 
The proposed project includes demolition of a non-original addition and garage, non-original partial 
porch enclosure, non-original concrete foundation and partial basement, and porch deck; 
rehabilitation of the exterior and interior of the Landmark Building consisting of front porch and entry 
rehabilitation, window rehabilitation, brick chimney reconstruction, and revision of the interior layout; 
construction of a new concrete foundation and full basement that would extend underneath a 
reconstructed porch deck; construction of a new two-story addition and two-car garage at the rear; 
construction of a new rooftop deck; and new landscape and hardscape. This memorandum 
accompanies an application for Minor and Major Modifications for review and approval by the Zoning 
Administrator,1 to be followed by a subsequent application for Certificate of Appropriateness for 
review and approval by the Landmarks Commission. 
 
This memorandum provides background on the subject property, describes the proposed project, 
and evaluates the proposed project for conformance with the Secretary of the Interior’s Standards 
for the Treatment of Historic Properties (Secretary’s Standards). Refer to Attachment A for project 
plans; Attachment B for contemporary images; Attachment C for historic images; Attachment D for 
maps and aerials; Attachment E for building permits; Attachment F for Statement of Official Action 
(STOA); Attachment G for previous surveys; Attachment H for an exhibit of alterations; Attachment I 
for excerpts from Architectural Review Board (ARB) Documentation Set dated March 18, 2001; 
Attachment J for inspiration images; and Attachment K for additional project details. 
 
PURPOSE 
The Santa Monica Municipal Code (SMMC) Section 9.43.030 Applicability: Major Modifications 
allows a project that includes the retention and preservation of a structure or improvement that is a 

 
1 Santa Monica Municipal Code (SMMC) § 9.43.070(A). 
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City-designated historic resource to seek relief from various development standards, including 
required setbacks, maximum parcel coverage and building envelope requirements, permitted 
building height projections, permitted projections into required yard areas, access to private open 
space, landscaping, and provision of unexcavated yard areas. SMMC Section 9.43.100 Required 
Findings for Major Modifications and Waivers requires the proposed preservation project seeking 
such Major Modifications or Waivers to be in conformance with the Secretary’s Standards for 
issuance of a Certificate of Appropriateness, as stated in subsection (G)(1): 

 
If the modification of maximum building height; maximum number of stories; required 
setbacks; maximum parcel coverage and building envelope requirements; permitted building 
height projections; permitted projections in required yard areas; access to private open 
space; landscaping; or provision of unexcavated yard areas is requested as part of a project 
that preserves a City-Designated Historic Resource, the review authority must make the 
following findings in addition to any other findings that this Section requires: 
 
The proposed project conforms to the Secretary of the Interior’s Standards for the Treatment 
of Historic Properties, as amended from time to time. 

 
The SMMC Section 9.56.140 Alterations and Demolitions: Criteria for Issuance of a Certificate of 
Appropriateness requires any alteration to a designated Landmark be reviewed for conformance with 
the Secretary’s Standards for issuance of a Certificate of Appropriateness, as stated in subsection 
(G): 

 
The Secretary of Interior’s Standards shall be used by the Landmarks Commission in 
evaluating any proposed alteration, restoration, or construction, in whole or in part, of or to a 
Landmark, Landmark Parcel, or to a Contributing Building or Structure within a Historic 
District.2 

 
Chattel, Inc. (Chattel) and Harding Larmore Kutcher & Kozal, LLP (HLKK) have collaborated with 
project architect Crockett Architects (Crockett) and the property owner (collectively, project team) on 
the proposed project to ensure its conformance with the Secretary’s Standards. This review is based 
on project plans prepared by Crockett dated January 27, 20203 for preliminary review by the 
Landmarks Commission of a Minor and Major Modification application , in advance of review and 
approval by the Zoning Administrator. The proposed project is found to conform with the Secretary’s 
Standards and thus would not adversely impact the subject property as a Landmark Building on a 
Landmark Parcel. 
 
It should be noted that the historic preservation incentive program embodied in the SMMC through 
application of Minor and Major Modifications is a critical and important part of the City’s historic 
preservation program. Initially adopted by City Council in 2006, Minor and Major Modifications allow 
some flexibility in development standards and implementation of incentives for projects that include 
retention and preservation of a designated Landmark or Contributing Structure to an adopted 
Historic District.  
 
STATEMENT OF QUALIFICATIONS 
Chattel is a full-service historic preservation consulting firm with practice throughout the western 
United States. The firm represents governmental agencies and private ventures, successfully 
balancing project goals with a myriad of historic preservation regulations without sacrificing 

 
2 SMMC § 9.56.140(G). 
3 On October 3, 2019 and January 8, 2020, Chattel, HLKK, and Crockett met with City staff to review and 

discuss project plans. The project plans on which this review is based are a refined iteration following various City 
staff reviews. 
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principles on either side. Comprised of professionals meeting the Secretary of the Interior’s 
Professional Qualifications Standards (36 CFR Part 61, Appendix A) in history, architectural history, 
architecture and historic architecture, the firm offers professional services including historic resource 
evaluation and project impacts analysis, in addition to consulting on federal, state, and local historic 
preservation statues and regulations. 
 
Chattel staff engage in a collaborative process and work together as a team on individual projects. 
This report was prepared by Associate II Aleli Balaguer and firm President Robert Chattel, AIA, a 
professional meeting the Secretary of the Interior’s Professional Qualifications Standards in 
architectural history, architecture, and historic architecture. Ms. Balaguer holds a B.A. in Architecture 
from University of California at Berkeley and a Master of Urban and Regional Planning with a 
concentration in Design and Development from University of California at Los Angeles. Mr. Chattel 
holds a B.A. in Architecture from University of California at Berkeley and a M.S. in Historic 
Preservation from Columbia University. Mr. Chattel has more than 35 years of experience in historic 
preservation and is a nationally recognized expert on interpreting the Secretary’s Standards and 
applying incentives to rehabilitation of historic buildings. 
 
BACKGROUND  
The subject property was designated a Landmark Building and a Landmark Parcel on September 9, 
2019 for its significance in representing the City’s early architectural and development history of the 
residential neighborhood at the potential Seaview Terrace-Vicente Terrace Residential Historic 
District (potential district). The Statement of Official Action for designation (STOA; Attachment F) 
describes the significance of the subject property in detail: 

 
Constructed in 1912, the subject property is one of the last remaining examples of original 
residential development in the area. As one of the earliest in the Vicente Terrace tract, the 
property exemplifies the City’s early architectural and residential development. Vicente 
Terrace was originally recorded in November 1909 with many of the oceanfront parcels held 
for hotel and apartment development, while many of the parcels east of Appian Way were 
intended for single-unit residences. By 1918, only eight parcels in the tract had been 
developed, including the subject property at 9 Vicente Terrace, half of which were single-unit 
residences. Including the subject property, only three of those residences are still extant. 
 
Therefore, the property is an increasingly rare example of early residential development in 
the Vicente Terrace tract, which reflected the need for housing in proximity to the beach 
during the early twentieth century, and represents the emergence of beachfront residential in 
the area. The residence retains sufficient integrity to convey its historic significance, and 
therefore exemplifies the early residential development in this area of Santa Monica.4 

 
Prior to designation, the subject property was identified three times through survey in the 1993 HRI, 
the 2010 HRI, and the 2018 HRI Update (Attachment G) as eligible as a district contributor to the 
potential Seaview Terrace-Vicente Terrace Residential Historic District (potential district).5,6 The 
potential district was subdivided and developed by Santa Monica resident and developer Carl F. 
Schader, and has been identified as eligible for local listing or designation for “conveying broad 
patterns of residential development that shaped the residential landscape of Santa Monica in the 

 
4 “Findings and Determination of the Designation of a Residential Building Located at 9 Vicente Terrace as a 

City Landmark,” Santa Monica Landmarks Commission, dated November 11, 2019. 
5 City of Santa Monica. 2018 Historic Resources Inventory Update – District Resources. Department of 

Planning and Community Development, City of Santa Monica. 2018. 53.   
6 Previously identified as Seaview Terrace and Vicente Terrace District in the City 2010 HRI. 
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early decades of the twentieth century”7 and as “the last relatively intact remnant of a pattern of 
development that historically characterized this beach neighborhood.”8 The potential district has not 
been designated nor are any nominations pending for the potential district. 
 
Setting 
As a potential district contributor, the subject property is located within the boundary of the potential 
district. The subject property is bound by Vicente Terrace on the south; a contemporary two-story 
residence located at 7 Vicente Terrace on the west; a vehicular alley on the north; and an altered 
two-story residence located at 11 Vicente Terrace on the east. The lot immediately to the west of the 
subject property was vacant for many decades and may have served as a yard or parking lot for the 
subject property. Both residences to the west and east of the subject property are non-contributors 
to the potential district. Immediately across the street to the south of the subject property is the six-
story Shutters on the Beach hotel.  
 
The potential district is described as a relatively intact remnant of an early twentieth-century beach 
community, comprised of both single and multi-family residences, ranging widely in architectural 
styles. The potential district generally maintains its historic setting and eclectic mix of beachside 
character, with many of the contributing properties ranging from one to three stories, generally with 
front and side-yard setbacks, often with projecting balconies, covered stoops, building texture, upper 
level decks, stepped fences and gates, and porches or small yards that step down in terraces from 
east to west along the sidewalk.  
 
Subject Property History and Alterations 
Constructed in 1912, the subject property is a two-story residential building (residence) designed by 
W.A. Bray in the Craftsman style. A one-story rear garage constructed in 1920 is no longer extant. 
Between 1933 and 1947, the western portion of the front porch at south elevation (primary façade) 
was enclosed (partial porch enclosure; Attachment B, Images 13-14, 20), as evidenced by historic 
Sanborn maps and historic aerials (Attachment D). A building permit notes alterations to the “outside 
steps and porch” occurred in 1961 (Attachment E). Substantial work in 2001 included demolition of 
the one-story garage, and substantial remodel of the subject property consisting of exterior and 
interior alterations (Attachment C, Images 16-19). Exterior alterations included wood shingle 
rehabilitation, new construction of wood siding- and plaster/stucco-clad rear addition and an 
attached two-car garage with partial roof deck (non-original addition and garage; Attachment B, 
Images 28-30, 38-45, 48, 50-51), skylights installation (Attachment B, Images 56, 59), and 
substantial window rehabilitation, including reconfiguration and modifications to the original 
fenestration pattern on the secondary west and east elevations (Attachment B, Images 22-24, 27-30, 
33, 35-37, 49-51, 55, 61-65; Attachment H).9 Window reconfiguration and rehabilitation in 2001 was 
ultimately found acceptable per the Secretary’s Standards.10 A contemporary fence and landscape 
was also installed in 2001 (Attachment B, Images 1-9). Interior alterations included addition of 96 
square feet on first floor, 250 square feet on second floor; basement enlargement of additional 192 
square feet; and new construction of non-original addition and garage. The elevation of greatest 
integrity today is the front south elevation (primary façade). For an exhibit of alterations that have 
occurred to the subject property, see Attachment H. For excerpts from ARB Documentation Set 
dated March 18, 2001, see Attachment I. 
 

 
7 Architectural Resources Group and Historic Resources Group. City of Santa Monica Citywide Historic 

Resources Inventory Update Survey Report. Department of Planning and Community Development, City of Santa 
Monica. August 9, 2018. 74.   

8 Leslie Heumann & Associates. City of Santa Monica. “Historic Resources Inventory/Phase 3: Seaview & 
Vicente Terrace District,” 1993. 

9 Based on archival documentation. 
10 ARB STOA 01-061. 
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CHARACTER-DEFINING FEATURES 
The STOA identified the following character-defining features:11 
 

• Horizontal massing 
• Front gable roof 
• Wide overhanging eaves with exposed rafter tails and outriggers 
• Exterior walls clad in cedar shingle siding material 
• Projecting front porch with heavy piers clad in cement plaster topped with wood posts 
• Wood sash double-hung windows 
• Wide plain window and door surrounds with extended lintels 
• Bay window at the east building elevation 

 
SECRETARY’S STANDARDS 
The Secretary’s Standards are not intended to be prescriptive and are intended to be flexible and 
adaptable to specific project conditions to balance continuity and change while retaining historic 
building fabric to the maximum extent feasible. Their interpretation requires exercise of professional 
judgment and balance of the various opportunities and constraints of any given project based on 
use, materials retention and treatment, and compatibility of new construction. Not every standard 
necessarily applies to every aspect of a project, nor is it necessary to comply with every standard to 
achieve conformance. 
 
The Secretary’s Standards encompass four approaches to treatments for historic properties: 
preservation, rehabilitation, restoration, and reconstruction. The appropriate treatment for the 
proposed project is rehabilitation, defined as the Secretary of the Interior’s Standards for 
Rehabilitation (Rehabilitation Standards). 
 
The Rehabilitation Standards are as follows: 
 

1. A property will be used as it was historically or be given a new use that requires minimal 
change to its distinctive materials, features, spaces, and spatial relationships. 

2. The historic character of a property will be retained and preserved. The removal of distinctive 
materials or alteration of features, spaces, and spatial relationships that characterize a 
property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Changes 
that create a false sense of historical development, such as adding conjectural features or 
elements from other historic properties, will not be undertaken. 

4. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved.  

5. Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved. 

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the old 
in design, color, texture, and, where possible, materials. Replacement of missing features 
will be substantiated by documentary and physical evidence. 

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used.  

8. Archeological resources will be protected and preserved in place. If such resources must be 
disturbed, mitigation measures will be undertaken. 

9. New additions, exterior alterations, or related new construction will not destroy historic 
materials, features, and spatial relationships that characterize the property. The new work 
will be differentiated from the old and will be compatible with the historic materials, features, 

 
11 Per SMMC § 9.56.110, interiors are not part of the designation. 
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size, scale and proportion, and massing to protect the integrity of the property and its 
environment. 

10. New additions and adjacent or related new construction will be undertaken in such a manner 
that, if removed in the future, the essential form and integrity of the historic property and its 
environment will be unimpaired. 

 
PROPOSED WORK 
The property owner proposes to rehabilitate the existing residence and seeks to introduce more light 
into the interior, revise the interior layout, expand the basement and rear, and introduce a rooftop 
deck. The proposed project would include demolition of a non-original addition and garage, non-
original partial porch enclosure, non-original concrete foundation and partial basement, and porch 
deck; rehabilitation of the exterior and interior of the Landmark Building; construction of a new 
concrete foundation and full basement that would extend underneath a reconstructed porch deck; 
construction of a new two-story addition and two-car garage at the rear; construction of a new 
rooftop deck; and new landscape and hardscape. Proposed work at exterior includes restoration of 
front porch to original condition before partial enclosure; installation of new front entry door flanked 
by sidelights; restoration of the original fenestration pattern of the southern portion of secondary east 
and west elevations; rehabilitation and replacement of non-original windows to more closely match 
historic; installation of a contemporary window wall at the northern portion of the east elevation; 
reconstruction of original brick chimney; and new construction of a poured-in-place concrete 
foundation and full basement with basement lightwell and stainless-steel cable rail visible at grade at 
west elevation. Proposed project includes a substantial interior rehabilitation of the subject property 
which would include retaining existing first and second floor area, and expansion of basement floor 
area which would require temporarily lifting the building through a preferred method such as 
cribbing. When viewed from the street, the overall scale, form, massing and use of the Landmark 
Building would remain the same. 
 
The proposed project includes retention and preservation of a Landmark, and thus is eligible for 
development modifications per SMMC Section 9.43.030(C). The proposed project requests the 
following: 
 

1. Allow parcel coverage of 52.9%. 
2. Allow west side yard setback for a rear garage of four feet (4’). 

 
REVIEW FOR COMPATIBILITY OF PROPOSED WORK 
Each item in the proposed scope of work is detailed below, along with a statement on how each item 
conforms with the Secretary’s Standards.  
 
Demolition 
Proposed project includes removal of 204 square feet from the non-original addition and garage 
constructed in 2001; demolition of the non-original partial porch enclosure; demolition of the non-
original concrete foundation and partial basement constructed in 2001 (Attachment B, Images 52-
53); as well as demolition and reconstruction of the porch deck and full expansion of basement floor 
area. 
 
The full basement would be established through a preferred construction method known as cribbing, 
which would require that the building be temporarily lifted from its foundation and staged on blocks 
above the subject property while a new foundation and full basement is constructed. The Landmark 
Building would then be set back down on a new foundation in the same location as it currently exists 
(original at-grade location), and a new porch deck would be reconstructed in-kind over the full 
basement in its current location.12 According to the City, for structures identified on the City HRI, 

 
12 For a description of porch deck reconstruction, see new concrete foundation and basement subsection 
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“demolition” is defined as removal of more than 25 percent of the wall(s) (including exterior cladding) 
facing a public street(s) or 50 percent of all exterior walls.13 Exterior wall elements is further defined 
as those which are necessary and integral structural components of the overall building, and 
includes, but is not limited to, “the subsurface or non-decorative cladding necessary for structural 
support, columns, studs, cripple walls, or similar vertical load-bearing elements and associated 
footings, windows, or doors” and must “remain in place” at all times during construction.14 Thus, 
while the Landmark Building is proposed to return to its original at-grade location, temporarily lifting 
the Landmark Building in order to fully expand the basement is defined to constitute demolition. 
 
Conformance to the Standards 
In conformance with Standard 2, the work (defined as demolition) by temporarily lifting and installing 
the Landmark Building on a new foundation would not alter character-defining features, spaces or 
spatial relationships of the subject property. The Landmark Building would be returned to its original 
at-grade location, with exterior walls, porch deck, and bottom portion of porch piers reconstructed15 
and finished to match existing historic shingle siding-clad walls, and minimal loss of original material. 
In conformance with Standard 5, demolition of the non-original concrete foundation and partial 
basement would not alter any distinctive materials or features of the Landmark Building, as the 
foundation was not found to be character-defining. 
 
New concrete foundation and basement 
The Landmark Building has a partial concrete basement that was constructed in 2001, and is 
proposed to be replaced with a poured-in-place concrete foundation that would accommodate a new 
habitable full basement (new basement) that would extend underneath a new porch deck 
reconstructed in-kind and in the same location as the existing porch.16 A basement lightwell with 
stainless-steel cable rail visible at grade is proposed at west elevation to provide light into the 
basement area. The new basement would not be visible from any street-facing elevations. 
 
Conformance to the Standards 
In conformance with Standard 5, removal of the non-original concrete foundation and replacement 
with a new poured-in-place concrete foundation would not alter any distinctive materials or finishes 
of the Landmark Building. In conformance with Standard 6, materials found to be in poor condition 
would be replaced in-kind. In conformance with Standard 9, the new basement would not alter or 
destroy the spatial relationships that characterize the subject property, and the proposed lightwell 
and stainless-steel cable rail would be minimally visible at a secondary elevation. 
 
Front porch and entry rehabilitation at primary elevation 
Proposed work at front porch at south elevation (primary façade) include retention of porch roof and 
existing asphalt shingles (Attachment B, Images 1-4, 13-14); reconstruction of new concrete porch 
deck and new concrete porch stoop (Attachment B, Images 10, 15, 17-20) to replace and match 
historic in-kind; reconstruction of the bottom portion of porch piers attached to the new porch deck 
(Attachment B, Images 19-20); and restoration of the remainder of the porch back to original 
condition before partial enclosure, as informed and evidenced by historic maps and aerials 
(Attachment D). Proposed new front entry door flanked by sidelights would be centered in east bay 
and replace the non-original existing entry door (Attachment B, Images 15-16). Proposed new wood 
sash double-hung windows at west bay south elevation (primary façade) would replace non-original 

 
and front porch and entry rehabilitation at primary elevation subsection. 

13 City of Santa Monica Zoning Ordinance § 9.25.030. 
14 Ibid. 
15 For a description of reconstruction, see front porch and entry rehabilitation at primary elevation 

subsection. 
16 For a description of porch reconstruction, see front porch and entry rehabilitation at primary elevation 

subsection. 
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existing windows (Attachment B, Images 13-15, 20) and would follow a presumed traditional 
fenestration pattern at existing porch.  
 
Conformance to the Standards 
In conformance with Standard 2, removal of the non-original partial porch enclosure would restore 
and retain the historic spatial relationships at the front entry. In conformance with Standard 5, the 
projecting front porch with heavy piers clad in cement plaster topped with wood posts and front gable 
roof, which are distinctive features of the subject property, would be retained, with the bottom portion 
of porch piers reconstructed to match in-kind. In conformance with Standard 9, the new front entry 
door with sidelights centered in east bay draws inspiration from front entry doors of Craftsman and 
Period Revival styles (Attachment J, Images 1-15), follows a pattern consistent with these styles, 
and thus would be compatible with the historic size, scale, and proportion of the subject property. 
The sidelights have reduced in size based on preliminary review by City staff, and emphasize the 
prominence of the main entry centered in east bay. 
 
Window rehabilitation at secondary elevations 
Proposed window rehabilitation includes restoration of the original fenestration pattern of wood sash 
double-hung windows at the southern portion of secondary east and west elevations using existing 
historic documentation (Attachment I). Beyond the southern portion of secondary east and west 
elevations, non-original window alterations made in 2001 would be replaced with new wood sash 
double-hung windows which follow a traditional fenestration pattern and would match traditional 
window groupings.. Installation of a new contemporary wood sash window wall is proposed at the 
northern portion of the secondary east elevation to span from first to second floors to provide 
substantially more glazing and offer more light into the residence and would replace non-original 
window alterations made in 2001 (Attachment B, Images 36-37). 
 
Conformance to the Standards 
In conformance with Standards 2 and 5, restoration of original fenestration pattern of wood sash 
double-hung windows at the southern portion of secondary elevations would retain and preserve the 
historic features of the subject property. In conformance with Standard 6, non-original window 
alterations from 2001 would be replaced to match traditional window groupings and would follow a 
traditional fenestration pattern. In conformance with Standard 9, proposed window wall at the 
northern portion of the east elevation would not destroy or alter the historic character of the subject 
property, as installation would occur beyond the southern portion of the primary façade, at a 
secondary elevation not visible from the street, and would follow traditional window groupings. 
Proposed window wall would replace non-original window alterations made in 2001 and would be 
differentiated from the old and yet compatible with the historic character of the subject property in 
materials and proportion. Design of the window wall provides necessary mullion divisions that draw 
reference to existing fenestration scale, proportions, and alignment of openings, while drawing 
inspiration from the materiality of the Craftsman style in a mannerist and contemporary approach 
(Attachment J, Images 16-21). Proposed window wall has been redesigned and reduced from four 
bays to three bays, per City staff comments. 
 
Brick chimney reconstruction 
Proposed work at chimney includes removal of existing non-original stucco-clad chimney 
(Attachment B, Images 2, 22-23), and reconstruction of non-functional original brick chimney and 
configuration using substantial photo and archival documentation (Attachment C, Image 11; 
Attachment I). 
 
Conformance to the Standards 
In conformance with Standard 5, the distinctive exterior materials and finishes of the Landmark 
Building would be retained. In conformance with Standard 6, replacement of missing features with 
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reconstruction of original brick chimney would be substantiated by documentary and physical 
evidence (Attachment I). 
 
New construction 
A new contemporary two-story addition and two-car garage (new addition) is proposed to be 
constructed at the rear of the subject property, with an offset expressed in plan as a transition 
differentiating the historic building from the new addition. At the west elevation, the offset would 
express the historic footprint of the Landmark Building by providing definition and emphasizing its 
corners. The offset would be set back from the north elevation of the Landmark Building by one foot 
and five inches (1’-5”), and would reveal a historic corner that was altered and missing following the 
2001 remodel. The restored north elevation of the Landmark Building would match the historic 
shingle-clad siding material. The new addition and offset would be a rainscreen wall assembly with 
an underlying waterproofing membrane and clad in Swiss Pearl® smooth panel board finish material 
in white at exterior walls and roof. The assembly would read as one singular material with a regular 
seam pattern providing thin dark recess of gaps between panels to match historic shingles in 
proportion and scale. Minimal in design, the proposed roof at north elevation mimics the shape and 
form of the existing roof of the Landmark Building. A recessed panel at garage opening of the 
addition provides scale to the north elevation along the alley. A west-facing steel trellis at north 
elevation and northern portion of west elevation is proposed at second-floor balcony of the addition. 
 
Conformance to the Standards 
In conformance with Standard 3, proposed new addition and offset would recognize the Landmark 
Building as a physical record of its time. In conformance with Standard 5, the horizontal massing of 
the Landmark Building, which is a distinctive feature of the subject property, would be retained, as 
would the overall scale and form remain the same. In conformance with Standard 9, new work would 
be differentiated and compatible with old, as the material of the new addition and offset references 
the verticality of the Landmark Building’s shingles with verticality in the Swiss Pearl® cladding. The 
new addition is compatible and minimal in design as the proposed roof at north elevation references 
and mimics the shape and form of the existing low-pitched front gable roof, a distinctive feature of 
the Landmark Building. In conformance with Standard 10, if the new addition and offset were to be 
removed in the future, the essential form and integrity of the Landmark Building would be 
unimpaired. 
 
Rooftop deck 
Proposed work at existing asphalt shingle roof would include removal of non-original skylights 
(Attachment B, Images 56, 59), and installation of new rooftop deck tucked into a depressed well on 
the rear portion of the Landmark Building, constructed with a built-up pedestal system. The 
reconstructed remnant of the existing roof would read as a skirt roof surrounding the proposed 
rooftop deck. A powder-coated steel vertical bar stair railing with teak treads is proposed at the 
northern portion of the east elevation at new addition from second floor to rooftop deck (Attachment 
K, Image 2), with a matching steel vertical bar low railing with planter (low planter rail) proposed 
along east elevation of the rooftop deck (Attachment K, Image 3). A low-iron glass railing is 
proposed along west elevation of the rooftop deck.  
 
Conformance to the Standards 
In conformance with Standard 9, proposed depressed rooftop deck would be constructed at the rear 
portion of the Landmark Building and would not impair the integrity of the subject property. Proposed 
rooftop deck has been redesigned and reduced in size, per City staff comments in order to further 
reduce impact on the Landmark Building roof. Proposed vertical steel and glass railings at east 
elevation stair and rooftop deck would be minimally visible (Attachment J, Images 24-25) and not 
detract from the Landmark Building, and thus would be differentiated and compatible in design and 
materials.  
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Landscape and hardscape 
Proposed project includes new landscape and hardscape. Current landscape consists of low wood 
fence and gate atop a curb along the southern parcel boundary; shrubs set behind low fence 
(Attachment B, Images 1-9); overgrown bamboo at both side yards; and a mature palm along the 
western parcel boundary. Current hardscape consists of non-original pavers at front yard 
(Attachment B, Image 10-12); circular pavers along east side yard to rear (Attachment B, Images 31, 
34-36, 39); and crushed gravel walkways at both side yards (Attachment B, Images 22-26). 
 
Proposed work includes demolition of existing curb, non-original low fence and gate, and non-
original existing hardscape. New landscape is proposed at the south elevation front yard, both side 
yards, and at the rooftop deck. A 42-inch (42”) tall aluminum vertical white picket fence and solid 
powder-coated aluminum gate are proposed at the south elevation along the southern parcel 
boundary. The contemporary vertical picket fence would consist of aluminum vertical bars set in 
concrete under finish grade without any expressed horizontal bars (Attachment K, Image 1; 
Attachment J, Image 26). New landscape and hardscape proposed at the south elevation front yard 
would include low grass and shrubs, lawn with Corten steel edging, and two multi-trunk olive trees 
flanking a central concrete hardscape path with expressed regular gaps in the concrete and aligned 
with the reconstructed concrete porch stoop. At both side yards would be 12-foot (12’) tall hedges as 
privacy screens abutting adjacent properties, as well as beach grasses with a gravel walkway 
proposed at west side yard, and a concrete hardscape path proposed at east side yard. At rooftop 
deck, a low planter rail with beach grasses is proposed (Attachment J, Images 22-23). 
 
Conformance to the Standards 
In conformance with Standard 2, the historic character of the subject property would be retained, as 
new landscape and hardscape would not alter or destroy any distinctive features, spaces, or spatial 
relationships of the Landmark Parcel. In conformance with Standard 9, proposed low picket fence 
and solid gate at the street-facing elevation is compatible and minimal in design, would not detract 
from the historic character of the Landmark Building, and rather would enhance the visibility of the 
primary elevation from the street. 
 
CONCLUSION 
Overall, the proposed project is in conformance with the Secretary’s Standards. The proposed 
project described above generally maintains the integrity and character of the subject property, and 
the proposed new addition would be compatible in design. The rehabilitation would greatly prolong 
the useful life of the Landmark Building and enable it to continue to convey its significance in 
representing the City’s early architectural and development history of the residential neighborhood at 
the potential Seaview Terrace-Vicente Terrace Residential Historic District. As the proposed project 
is in conformance with the Secretary’s Standards, the project qualifies for the proposed Minor and 
Major Modifications offered for preservation projects pursuant to the City’s Zoning Ordinance.17 
 
ATTACHMENTS 
Attachment A: Project plans by Crockett Architects  
Attachment B: Contemporary Images 
Attachment C: Historic Images 
Attachment D: Maps and Aerials 
Attachment E: Building Permits 
Attachment F: Statement of Official Action (STOA) 
Attachment G: Previous Surveys 
Attachment H: Alterations Exhibit 
Attachment I:  Excerpts from Architectural Review Board (ARB) Documentation Set 

dated March 18, 2001 
 

17 Santa Monica Zoning Ordinance § 9.43.100(G)(1). 
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Attachment J: Inspiration Images 
Attachment K: Additional Project Details by Crockett Architects 
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Image 1:  Subject property, south elevation (primary facade) and partial east elevation, 
view northwest (Chattel, 2019)

Image 2:  Subject property, south elevation (primary facade), view north (Chattel, 
2019)
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Image 3:  Subject property, south elevation (primary facade), view north (Chattel, 
2019)

Image 4:  Subject property, south elevation (primary facade), view north (Chattel, 
2019)
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Image 5:  Subject property, gate and low wood fence, south elevation, view northeast 
(Chattel, 2019)

Image 6:  Subject property, gate, south elevation, view north (Chattel, 2019)
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Image 7:  Subject property, low wood fence and curb, west portion, south elevation, 
view northwest (Chattel, 2019)

Image 8:  Subject property, low wood fence and curb, east portion, south elevation, 
view west (Chattel, 2019)
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Image 9:  Subject property, gate, north elevation, view southwest (Chattel, 2019)

Image 10:  Subject property, front yard, non-original hardscape tiles, view west 
(Crockett Architects (Crockett), 2019)
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Image 11:  Subject property, front yard, view east (Chattel, 2019)

Image 12:  Subject property, front yard, view west (Chattel, 2019)
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Image 13:  Subject property, south elevation (primary facade), front porch, view north 
(Chattel, 2019)

Image 14:  Subject property, south elevation (primary facade), view north, note cedar 
shingle siding material and wood sash double-hung windows (Chattel, 2019)
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Image 15:  Subject property, south elevation (primary facade), front porch, view north, 
note non-original front-entry door (Crockett, 2019)

Image 16:  Subject property, south elevation, non-original front entry door, view north 
(Chattel, 2019)
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Image 17:  Subject property, south elevation (primary facade), front porch, view 
northwest (Chattel, 2019)

Image 18:  Subject property, south elevation, front porch steps, view north (Chattel, 
2019)
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Image 20:  Subject property, front porch, east elevation, view west, note non-original 
french doors (Crockett, 2019)

Image 19:  Subject property, front porch, south elevation, view northwest, note porch 
piers (Crockett, 2019)
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Image 21:  Subject property, south elevation, west side yard entry, view north (Chattel, 
2019)

Image 22:  Subject property, west side yard (left) and west elevation (right), view 
north, note non-original chimney (Crockett, 2019)
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Image 23:  Subject property, west side yard (right) and west elevation (left), view 
south, note non-original chimney (Crockett, 2019)

Image 24:  Subject property, west side yard (left) and west elevation (right), view north 
(Crockett, 2019)
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Image 25:  Subject property, west side yard (left) and west elevation (right), view 
north, note basement window (Crockett, 2019)

Image 26:  Subject property, west elevation, view east, note basement window 
(Crockett, 2019)



9 Vicente terrace, Santa Monica, california
AttAchment B: contemporAry ImAges

chAttel, Inc. | hIstorIc preservAtIon consultAnts

Image 27:  Subject property, west elevation (right), view northeast, note non-original 
sliding doors (Crockett, 2019)

Image 28:  Subject property, west elevation (right), view north, note 2001 addition 
(Crockett, 2019)
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Image 29:  Subject property, west elevation (left), view southeast, note partial north 
elevation of original residence and 2001 addition (Crockett, 2019)

Image 30:  Subject property, west elevation (left), view southeast, note non-original 
sliding doors (Crockett, 2019)
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Image 31:  Subject property, east elevation (left) and east side yard (right), view north 
(Crockett, 2019)

Image 32:  Subject property, east elevation (left) and east side yard (right), view 
northwest, note bay window (Chattel, 2019)
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Image 33:  Subject property, east elevation, view northwest, note shed roof line 
(Crockett, 2019)

Image 34:  Subject property, east elevation (left), view northwest, note bay window 
(Crockett, 2019)
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Image 35:  Subject property, east elevation (left) and east side yard (right), view 
northwest, note non-original windows (Crockett, 2019)

Image 36:  Subject property, east elevation (center) and partial north elevation (right), 
view southeast, note non-original windows (Chattel, 2019)
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Image 37:  Subject property, east elevation (left), view northwest, note non-original 
windows (Crockett, 2019)

Image 38:  Subject property, north elevation of landmark building (left) and east 
elevation of 2001 addition (right), view southwest (Chattel, 2019)
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Image 39:  Subject property, east elevation (right), view southeast, note 2001 addition 
(Chattel, 2019)

Image 40:  Subject property, north elevation at rear, view southwest, note 2001 
addition, partial roof deck, and non-original two-car garage (Chattel, 2019)
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Image 41:  Subject property, north elevation at rear, view southeast, note 2001 addi-
tion, partial roof deck, and non-original two-car garage (Chattel, 2019)

Image 42:  Subject property, north elevation at rear, view south, note 2001 addition, 
partial roof deck, and non-original two-car garage (Chattel, 2019)
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Image 43:  Subject property, north elevation at rear, view south, note 2001 addition 
and partial roof deck (Chattel, 2019)

Image 44:  Subject property, north elevation at rear, view south, note partial north 
elevation of original residence (Chattel, 2019)
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Image 45:  Subject property, north elevation at rear, view southeast, note adjacent 
property side yard landscaping (Chattel, 2019)

THIS SPACE INTENTIONALLY LEFT BLANK



9 Vicente terrace, Santa Monica, california
AttAchment B: contemporAry ImAges

chAttel, Inc. | hIstorIc preservAtIon consultAnts

Image 46:  Subject property, interior, first floor, entry and living room, view south, note 
lack of natural daylight (Chattel, 2019)

Image 47:  Subject property, interior, first floor, living room, view southwest, note lack 
of natural daylight (Chattel, 2019)



9 Vicente terrace, Santa Monica, california
AttAchment B: contemporAry ImAges

chAttel, Inc. | hIstorIc preservAtIon consultAnts

Image 48:  Subject property, interior, first floor, kitchen and 2001 addition, view north, 
note lack of natural daylight (Chattel, 2019)

Image 49:  Subject property, interior, first floor, kitchen, view northeast, note lack of 
natural daylight (Chattel, 2019)
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Image 50:  Subject property, interior, first floor, dining area and 2001 addition, view 
northwest (Chattel, 2019)

Image 51:  Subject property, interior, partial floor, 2001 addition, view northwest 
(Chattel, 2019)
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Image 52:  Subject property, interior, stairs down to basement, view south (Chattel, 
2019)

Image 53:  Subject property, interior, basement, wine room, view northwest (Chattel, 
2019)
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Image 54:  Subject property, interior, stairs to second floor, view northeast (Crockett, 
2019)

Image 55:  Subject property, interior, non-original windows at stairs, view west 
(Crockett, 2019)
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Image 56:  Subject property, interior, skylights at landing, view west (Crockett, 2019)
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Image 57:  Subject property, interior, second floor, master bedroom, view southwest 
(Crockett, 2019)

Image 58:  Subject property, interior, second floor, master bedroom, view northeast 
(Crockett, 2019)
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Image 59:  Subject property, interior, master bedroom, skylights, (Crockett, 2019)
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Image 60:  Subject property, interior, second floor, master bathroom, view southeast 
(Crockett, 2019)

Image 61:  Subject property, interior, second floor, master bathroom, view northeast 
(Crockett, 2019)
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Image 62:  Subject property, interior, second floor, west bedroom, view north 
(Crockett, 2019)

Image 63:  Subject property, interior, second floor, west bedroom, view south 
(Crockett, 2019)
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Image 64:  Subject property, interior, second floor, east bedroom, view north (Crockett, 
2019)

Image 65:  Subject property, interior, second floor, east bedroom, view southeast 
(Crockett, 2019)
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Image 2:  Subject property, exterior, south elevation (primary facade), view northeast, 
note non-original porch enclosure, front landscape and fence condition (Leslie 
Heumann, 1993)

Image 1:  Subject property, exterior, south elevation (primary facade), view northwest, 
note non-original porch enclosure and fence condition (Leslie Heumann, 1993)
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Image 3:  Subject property, exterior, south elevation (primary facade), view northeast, 
note non-original porch enclosure, front landscape and fence condition (Leslie Heu-
mann, 1993)
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Image 4:  Subject property, exterior, south elevation (primary facade), view northeast, 
note front landscape and fence condition, fenestration (City of Santa Monica (City) 
Planning and Community Development Department, 2001)

Image 5:  Subject property, exterior, south (left) and east (right) elevation, view 
northwest, note front landscape and fence condition, fenestration (City Planning and 
Community Development Department, 2001)
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Image 6:  Subject property, exterior, west (left) and south (right) elevations, 
view northeast on Vicente Terrace (City Planning and Community Development 
Department, 2001)

Image 7:  Subject property, exterior, south elevation (primary facade), view north (City 
Planning and Community Development Department, 2001)
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Image 8:  Subject property, exterior, south elevation (primary facade), view north (City 
Planning and Community Development Department, 2001)

Image 9:  Subject property, exterior, south (left) and east (right) elevations, view 
northwest (City Planning and Community Development Department, 2001)
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Image 11:  Subject property, exterior, west elevation, view east, note fenestration and 
rear prior to 2001 addition (City Planning and Community Development Department, 
2001)

Image 10:  Subject property, exterior, south elevation, view northwest on Vicente 
Terrace (City Planning and Community Development Department, 2001)
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Image 12:  Subject property, exterior, north elevation and non-extant garage, view 
southwest, note fenestration and rear prior to 2001 addition (City Planning and 
Community Development Department, 2001)

Image 13:  Subject property, exterior, south elevation (primary facade), view north, 
note front landscape and fence condition (City Planning and Community Development 
Department, 2002)
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Image 15:  Subject property, exterior, north (right) and east (left) elevations, non-extant 
garage, view southwest (City Planning and Community Development Department, 
2002)

Image 14:  Subject property, exterior, north elevation (rear), non-extant garage, view 
south, (City Planning and Community Development Department, 2002)
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Image 17:  Subject property, exterior, north elevation, view south (Niagara Construction, 
c. 2002)

Image 16:  Subject property, interior, first floor, view southeast, note construction of bay 
window (Niagara Construction, c. 2002)
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Image 18:  Subject property, exterior, partial north elevation, view south (Niagara 
Construction, c. 2002)

Image 19:  Subject property, interior, basement floor, view north (Niagara Construction, 
c. 2002)
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Image 20:  Subject property, exterior, south elevation (primary facade), view north, 
note front landscape condition (City of Santa Monica Historic Resources Inventory, 
2007)
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Image 2:  Detail of Sanborn map of Vicente Terrace in Santa Monica, subject property 
denoted in red (Los Angeles Public Library, 1919)

Image 1:  Sanborn map of Vicente Terrace in Santa Monica, subject property denoted 
in red (Los Angeles Public Library, 1919)
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Image 4:  Detail of Sanborn map of Vicente Terrace in Santa Monica, subject property 
denoted in red (Los Angeles Public Library, 1950)

Image 3:  Sanborn map of Vicente Terrace in Santa Monica, subject property denoted 
in red (Los Angeles Public Library, 1950)
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Image 6:  Detail of aerial of Vicente Terrace in Santa Monica, view north, subject prop-
erty denoted in red, note porch shadow (The Benjamin and Gladys Thomas Air Photo 
Archives, Spence Air Photos Collection, UCLA Department of Geography, 1927)

Image 5:  Aerial of Vicente Terrace in Santa Monica, view north, subject property de-
noted in red (The Benjamin and Gladys Thomas Air Photo Archives, Spence Air Photos 
Collection, UCLA Department of Geography, 1927)
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Image 8:  Detail of aerial of Vicente Terrace in Santa Monica, view northeast, subject 
property denoted in red, note porch shadow (The Benjamin and Gladys Thomas Air 
Photo Archives, Spence Air Photos Collection, UCLA Department of Geography, 1933)

Image 7:  Aerial of Vicente Terrace in Santa Monica, view northeast, subject property 
denoted in red (The Benjamin and Gladys Thomas Air Photo Archives, Spence Air Pho-
tos Collection, UCLA Department of Geography, 1933)
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Image 10:  Detail of aerial of Vicente Terrace in Santa Monica, view northeast, subject 
property denoted in red, note porch infill (The Benjamin and Gladys Thomas Air Photo 
Archives, Spence Air Photos Collection, UCLA Department of Geography, 1947)

Image 9:  Aerial of Vicente Terrace in Santa Monica, view northeast, subject property 
denoted in red (The Benjamin and Gladys Thomas Air Photo Archives, Spence Air Pho-
tos Collection, UCLA Department of Geography, 1947)
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Image 1:  Permit for alteration to outside steps and porch (City of Santa Monica (City) 
Planning and Community Development Department, 1961)
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Image 2:  Permit for demolition of one-story garage, page 1 of 5 (City Planning and 
Community Development Department, 2002)
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Image 3:  Permit for demolition of one-story garage, page 2 of 5 (City Planning and 
Community Development Department, 2001)
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Image 4:  Permit for demolition of one-story garage, page 3 of 5 (City Planning and 
Community Development Department, 2001)
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Image 5:  Permit for demolition of one-story garage, page 4 of 5 (City Planning and 
Community Development Department, 2001)
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Image 6:  Permit for demolition of one-story garage, page 5 of 5 (City Planning and 
Community Development Department, 2001)
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Image 7:  Combination building permit for remodel of existing two-story single-family 
residence, including first and second floor addition and basement enlargement, and 
new construction of 2-car attached garage with partial roof deck above, page 1 of 2 
(City Planning and Community Development Department, 2001)
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Image 8:  Combination building permit for remodel of existing two-story single-family 
residence, including first and second floor addition and basement enlargement, and 
new construction of 2-car attached garage with partial roof deck above, page 2 of 2 
(City Planning and Community Development Department, 2001)
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FINDINGS AND DETERMINATION 
OF THE LANDMARKS COMMISSION 

OF THE CITY OF SANTA MONICA IN THE MATTER OF 
THE DESIGNATION OF A LANDMARK 

              
 
DESIGNATION OF A RESIDENTIAL BUILDING                                          18ENT-0337 
LOCATED AT 9 VICENTE TERRACE                                                                            
AS A CITY LANDMARK 
 
 
SECTION I. On August 22, 2018, the property owner, Vincent DeFilippo, filed a 
demolition permit application for the subject residence. On November 1, 2018, the Santa 
Monica Conservancy filed an application to designate the residence located at 9 Vicente 
Terrace as a City Landmark. The Landmarks Commission, having held a duly-noticed 
public hearing on September 9, 2019, hereby designates the subject residence 
located at 9 Vicente Terrace as a City Landmark and the property commonly known as 
9 Vicente Terrace (Assessor's Parcel Number APN 4290-020-024) as a Landmark 
Parcel based on the following findings: 
 
(1) It exemplifies, symbolizes, or manifests elements of the cultural, social, 

economic, political or architectural history of the City. 
 
Constructed in 1912, the subject property is one of the last remaining examples of 
original residential development in the area. As one of the earliest in the Vicente 
Terrace tract, the property exemplifies the City’s early architectural and residential 
development.. Vicente Terrace was originally recorded in November 1909 with many of 
the oceanfront parcels held for hotel and apartment development, while many of the 
parcels east of Appian Way were intended for single-unit residences. By 1918, only 
eight parcels in the tract had been developed, including the subject property at 9 
Vicente Terrace, half of which were single-unit residences. Including the subject 
property, only three of those residences are still extant.  
 
Therefore, the property is an increasingly rare example of early residential development 
in the Vicente Terrace tract, which reflected the need for housing in proximity to the 
beach during the early twentieth century, and represents the emergence of beachfront 
residential in the area. The residence retains sufficient integrity to convey its historic 
significance, and therefore exemplifies the early residential development in this area of 
Santa Monica. 
  
SECTION II.   The property commonly known as 9 Vicente Terrace (Assessor's Parcel 
Number 4290-020-024) is designated as a Landmark Parcel in order to preserve, 
maintain, protect and safeguard the Landmark building. 
 
SECTION III. The following features shall constitute the historic character-defining 
features of the subject property, reflective of its period of significance (1912):   
 

6-B 
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 Horizontal massing; 

 Front gable roof; 

 Wide overhanging eaves with exposed rafter tails and outriggers; 

 Exterior walls clad in cedar shingle siding material; 

 Projecting front porch with heavy piers clad in cement plaster topped with wood 
posts; 

 Wood sash double-hung windows; 

 Wide plain window and door surrounds with extended lintels; 

 Bay window at the east building elevation.   

 
SECTION IV.   I hereby certify that the above Findings and Determination accurately 
reflect the final determination of the Landmarks Commission of the City of Santa Monica 
on September 9, 2019 as determined by the following vote: 
 
AYES: Green, Chair Pro Tem Rosenbaum, Sloan, Chair Genser 
ABSTAIN: None 
ABSENT: None 
NAYES: Brand, Breisch, Shari 
 
 
Each and all of the findings and determinations are based on the competent and 
substantial evidence, both oral and written, contained in the entire record relating to the 
decision. All summaries of information contained herein or in the findings are based 
on the substantial evidence in the record. The absence of any particular fact from any 
such summary is not an indication that a particular finding is not based in part on that 
fact. 
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NOTICE 
If this is a final decision not subject to further appeal under the Landmark and Historic 
District Ordinance of the City of Santa Monica, Santa Monica Municipal Code Chapter 
9.56, the time within which judicial review of this decision must be sought is governed 
by Code of Civil Procedure Section 1094.6, which provision has been adopted by the 
City pursuant to Municipal Code Section 1.16.010. 
 

 

 

 

Respectfully Submitted  
November 11, 2019 

 
 
              

Roger Genser, Chairperson 
 
 
 
Attest: 
        

Steve Mizokami,  
Landmarks Commission Secretary 
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Previous surveys

G.1: historic resources inventory: vicente And 
seAview terrAce district, 1993
G.2: historic resources inventory (hri) 
continuAtion sheet: 9 vicente terrAce, 1993
G.3: dPr sheet for sAntA monicA citywide hri 
uPdAte finAl rePort, 2010
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have occurred
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AttAchment J: InspIrAtIon ImAges

chAttel, Inc. | hIstorIc preservAtIon consultAnts

Image 1:  Los Angeles, Alvarado Terrace Historic District, Gilbert House, 1333 
Alvarado Terrace (1903), Queen Anne Transitional Craftsman style, note front entry 
door with sidelights (Google Maps, 2019)

Image 2:  Los Angeles, Alvarado Terrace Historic District, Raphael House, 1353 
Alvarado Terrace (1903), Tudor Revival Craftsman style, note front entry door with 
sidelights (Google Maps, 2019)
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AttAchment J: InspIrAtIon ImAges

chAttel, Inc. | hIstorIc preservAtIon consultAnts

Image 3:  Los Angeles, Alvarado Terrace Historic District, Boyle-Barmore House, 1317 
Alvarado Terrace (1905), Tudor Craftsman style, note front entry door with sidelights 
(Google Maps, 2019)

Image 4:  Pasadena, Bungalow Heaven Historic District, 897 N. Hollister Avenue 
(1906), bungalow style, note front entry door with sidelights (The California Bungalow, 
1980)
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chAttel, Inc. | hIstorIc preservAtIon consultAnts

Image 5:  Orange, Old Towne Orange Historic District, 247 N. Grand Street (1913), 
bungalow style, note front entry door with sidelights (Google Maps, 2019)

Image 6:  Orange, Old Towne Orange Historic District, 195 N. Shaffer Street (1914), 
Craftsman style, note front entry door with sidelights (Google Maps, 2019)
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Image 7:  Orange, Old Towne Orange Historic District, 283 N. Harwood Street (1921), 
bungalow style, note front entry door with sidelights (Google Maps, 2019)

Image 8:  Orange, Old Towne Orange Historic District, 526 E. Maple Avenue (1922), 
bungalow style, note front entry door with sidelights (Google Maps, 2019)
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Image 9:  Orland, Isaac Tolman Judson Residence (c.1920), Craftsman bungalow 
style, note front entry door with sidelights (Google Maps, 2019)

Image 10:  Santa Monica, originally on southeast corner of 4th Street and Hollister 
Avenue (1910), Mission bungalow style, note front entry door with sidelights (The 
California Bungalow, 1980)
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Image 11:  Pasadena, Philip L. Austen House, 119 N. Madison Avenue (1903), note 
front entry door with sidelights (Greene & Greene, Vol. I: Architecture as a Fine Art, 
1977)
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Image 12:  American Colonial Revival style residence (c. 1921), note front entry door 
with sidelights (AntiqueHomeStyle.com, date unknown)

Image 13:  American Colonial Revival style residence (c. 1921), note front entry door 
with sidelights (AntiqueHomeStyle.com, date unknown)
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Image 14:  Dallas, Texas, Dallas Museum of Art, Robert R. Blacker House, 1177 
Hillcrest Avenue (Greene & Greene, 1907), front entry doors with sidelights on display 
(Chattel, 2019)

Image 15:  Dallas, Texas, Dalllas Museum of Art, Robert R. Blacker House, 1177 
Hillcrest Avenue (Greene & Greene, 1907), front entry doors with sidelights on display 
(Chattel, 2019)
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Image 16:  Sausalito, Owens House, 39 Atwood Avenue (William Wurster, 1939), note 
window wall (An Everyday Modernism: The Houses of William Wurster, 1996)
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Image 17:  Los Angeles, J. Phyromn Taylor Residence, 1704 Wellington Road (Paul 
Revere Williams, 1954), note window wall (Janna Ireland, 2017)

Image 18:  Los Angeles, J. Phyromn Taylor Residence, 1704 Wellington Road (Paul 
Revere Williams, 1954), note window wall (Janna Ireland, 2017)
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Image 19:  Charleston, South Carolina, Inn at Middleton Place, 4300 Ashley River 
Road (1987), note window wall massing broken up (Chattel, 2018)

Image 20:  Charleston, South Carolina, Inn at Middleton Place, 4300 Ashley River 
Road (1987), note window wall massing broken up (Chattel, 2018)
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Image 21:  Los Angeles, Lincoln Place, 1077 Elkgrove Avenue (1950), note window 
wall massing broken up (Chattel, 2000)
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Image 22:  Santa Monica, 710 Wilshire Boulevard, note planter rail (Chattel, 2019)

Image 23:  Santa Monica, 710 Wilshire Boulevard, note planter rail (Chattel, 2019)
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Image 24:  Santa Monica, 511 San Vicente, note flat vertical bar railing at right 
(Chattel, 2015)

Image 25:  Santa Monica, 511 San Vicente, note flat vertical bar railing (Chattel, 2015)
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Image 26:  Los Angeles, Los Angeles County Museum of Art (LACMA), note vertical 
picket bars without any expressed horizontal bars (GoogleMaps, 2019)
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AdditionAl Project detAils 

by crocKett Architects
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Chattel, InC. | hIstorIC PreservatIon Consultants

9 Vicente terrace, Santa Monica, california
AttAchment K: AdditionAl Project detAils by crocKett Architects

4" O.C

1/2" x 3" POWDER COATED ALUMINUM
FLAT BAR PICKET SET INTO CONCRETE
FOOTING

42"

Image 1:  South elevation, view northeast, detail of front yard fence (Crockett, 2019)



Chattel, InC. | hIstorIC PreservatIon Consultants

9 Vicente terrace, Santa Monica, california
AttAchment K: AdditionAl Project detAils by crocKett Architects

1-3/4" X 1/2" POWDER COATED ALUMINUM
FLAT BAR SET  TOP RAIL

1-3/4" X 1/4" POWDER COATED ALUMINUM
FLAT BAR VERTICAL PICKET

4" O.C.

Image 2:  East elevation, view west, detail of stair railing (Crockett, 2019)



Chattel, InC. | hIstorIC PreservatIon Consultants

9 Vicente terrace, Santa Monica, california
AttAchment K: AdditionAl Project detAils by crocKett Architects

1-3/4" X 1/2" POWDER COATED ALUMINUM
FLAT BAR SET  TOP AND BOTTOM RAILS
AND VERTICAL SUPPORTS

4" O.C.1/8" DIAMETER STAINLESS STEEL
CABLE

Image 3:  East elevation, view northeast, detail of planter railing (Crockett, 2019) 
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11. DISCUSSION ITEMS: 
. . 

11-A. Presentation of conceptual plans and preliminary discussion regarding a proposed 
improvement project pursuant to Minor Modification 19ENT-0439 and Major 
Modification 19ENT-0438 for the property located at 9 Vicente Terrace consisting 
of an addition .to and rehabilitation of the Landmark residence located on the 
subject property. · 

9:05:46 PM 
Commissioner Brand made a motion to grant the applicant team 1 O minutes to . 
present to the Commission. Commissioner Sloan seconded the motion. The 
motion was approved by a voice vote. · 

Regina Szilak, Associate Planner, presented the staff report, describing the project 
and mod{fication requests proposed that will be heard by the Zoning Ad!llinistrator. 

Ken Kutcher (HLKK, representing the property owner) introduced the project team 
and identified the modification requests .. Aleli Balagu~r (historic preservation 
consultant) presented the restoration of the front porch and rehabilitation of the 
Landmark building; Robert Crockett (architect) presented the modifications to the 
property, clarifying dimensions of the existing and proposed building in relation to 
the property line.· He presented the intent of the addition at the rear of the property. 
He also described the addition of a full basement which would require the house 
to be lifted and subsequently placed in the same location upon completion of the 
basement construction. He stated that the addition will be recessed from the sides 
of the existing building. He also noted-that the existing chimney is non-original, and 
that the intent is to replace the chimney with· one that more closely matches the 
original chim_ney. Robert Chattel (historic preservation architect) added that an 
aspect of the proposal is to restore the front porch: He noted the three columns 
supporting the porch roof are original and will remain. 

Mr. Crockett noted all the windows in the existing building were replaced in 2001, 
and that they will be replaced to more closely match the original windows. 

Discussion was held. Commissioner Shari noted support for the project, 
Commissioner Brand agreed and expressed appreciation for the lightness of the 
addition, the vertical sidiflQ, use of'light color, and trellis. Commissioners generally 
agreed with support for the direction of the project. 

11-B. Discussion and possible selection of a Commissioner(s)° to address the City 
Council regarding the Commission's decision to deny the Landmark designation 
of the residence located at 633 21st Street at future appeal hearing(s) (Landmark 
Designation 19ENT-0372). 

9:25:20 PM 
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P.O. BOX 653 

SANTA MONICA, CA 90406 
  310-496-3146 

www.smconservancy.org 

 

The Santa Monica Conservancy is a 501(c)(3) non-profit, Federal ID #75-3079169. 

 

July 13, 2020 
 
To: Santa Monica Zoning Administrator 
Re: Application for 9 Vicente Terrace 
 
This letter supports the application of the project team for the major modifications requested for the 
rehabilitation plans at 9 Vicente Terrace on your July 14th agenda. 
 
Our organization was the party that filed the nomination of this historic structure for designation as 
a Santa Monica Landmark. Although the owner was initially opposed to landmarking, he was 
persuaded by the expertise of his architect and historic preservation consultant that he could both 
preserve the building’s significant historic architectural character and make changes to adapt it for 
his family’s use. The project has required expert balancing between preservation and alterations, and 
in so doing has become a model for navigating these complexities. 
 
In order to incentivize property owners to undertake the hurdles of combining historic preservation 
with rehabilitation and renovation, the City adopted policies to allow flexibility with some zoning 
and development standards.  Such flexibility makes it possible for projects to achieve the City’s goals 
of historic preservation along with owners’ individual requirements.  
 
The modifications requested for your approval at 9 Vicente Terrace are relatively small, but are 
crucial to the project plans.  Historic preservation rehabilitation projects are often more challenging, 
but are important to ensure that the City’s historic resources have contemporary viability and a 
sustainable future. This project has benefited from the expertise of their historic preservation 
consultant in following the Secretary of the Interior’s Standards for the Treatment of Historic Properties, while 
adding considerable new living space to a historic dwelling.  
 
We urge you to support this application and allow this worthy project to proceed as planned. 
 
Thank you for your consideration. 
 
Sincerely, 
Ruthann Lehrer 
Santa Monica Conservancy 
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Theoretical Project - 9 Vicente Terrace Santa Monica 90401
07 July 2020

Theoretical Project Information and Summaries
 

Project Name: Theoretical Tier 2 Project
Maximum Allowable Project on Lot

Address: 9 Vicente Terrace
Santa Monica, CA 90401

Legal Description: Lot 25
Tract 1111
Map Book 17, Pages 154 / 155

APN: 4290-020-024

Owner: Vincente DeFilippo trustee  

Construction Type: V-NS

Zoning: R3  

Theoretical Project Description: The theoretical project assumes a vacant lot available for
development. The theoretical project is a single-family home fully
consistent with Tier 2 development standards. This theoretical
project is protected by the Housing Accountability Act due to full
compliance with all objective development standards. 

Height

Number of Stories: Allowed - 3 Stories
Existing - 2 Stories + Partial Basement
Theoretical - 3 Stories + Basement

Building Height: Allowed - 40'-0"
Existing - 24'-10" (existing ridge - measured from ANG)
Theoretical  - 40'-0"

Allowed Height Projections

Chimney Height Projection: Allowed - 5'
Existing - 3'-6"
Theoretical - 5'

Rooftop Trellises, Sunshade
and Landscape Height
Projection: Allowed - 10'

Existing - None
Theoretical - 10'

Rooftop Stairwell Height
Projection: Allowed - 14' above the roof-line

Existing - None
Theoretical - 14'

Rooftop Mechanical Enclosure
Height Projection: Allowed - 12' above the roof-line

Existing - None
Theoretical - 12'

Allowable Projections Rooftop: Allowed - Max. 25% coverage
Existing - None
Theoretical - 25%

Parking

Automobile Parking: Required - 2
Existing - 2
Theoretical - 2

Project Team
Project Architect: Crockett Architects

373 South Doheny Drive, Suite A
Beverly Hills, CA 90211
310.859.0818
Robert Crockett

Legal Counsel: Harding Larmore Kutcher & Kozal, LLP
1250 Sixth Street, Suite 200
Santa Monica, CA 90401
310.451.3669
Ken Kutcher

Surveyor: M&M&Co.
26074 Avenue Hall, Suite 12
Valencia, CA 91355
818.891.9115
Greg Amoroso

Sheet Index
01 Project Information
02 First Level Proposed Plan
03 Second Level Proposed Plan
04 Third Level Proposed Plan
05 Roof Proposed Plan
06 Basement Proposed Plan
07 Proposed Short Section
08 Proposed Short Section
09 Proposed Long Section

Parcel Coverage
Lot Dimensions: 36'-0" x 100'-0"

Lot Area: 3,593 SF

Maximum Parcel Coverage (First Floor): Allowed - (50%) 3,593 / 2 = 1,797 SF

Existing - (53.0%) 1,907 SF
Theoretical - (50.0%) 1,797 SF

Maximum Parcel Coverage (Second Floor): Allowed - 90% of first floor (1,797 SF) = 1,617

Existing - (92.0%)  1,488 SF
Theoretical - (90.0%)  1,617 SF

Maximum Parcel Coverage (Third Floor): Allowed - 90% of first floor (1,797 SF) = 1,617

Existing - n/a
Theoretical - (90.0%)  1,617 SF

Vicinity Map

Setbacks
Required

Front - 20'-0"
West Side - 6'
East Side - 6' 
Rear / Alley - 15'-0" from centerline of alley

Existing
Front - 14'-1"
West Side - 4'-0" 
East Side - 3'-9" 
Rear / Alley - 15'-0" from centerline of alley

Theoretical
Front - 20'-0"
West Side - 6'-0"  
East Side - 6'-0"  
Rear / Alley - 15'-0" from centerline of alley

Allowed Projections
Exterior stairs leading to upper Allowed - 4'
floors above rear yard: Existing - None

Theoretical - 4'

Chimney projection in setback Allowed - 1'-6"
floors above rear yard: Existing - 1'-6"

Theoretical - 1'-6"

Front and side porches not covered by Allowed - Front: 6'  /  Interior side: No limit
roof / canopy: Existing - N/A

Theoretical - 6' (front)

Second floor rear balcony: Allowed - 4'
Existing - 6'-11 3/4"
Theoretical - 4'

Third floor rear balcony: Allowed - 4'
Existing - N/A
Theoretical - 4'

Cantilevered bay window on both sides: Allowed - 1'-6"
Existing - 2'-1"
Theoretical - 1'-6"

Fences, Walls and Hedges Height: Allowed - 3'-6"
Within front setback Existing - 3'-6"

Theoretical - 3'-6"

Fences, Walls and Hedges Height: Allowed Walls - 8'-0" / Hedges - 12'-0"
At side and rear yards Existing Walls - 8'-0"

Theoretical Walls - 8'-0" / Hedges - 12'-0"

Area Calculations

Proposed Project Theoretical Project

First Floor (House): 1,375 SF 1,347 SF
First Floor (Garage): 423 SF 450 SF

First Floor: 1,798 SF 1,797 SF
Second Floor: 1,175 SF 1,617 SF
Third Floor: 0 SF 1,617 SF

Floor Area (Massing Only): 2,973 SF 5,031 SF

Roof Deck:* 565 SF* 1,075 SF*
Basement:** 1,432 SF** 1,797 SF**

Usable Improved SF: 4,970 SF 7,903 SF

* Not relevant to massing, and outdoor areas are excluded when determining floor area per 
Zoning Code.

** Not relevant to massing, and generally excluded when determining floor area per Zoning Code 
(except as to parking for nonresidential projects).

9 Vicente Terrace - Theoretical Tier 2 Project

01
Project Information
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1 

VICENTE TERRACE – NORTH SIDE 

   
3 Vicente (3‐story red brick building) & 7 Vicente (hedge) 

 
7 Vicente huge front hedge 

 

   
3 Vicente & 7 Vicente  7 Vicente w/ roof deck next to subject property 



2 

VICENTE TERRACE – SOUTH SIDE 

   
Shutters @ Vicente & Appian 

 
Shutters along Vicente 

Viceroy Hotel in background 
 

 
Shutters Hotel directly across from subject property 



3 

VICENTE TERRACE – SOUTH SIDE 

Vicente Terrace (looking west)  Approved 83 units w/ roof decks at 1828 Ocean Avenue 
 

 
Vicente Terrace elevation of approved project at 1828 Ocean Avenue in context photo 



4 

 
 

VICENTE TERRACE – NORTH SIDE 

   
7 Vicente Terrace w/ roof deck      

   
subject property  9 Vicente  11 Vicente 

 
Vicente Terrace – north side 
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VICENTE PLACE ALLEY – SOUTH SIDE 
 

7 Vicente (rear alley) 
 

Vicente Place alley (looking west) 
 

 
7 Vicente (rear)                3 Vicente (rear) 

 



6 

VICENTE PLACE ALLEY – NORTH SIDE 
 

 
12 Seaview (rear)  

Directly across from subject property 



7 

VICENTE PLACE ALLEY – NORTH SIDE 

   
Vicente Place Alley (looking east)  12 Seaview (rear alley) 

 

   
Vicente Place (looking west)  Vicente Place (looking west) 

 









































7 VICENTE TERRACE (immediately west of 9 Vicente)
Roof deck and balcony



7 VICENTE TERRACE (immediately west of 9 Vicente)

Floor plans



7 VICENTE TERRACE (immediately west of 9 Vicente)

Numerous floor-to-ceiling windows



7 VICENTE TERRACE (immediately west of 9 Vicente)
Exterior stairs to roof decks





































































































































































































1 

CONSTRUCTION PHOTOGRAPHS FROM 2002 REMODEL 
9 Vicente Terrace 

 
 

 
 

 
 



2 
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AFFILIATED BUSINESS ARRANGEMENT DISCLOSURE NOTICE  

 
Property Address: _______________________________________________________________________________  
 

  Thank you for selecting a Keller Williams Realty Associate to guide you in the purchase or sale of your new 
home or property.   This is to give you notice that Pasadena Market Center, Inc dba Keller Williams Realty, West 
Foothills Market Center, Inc. dba Keller Williams Realty, East Foothills Market Center Inc. dba Keller Williams Realty 
and KW Management Services, LLC have a business relationship with: Landmark Trust Escrow Inc, American Home 
Shield, Old Republic Home Warranty and Property ID.    
  The KW companies listed above have a business relationship with Landmark Trust Escrow Inc as the owners of 
all the above KW companies are the same owners of Landmark Trust Inc. Because of this relationship, your use of 
Landmark Trust Escrow Inc will provide a financial benefit to the owners of the KW companies listed. Landmark Trust 
Escrow Inc is a licensed escrow company through the California Department of Corporations, License Number #9622583. 
The KW Companies listed above receive a financial or other benefit when referring their clients to any of the following:  
American Home Shield, Old Republic Home Warranty, 1st American Home Warranty and Property ID. This is due to 
marketing agreements between the above listed KW companies and these individual companies.  

You are NOT required to use the listed provider(s) as a condition of the purchase or sale of your property. There are 
frequently other settlement service providers available with similar services. You are free to shop around to determine that you 
are receiving the best services and the best rate for these services.  

 
Landmark Trust Escrow Inc services and range of charges: Sale Escrow: $1.95 per thousand, based on 
purchase price, plus $195.00 base fee. To buyer and seller each. Additional Fees: Document prep $200 to buyer 
and seller each Archive/ Wire/ Messenger $120 to buyer and seller each, Loan Tie-In Fee $375 ($100 for each 
additional loan). Notary fees will be charged if applicable. 
American Home Shield Settlement Service Charges: AHS has 3 levels of coverage to choose from for 
residential properties. Their basic plan for a single-family residence starts at $260 with additional charges for: 
A/C, appliances, pool/spa, etc...   
Old Republic Home Warranty Settlement Service Charges: Old Republic offers basic coverage for a single-
family residence starting at $355 including roof coverage for homes under 5,000sf.  Additional charges apply 
for A/C, appliances, pool/spa equipment, etc. 
1st American Home Warranty Settlement Service Charges: FAHW offers basic coverage for single family 
residences at $320 with additional charges for A/C, appliances, structural and roof.  
Property ID, Natural Hazard Disclosures for Residential and Commercial Properties, Settlement Service 
Charges: $99 covers the basic disclosure report with additional fees for more extensive information.   
  
With respect to all the above the actual charges may vary depending on the circumstances of the transaction, home value, requested services, 
unusual market conditions, government regulations, property location, and similar factors. Written disclosure of all fees will be provided prior 
to closing.  

Acknowledgement:  
I/we have read this disclosure form, and understand that Keller Williams Realty is referring me/us to purchase 
the above described settlement service(s) and may receive a financial or other benefit because of this referral.  
   
               

Buyer__________________ Date: _____________  
 

  Seller: ____________________ Date: _____________  

Buyer: _________________ Date: _____________    Seller: ____________________ Date: _____________    
10/2017  
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