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Submissions by the public in compliance with the Commission Rules and Operating 
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Commission ROPs to ensure that you meet the submission requirements. The ROPs can be 
accessed at http://planning.lacity.org, by selecting “Commissions & Hearings” and 
selecting the specific Commission. 

All compliant submissions may be accessed as follows: 

• “Initial Submissions”: Compliant submissions received no later than by end of
day Monday of the week prior to the meeting, which are not integrated by reference
or exhibit in the Staff Report, will be appended at the end of the Staff Report.  The
Staff Report is linked to the case number on the specific meeting agenda.
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and bookmarked by the case number.
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September 30, 2021         
 

 
TO: South LA Area Planning Commission 
 
FROM: Kyle Winston, Planning Assistant 
  
 

ADDITIONAL INFORMATION/TECHNICAL MODIFICATION/CORRECTION TO THE 
STAFF RECOMMENDATION REPORT FOR CASE NO. AA-2021-1147-SL-HCA-1A; 1747 
S. Marvin Avenue 
 

 
Transmitted herewith, is Exhibit J – Supporting Documents to the Appellant’s initial filing to 
be considered at the South Los Angeles Area Planning Commission meeting of October 5, 
2021 related to Item No. 6 on the meeting agenda.  

   
 
 Attachment 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
Item No. 6 

  
 Department of City Planning 

 
 
 

City Hall,  200 N. Spring Street, Room 272, Los Angeles, CA 90012 

 











RE: PROJECT SITE: 1747 MARVIN AVENUE  
CASE NO. AA-2021-1147-SLD 

1 
 

RE: Exhibit 5 – 8 
 
According to City of Los Angeles, CA Department of City Planning Commission, the 
following condition must be cleared as follows:  
 
“Fire Department. 
#42. That prior to the recordation of the final map, a suitable arrangement shall be 
made satisfactory to the Fire Department, binding the subdivider and all 
successors to the following: 
 
d.  The plot plan shall include the following minimum design features: fire lanes   
...shall be a minimum of 20 feet in width…”                                                         
(Decision Date: July 27, 2021- City of Los Angeles, CA Department of City Planning 
Commission, pg.7) 
  

 Marvin Avenue is 50 feet wide. (Exhibit 5 - Tract map no. 5770).  

 Marvin Avenue’s roadway is 30 feet wide. (Exhibit 6 - Mobility Plan 2035:  
“Local Street – Limited”) 

  
Parking is allowed on both sides of the street.                                                          
Standard cars are at least 6 feet wide. This permits 18 feet of clearance for a 
safety or emergency vehicle. Therefore, the fire lane of Marvin Avenue does not 
comply with the minimum of 20 feet in width.   
The lack of the required minimum 20 feet in width is a fire safety hazard. This 

prohibits access for vital fire department apparatus to a 3 or 4 story building at 

the back of the parcel lot. 

Additionally,  

 Marvin Avenue is a dead end street without a cul de sac (Exhibit 5). 

Subsequently, there is no turn around potential for large fire trucks or 

emergency vehicles. 



RE: PROJECT SITE: 1747 MARVIN AVENUE  
CASE NO. AA-2021-1147-SLD 
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  An email from Bureau of Street Services states: “Motor sweepers operators 
are unable / prohibited from backing up or driving in reverse due to safety 
concerns...” (Exhibit 7 and Exhibit 8). 

  

















Response to Appeal Staff report 
 
We are frankly shocked by the empty and rather robotic responses to our appeal points by the 
Planning Dept.  Instead of taking the time or opportunity to really address some of the 
concerns raised as well as to address their errors of omission for the environmental review, 
such as not describing that Marvin Avenue is a dead end street with no turnaround area – they 
instead completely ignore this fact and just repeatedly state “the appellant failed to provide 
substantive evidence….”  As such, below is an attempt to provide the additional evidence 
apparently needed to substantiate our appeal points.  
 
Appeal Point 1 response to staff report: 
 
1. Marvin Avenue is a dead end street with no turnaround area for large fire trucks or 

emergency vehicles.  Below is a Google Street view photo of the south end of Marvin 
Avenue.  (Note: the driveway at the end to the right is a private driveway that is 
approximately 10 feet wide).    

 

 
 
This existing condition conflicts with the 2020 City of Los Angeles Fire Code, Section 503.2.5 
Dead ends. - “Dead end fire apparatus access roads in excess of 150 feet in length shall be 
provided with an approved area for turning around fire apparatus.”   
 



According to Appendix D of the 2020 City of Los Angeles Fire Code – Table D103.4, the 
following kinds of turnaround areas are required based on street length: 

 
 
As noted, there is no fire department turnaround area on Marvin Avenue nor has one been 
recommended or required as part of the project. 
 
2. Marvin Avenue is an 855 foot long dead end street with no secondary access for 

emergency vehicles.  Below is a ZIMAS aerial measurement of Marvin Avenue from 
Venice Boulevard to the dead end. 

 



This existing condition also conflicts with the 2020 City of Los Angeles Fire Code, per Section 
503.1.5 Dead end access.  “When required access is provided by an improved street, fire lane 
or combination of both that results in a dead end street in excess of 700 feet in length from the 
nearest cross street, at least one additional ingress-egress roadway shall be provided in such a 
manner that an alternative means of ingress-egress in accomplished.” 
 
As noted, this street is over 700 feet long without any secondary access, nor has one been 
recommended or required as part of this project. 
 
We had also shown in our appeal submittal exhibits, that Marvin Avenue was presented as a 
“through street” by many map documents, including the Preliminary Parcel Map which was 
distributed to various agencies, including the Fire Department for review and 
recommendation.  We believe it is possible the Fire Department missed this important existing 
street condition on Marvin Avenue because the map did not clearly show Cologne Street is 
actually the Ballona Creek.  In any event, the recommendation letter provided by the Fire 
Department, and further included as Conditions of Approval under Condition No. 42, does not 
address that Marvin Avenue is a dead end street without secondary access as otherwise 
required for a new development. 
  
3. Marvin Avenue is a Local Limited Street with a right of way width of 50 feet and an 

actual roadway width of 30 feet.  The neighborhood is heavily parked reducing the 
actual roadway width to approximately 16 feet when cars are parked on both sides of 
the street.  Below is ZIMAS Current ROW width and ZIMAS aerial measurement photos 
of the actual roadway width. 

 



Existing Right of Way width is 50 feet as shown above. 
 
 

 
Existing actual roadway width is 30 feet. 



 
Existing actual roadway is 16 feet in width when cars parked on both sides. 
 
This existing condition conflicts with the 2020 City of Los Angeles Fire Code, Section 503.2.1 
Dimensions. - “Fire apparatus access roads shall have an unobstructed width of not less than 
20 feet, exclusive of shoulders…”     
 
As noted, the existing roadway does not provide the minimum 20 foot wide unobstructed 
access.  
 
Planning Staff points out that the Marvin Avenue has a “designated” Right of Way width of 60 
feet per the Mobility Plan 2035, however seems to ignore our points raised, that the existing 
Right of Way width is actually 50 feet, which is a “Limited” Local Street.  Since this street width 
in front of the property currently does not the designated Standard Local Street dimensions 
per the Mobility Plan of a 60 foot wide Right of Way and a 36 foot wide Roadway, then it begs 



the question why was there no dedication and roadway widening required for this project?  
Was this something missed by Bureau of Engineering as there is no mention of the 
substandard width in their recommendation letter?  How is permitting a 50 foot ROW 
consistent with the designated 60 foot ROW of the Mobility Plan 2035, which is part of the 
General Plan?  As approved, this street width is NOT consistent with the General Plan, thus the 
required Subdivision Map Act Finding (b) “THE DESIGN OR IMPROVEMENT OF THE PROPOSED 
SUBDIVISION IS CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS”  has not been 
made.     
 
This dead end street is a significant roadway condition that was not identified in the 
environmental review, nor was the current right of way and roadway width and street parking 
conditions, therefore we believe the project has not been properly analyzed per CEQA and 
that it poses a potential significant adverse impact to public safety in the event of an 
emergency, such as a fire, or for that matter, explosives, at the project sight.  There is also a 
potential cumulative impact for any future four-story multiple buildings on a lot on Marvin 
Avenue, as there is inadequate street width access and no econdary access for emergency 
vehicles, such as large fire trucks, to the Marvin Avenue neighborhood.   Aside from fire trucks 
not being able to access the project site in a worst case scenario, this neighborhood could be 
potentially trapped should an evacuation be needed as there is no other way out (i.e. 
secondary access) and it presents potential access issues for other emergency vehicles to 
assist other residents on the street.  We believe a categorical exemption per CEQA is not 
applicable in this case and that such potential impacts need to be properly analyzed, 
mitigated, and include mitigation monitoring requirements.  
 
For the reasons stated herein, we believe the project does NOT meet the Class 32 
criteria/exemption of “(e) the site can be adequately served by all required utilities and public 
services” and that there ARE exceptions that exist under Class 32, specifically “(b) Significant 
Effect.  A categorical exemption shall not be used for an activity where there is a reasonable 
possibility that the activity will have a significant effect on the environment due to unusual 
circumstances” and “(a) Cumulative Impacts.  All exemptions for these classes are inapplicable 
when the cumulative impact of successive projects of the same type in the same place over 
time is significant.”   
 
This is the first 4-story multiple building project on Marvin Avenue and in the immediate area.  
This neighborhood is predominately comprised of one-story modest size homes built in the 
1930’s.  If this gets approved as is, there will be more successive projects of the same type in 
the same place that will only result in an increased potential adverse impact to our public 
safety.  
 



Appeal Point 2 response to staff report: 
 
Our concern raised is that a “supplemental report” is noted to be required to be submitted to 
the Grading Division per page 19 of the determination letter which reads “    
 
“A supplemental report shall be submitted to the Grading Division of the Department 
containing recommendations for shoring, underpinning, and sequence of construction in the 
event that any excavation would remove lateral support to the public way, adjacent property, 
or adjacent structures (3307.3). A plot plan and cross-section(s) showing the construction type, 
number of stories, and location of the structures adjacent to the excavation shall be part of the 
excavation plans (7006.2.” )   
 
As this site is within a Liquefaction Hazard Area and the project involves a significant increase 
in weight and mass (i.e. three 4-story buildings) compared to the existing modest one story 
dwellings that currently make up the neighborhood, this appears to be a deferred 
environmental review that should occur before the project is approved.  I had asked a number 
of times to get a copy of the actual soils report (not just soils approval letter) but never 
received it, therefore we have not been given the opportunity to provide additional 
substantive evidence that would either support and alleviate our concerns.  Also, as it stands, 
there is not a condition of approval that requires a “supplemental report”, therefore the 
Finding C “THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT” includes a 
requirement that we are unclear what it is. 
 
Appeal Point 4 response to staff report: 
 
The point is the Planning Dept./Advisory Agency could have taken this case under advisement 
until it was brought to the Mid City Neighborhood Council since there was opposition voiced at 
the hearing and most neighbors did not have the opportunity to review the project before the 
hearing.  Instead, the case was heard on 7/14/21, approved on 7/27/21, and appealed on 
8/6/21.  What good is it to have the NC review the project on 8/16/21 after the case has been 
decided on??  The applicant and applicant representative is not new to the planning process 
and has had ample time before July to present to the NC but didn’t.   
 
 
 
 
 
 
 



Appeal Point 6 response to staff report: 
 
A landscape plan is a requirement for a small lot design standards review – see form below: 
 

 
 
In this case the Planner approved the administrative SLD review without the required 
documents.  The point is where is the public due process when a Planner approves something 
in error and now responds that what we have brought up is not applicable because it is not 
part of the entitlement request before the Advisory Agency?   How about addressing the 
error?  How about requiring a landscape plan as required before you approve a project?  For 
small lot projects, the landscape plan is important as the projects are often intrusive like this 
one is and the neighbors deserve more generous landscaping screening for privacy, etc.  Since 
there was no NC review before the hearing and the project was approved without a landscape 
plan, why can’t this be addressed by the commission?  
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October 5, 2021 

TO: South LA Area Planning Commission 

FROM: Kyle Winston, Planning Assistant 

ADDITIONAL INFORMATION FOR CASE NO. AA-2021-1147-SL-HCA-1A; 1747 S. 
Marvin Avenue

Transmitted herewith, is Exhibit K – Letter from the Los Angeles Fire 
Department acknowledging their awareness of the current street conditions on Marvin 
Avenue to be considered at the South Los Angeles Area Planning Commission meeting of 
October 5, 2021 related to Item No. 6 on the meeting agenda.  

Attachment 

Item No. 6

Department of City Planning 

City Hall,  200 N. Spring Street, Room 272, Los Angeles, CA 90012



+FORM. GEN. 160 (Rev. 6-80) CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

October 4, 2021

TO: Vincent Bertoni, AICP, Director of Planning
Department of City Planning
Attention:  Sergio Ibarra

FROM: Los Angeles Fire Department

SUBJECT: PARCEL MAP NO.:AA-2021-1147-PMLA-SL
(1747 S. Marvin Ave.) Appealed Case

The LAFD understands this is a pre-existing, non-conforming substandard street with no turn-
a-round, and therefore will not require a turn-a-round for this Parcel Map.

The applicant is further advised that all subsequent contact regarding these conditions must be
with the Hydrant and Access Unit.  This would include clarification, verification of condition
compliance and plans or building permit applications, etc., and shall be accomplished BY
APPOINTMENT ONLY, in order to assure that you receive service with a minimum amount of
waiting please email lafdhydrants@lacity.org.  You should advise any consultant representing
you of this requirement as well.

RALPH M. TERRAZAS
Fire Chief

Kristin Crowley, Fire Marshal
Bureau of Fire Prevention and Public Safety

KC:RED:jb
AA-2021-1147-PMLA-SL
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