
A  N E I G H B O R H O O D  I N V I T A T I O N

GOOD STANDINGGOOD STANDING
A Proposed Speakeasy

Hi Neighbor,

We're Sara and Rolan Meyer, part owners of 12906 Venice Blvd — home to The
Arepa Stand, now open. Just behind our friends there, we're dreaming up a small
concept of our own. We'd love your support, and your questions — please join us.

M A R  V I S T A  C O M M U N I T Y  C O U N C I L

P L U M  C O M M I T T E E  M E E T I N G

DATE

Thu, Sept 10

TIME

7:00 PM

LOCATION

Windward High School, Room 20

11350 Palms Blvd, LA 90066

W h a t  w e ' r e  p r o p o s i n g  f o r  c o n s i d e r a t i o n

✦ An intimate speakeasy-style cocktail room through The Arepa Stand, serving an
exclusive menu by their chef, alongside a craft cocktail program built on seasonal,
local ingredients and modern technique

✦ Roughly 38 seats, with total building occupancy — including staff — under 50

✦ Table service only — no guest access to the rear outdoor patio, no live music, no
dancing

✦ Planned operational hours of roughly 4pm–1am for the cocktail room

✦ Requesting from the Committee: support for a CUB allowing Good Standing to serve
beer, wine, and liquor, as well as a CUP granting a variance for no onsite parking

Come say hello, hear the plan in full, and let us know what matters to you.

With gratitude,
Sara & Rolan Meyer

GoodStandingVenice@gmail.com
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SITE ADDRESS              : 12906 W VENICE BLVD. : 12906 W VENICE BLVD. ZIP CODE   : 90066 : 90066 PIN NUMBER   : 111B153   852  : 111B153   852  LOT/PARCEL AREA (CALCULATED)  : 2,499.5 (SQ FT)  : 2,499.5 (SQ FT)  THOMAS BROTHERS GRID   : PAGE 672 - GRID B4  : PAGE 672 - GRID B4  ASSESSOR PARCEL NO. (APN)   : 4236012003 : 4236012003 TRACT   : TR 7212  : TR 7212  MAP REFERENCE   : M B 78-76  : M B 78-76  BLOCK   : NONE : NONE LOT : 3  : 3  ARB (LOT CUT REFERENCE)   : NONE  : NONE  MAP SHEET   : 111B153 : 111B153 COMMUNITY PLAN AREA   : PALMS - MAR VISTA - DEL REY : PALMS - MAR VISTA - DEL REY AREA PLANNING COMMISSION   : WEST LOS ANGELES APC : WEST LOS ANGELES APC NEIGHBORHOOD COUNCIL  : MAR VISTA NC : MAR VISTA NC COUNCIL DISTRICT   : CD 11 - TRACI PARK : CD 11 - TRACI PARK CENSUS TRACT #   : 2722.02000000  : 2722.02000000  LADBS DISTRICT OFFICE   : WEST LOS ANGELES   : WEST LOS ANGELES   SPECIAL NOTES   : NONE  : NONE  ZONING   : [Q]C2-1 : [Q]C2-1 ZONING INFORMATION (ZI)   : ZI-1874 SPECIFIC PLAN: LOS ANGELES : ZI-1874 SPECIFIC PLAN: LOS ANGELES   COASTAL TRANSPORTATION CORRIDOR ZONING INFORMATION (ZI)   : ZI-2486 STREETSCAPE PLAN:  : ZI-2486 STREETSCAPE PLAN:    EXPOSITION CORRIDOR/LIVABLE    BOULEVARDS ZONING INFORMATION (ZI)   : ZI-2479 STREETSCAPE PLAN: LIVABLE  : ZI-2479 STREETSCAPE PLAN: LIVABLE    BOULEVARDS (CENTINELA AVE. &    VENICE BLVD.) ZONING INFORMATION (ZI)   : ZI-2512 HOUSING ELEMENT SITES : ZI-2512 HOUSING ELEMENT SITES ZONING INFORMATION (ZI)   : ZI-2517 AL FRESCO ORDINANCE WITHIN : ZI-2517 AL FRESCO ORDINANCE WITHIN   PLANNING OVERLAY AND/OR THE    COASTAL ZONE (ORDINANCE 188073) GENERAL PLAN LAND USE   : GENERAL COMMERCIAL : GENERAL COMMERCIAL GENERAL PLAN FOOTNOTE(S)   : YES : YES MINIMUM DENSITY REQUIREMENTS : YES (CITYWIDE)  : YES (CITYWIDE)  HILLSIDE AREA (ZONING CODE)  : NO  : NO  SPECIFIC PLAN AREA   : LOS ANGELES COASTAL : LOS ANGELES COASTAL   TRANSPORTATION CORRIDOR  HISTORIC PRESERVATION REVIEW   : NO : NO HISTORIC PLACES LA : NO  : NO  CDO: COMMUNITY DESIGN OVERLAY : NONE  : NONE  CPIO: COMMUNITY PLAN IMPRO. OVERLAY : NONE : NONE CUGU: CLEAN UP-GREEN UP : NONE : NONE HRC: HILLSIDE CONSTRUCTION REGULATION : NO : NO NSO: NEIGHBORHOOD  : NO : NO STABILIZATION OVERLAY     POD: PEDESTRIAN ORIENTED DISTRICTS  : NONE  : NONE  RBP: RESTAURANT BEVERAGE PROGRAM  : GENERAL (RBPA) : GENERAL (RBPA) ELIGIBLE AREA ASP: ALCOHOL SALES PROGRAM : NO : NO RFA: RESIDENTIAL FLOOR AREA DISTRICT : NONE  : NONE  RIO: RIVER IMPLEMENTATION OVERLAY : NO : NO TYPE OF USE : RESTAURANT : RESTAURANT TYPE OF ALCOHOL : ABC TYPE 47 : ABC TYPE 47 HOURS OF OPERATION : 7 A.M. TO 2 A.M. DAILY : 7 A.M. TO 2 A.M. DAILY INTERIOR AREA : 1,602 S.F. : 1,602 S.F. NUMBER OF SEATS : 50 : 50 LIVE ENTERTAINMENT : NO : NO DANCING : NO: NO
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Conditional Use Permit-Alcohol (CUB)
Zone Variance (ZV)

Additional Information/Findings

12906 W. Venice Boulevard

REQUESTS

A Class 2 Conditional Use Permit pursuant to LAMC Sections 12.24 W.1 and 13B.2.2 to allow the sale and dispensing 
of a full line of alcoholic beverages for on-site consumption under a Type 47 license in conjunction with a proposed 
1,602-square-foot restaurant with 50 interior seats and hours of operation from 7:00 a.m. to 2:00 a.m. daily.

A Zone Variance pursuant to LAMC Section 13B.5.3 from LAMC Section 12.21 A.4(c)(3) to allow zero additional 
automobile parking spaces in lieu of the 10 additional spaces otherwise required for the change of use to a 1,602-
square-foot restaurant, where 16 total spaces are otherwise required.
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BACKGROUND
The subject property is a flat, rectangular, approximately 2,499.5-square-foot parcel with approximately 25 feet of 
frontage along Venice Boulevard and a depth of approximately 100 feet. The property is located in the Palms-Mar Vista-
Del Rey Community Plan area, is designated General Commercial, and is zoned [Q]C2-1. The property is developed 
with an existing one-story commercial building and a detached rear structure. City building records document 
construction and commercial occupancy at the property beginning in 1936.

The proposed project will combine the existing front, middle, and rear commercial areas shown on the plans into a 
1,602-square-foot bona fide restaurant with 50 interior seats. No exterior seating, outdoor alcohol service, live 
entertainment, dancing, grading, demolition, or expansion of the building envelope is proposed.

Good Standing will maintain a full kitchen and offer a full line of alcoholic beverages for on-site consumption under a 
Type 47 license as an incidental restaurant amenity. Proposed hours are 7:00 a.m. to 2:00 a.m. daily. The project is an 
adaptive reuse of existing commercial floor area and does not increase building height, lot coverage, or floor area.

Project characteristics

Project feature Proposal

Use Bona fide restaurant

Floor area 1,602 square feet

Address 12906 W. Venice Boulevard

Hours 7:00 a.m.-2:00 a.m. daily

Alcohol Type 47 - full line for on-site consumption

Food service Full kitchen; food available during all hours of alcohol service

Interior seats 50

Outdoor seats 0

Live entertainment / dancing None

Off-site alcohol sales None proposed

Parking 0 spaces on site; Zone Variance for 10 net additional spaces

PARKING ANALYSIS
The subject site has no automobile parking spaces located on, dedicated to, or otherwise legally available to the 
property. Parking shown on adjacent property is not part of the project site and is not relied upon to satisfy the request.

Use / condition Floor area Rate Spaces

Existing take-out restaurant / retail 706 SF 4 / 1,000 SF 3

Existing retail 704 SF 4 / 1,000 SF 3

Existing storage 192 SF 1 / 500 SF 0

Existing credited requirement 6

Proposed restaurant 1,602 SF 1 / 100 SF 16

Net additional parking requested 
by ZV

10
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SURROUNDING CONTEXT
The property fronts Venice Boulevard within an established urban commercial corridor developed with restaurants, 
retail stores, personal services, offices, and other neighborhood-serving uses. Residential neighborhoods are located on 
nearby interior streets. Venice High School, at 13000 Venice Boulevard, is within the 1,000-foot study area east of the 
site. The proposed restaurant continues the commercial pattern along Venice Boulevard and will occupy an existing low-
scale building without increasing its mass, height, or footprint.

CIRCULATION
Venice Boulevard provides east-west access through the surrounding community and is served by sidewalks, public 
transit, bicycle connections, and rideshare service. The project does not alter existing access, create a new driveway, or 
expand the building envelope. Its neighborhood-serving format and multimodal location will support trips by walking, 
bicycle, transit, and rideshare in addition to automobile travel.

GENERAL CLASS 2 CONDITIONAL USE FINDINGS

1. The project will enhance the built environment in the surrounding neighborhood or will perform a 
function or provide a service that is essential or beneficial to the community, city, or region.

The project will adaptively reuse an existing commercial building along Venice Boulevard as a neighborhood-serving 
restaurant. The proposal introduces a seated dining option with a full kitchen in place of a combination of take-out, 
retail, and storage uses. Reinvestment in the existing storefront will maintain active commercial frontage, bring patrons 
and employees to the corridor, and support nearby businesses.

The requested alcohol authorization will allow a full line of alcoholic beverages to be served as an incidental component 
of meal service. Alcohol service is a customary restaurant amenity and will broaden the range of food and beverage 
options available to residents, workers, and visitors. The requested 7:00 a.m. to 2:00 a.m. hours are maximum operating 
hours; the premises will remain a bona fide restaurant with full food service, all seating and alcohol service indoors, and 
no live entertainment, dancing, DJ, karaoke, cover charge, or age-restricted admission. These characteristics and the 
proposed operational controls distinguish the project from an independent bar or nightclub.

By enabling productive reuse of a long-established commercial property without demolition or expansion, the project 
will improve the physical and economic vitality of the site. Conditions addressing food service, responsible alcohol 
sales, noise, security, lighting, litter, and management will ensure that the establishment provides a beneficial service 
while protecting the surrounding community.

2. The project's location, size, height, operations, and other significant features will be compatible 
with and will not adversely affect or further degrade adjacent properties, the surrounding 
neighborhood, or the public health, welfare, and safety.

The project is limited to reuse of 1,602 square feet of existing commercial floor area within an existing one-story 
building. No exterior building expansion, increase in height or lot coverage, or exterior dining area is proposed. The 
restaurant will contain 50 interior seats and operate from 7:00 a.m. to 2:00 a.m. daily. All patron activity will occur 
within the building.

The Type 47 license will be incidental to a bona fide restaurant with a full kitchen. The project does not include outdoor 
alcohol service, off-site alcohol sales, live entertainment, dancing, karaoke, a cover charge, or age-restricted admission. 
A responsible manager will be present during operating hours, employees involved in alcohol service will complete 
required responsible beverage service training, and surveillance cameras and adequate lighting will be maintained.

The requested parking variance does not authorize a larger building or more intensive physical development. It 
addresses the incremental parking requirement created by converting existing commercial floor area to restaurant use on 
a narrow, pre-existing lot that cannot physically accommodate compliant stalls and maneuvering aisles. With the 
proposed operational limits and access-management measures, the project will be compatible with adjacent properties 
and will not adversely affect public health, welfare, or safety.
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3. The project substantially conforms with the purpose, intent, and provisions of the General Plan, 
the applicable community plan, and any applicable specific plan.

The property is designated General Commercial in the Palms-Mar Vista-Del Rey Community Plan and is zoned [Q]C2-
1. A restaurant is consistent with the commercial land use designation and established pattern of neighborhood-serving 
uses along Venice Boulevard. The project retains the existing building and does not seek a change in land use 
designation, zone, height district, or physical development intensity.

The Community Plan supports viable commercial areas that provide goods, services, and employment for surrounding 
neighborhoods. Reuse of the existing building as a restaurant advances those purposes by activating commercial 
frontage, expanding local dining options, and supporting pedestrian activity. The project will remain subject to 
applicable provisions of the Los Angeles Coastal Transportation Corridor Specific Plan and other regulations.

The alcohol authorization and parking variance are limited entitlements that allow an otherwise appropriate commercial 
use to operate within an existing building. They do not alter the property's General Plan designation or permit an 
incompatible primary use. The project therefore substantially conforms with the purpose, intent, and provisions of the 
General Plan and Community Plan.

ADDITIONAL FINDINGS - CONDITIONAL USE FOR ALCOHOL

1. The proposed use will not adversely affect the welfare of the pertinent community.

The requested full-line alcohol service is incidental to a bona fide restaurant. A full kitchen will be maintained and food 
will be available during all hours that alcoholic beverages are served. The restaurant requests operating hours from 7:00 
a.m. to 2:00 a.m. daily. All patron seating and alcohol service will occur indoors, and the establishment will not include 
outdoor alcohol service, live entertainment, dancing, or off-site alcohol sales.

Operational safeguards will reduce the potential for noise, loitering, disorderly conduct, and other alcohol-related 
impacts, including during evening and late-night hours. A responsible manager will be on duty whenever the restaurant 
is open. Employees who serve alcoholic beverages will complete required Responsible Beverage Service training. 
Surveillance cameras, lighting, routine litter removal, prompt graffiti removal, and a publicly available complaint 
contact will be maintained. After 10:00 p.m., management will monitor the entrance and adjoining sidewalk, prevent 
exterior queuing and loitering, and direct patrons to depart quietly. Patrons who appear intoxicated will not be served, 
and management will cooperate with the Los Angeles Police Department and the California Department of Alcoholic 
Beverage Control.

The small, food-led restaurant format, all-indoor seating and alcohol service, and active management controls will 
safeguard nearby properties and ensure that alcohol remains subordinate to food service. The proposed use therefore will 
not adversely affect the welfare of the pertinent community.

2. The granting of the application will not result in or contribute to an undue concentration of 
premises for the sale or dispensing for consideration of alcoholic beverages in the area involved, 
giving consideration to applicable State laws and to the California Department of Alcoholic Beverage 
Control's guidelines for undue concentration.

The request is for a Type 47 license serving a 50-seat bona fide restaurant, not an independent bar, nightclub, package 
store, or off-site alcohol outlet. Although maximum hours are requested until 2:00 a.m., the establishment will provide 
no outdoor seating or entertainment, will maintain full food service whenever alcohol is available, and will operate with 
a responsible manager, surveillance, trained staff, and late-night patron-dispersal controls. These characteristics 
materially limit the potential effects associated with a concentration of alcohol-serving businesses.

Venice Boulevard is an established commercial corridor where restaurants and related services are expected and where a 
substantial customer base is generated by nearby residents, employees, and visitors. The project will occupy existing 
commercial floor area and provide a food-centered use. The requested hours do not convert the establishment into an 
independent bar or nightclub because alcohol remains incidental to meal service, all activity is indoors, and no 
entertainment, dancing, or age-restricted admission is proposed. The separately submitted radius and land-use materials 
document the surrounding licensed establishments and sensitive uses for City review.
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The separately submitted radius materials and alcohol-license inventory provide the current census-tract allocation and 
licensed-premises count for City and ABC review. Even if the applicable tract is at or above its numerical authorization, 
the requested license would serve a 50-seat bona fide restaurant rather than an independent bar, nightclub, package store, 
or off-site alcohol outlet. The all-indoor, food-led operation, absence of entertainment, active management, trained staff, 
surveillance, and late-night patron-dispersal controls support a finding that approval will not create or materially worsen 
an undue concentration.

3. The proposed use will not detrimentally affect nearby residentially zoned communities in the area 
of the City involved, after giving consideration to the distance of the proposed use from residential 
buildings, churches, schools, hospitals, public playgrounds and other similar uses, and other 
establishments dispensing alcoholic beverages.

Residential uses are located on nearby interior streets. Venice High School, at 13000 Venice Boulevard, is within the 
1,000-foot study area east of the site, and other sensitive uses identified by the radius materials will be considered in the 
final decision. The restaurant is oriented to Venice Boulevard, and all seating and alcohol service will be indoors. 
Although operations are requested until 2:00 a.m., no outdoor speakers, patio activity, live entertainment, dancing, or 
exterior patron area is proposed. After 10:00 p.m., management will monitor the entrance and adjoining sidewalk, 
prevent queuing and loitering, and direct patrons to depart quietly.

Management will control noise, queuing, deliveries, waste handling, litter, and loitering. A responsible manager and 
complaint contact will be available, and surveillance and lighting will be maintained. These measures, together with the 
small scale of the restaurant and its location on a commercial corridor, will avoid detrimental effects on nearby 
residential zones and sensitive uses.

ADDITIONAL FINDINGS - ZONE VARIANCE

1. The strict application of the provisions of the zoning ordinance would result in practical difficulties 
or unnecessary hardships inconsistent with the general purposes and intent of the zoning regulations.

The strict parking requirement would require 10 net additional automobile spaces for the proposed restaurant. The 
approximately 25-foot-wide parcel is already developed with a main commercial building, courtyard, and detached rear 
structure. The existing improvements occupy the available lot configuration and leave no area in which code-compliant 
stalls, access, and maneuvering aisles can be constructed.

Compliance would therefore require substantial demolition of lawful existing structures or acquisition and control of 
property not owned by the applicant. Either outcome would defeat the adaptive reuse of the existing commercial 
property and impose a hardship disproportionate to the modest, all-indoor restaurant proposal. The variance is limited to 
the incremental parking requirement and is consistent with the broader purpose of enabling appropriate use of existing 
commercial buildings while managing access and neighborhood effects.

2. There are special circumstances applicable to the subject property, such as size, shape, topography, 
location, or surroundings, that do not apply generally to other property in the same zone and vicinity.

The property is an unusually narrow commercial parcel, approximately 25 feet in width, developed with structures that 
predate contemporary parking and access standards. The main building occupies most of the parcel width and extends 
deeply into the lot, while a detached rear structure occupies the rear portion. The resulting configuration provides no 
practical location for even one compliant stall with required access and maneuvering area.

Parking located on adjacent property is expressly identified on the plans as not part of the project and cannot be counted 
or controlled by the applicant. The narrow lot width, small total lot area, pre-existing building configuration, rear 
structure, and lack of legally available adjacent parking are circumstances particular to the subject property and do not 
apply generally to larger or more recently developed C2-zoned properties.
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3. The variance is necessary for the preservation and enjoyment of a substantial property right or use
generally possessed by other property in the same zone and vicinity but which, because of the special
circumstances and practical difficulties or unnecessary hardships, is denied to the property in
question.

Restaurant use is permitted in the C2 Zone and is commonly enjoyed by commercial properties along Venice Boulevard 
and in the surrounding area. Many comparable properties can satisfy parking requirements because they are larger, part 
of shopping centers, have shared parking, or were developed with parking facilities. The subject property cannot do so 
because of its narrow dimensions and existing pre-parking-era development pattern.

The variance will not authorize a prohibited primary use. It will allow an existing commercial building to be used for a 
permitted restaurant while recognizing the physical impossibility of adding 10 parking spaces to the parcel. Without the 
variance, the property would be denied the reasonable ability to adapt its existing commercial floor area to a restaurant 
use generally available to other C2-zoned properties.

4. The granting of the variance will not be materially detrimental to the public welfare or injurious to
the property or improvements in the same zone or vicinity in which the subject property is located.

The project does not expand the building envelope, increase height or lot coverage, or create outdoor dining. It is a 
small, 50-seat, all-indoor restaurant without live entertainment, dancing, or off-site alcohol sales. The requested hours 
will be managed through food-service requirements, active management, surveillance, quiet patron dispersal, and 
controls on exterior activity. The variance addresses the physical impossibility of providing the incremental parking 
spaces and does not authorize additional floor area or a larger establishment.

Venice Boulevard provides access to transit, sidewalks, bicycle travel, and rideshare service, and the surrounding 
commercial corridor supports linked trips and walking from nearby neighborhoods. Management will encourage 
employees and patrons to use non-automobile transportation and will not represent adjacent parking as available without 
separate legal authorization. Because the request is limited to the incremental parking requirement for reuse of existing 
floor area, approval will not create a physical condition injurious to surrounding property or public welfare.

5. The granting of the variance will not adversely affect any element of the General Plan.

The General Plan and Palms-Mar Vista-Del Rey Community Plan designate the site for commercial use and support 
viable neighborhood-serving commercial corridors. The project will reuse an existing commercial building as a 
restaurant, provide employment and services, maintain active frontage on Venice Boulevard, and avoid demolition or 
physical expansion.

The variance does not change the land use designation, zone, height district, building envelope, or permitted primary 
use. It provides limited relief from an automobile parking standard where the parcel's historic physical configuration 
makes compliance infeasible. The site's multimodal location, small scale, all-indoor operation, and proposed access and 
neighborhood controls allow the restaurant to operate without undermining the General Plan's circulation, land use, or 
community-development objectives.
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