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PROJECT 
LOCATION: 

9433 Sepulveda Boulevard & 15500 – 15508 Plummer Street  

  
PROPOSED 
PROJECT: 

The development of a 75-unit residential condominium project in 15 separate 
townhome style buildings spread throughout the entire site with private yards, 
individual garages with two (2) parking spaces for each unit, common open space 
park areas, and an interior common access area for vehicles.  Each of the separate 
15 townhome style buildings will include three (3) to six (6) units, with (2) two and 
three (3) bedroom units ranging in size between approximately 1,190 to 1,390 square 
feet.  The townhomes will be two (2) to three (3) stories with a maximum height of 41 
feet.  The project includes a total of 169 parking spaces.  

 
  
REQUESTED 

ACTIONS: 
1. Based on the independent judgement of the decision-maker, after consideration 

of the whole of the administrative record, the project as assessed in Mitigated 
Negative Declaration, No. ENV-2015-4183-MND adopted on December 21, 2016; 
and pursuant to CEQA Guidelines 15162 and 15164, as supported by the 
Addendum dated May 23, 2018, no major revisions are required to the Mitigated 
Negative Declaration; and no subsequent EIR or negative declaration is required 
for approval of the project. 
 

2. Pursuant to Charter Section 555 and Section 11.5.6 of the Los Angeles Municipal 
Code (LAMC), a General Plan Amendment from Medium Residential and Low 
Residential to Low Medium II Residential, to have a uniform Plan designation on 
the project site.  
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3. Pursuant to Section 12.32 of the Los Angeles Municipal Code (LAMC), a Zone 
Change from R3-1 and RA-1 to RD1.5, to have uniform zoning on the project 
site. 

 
4. Pursuant to Section 12.32 R.2 of the Los Angeles Municipal Code (LAMC), 

removal of a 22 foot building line along Plummer Street.  
 
5. Pursuant to Section 16.05 of the Los Angeles Municipal Code (LAMC), a Site 

Plan Review approval for the construction, use and maintenance of a project that 
results in 50 or more residential units. 

  
 
 
RECOMMENDED ACTIONS:   
 

1. FIND, based on the independent judgement of the decision-maker, after consideration of 
the whole of the administrative record, the project was assessed in Mitigated Negative 
Declaration No. ENV-2015-4183-MND (REC-1) adopted on December 21, 2016, and 
pursuant to CEQA Guidelines, Section 15162 and 15164, as supported by the 
Addendum dated May 23, 2018, no major revisions are required to the Mitigated 
Negative Declaration and no subsequent EIR or negative declaration is required for 
approval of the project; and 

 

2. APPROVE AND RECOMMEND that the City Council adopt a resolution approving a 
General Plan Amendment from Medium Residential and Low Residential to Low Medium 
II Residential across the entire site; and 

 
3. APPROVE AND RECOMMEND that the City Council adopt the Zone Change from the 

existing R3-1 and RA-1 to (T)(Q)RD1.5-1 as set forth in Section 12.32 of the Los 
Angeles Municipal Code (LAMC), subject to the  attached conditions; and 

 

4. APPROVE AND RECOMMEND that the City Council adopt the removal of a 22-foot 
building line along Plummer Street; and 

 

5. APPROVE a Site Plan Review for the construction, use, and maintenance of 75 dwelling 
units, 169 parking spaces, 19,104 square foot common open space areas, and an 
existing cellular tower site to remain; and 

 

6. ADOPT the attached Findings for the requested approvals; and 

 

7. ADVISE the applicant that, pursuant to California State Public Resources Code Section 
21081.6, the City shall monitor or require evidence that the mitigation conditions are 
implemented and maintained throughout the life of the project, and the City may require 
any necessary fees to cover the cost of such monitoring; and 

 

8. ADVISE the applicant that, pursuant to State Fish and Wildlife Code Section 711.4, a 
Fish and Wildlife and/or Certificate of Game Exemption is now required to be submitted 
to the County Clerk prior to or concurrent with the Environmental Notice of Determination 
(NOD) filing. 
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ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may 
be several other items on the agenda. Written communications may be mailed to the Planning Commission 
Secretariat, 200 North Spring Street, Room 535, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all 
written communications are given to the Commission for consideration, the initial packets are sent the week prior to 
the Commission's meeting date. If you challenge these agenda items in court, you may be limited to raising only 
those issues you or someone else raised at the public hearing agendized herein, or in written correspondence on 
these matters delivered to this agency at or prior to the public hearing. As a covered entity under Title II of the 
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon 
request, will provide reasonable accommodation to ensure equal access to this programs, services and activities. 
Sign language interpreters, Communication Access Real-Time Transcription (CART), Assistive Listening Devices, or 
other auxiliary aids and/or services may be provided upon request. To ensure availability, you are advised to make 
your request at least 72 hours prior to the meeting you wish to attend. Due to difficulties in securing Sign Language 
Interpreters, five or more business days notice is strongly recommended. For additional information, please contact 
the Commission Secretariat (Rocky Wiles (213) 978-1389). 
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PROJECT ANALYSIS 
 
Project Summary 
 
The applicant is proposing the development of a 75-unit residential condominium project in 15 
separate townhome style buildings spread throughout the entire site with private yards, 
individual garages with two (2) parking spaces for each unit, common open space park areas, 
and an interior common access area for vehicles.  Each of the separate 15 townhome style 
buildings will include three (3) to six (6) units, with two (2) and three (3) bedroom units ranging 
in size between approximately 1,190 to 1,390 square feet.  The townhomes will be two (2) to 
three (3) stories with a maximum height of 41 feet.  Each unit is grade level with a two-car 
garage and two (2) levels of living space above.  The project includes a total of 169 parking 
spaces.  
 
The “L” shaped project site consists of two existing parcels with mixed zoning and land use 
designations in the Mission Hills-Panorama City-North Hills Community Plan area.  The site has 
two frontages, one on Sepulveda Boulevard to the east and a second frontage on Plummer 
Street to the south.  The lots contain approximately 136,492 net square feet (3.13 acres). An 
existing cellular tower located at the southwest corner of the site and permitted under Case No. 
ZA-2006-9999-CU will remain. 
 
In order to construct the project, the applicant is requesting a General Plan Amendment from 
Medium Residential and Low Residential to Low Medium II Residential across the entire site, a 
Zone Change from R3-1 and RA-1 to RD1.5-1 across the entire site, the removal of a 22-foot 
building line established in 1952 along Plummer Street under Ordinance No. 99,739, and Site 
Plan Review approval for the development of 50 or more dwelling units.   
 
Project History 
 
Prior Project 
 
The applicant’s original request was for a 90-unit condominium project spread throughout the 
approximately 3 acre “L” shaped site.  To construct the project, the applicant requested a 
General Plan Amendment from Low and Medium Residential across the entire site and a Zone 
Change from RA-1 and R3-1 to RD1.5-1, removal of the 22-foot building line on Plummer 
Street, and Site Plan Review under Case No. CPC-2015-4184-GPA-ZC-BL-SPR.  Additionally, 
the applicant requested approval of the Vesting Tentative Tract Map No. 73939-CN to subdivide 
the property.  In response to community concerns voiced early in the application process, the 
applicant changed the request to a 75-unit condominium project. 
 
A concurrent hearing was conducted on August 30, 2016 with the Deputy Advisory Agency and 
the Hearing Officer for the subject case.  Subsequently, the Advisory Agency approved VTT-
73739-CN with a revised map stamp-dated September 16, 2016 showing 75 condominium 
units.  On September 16, 2016, an Addendum was prepared to ENV-2015-4183-MND to correct 
the proposed project description pertaining to the number of units, number of protected trees, 
parking to be removed, and to include “add areas” (abutting properties located at 15450 and 
15420 Plummer Street totaling 102,182 square feet).  Subsequently, VTT-73939-CN was 
appealed by a community member. 
 
The first City Planning Commission meeting on the proposed project was held on October 27, 
2016.  On December 21, 2016, the Commission action recommended a General Plan 
Amendment from Low and Medium Residential to Low Residential across the entire site and a 
Zone Change from RA-1 and R3-1 to (T)(Q)RD1.5 across the entire site, recommended removal 
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of the 22-foot building line, and approved the Site Plan Review. Furthermore, the Commission 
approved in part and sustained in part the appeal of VTT-73939-CN 2A. 
 
The project was on the Planning and Land Use Management Committee (PLUM) agenda on 
March 7, 2017, March 28, 2017, and April 25, 2017.  During that time period, in response to 
community concerns, the applicant proposed a revised project and a revised map stamp-dated 
March 28, 2017 for the construction of a 54-unit multi-family residential apartment building 
fronting on Sepulveda Boulevard on the R3 Zoned portion of the site and 21 condominiums 
spread across the remainder of the site along with a Zone Change request for the RA-1 portion 
of the site to RD1.5-1.  To allow for the 21 condominium units, the applicant requested 
resdesignation of the Low Residential and a portion of the Medium Residential to Low Medium II 
Residential.  As such, on May 11, 2017, the applicant’s request for a General Plan Amendment 
was heard at the City Planning Commission to consider the applicant’s request to redesignate 
the Low Residential and a portion of the site designated as Medium Residential to Low Medium 
II Residential.  At that time, only the General Plan Amendment was before the Commission.  
Subsequently, on June 6, 2017, the City Planning Commission Letter of Determination 
approved and recommended that the City Council adopt a General Plan Amendment from Low 
Residential and a portion of the Medium Residential to Low Medium II Residential to allow for 
the development of 21 condominiums with a 54-unit multi-family residential apartment building.  
On October 3, 2017, at PLUM, Planning Department staff recommended the General Plan 
Amendment from Low and Medium Residential to Low Medium II Residential, a Zone Change 
from RA-1 and R3-1 to (T)(Q)RD1.5-1 and (T)(Q)R3-1, removal of the 22-foot building line, and 
approval of Site Plan Review. 
 
Current Project 
 
Throughout this process, discussion continued with the community and the City Council offices.  
As a result, the applicant is currently requesting “Plummer Sepulveda Townhomes,” for the 
development of 75 units of residential condominiums in 15 separate buildings spread throughout 
the entire site, two (2) to three (3) stories, variable height with a maximum height of 41 feet, and 
ground floor parking (169 parking spaces total).  For the most part, changes in the current 
proposed project reflect changes in massing yielding a decrease in square footage within the 15 
buildings, decreased height on some of the buildings, increased articulation, and modified 
building colors materials.  
 
The proposed Plummer Sepulveda Townhomes entitlement requests are for a General Plan 
Amendment to the Mission Hills-Panorama City-North Hills Community Plan from Low 
Residential and Medium Residential land use to Low Medium II across the entire site (without 
the “add area” properties located at 15450 and 15420 Plummer Street), a Zone Change from 
RA-1 and R3-1 to (T)(Q)RD1.5-1 across the entire site, a Building Line Removal originally 
established pursuant to Ordinance No. 99,739, Site Plan Review for the development of 50 or 
more dwelling units, and Vesting Tentative Tract Map No. VTT-73939-CN 2A as approved by 
the City Planning Commission on December 21, 2016.   
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ENTITLEMENTS REQUESTED 
 

CURRENT PROJECT 

 

PRIOR PROJECT 

General Plan Amendment from Medium Residential 
and Low Residential to Low Medium II Residential  
across the entire site (without “add areas”) 
 

General Plan Amendment from Medium Residential 
and Low Residential to Low Medium II Residential  
across the entire site (without “add areas”) 
 

Zone Change from R3-1 and RA-1 to RD1.5-1 to 
have uniform zoning across the entire site 
 

Zone Change from R3-1 and RA-1 to RD1.5-1 to 
have uniform zoning across the entire site 

Removal of 22 foot building line at project site 
along Plummer Street 
 

Removal of 22 foot building line at project site 
along Plummer Street 

Site Plan Review for a project with 50 or more 
residential dwelling units 
 

Site Plan Review for a project with 50 or more 
residential dwelling units 

 
 
Status of Requests from Prior Project 
 
In response to the applicant’s request to move forward with Plummer Sepulveda Townhomes, 
on October 11, 2017, the City Council disapproved the General Plan Amendment from Low 
Residential and a portion of the Medium Residential to Low Medium II Residential as approved 
in the June 6, 2017 Commission action and remanded the case back to the City Planning 
Commission and the Mayor for revisions to consider the development of 75 condominium units, 
with a General Plan Amendment for Low Medium II Residential, a Zone Change to RD1.5-1 
across the entire site, removal of a 22 foot building line, and Site Plan Review. 
 
It should be noted that no action was taken on the revised Vesting Tentative Tract Map No. 
VTT-73939-CN stamp-dated March 28, 2017.  The Map was not appealed to the City Council 
following the City Planning Commission action on December 21, 2016.  In response to the 
current changes requested herein, the applicant is not requesting any changes or modifications 
to the map stamp-dated September 16, 2016 showing 75 condominium units as approved by 
the City Planning Commission on December 21, 2016.  As such, no further action on Vesting 
Tentative Tract Map No. VTT-73939-CN as approved on December 21, 2016 is requested 
herein. 
 
Comparison of Prior and Current Project 
 
The table below compares the original project as approved by the City Planning Commission on 
December 21, 2016 and the current proposed project, Plummer Sepulveda Townhomes.  Plans 
comparing the two projects are provided in “Exhibit B.” 
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  COMPARISON OF CURRENT PROPOSED PROJECT AND CPC DECEMBER 21, 2016 
APPROVAL 

 
CURRENT PROPOSED PROJECT: 

PLUMMER SEPULVEDA TOWNHOMES 

 

PROJECT APPROVED BY CPC DECEMBER 21, 
2016 

 

15 buildings in groups of 3-6 units 

 

15 buildings in groups of 4-6 units 

 
Variable height 2 to 3 stories; 

Maximum height 41 feet with 1 foot parapet 
including roof top decks 

 

3 stories; 

Maximum height 41 feet with 1 foot parapet 
including roof top decks 

 
No roof decks on units abutting single-family uses/ 
R1 zones (Buildings 9-15) 

 

No roof decks on units abutting single-family 
residences 

Reduced massing: upper floor stepbacks on units 
abutting single-family uses/ R1 zones (Buildings 9-
15) 

 

No stepbacks 

Increased articulation and enhanced color 
materials 

 

 

Photovoltic solar panels 20% (15 units) with 
remainer of units solar ready 

 

Photovoltaic Solar Panels Min 10% (8 units) 

 

EV charging 20%  

 

EV charging 20%  

 

Parking spaces: 150 resident + 19 guest = 169 total 
per No. AA-2000-1 Residential Parking Policy 
issued by the Deputy Advisory Agency, May 24, 
2000 

 

 

Parking spaces: 150 resident + 19 guest = 169 total 
per No. AA-2000-1 Residential Parking Policy 
issued by the Deputy Advisory Agency, May 24, 
2000 

 

Woonerf   with 3 open space “pocket” parks 
including amenities connected with interior 
pedestrian pathways (paseos, landscaped 
courtyards) 

 
 

Woonerf with 3 open space “pocket” parks 
including amenities connected with interior 
pedestrian pathways (paseos, landscaped 
courtyards) 
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Background 
 
Subject Property 

 
 
The subject site is a flat, irregular “L” shaped property comprised of two lots that total 136,492    
(3.13 net acres) located within the Mission Hills-Panorama City-North Hills Community Plan 
area.  The project site is presently designated Medium Residential and Low Residential and 
zoned RA-1 and R3-1. Parcel 1 on Sepulveda Boulevard has a frontage of 164 feet, a uniform 
depth of 590 feet, and area of approximately 98,754 square feet. Parcel 1 has a dual land use 
designation of Low and Medium Residential, and a dual zoning of R3-1 and RA-1. The easterly 
274 feet linear feet of Parcel 1 is Zoned R3-1 and is designated Medium Residential, and the 
westerly 316 feet of Parcel 1 is Zoned RA-1 and is designated Low Residential. 
 
Parcel 2 on Plummer Street has a 125 foot frontage, a uniform depth of 302 feet and is 
approximately 37,752 square feet.  Parcel 2 is designated Low Residential and zoned RA-1. 
The westerly boundary of the existing Parcel 1 and the easterly boundary of Parcel 2 share a 
common property line.  The two parcels together comprise the subject site.  The site is located 
within a block bordered by Plummer Street to the north, Sepulveda Boulevard to the east, 
Vincennes Street to the south, and Orion Avenue to the west. 
 
A review of City records from the Los Angeles Department of Building and Safety indicates that 
in the 1950s Parcel 1 (9433 Sepulveda) was developed with a school accommodating children 
ages 4 through 16.  During the late 1960s and early 1970s the uses were converted to a military 
academy with various classrooms and dormitories added. Records indicate that Parcel 2 
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(15500-15508 Plummer) was developed with a single family home in 1947.  Records also 
indicate that a Wireless Communications Facility (cell tower) was approved in 2006 and 
established in 2010.  All of the existing buildings for the site are to be demolished except the 
existing cell tower to remain. None of the structures existing on the property have been 
identified as a historic resource by local or state agencies, and the project site has not been 
determined to be eligible for listing in the National Register of Historical Places, California 
Register of Historic Cultural Monument Register, or any local register.  While the proposed 
project site is located within the Storybook Village Residential Planning District identified in 
SurveyLA, the single-family dwelling subject to demolition as part of the proposed project has 
had fire damage/material alterations over the years and is not a contributor.    
 
Surrounding Land Uses 
 
The abutting property south of Parcel 1 along Sepulveda Boulevard is developed with a two-
story motel in the RD1.5 zone.  Further south, across the alley, parcels zoned R3-1 are 
developed with a single story motel and two- and three-story multi-family residential units. One- 
and two-story single-family homes are developed along the southern boundary of the site on 
property zoned RA-1.  A single-family home fronting Plummer Street abuts Parcel 2 to west on 
property zoned RA-1.  Single-family homes and vacant land lie to the west on property zoned 
RA-1.  One of these homes is identified as an Individual Resource in SurveyLA.  Plummer 
Village, a three-story, 75-unit senior community fronting on Plummer Street, abuts Parcel 1 to 
the north and Parcel 2 to the east on a site zoned RA-1.  The southwest corner of Sepulveda 
Boulevard and Plummer Street, which abuts Parcel 1 to the north, is developed with auto repair 
and sales and associated parking.  An application was filed on October 3, 2016 to develop the 
property with a fast-food restaurant and Starbuck’s drive-through coffee shop. Sepulveda Middle 
School and Carlos Santana Arts Academy lies immediately east of the subject site across 
Sepulveda Boulevard on property zoned [Q]PF-1XL. The northeast corner of Sepulveda 
Boulevard and Plummer Street is zoned C2-1VL, (Q)P-1VL, [Q]C2-1VL, and RA-1VL and is 
improved with a small strip mall including local serving restaurants and service uses.  To the 
north of the subject site, at the northwest corner of Sepulveda Boulevard and Plummer Street, 
C2-1VL Zoned property is improved with a fast food restaurant and Air Raid Siren No. 109, 
which is identified as a Non-Parcel Resource in SurveyLA. 
 
Street Designations and General Circulation 
 
Sepulveda Boulevard is designated a Boulevard II by Mobility Plan 2035 with an 110 foot right-
of-way width and an 80 foot roadway width.  Sepulveda Boulevard is improved with a gutter, 
curb, and sidewalk at the subject site. 
 
Plummer Street is designated Avenue II by Mobility Plan 2035 with an 86 foot right-of-way width 
and a 56 foot roadway width. Plummer Street is improved with a gutter, curb, and sidewalk at 
the subject site. 
 
The subject site is located approximately 750 feet east of the Interstate 405 Freeway (I-405).  
Plummer Street intersects the I-405, but there are no on- or off-ramps on Plummer Street. 
 
The intersection of Sepulveda Blvd and Plummer Street is served by Metro Rapid Bus Line 734 
going south to Westwood/UCLA and north to the Sylmar Metro Station.  It is also served by the 
Metro Local Bus Line 234 going north to the Sylmar Metro Station and south to Ventura Boulevard.  
Additionally, the intersection of Sepulveda Boulevard and Plummer Street is served by Metro Local 
Bus Line 167 going west to the Chatsworth Metro Station and southeast to Coldwater Canyon 
Avenue. 
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Relevant Cases 
 
ON-SITE: 
 
VTT-73939-CN – On September 21, 2016, the Deputy Advisory Agency approved a tract map 
for a maximum of 75-unit residential dwelling units for condominium purposes per the revised 
map stamp-dated September 16, 2016.  The case was appealed and later approved by the City 
Planning Commission on December 21, 2016 with modifications and technical corrections. 
 
ZA-2006-9999-CU – On October 10, 2006 the Zoning Administrator approved a Conditional Use 
Permit authorizing the installation, use and maintenance of an unmanned wireless 
telecommunications facility consisting of a 48-foot mono pine structure with associated 
equipment attached to the pole structure located at the southwest corner of Parcel 2 of the 
subject site.  VTT-73939-CN and the applicant’s plans for the proposed Plummer Sepulveda 
Townhomes shows this use to remain at the southwest corner of the subject site. 
 
Ordinance No. 164,750-SA1377 – On May 29, 1989, the City Council approved a Zone Change 
through the General Plan Zoning Consistency Program for Subarea 1377 of the Mission Hills-
Panorama City–North Hills Community Plan area from C2-1 to R3-1 for the portion of the site 
fronting on Sepulveda Boulevard. 
 
Ordinance No. 99,739 – On February 8, 1952, the City Council established a 22-foot building 
line fronting Plummer Street adjoining the subject site.  A requested action herein is to remove 
the 22 foot building line to accommodate the proposed 75-unit residential condominium unit 
project.  Ordinance No. 99,739 was amended by Ordinance No. 101,870 on August 3, 1953 to 
include a 10-foot cut corner at the intersection of Sepulveda Boulevard and Plummer Street. 
 
OFF-SITE: 
 
ENV-2017-2282-SE – The Los Angeles Department of Transportation is considering a proposed 
street reconfiguration project along Sepulveda Boulevard between Nordhoff Street 
(approximately 0.4 miles south of the project site) and Rinaldi Street (approximately 2.6 miles to 
the north of the project site).  Various design alternatives for street safety are under 
consideration for Sepulveda Boulevard, which currently is configured with three vehicle lanes in 
each direction.  The environmental case was opened by Department of City Planning staff on 
June 8, 2017. 
 
ZA-2016-3781-ZV-CU-ZAA - On October 3, 2016, an application was filed to develop the 
property at 9459 N. Sepulveda Boulevard with a fast-food restaurant and Starbuck’s drive-
through coffee shop in the [Q]C2-1VL and RA-1 Zones.  Currently, the property is developed with 
auto sales/repair and associated parking.  The applicant requests deviation from Commercial 
Corner development standards, a Zone Variance for transition between more and less 
restrictive zones and commercial development in an RA Zone, and a Zoning Administrator 
Adjustment for reduced setbacks. 
 
CPC-2010-589-CRA – On July 12, 2010 the City Planning Commission adopted the Proposed 
Amendment to the Earthquake Disaster Assistance Plan for the portions of Council Districts 7, 6 
and 2. 
 
APCNV-2005-5909-ZC-BL – On December 10, 2007, Ordinance No. 179,331 became effective 
to permit a change in zone from RA-1 to (T)(Q)RE9-1, incident to subdivision, for the proposed 
maximum six lot single family subdivision located at 15544 West Plummer Street (NVAPC 
denied the request for Building Line Removal, incident to subdivision, because it would establish 
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a precedent for the south side of Plummer Street in the subject area).  The project was never 
constructed, and the Zone Change has since expired.  The zoning has reverted back to the RA-
1 Zone. 
 
TT-63255 – On December 1, 2006, the Advisory Agency approved a six lot single family 
subdivision at West 15544 Plummer Street in connection with related case No. APCNV-2005-
5909-ZC-BL.  The project was never constructed, and the entitlement has expired. 
 
APCNV-2004-5691-ZC – On February 12, 2007, Ordinance No. 178,178 became effective for a 
Zone Change from RA-1 to (T)(Q)RE9-1, incident to subdivision, for the proposed maximum 
three lot single family subdivision located at 15526 West Plummer Street.  The zone change has 
expired, and the zoning has reverted back to the RA-1 Zone. 
 
TT-61202-1A – On August 3, 2006, the North Valley Area Planning Commission denied the 
appeal and sustained the Deputy Advisory Agency’s decision in approving a maximum three lot 
single-family subdivision filed with related case No. APCNV-2004-5691-ZC located at 15526 
West Plummer Street.  No extension was filed, and the tract has expired. 
 
ZA-1981-362-ZV – In the early 1980s, the Zoning Administrator approved a 3-story 75-unit 
affordable senior housing project in the RA-1 Zone with surface parking.  The use exists today 
as the Plummer Village Senior Community. 
 
Reports Received 
 
Reports have been received from the Bureau of Engineering dated July 12, 2016, Department 
of Building and Safety dated June 20, 2016, Fire Department dated June 13, 2016, Bureau of 
Street Lighting dated June 2, 2016, Bureau of Sanitation dated June 2, 2016, and Department 
of Transportation dated August 11, 2016.  Per a May 1, 2018 telephone conversation with 
Department of Transportation staff, no additional traffic studies are need to supplement the May 
10, 2016 technical review.  Copies of all reports received are attached in “Exhibit J.”   
 
Current Proposed Project  
 
The current proposed project, Plummer Sepulveda Townhomes, is similar to the project 
approved by the City Planning Commission on December 21, 2016.  Both projects include a 
townhome style development of 75 condominium units spread across the entire site.   However, 
in response to community concerns and the request of the City Planning Commission and 
Council Office, the current proposed project has reduced its height and massing where it abuts 
the R1 Zoned single-family homes to the south and west.  There are no roof decks on any units 
abutting R1 Zoned property.  Portions of Buildings 9 through 13 are modified to provide step 
backs in the building height, providing additional articulation and interest in the appearance of 
the elevations.  Additionally, the proposed project includes improved design features, materials, 
and colors.  It is important to note that on Buildings 10 and 13 (800 Design), the units at the 
southerly end are two (2) stories in height.  Furthermore, material and color variations complete 
the overall appearance of the elevations and transition from smooth stucco surfaces that vary in 
color to siding materials with horizontal elements that break up the visual wall surface. 
 
Under the current proposed project, the entire property will consist of 75-unit detached 
residential condominiums in 15 buildings in a three (3), four (4), five (5), and six (6) plex 
configuration spread throughout the entire site as shown in “Exhibit A” and the table below.  
The buildings will be two (2) to three (3) stories, variable height, with a maximum height of 41 
feet.  The units are stepped back so that no roof top decks abut the single-family homes to the 
south and west. The buildings have a Contemporary architectural design and façade materials 
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featuring a flat roof with parapet walls, stucco finish with control joints, horizontal siding with 
corner boards, stucco over foam trim, wood trim at sidings, decorative metal awnings, 
decorative shutters, decorative light fixtures, and metal sectional roll-up garage doors. A total of 
169 parking spaces are provided.  All dwelling units will have a two (2) car garage, including 
tandem and side by side parking, and guest parking will be provided at a rate of ¼ parking 
space per dwelling unit.  Nineteen (19) guest parking spaces will be dispersed throughout the 
site with ten (10) spaces in a parallel parking configuration and nine (9) spaces in a cluster 
toward the center of the site next to the existing cellular tower to remain.  The 15 buildings are 
described as a 100, 200, 300, 400, 500, 600, 700, or 800 design.  Each building is designed to 
include a combination of floor plans as shown in “Exhibit A” and as described in the table 
below. 
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CURRENT PROPOSED PROJECT DESIGN 

Building 
No. 

No. of 
Townhomes 

Design Height/Stories Roof Deck Floor Plan 

1 6 – Plex 300 3 stories;  
41’ maximum 

All units P1 
P3 

2 4 – Plex 100 3 stories;  
41’ maximum 

All units P1 
P3 

3 5 – Plex 200 3 stories;  
41’ maximum 

All units P1 
P3 

4 5 – Plex 200 3 stories;  
41’ maximum 

All units P1 
P3 

5 3 – Plex 100 3 stories;  
41’ maximum 

All units P1 
P3 

6 5 – Plex 600 3 stories;  
41’ maximum 

All units P2 
P4 

7 6 – Plex 400 3 stories;  
41’ maximum 

All units P1 
P3 

8 5 – Plex 600 3 stories;  
41’ maximum 

All units P2 
P4 

9 6 – Plex 700 2-3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P1 
P3 

10 5- Plex 800 2-3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P2 
P4 

11 6 – Plex 700 2-3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P1 
P3 

12 6 – Plex 700 2-3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P1 
P3 

13 5 – Plex 800 2-3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P2 
P4 

14 4 – Plex 500 3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P2 
P4 

15 4 – Plex 500 3 stories;  
41’ maximum 

Not on 1st unit 
abutting single-
family homes;  
on all other 
units 

P2 
P4 
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CURRENT PROPOSED PROJECT FLOOR PLANS 

Number of 
Units 

Plans Area Configuration 

15 Plan 1 ± 1,190 S.F. 2 Bedroom, 2.5 Bath (s/s) 
14 Plan 1 ± 1,190 S.F. 2 Bedroom, 2.5 Bath (tandem) 
16 Plan 2 ± 1,341 S.F. 3 Bedroom, 3 Bath (tandem) 
10 Plan 3 ± 1,390 S.F. 3 Bedroom, 2.5 Bath (s/s) 
8 Plan 3 ± 1,390 S.F. 3 Bedroom, 2.5 Bath (tandem) 
12 Plan 4 ± 1,543 S.F. 3 Bedroom, 3.5 Bath, Opt. Bed 

4 (s/s) 
 
 
Density 
 
The proposed (T)(Q)RD1.5-1 zone and Low Medium II Residential Plan designation provides a 
transition of density between the senior citizen complex to the north, the existing R3 and C2 
parcels along Sepulveda Boulevard to the east and southeast, and the single family RA zoned 
neighborhoods to the south and west.  Currently, Parcel 1 has an existing zoning of R3 for the 
first front half of the lot which is approximately one-acre in size.  The permitted density on this 
area is 56 units (approximately 53 units per acre) and has the potential for an additional 
increase beyond the maximum permitted by utilizing density bonus.  The applicant is proposing 
to change the R3 zone to RD1.5 in combination with changing the lot that fronts Plummer Street 
from RA to RD1.5.  Amending the General Plan from Low Residential and Medium Residential 
to the Low Medium II creates a more balanced and uniform project that totals 75 units 
(approximately 24 units per acre).  
 
Open Space and Woonerf 
 
A total of 13,125 square feet of open space is required (175 square feet/dwelling unit).  The 
applicant’s plans show a total of 19,104 square feet of common open space, including three 
open space “pocket” parks.  One open space “pocket” park is located at the southwest corner of 
the site (elbow corner) in proximity to the existing cell tower that will remain, and a second park 
will be located in proximity to the Plummer Street vehicular gate.  A third park is located at the 
Sepulveda Boulevard vehicular gate. The parks are proposed to be improved with recreation 
amenities such as play equipment, barbeques, and picnic benches, and are conditioned as such 
herein.  The project also includes landscaped courtyards (variable width) between buildings that 
can be used as open space. 
 
The Plummer Sepulveda Townhomes project features a woonerf, which is a narrow street that 
provides pedestrian amenities to create a low automotive speed environment.  As shown in 
“Exhibit A” and as conditioned herein, the woonerf includes pedestrian enhancements and 
amenities, such as landscaping, play equipment, barbeques, and/or picinic benches.   As 
conditioned, the woonerf will provide traffic calming features and/or enhanced paving. 
 
Trees 
 
There are three protected California Black Walnut, Juglans californica trees on the project site, 
with one scheduled for removal as indicated by the revised Tree Report dated August 19, 2016 
(Tree No. 2), due to its proximity to one of the proposed structures on the northeast portion of 
the property. Once the removal is approved, mitigation of Southern California Black Walnut 
trees at a ratio of 2:1 is as conditioned herein. 
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Yards/Setbacks 
 
The building footprints are designed to comply with Los Angeles Municipal Code Section 
12.09.1 for yard and setback requirements for the RD Zone.  The applicant’s plans show a 15 
foot front yard setback along Sepulveda Boulevard, 15 foot rear yard setback along the westerly 
property line, and 10 foot side yards along the southerly property line on Parcel 1.  Parcel 2 
shows a minimum of 15 foot side yard setbacks.    
 
Measure JJJ and Charter Section 555 
 
The proposed project was filed on November 16, 2015, and related Case No. Vesting Tentative 
Tract Map No. 73939-CN was approved by the Deputy Advisory Agency on September 21, 
2016 for a maximum of 75-unit residential dwelling units for condominium purposes per the 
revised map stamp-dated September 16, 2016.  The tract map was appealed and later 
approved by the City Planning Commission on December 21, 2016 with modifications and 
technical corrections.  No action was taken on the Vesting Tentative Tract Map after the City 
Planning Commission action on December 21, 2016.  Therefore, both VTT-73939-CN and Case 
No. CPC-2015-4184-GPA-ZC-BL-SPR are vested and not subject to Measure JJJ.  
 
In accordance with Charter Section 555, the recommended General Plan Amendment area 
includes lots that are larger than the single-family lots nearby.  These lots are a portion of a 
large block pattern with the absence of small streets typical of grid pattern development.  The 
project offers a benefit to the local community by creating a transition from the more intensive 
uses fronting Sepulveda Boulevard and Plummer Street to the less intensive single family-uses 
towards the north, south and west of the site. 
  
Issues 
 
Freeway Adjacency 
 
Case No. ENV-2015-4183-MND analyzed Freeway Proximity Impacts since the proposed 
project site falls with the geographic area designated under ZIMAS as ZI-2427 – Freeway 
Adjacent Advisory Notice for Sensitive Uses.  It was determined in the MND that any potential 
noise impacts due to freeway adjacency would be reduced to a less than significant level with 
the implementation of mitigation measures.  
 
SCAQMD did not provide a comment regarding freeway proximity.  However, the Site Plan 
Review Conditions of Approval for this project requires the provision of air filtration (MERV 13 or 
higher) per the Clean Up Green Up Ordinance (Ordinance No. 184,246 effective June 4, 2016) 
to improve indoor air quality due to the close proximity of the site to a freeway.  
 
Traffic 
 
The Department of Transportation reviewed the traffic study prepared by the applicant’s traffic 
consultant and concluded that a 76-unit townhome project will not significantly impact the traffic 
in the surrounding area.  The proposed project is providing a two (2) car garage and guest 
parking will be provided at a rate of ¼ parking space per dwelling unit, which is a long standing 
parking policy used by the Deputy Advisory Agency for new condominium development.  
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Design 
 
The height of the proposed units adjoining the single family neighborhood to the south was a 
design issue discussed at the public hearing.  However, the revised elevations under the current 
proposed project include the following design features in response to community concerns: 
 

 Variable height 
 Two stories/upper floor stepbacks/no roof decks on portions of Buildings 9 - 15 (700 and 

800 design) abutting the single-family dwellings to the south and west 
 Change in massing/square footage  
 Materials (flat roof with parapet walls, stucco finish with control joints, horizontal siding 

with control board, stucco over foam trim, wood trim at siding, decorative metal awning, 
decorative shutters, decorative light fixture, metal sectional roll up garage door) 

 Non-operable windows facing the single-family homes to the south and west) 
 Opaque windows on the south and west side of the property for privacy for neighbors in 

abutting single-family homes 
 
Prior to the December 21, 2016 City Planning Commission action, the proposed project was 
discussed at Urban Design Studio and was presented at the Professional Volunteer Program 
meeting on September 20, 2016. The members recommended that the project be modified by 
incorporating the following: 
 
Woonerf -  A narrow street that provides pedestrian amenities to create a low automotive speed 
environment. 

    Provide details on the “woonerf” and pedestrian enhancements, including materials, 
landscaping, pedestrian paths, and general programming elements. Ensure there are 
enough enhancements to make it a pedestrian-priority or shared space, to ensure 
traffic calming along the driveway. 

    Pedestrian paths should cross through the entire site from the sidewalk/street to 
common open spaces, unit entries, guest parking, etc, and cross through driveways. 
Pedestrian paths should be delineated with enhanced paving, material, texture, 
pattern, color, etc. 

    Guest parking is configured around the inner corner of the project, and takes up 
valuable space that could otherwise be used as common open space for residents. 
Locate guest parking elsewhere and configure the entire elbow corner for open space. 
The driveway at the corner can be enhanced to be a shared space between 
pedestrians and vehicles.  

Photovoltaic (PV) on roof - The large flat roofs are ideal for installing photovoltaic (PV) solar 
panels, especially considering heat in the valley. Consider installing solar panels or, at 
minimum, solar-ready roofs for more energy-efficient homes.  

As shown in “Exhibit A,” the current proposed project is designed to feature a Woonerf with 
landscaping, connecting pedestrian paths, and two (2) open space parks with amenities located 
at the project entrance off of Plummer Street, at the elbow corner, and at the entrance off of 
Sepulveda Boulevard.  The project is conditioned to include traffic calming features and/or 
enhanced paving. Guest parking has been reconfigured to meet PVP recommendations.  
Parking is provided in a parallel configuration (10 spaces) and at the elbow corner (9 spaces).  
Additionally, the current proposed project includes 20% photovoltaic solar panel (15 units) with 
the remainder of the units solar to be ready. 
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Hearing Officer Comments 
 
A joint public hearing was held at the Marvin Braude Constituent Service Center on August 30, 
2016 for the subject General Plan Amendment, Zone Change, and Vesting Tentative Tract Map.  
The hearing was attended by the project owner, project representative, and residents of the 
surrounding community. At the public hearing, testimony was provided by the project 
representative and the project applicant who highlighted that the original request was for 90 
units. A revised map to 75 units was submitted by the applicant after meeting with City Planning 
staff including the Urban Design Studio, and various community groups including the North Hills 
East Neighborhood Council and Sepulveda Middle School.  The Neighborhood Council voted 8-
0 to approve the project because it met many of the Community Plan goals to 1) Locate housing 
near transit and commercial uses to reduce vehicle trips; 2) Place higher density near transit; 
and 3) Provide housing for all persons in the unique floor plans proposed for the condominium 
townhome style development. 
 
Written testimony was received from the North Hills East Neighborhood Council which included 
a letter of support from the Neighborhood Council and letters of opposition and opposition 
letters by petition from community members located south and east of the site.  However, the 
senior citizen housing development showed strong support for the project based on their petition 
for support received by staff on September 29, 2016. 
 
There were 12 members of the public who expressed strong opposition to the project due to 
traffic, parking, density, privacy, water, and height as follows: 
 

 Traffic is heavy during rush hours on Plummer Street, Orion Avenue, and Sepulveda 
Boulevard; 

 Parking as proposed is not adequate; 
 Currently street parking is restricted on Vincennes Street, Sepulveda Boulevard, and 

Plummer Street; 
 Density as proposed is too high and should allow single-family and not condominium 

uses; 
 Height abutting single-family dwellings is too high; 
 Roof decks should not be allowed; 
 Proposed project does not plan for adequate water supply and drainage. 

 
Conclusion 
 
The staff recommends that the requested General Plan Amendment from Medium Residential 
and Low Residential to Low Medium II Residential, a zone change from R3-1 and RA-1 to 
(T)(Q) RD1.5-1, the removal of a 22 foot building line and Site Plan Review be approved in 
order to permit the currently proposed 75 unit condominium project over the entire site.  The 
current proposed project allows for a transition from the commercial and senior development to 
the north, the single-family dwellings to the south and west, and the schools to the east.  The 
project design allows for reduced height and massing abutting the existing single-family homes 
in the R1-1 Zones to the west and south.  Furthermore, the current proposed project features 
enhanced colors, materials, and design.  As currently proposed, the Plummer Sepulveda two (2) 
and three (3) bedroom townhome units will provide opportunities for home ownership at the low 
medium residential density for first time home buyers, large and multi-generation families, and 
empty nesters who desire less space. This project for townhome development, as conditioned 
herein, will ensure neighborhood compatibility with the surrounding development. 



CPC-2015-4184-GPA-ZC-BL-SPR Page T-1 
9433 Sepulveda Boulevard & 15500 – 15508 Plummer Street  
   
 

CONDITIONS FOR EFFECTUATING (T) 
TENTATIVE CLASSIFICATION REMOVAL 

 
Pursuant to Section 12.32 G of the Los Angeles Municipal Code, the (T) Tentative Classification 
shall be removed by the recordation of a final tract map (VTT-73939-CN) or by posting of 
guarantees through the B-permit process of the City Engineer to secure the following without 
expense to the City of Los Angeles, with copies of any approval or guarantees provided to the 
Department of City Planning for attachment to the subject planning case file. 
 
1. Improvement(s).  Prior to the issuance of any building permits, public improvements and 

dedications for streets and other rights-of-way adjoining the subject property shall be 
guaranteed to the satisfaction of the Bureau of Engineering, Department of Transportation 
and Fire Department (and other responsible City, regional and federal government 
agencies, as may be necessary).  Specifically, the Project developer shall: 

 
a. The proposed internal driveway access shall not be shown on the final map. 

 
b. Improve Sepulveda Boulevard adjoining the subdivision by the reconstruction of the 

existing sidewalk and provide a new 17-foot wide full-width sidewalk with tree wells 
including any necessary removal and reconstruction of existing improvements. 

 
c. Improve Plummer Street adjoining the subdivision by the reconstruction of the 

existing sidewalk and provide a new 10-foot wide full-width concrete sidewalk with 
tree wells including any necessary removal and reconstruction of existing 
improvements including sidewalk area west of this tract all satisfactory to the Valley 
District Engineer. 

 
2.  Engineering Fees.  Prior to issuance of a clearance letter by the Bureau of Engineering, all 

engineering fees pertaining to Ordinance No. 176,077 adopted by the City Council, must be 
paid in full at the Development Services Division office. 
 

3. Street Lighting. No street lighting improvements if no street widening per BOE 
improvement conditions.  Otherwise relocate and upgrade street lights; one (1) on Plummer 
Street and two (2) on Sepulveda Boulevard. 

 
4. Sewers. Sewer lines exist in Sepulveda Boulevard and in Plummer Street.  All Sewerage 

Facilities Charges and Bonded Sewer Fees are to be paid prior to issuance of a building 
permit. 

 
5. Parking and Driveway Plan.  Submit parking area and driveway plan to the Valley District 

Office of the Bureau of Engineering and Department of Transportation for review and 
approval prior to issuance of a building permit. 
 

6. Fire.  A plot plan shall be submitted for Fire Department review and approval prior to 
issuance of a building permit. 

 
7. Cable Television. Make satisfactory arrangements in accordance with the requirements of 

the Information Technology Agency to assure that cable television facilities will be installed 
in the same manner as other required improvements.  Refer to the Los Angeles Municipal 
Code (LAMC) Section 17.05 N.  Written evidence of such arrangements must be submitted 
to the Information Technology Agency, 200 N. Main Street, Room 1255, Los Angeles, CA  
90012. 
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8. Recreation and Parks.  Per Section 12.33 of the Los Angeles Municipal Code, the 

applicant shall dedicate land for park or recreational purposes or pay the applicable Quimby 
fees for the construction of condominiums, or Recreation and Park fees for construction of 
apartment buildings. 

 
9. Covenant.  Prior to the issuance of any permits relative to this matter, an agreement 

concerning all the information contained in these conditions shall be recorded by the 
property owner in the County Recorder's Office. The agreement (standard master covenant 
and agreement form CP-6770) shall run with the land and shall be binding on any 
subsequent owners, heirs or assigns. Further, the agreement must be submitted to the 
Planning Department for approval before being recorded. After recordation, a copy bearing 
the Recorder's number and date must be given to the City Planning Department for 
attachment to the subject file. 

 
 
Notice: 
 
Certificates of Occupancy for the subject property will not be issued by the City until the 
construction of all the public improvements (streets, sewers, storm drains, etc.), as required 
herein, are completed to the satisfaction of the City Engineer. 
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(Q) QUALIFIED CONDITIONS OF APPROVAL 
 
Pursuant to Section 12.32 of the Los Angeles Municipal Code (LAMC), the following limitations 
are hereby imposed upon the use of the subject property, subject to the “Q” Qualified 
classification. 
 
Zone Change Entitlement Conditions 
 

1. Site Development.  Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the applicant, stamped “Exhibit 
A” (dated May 24, 2018) and attached to the subject case file.  No change to the plans 
will be made without prior review by the Department of City Planning, Valley Project 
Planning Division, and written approval by the Director of Planning.  Each change shall 
be identified and justified in writing.  Minor deviations may be allowed in order to comply 
with the provisions of the LAMC or the project conditions.  
 

2. Use.  The property shall be limited to 75 dwelling units.  
 

3. Height.  Building height shall be limited to (3) three stories and 41 feet for Buildings 1-8, 
14, and 15.  All other buildings shall be a variable height of two (2) and three (3) stories 
as shown on “Exhibit A.” Any structures on the roof, such as air conditioning units and 
other equipment, shall be fully screened from view of any nearby single-family residential 
properties. 
 

4. Floor Area Ratio (FAR).  The project shall be limited to an FAR of 2:1.         
 

5. Vesting Tentative Tract Map No. 73939-CN.  Development of the project is subject to 
the approval of Vesting Tentative Tract Map No. 73939, and, if approved, the project 
shall be in full compliance with all conditions imposed therein. 
 

6. Parking.  The property shall consist of 150 parking spaces for the 75 dwelling units and 
19 guest parking spaces totaling 169.  The 19 guest parking spaces shall only be used 
for short-term guest parking. At a minimum, automobile parking and bicycle parking shall 
be provided in accordance with LAMC Sections 12.21.A.4 and 12.21.A.16, respectively, 
and the applicant shall indicate on the site plan the location of short- and long-term guest 
bicycle parking. 
 

7. Open Space.  The project shall provide 19,104 square feet of common open space, all 
of which is at the ground level. 
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CONDITIONS OF APPROVAL 
 

Site Plan Review Conditions   
 
Pursuant to Los Angeles Municipal Code Section 16.05, the following conditions are hereby 
imposed on the project: 
 

1. Site Development.  Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the applicant, stamped “Exhibit 
A” (dated May 24, 2018) and attached to the subject case file.  No change to the plans 
will be made without prior review by the Department of City Planning, Valley Project 
Planning Division, and written approval by the Director of Planning.  Each change shall 
be identified and justified in writing.  Minor deviations may be allowed in order to comply 
with the provisions of the LAMC or the project conditions.  
 

2. Signage.  No signage, other than that permitted by the LAMC sign regulations, shall be 
installed on the property. There shall be no off-site commercial signage on construction 
fencing during construction. 

 
3. Graffiti.  All graffiti on the site shall be removed or painted over to match the color of the 

surface to which it is applied within 24 hours of its occurrence. 
 

4.  Storage of Materials.  No open portions of the property around the buildings shall be 
used for storage of equipment, products or waste products. 

 
5. Landscape Plan. Revised landscape plans shall be submitted to show the size and 

location of all plants. The landscape plan shall indicate landscape points for the Project 
as required by LAMC 12.40 and Landscape Ordinance Guidelines “O”. All open areas 
not used for buildings, driveways, parking areas, recreational facilities or walks shall be 
landscaped, including an automatic irrigation system, and maintained in accordance with 
a final landscape plan prepared by a licensed landscape architect or licensed architect, 
and submitted for approval to the Department of City Planning. The final landscape plan 
shall be in substantial conformance with the submitted Landscape Plan, Exhibit “A,” 
and shall incorporate any modifications required as a result of this grant, including 
corrections to show the square footage of private open space. 

 
6. Woonerf.  The woonerf shall include landscaping, connecting pedestrian paths, and 

three (3) open space “pocket” parks with amenities (such as play equipment, barbeques, 
picnic benches) located at the project entrance off of Plummer Street, at the elbow 
corner, at the entrance off of Sepulveda Boulevard, and at the elbow corner.  The 
woonerf shall include traffic calming features and/or enhanced paving. 

 
7. Trees in the Public Right-of-Way. New trees planted within the public right-of-way shall 

be spaced not more than an average of 30 feet on center, unless otherwise permitted by 
the Urban Forestry Division, Bureau of Public Works. 
 

8. Maintenance.  The property shall be maintained in a neat and attractive condition at all 
times.  The property shall be maintained free of weeds and debris. 

 
9. Lighting. All outdoor and parking lighting along the woonerf and elbow corner shall be 

shielded and down-cast within the site in a manner that prevents the illumination of 
adjacent public rights-of-way, adjacent properties, and the night sky (unless otherwise 
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required by the Federal Aviation Administration (FAA) or for other public safety 
purposes). 

 
10. Lighting Design. Areas where nighttime uses are located shall be maintained to provide 

sufficient illumination of the immediate environment so as to render objects or persons 
clearly visible for the safety of the public and emergency response personnel. All 
pedestrian walkways and vehicular access ways, including the woonerf, shall be 
illuminated with lighting fixtures. Lighting fixtures shall be harmonious with the building 
design. Wall mounted lighting fixtures to accent and complement architectural details at 
night shall be installed on the building to provide illumination to pedestrians and 
motorists. 

 
11. Air Filtration. The project shall include an air filtration system having a Minimum 

Efficiency Reporting Value (MERV 13) to reduce the effects of diminished air quality on 
occupants of the project. 

 
12. Greywater. The project shall be constructed with an operable recycled water pipe system for 

onsite greywater use, to be served from onsite non-potable water sources such as showers, 
washbasins, or laundry and to be used as untreated subsurface irrigation for vegetation or 
for cooling equipment. The system specifics shall be required as determined feasible by 
DWP in consultation with DCP. 

 
13. Vehicular Access. Vehicular driveway access to the Project site shall be provided from 

Sepulveda Boulevard and Plummer Street. 
 

14. Permeable Paving.  The Project shall incorporate techniques throughout the Project site 
including permeable paving and landscaping to avoid excessive runoff into the Los 
Angeles Flood Control Basin. 

 
15. Trash Enclosures.  All trash enclosure areas shall be screened from public view from 

Sepulveda Boulevard and Plummer Street. 
 

16. Solar and Electric Generator.  Generators used during the construction process shall 
be electric or solar powered.  Solar generator and electric generator equipment shall be 
located as far away from sensitive uses as feasible. 

 
17. Solar-ready Buildings.  The Project shall comply with the Los Angeles Municipal Green 

Building Code, Section 99.05.211, to the satisfaction of the Department of Building and 
Safety. 

 
18. Solar Power. The project shall provide photovoltaic solar panels on a minimum of 20% 

of the total residential dwelling units (15 residential dwelling units) . The remainder of the 
dwelling units shall be solar ready. The operational photovoltaic system shall be 
maintained for the life of the project. Solar panels may be installed on all rooftop 
structures and/or surface parking lots with the exception of areas occupied by rooftop 
mechanical equipment.  

 
19. Utility Connections.  New utility connections shall be undergrounded to the best extent 

possible. 
 

20. Colors/Materials. As shown in “Exhibit A,” the following materials shall be used: flat 
roof with parapet walls, stucco finish with control joints, horizontal siding with control 
board, stucco over foam trim, wood trim at siding, decorative metal awning, decorative 
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shutters, decorative light fixture, and metal sectional roll up garage door.  Material colors 
shall be as shown in “Exhibit A.” 
 

Environmental Conditions (ENV-2015-4183-MND) 
 

21. Aesthetics (Landscape Plan).  All landscaped areas shall be maintained in accordance 
with a landscape plan, including an automatic irrigation plan, prepared by a licensed 
landscape architect in accordance with LAMC Sections 12.40 and 12.41.  The final 
landscape plan shall be reviewed and approved by the City of Los Angeles Department 
of City Planning during the building permit process. 
 

22. Aesthetics (Light). Outdoor lighting shall be designed and installed with shielding, so 
that the light source cannot be seen from adjacent residential properties, nor from 
above. 

 
23. Air Quality 

       
a. All off-road construction equipment greater than 50 hp shall meet US EPA 

Tier 4 emission standards, where available, to reduce NOx, PM10 and 
PM2.5 emissions at the Project site.  In addition, all construction equipment 
shall be outfitted with Best Available Control Technology devices certified 
by CARB.  Any emissions control device used by the contractor shall 
achieve emissions reductions that are no less than what could be achieved 
by a Level 3 diesel emissions control strategy for a similarly sized engine as 
defined by CARB regulations. 

 
b. Require the use of 2010 and newer diesel haul trucks (e.g., material 

delivery trucks and soil import/export) and if the Lead Agency determines 
that 2010 model year or newer diesel trucks cannot be obtained, the Lead 
Agency shall require trucks that meet U.S. EPA 2007 model year NOx 
emissions requirements. 

 
c. At the time of mobilization of each applicable unit of equipment, a copy of 

each unit’s certified tier specification, BACT documentation, and CARB or 
SCAQMD operating permit shall be provided. 

 
24. Habitat Modification (Nesting Native Birds, Non-Hillside or Urban Areas) 

 
a. The project will result in the removal of vegetation and disturbances to the 

ground and therefore may result in take nesting native bird species. 
Migratory nongame native bird species are protected by international treaty 
under the Federal Migratory Bird Treaty Act (MBTA) of 1918 (50 C.F.R 
Section 10.13).  Sections 3503, 3503.5, and 3513 of the California Fish and 
Game Code prohibit take of all birds and their active nests including raptors 
and other migratory nongame birds (as listed under the Federal MBTA). 

 
b. Proposed project activities (including disturbances to native and non-native 

vegetation, structures and substrates) should take place outside of the 
breeding bird season which generally runs from March 1 – August 31 (as 
early as February 1 for raptors) to avoid take (including disturbances which 
would cause abandonment of active nests containing eggs and/or young).  
Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt, 
pursue, catch capture or kill (Fish and Game Code Section 86). 
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c. If project activities cannot feasibly avoid the breeding bird season, 

beginning thirty days prior to the disturbance of suitable nesting habitat, the 
applicant shall: 

 
 Arrange for weekly bird surveys to detect any protected native 

birds in the habitat to be removed and any other such habitat 
within properties adjacent to the project site, as access to adjacent 
areas allows.  The surveys shall be conducted by a qualified 
biologist with experience in conducting breeding bird surveys.  
The surveys shall continue on a weekly basis with the last survey 
being conducted no more than 3 days prior to the initiation of 
clearance/construction work. 

 
 If a protected native bird is found, the applicant shall delay all 

clearance/construction disturbances activities within 300 feet of 
suitable nesting habitat for the observed protected bird species 
until August 31. 

 
 Alternatively, the Qualified Biologist could continue the surveys in 

order to locate any nests.  If an active nest is located, clearing and 
construction within 300 feet of the nest or as determined by a 
qualified biological monitor, shall be postponed until the nest is 
vacated and juveniles have fledged and when there is no 
evidence of a second attempt at nesting.  The buffer zone from 
the nest shall be established in the field with flagging and stakes 
Construction personnel shall be instructed on the sensitivity of the 
area. 

 
 The applicant shall record the results of the recommended 

protective measures described above to document compliance 
with applicable State and Federal laws pertaining to the protection 
of native birds.  Such record shall be submitted and received into 
the case file for the associated discretionary action permitting the 
project. 

 
25. Tree Preservation (Grading Activities). “Orange fencing” or other similarly highly 

visible barrier shall be installed outside of the drip line of locally protected and significant 
(trunk diameter of 8 inches or greater) non-protected trees, or as may be recommended 
by the Tree Expert.  The barrier shall be maintained throughout the grading phase, and 
shall not be removed until the completion and cessation of all grading activities. 
 

26. Tree Preservation (Non-Protected Trees) 
 

a. Prior to the issuance of any permit, a plot plan shall be prepared indicating 
the location, size, type, and general condition of all existing trees on the site 
and within the adjacent public right(s)-of-way. 

 
b. All significant (8-inch or greater trunk diameter, or cumulative trunk 

diameter if multi-trunked, as measured 54 inches above the ground) non-
protected trees on the site proposed for removal shall be replaced at a 1:1 
ratio with a minimum 24-inch box tree.  Net, new trees, located within the 
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parkway of the adjacent public right(s)-of-way, may be counted toward 
replacement tree requirements. 

 
c. Removal or planting of any tree in the public right-of-way requires approval 

of the Board of Public Works.  Contact Urban Forestry Division at: 213-847-
3077.  All trees in the public right-of-way shall be provided per the current 
standards of the Urban Forestry Division, Bureau of Street Services, 
Department of Public Works. 

 
27. Tree Removal (Locally Protected Species) 

 
a. All protected tree removals require approval from the Board of Public 

Works. 
 

b. A Tree Report shall be submitted to the Urban Forestry, Division of the 
Bureau of Street Services, Department of Public Works, for review and 
approval (213-847-3077), prior to implementation of the Report’s 
recommended measures.   

 
c. A minimum of two trees (a minimum of 48-inch box in size if available) shall 

be planted for each protected tree that is removed.  The canopy of the 
replacement trees, at the time they are planted, shall be in proportion to the 
canopies of the protected tree(s) removed and shall be to the satisfaction of 
the Urban Forestry Division. 

 
d. The location of trees planted for the purposes of replacing a removed 

protected tree shall be clearly indicated on required landscape plan, which 
shall also indicate the replacement tree species and further contain the 
phrase “Replacement Tree” in its description. 

 
e. The applicant shall post a cash bond or other assurances acceptable to the 

Bureau of Engineering in consultation with the Urban Forestry Division and 
the decision maker guaranteeing the survival of trees required to be 
maintained, replaced or relocated in such a fashion as to assure the 
existence of continuously living trees for a minimum of three years from the 
date that the bond is posted or from the date such trees are replaced or 
relocated, whichever is longer.  Any change of ownership shall require that 
the new owner post a new protected tree bond to the satisfaction of the 
Bureau of Engineering.  Subsequently, the original owner’s protected tree 
bond may be exonerated. 

 
f. The City Engineer shall use the provisions of Section 17.08 as its 

procedural guide in satisfaction of said bond requirements and processing.  
Prior to exoneration of the bond, the owner of the property shall provide 
evidence satisfactory to the City Engineer and Urban Forestry Division that 
the protected trees were properly replaced, the date of the replacement and 
the survival of the replacement trees for a period of three years. 

 
28. Green House Gas Emissions 

 
a. Low- and non-VOC containing paints, sealants, adhesives, solvents, 

asphalt primer, and architectural coatings (where used), or pre-fabricated 
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architectural panels shall be used in the construction of the Project to 
reduce VOC emissions to the maximum extent practicable. 
 

b. The project shall include at least 20 percent (20%) of the total code-
required parking spaces capable of supporting future electric vehicle supply 
equipment (EVSE).  Plans shall indicate the proposed type and location(s) 
of EVSE and also include raceway method(s), wiring schematics and 
electrical calculations to verify that the electrical system has sufficient 
capacity to simultaneously charge all electric vehicles at all designated EV 
charging locations at their full rated amperage.  Plan design shall be based 
upon Level 2 or greater EVSE at its maximum operating ampacity.  Five 
percent (5%) of the total code required parking spaces will be further 
provided with EV chargers to immediately accommodate electric vehicles 
within the parking areas.  When the application of either the required 20 
percent or 5 percent results in a fractional space, round up to the next 
whole number.  A label stating “EV CAPABLE” shall be posted in a 
conspicuous place at the service panel or subpanel and next to the 
raceway termination point. Move to environmental condition. 

 
Any parking spaces provided above LAMC requirements shall be provided 
with EV chargers to immediately accommodate electric vehicles within the 
parking areas.  

 
c. The Project shall meet the Tier 1 requirements of the Los Angeles Green 

Building Code. 
 

d. The Project shall meet the Tire 2 requirements of the Los Angeles Green 
Building Code. 

 
29. Emergency Evacuation Plan. Prior to the issuance of a building permit, the applicant 

shall develop an emergency response plan in consultation with the Fire Department.  
The emergency response plan shall include but not be limited to the following:  mapping  
of emergency exits, evacuation routes for vehicles and pedestrians, location of nearest  
hospitals, and fire departments. 
 

30. Increased Noise Levels (Demolition, Grading, and Construction Activities) 
 

a. Construction and demolition shall be restricted to the hours of 7:00 am to 
6:00 pm Monday through Friday, and 8:00 am to 6:00 pm on Saturday. 

 
b. Demolition and construction activities shall be scheduled so as to avoid 

operating several pieces of equipment simultaneously, which causes high 
noise levels. 

 
c. The project contractor shall use power construction equipment with state-

of-the-art noise shielding and muffling devices. 
 

31. Severe Noise Levels (Residential Fronting on Major or Secondary Highway, or 
adjacent to a Freeway) 

 
a. All exterior windows having a line of sight of a Major or Secondary Highway 

shall be constructed with double-pane glass and use exterior wall 
construction which provides a Sound Transmission Class (STC) value of 
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50, as determined in accordance with ASTM E90 and ASTM E413, or any 
amendment thereto. 

 
b. The applicant, as an alternative, may retain an acoustical engineer to 

submit evidence, along with the application for a building permit, any 
alternative means of sound insulation sufficient to mitigate interior noise 
levels below a CNEL of 45 dBA in any habitable room. 

 
32. Public Services (Fire).  The following recommendations of the Fire Department 

relative to fire safety shall be incorporated into the building plans, which includes the 
submittal of a plot plan for approval by the Fire Department either prior to the 
recordation of a final map or the approval of a building permit. The plot plan shall 
include the following minimum design features:  fire lanes, where required, shall be a 
minimum of 20 feet in width; all structures must be within 300 feet of an approved fire 
hydrant, and entrances to any dwelling unit or guest room shall not be more than 150 
feet in distance in horizontal travel from the edge of the roadway of an improved street 
or approved fire lane. 

 
33. Public Services (Police – Demolition/Construction Sites).  Temporary construction 

fencing shall be placed along the periphery of the active construction areas to screen as 
much of the construction activity from view at the local street level and to keep 
unpermitted persons from entering the construction area. 

 
34. Public Services (Police).  Plans shall incorporate guidelines relative to security, semi-

public and private spaces, which may include but not be limited to access control to 
building, secured parking facilities, walls/fences with key systems, well-illuminated 
public and semi-public space designed with a minimum of dead space to eliminate 
areas of concealment, location of toilet facilities or building entrances in high-foot traffic 
areas, and provision of security guard patrol throughout the project site if needed.  
Please refer to “Design Out Crime Guidelines: Crime Prevention Through 
Environmental Design,” published by the Los Angeles Police Department. Contact the 
Community Relations Division, located at 100 W. 1st Street, #250, Los Angeles, CA 
90012 (213)486-6000. These measures shall be approved by the Police Department 
prior to the issuance of building permits. 

 
35.  Public Services (Construction Activity Near Schools) 

 
a. The developer and contractors shall maintain ongoing contact with 

administrator of Sepulveda Middle School.  The administrative offices shall 
be contacted when demolition, grading and construction activity begin on 
the project site so that students and their parents will know when such 
activities are to occur.  The developer shall obtain school walk and bus 
routes to the schools from either the administrators or from the LAUSD’s 
Transportation Branch (323)342-1400 and guarantee that safe and 
convenient pedestrian and bus routes to the school be maintained. 

 
b. The developer shall install appropriate traffic signs around the site to 

ensure pedestrian and vehicle safety. 
 

c. There shall be no staging or parking of construction vehicles, including 
vehicles to transport workers on any of the streets adjacent to the school. 
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d. Due to noise impacts on the schools, no construction vehicles or haul 
trucks shall be staged or idled on these streets during school hours. 

 
36. Recreation.  Pursuant to the Los Angeles Municipal Code, the applicant shall pay the 

applicable Quimby fees for the construction of dwelling units. 
 

37. Transportation/Traffic 
 

a. Applicant shall plan construction and construction staging as to maintain 
pedestrian access on adjacent sidewalks throughout all construction 
phases.  This requires the applicant to maintain adequate and safe 
pedestrian protection, including physical separation (including utilization of 
barriers such as K-Rails or scaffolding, etc.) from work space and vehicular 
traffic and overhead protection, due to sidewalk closure or blockage, at all 
times. 

 
b. Temporary pedestrian facilities should be adjacent to the project site and 

provide safe, accessible routes that replicate as nearly as practical the most 
desirable characteristics of the existing facility. 

 
c. Covered walkways shall be provided where pedestrians are exposed to 

potential injury from falling objects. 
 

d. Applicant shall keep sidewalk open during construction until only when it is 
absolutely required to close or block sidewalk for construction staging.  
Sidewalk shall be reopened as soon as reasonably feasible taking 
construction and construction staging into account. 

 
Administrative Conditions 

 
38. Approval, Verification and Submittals. Copies of any approvals, guarantees or 

verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to 
clearance of any building permits, for placement in the subject file.  

 
39.  Code Compliance. Use, area, height, and yard regulations of the zone classification of 

the subject property shall be complied with, except where granted conditions differ 
herein. 

 
40. Covenant. Prior to the issuance of any permits relative to this matter, an agreement 

concerning all the information contained in these conditions shall be recorded in the 
County Recorder’s Office.  The agreement (standard master covenant and agreement 
form CP-6770) shall run with the land and shall be binding on any subsequent property 
owners, heirs or assigns.  The agreement shall be submitted to the Department of City 
Planning for approval before being recorded.  After recordation, a copy bearing the 
Recorder’s number and date shall be provided to the Department of City Planning for 
attachment to the file.  

 
41. Definition. Any agencies, public officials or legislation referenced in these conditions 

shall mean the agencies, public offices, legislation or their successors, designees or 
amendment to any legislation. 
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42.  Enforcement. Compliance with these conditions and the intent of these conditions shall 
be to the satisfaction of the Department of City Planning and any designated agency, or 
the agency’s successor and in accordance with any stated laws or regulations, or any 
amendment thereto. 

 
43. Building Plans.  Page 1 of the grant and all the conditions of approval shall be printed 

on the building plans submitted to the department of City Planning and the Department 
of Building & Safety. 

 
44. Corrective Conditions.  The authorized use shall be conducted at all times with due 

regard for the character of the surrounding district, and the right is reserved to the City 
Planning Commission, or the Director of Planning, pursuant to Section 12.27.1 of the 
Municipal Code, to impose additional corrective conditions, if in the decision makers 
opinion, such actions are proved necessary for the protection of persons in the 
neighborhood or occupants of adjacent property. 

 
45. Project Plan Modifications.  Any corrections and/or modifications to the Project plans 

made subsequent to this grant that are deemed necessary by the Department of 
Building and Safety, Housing Department, or other Agency for Code compliance, and 
which involve a change in site plan, floor area, parking, building height, yards or 
setbacks, building separations, or lot coverage, shall require a referral of the revised 
plans back to the Department of City Planning for additional review and final sign-off 
prior to the issuance of any building permit in connection with said plans.  This process 
may require additional review and/or action by the appropriate decision making authority 
including the Director of Planning and the City Planning Commission. 
 

46. Mitigation Monitoring.  Pursuant to California State Public Resources Code Section 
21081.6 and the California Environmental Quality Act, the applicant and any future 
owners, successors, heirs or assigns shall provide the Planning Department with status 
reports for assessing and ensuring the efficacy of the mitigation measures 
(environmental conditions) required herein. 
 

a.  Within 30 days of the effective date of this land use entitlement and prior to any 
Planning Department clearance of the conditions of approval contained herein, 
the applicant shall file a Mitigation Monitoring and Reporting Program (MMRP) 
in a manner satisfactory to the Planning Department which defines specific 
reporting and/or monitoring requirements to be enforced during Project 
implementation. Each environmental condition shall be identified as to the 
responsible mitigation monitor(s), the applicable enforcement agency, the 
applicable monitoring agency and applicable phase of Project implementation as 
follows: 
 
i.  Pre-construction (prior to issuance of a building permit); 
 
ii. Construction (prior to certificate of occupancy); and 
 
iii. Post-construction / maintenance (post-issuance of certificate of occupancy). 
 
In some cases, a specific mitigation measure may require compliance 
monitoring during more than one phase of Project implementation. Such 
measures shall be noted within the discussion of the specific mitigation measure 
in the MMRP. 
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b. The applicant shall demonstrate compliance with each mitigation measure in a 
written report submitted to the Planning Department and the applicable 
enforcement agency prior to issuance of a building permit or certificate of 
occupancy, and, as applicable, provide periodic status reports to the Planning 
Department regarding compliance with post-construction / maintenance 
conditions. 

 
c. If the environmental conditions include post-construction / maintenance 

mitigation measures, the applicant and all future owners, successors, heirs or 
assigns shall be obligated to disclose these ongoing mitigation monitoring 
requirements to future buyers of the subject property. 

 
d. The applicant and any future owners, successors, heirs or assigns shall 

reimburse the Planning Department for its actual costs, reasonably and 
necessarily incurred, necessary to accomplish the required review of periodic 
status reports. 

 
47. Indemnification and Reimbursement of Litigation Costs. 

 
The applicant shall do all of the following: 

 
i. Defend, indemnify and hold harmless the City from any and all actions against the 

City, in whole or in part, relating to or arising out of the City’s processing and 
approval of this entitlement, including but not limited to, an action to attack, 
challenge, set aside, void, or otherwise modify or annul the approval of the 
entitlement, the environmental review of the entitlement, or the approval of 
subsequent permit decisions, or to claim personal property damage, including from 
inverse condemnation or any other constitutional claim. 

ii. Reimburse the City for any and all costs incurred in defense of an action related to 
or arising out of the City’s processing and approval of the entitlement, including but 
not limited to payment of all court costs and attorney’s fees, costs of any judgments 
or awards against the City (including an award of attorney’s fees), damages, and/or 
settlement costs. 

iii. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ 
notice of the City tendering defense to the Applicant and requesting a deposit. The 
initial deposit shall be in an amount set by the City Attorney’s Office, in its sole 
discretion, based on the nature and scope of action, but in no event shall the initial 
deposit be less than $50,000. The City’s failure to notice or collect the deposit does 
not relieve the Applicant from responsibility to reimburse the City pursuant to the 
requirement in paragraph (ii). 

iv. Submit supplemental deposits upon notice by the City. Supplemental deposits may 
be required in an increased amount from the initial deposit if found necessary by the 
City to protect the City’s interests. The City’s failure to notice or collect the deposit 
does not relieve the Applicant from responsibility to reimburse the City pursuant to 
the requirement in paragraph (ii). 

v. If the City determines it necessary to protect the City’s interest, execute an 
indemnity and reimbursement agreement with the City under terms consistent with 
the requirements of this condition. 

 
The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
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cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.  

 
The City shall have the sole right to choose its counsel, including the City Attorney’s 
office or outside counsel. At its sole discretion, the City may participate at its own 
expense in the defense of any action, but such participation shall not relieve the applicant 
of any obligation imposed by this condition. In the event the Applicant fails to comply with 
this condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the right to make all 
decisions with respect to its representations in any legal proceeding, including its inherent 
right to abandon or settle litigation. 

 
For purposes of this condition, the following definitions apply: 

   
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local 
law. 

 
Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition. 
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FINDINGS 
 
A. GENERAL PLAN/CHARTER FINDINGS 
 

1. General Plan Land Use Designation 
 

The Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community specific land use policies.  The General Plan is comprised of a 
range of State-mandated elements, including, Land Use, Transportation, Noise, Safety, 
Housing and Conservation. The Framework Element of the General Plan is a guide for 
communities to implement growth and development policies by providing a 
comprehensive long-range view of the City as a whole. The City’s Land Use Element is 
divided into 35 community plans that establish parameters for land use decisions within 
those sub-areas of the City. 

 
The subject property is located within the Mission Hills – Panorama City – North Hills  
Community Plan as updated and adopted by the City Council on June 9, 1999.  The 
existing Plan designates the subject site for Medium Residential land uses along the 
Sepulveda Boulevard frontage with a corresponding zone of R3, and the remainder of the 
site Low Density with corresponding zones of RE9, RS, R1 and RU.  The site is currently 
zoned RA. 

 
The proposed plan amendment would designate the entire site for Low Medium II 
Residential land uses.  The proposed project, a 75-unit condominium (townhome style) 
development, is consistent with the proposed zone change to RD1.5-1 for the entire 
project site and the accompanying General Plan amendment to Low Medium II 
Residential which corresponds to the RD1.5, RD2, RW2, and RZ2.5 for the site. The 
project will provide needed housing and recreational space in the area.  The buildings are 
proposed with a variable height of two (2) to three (3) stories with a maximum of 41 foot 
height, which is below the 45 foot limit established by Height District 1. The project 
provides 150 parking spaces and 19 guest spaces to comply with a long standing parking 
policy used by the Deputy Advisory Agency for new condominium development. The 
project site is not within a specific plan area.  

 
 2. Charter Section 555(a) Findings 

 
That the part or area involved has significant social, economic or physical identity. 

 
The project site is an underutilized parcel of land on the south side of Plummer Street, on 
a section of Plummer Street that is adjacent to an existing 75-unit senior citizen housing 
development north and east of the site.  The location of this site is unique because it 
serves as a buffer between the more intensive uses along Sepulveda Boulevard to the 
east from the single-family neighborhood to the west and south.  Its substantial size, 
approximately 136,492 square feet of lot area (3.13 net acres), the development of 75-unit 
townhome style residential condominium project in 15 separate buildings spread across 
and the entire site, and the current dual zoning establishes a strong physical identity for 
the proposed project site. 
 

3. Charter Section 556 Findings 
 

That the General Plan Amendment is in substantial conformance with the 
purposes, intent and provisions of the General Plan. 
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Framework Element.  The Citywide Framework Element of the General Plan sets forth 
a citywide comprehensive long-range growth strategy. The recommended General Plan 
Amendment to Low Medium II and Zone Change to (T)(Q)RD1.5-1 conforms to the 
following objectives and policies of the Framework Element as follows: 

 
Objective 4.1: Plan the capacity for and development incentives to encourage production 
of an adequate supply of housing units of various types within each City subregion to 
meet the projected housing needs by income level of the future population. 

 
Policy 4.1.5: Monitor the growth of housing developments and the forecast of housing 
needs to achieve a distribution of housing resources to all portions of the City and all 
income segments of the City’s residents.  

 
Given the surrounding land uses, which include single-family residences and commercial 
uses, the neighborhood would be well served by amending the General Plan to Low 
Medium II Residential and changing the zone from the current dual zoning designation of 
R3 and RA to RD1.5-1.  A plan amendment and change in zone, as requested by the 
applicant, would further the policies of the General Plan Framework Element by 
increasing the supply of housing in the Mission Hills – Panorama City – North Hills 
Community Plan. The provision of condominium style townhomes would further 
implement the policies of the Framework Element by providing home ownership 
opportunities for first-time home buyers. 

 
Furthermore, the Citywide General Plan Framework Element states: 

  
Policy 4.1.4: Reduce overcrowded housing conditions by providing incentives to 
encourage development of family-size units.   

 
Policy 4.1.7: Establish incentives for the development of housing units appropriate for 
families with children and larger families. 

 
The plans submitted by the applicant show two (2) and three (3) bedroom townhome 
units, which serve larger and multi-generational families, including families with children.  
A 75 unit development would not be possible under the current plan and zoning. 

 
Housing Element.  The 2013-2021 Housing Element of the General Plan is the City’s 
blueprint for meeting housing and growth challenges.  According to the Housing 
Element, there is a “crisis” of housing in the City.  In Los Angeles, there is a need for 
more housing units, and a need for a broader array of housing types to meet evolving 
household types and sizes at different price points.  The Housing Element includes the 
following goals: 

 
Goal 1:  A City where housing production and preservation results in an adequate supply 
of ownership and rental housing that is safe, healthy and affordable to people of all 
income levels, races, ages, and suitable for their various needs. 

 
As stated in the Chapter 1 of the Housing Element, approximately 16% of all families in 
the City are large families, defined as five (5) or more persons.  The proposed 75 unit 
townhome condominium project offers much needed housing in a two- and three-
bedroom configuration to meet the economic needs of varying family sizes, including 
much needed housing for larger families with children and multi-generational families.   
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Health and Wellness, Mobility 2035, and Air Quality Elements. The condition 
requiring a minimum of 20% of all Code required parking spaces to be EV-ready parking 
spaces and 5% of Code required parking to be further provided with EV chargers onsite 
will support the adoption of low and zero emission transportation fuel sources by the 
project's occupants and visitors. The condition requiring solar panels will support the 
site's EV chargers and other site electrical uses to help reduce the site's dependence on 
fossil fuels and carbon generating public utility electrical power. Taken together, these 
conditions provide for the public welfare and public necessity by reducing the level of 
pollution or greenhouse gas emissions to the benefit of the neighborhood and City in 
response to General Plan Health and Wellness Element Policies 5.1 (reduce air 
pollution), 5.7 (reduce greenhouse gas emissions); Air Quality Element Policy 4.2.3 
(ensuring new development is compatible with alternative fuel vehicles), 5.1.2 (shift to 
non-polluting sources of energy in buildings and operations); Mobility Element Policy 4.1 
(expand access to transportation choices) and 5.4 (encourage adoption of low emission 
fuel sources, new mobility technology and supporting infrastructure). The solar and EV 
conditions are also good zoning practice because they provide a convenient service 
amenity to the occupants or visitors who use electric vehicles and utilize electricity on 
site for other functions. As such, the Project provides recreational and service amenities 
to improve habitability for the residents and to minimize impacts on neighboring 
properties. 

 
General Plan/Community Plan.  The Mission Hills – Panorama City – North Hills 
Community Plan text includes the following relevant land use goals, objectives, policies 
and programs: 

 
GOAL 1:  A SAFE SECURE, AND HIGH QUALITY RESIDENTIAL ENVIRONMENT 
FOR ALL ECONOMIC, AGE, AND ETHNIC SEGMENTS OF THE COMMUNITY. 

 
The Mission Hills – Panorama City – North Hills Community Plan was updated and 
adopted by the Los Angeles City Council on June 9, 1999.  The project, a Vesting 
Tentative Tract Map for condominium purposes, advances a number of specific policies 
and objectives contained in the Community Plan.  These include: 

 
Objective 1-2: To locate new housing in a manner which reduces vehicular trips and 
makes it accessible to services and facilities. 

 
Policy 1-2.1: Locate higher residential densities near commercial centers, light rail transit 
stations, and major bus routes where public service facilities and utilities will 
accommodate this development. 
 
Program: The plan concentrates most of the higher residential densities near transit 
corridors and/or Transit Oriented Districts (TOD). 

 
The proposed project is located on Sepulveda Boulevard, which is designated a 
Boulevard II by the Mobility Plan 2035.  As such, Sepulveda Boulevard serves as a 
significant north-south transportation corridor not only in the San Fernando Valley but 
also within the City of Los Angeles.  Furthermore, the intersection of Sepulveda Blvd and 
Plummer Street is served by Metro Rapid Bus Line 734 going south to Westwood/UCLA 
and north to the Sylmar Metro Station.  It is also served by the Metro Local Bus Line 234 
going north to the Sylmar Metro Station and south to Ventura Boulevard.  Additionally, 
the intersection of Sepulveda Boulevard and Plummer Street is served by Metro Local 
Bus Line 167 going west to the Chatsworth Metro Station and southeast to Coldwater 
Canyon Avenue.  Therefore, the General Plan Amendment as proposed would 



CPC-2015-4184-GPA-ZC-BL-SPR  F-4 
9433 Sepulveda Boulevard & 15500 – 15508 Plummer Street 
 

implement the objectives, policies, and programs of the Community Plan by locating 
higher densities near transit corridors and major bus routes. 
 
The Mission Hills – Panorama City – North Hills Community Plan continues to state: 
 
Objective 1-5: To promote and insure the provision of adequate housing for all persons 
regardless of income, age, or ethnic background.   

 
Policies 1-5.1: Promote greater individual choice in type, quality, price, and location of 
housing. 
 
Policy 1-5.4: Provide for development of townhomes and other similar condominium type 
housing units to increase home ownership options.   

 
Program: The Plan cannot require that condominium units be built instead of rental units; 
however the Plan encourages such types of development by designating specific areas 
for Low Medium residential land use categories. 

 
Policy 1-5.5: Provide for livable family housing at higher densities. 

 
The proposed project will meet the above objectives and policies by providing housing at 
an appropriate density and location to meet the needs of the Plan area. The proposed 
project would revitalize the site and be compatible with the existing neighborhood land 
use and character by creating 15 separate three (3) to six (6) unit buildings with a 
variable height and a maximum height of 41 feet.  The project would provide a natural 
transition between the higher intensity uses fronting Sepulveda Boulevard to the east 
from the single-family neighborhood to the west and south. 
 
The proposed project will provide additional housing opportunities for residents and 
allow for individual choice, while contributing to the revitalization of the area. According 
to the applicant, the condominiums will be priced lower than the average single-family 
home, making home ownership opportunities attainable in the area. The two (2) 
bedroom units will provide options for small families and empty nesters who desire less 
space.  The three (3) bedroom units will be suitable for larger and multi-generational 
families, particularly those with children.  Therefore, the proposed project is consistent 
with the General Plan and the proposed Low Medium II Residential land use designation 
that serves to implement the goals and objectives of the Mission Hills – Panorama City – 
North Hills Community Plan.  
 

4. Charter Section 558 Findings. 
 
That the action is in substantial conformance with the purposes, intent and 
provisions of the General Plan. 
 
The Planning Commission shall hold a public hearing and make a report and 
recommendation to the Council regarding the relation of the proposed amendment to the 
General Plan and whether   adoption of the proposed amendment will be in conformity 
with public necessity, convenience, general welfare and good zoning practice.  

 
B. ENTITLEMENT FINDINGS  
 

There is a critical and well-documented demand for housing throughout the City of Los 
Angeles. The proposed Zone Change, General Plan Amendment, T Conditions, Q 
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Conditions and Building Line Removal are consistent with Section 558 of the City Charter 
and Section 12.32 of the LAMC in that it will be in conformance with public necessity, 
convenience, general welfare and good zoning practice as described below.  With the 
approval of the requested General Plan Amendment, the requested zoning will be consistent 
with the General Plan. 

 
5. Zone Change Finding 

 
The requested zone change is in conformance with public necessity, convenience, 
general welfare and good zoning practice. 

 
The proposed zone change from R3-1 and RA-1 to (T)(Q) RD1.5-1 creates a more 
uniform type of development that is at a density between the Low Residential and 
Medium Residential land use designation.  Immediately north and east of the subject site 
is an existing three (3) story, 75-unit senior housing development with a surface parking 
that was approved in the early 1980s by Zone Variance (Case No. ZA-1981-362-ZV). 

 
Public necessity requires that housing be provided for all segments of the population in 
diverse locations.  Further, said housing must be affordable to the maximum extent 
possible and provided in such a manner as to protect adjacent projects from adverse 
impact.  The proposed project is beneficial in terms of public necessity in that it offers 
desirable market-rate, residential units, providing a new, high quality, for-sale dwelling 
option that is not readily available in the local community. The granting of the proposed 
General Plan Amendment and zone change will permit development of this type in a 
manner that addresses the public necessity for housing in this area.  These 
homeownerships will come with usable open space amenities and transit accessibility 
that will serve and support local businesses.  

 
The proposed project replaces outdated buildings on a site that has been neglected, fire-
damaged, and underserved for a number of years with a new townhome style housing.  
The proposed project follows good planning principles by offering a density transition 
between the single-family dwellings to the south and west of the project site from the 
senior citizen housing and more intensive uses fronting Sepulveda Boulevard.  The 
project further follows good planning principles by scaling back the height to 41 feet 
where the zoning code permits a maximum height of 45 feet.  
 
The proposed site plan reduces massing on the odd shaped lot configuration by offering 
75 residential units spread out across the entire approximately 3 acre site within 15 
buildings.  The site plan provides building separation from single-family residences with 
open spaces and landscaped setbacks.  The project will improve Sepulveda Boulevard 
and Plummer Street with a new full-width concrete sidewalk with tree wells including any 
necessary removal and reconstruction of existing improvements including sidewalk 
adjacent to the subject site. 
 
In conjunction with its central location along Sepulveda Boulevard, the project site is 
well-served by public transit.  The intersection of Sepulveda Blvd and Plummer Street is 
served by Metro Rapid Bus Line 734 going south to Westwood/UCLA and north to the 
Sylmar Metro Station.  It is also served by the Metro Local Bus Line 234 going north to 
the Sylmar Metro Station and south to Ventura Boulevard.  Additionally, the intersection 
of Sepulveda Boulevard and Plummer Street is served by Metro Local Bus Line 167 
going west to the Chatsworth Metro Station and southeast to Coldwater Canyon Avenue.   
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The proposed plan amendment and zone change provide housing opportunities in a way 
that supports good zoning practice.  The densities proposed are consistent with the 
projected housing growth of the area and therefore are compatible with objectives of the 
Community Plan.  Adequate setbacks provide ample space for light and air circulation 
for the proposed buildings as well as surrounding structures.  The site plan 
accommodates small open space parks that include amenities and connections via 
interior pedestrian pathways.  
 
A review of the General Plan and its elements including, the Mission Hills – Panorama 
City – North Hills Community Plan, reveals that there is no conflict or inconsistency with 
any stated element or objectives if the proposed Zone Change and General Plan 
Amendment are approved. 
 

6. Q Condition Findings 
 

a. The Q limitations are necessary to protect the best interests of and assure a 
development more compatible with the surrounding property or 
neighborhood. 

  
The proposed Q conditions contain provisions regarding site development; limit the 
use, building height, and floor area ratio (FAR); provide adequate open space; and 
regulate parking to ensure that the project is harmonious with the surrounding 
neighborhood with regard to its scale and appearance.  

 
b. The Q limitations are necessary to secure an appropriate development in 

harmony with the objectives of the General Plan. 
 

To ensure that the development is in harmony with the General Plan, the proposed 
Q conditions contain provisions regarding land use, permitted number of dwelling 
units, and height, and also tie the Zone Change to related Case No. VTT-73739-
CN.  

 
c. The Q limitation is necessary to prevent or mitigate adverse environmental 

effects of the zone change. 
 

Under Case No. ENV-2015-4183-MND, mitigation measures are imposed on the 
subject case to reduce impacts to a less than significant level.  The Mitigated 
Negative Declaration was analyzed based on the project description reflected in 
the applicant’s site plans as shown in “Exhibit A”.  These site plans incorporate 
unit density, height, parking, and the related tract case.  As such, the proposed Q 
conditions prevent or mitigate adverse environmental impacts from the project.  

 
7. T Condition Finding 

 
Public necessity, convenience and general welfare require that provision be made 
for the orderly arrangement of the property concerned into lots and/or that 
provision be made for adequate streets, drainage facilities, grading, sewers, 
utilities, park and recreational facilities; and/or that provision be made for 
payments of fees in lieu of dedications and/or that provision be made for other 
dedications; and/or that provision be made for improvements; all in order that the 
property concerned and the area within which it is located may be properly 
developed in accordance with the different and additional uses to be permitted 
within the zone to which the property is proposed for change. 
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The current action, as recommended, has been made contingent upon compliance with 
“T” conditions of approval imposed herein for the proposed project.  Such T Conditions 
are necessary to ensure the identified dedications, improvements, and actions are 
undertaken to meet the public’s needs, convenience, and general welfare served by the 
actions required. These T Conditions ensure appropriate and necessary sidewalk 
improvements, street lighting, sewers, access and circulation, cable, emergency 
services, and recreation and parks.  These actions and improvements will provide the 
necessary infrastructure to serve the proposed community at this site. 

 
8. Building Line Removal Findings 

 
a. The requested building line removal is in conformance with the public 

necessity, convenience, general welfare and good zoning practice. 
 

The Planning Commission shall hold a public hearing and make a report and 
recommendation to the Council regarding the relation of the proposed land use 
ordinance to the General Plan and whether adoption of the proposed land use 
ordinance will be in conformity with public necessity, convenience, general welfare 
and good zoning practice.  

 
b. The building line removal is necessary to establish, change or remove a 

building line in order to give proper effect to the zoning proposed in the 
proceeding.  

 
The existing 22 foot Building Line along Plummer Street was originally established by 
Ordinance No. 99,739 effective February 8, 1952.  To achieve the proposed 75 
residential dwelling unit development, the applicant proposes a 53 foot setback that 
includes an open space “pocket park” at Plummer Street.  Requiring observance of 
the 22 foot building line would not allow the applicant to include valuable open space 
at the Plummer Street entrance or build at the desired density allowed by the RD1.5-
1 Zone.   

 
c. The building line removal is necessary to provide for the systematic execution 

of the General Plan. 
 

The Citywide Framework Element of the General Plan was most recently adopted on 
August 8, 2001.  The Framework Element sets forth a citywide comprehensive long-
range growth strategy. The recommended General Plan Amendment to Low Medium 
II and Zone Change to (T)(Q)RD1.5-1 is in conformance with Framework Element by 
increasing the supply of housing in the City, and in particular, in the Mission Hills – 
Panorama City – North Hills Community Plan area.  When the 22 foot Building Line 
Ordinance was established in 1952, it was undoubtedly difficult to predict the City’s 
current housing crisis.  As such, allowing the applicant to provide housing at the Low 
Medium II Residential density is in conformance with current objective, policies, and 
programs of the General Plan.  
 

d. The building line removal is necessary to obtain a minimum uniform alignment 
from the street at which buildings, structures or improvements may be built or 
maintained, to protect and implement the Mobility Element of the General Plan; 
to provide sufficient open space for public and private transportation, and to 
facilitate adequate street improvements. 
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The intent of said Building Line was to prevent the intrusion of any structure which 
would interfere with the eventual improvement of Plummer Street to Secondary 
Highway standards while preserving adequate front yards. The improvement of 
Plummer Street along the property frontage will be undertaken by the Vesting 
Tentative Tract Map Conditions (VTT-73939) as may be required for compliance with 
Mobility Plan 2035.  The City did not require any new dedication from Plummer 
Street, because it is currently a fully dedicated street with four existing travel lanes.   
 

e. The building line removal is necessary to preserve the commonly accepted 
characteristics of residential districts. 

 
Los Angeles Municipal Code Section 12.09.1 B.1 regulates front yard setbacks in the 
RD restricted density multiple dwelling Zone, and requires a minimum 15 foot 
setback on the subject lot.  In this circumstance, the plans and tract map provided by 
the applicant show a 53 foot setback along Plummer Street, which exceeds what is 
required in this residential district.  Therefore, removal of the 22 foot building line on 
this property is necessary to preserve the commonly accepted characteristics of 
residential districts. 
 

f. The building line removal is necessary to preserve the spread of major fires 
and to facilitate the fighting of fires. 

 
Related Case No. VTT-73939-CN has been reviewed by the Fire Department and 
appropriately conditioned.  Removing the 22 foot building line while providing a 53 
foot setback will enable the proposed improvements to be constructed within the 150 
feet of the edge of a roadway of an improved street as required by current Fire 
Department standards. 
 

g. The building line removal is necessary to promote the public peace, health, 
safety, comfort, convenience, interest and general welfare. 

 
The building line removal will allow for increased visibility of the improvements on the 
project site, provision of an open space “pocket park,” and allow for a circular turn 
around area for improved pedestrian and vehicular access at the Plummer Street 
egress point.  As such, the building line removal promotes the public peace, health, 
safety, comfort, convenience, interest and general welfare. 
 

9. Site Plan Review Findings 
 

a. That the project is in substantial conformance with the purposes, intent and 
provisions of the General Plan, applicable community plan, and any 
applicable specific plan. 

 
The proposed project is consistent with the relevant goals, objectives, policies, and 
programs of the General Plan.  The Framework Element of the General Plan and 
the Mission Hills-Panorama City-North Hills Community Plan encourage a variety of 
housing options to meet the housing demands of the area.  The Framework 
Element states: 

 
Policy 4.1.7: Establish incentives for the development of housing units appropriate 
for families with children and larger families. 
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Los Angeles Department of City Planning 2014 statistics for the Community Plan 
area show that 49% of all households include one of more people under 18 years of 
age.  As such, the provision of housing with three (3) bedroom units with open 
space amenities, such as play equipment, will serve families with children and 
larger families. 

 
Additionally, the Community Plan states: 

 
Policy 1-5.4: Provide for development of townhomes and other similar condominium 
type housing units to increase home ownership options.   

 
Program: The Plan cannot require that condominium units be built instead of rental 
units; however the Plan encourages such types of development by designating 
specific areas for Low Medium residential land use categories. 

 
Policy 1-5.5: Provide for livable family housing at higher densities. 

 
The proposed Plummer Sepulveda Townhomes provide 75 condominium units to 
increase affordable homeownership options on a site proposed to be designated as 
Low Medium II residential density. 

 
b. That the project consists of an arrangement of buildings and structures 

(including height, bulk and setbacks), off-street parking facilities, loading 
areas, lighting, landscaping, trash collection, and other such pertinent 
improvements, that is or will be compatible with existing and future 
development on adjacent properties and neighboring properties. 

 
Citywide Design Guidelines Consistency.  The City of Los Angeles General Plan 
Framework Element and the 35 Community Plans that comprise the City’s Land 
Use Element promote architectural and design excellence in buildings, landscape, 
open space, and public space and emphasize the preservation of the City’s 
character and scale.  The Citywide Design Guidelines have been created to 
implement the 10 Urban Design Principles of the Framework Element, which are a 
statement of the City’s vision for the future of Los Angeles, providing guidance for 
new development and encouraging projects to complement existing urban form in 
order to enhance the building environment in Los Angeles.  The Citywide Design 
Guidelines contain design principles and measures that address the different 
elements of site and building design based on land use.  Each section is organized 
by overarching objectives followed by a list of specific strategies.  The proposed 
multi-family residential project is subject to the Residential Citywide Design 
Guidelines and conforms to the following objectives and strategies: 

 
Site Planning No. 3: Where additional setback is necessary or a prevailing setback 
exists, activate the area with a courtyard or “outdoor room” adjacent to the street by 
incorporating residential amenities such as seating or water features, for example. 

 
The proposed project includes three “pocket” parks; one is sited along the south 
side of Plummer Street, a second park is located in the elbow corner, and a third 
park is sited along the west side of Sepulveda Boulevard.  The “pocket” parks are 
conditioned to include amenities, such as benches, and will create a sense of 
connectivity with Plummer Street and Sepulveda Boulevard.  Three courtyards 
provided between six buildings benefit from southerly sun exposure. 
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Site Planning No. 5: Locate a majority of code-required open space at the ground 
level in a manner that is equally accessible to all residential units to promote safety 
and the use of outdoor areas…roof top areas can be used as common open areas. 
 
The project includes 19,104 square feet of common open space, all of which is at 
the ground level, and exceeds the Los Angeles Municipal Code requirement of 
13,125 square feet of open space (175 square feet/dwelling unit).  The project is 
providing roof top decks on all units except those abutting the single-family R1 
Zoned properties space. 
 
Additionally, the project is conditioned such that nighttime uses, including the 
woonerf and “pocket parks,” are sufficiently illuminated so as to render objects and 
persons clearly visible for the safety of the public and emergency response 
personnel. Any wall mounted lighting fixtures will provide illumination to pedestrians 
and motorists to optimize safety and security. 
 
Building Orientation No. 2:  Locate gathering spaces such as gyms, recreation 
rooms, and community space at the ground level and accessible to the street. 

 
The three “pocket” parks at the ground level are gathering spaces that will be 
improved with recreational amenities such as play equipment, barbeques, and 
picnic benches, and are conditioned as such herein.  The woonerf, which is a 
narrow street that provides pedestrian amenities in a low automotive speed 
environment, is conditioned to include pedestrian enhancements and amenities, 
such as landscaping, play equipment, barbeques, and/or picnic benches to be 
utilized as gathering spaces.   The woonerf is connected to Sepulveda Boulevard 
and Plummer Street, and also connects to units via landscaped courtyards/paseos. 
 
Entrances No. 2: Entries should be designed according to simple and harmonious 
proportions in relationship to the overall size and scale of the building.  Design 
entries in proportion to the number of units being accessed.  Ensure that pedestrian 
entries provide shelter year-round. 
 
The front entry for each of the 75 units is designed with an arched entryway that is 
proportional to the overall size and scale of the building and serves as a shelter-
year round.  Awnings and second story balconies offer additional shelter and are 
harmonious with the building design.  
 
Relationship to Adjacent Buildings No. 1:  Where multi-family projects are adjacent 
to single-family zones, provide a sensitive transition by maintaining a height 
compatible with adjacent buildings. Mitigate negative shade/shadow and privacy 
impacts by stepping back upper floors and avoiding direct views into neighboring 
single-family yards. 
 
To provide a sensitive transition to the neighboring single-family uses, the project is 
proposed to be a maximum height of 41 feet, which is slightly lower than the 
allowable 45 feet in the RD1.5-1 Zone. On the buildings abutting the single-family 
R1 Zoned lots to the south and west, units are stepped back to two (2) stories 
and/or do not include rooftop decks.  Opaque windows and non-operable windows 
are also used to allow minimum privacy for the neighboring single-family dwellings. 
 
Relationship to Adjacent Buildings No. 4:  When designing small lot subdivisions or 
projects built over two or more lots, provide sufficient space between buildings, 
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articulation along the street frontage, and visual breaks to diminish the scale and 
massing.  
 
The proposed Plummer Sepulveda Townhomes is built over two (2) lots, and a 
woonerf (variable width) separates buildings on the north and south sides of the site 
on Parcel 1, and the east and west sides of the site on Parcel 2.  The woonerf is 
enhanced by a landscaped courtyard that adjoins buildings.  Both the woonerf and 
the courtyards provide building separation, connectivity between buildings, and 
visual breaks to diminish the scale and massing.  Two small “pocket” parks provide 
an interesting street frontage to pedestrians on Sepulveda Boulevard and Plummer 
Street.  A third pocket park at the elbow card adds open space between buildings 
and guest parking. 

 
Relationship to Adjacent Buildings No. 5:  Plant trees, shrubs, and vines to screen 
walls between property lines. Use decorative walls that include a change in color, 
material, and texture. 

 
A green wall is provided at the south and west sides of the site facing the single-
family homes, and at the north and east sides of the site facing the senior 
community.  The proposed project uses varied and complementary earth tone 
colors and materials, including flat roof with parapet walls, stucco finish with control 
joints, horizontal siding with corner boards, stucco over foam trim, wood trim at 
sidings, decorative metal awnings, decorative shutters, decorative light fixtures, and 
metal sectional roll-up garage doors.  

 
Building Façade No. 2: Design multi-family buildings to convey individual residential 
uses, even when applying a modern aesthetic.  Modulated facades can prevent 
residential buildings from appearing commercial. 

  
The building facades are designed to be offset to create architectural interest and 
avoid uninteresting blank walls.  Each unit is entered via a separate door, and many 
of the units include balconies and/or awnings.  

 
Building Façade No. 4: Alternate different textures, colors, materials, and distinctive 
architectural treatments to add visual interest while avoiding dull and repetitive 
facades.   

 
 The project utilizes various earth tone colors and includes distinctive architectural 
treatments such as balconies for the second level, horizontal siding, decorative 
shutters, and decorative light fixtures.  The project is conditioned so that lighting 
fixtures are harmonious with the building design.  As such, the project has a sense 
of three-dimensional architectural treatments. 

 
Building Façade No. 7 Integrate varied roof lines through the use of sloping roofs, 
modulated building heights, gables, dormers, or innovative architectural solutions. 

 
The buildings include varied roof heights and stepbacks to break the massing to the 
building façade and add visual interest to the structure. 

 
Sidewalks No. 3:  For new multi-family residential projects where a sidewalk does 
not currently exist, establish a new sidewalk along the length of the public street 
frontage. N  

 



CPC-2015-4184-GPA-ZC-BL-SPR  F-12 
9433 Sepulveda Boulevard & 15500 – 15508 Plummer Street 
 

The project is conditioned to improve Sepulveda Boulevard adjoining the 
subdivision by the reconstruction of the existing sidewalk and provide a new 17-foot 
wide full-width sidewalk with tree wells including any necessary removal and 
reconstruction of existing improvements.  Additionally, as conditioned, the applicant 
is required to improve Plummer Street adjoining the subdivision by the 
reconstruction of the existing sidewalk and providing a new 10-foot wide full-width 
concrete sidewalk with tree wells including any necessary removal and 
reconstruction of existing improvements including sidewalk area west of the tract as 
satisfactory to the Valley District Engineer. 

 
Off-Street Parking and Driveways No. 1:  Prioritize pedestrian access first and 
automobile access second.  Orient parking and driveways toward the rear or side of 
buildings and away from the public-right-of-way… 

 
The guest parking spaces are concentrated toward the center of the site, away from 
the public-right-of-way. Along the woonerf, 10 guest parking spaces are oriented in 
a parallel configuration to maximize the safety.  The additional 9 spaces are located 
in the elbow corner near the existing cell tower to remain on site.  All parking is 
conditioned to be adequately lit and screened by landscaping. 

       
On-Site Landscaping No. 3:  Design open areas to maintain a balance of 
landscaping and paved areas. 

 
A defining feature of the Plummer Sepulveda Townhomes is the landscaped 
woonerf that connects to the three open space “pocket” parks at the Sepulveda 
Boulevard and Plummer Street entrance.  Landscaping is provided along the green 
walls at the south and west sides of the site facing the single-family homes, and at 
the north and east sides of the site facing the senior community. Additionally, a 
landscaped paseo adjoins the buildings to add a balance of landscaped and paved 
areas. 

 
There are no loading areas within the project site.  All trash containers will be 
maintained within the individual two-car garages adjoining the residential units. 

 
As such, the project consists of an arrangement of buildings and structures 
(including height, bulk and setbacks), off-street parking facilities, loading areas, 
lighting, landscaping, trash collection, and other such pertinent   improvements that 
is or will be compatible with existing and future development on adjacent properties 
and neighboring properties. 
 

c. That any residential project provides recreational and service amenities to 
improve habitability for its residents and minimize impacts on neighboring 
properties. 

 
 As previously stated herein, the Plummer Sepulveda Townhomes provides a 

habitable environment through its recreational facilities and services along the 
woonerf and within the three “pocket” parks.  The project is conditioned to provide 
play equipment for children, barbeques, and/or picnic tables.  Additionally, the 
landscaped courtyards/paseos between the buildings offer opportunities for 
relaxation. 

 
 Additionally, the proposed project is conditioned to provide utilities and services that 

improve habitability for residents and minimize impacts on neighboring properties.  
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These include the provision of electric vehicle parking, a recycled water pipe system 
for onsite greywater use, the use of solar or electric powered generators during 
construction, and the provision of solar panels. 

 
 As such, the proposed residential project provides recreational and service 

amenities to improve habitability for its residents and minimize impacts on 
neighboring properties. 

 
C. CEQA Findings 
 
A Mitigated Negative Declaration, Case No. ENV-2015-4183-MND, was prepared for the 
proposed project. The Department of City Planning published the Mitigated Negative 
Declaration beginning July 21, 2016 for 20 days, ending August 10, 2016 for the subject case.  
An Addendum to the Mitigated Negative Declaration (REC-1) was prepared on September 16, 
2016 to correct the project description as to number of units, number of protected trees, parking 
to be removed, and to specify the land use designation for “add areas” for two lots located at 
15420 – 15450 West Plummer Street.  The Addendum met the criteria of State CEQA 
Guidelines Section 15164, none of the conditions called for in Section 15162 applied, and no 
subsequent or supplemental MND was required.  The Lead Agency, after careful analysis and 
reflecting independent judgement, determined that that the original published ENV-2015-4183-
MND was adequate in addressing all of the potential environmental impacts with proper 
mitigation measures.  The Lead Agency found potential negative impacts could occur from the 
project’s implementation due to: 
 

Aesthetics (landscape, light); 
Air Quality; 
Biological Resources (tree removal, habitat modification); 

  Green House Gas Emissions 
  Noise (demolition, grading, construction, adjacent to freeway) 
  Public Services (fire, police, recreation) 
  Recreation 
  Transportation (traffic) 
 
Other identified potential impacts not specifically mitigated by these conditions are already 
subject to existing City ordinances (Sewer Ordinance, Grading Ordinance, Flood Plain 
Management, Xeriscape Ordinance, Stormwater Ordinance, etc.) which are specifically 
intended to mitigate such potential impacts on all projects. 
 
On the basis of the whole of the record before the Advisory Agency including any comments 
received, the Advisory Agency found that, with imposition of the mitigation measures described 
in Case No. ENV-2015-4183-MND and listed as Environmental Conditions in this report, there 
would be no substantial evidence that the proposed project will have a significant effect on the 
environment. The Advisory Agency adopted Case No. ENV-2015-4183-MND on August 10, 
2016 along with related Case No. VTT-73939-CN.  Following the appeal of Case No. VTT-
73939-CN, on December 21, 2016, the City Planning Commission adopted the ENV-2015-4183-
MND and an Addendum prepared on September 16, 2016.  Based on the whole of the 
administrative record, including any comments received, as assessed in ENV-2015-4183-MND 
and the Addendum, with the imposition of mitigation measures and the Mitigation Monitoring 
Program, the City Planning Commission on December 21, 2016 found there to be no substantial 
evidence that the proposed Project would have a significant effect on the environment.  
 
  On May 23, 2018, a second Addendum to Case No. ENV-2015-4183-MND was prepared to 
reananlyze the project under a revised project description that reflects reduced height and 
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massing.  The revised project description does not change the density or intensity of use and 
does not create significant impacts.  The Addendum also corrects minor errors/omissions in the 
Mitigation Monitoring Program.  Therefore, the City finds on the basis of its independent 
judgment, after consideration of the whole of the administrative record, the proposed project 
was assessed in the referenced Mitigated Negative Declaration Case No. ENV-2015-3535-MND 
REC1 and the Addendum prepared on May 23, 2018, and pursuant to CEQA Guidelines, 
Sections 15162 and 15164, no supplemental or subsequent environmental analysis is required 
for approval of the project.  Per a May 1, 2018 telephone conversation with Department of 
Transportation staff, the May 10, 2016 technical review of the February 2016 traffic evaluation 
for the proposed project is not required to be updated as there were no changes proposed to 
related Case No. VTT-73939-CN. 
 
The records upon which this decision is based are with Valley Project Planning, Department of 
City Planning, 6262 Van Nuys Boulevard, Room 400, Los Angeles, CA  90012.  
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PUBLIC HEARING AND COMMUNICATIONS 
 
Public Hearing / Testimony 
 
A joint public hearing was held at the Marvin Braude Constituent Service Center, 6262 Van 
Nuys Boulevard, first floor meeting room, Van Nuys, CA on Tuesday, August 30, 2016 for the 
subject General Plan Amendment, Zone Change, and Vesting Tentative Tract Map and was 
attended by the project owner, project representative, and residents of the surrounding 
community. At the public hearing, testimony was provided by the project representative, and the 
project applicant who highlighted that the original request was for 90 units and submitted a 
revised map to 75 units after meeting with City Planning Staff including the Urban Design 
Studio, and various community groups including the North Hills East Neighborhood Council and 
Sepulveda Middle School.  Outreach was also conducted for the four properties adjacent to the 
south fronting Vincennes Street, but no dialogue was reached to date.  The Neighborhood 
Council voted 8-0 to approve the project because it met many of the Community Plan goals to 
1) Locate housing near transit and commercial to reduce trips-several bus lines in the vicinity 
and Sepulveda is a major corridor for commercial; 2) Place higher density near transit; and 3) 
Provide housing for all persons in the proposed six unique floor plans for the proposed 
condominium townhome style development. 
 
Written testimony was received from the North Hills East Neighborhood Council which included 
a letter of support from the Neighborhood Council and letters of opposition and opposition 
letters by petition from community members located south and east of the site.  However, the 
senior citizen housing showed strong support for the project based on their petition for support 
received to staff on September 29, 2016. 
 
There were 12 members from the public who expressed strong opposition to the project due to 
traffic, parking, density, privacy, water, and height design expanded upon below: 
 
Traffic/Parking 
 

 Traffic in the morning and evenings is bumper to bumper without any breaks. It is 
impossible to get out onto Plummer Street from Orion Avenue. 

 Eastbound traffic on Plummer Street is backed up from Sepulveda Boulevard to the 
Veterans Administration Hospital a half mile to the east during morning rush hours.  

 Orion Avenue is used as a thoroughfare to get through to Nordhoff Street. There already 
is traffic from children going to school even before the proposed project of this 
magnitude. 

 Traffic on Plummer Street is backed up from Sepulveda Boulevard to Onion Avenue. 
Having a vehicle entrance on Plummer Street will only make this worse.  

 The developer is providing the required number of parking but two and a quarter parking 
spaces per unit is not enough. 

 There is no overnight parking on Vincennes Street between 10 pm and 6 am because  
 we requested it.  There are “no parking” signs on Sepulveda and Plummer. However,  

  cars are parked on both side of Superior Street to the north.   
 
Density 

 (T)(Q)RE9-1 should be approved for the portion of the portion of the project site west of 
Sepulveda Boulevard because 9,000 square foot lot sizes conform to the size of the 
surrounding lots.  

 The zoning should not be changed from R1 to the RD1.5 over the western portion of the 
project site because it is not compatible with prior approvals for lots fronting Plummer 
Street approved for (T)(Q)RE9-1, specifically 15524 and 15526 Plummer Street. 



CPC-2015-3534-GPA-ZC-BL-F-SPR  P-2  
9433 Sepulveda Boulevard & 15500 – 15508 Plummer Street 
 

 Development on the western portion of the project site should consists of single family 
homes, not condominiums. 

 There are 19 new homes on Tupper Street, to the west, selling for great prices. 
Development on the western portion of the project site should be at that density.  

 
Privacy 

 Single family homes with a lower height should be approved instead in order for the 
project to fit into the neighborhood. 

 No roof decks should be permitted. 
 The proposed condominiums are too close to the backyards of the neighboring single 

family homes.  Children will be kept awake at night from parties on the roof decks of the 
new condominiums.  

 
Water 

 Where will the water for this project come from when there have been water shortages 
resulting from the drought during the past four years?  

 The rain water will drain onto the adjacent properties south of the project site. 
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ADDENDUM 

 
ENV-2015-4183-MND 

 
Prepared May 23, 2018 

 
This document is an Addendum to Mitigated Negative Declaration ENV-2015-4183-MND 
and the Mitigation Monitoring Program prepared for the project located at 9433 Sepulveda 
Boulevard and 15500-15508 Plummer Street.  Case No. ENV-2015-4183-MND and an 
Addendum prepared on September 16, 2016 was most recently approved by the City 
Planning Commission on June 6, 2017 and was previously adopted by the City Planning 
Commission on December 21, 2016. 
 
On June 6, 2017, the City Planning Commission also approved an Environmental Review 
letter dated April 14, 2017 analyzing a project modification that is no longer under 
consideration.  
 
INITIAL PROJECT  
 
ENV-2015-4183-MND was first published on July 21, 2016 for 20 days ending August 10, 
2016 and adopted by the Advisory Agency on August 10, 2016. 
 
Case No. ENV-2015-4183-MND REC-1 was prepared on September 16, 2016 to correct 
the proposed Project description pertaining to the number of units, number of protected 
trees, parking to be removed, and to include “add areas” (properties located to the east 
of the proposed Project site at 15420 and 15450 Plummer Street totaling 102,182 square 
feet).  The Revised MND was not republished pursuant to State CEQA Guidelines 15162 
and 15164. 
 
Case No. ENV-2015-4183-MND prepared on September 16, 2016 analyzed a request for 
a General Plan Amendment to the Mission Hills-Panorama City-North Hills Community 
Plan from Low Residential and Medium Residential land use to Low Medium II across the 
entire approximately 136,507 (3.13 acres) square foot site as well as the 102,182 square 
foot “add area” located to the east of the subject site at 15450 and 15420 Plummer Street 
(“add areas” are no longer included in the proposed Project), a Zone Change from RA-1 
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and R3-1 to (T)(Q)RD1.5-1 across the entire site, a Building Line Removal originally 
established pursuant to Ordinance No. 99,739, Site Plan Review for the development of 
50 or more dwelling units, and Vesting Tentative Tract Map No. VTT-73939-CN.  The 
Project analyzed under ENV-2015-4183-MND is for the development of 75 townhome 
style condominium units, 3 stories, 41 feet in height with rooftop decks, ground floor 
parking, and 19,104 square feet of common open space all on the approximately 136,507 
square foot (3.13 acres) site.  The proposed Project includes the demolition of a vacant 
school and vacant single-family home.  The lead agency found that potential negative 
impacts could occur from the Project’s implementation due to the following: 
 

• Aesthetics (landscape, light) 

• Air Quality 

• Biological Resources (tree removal, habitat modification) 

• Green House Gas Emissions 

• Noise (demolition, grading, construction, adjacent to freeway) 

• Public services (fire, police, recreation) 

• Recreation 

• Transportation (traffic) 
 
Following the appeal of VTT-73939-CN, on December 21, 2016, the City Planning 
Commission adopted the ENV-2015-4183-MND and the Addendum as prepared on 
September 16, 2016.  Based on the whole of the administrative record, including any 
comments received, as assessed in Revised ENV-2015-4183-MND, with the imposition 
of mitigation measures and the Mitigation Monitoring Program, the City Planning 
Commission on December 21, 2016 found there to be no substantial evidence that the 
proposed Project would have a significant effect on the environment.  Any other potential 
impacts identified in the Revised ENV-2015-4183-MND but not specifically conditioned 
are subject to existing City ordinances, including but not limited to the Sewer Ordinance, 
Grading Ordinance, Flood Plain Management, Xeriscape Ordinance, and Stormwater 
Ordinance. 
 
 
CURRENT PROPOSED PROJECT 
 
Currently, the Project is being analyzed (“Current Proposed Project”) as the development 
of 75 units of residential condominiums in 15 separate buildings spread throughout the 
entire site, two to three stories, variable height with a maximum height of 41 feet, and 
ground floor parking (169 parking spaces total).  For the most part, changes in the Current 
Proposed Project reflect changes in massing that results in decreased square footage 
within the 15 buildings, decreased height on some of the buildings, increased articulation, 
and modified building materials.  
 
While the Current Proposed Project is modified, the entitlement requests have not 
changed.  The Project entitlement requests are for a General Plan Amendment to the 
Mission Hills-Panorama City-North Hills Community Plan from Low Residential and 
Medium Residential land use to Low Medium II across the entire site (without the “add 
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area” properties located to the east at 15450 and 15420 Plummer Street), a Zone Change 
from RA-1 and R3-1 to (T)(Q)RD1.5-1 across the entire site, a Building Line Removal 
originally established pursuant to Ordinance No. 99,739, Site Plan Review for the 
development of 50 or more dwelling units, and Vesting Tentative Tract Map No. VTT-
73939-CN 2A as approved by the City Planning Commission on December 21, 2018.   
 
Additionally, since the preparation of ENV-2015-4183-MND the following environmental 
factors have been reviewed under the Current Proposed Project to assess any change in 
conditions.  As discussed herein, there is no change to the Current Proposed Project 
impacts as identified in the Mitigated Negative Declaration No. ENV-2015-4183-MND: 
 

• Aesthetics a) Have a substantial adverse effect on a scenic vista. Under the 
Mobility Plan 2035, Sepulveda Boulevard has been redesignated from a Major 
Highway Class II to a Boulevard II and Plummer Street has been redesignated 
from a Secondary to an Avenue II.  As discussed in the MND, the project will have 
a less than significant impact on views of focal points or panoramic views, and the 
redesignation of Sepulveda Boulevard and Plummer Street will not change the 
analysis regarding Aesthetics in the Mitigated Negative Declaration.   
 

• Biological Resources. Under Case No. CPC-2016-4520-CA, a Zone Code 
amendment to update the Protected Tree Ordinance proposes to expand the 
definition of Protected Tree to include the Mexican Elderberry (Sambucus 
Mexicana) and Toyon (Heteromeles arbutifolia) shrubs. Neither of these protected 
trees are located at the proposed Project site as discussed in the Protected Tree 
Report dated August 19, 2016.  Therefore, there is no change to Biological 
Resources as analyzed in the Mitigated Negative Declaration. 
 

• Cultural Resources.  SurveyLA Mission Hills-Panorama City-North Hills Report 
identifies Air Raid Siren No. 109 on Plummer Street, just west of Sepulveda 
Boulevard, approximately 310 feet from the proposed Project, as a Non-Parcel 
Resource.  SurveyLA Mission Hills-Panorama City-North Hills Report identifies a 
single-family residential dwelling located approximately 110 feet west of the 
proposed Project site at 15526 Plummer Street as an Individual Resource.  These 
identified resources are not on the proposed Project site and, therefore, would not 
be impacted by the proposed Project.  Additionally, the single-family dwelling at 
15526 Plummer Street is located within the Storybook Village Residential Planning 
District identified in SurveyLA. According to the SurveyLA Report, a preliminary 
assessment of the percentage of contributors/non-contributors indicates that 
Storybook Village, while an important example of a postwar suburban residential 
tract, does not appear to be eligible for historic district designation.  Under the 
proposed Project, one single-family dwelling that was developed in 1947 with 
subsequent alterations and has not been identified as historic, is subject to 
demolition. As stated in SurveyLA, material alterations to single-family dwellings 
within Storybook Village have compromised the integrity of the district. Therefore, 
there is no change to Cultural Resources as analyzed under ENV-2015-4183-
MND. 
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• Section XVII. Tribal Cultural Resources is added to ENV-2015-4183-MND as 
follows: 

a)  Cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code Section 21074 as either a site, 
feature, place, cultural landscape that is geographically defined in terms of 
the size and scope of the landscape, sacred place, or object with cultural 
value to a California Native American tribe, and that is: Listed or eligible for 
listing in the California Register of Historical Resources, or in a local register 
of historical resources as defined in Public Resources Code Section 
5020.1(k)?   
Assembly Bill 52 (AB 52) establishes a formal consultation process for 
California Native American Tribes to identify potential significant impacts to 
Tribal Cultural Resources, as defined in Public Resources Code §21074, as 
part of CEQA. As specified in AB 52, lead agencies must provide notice to 
tribes that are traditionally and culturally affiliated with the geographic area 
of a proposed project if the Tribe has submitted a written request to be 
notified. The Native American Heritage Commission (NAHC) provided a list 
of Native American groups and individuals who might have knowledge of 
the religious and/or cultural significance of resources that may be in and 
near the Project site. An informational letter was mailed to a total of ten (10) 
Native Americans known to have resources in this area, on May 27, 2016, 
describing the Project and requesting any information regarding resources 
that may exist on or near the Project site. No responses were received; 
therefore, the impacts would be less than significant. 
b) Cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code Section 21074 as either a site, 
feature, place, cultural landscape that is geographically defined in terms of 
the size and scope of the landscape, sacred place, or object with cultural 
value to a California Native American tribe, and that is: A resource 
determined by the lead agency, in its discretion and supported by 
substantial evidence, to be significant pursuant to criteria set forth in 
subdivision (c) of Public Resources Code Section 5024.1. In applying the 
criteria set forth in subdivision (c) of Public Resource Code Section 5024.1, 
the lead agency shall consider the significance of the resource to a 
California Native American tribe. 
Assembly Bill 52 (AB 52) establishes a formal consultation process for 
California Native American Tribes to identify potential significant impacts to 
Tribal Cultural Resources, as defined in Public Resources Code §21074, as 
part of CEQA. As specified in AB 52, lead agencies must provide notice to 
tribes that are traditionally and culturally affiliated with the geographic area 
of a proposed project if the Tribe has submitted a written request to be 
notified. The Native American Heritage Commission (NAHC) provided a list 
of Native American groups and individuals who might have knowledge of 
the religious and/or cultural significance of resources that may be in and 
near the Project site. An informational letter was mailed to a total of ten (10) 
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Native Americans known to have resources in this area, on May 27, 2016, 
describing the Project and requesting any information regarding resources 
that may exist on or near the Project site. No responses were received; 
therefore, the impacts would be less than significant. 
 
This information was provided in ENV-2015-4183-MND under V. Cultural 
Resources, and as such, no new information is provided herein regarding 
Tribal Cultural Resources.  Therefore, there is no impact to Tribal Cultural 
Resources under the Current Proposed Project. 

 
The attached mitigation measures were included in the ENV-2015-4183-MND but 
inadvertently omitted in the Mitigation Monitoring Program. 

 
This Addendum to the MND has been prepared to correct minor technical changes 
reflected in the Current Proposed Project as well as inadvertent omissions in the 
preparation of the Mitigated Negative Declaration and Mitigation Monitoring Program. 
 
Pursuant to State CEQA Guidelines Section 15164, an addendum may be prepared if 
minor technical changes or additions are necessary and none of the conditions called 
for in Section 15162 apply.  
 
Section 15162 of the CEQA Guidelines requires a Subsequent MND when an MND has 
already been adopted and one or more of the following circumstances exist:  
 
1. Substantial changes are proposed in the project which will require major revisions 

of the previous EIR or negative declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified 
significant effects;  

 
2. Substantial changes occur with respect to the circumstances under which the project 

is undertaken, which will require major revisions of the previous EIR or negative 
declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; or  

 
3. New information of substantial importance, which was not known and could not have 

been known with the exercise of reasonable diligence at the time the previous EIR 
was certified as complete or the negative declaration was adopted, shows any of the 
following:  

 
a. The project will have one or more significant effects not discussed in the 

previous EIR or negative declaration; 
 

b. Significant effects previously examined will be substantially more severe than 
shown in the previous EIR; 
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c. Mitigation measures or alternatives previously found not to be feasible would 
in fact be feasible and would substantially reduce one or more significant 
effects of the project, but the project proponents decline to adopt the 
mitigation measure or alternative; or 

 
d. Mitigation measures or alternatives which are considerably different from 

those analyzed in the previous EIR would substantially reduce one or more 
significant effects on the environment, but the project proponents decline to 
adopt the mitigation measure or alternative. 

 
Likewise, California Public Resources Code Section 21166 states that unless one or 
more of the following events occur, no subsequent or supplemental MND shall be 
required by the lead agency or by any responsible agency:  

 
a. Substantial changes are proposed in the project which will require major 

revisions of the environmental impact report;  
 

b. Substantial changes occur with respect to the circumstances under which the 
project is being undertaken which will require major revisions in the 
environmental impact report; or  

 
c. New information, which was not known and could not have been known at 

the time the environmental impact report was certified as complete, becomes 
available. 

 
No substantial evidence has been submitted in the administrative record that would 
require preparation of a Subsequent MND or that would require substantial revision of 
the previously Adopted MND.  

 
This technical change does not result in any new impacts and/or any change in the 
environmental impacts identified in the Mitigated Negative Declaration. Based on this 
determination, the Current Proposed Project does not meet the requirements for 
preparation of a Subsequent MND pursuant to Section 15162 of the CEQA Guidelines.  
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ADDENDUM TO 
MITIGATION MONITORING PROGRAM 

 The Mitigation Monitoring Program prepared for ENV-2016-4183-MND shall be amended to 
include all the following mitigation measures that are included in the MND but inadvertently 
omitted from the Mitigation Monitoring Program.  Condition No. VII-10 is revised herein to 
reflect current practices. No other mitigation measures included in the MND or the previously 
prepared Mitigation Monitoring Program are to be changed or deleted. 

III-90. Air Quality 

Air quality impacts from project implementation due to construction-related emissions may 
occur.  However, the potential impact may be mitigated to a less than significant level by the 
following measures: 

• AQ-1 All off-road construction equipment greater than 50 hp shall meet US EPA Tier 4 
emission standards, where available, to reduce NOx, PM10 and PM2.5 emissions at the 
Project site.  In addition, all construction equipment shall be outfitted with Best 
Available Control Technology devices certified by CARB. Any emissions control 
device used by the contractor shall achieve emissions reductions that are no less than 
what could be achieved by a Level 3 diesel emissions control strategy for a similarly 
sized engine as defined by CARB regulations. 

• AQ-2 Require the use of 2010 and newer diesel haul trucks (e.g., material delivery trucks 
and soil import/export) and if the Lead Agency determines that 2010 model year or 
newer diesel trucks cannot be obtained, the Lead Agency shall require trucks that meet 
U.S. EPA 2007 model year NOx emissions  requirements. 

• AQ-3 At the time of the mobilization of each applicable unit of equipment, a copy of 
each unit’s certified tier specification, BACT documentation, and CARB or SCAQMD 
operating permit shall be provided. 

Enforcement Agency – Los Angeles Department of Building and Safety 

Monitoring Agency – South Coast Air Quality Management District and Los Angeles 
Department of Building and Safety 

Monitoring Phase – construction 

Monitoring Frequency – Ongoing during construction  

Action Indicating Compliance – Issuance of Certificate of Occupancy or Land Use Permit  
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VII-10.  Green House Gas Emissions 

• The project shall include at least 20 percent (20%) of the total code-required parking spaces 
capable of supporting future electric vehicle supply equipment (EVSE).  Plans shall 
indicate the proposed type and location(s) of EVSE and also include raceway method(s), 
wiring schematics and electrical calculations to verify that the electrical system has 
sufficient capacity to simultaneously charge all electric vehicles at all designated EV 
charging locations at their full rated amperage.  Plan design shall be based upon Level 2 or 
greater EVSE at its maximum operating ampacity.  Five percent (5%) of the total code 
required parking spaces will be further provided with EV chargers to immediately 
accommodate electric vehicles within the parking areas.  When the application of either 
the required 20 percent or 5 percent results in a fractional space, round up to the next whole 
number.  A label stating “EV CAPABLE” shall be posted in a conspicuous place at the 
service panel or subpanel and next to the raceway termination point. Move to 
environmental condition. 

 
• Any parking spaces provided above LAMC requirements shall be provided with EV 

chargers to immediately accommodate electric vehicles within the parking areas.  
 

• The Project shall meet the Tier 1 requirements of the Los Angeles Green Building Code. 
 

• The Project shall meet the Tier 2 requirements of the Los Angeles Green Building Code. 
 

Enforcement Agency – Los Angeles Department of Building and Safety 

Monitoring Agency – Los Angeles Department of Building and Safety 

Monitoring Phase – Pre-operation, operation 

Monitoring Frequency – Ongoing 

Action Indicating Compliance – Issuance of Certificate of Occupancy or Land Use Permit  

XIV-40 PUBLIC SERVICES 

• The developer and contractors shall maintain ongoing contact with administrator of 
Sepulveda Middle School.  The administrative offices shall be contacted when 
demolition, grading and construction activity begin on the Project site so that students 
and their parents will know when such activities are to occur.  The developer shall obtain 
school walk and bus routes to the schools from either the administrators or from the 
LAUSD’s Transportation Branch (323)342-1400 and guarantee that safe and convenient 
pedestrian and bus routes to the school be maintained. 
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Enforcement Agency – Los Angeles Department of Building and Safety 

Monitoring Agency – Los Angeles Department of Building and Safety 

Monitoring Phase – Pre-construction, construction 

Monitoring Frequency – Pre-construction, construction 

Action Indicating Compliance – Issuance of Certificate of Occupancy or Land Use Permit  

XV-40 RECREATION 

• Pursuant to the Los Angeles Municipal Code, the applicant shall pay the applicable 
Quimby fees for the construction of dwelling units.  

Enforcement Agency – Los Angeles Department of Recreation and Parks and Los Angeles 
Department of Building and Safety 

Monitoring Agency – Los Angeles Department of Recreation and Parks and Los Angeles 
Department of Building and Safety 

Monitoring Phase – Pre-operation 

Monitoring Frequency – Once, at plan check 

Action Indicating Compliance – Issuance of Certificate of Occupancy or Land Use Permit  

 
XVI-80. Transportation/Traffic 

The Project will result in impacts to transportation and/or traffic system.  However, the impact 
can be reduced to a less than significant level through compliance with the following measure(s): 

• Applicant shall plan construction and construction staging as to maintain pedestrian 
access on adjacent sidewalks throughout all construction phases.  This requires the 
applicant to maintain adequate and safe pedestrian protection, including physical 
separation (including utilization of barriers, such as K-Rails or scaffolding, etc.) from 
work space and vehicular traffic and overhead protection, due to sidewalk closure or 
blockage, at all times. 
 

• Temporary pedestrian facilities should be adjacent to the Project site and provide safe, 
accessible routes that replicate as nearly as practical the most desirable characteristics of 
the existing facility. 
 

• Covered walkways shall be provided where pedestrians are exposed to potential injury 
from falling objects. 
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• Applicant shall keep sidewalk open during construction until only when it is absolutely 
required to close or block sidewalk for construction staging.  Sidewalk shall be reopened 
as soon as reasonably feasible taking construction and construction staging into account. 
 

Enforcement Agency – Los Angeles Department of Building and Safety 

Monitoring Agency – Los Angeles Department of Transportation and Los Angeles Department 
of Building and Safety 

Monitoring Phase – construction 

Monitoring Frequency – Ongoing during construction  

Action Indicating Compliance – Issuance of Certificate of Occupancy or Land Use Permit  
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VESTING TENTATIVE TRACT MAP NO. VTT-73939-CN 2A 
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GENERAL MAP NOTES:

1. PROPERTY ADDRESS: 9433 SEPULVEDA BLVD &

15508 PLUMMER ST.

LOS ANGELES, CA 91343

2. PROJECT AREA:  NET:  136,492 (3.13 ACRES)

            GROSS:      154,989 (3.56 ACRES)

         LAND USE:

EXISTING USE: LOW AND MEDIUM RESIDENTIAL

       PROPOSED USE: LOW MEDIUM II

3. ZONING:

EXISTING ZONING: RA-1 and R3-1

  PROPOSED ZONING: (T)(Q)RD1.5-1

       ADJACENT ZONING: NORTH = RA-1/ C2-1VL

SOUTH = RA-1/RD1.5-1

EAST = PF-1XL

WEST = RA-1

4. ZONING INFORMATION: ZI-2391, ZI-2427 & ZI-2438

5. THOMAS BROS. GUIDE PAGE  501-G6

6. JURISDICTIONAL INFORMATION:

COMMUNITY PLAN AREA:  MISSION HILLS-PANORAMA 

     CITY-NORTH HILLS

AREA PLANNING COMMISSION:  NORTH VALLEY

NEIGHBORHOOD COUNCIL:  NORTH HILLS EAST

COUNCIL DISTRICT: CD 7 - FELIPE FUENTES

CENSUS: TRACT # 1172.01

LADBS DISTRICT OFFICE: VAN NUYS

DISTRICT MAP SHEET:  198B145

7. GENERAL PLAN LAND USE:  LOW RESIDENTIAL

      MEDIUM RESIDENTIAL

8. HILLSIDE  DESIGNATION:

HILLSIDE AREA (ZONING CODE): NO

BASELINE HILLSIDE ORDINANCE: NO

BASELINE MANSIONIZATION ORDINANCE: YES

9. FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) MAP

060137C1305F (EFFECTIVE DATE, SEPTEMBER 26, 2008) SHOWS

PROPERTY IS LOCATED WITHIN ZONE "X", MINIMAL FLOOD HAZARD.

10. ALL EXISTING BUILDINGS ARE TO BE DEMOLISHED

11. THERE  MAY BE PROTECTED TREES ON SITE, REFER TO HORTICULTURE

REPORT FOR ADDITIONAL INFORMATION

12. PROPOSED SEWER DISPOSAL METHOD:

ON-SITE 8" PUBLIC SEWER MAIN TO BE PROVIDED

BLDG 2-9 TO TIE INTO EXISTING SEWER MAIN IN SEPULVEDA

BLDG 1 TO TIE INTO EXISTING SEWER MAIN IN PLUMMER

BASIS OF BEARINGS:

APN: 2656-016-005

LOT 1 OF TRACT 20103, IN THE CITY OF LOS ANGELES, COUNTY OF

LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN

BOOK 610, PAGE 10 OF MAPS, IN THE OFFICE OF THE COUNTY

RECORDER OF SAID COUNTY.

THE BEARING OF N 89°30'18" W ON THE CENTERLINE

OF PLUMMER STREET AS SHOWN ON PARCEL MAP NO.

2762, BOOK 54, PAGE 29 WAS TAKEN AS THE BASIS OF

BEARING SHOWN ON THIS MAP.

SITE AREA: ±3.13 ACRES 

TOTAL UNITS: 75 HOMES (STACKED FLATS)  

DENSITY: 23.96 HOMES PER ACRE  

PARKING:

REQUIRED: 169 SPACES (2.25 SPACES PER HOME)

  (75) HOMES x 2.0 SPACES=150 SPACES

  (75) HOMES x 0.25 SPACES=19 SPACES

PROVIDED: 169 SPACES (2.25 SPACES PER HOME)

  GARAGE: 150 SPACES

  PARALLEL: 10 SPACES (8'x26')

  HEAD IN: 9 SPACES (9'x18')

OPEN SPACE:

REQUIRED: 13,125 (175 S.F. PER HOME)

PROVIDED: 19,149 (255 S.F. PER HOME)

ARCHITECTURAL SITE SUMMARY:

CUT = 2,000 C.Y.    FILL = 2,500 C.Y.

NET  = 500 C.Y. (IMPORT)

YARDAGE CALCULATIONS:

 QUANTITIES SHOWN HEREON ARE FOR PLANNING

PURPOSES ONLY

 EARTHWORKS ASSUME A 24" BUILDING UNDER CUT

FOR FOUNDATIONS AND A 12" DRIVEWAY

UNDERCUT FOR DRIVE ISLES.

 SHRINKAGE, BULKING, UTILITY SPOILS AND R&R

VOLUMES ARE NOT INCLUDED IN THE ABOVE

QUANTITIES

BOUNDARY AND TOPOGRAPHY SURVEY PREPARED BY: 

CARLOS BUSTOS - ATM TOPO MAPS (714) 884-3454

DATE OF SURVEY:  OCTOBER 30, 2015

SURVEY NOTE:

DIGEST OF TITLE ITEMS PER FIDELITY NATIONAL TITLE COMPANY

PRELIMINARY REPORT ORDER NO.: 995-23059450-AW6,  DATED AS OF FEBRUARY 11, 2015.

PURPOSE FOR IN FAVOR OF RECORDING DATA

SUBDIVIDER:

WILLIAMS HOMES

21080 CENTRE POINT PKWY.

SANTA CLARITA, CA 91350

(661) 222-9207

ENGINEER:

SOUTHLAND CIVIL ENGINEERING & SURVEY, LLP

87 N. RAYMOND AVE., STE. 300

PASADENA, CA 91103

(626) 486-2555

ARCHITECT:

WILLIAM HEZMALHALCH ARCHITECTS, INC.

2850 REDHILL AVE., STE 200

SANTA ANA, CA 92705-5543

(949) 250-0607

RECORD OWNERS:

ANDRES MARKOVITS AND IVELISE MARKOVITS, HUSBAND AND

WIFE, AS JOINT TENANTS, AS TO AN UNDIVIDED 1/3RD INTEREST

C/O JAMS

555 WEST FIFTH ST., 32 ND FLOOR

LOS ANGELES, CA 90013

ATTN: BARBARA REEVES NEAL

STEPHEN CROFTS AND RANDI BACH, HUSBAND AND WIFE, AS

JOINT TENANTS, AS TO AN UNDIVIDED 1/3RD

15838 MAGNOLIA BLVD.

ENCINO, CA 91436

ATTENTION: S. CROFTS AND R. BACH

PAMELA R. PADIN, AS HER SOLE AND SEPARATE PROPERTY, AS

TO AN UNDIVIDED 1/6TH INTEREST

PAMELA R. PADIN

4936 HAYVENHURST AVE.

ENCINO, CA 91436

PETER A. PADIN, AS HIS SOLE AND SEPARATE PROPERTY, AS TO

AN UNDIVIDED 1/6TH INTEREST

PETER A. PADIN

4936 HAYVENHURST AVE.

ENCINO, CA 91436

SCALE: 1" = 800'

APN:  2656-016-005 

LOT 1 OF TRACT 20103 AND THE NORTH 325 FEET OF THE EAST 125 FEET OF LOT 39, SECTION 20, SUBDIVISION NO. 1 OF THE PROP.

OF PORTER LAND AND WATER COMPANY TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA,

IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY
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NOT TO SCALE

LEGEND:

LEGAL DESCRIPTION:

APN: 2656-016-010

THE NORTH 325 FEET OF THE EAST 125 FEET OF LOT 39, SECTION 20,

SUBDIVISION NO. 1 OF THE PROP. OF PORTER LAND AND WATER

COMPANY TRACT, IN THE CITY OF LOS ANGELES, COUNTY OF LOS

ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK

31 PAGES 3 TO 6 INCLUSIVE OF MISCELLANEOUS RECORDS, IN THE

OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

JAMES D. BENNETT & MARY L. BENNETT TRUSTEES OF THE

BENNETT LIVING TRUST UDT 7-29-13

15508 PLUMMER STREET

LOS ANGELES, CALIFORNIA 91343

ATTENTION: MARY BENNETT

APN:  2656-016-010 

DIGEST OF TITLE ITEMS PER FIDELITY NATIONAL TITLE COMPANY

AMENDED PRELIMINARY REPORT ORDER NO.: 996-23065669-A-SG2,  DATED AS OF JUNE 4, 2015.

PURPOSE FOR IN FAVOR OF RECORDING DATA

SITE

RW
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NOT TO SCALE

RW

N

RW

E

BENCHMARK: 07-16544, DATUM NAVD 1988.

WIRE SPIKE IN NORTH CURB PLUMMER STREET; 2FT WEST OF

BEGINNING OF CURB RETURN WEST OF LANGDON AVENUE.

YEAR: 2000 ELEVATION:869.619'

BENCHMARK

EX CURB & GUTTER

EX CURB & GUTTER

EX CURB & GUTTER

EX CURB & GUTTER

NO IMPROVEMENTS PROPOSED

NO IMPROVEMENTS PROPOSED
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EXHIBIT J 
 

REPORTS 
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EXHIBIT K 
 

GENERAL PLAN AMENDMENT MAP 
 

ZONE CHANGE ORDINANCE MAP 
 

BUILDING LINE REMOVAL MAP 
 










